Portland Mayor Charlie Hales joins the partners in the Fruits of Diversity community
orchard at New Columbia to celebrate its first anniversary.

Board of Commissioners Meeting
Location:

Multnomah County Building
501 SE Hawthorne Blvd
Portland, Oregon
Date & Time:

April 15, 2014
6:15 PM

PUBLIC NOTICE:

Home Forward
BOARD OF COMMISSIONERS
will meet on
Tuesday, April 15, 2014
At 6:15 pm
At the Multnomah County Building
501 SE Hawthorne Blvd., Portland
In the Commissioners Board Room
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MEMORANDUM

To:

Community Partners

Date:

From:

Steve Rudman, Executive Director

Subject:

April 9, 2014
Home Forward Board of
Commissioners April Meeting

The Board of Commissioners of Home Forward will meet on Tuesday, April 15, 2014 at
the Multnomah County Building, 501 SE Hawthorne Boulevard, in the Commissioners
Board Room, Portland at 6:15 P.M. The commission meeting is open to the public.
The meeting site is accessible, and persons with disabilities may call 503-802-8423 or
503-802-8554 (TTY) for accommodations (e.g. assisted listening devices, sign language,
and/or oral interpreter) by 12:00 pm (noon), Friday, April 11, 2014.
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AGENDA
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BOARD OF COMMISSIONERS MEETING
MULTNOMAH COUNTY BUILDING
COMMISSIONERS BOARD ROOM
501 SE HAWTHORNE BLVD.
PORTLAND, OREGON
April 15, 2014 6:15 PM
INTRODUCTION AND WELCOME
PUBLIC COMMENT
General comments not pertaining to specific resolutions. Any public comment regarding a
specific resolution will be heard when the resolution is considered.
CONSENT CALENDAR
Following Resolutions:
14-04

Topic

Presenter/POC

Phone #

02

Authorize Refinancing the Existing
Bonds at Ainsworth Court

Molly Rogers
Donna Kelley

503.802.8437
503.802.8485

03

Authorize Refinancing the Existing
Loan on Madrona Place

Molly Rogers
Donna Kelley

503.802.8437
503.802.8485

04

Authorize On-call Contracts With
Five Temporary Staffing Firms

Rebecca Gabriel
Rachael Russell

503.802.8502
503.802.8537

05

Authorize Modification to Admission
and Continued Occupancy Policy for
the Public Housing Program

Rodger Moore
Elise Anderson

503.280-8360
503.802.8372

06

Authorize Home Forward’s Housing
with Services Initiative with Cedar
Sinai

Rachael Duke
Peter Beyer

503.280.4001
503.802.8538
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07

Authorize Ratification of
Intergovernmental Agreement with
Multnomah County for Unthank Plaza
Window Replacement and Ventilation
Upgrades

Mike Andrews
April Berge

503.802.8507
503.802.8326

MEETING MINUTES
Topic
Minutes of March 18, 2014 Board of Commissioners Meeting
REPORTS / RESOLUTIONS
Following Reports and Resolutions:
14-04

Topic

Presenter/POC

Phone #

REPORT

Executive Director’s Report

Steve Rudman

503.802.8423

08

Authorize A Home for Everyone
Coordinating Board: Shared
Governance for our United Plan to
End Homelessness

Ian Slingerland
Rachael Duke

503.280.3725
503.280.3725

REPORT

Health-Focused Evaluation at The
Apartments at Bud Clark Commons

Rachael Duke

503.280.4001

09

Authorize Ratification of AFSCME
Local 3135 Contract
Tentative

Rebecca Gabriel
Melissa Richardson

503.802.8502
503.802.8529

10

Authorize Ratification of Building
Trades Contract
Tentative

Rebecca Gabriel
Melissa Richardson

503.802.8502
503.802.8529

11

Authorize Execution and Delivery of
Documents to Effectuate the
Development and Subsequent
Lease of the Children’s Center at
Stephens Creek Crossing

Mike Andrews

503.802.8507

ADJOURN
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EXECUTIVE SESSION
The Board of Commissioners of Home Forward may meet in Executive Session pursuant to
ORS 192.660(2). Only representatives of the news media and designated staff are allowed to
attend. News media and all other attendees are specifically directed not to disclose
information that is the subject of the session. No final decision will be made in the session.
THE NEXT MEETING OF THE BOARD OF COMMISSIONERS
The next Board of Commissioners meeting will be Tuesday, May 20, 2014 at 6:15 PM.
This meeting will take place at Home Forward’s Hollywood East Apartments, 1605 NE 45th,
Portland, in the Lawrence Williams Conference Room.
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CONSENT CALENDAR
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Molly Rogers, Director of Asset
Management

Subject:

April 15, 2014
Authorization to Refinance the
Existing Bonds at Ainsworth Court

Donna Kelley, Asset Manager

The Board of Commissioners is requested to authorize the following actions necessary to
refinance the existing bonds on Ainsworth Court:






Selection of PNC Real Estate as the new lender on the loan
Submission of the Fannie Mae loan application package to PNC Real Estate
Formation of a single member LLC with Home Forward as the single member and
the transfer of ownership of the property to this LLC
The execution of the documents and agreements needed to refund the existing
bonds on Ainsworth Court on the next interest payment date of July 1, 2014
The execution of the documents and agreements need to obtain the Mortgage
Loan at a principal balance not to exceed $2.6 million and an interest rate not to
exceed 5.25%

This activity aligns with Strategic Operations Plan Goal 2: We will increase the number of
housing units for our community through preservation, development and acquisition. It
specifically addresses Priority Initiative 1: Evaluate and reposition existing projects, with an
emphasis on preserving the public housing high rises.
ISSUE
Ainsworth Court is an 88-unit property located in the Arbor Lodge neighborhood of North
Portland just off Interstate Avenue, consisting of 22 two-story buildings containing 64 onebedroom units and 24 two-bedroom units. In 1997, Home Forward purchased the
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property using tax-exempt bonds that are currently at 5.9% interest, maturing in 2028. In
2011, Home Forward obtained a grant from Oregon Housing and Community Services
(OHCS) and secondary financing from the Portland Housing Bureau (PHB) in order to
complete approximately $1.2 million in needed repairs. PHB’s secondary financing is
payable at 30% of excess cash flow generated from the property.
At today’s interest rate of 4.81%, we can achieve approximately $30,000 per year in debt
service savings over the life of the new loan and receive $258,810 that is currently being
held by the Trustee in the Debt Service reserve. If the interest rate increases to 5.25%
prior to closing, there are no longer sufficient savings to justify pursuing the transaction.
The basic terms of the proposed new loan are:






New principal amount of approximately $2,592,950 to retire the existing $2.53
million in outstanding bonds + pay the closing costs listed below
Interest rate approximately 2.17% per annum above the current treasury rate; the
rate to be fixed at closing
20 year fully-amortizing loan, non-recourse to Home Forward (except for standard
Fannie Mae carve outs)
Origination fee of approximately $25,950 + approximately $37,000 in third-party
expenses (these fees and expenses to be financed)
Yield maintenance, with a minimum fee of 1%, for prepaying during the first fifteen
years

In order to utilize Fannie Mae financing, the property has to be owned by a single-asset
entity to provide Fannie with protection against potential sponsor bankruptcy. By forming
a single-member LLC, Home Forward will retain complete control of the property.
Staff reviewed proposals from four lenders for these transactions. PNC Real Estate is
being proposed as the lender for the following reasons: 1) extremely competitive fee
structure; 2) experience making Fannie Mae loans; 3) favorable references from other
borrowers.
Home Forward will retain approximately $21,000 of the savings generated by this
refinancing as additional unrestricted cash flow. The remaining savings will be used to
make payments on our outstanding PHB loan. The risk is that interest rates will rise prior
to closing such that this transaction is no longer beneficial and we will lose some or all of

2
Home Forward Board of Commissioners
April 2014

9

the $63,000 in lender fees and third-party costs. This situation will only occur if 10-year
treasury rates rise substantially over the next 75 days.
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RESOLUTION 14-04-02
RESOLUTION 14-04-02 AUTHORIZES THE EXECUTION AND DELIVERY OF THE
NECESSARY LOAN DOCUMENTS BY HOME FORWARD TO EFFECTUATE THE
REFINANCING OF THE EXISTING BONDS ON AINSWORTH COURT WITH A NEW
FANNIE MAE DUS MULTIFAMILY AFFORDABLE HOUSING LOAN AND RELATED
ACTIONS
WHEREAS, Home Forward seeks to encourage the provision of long-term housing for
low-income persons residing in the City of Portland, Oregon (the “City”);
WHEREAS, ORS 456.120(18) authorizes Home Forward to finance, plan, undertake,
construct, acquire and operate housing projects;
WHEREAS, ORS 456.065 defines “housing project” to include, among other things, “any
work or undertaking . . . to provide decent, safe and sanitary urban or rural housing for
persons or families of lower income”;
WHEREAS, the Home Forward currently owns Ainsworth Court in Portland, Oregon (the
“Project”);
WHEREAS, financing for the Projects included proceeds from the Multifamily Housing
Revenue Bonds, Series 1997A (Ainsworth Court Project) (the “Bonds”);
WHEREAS, Home Forward desires to refinance the Project with a new non-recourse,
Fannie Mae DUS Multifamily Affordable Housing mortgage loan (the “Mortgage Loan”) to
be made by PNC Bank, National Association (the “Refinancing Lender”), which Mortgage
Loan will be evidenced by a promissory note to be issued by Home Forward (the
“Mortgage Note”) and secured by mortgage/deed of trust and other security instruments
on the Project (a “Mortgage”);
4
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WHEREAS, ORS 456.135 authorizes Home Forward to delegate to one or more of its
agents and employees such powers as it deems proper;
NOW, THEREFORE, BE IT RESOLVED,
1.
Authorization to Utilize Refinancing Lender and Submittal of the Application for the
Mortgage Loan. Home Forward is authorized, empowered and to apply for,
negotiate, enter into, execute and deliver all such documents with and to the
Refinancing Lender as may be required or advisable and as deemed reasonable
and appropriate by the Refinancing Lender and the Home Forward to obtain the
Mortgage Loan for the Project.
2.
Create the single-member LLC and transfer the property. Home Forward is
authorized to organize a wholly-owned, single member limited liability company
(“Owner LLC”), as a single purpose entity, and make the filings required of the
Owner LLC. Home Forward is authorized to deed and transfer the Project to
Owner LLC, which will own, finance and operate the Project.
3.
Defease the Existing Bonds. The proceeds of the Mortgage Loan will be used to
defease and redeem the Bonds, as defined herein. The Executive Director is
authorized and directed to take all actions required of Home Forward in connection
with the redemption and/or defeasance of the Bonds including, without limitation (1)
to give or cause to be given notices of redemption and/or defeasance at the times
and in the manner required by the Trust Indenture with respect to the Bonds
between Home Forward and The Bank of New York Mellon Trust Company, N.A.
(successor to BNY Western Trust Company), as amended by a First Supplemental
Trust Indenture and a Second Supplemental Trust Indenture, (2) to negotiate,
approve, execute and deliver, on behalf of Home Forward, an escrow agreement,
security agreement and any other documents that may be useful or necessary in
connection with the defeasance of the Bonds, and (3) if necessary to effect the
defeasance of the Bonds, to appoint and engage a bank or trust company to serve
as refunding trustee or escrow agent, and/or an accountant or firm of accountants
to verify the sufficiency of an escrow established in connection with the defeasance
of the Bonds.
4.
Authorization of Mortgage Note and Related Documents for Mortgage Loan. For
the purpose of obtaining the funds to refinance the Project, Home Forward and/or
Owner LLC, as applicable, shall execute the Mortgage Note in the aggregate
principal amount of not to exceed $2,600,000, with such terms and conditions no
less favorable to Home Forward and Owner LLC than those set forth in Exhibit A,
which terms and conditions are incorporated herein by this reference; provided that
5
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5.

6.

7.
8.

the mortgage interest rate may increase to a rate not to exceed 5.25% per annum.
The Board finds that it is in the best interest of Home Forward to execute (or
guaranty the payment of) the Mortgage Note for the purposes set forth in this
resolution. Further, each of Home Forward and Owner LLC, as applicable, is
authorized to execute and deliver any and all loan and security instruments and
other documents necessary or convenient to close the Mortgage Loan, including
but not limited to the Mortgage granting Lender a security interest in the Project, a
security agreement, an assignment of leases and rents, and financing statements
(together with any other documents required by Lender to close the Loan).
Expenditures. Each of Home Forward and Owner LLC, as applicable, is authorized
to expend such funds as are necessary to pay for all filing fees, application fees,
registration fees and other costs relating to the foregoing transactions authorized by
this resolution (“Transactions”).
Authorization of Officers and Acting Officers. The Chair of the Board and Executive
Director of Home Forward, and each of them acting individually (without the
necessity for joint action), is hereby authorized to take such actions and sign any
documents on behalf of Home Forward or Owner LLC, as applicable, as the Chair
of the Board or Executive Director of Home Forward may deem necessary and
appropriate to accomplish any of the Transactions, and all such actions and
documents, when signed, shall be deemed approved by Home Forward and LLC
Owner, as applicable. Any action required by this resolution to be taken by Home
Forward or Owner LLC may, in the absence of the Chair of the Board or Executive
Director of Home Forward, be taken by the duly authorized acting Chair of the
Board or acting Executive Director of Home Forward, respectively.
Ratification. Home Forward hereby ratifies and affirms all things previously done by
or on behalf of Home Forward in connection with any of the Transactions.
Effective Date. This resolution shall be in full force and effect from and after its
adoption and approval.

ADOPTED: APRIL 15, 2014
Attest:

Home Forward:

_____________________________
Steven D. Rudman, Secretary

___________________________
David M. Widmark, Chair
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April 1, 2014
Molly Rogers
Director of Asset Management
HomeForward
135 SW Ash Street
Portland, OR 97204
Re:

Ainsworth Court (the “Subject Property”), 89 Legal Units
1515 North Ainsworth Street, Portland, OR 97217

Dear Ms. Rogers:
Pursuant to this application (“Application”), Single Asset Entity TBD (“Applicant”) hereby retains PNC
Bank, National Association (“Lender”) for the express purpose of processing an Application to provide a
loan commitment (“Commitment”) for the permanent First Lien financing of the Subject multifamily
property under the Fannie Mae DUS Multifamily Affordable Housing ("MAH") product line
subject to the terms and conditions set forth below. In the event the identity of Applicant and the actual
prospective borrower ("Borrower") are different, references to either shall be deemed to be
interchangeable. Applicant agrees not to seek any alternative financing for the Subject Property from any
other lending source during the term of this Application. The term of this Application shall be for a
period of 90 days from the date of execution hereof by Applicant, unless otherwise extended in writing.
The proposed loan transaction will facilitate a refinance of an existing loan.
1. LOAN AMOUNT:
The proposed loan (“Loan”) amount is $2,595,000 (the “Proposed Loan Amount”). Determination of the
final loan amount (“Final Loan Amount”) shall be conditioned (among other things) upon delivery of an
acceptable appraisal report to be ordered by Lender. The Final Loan Amount shall not exceed 60% of
Lender’s approved appraised value, nor have a minimum debt coverage ratio of less than 1.50x as
determined exclusively by Lender’s underwriting. The Loan Amount is subject to Special Conditions
listed in Section 22 of this Application.
2. INTEREST RATE:
The interest rate shall be locked upon payment of the commitment deposit (“Commitment Deposit”) (see
Section 11 – Commitment Deposit), delivery to Lender of the executed Commitment letter, and Lender’s
approval of all conditions for Loan closing (“Loan Closing”). The proposed Loan shall be a Fannie Mae
Cash or MBS transaction. The initial interest rate for this transaction is estimated at 4.92% as of
April 1, 2014, subject to Fannie Mae approval. The actual interest rate and the components that make up
the interest rate will be fixed at the time of rate lock (“Rate Lock”).
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3. TERM AND AMORTIZATION:
The Loan shall have a term of twenty (20) years, and payments will be based on a twenty (20) year
amortization schedule, using an actual/360 day payment schedule.
4. PREPAYMENT:
Only the entire Loan balance may be prepaid; partial prepayment is not permitted. Written notice must
be provided to Lender at least 30 days prior to the intended prepayment date. Prepayment fees will be
assessed based on yield maintenance (subject to a minimum fee of 1.0% of the prepaid principal amount).
The yield maintenance term will be 15 years. The yield maintenance term will end five years prior to the
maturity date. After the end of the yield maintenance period, the prepayment fee assessed shall be 1.0%
of the prepaid principal amount. No prepayment penalty will be due should the loan be paid off within
90 days of its maturity date.
5. NONRECOURSE:
The Loan is nonrecourse with the exception of certain “carve-out” language in the Loan documents. The
Borrower and guarantor(s) (a "Guarantor") will be personally liable for the breach of any of the carve-out
provisions, such as the transfer of the Subject Property without the consent of Lender, or the placing of
junior lien debt on the Subject Property without the consent of Lender. Nonpayment of the Loan due to
inadequate cash flow from the Subject Property is not a carve-out violation.
6. LOAN ASSUMPTION:
The Loan shall be assumable, subject to Lender approval. Approval will be conditioned upon, among
other things, the payment to Lender of a $3,000 non-refundable application fee, a transfer fee of one
percent (1%) of the then outstanding Loan amount, and reimbursement to Lender for all of Lender’s outof-pocket expenses incurred in connection with the assumption, to the extent such expenses exceed
$3,000.
7. THIRD PARTY REPORTS:
Lender will require a full narrative appraisal report, an environmental report, a physical needs assessment
report, and if Lender deems necessary, a termite report and a seismic report if Fannie Mae guidelines
require or the Loan is over $25 million (the “Third Party Reports”) for the Subject Property. If a termite
report is required by Lender, it shall be ordered by the Borrower, addressed to Lender, and must be
satisfactory to Lender in its sole discretion. The Third Party Reports, with the exception of the termite
report, shall be prepared by consultants chosen by Lender in its sole discretion and will be the sole
property of Lender.

8. SECURITY FOR LOAN, TITLE POLICY AND SURVEY:
The Loan shall be primarily secured by a first trust deed encumbering the Subject Property. Borrower
will select the title insurance carrier and order the title insurance policy unless otherwise agreed. The
amount, form and content of the title insurance policy and endorsements thereto shall be as required by

Home Forward Board of Commissioners
April 2014

15

Ainsworth Court Apartments
Page 3
April 1, 2014
Lender. If the Loan fails to close for any reason other than a default by Lender, Applicant shall pay the
title insurance carrier any cancellation fee charged by it.
Applicant shall provide to Lender and the title insurance carrier a current ALTA as-built survey of the
Subject Property. Such survey shall be certified by a licensed surveyor in compliance with Lender’s
survey specifications and shall be dated no earlier than 60 days prior to the Loan Closing. For properties
located within California, Arizona, Nevada, Oregon or Washington, the Lender may waive the survey
provided the title insurance on the Subject Property is acceptable to Lender, the title insurance carrier is
willing to issue its lender’s policy of title insurance without a survey exception, and there are no unusual
conditions affecting the Subject Property that would, in Lender’s judgment, warrant obtaining a survey.
9. ESCROW DEPOSITS:
Lender will require monthly deposits of funds into a servicing escrow to pay real estate taxes, special
assessments, and insurance premiums on the Subject Property. Lender may also require additional
escrows such as for repairs, replacements or asbestos or lead paint abatement. An escrow for immediate
repairs may be required if Lender deems necessary based on the condition of the Subject Property.
Lender will administer the escrows, making all required payments, releases, and inspections, and may
require that Applicant make an initial deposit of funds into any escrow accounts established for the
Subject Property.
10. APPLICATION FEE:
A fee of $20,000 (the “Application Fee”) shall be delivered to Lender along with this signed original
Application. The Application Fee will be applied towards the cost of the Third Party Reports and
Lender’s out-of-pocket expenses relating to this Loan. A $5,000 underwriting and processing fee will be
charged at Loan Closing to cover miscellaneous expenses including credit reports, photocopying, Federal
Express, flood certifications and verification charges (this amount could increase based on the
complexity of the transaction). The Application Fee will not include expenses for accountants,
surveyors, insurance, title and escrow charges, tax service contract, insurance audit, or Lender’s counsel,
all of which are to be paid by Applicant. Should a Commitment not be issued, the unexpended portion of
the Application Fee, if any, will be refunded to Applicant.
11. COMMITMENT DEPOSIT:
Should Lender issue a Commitment to make the Loan, Applicant will be required to remit to Lender two
percent (2.0%) of the Proposed Loan Amount as the Commitment Deposit. Should Applicant not
proceed with the Loan after executing the Commitment, posting the Commitment Deposit, and locking
the interest rate then the Commitment Deposit shall be considered entirely earned by Lender. However,
should the Loan Closing occur, the Commitment Deposit will be refunded to Applicant.
12. ORIGINATION FEE:
An origination fee equal to the greater of $25,000 or 1% of the loan amount will be earned at Rate
Lock and payable to Lender at Loan Closing.
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13. BROKERAGE COMMISSION:
Any brokerage commission or finder’s fee incurred in this transaction shall be paid by Applicant. By
acceptance of this Application, Applicant agrees to indemnify Lender and hold Lender free and harmless
from and against any and all loss and expense incurred by Lender in connection with the claims and
recoveries by any broker for commissions or other compensation in connection with this Loan.
14. DUE DILIGENCE:
Applicant hereby authorizes Lender to obtain any and all data necessary to make a credit granting
decision. Applicant acknowledges that it will act expeditiously in providing Lender with all
documentation required to process and underwrite this Loan. Such documentation will include, but will
not be limited to, financial statements of Applicant, Guarantor, Key Principal (individual(s) who the
Lender determined to be critical to the successful operation and management of the Borrower and the
Subject Property, and who may or may not be a Guarantor) and principals of the borrowing entity
(principal is defined as any entity or individual with a 25% or greater ownership interest), operating
statements and rent rolls for the Subject Property, and other information as required by Lender.
15. SINGLE ASSET BORROWING ENTITY:
The Borrower must be a single asset legal entity whose only real estate asset is the Subject Property and
whose only business purpose is the ownership and operation thereof.
16. SUBJECT PROPERTY OCCUPANCY:
The Subject Property must have sustained a 90% or better occupancy rate for at least three consecutive
months preceding the date of the Commitment.
17. INSURANCE:
Applicant hereby authorizes Lender to obtain an insurance quote and claim history of Subject Property
from an insurance agency of Lender’s choice, and to provide information that is required in order to
obtain such quote. Applicant understands that it is not required to accept insurance procured through
Lender’s quote as a condition of obtaining the Loan.
18. AUTO DEBIT DRAFT:
Loan payments are to be made by auto debit draft on the 4th day of each month. Applicant will be
required to execute and return an auto debit draft authorization prior to Rate Lock.
19. LENDER’S COUNSEL:
Lender’s counsel shall review, as applicable, all Loan Documents, organizational documentation, title
policy, Borrower’s attorney opinion, survey and surveyor’s certification, shall supervise the preparation
of all Loan documentation and shall oversee Loan Closing and the subsequent delivery of the Loan to the
investor. Borrower shall be responsible for the payment of all of Lender’s counsel’s legal fees for
services rendered in connection with the Loan Closing. Borrower understands and acknowledges that
Lender’s counsel represents Lender, not Borrower, despite any communication involving Borrower
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and/or Borrower’s counsel and Lender’s counsel and that Lender’s counsel may or may not be licensed to
practice law in the State in which the Subject Property is located.
20. TAX SERVICE CONTRACT(S):
If the Loan is originated, Lender will require the one-time purchase, at Borrower'
s expense payable at
Loan Closing, of a tax service contract or contracts (multiple contracts will be necessary if the Subject
Property is composed of more than five tax parcels). The tax service contract provider will monitor and
confirm the accurate and timely payment of real estate taxes during the term of the Loan. The cost of the
tax service contract paid by the Borrower will be the actual cost of the provider.
21. LOAN DOCUMENTATION:
All loan documentation shall be on the applicable Fannie Mae forms.
22. SPECIAL CONDITIONS:
1. Subject Property must be in compliance with any Regulatory Agreement.
2. It is Lender’s understanding that 25% or 22 units will be restricted to tenants earning no more
than 50% of area median income and 74% or 66 units will be restricted to tenants earning no
more than 60% of area median income.
3. Lender shall underwrite to the lower of the Section 8 voucher rent, if applicable, and the
restricted rent.
4. It is acknowledged that subordinate debt may be made available to the Borrower for use in
financing the Project. The terms of such subordinate financing must conform to Fannie Mae
DUS Guidelines.
5. It is acknowledged that the property is subject to one or more regulatory agreements. Fannie
Mae will require that the regulatory agreements subordinate to the first trust deed mortgage.
6. The loan is subject to a final underwritten NOI of $325,114 or greater, and an underwritten value
no less than $5,690,000 as determined by the final appraisal.
7. Loan is subject to final review and approval by Fannie Mae.
8. Any ground lease must conform in all respects with Fannie Mae DUS Guidelines.
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THIS APPLICATION IS NOT A CONTRACT OR COMMITMENT TO MAKE A LOAN.
THE TERMS OF THIS APPLICATION ARE SUBJECT TO FINAL LOAN APPROVAL
AFTER A REVIEW OF YOUR COMPLETED APPLICATION PACKAGE. IF A
COMMITMENT IS ISSUED, IT WILL CONTAIN TERMS AND CONDITIONS IN
ADDITION TO THOSE SET FORTH HEREIN.
Notice for Denial: If your application for a Commercial Loan is denied you have the right to a written
statement of the specific reasons for denial. To obtain the statement, please Email your request to
RegB@pnc.com or write to the Agency Finance Production Support Administrator, Attn: April
Bookbinder, MS: XX-AR02-01-1, 26901 Agoura Road, Suite 200, Calabasas Hills, CA 91301, within 60
days from the date you are notified of our decision. All requests should reference a property name(s) and
address. We will send you a written statement of reason(s) for denial within 30 days of receiving your
request for the statement.
ECOA Notice: The Federal Equal Credit Opportunity Act prohibits creditors from discriminating
against credit applicants on the basis of race, color, religion, national origin, sex, marital status, age
(provided the applicant has the capacity to enter into a binding contract); because all or part of the
applicant'
s income derives from any public assistance program; or because the applicant has in good faith
exercised any right under the Consumer Credit Protection Act. The federal agency that administers
compliance with this law concerning this creditor is: Bureau of Consumer Financial Protection, 1700 G
Street NW., Washington DC 20006.
Please acknowledge your acceptance of the terms of this Application by signing and returning it,
unaltered, to the undersigned by April 16, 2014, along with the Application Fee, in the form of a check
made payable to PNC Bank, National Association.
Borrower ____ intends to / ____ does not intend to [CHECK ONE] seek or obtain preferred equity
or a mezzanine loan in its capital structure. Borrower understands that additional due diligence
and underwriting are necessary to underwrite, approve and rate lock a mortgage loan with such a
capital structure. Borrower also understands that the approval of the mortgage loan may be
delayed if Borrower initially discloses that it does not intend to obtain preferred equity or a
mezzanine loan but later notifies Lender that it will seek preferred equity or a mezzanine loan.
Very truly yours,
PNC Bank, National Association

Josh Hamilton
Vice President
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Agreed to and accepted:
APPLICANT: _________________________ (Company)
By:

________________________________ (Signature)

Name: _______________________________ (Printed Name)
Title:

_______________________________

Date:

_______________________________
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MEMORANDUM

To:
From:

Board of Commissioners

Date:

Molly Rogers, Director of Asset
Management

Subject:

April 15, 2014
Authorization to Refinance the
Existing Loan on Madrona Place

Donna Kelley, Asset Manager

The Board of Commissioners is requested to authorize the following actions necessary to
refinance the existing loan on Madrona Place:









Selection of PNC Real Estate as the new lender on the loan
Convert the existing guaranty of Local Blended Subsidy (LBS) into a contract to
provide LBS subsidy to the property (similar to Regulatory and Operating
Agreements that we have on the other properties with LBS)
Submission of the Fannie Mae loan application package to PNC Real Estate
Formation of a single member LLC with Home Forward as the single member and
the transfer of ownership of the property to this LLC
The execution of the documents and agreements needed to obtain the Mortgage
Loan at a principal balance not to exceed $1.65 million and an interest rate not to
exceed 5.75%
Execution and submission of the necessary documents to receive HUD’s approval
of this transaction, including any documents needed to authorize the transfer of the
property to the LLC

This activity aligns with Strategic Operations Plan Goal 2: We will increase the number of
housing units for our community through preservation, development and acquisition. It
specifically addresses Priority Initiative 1: Evaluate and reposition existing projects, with an
emphasis on preserving the public housing high rises.
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ISSUE
Madrona Place is a 45-unit property located on East Burnside Street in Gresham,
consisting of six two-story buildings containing three one-bedroom units, 20 two-bedroom
units and 23 three-bedroom units. In 2010, Home Forward purchased this property as
part of its Public Housing Preservation Initiative. During 2010-2011, Home Forward spent
approximately $1.15 million on repairs at the property. In 2011-2012, we changed the
subsidy stream from public housing to Local Blended Subsidy (LBS) and took out a 20
year loan from NOAH for $1,125,000 at 7.25%.
At the time we did the $1.15 million in repairs, the property was not experiencing
significant plumbing issues. Unfortunately, we are now seeing systemic issues with the
existing galvanized piping. At today’s interest rate of 5.31%, we can borrow the additional
$300,000 to replace most if not all of the existing piping with only a $12,000 increase over
the current $106,000 in annual debt service payments. The property will still exceed a
1.20 debt cover ratio at this higher debt service amount. Depending on the results of the
appraisal, we may have the ability to borrow additional proceeds at a lower overall interest
rate to address additional issues at the property, including siding repair. This transaction
remains favorable to Home Forward even if the interest rate climbs to 5.75%.
The basic terms of the proposed new loan are:







New principal amount of approximately $1,463,000 to retire the existing $1.096
million loan + $300,000 to make the plumbing repairs described above + pay the
closing costs listed below
Interest rate approximately 2.59% per annum above the current treasury rate; the
rate to be fixed at closing
20 year fully-amortizing loan, non-recourse to Home Forward (except for standard
Fannie Mae carve outs)
Origination fee of approximately $25,000 + approximately $37,000 in third-party
expenses (these fees and expenses to be financed)
Yield maintenance, with a minimum fee of 1%, for prepaying during the first fifteen
years

In order to utilize Fannie Mae financing, the property has to be owned by a single-asset
entity to provide Fannie with protection against potential sponsor bankruptcy. By forming
a single-member LLC, Home Forward will retain complete control of the property.
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Staff reviewed proposals from four lenders for these transactions. PNC Real Estate is
being proposed as the lender for the following reasons: 1) extremely competitive fee
structure; 2) experience making Fannie Mae loans; 3) favorable references from other
borrowers.
At current interest rates, the property will have an additional $12,000 in debt service
payments per year, which is affordable. A 5.75% interest rate only increases the annual
debt service by $16,500 per year above current levels. This situation will only occur if 10year treasury rates rise substantially prior to closing. This transaction remains favorable to
Home Forward even if interest rates were to rise as high as 6.25%. The additional steps
needed to gain HUD approval of this transaction could cause delays in closing this
transaction.
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RESOLUTION 14-04-03
RESOLUTION 14-04-03 AUTHORIZES THE EXECUTION AND DELIVERY OF THE
NECESSARY LOAN DOCUMENTS BY HOME FORWARD TO EFFECTUATE THE
REFINANCING OF THE EXISTING LOAN ON MADRONA PLACE WITH A NEW
FANNIE MAE DUS MULTIFAMILY AFFORDABLE HOUSING LOAN, THE FILING OF
NECESSARY APPLICATIONS AND MATERIALS TO OBTAIN HUD’S APPROVALS
AND RELATED ACTIONS
WHEREAS, Home Forward seeks to encourage the provision of long-term housing for
low-income persons residing in Multnomah County, Oregon (the “County”);
WHEREAS, ORS 456.120(18) authorizes Home Forward to finance, plan, undertake,
construct, acquire and operate housing projects;
WHEREAS, ORS 456.065 defines “housing project” to include, among other things, “any
work or undertaking . . . to provide decent, safe and sanitary urban or rural housing for
persons or families of lower income”;
WHEREAS, the Home Forward currently owns Madrona Place in Gresham, Oregon (the
“Project”);
WHEREAS, financing for the Projects included proceeds from a loan (the “NOAH Loan”)
from the Network for Affordable Housing (“NOAH”);
WHEREAS, Home Forward desires to refinance the Project with a new non-recourse,
Fannie Mae DUS Multifamily Affordable Housing mortgage loan (the “Mortgage Loan”) to
be made by PNC Bank, National Association (the “Refinancing Lender”), which Mortgage
Loan will be evidenced by a promissory note (the “Mortgage Note”) to be issued by a
newly formed limited liability company, the sole member of which will be Home Forward
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(the “Borrower”), and secured by mortgage/deed of trust and other security instruments on
the Project (a “Mortgage”);
WHEREAS, the U.S. Department of Housing and Urban Development (“HUD”) has
advised Home Forward that the Mixed-Finance Amendment and related documentation
will include participation in the Public Housing Mortgage Program (“PHMP”) or other such
program/approval protocol required by HUD; and
WHEREAS, ORS 456.135 authorizes Home Forward to delegate to one or more of its
agents and employees such powers as it deems proper;
NOW, THEREFORE, BE IT RESOLVED,
1.
Authorization to Utilize Refinancing Lender and Submittal of the Application for the
Mortgage Loan. Home Forward is authorized, empowered and to apply for,
negotiate, enter into, execute and deliver all such documents with and to the
Refinancing Lender as may be required or advisable and as deemed reasonable
and appropriate by the Refinancing Lender and Home Forward to obtain the
Mortgage Loan for the Project.
2.
Create the single-member LLC and transfer the property. Home Forward is
authorized to organize a wholly-owned, single member limited liability company
(“Owner LLC”), as a single purpose entity, and make the filings required of the
Owner LLC. Home Forward is authorized to deed and transfer the Project to
Owner LLC, which will own, finance and operate the Project.
3.
Prepay the Existing NOAH Loan. The proceeds from the Mortgage Loan will be
used to prepay the existing NOAH Loan. The Executive Director is authorized and
directed to take all actions required of Home Forward to repay the NOAH Loan in
full.
4.
Authorization of Mortgage Note and Related Documents for Mortgage Loan. For
the purpose of obtaining the funds to refinance the NOAH Loan on the Project,
Home Forward and/or Owner LLC shall execute the Mortgage Note in the
aggregate principal amount of not to exceed $1,650,000 with such terms and
conditions no less favorable to Home Forward and Owner LLC than those set forth
in Exhibit A, which terms and conditions are incorporated herein by this reference;
provided that the mortgage interest rate may increase to a rate not to exceed
5.75% per annum. The Board finds that it is in the best interest of Home Forward
to execute (or guaranty the payment of) the Mortgage Note for the purposes set
forth in this resolution. Further, each of Home Forward and Owner LLC, as
applicable, is authorized to execute and deliver any and all loan and security
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5.

6.

7.

8.
9.

instruments and other documents necessary or convenient to close the Mortgage
Loan, including but not limited to the Mortgage granting Lender a security interest in
the Project, a security agreement, an assignment of leases and rents, financing
statements, and a regulatory agreement (together with any other documents
required by Lender or HUD to close the Loan).
Authorization of Submission of Documents Necessary for HUD Approval. Each of
Home Forward and Owner LLC, as applicable, is authorized to enter into any and
all documents deemed necessary or desirable for the Project to participate in the
PHMP or other HUD program and transfer the property to Owner LLC.
Expenditures. Each of Home Forward and Owner LLC, as applicable, is authorized
to expend such funds as are necessary to pay for all filing fees, application fees,
registration fees and other costs relating to the foregoing transactions authorized by
this resolution (“Transactions”).
Authorization of Officers and Acting Officers. The Chair of the Board and Executive
Director of Home Forward, and each of them acting individually (without the
necessity for joint action), is hereby authorized to take such actions and sign any
documents on behalf of Home Forward or Owner LLC, as applicable, as the Chair
of the Board or Executive Director of Home Forward may deem necessary and
appropriate to accomplish any of the Transactions, and all such actions and
documents, when signed, shall be deemed approved by Home Forward and LLC
Owner, as applicable. Any action required by this resolution to be taken by Home
Forward or Owner LLC may, in the absence of the Chair of the Board or Executive
Director of Home Forward, be taken by the duly authorized acting Chair of the
Board or acting Executive Director of Home Forward, respectively.
Ratification. Home Forward hereby ratifies and affirms all things previously done by
or on behalf of Home Forward in connection with any of the Transactions.
Effective Date. This resolution shall be in full force and effect from and after its
adoption and approval.

ADOPTED: APRIL 15, 2014
Attest:

Home Forward:

_____________________________
Steven D. Rudman, Secretary

___________________________
David M. Widmark, Chair
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Rebecca Gabriel, Business
Services Director

Subject:

Rachael Russell, Human
Resources Supervisor

April 15, 2014
Authorizes the Executive Director
to Execute on-call Contracts for an
Aggregate Amount up to
$600,000 with Five Temporary
Staffing Firms
Resolution 14-04-04

The Board of Commissioners is requested to authorize contracts with SuperiorGroup,
Brooks Staffing, DePaul Staffing, Robert Half, and Staffing Solutions, LLC for the provision
of temporary labor services for various departments within Home Forward on an asneeded basis. In the aggregate, the contracts would be authorized for $600,000 over the
three-year term.
ISSUE
A formal solicitation for on-call Temporary Labor Staffing services (RFP 2/14-239) was
issued by Home Forward on February 14, 2014. The services required are staffing of
temporary services for Home Forward over a three-year period. Historically, these services
have been used to manage planned and unplanned absences for current Home Forward
staff due to medical leave, parental leave and other absences, and for limited-duration
special project requirements. In the past three-year period, use of these services
amounted to approximately $200,000 per year and a similar amount is projected for the
future. Current contracts with staffing firms expire on or before June 2014.
The RFP was issued to staffing firms currently utilized by the agency, advertised in the
Daily Journal of Commerce and posted on both the Home Forward and Oregon
Procurement Information Network (ORPIN) websites. Proposals were received from five
responsive contractors by the deadline of March 7, 2014. An evaluation committee
comprised of Home Forward staff reviewed the proposals, including a check of references.
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Based on the anticipated need for temporary labor services over the next three years, the
committee determined that each proposer should be awarded a contract, with the
contract amounts generally equivalent. The expectation is that the contracts can be
adjusted at year-end based on the actual utilization.
Two of the firms are certified State of Oregon target businesses (Staffing Solutions, a
Women Business Enterprise and Brooks, a Minority Business Enterprise). One firm is a
qualified training organization that works to provide job opportunities and training to
persons with disabilities (De Paul Staffing). One of the two for-profit firms (SuperiorGroup)
has partnered with a local target business and is anticipating significant utilization of this
WBE sub-contractor.
Each contract will be written for $40,000. As the need arises for temporary services these
contract amounts may be adjusted based on actual usage and performance of the firms.
Over the three year term, the aggregate amount of $600,000 should be sufficient to
support the needs of the agency.
A Human Resources representative will be the single point-of-contact within Home
Forward to authorize and manage the contracts with the firms. The fee proposals from the
firms include the required Schedule A hourly rates from the AFSCME Local 3135 collective
bargaining agreement.
The Home Forward Public Contracting Rules require Board authorization for contracts and
amendments in excess of $100,000.00.
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RESOLUTION 14-04-04
RESOLUTION 14-04-04 AUTHORIZES THE EXECUTION OF CONTRACTS WITH
STAFFING SOLUTIONS, LLC, DEPAUL STAFFING, SUPERIORGROUP, ROBERT
HALF, AND BROOKS STAFFING FOR ON-CALL TEMPORARY STAFFING SERVICES.
WHEREAS, Home Forward staff anticipates the ongoing demand for temporary staff over
the next three years; and
WHEREAS, Home Forward solicited and received proposals for on-call temporary labor
staffing firms to provide temporary staff and found the most advantageous proposals to be
from Staffing Solutions, LLC, DePaul Staffing, SuperiorGroup, Robert Half and Brooks
Staffing; and
WHEREAS, approval by the Board of Commissioners of Home Forward is required prior to
execution of contracts exceeding $100,000.00; and
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby authorizes the Executive Director to execute on-call contracts with a
maximum aggregate amount of $600,000 over a period of three years to Staffing
Solutions, LLC, DePaul Staffing, SuperiorGroup, Robert Half and Brooks Staffing.

ADOPTED: APRIL 15, 2014
Attest:

Home Forward

____________________________
Steven D. Rudman, Secretary

_________________________________
David M. Widmark, Chair
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Rodger Moore, Director,
Property Management

Subject:

Elise Anderson, Assistant Director,
Property Management

April 15, 2014
Authorize Modification to
Admission and Continued
Occupancy Policy for the Public
Housing Program
Resolution 14-04-05

The Board of Commissioners is requested to authorize amending the public housing
Admissions and Continued Occupancy Policy (ACOP). The proposed amendment
includes changes to waitlist preferences for Rockwood Station.
ISSUE
The ACOP is the guiding policy manual required by HUD to operate public housing.
Modifications are recommended by staff to clarify existing language, update policies with
HUD requirements, and to remain consistent with Moving to Work amendments. Attached
to this memorandum is a table with the proposed modifications.
In addition to routine updates, staff is proposing changes to the waiting list preferences for
Rockwood Station. At the March Board of Commissioners meeting, Asset Management
staff recommended transferring Project-based Section 8 vouchers from Rockwood Station
to Gladstone Square. While this subsidy transfer has no impact on current Project-based
Section 8 residents, it does mean that no further applicants will be housed under the
Project-based Section 8 program at the property. Rockwood Station last opened its
public housing waiting list in 2010, and has since almost exhausted that list; its Projectbased Section 8 waiting list was opened more recently in 2013. Staff recommends
moving applicants on the project-based Section 8 list to the public housing waiting list as
the public housing program will continue to exist at the property.
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Applicants are selected from public housing waiting lists by preference; each preference is
ordered by date and time. A preference will be created for the Rockwood public housing
waiting list for project-based applicants; the list will continue to serve applicants in the
order they applied. Preferences for the Rockwood Station public housing waiting list
would be ordered as follows:
1) Families with two or more members* who applied during Rockwood Station’s 2010
public housing waitlist opening
2) Families with two or more members who applied during Rockwood Station’s 2013
project-based Section 8 waitlist opening
3) Families with two or more members who apply to Rockwood Station’s public
housing waitlist
*based on bedroom sizes of public housing units at Rockwood Station
ATTACHMENTS
April 2014 ACOP Changes
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RESOLUTION 14-04-05
RESOLUTION 14-04-05 AUTHORIZES MODIFICATION TO THE ADMISSIONS AND
CONTINUED OCCUPANCY POLICY FOR THE PUBLIC HOUSING PROGRAM
WHEREAS, the Admissions and Continued Occupancy Policy establishes guidelines for
determining admission to Home Forward’s public housing program; and
WHEREAS, Board approval is required by HUD to make changes to the Admissions and
Continued Occupancy Policy; and
WHEREAS, changes to the Admissions and Continued Occupancy Policy are needed to
remain consistent with Moving to Work amendments and HUD requirements; and
WHEREAS, changes to the Admissions and Continued Occupancy Policy are needed to
make changes to Rockwood Station public housing waiting list preferences;
NOW, THEREFORE, BE IT RESOLVED, the Board of Commissioners approves the
changes to the public housing Admission and Continued Occupancy Policy.
Effective Date: This resolution shall be in full force and effect on April 15, 2014.

ADOPTED: APRIL 15, 2014
Attest:

Home Forward:

Steven D. Rudman, Secretary

David M. Widmark, Chair
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Proposed Revisions to the Public Housing Admissions and Continued Occupancy Policy
Chapter

Proposed Policy/ Language

Explanation

• If Home Forward determines that, during the past 3 years, any member of the
household has been involved in drug‐related or violent criminal activity or other criminal
acts that could harm the health, safety, or peace of a community. While part of our
process includes checking criminal history, applicants may be denied on the basis of
credible information regardless of whether there has been a conviction for such
behavior this includes any open or pending cases. We may deny an application if there
is credible information about pending charges, even if there has not been a conviction Update language for consistency with
Oregon landlord/ tenant law.
3 for such behavior.

The Rockwood Station waiting lists have the following preferences:
1. Families that are currently served (or have been certified or have reached the top of
the waiting list) in other permanent housing assistance programs administered by Home
Forward when the other program is unable to serve the family and when such
assistance is necessary for Home Forward to appropriately house the family. This
preference requires approval of Directors of both programs
2. Families with a family member who has a documented terminal illness (life
expectancy 12 months or less)
3. Families with a member who requires a unit with wheelchair accessible features
4. Families with two or more members who originally applied to the Rockwood
Station’s public housing waitlist prior to 2013
5. Families with two or more members who originally applied to Rockwood Station’s
project‐based Section 8 waitlist in 2013
6. Families with two or more members who apply to Rockwood Station’s public
4 housing waitlist after 2013
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Using MTW flexibility, public housing ceiling rents are set to the Housing Choice Voucher
program’s Multnomah County and Downtown Portland payment standards. Public
Housing ceiling rents will not include higher payment standards utilized by the Housing
Choice Voucher program for low poverty neighborhoods. Higher payment standards are
utilized in the HCV program to increase HCV participant rental opportunities; however Revise language to align ceiling rents more
higher payment standards negatively impact Public Housing residents. Changes in ceiling closely with administration of payment
standards.
9 rent amounts will be applied at the next regularly scheduled recertification.
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MEMORANDUM

To:

Board of Commissioners

Date:

From:

Peter Beyer, Chief Financial Officer

Subject:

April 15, 2014
Housing with Services Partnership
Resolution 14-04-06

Rachael Duke, Supportive
Housing Program Director

The Board of Commissioners is requested to authorize the Executive Director to enter
Home Forward into a Limited Liability Corporation (LLC) with Cedar Sinai Park, Care
Oregon and other service partners in order to gain an ownership stake and status as a
voting member in the Housing with Services partnership.
This project supports Strategic Operations Plan Goal 3: We will strengthen our relationship
with the people we serve by increasing mutual accountability and by improving our ability
to connect them to vital services in the community. It specifically supports Priority Initiative
3: Implement the Aging at Home initiative.
The contents of this memorandum were shared with the board at the March 5, 2014 work
session. Information has been added (on page three) about the planned evaluation by
Portland State University. Also, drafts of the work plan and pro forma have been provided.
ISSUE
The Housing with Services initiative is to develop and evaluate a managed-care services
delivery model designed to reduce costs and improve health outcomes for seniors and
people with disabilities. This model is in use in 11 states, and the State of Oregon has
been involved in the planning process. Over $1 million has been made available through
the Affordable Care Act and private foundations to support this demonstration project.
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The initiative goals include:
1. Improved health outcomes for an underserved population
2. Decreased utilization of hospital care, emergency rooms and involvement with the
criminal justice system
3. Delayed entry into long-term care
4. Facilitation of care transitions that improve health and prevent re-institutionalization
5. Creation of a culture of wellness through a focus on social determinants of health
including increased community engagement, improved access to culturally specific
and effective services, mental health and addiction services and preventive healthcare
6. Successful collaboration among partner agencies and with the Coordinated Care
Organizations
7. Financial sustainability, measurable cost savings and replication
Eight apartment communities have been identified to implement this model. Cedar Sinai
owns four of those communities and Home Forward/Home Forward Development
Enterprises owns four, including Northwest Towers, Rosenbaum Plaza, Hollywood East
and Hamilton West. For Home Forward residents, the partnership is being pursued to
expand already available services, including service coordination and the Congregate
Housing Services Program (CHSP). The additional services provided from this initiative
include the use of Care Navigators and Care Coordinators to enable residents to better
participate in the health care delivery system.
The proposed investment by Home Forward is a $30,000 contribution to the LLC for a
10% ownership stake and classification as a voting member. Other partners currently
include Cedar Sinai Park and Care Oregon. Care Oregon will also be the main funder of
ongoing healthcare services.
Participation in the Limited Liability Company enables Home Forward to be an active part
of the program/policy design, implementation planning, and performance monitoring of
this model. Each voting member of the LLC will be able to assign a manager to be part of
the LLC’s corporate team.
Staff consulted with legal counsel to review the risks associated with the partnership.
These risks centered on two areas: 1) healthcare and 2) corporate structure. One main
concern was whether participation in the partnership would cause the identified properties
to be classified as a treatment facility. We are assured that the properties would continue
to be classified as housing.
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The LLC structure allows for Home Forward’s participation in the partnership without the
risk to transfer back to the main Home Forward corporate entity. All healthcare related
information will be managed by the LLC and the service providers and will not be shared
with housing staff. The LLC will be responsible for assuring proper licensing and insurance
coverage of the healthcare providers. Also, there will be a participation agreement
between the LLC and each housing provider with explicit clarification around services
available to residents and the relationship between the LLC and the residents.
One additional risk is that the partnership agreement does include language that allows for
a future capital call. This call is limited to $100,000 in total and is further limited to existing
members based on each member’s current membership percentage. For Home Forward,
initially, this would translate to a future call amount up to $10,000.
During this project, Dr. Paula Carder from the Institute on Aging at Portland State
University will be evaluating health and housing outcomes, including information regarding
cost- savings. Grant funds from the Center for Medicare and Medicaid Innovation totaling
$140,000 have been set aside to support the comprehensive project evaluation.
Participation in the LLC allows Home Forward to have a seat at the table to be part of the
design team of what potentially can become a national model, one with positive, long-term
community impact. Staff has considered the initial and ongoing investment and the risks
associated with this proposal and recommends that Home Forward join the proposed
partnership.
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RESOLUTION 14-04-06
RESOLUTION 14-04-06 AUTHORIZES HOME FORWARD TO PARTICIPATE IN THE
HOUSING WITH SERVICES LIMITED LIABILITY CORPORATION (LLC)
PARTNERSHIP WITH CEDAR SINAI PARK, CARE OREGON AND OTHER SERVICE
PROVIDERS
WHEREAS, Home Forward, has a commitment to the Aging at Home initiative of Strategic
Operations Plan Goal 3: We will strengthen our relationship with the people we serve by
increasing mutual accountability and by improving our ability to connect them to vital
services in the community; and
WHEREAS, the Housing with Services partnership supports the Aging at Home initiative
with the aim to develop and evaluate a managed-care services delivery model designed to
reduce costs and improve health outcomes for seniors and people with disabilities; and
WHEREAS, eight apartment communities have been identified to implement this model,
four owned by Cedar Sinai and four owned by Home Forward/Home Forward
Development Enterprises, including Northwest Towers, Rosenbaum Plaza, Hollywood East
and Hamilton West; and
WHEREAS, participation in the Limited Liability Company enables Home Forward to be an
active part of the program/policy design, implementation planning and performance
monitoring of this model because each voting member of the LLC may assign a manager
to be part of the LLC’s corporate team; and
WHEREAS, ORS 456.120 (20) authorizes Home Forward to form, finance and have a
non-stock interest in, and to manage or operate, partnerships, nonprofit corporations and
limited liability companies in order to further the purposes of the housing authority; and
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WHEREAS, the proposed investment by Home Forward is a $30,000 contribution to the
LLC for a 10% ownership stake and classification as a voting member and there is a
possibility for an additional capital call of up to $10,000; and
WHEREAS, other partners currently include Cedar Sinai Park and Care Oregon as well as
Asian Health and Service Center, Jewish Family and Child Services, Lifeworks Northwest
and Cascadia.
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward, approves Home Forward’s participation in the LLC responsible for delivering the
Housing with Services partnership with Cedar Sinai Park, Care Oregon and other service
providers and directs the Executive Director to fulfill Home Forward’s duties and
obligations under the agreement authorized by this resolution.
Any action required by this resolution to be taken by the Chair of the Board or the
Authority’s Executive Director may, in the absence of such person, be taken by the duly
authorized acting Chair of the Board or acting Executive Director of the Authority,
respectively.
ADOPTED:

APRIL 15, 2014

Attest:

Home Forward:

______________________________
Steven D. Rudman, Secretary

______________________________
David M. Widmark, Chair
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MEMORANDUM

To:

From:

Board of Commissioners
April Berg
Assistant Director, Development
and Community Revitalization
Mike Andrews, Director,
Development and Community
Revitalization

Date:

Subject:

April 15, 2014
Ratifies Intergovernmental
Agreement with Multnomah County
for Unthank Plaza Window
Replacement and Ventilation
Upgrades
Resolution 14-04-07

The Board of Commissioners is requested to approve an Intergovernmental Agreement
(IGA) with Multnomah County for Unthank Plaza window replacement.
This activity supports Strategic Operations Plan Goal 2: We will increase the number of
housing units for our community through preservation, development and acquisition.
ISSUE
The purpose of the IGA is to combine Multnomah County and Home Forward resources to
fund and implement window replacement and ventilation upgrades at Unthank Plaza, a
four story, 80-unit affordable housing building, constructed in 1978 and located in
Northeast Portland. The renovation work planned at Unthank Plaza will address deferred
capital needs, reduce long-term operating costs through improving building systems,
enhance livability for residents, and preserve low-income housing by leveraging outside
capital.
Under the terms of the IGA, Multnomah County will contribute approximately $140,000 in
weatherization grant and Home Forward will provide necessary funds to complete the
work, estimated at $90,000 including soft costs. Total project cost is approximately
$230,000. Multnomah County, as required by its weatherization program, retains
responsibility for procurement of a window replacement contractor, contract execution,
and administration. Home Forward’s share of the construction cost will pass through to
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Multnomah County who will issue contractor progress payments after receipt of Home
Forward review and approval of work completed. Home Forward is responsible for
product selection and design, in conformance with Multnomah County Weatherization
Program requirements. Home Forward will review and approve contractor selection, and it
will consult with Multnomah County staff on all aspects of contract administration.
Multnomah County and Home Forward are jointly responsible for inspections.
Work will commence in April 2014, with project completion in the summer of this year.
Multnomah County is committed to delivery of the work in accordance with Home
Forward’s construction schedule.
During the period 2005-13 the Multnomah County Weatherization Program benefited 1140
Home Forward units by providing weatherization improvements valued at over $3.1 million.
In 1999, Home Forward listed Unthank Plaza window replacement as a short term capital
need and noted that the windows are at the end of their useful life and a constant
maintenance problem due to air and water infiltration. Installation of new energy efficient
windows will result in a reduction in utility use and savings from decreased maintenance
costs.
Multnomah County’s weatherization grant covers approximately 65% of the project cost
which allows Home Forward to maximize the use of its capital grant funds. Home
Forward’s share of the cost is included in the current FY14 capital grant budget.
Inadequate funding, cost overruns, project delay, contractor non-performance, and impact
on residents are areas of concern for a project like Unthank Plaza.
The work will start construction within budgeted resources, which includes a 10% Home
Forward controlled contingency to account for unforeseen conditions. Home Forward has
engaged a third-party consultant QED Lab to perform window testing and inspections,
and assist Home Forward with quality control.
Multnomah County received bids on April 9, 2014 for the work and it is in the process of
evaluating the bids. All firms who submitted bids are listed on Multnomah County’s roster
of pre-qualified window installers.
Home Forward’s resident communications staff will manage resident notifications prior to
start of work, and coordinate directly with residents as the work progresses.
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Replacement of the existing windows and ventilation allows Home Forward to leverage its
capital grant funds and it will increase resident livability through a reduction in air and water
infiltration and ease of use.
As a condition of receipt of Multnomah County’s weatherization funds, Home Forward will
enter into a ten-year Property Use Agreement stating that 90% of the units will be
occupied by residents with incomes less than or equal to 60% of statewide median
income. In the event Unthank Plaza resident incomes exceed the Property Use
Agreement limits within the next 10 years, Home Forward will be required to reimburse
Multnomah County for a pro-rata share of the weatherization grant. The risk of exceeding
the Property Use Agreement income limits is very low as the current average resident
income is less than 30% of statewide median income with 2% of residents exceeding the
60% threshold.
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RESOLUTION 14-04-07
RESOLUTION 14-04-07 RATIFIES AN INTERGOVERNMENTAL AGREEMENT BETWEEN
HOME FORWARD AND MULTNOMAH COUNTY THAT PROVIDES FOR WINDOW
REPLACEMENT AT UNTHANK PLAZA
WHEREAS, Home Forward owns and operates Unthank Plaza Apartments, an 80-unit
affordable housing property located in Northeast Portland; and
WHEREAS, the Unthank Plaza windows and bathroom exhaust fans are at the end of their
useful life; and
WHEREAS, Multnomah County operates a Weatherization Program that provides
weatherization improvements to benefit low income residents in Multnomah County; and
WHEREAS, Home Forward and Multnomah County will enter into an Intergovernmental
Agreement (IGA) to jointly fund and manage Unthank Plaza window replacement; and
WHEREAS, the IGA provides for funding that includes $140,000 in Multnomah County
weatherization funds and a Home Forward contribution for the balance of the work
estimated at $90,000; and
WHEREAS, window replacement will be performed by a Multnomah County contractor
and Home Forward will approve the window installation and contractor payments, and
WHEREAS, the window replacement will result in a benefit to Home Forward and the
residents of Unthank Plaza; and
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NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby ratifies the Intergovernmental Agreement between Home Forward and
Multnomah County for replacement of Unthank Plaza apartment windows.
ADOPTED: April 15, 2014
Attest:

Home Forward:

_____________________________
Steven D. Rudman, Secretary

_________________________________
David M. Widmark, Chair
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MISSION MOMENT
Medallion Health Fair
Steven Keenan, Resident and Community Services Coordinator for Home Forward's
Medallion Apartments property, introduced Medallion resident Steve Goldberger to talk
about the health fair held at the property as part of its program developed from the
Neighbor-to-Neighbor Grant it received from Home Forward. The fair was held with the
collaboration of Adventist Health and a local church. Blood-pressure checks were offered,
as was health information. The street was closed for the event, which also had a mobile
food bank, music, a barbecue, a food basket raffle, and dancing. Neighbors from adjacent
properties also took part.
Chair David Widmark remarked on the success of the event. Goldberger noted that
months of coordination went into making the event a success.
Commissioner Brian Lessler asked if the event would be repeated. Goldberger said that it
would depend on funding and that the property might attempt different events so that
potential attendees would not become complacent. Keenan offered that the mobile food
bank visited the property monthly and that other smaller events would be held at the
property over the summer.
CONSENT CALENDAR
RESOLUTION 14-03-01
Authorize Issuance of Refunding Bonds for the Hamilton West Apartments Project
RESOLUTION 14-03-02
Authorize Issuance of Refunding Bonds for the Gretchen Kafoury Commons Project
RESOLUTION 14-03-03
Authorize Renewal of the Cecelia Partnership and the Trouton Partnership Credit
Enhancement Arrangements/Letters of Credit
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RESOLUTION 14-03-04
Authorize Application for Community Development Block Grant 108 Loan from
Portland Housing Bureau for Gladstone Square
RESOLUTION 14-03-05
Authorize Home Forward to Acquire the Limited Partner’s Interest in Gladstone
Square Limited Partnership
RESOLUTION 14-03-06
Authorize an Amendment to Kilmer Voorhees Laurick P.C. Contract
Chair David Widmark noted that the resolutions on the Consent Calendar had been
reviewed by the Board's Executive Committee, which recommended their approval.
Commissioner Brian Lessler moved to adopt the resolutions on the Consent Calendar.
Treasurer Katie Such seconded the motion.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
Treasurer Katie Such – Aye
Commissioner Jorge Guzman – Aye
Commissioner Miki Herman – Aye
Commissioner Benita Legarza – Aye
Commissioner Brian Lessler – Aye
Commissioner Charlene Mashia – Aye
MEETING MINUTES
Minutes of February 18, 2014, Board of Commissioners Meeting
Commissioner Brian Lessler moved to adopt the Minutes of the February 18, 2014, Board
of Commissioners meeting, as presented in the evening’s materials. Treasurer Katie Such
seconded the motion.
The vote was as follows:
Chair David Widmark – Aye
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Vice Chair Jim Smith – Aye
Treasurer Katie Such – Aye
Commissioner Jorge Guzman – Aye
Commissioner Miki Herman – Aye
Commissioner Benita Legarza – Aye
Commissioner Brian Lessler – Aye
Commissioner Charlene Mashia – Aye
REPORT
Executive Director’s Report
Executive Director Steve Rudman noted that the evening's agenda held three major items.
The first was Home Forward's annual budget. Congress having passed a budget gave
Home Forward the framework it needed to generate its own budget for the coming fiscal
year. It also relieved the potential cuts that would have resulted from further sequestration
of federal funding. Rudman reminded the Board of steps taken to adapt to the funding
sequestration that had gone into effect the previous year. He said that the new budget
reflected Home Forward moving from retrenchment to reinvestment. Home Forward
would be able to provide vouchers to new households from its waiting list—households
that would benefit from the increased payment standards that would be before the Board
later in the meeting. Home Forward would also move ahead with its 85 Stories project and
its investment in public-housing properties. Funding would be applied to infrastructure
needs that were deferred in previous years.
Rudman also announced that Home Forward's Moving-to-Work status was expected to
be renewed for another ten years.
Home Forward's Aging at Home Initiative would also be discussed, along with the
resolution to authorize Home Forward's collaboration with Cedar Sinai Park and Care
Oregon for the creation of a new model tying health to housing.
Lastly, as noted, the Board would be asked to authorize higher Section 8 payment
standards. Rudman noted the high occupancy rates for the area's rental properties, which
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made it difficult for tenants to rent where they wanted to live. Higher payment standards
would help address that.
Rudman also pointed out the items approved in the Consent Calendar and how they
resulted from the efforts of Home Forward's Asset Management team to restructure assets
and contribute to the organization's bottom line.
RESOLUTION 14-03-07
Authorize Fiscal Year 2015 Budget
Peter Beyer presented a slideshow regarding the budget. He noted that the Board's
materials included budget information for both Home Forward and Home Forward
Development Enterprises (HFDE). He explained how HFDE would be used in the 85
Stories project. Included in the slideshow were: reminders of the steps taken to adapt to
federal funding sequestration; a review of the trends for proration of federal funding; an
introduction of the budget for the new fiscal year and how it took into account the goal of
housing more people, voucher payment standards, staff compensation, capital repair
needs at public housing properties, information technology improvements, and operating
and capital reserves; a review of the principles that guided development of the budget,
such as having break-even funding flows, accounting for funds, and proration estimates;
and anticipated circumstances, such as planned development projects, providing more
households with rent assistance, continued high occupancy levels, and more property
transactions. Beyer summarized expected revenues and expenses.
He highlighted how some additional staff positions would be created through other legal
entities. Acknowledging prior Board concerns about adding positions after a year of poor
funding, Beyer noted that the budget dedicated expenses for the positions, but actual
approval of those positions would require separate Board approval. Lastly, he noted
potential exposures, including legislative changes, development delays, and property-level
risks.
Kathy Kodis joined Beyer before the Board. Commissioner Jorge Guzman asked what
operating reserves Beyer hoped to establish. Beyer replied that efforts to have the U.S.
Department of Housing and Urban Development (HUD) permit the establishment of such
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reserves were focused on either one month of Housing Choice Voucher payments and four
months of operating expenses for public housing or two months of reserves for both the
vouchers and the public housing units. Beyer expressed doubt that HUD would allow two
months of reserves for the vouchers, since that represented a higher amount overall.
Commissioner Charlene Mashia asked if the budgeted capital improvements were mostly
for the properties in the 85 Stories project. Beyer expected that there would be other
capital improvements, but that the 85 Stories project and the completion of the Stephens
Creek Crossing redevelopment would take up the bulk of the budgeted amount. He also
clarified for Commissioner Mashia the outcome of the budgeted investment in Home
Forward's information technology infrastructure (replacing roughly 200 computers and
moving some operations to the cloud).
Beyer clarified for Commissioner Miki Herman how smaller accounts, such as utilities and
depreciation, were reflected in the budget.
TC Coleman; Home Forward Rent Assistance Services Coordinator and Representative on
the Board of the American Federation of State, County, and Municipal Employees Local
that represented many Home Forward employees (AFSCME Local 3135); delivered public
comment regarding the budget. She introduced herself and her family. She relayed her
history of graduating from Home Forward's GOALS program and getting hired by Home
Forward. She said that higher costs of living made her more dependent on her Section 8
voucher now. While insurance and other costs have risen, her wage has stagnated. She
appreciated the recent offer made to increase staff wages, but said that it fell short of
inflation in Portland. Without a better wage, she could not imagine being able to relinquish
her Section 8 voucher so that it could help another household. She asked that the Board
give the Home Forward negotiating team the flexibility to negotiate for a higher wage
increase.
Elyse Alexander, Home Forward Real Estate Specialist and President of AFSCME Local
3135, delivered public comment regarding the budget. She introduced herself and said
that she and members of the unions that represent Home Forward employees were there
to ask for Home Forward's negotiation team to be given more flexibility in wage
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negotiations. She expressed that she valued continuing negotiations for extending the
unions' current contracts, and the additional flexibility would make room for dialogue. She
relayed details of her personal situation—on a public housing waiting list so that she could
afford to take care of her brother. She noted that her current wages did qualify her for
public housing. She asked that the Board recognize that Home Forward employees were
part of the population the organization sought to serve. She compared Home Forward's
need for financial stability to the need of employees for financial stability. She concluded
by saying that employees helped make the organization as effective as it is.
Jeff Klatke, Home Forward Senior Treasury Accountant and Representative on the Board
of AFSCME Local 3135, delivered public comment regarding the budget. He introduced
himself and noted media coverage of the increase of the cost of living in the local area. He
said that employees would continue to see inflation pressures on food, housing, and
transportation costs, and a two percent wage adjustment would not address the situation.
He also noted a compensation study that showed Home Forward wages were ten percent
below those of similar agencies. He added that wages had increased at the similar
agencies since the study had been conducted, but wages had held steady at Home
Forward. He said that deferring wage adjustments would simply create the need for higher
wage adjustments in the future. He asked that Home Forward's negotiating team be given
more flexibility in coming negotiations. He confirmed for Treasurer Katie Such that the
wages for the similar agencies that took part in the compensation study had been adjusted
for their local cost of living. He replied to Commissioner Brian Lessler to note that the
compensation study had been commissioned by Home Forward and copies should be
available internally.
Chair David Widmark thanked those who delivered public comments.
Treasurer Such noted the Board's reaction to the proposed budget at earlier meetings.
She recalled boom-and-bust budgeting cycles that Home Forward had seen before. She
appreciated that there had been a lot of hard work behind the scenes to produce the
proposed budget, and she urged everyone involved to consider how close the
organization had been to budgetary catastrophe and how budgets might be affected by
upcoming midterm elections. She appreciated that the staff furlough day and higher
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insurance rates hit those at lower incomes harder. She advocated an approach that
balanced the needs of the staff with financial prudence that takes into account the dearth
of good information coming out of the political process. Business Services Director,
Rebecca Gabriel clarified for Treasurer Such that the organization was bargaining for a
one-year rollover of the current contract, based on a desire not to open the full contract for
negotiation. Treasurer Such explained that the Board had thought the wage offer it
approved was good, and that she was chagrined that it was not what she had hoped it
was. She was glad to hear that a negotiating session would be held the following week.
She advocated a balanced approach that took caution to prevent layoffs. She said an
ongoing dialogue was important and acknowledged that HUD would never be able to
provide more clarity. She concluded by saying that negotiations could be wrenching and
that they were not any easier even when the organization was well-funded. She was glad
to hear that it was possible to get to a "yes." She said the backdrop for the discussions
should be the knowledge that a good budget can very quickly become a bad budget.
Chair Widmark noted that Treasurer Such had been speaking for the Board in her role as
Treasurer. Treasurer Such moved to adopt the resolution with the caveat that details would
be made clearer in coming months. Vice Chair Jim Smith seconded the motion.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
Treasurer Katie Such – Aye
Commissioner Jorge Guzman – Aye
Commissioner Miki Herman – Aye
Commissioner Benita Legarza – Aye
Commissioner Brian Lessler – Aye
Commissioner Charlene Mashia – Aye
RESOLUTION 14-03-08
Authorize Home Forward’s Housing with Services Partnership
Rachael Duke and Peter Beyer presented the resolution. Home Forward's Aging at Home
Initiative has included efforts to align resources and engage in strategic partnerships. Thus
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began the building of a relationship with Cedar Sinai Park. The relationship has developed
into this proposal to join a larger partnership and implement a new health-services delivery
model at eight apartment buildings, including four Home Forward properties. The larger
partnership would be a limited liability company (LLC) that bands together several
organizations working to implement the new model. The goals of the model included
improved health outcomes, cost savings, and better use of health resources. The model
would make use of Care Navigators and Care Coordinators to help out residents of the
selected buildings. The LLC would formalize the relationships among the participating
organizations without the need for multiple memoranda of understanding. The LLC would
also help manage the risk to the participating organizations. The resolution would
authorize an investment of $30,000 by Home Forward to the LLC, which would give Home
Forward a seat on the LLC's board, a place at the table for discussions of resident healthcare, and the data that results from implementing the model. Fifty percent of the residents
in the selected Home Forward buildings were covered by Care Oregon, and could make
use of the model. Cedar Sinai was reaching out to other providers to open up the model
to the rest of the residents. Cost savings and efficiencies were expected to draw in
additional providers.
Chair David Widmark thanked Beyer for distilling the information into the materials at hand.
He said they give a clearer picture of Home Forward's position.
Commissioner Brian Lessler asked if there was a firewall between Home Forward and the
LLC to prevent contingent liability. Beyer said that he had worked with counsel to ensure
that Home Forward was insulated. The LLC would contract with care providers. The care
providers would have insurance, the LLC would have insurance, and Home Forward would
remain a separate entity from the LLC. Commissioner Lessler said that arrangement
sounded good. He asked what costs were expected to be reduced. Duke explained the
implementation of similar models across the country. She said that much research had
been done that indicated, for those expected to need medical care, addressing health
needs early would save chronic expenses. The model was also designed with an
evaluative component to measure savings. Howard Klink of Cedar Sinai Park added that
having Care Oregon and other care providers as partners in the LLC would provide data
on costs for the clients in previous years. That data can be used to make a more efficient
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services-delivery model. Duke clarified for Commissioner Lessler that the model focused
on directing residents to health care efficiently, not putting clinics into properties. Though,
Care Coordinators would be registered nurses. Steve Rudman offered that even people
who have health coverage do not always use preventative care. Having people nearby
who can help them engage may change that behavior.
Commissioner Miki Herman asked if the implementation in Portland would be evaluated
against another program. Klink noted recent comparisons of results from similar programs
in other areas of the country. The use of navigators was common and resulted in a 3040% reduction in emergencies. An initiative that had been underway for 2-3 years also
showed improvements in costs and health. The best practices of the other programs were
built into the design of the one before the Board. Responding to a question from
Commissioner Herman about whether practices from a rural part of the county could help
in an urban area, Klink noted that the program used for comparison was not focused on
rural areas.
Vice Chair Jim Smith asked how a partner would exit, if they wanted to, and how the LLC
would be valued in the future. Beyer said that language was added so that partners could
exit. Existing would merely mean forgoing the commitment to implement the service
model. Valuation would not be critical to the process, since a partner would not take a
percentage of anything. The initial investment in the organization was meant more as a
contribution.
Commissioner Lessler expected that, as emergency services are needed less, hospitals
would see increased profits. He asked if any of those savings would be funneled to the
service-delivery program. Klink noted the agreement to establish the entity would not
address any funding streams; it was focused on operating procedures and liability. Service
agreements, which would address costs, would be separate instruments. Duke offered
that the national focus was lowering costs for communities through a variety of means,
and the model under discussion was one small part of that effort—not necessarily directly
relatable to whether hospitals make a profit or not. Commissioner Lessler said that
answered his question as much as it had an answer.
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Treasurer Katie Such drew a parallel to the Ten Year Plan to End Homelessness and how
efforts to house people who were chronically going through other systems resulted in
savings for hospitals and jails. Klink said that it would be nice if the saved funds could be
reprogrammed. He pointed out that the state would need outcomes in 17 areas or its
funding would be reduced. This could be seen as an incentive for the state to manage
budgets with a more broad perspective.
Commissioner Jorge Guzman presumed the LLC would generate revenue and asked if a
fee would be paid to it for the clients that used the program. Klink confirmed and reviewed
the rates, noting that rates per service provider would go down as the number of their
clients using the program increased.
Klink clarified for Commissioner Charlene Mashia that Cedar Sinai Park was not associated
with a well-known hospital. Duke explained that the organization ran nursing home and
assisted living facilities. It recently added four downtown buildings to its portfolio with the
intent to address resident needs while they lived in apartments, instead of waiting until they
needed more intensive care. The organization also developed a house for developmentally
disabled young adults who were exiting parental care. She confirmed for Commissioner
Mashia that Cedar Sinai Park served all ethnicities. Commissioner Mashia asked if Home
Forward could be involved in the program without joining the LLC. Duke emphasized that
joining the LLC would give Home Forward a voice, but residents at selected Home
Forward buildings would still be able to take part in the program without Home Forward’s
participation in the LLC. Duke added that there was hope to extend the program to other
housing properties. Klink offered that he would be happy to have Home Forward select
more buildings for the program and that he thought Home Forward's participation in the
LLC would be a good fit considering the services it has attempted to direct towards its
residents over the years and the benefits of participation.
Commissioner Benita Legarza asked that the packets distributed at the first presentation
regarding the program be given to the new commissioners.
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Commissioner Lessler said that he still had questions and, if asked to vote, he would
abstain. He left the meeting. Treasurer Such suggested that the topic could be discussed
further at the next Board work session.
Commissioner Guzman said it would help him to decide if he could see how the program
reached out to individuals. Duke discussed with him the types of information he would
want to see.
Commissioner Herman said she wanted to love the program but still had questions. She
also wanted the answers to the questions posed by other Board members.
Chair Widmark asked each commissioner to indicate whether they would prefer to discuss
the proposal at the next Board work session and bring it back for a vote at the next Board
meeting. Vice Chair Smith said he would prefer discussion at the work session and
clarified what he wanted to see as part of a business plan. Treasurer Such said she would
prefer discussion at the work session. She suggested setting some Board members as
proxies to compose a list of questions about the proposal. Commissioner Guzman said
he would prefer discussion at the work session. Commissioners Mashia and Legarza said
they were prepared to vote, but would not object to discussing the proposal at the work
session. Commissioner Herman said she would prefer discussion at the work session.
Chair Widmark said that Commissioner Lessler and Chair Emeritus Harriet Cormack had
indicated that they would appreciate further discussion at the work session. He asked that
Vice Chair Smith collect the commissioners' questions. He said the Board would vote on
the proposal at its next meeting.
RESOLUTION 14-03-09
Authorize Payment Standards Recommendations for the Section 8 Housing Choice
Voucher Program
Rent Assistance Director, Jill Smith presented the resolution; she handed out additional
charts. The resolution would change the method used to calculate payment standards for
Section 8 Housing Choice Vouchers. It would make use of Home Forward’s Moving to
Work authority to expand the range around HUD’s established Fair Market Rents in which
payment standards could be set (from 90%-110% to 80%-120%). Smith reviewed
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statistics describing the participants of the Housing Choice Voucher program. The change
would highlight that the Housing Choice Voucher program was about choice. Home
Forward was trying to help the community’s most needy compete in the private market.
To do that, Home Forward’s assistance must reflect the demands of the market. Portland
was the hottest rental market in the country, making it more difficult for voucher holders to
access housing. Twenty percent of the participants who received a voucher could not find
an apartment that would work for them. The change to the payment standards was one
tool that would help remedy that situation. Soon-to-be-implemented legislation preventing
discrimination based on voucher usage would also help. The new payment standards
would be set according to nine neighborhood groupings based on zip code boundaries.
HUD’s approval of expanding the range of permissible payments standards was expected
the following day.
Chair David Widmark asked if action would have to await HUD’s approval. Smith said the
lateness of HUD’s approval was not expected. If Home Forward heard nothing by the next
day, the plan would be approved. Chair Widmark noted that it sounded like a done deal,
but asked the Board members to keep in mind there was some risk involved.
Treasurer Katie Such noted that housing authorities were regularly criticized for
inadvertently concentrating poverty, partly because uniform payment standards had been
seen as rewarding participants for moving to where rent was lowest. Payment standards
that reflect more localized rent levels would help combat that perception. Smith agreed,
noting the desire to help participants live where they wanted to and the intent to measure
outcomes of the change.
Chair Widmark commended the effort that went into the resolution. He conveyed the
gratitude of his community and mentioned media coverage of the hypothesized
concentration of poverty.
Treasurer Katie Such moved to adopt the resolution. Vice Chair Jim Smith seconded the
motion.
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The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
Treasurer Katie Such – Aye
Commissioner Jorge Guzman – Aye
Commissioner Miki Herman – Aye
Commissioner Benita Legarza – Aye
Commissioner Brian Lessler – Absent
Commissioner Charlene Mashia – Aye
ADJOURN
There being no further business, Chair David Widmark adjourned the meeting at 8:15 PM.
Chair Widmark announced that the Board of Directors of the Home Forward Development
Enterprise Board would meet following this meeting.
EXECUTIVE SESSION
The Board of Commissioners of Home Forward did not meet in Executive Session
pursuant to ORS 192.660(2).
Attached to the Official Minutes of Home Forward are all Resolutions adopted at this
meeting, together with copies of memoranda and material submitted to the
Commissioners and considered by them when adopting the foregoing resolutions.
Celia M. Strauss
Recorder, on behalf of
Steven D. Rudman, Secretary
ADOPTED: APRIL 15, 2014
Attest:

Home Forward:

_______________________________

_______________________________

Steven D. Rudman, Secretary

David M. Widmark, Chair
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

April 9, 2014

Steve Rudman
Executive Director

Subject:

Executive Director’s Report

April Board Business
Business this month includes the governance structure for our community’s plan
to end homelessness, a report on a health care study at our Bud Clark Commons
apartments, and a financial transaction that will bring more operating funding to
the Children’s Center at Stephens Creek Crossing.
We also have had further negotiations on wages with our represented employees.
We will walk on a resolution if the outcome of our discussions is approved by
union membership early next week. I want to thank our labor partners for their
willingness to come together on a tentative agreement that is financially
sustainable yet recognizes the wage sacrifices our employees have made over the
last several years.


Governance Structure for Homelessness Efforts: Last year, a group that
included our jurisdictional partners, Home Forward, and key stakeholders
spent considerable time looking at how we might build upon and improve
efforts made under the first 10-year plan to end homelessness. As a result,
a new framework – A Home for Everyone: A United Community Plan to End
Homelessness in Multnomah County – was adopted. A Home for Everyone
calls for us to work more holistically to address what all acknowledge is a
community-wide problem.
A major recommendation is to create a structure that answers a community
call for shared governance that is more inclusive, transparent and
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accountable. The structure establishes a coordinating board that will be led
by a seven-member executive committee. Home Forward will have a seat
on the executive committee, which will be filled by our Board Chair David
Widmark. The committee will appoint the remainder of the coordinating
board. Board responsibilities include assessing needs, reviewing resources,
and making policy and funding decisions related to certain federal funding
our community receives. This is a major step forward for our collective
efforts around homelessness, as it will allow us to more easily develop
shared strategies and prioritize our efforts to tackle this very tough issue.


Bud Clark Commons Health Care Outcomes: With funding from the City of
Portland, we engaged the Center for Outcomes Research and Education
(CORE) at Providence Health Systems to look at how living at the Bud Clark
Commons affected health care costs for residents. The bottom line was
excellent: there were significant reductions in medical costs after moving
into the apartments.
Cost savings – a 55 percent decline in health care costs that translated into
an average cost savings of $1,107 a month per person – came as a result of
residents avoiding acute health crises and more expensive medical services.
The data is early evidence that this innovative housing model is having the
impact we had hoped. What pleases me most, however, is that the
outcomes go well beyond cost savings – the great majority of residents
reported a decrease in trauma events and improvements in physical and
mental health.



Children’s Center Financing: Our partner, Neighborhood House, has
approached us with an opportunity that involves securing New Market Tax
Credits as part of the financing for the Children’s Center at Stephens Creek
Crossing. The New Market Tax Credit program is complex, and this
transaction is no exception. Rather than attempt to summarize the process
involved, I would point you to the materials in the board packet, which walk
you through the detail.
While complicated, the transaction is low risk to Home Forward and
produces several benefits for Neighborhood House and the low-income
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populations they serve. They will use the proceeds to build their information
technology capacity and for programming at the Children’s Center, which
will enhance their ability to support Stephens Creek Crossing residents as
they pursue greater opportunities in their lives.
Operations Update
 Two Waiting Lists to Open: Next week we will open the waiting lists for
studios at Sellwood Center and three-bedroom apartments at the Northwest
Tower Annex. These apartments are deeply subsidized with project-based
Section 8, and there is a waiting list preference for seniors and persons with
disabilities. (The two buildings are in the first phase of our 85 Stories effort
to renovate our high rises, which involved changing the underlying subsidy
from public housing to project-based Section 8.) We have alerted
community partners and others who track these opportunities. Openings
are not routine; we open our public housing and project-based Section 8
waiting lists when waits for a particular bedroom size at an apartment
community are less than a year. In a typical year, we only have one or two
openings.


Great Things Happening at New Columbia: The community continues to be
a focal point for support from the many partners who have made enriching
life there a priority. The Timbers Army will break ground soon on Bless
Field, a youth-sized all-season soccer pitch. They are on the verge of
completing their fund raising and have the permitting they need. The field at
New Columbia is part of the Army’s Operation Pitch Invasion, a terrific civic
effort to support the metro area.
On April 5 we joined Mayor Charlie Hales, Janus Youth Programs, the East
Multnomah Soil and Water Conservation District, and volunteers to celebrate
the one-year anniversary of the community orchard planted at New
Columbia by the Portland Fruit Tree Project. A beautiful new sign
commemorates the name given by the community: Fruits of Diversity.

Upcoming Events
Please note our board meeting this month is at the Multnomah County building at
501 SE Hawthorne Boulevard in the Commissioners Board Room at 6:15 p.m.
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Our next work session is on Wednesday, May 7 at 5 p.m. at our New Market West
offices. Next month’s board meeting is on Tuesday, May 20 at 6:15 p.m. at our
Hollywood East Apartments, 1605 NE 45 th in the Lawrence Williams conference
room.
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Ian Slingerland, Assistant Director,
Rent Assistance;

Subject:

Rachael Duke, Supportive
Housing Program Director

April 15, 2014
A Home for Everyone Coordinating
Board: Shared Governance for
our United Plan to End
Homelessness

The Board of Commissioners is requested to adopt a resolution authorizing the Executive
Director to negotiate and execute intergovernmental agreements with the City of Portland,
City of Gresham and Multnomah County to establish the Home for Everyone Coordinating
Board as described in the attached Governance Charter for Portland/ Gresham/
Multnomah County Continuum of Care. Once these intergovernmental agreements are
completed, they will come before the Home Forward Board of Commissioners for
ratification.
The governance framework outlined in the Governance Charter for Portland/ Gresham/
Multnomah County Continuum of Care was reviewed and discussed at the April 2, 2014
Board of Commissioners Work Session. The information provided for that discussion is
included below.
Home Forward is significantly engaged, as both a funder and an implementer, in activities
tied to our community’s efforts to end homelessness. The proposed governance model
will result in a structure through which Home Forward, together with our partners at
Multnomah County and the Cities of Gresham and Portland, can adopt a shared agenda
related to ending homelessness, coordinate to best align and maximize resources, and be
accountable to shared outcome goals. As such, the proposed governance structure
supports Goal 1 of our Strategic Operations Plan: We will deploy resources with greater
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intentionality and alignment with other systems while increasing the number of households
served.
ISSUE
Home Again: A 10-Year Plan to End Homelessness was adopted by Multnomah County
and the City of Portland in December of 2004. It established ambitious goals, improved
service delivery and targeted investments and partnerships across public, private and
nonprofit sectors. In 2013, a “Reset Committee” was convened to bring together diverse
stakeholders to review and update the plan in light of new and ongoing challenges, new
opportunities and shifting federal funding priorities and mandates. Out of the Reset
Committee, A Home for Everyone: A United Community Plan to End Homelessness in
Multnomah County was developed and adopted. A key action item in a Home for
Everyone is the creation of a governing body to oversee implementation of the plan, make
policy recommendation to local government and funders, and coordinate local efforts with
state and federal policies
The proposed governance structure responds to two directives:
1. The community call for inclusive, transparent and accountable shared governance
found in A Home for Everyone.
2. Federal requirements for Continuum of Care and Emergency Solutions Grant
funding created by the HEARTH Act and the implementing regulations found in the
Continuum of Care Program interim rule.
The proposed governance charter will establish the Home for Everyone Coordinating
Board. The board will be led by an Executive Committee comprised of:
 the Mayor of Portland and the Portland Housing Commissioner
 the Multnomah County Chair and a County Commissioner
 the Mayor of Gresham or a designated member of the Gresham City Council
 the Executive Director of Home Forward or a member of our Board of
Commissioners
 a representative of a private funder jointly appointed by the Mayor of Portland and
the Multnomah County Chair
The Executive Committee will appoint the remainder of the Home for Everyone
Coordinating Board, which must include representatives of community stakeholders from
multiple sectors identified by HUD in the Continuum of Care Program Interim Rule.
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The Home for Everyone Coordinating Board will:
 Annually assess needs for housing and homeless services and recommend
prioritization of gaps in services to be filled with existing resources and/or resource
development.
 Annually review homeless system budgets and recommend funding scenarios.
 Directly make policy and funding decisions related to HUD Continuum of Care
(CoC) and Emergency Solutions Grant (ESG) funds.
 Develop and adopt A Home for Everyone Action Plan and associated annual
updates.
 Approve all portions of the regional HUD Consolidated Plan and associated Annual
Action Plans that specifically relate to the use of CoC and ESG funds.
 Approve annual CoC application, including its strategic plan goals and project
ranking.

ATTACHMENTS
1. A Home for Everyone Coordinating Board: Shared Governance for our United Plan
to End Homelessness (PowerPoint)
2. A Home for Everyone Coordinating Board: Summary (pdf)
3. Governance Charter for Portland/ Gresham/ Multnomah County Continuum of Care
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RESOLUTION 14-04-08
RESOLUTION 14-04-08 ADOPTING A GOVERNANCE FRAMEWORK WITH THE CITY
OF GRESHAM, MULTNOMAH COUNTY, AND HOME FORWARD FOR THE
CONTINUUM OF CARE PROGRAM
WHEREAS, The United States Department of Housing and Urban Development (HUD)
operates the Continuum of Care (CoC) Program, which promotes communitywide
investment to address homelessness; and
WHEREAS, The United States Department of Housing and Urban Development (HUD)
operates the Continuum of Care (CoC) Program, which promotes communitywide
investment to address homelessness; and
WHEREAS, The United States Department of Housing and Urban Development (HUD)
operates the Continuum of Care (CoC) Program, which promotes communitywide
investment to address homelessness; and
WHEREAS, In April 2013 the Home Forward Board of Commissioners adopted the
framework prescribed in A Home for Everyone: A United Community Plan to End
Homelessness in Portland and Multnomah County; and
WHEREAS, A Home for Everyone calls for the creation of a local governing body to
oversee implementation of the plan, to make policy recommendation to local government
and funders, and to coordinate local efforts with state and federal policies; and
WHEREAS, The United States Department of Housing and Urban Development
recognizes the geography included within the City of Portland, City of Gresham, and
Multnomah County as one community for purposes of the Continuum of Care Program;
and
WHEREAS, Home Forward is the Public Housing Authority serving the City of Portland,
City of Gresham and Multnomah County; and
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WHEREAS, Home Forward wishes to continue to engage in collaborative community-wide
efforts to address homelessness; and
WHEREAS, Home Forward, The City of Portland, City of Gresham, and Multnomah
County desire to collaborate toward a shared agenda to address homelessness by
creating the Home for Everyone Coordinating Board an intergovernmental entity
established in accordance with Oregon Revised Statutes (ORS) Chapter 190.
WHEREAS, The attached Governance Charter for Portland/Gresham/Multnomah
Continuum of Care, outlines the vision, principles, responsibilities and framework of the
Home of Everyone Coordinating Board.
NOW, THEREFORE, BE IT RESOLVED, the Board of Commissioners of Home Forward
authorizes the Executive Director to negotiate and execute intergovernmental agreements
with the City of Portland, City of Gresham and Multnomah County to establish the Home
for Everyone Coordinating Board as described in the Governance Charter for Portland/
Gresham/ Multnomah County Continuum of Care.
ADOPTED: APRIL 15, 2014
Attest:

Home Forward:

_________________________________
Steven D. Rudman, Secretary

_______________________________
David M. Widmark, Chair

2
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A Home for Everyone
Coordinating Board
Shared Governance for our United
Plan to End Homelessness

1
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Why Shared Governance?
U.S. Department of Housing and
Urban Development (HUD)
requires it
 Our community asked for it







Transparent decision making
More inclusive
Shared responsibility and
accountability
More efficient and effective

2
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What does it do?


Better shared knowledge:





Better evaluation:





Use data to assess needs and gaps in homeless systems
Develop common agenda/priorities across jurisdictions
Are we investing in effective services?
Do our equity strategies eliminate disparities?

Better coordination:




Specific concerns of local stakeholders are heard
Transparent allocation of federal funds (Continuum of
Care (CoC) and Emergency Solutions Grant (ESG))
Improve leverage for resource development
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What does it look like?


Chartered by:




Portland and Gresham City Councils
Multnomah County Board of Commissioners
Home Forward Board of Directors



Broadly representative Coordinating Board



Led by Executive Committee

4
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Executive Committee
Appoints rest of Coordinating Board
 Charters committees and
workgroups
Portland
 Sets work plans and goals
 Directs shared staffing
Gresham


Multnomah
County

Home
Forward

Private
funder/
Convener
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Coordinating Board
Includes Exec Committee
 Broadly representative:















Homeless/formerly-homeless and advocates
Providers (homeless services, domestic violence, culturally-specific)
Faith-based organizations
Businesses and workforce development
School districts and universities
Health care and behavioral health providers
Affordable housing developers
Law enforcement and criminal justice
Organizations that serve veterans
Oregon Department of Human Services self-sufficiency and foster care

At least 3 members nominated by community
6
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Coordinating Board
A Home for Everyone Coordinating Board

Assesses need, recommends priority gaps
 Review and recommend funding and strategies
 Make policy and funding decision for federal funds
(Continuum of Care and Emergency Solutions Grant)
 Develop annual action plan and measure success
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Next steps
Charter to jurisdictions in early April
 Accompanying intergovernmental agreement by
early May
 Exec Committee convenes in late May
 Exec Committee appoints Coordinating Board
(including community nominees)
 Coordinating Board convened in June
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A Home for Everyone Coordinating Board:
Shared Governance for Our United Community Plan
to End Homelessness for Portland/Multnomah County
Homelessness is a crisis, but it can be solved. Doing so requires an urgent, united response. In
April 2014, the Cities of Portland and Gresham, Multnomah County, and our local housing
authority (Home Forward) will charter a new body, the Home for Everyone Coordinating Board,
to establish shared governance of our community’s work to end homelessness.

How we got here








Over the past nine years, our community has come together in unprecedented ways to
respond to homelessness. The Ten Year Plan to End Homelessness was launched in
December 2004. It established ambitious goals, improved service delivery and targeted
investments and partnerships across public, private and nonprofit sectors.
Facing new and on-going challenges, such as the lagging economy and tight rental
market, opportunities such as those presented by the Affordable Care Act, and the need
to align with new federal funding opportunities and mandates, we recognized that we
needed a renewed vision that built on our past success and refocused our direction and
investments for the next five years and beyond.
In 2013, a Reset Committee, as it was known, was convened by the City of Portland,
Multnomah County and Home Forward, bringing together diverse stakeholders to
review data, listen to the community and learn from effective practices, locally and
nationally. Together, they created A Home for Everyone: A United Community Plan to End
Homelessness in Multnomah County.
One of the primary action items in that plan was development of a shared governance
body to coordinate and oversee the work of the plan.

What you told us
Through extensive outreach during and following the “Reset” process, we engaged a diverse set
of community stakeholders to better understand what you wanted from shared governance of
our community’s response to homelessness. You told us that shared governance should:
 Improve transparency and inclusiveness, with broad stakeholder representation.
 Foster a shared understanding of need, effective responses and priorities for investment.
 Promote shared responsibility and accountability for: a) making policy
recommendations to local government and funders; b) reviewing and developing
strategies to align and maximize the effectiveness of resources; and c) overseeing
coordination of local efforts with state and federal policies.
 Achieve equity for communities of color disproportionately affected by homelessness.
 Increase efficiency of decision-making and service delivery.
 Comply fully with federal regulations requiring community oversight of federal
resources dedicated to preventing and ending homelessness.
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What we’ve planned
Based on what we heard from you, we are working to establish this spring the Home for
Everyone Coordinating Board. The board will be led by an Executive Committee comprised of:
 the Mayor of Portland and the Portland Housing Commissioner
 the Multnomah County Chair and a County Commissioner
 the Mayor of Gresham or a designated member of the Gresham City Council
 the Executive Director of Home Forward or a member of its Board of Directors
 a representative of a private funder jointly appointed by the Mayor of Portland and the
Multnomah County Chair
The Executive Committee will appoint the remainder of the Home for Everyone Coordinating
Board, which must include representatives of community stakeholders from multiple sectors:
 Providers of nonprofit homeless assistance, domestic violence victim services, and
culturally-specific services providers
 Faith-based organizations
 Businesses and workforce development organizations
 Homeless and formerly homeless individuals and their advocates
 School districts and universities
 Social service, health care and behavioral health providers
 Affordable housing developers
 Law enforcement and criminal justice
 Organizations that serve veterans
 Oregon Department of Human Services self-sufficiency and foster care programs
The Home for Everyone Coordinating Board will:
 Annually assess needs for housing and homeless services and recommend prioritization
of gaps in services to be filled with existing resources and/or resource development.
 Annually review homeless system budgets and recommend funding scenarios.
 Directly make policy and funding decisions related to HUD Continuum of Care (CoC)
and Emergency Solutions Grant (ESG) funds.
 Develop and adopt A Home for Everyone Action Plan and associated annual updates.
 Approve all portions of the regional HUD Consolidated Plan and associated Annual
Action Plans that specifically relate to the use of CoC and ESG funds.
 Approve annual CoC application, including its strategic plan goals and project ranking.

What happens next




In early April 2014, the Portland and Gresham City Councils, Multnomah County Board
of Commissioners, and Home Forward Board of Directors will review for approval a
detailed charter to establish the Home for Everyone Coordinating Board.
Community stakeholders will be able to nominate members for the Home for Everyone
Coordinating Board before it is convened early this summer, and all meetings of the
Home for Everyone Coordinating Board and its Executive Committee will be public.

If you have questions or want to contribute more to the conversation, contact Ryan Deibert at
the Portland Housing Bureau (ryan.deibert@portlandoregon.gov).
A Home for Everyone Coordinating Board Summary – 03/19/2014 – Page 2
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GOVERNANCE CHARTER FOR PORTLAND/ GRESHAM/
MULTNOMAH COUNTY CONTINUUM OF CARE
The purpose of this charter is to:





confirm the vision and principles that will guide the Continuum of Care (CoC) towards
ending homelessness
establish the structure of the governance body for the CoC (the “CoC Board”)
establish the overall scope of responsibility of the CoC Board, including the general
limitations of its budgetary and policy-making authority

The charter shall be initially ratified by the chartering jurisdictions (Portland City Council,
Multnomah County Board of Commissioners, Gresham City Council and Home Forward Board
of Commissioners), and then reviewed, updated annually by the CoC Board as described
herein. Any significant proposed changes to the structure or scope of the CoC Board must be
authorized by the chartering jurisdictions prior to enactment.

VISION AND PRINCIPLES FOR THE CONTINUUM OF CARE
Over the past decade, national housing and service resources have gradually diminished.
Communities across the country are struggling to help families and individuals experiencing
homelessness to return to housing, and our resolve to end homelessness has grown even
stronger. In 2012, a new committee was convened by the City of Portland, Multnomah County
and Home Forward which brought together diverse stakeholders to review data, listen to the
community and learn from effective practices, locally and nationally. The result of their work was
A Home for Everyone: A United Community Plan to End Homelessness in Multnomah County.
The plan was adopted by the chartering jurisdictions in 2013, and includes the following vision
and principles that shall guide the work of the CoC.
Our vision:
No one should be homeless –everyone needs a safe, stable place to call home.
Our principles are to:
• Prioritize vulnerable populations
Homelessness has significant detrimental effects on everyone, yet there are some whose health
and safety are placed at even greater risk for harm without a safe and stable place to call home.
These groups include, but are not limited to: children, women fleeing from domestic violence
situations and people with disabilities. Strategies to identify and assist the most vulnerable
groups will be prioritized.
• Promote racial and ethnic justice
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To eliminate the disproportionate rates of homelessness among many communities of color, we
will adopt strategies to achieve equity in both access and outcomes in all areas of housing and
services. These strategies will include culturally specific services, using a racial equity lens
across all program investments and dedicated funds to eliminate disparities by race and
ethnicity.
• Use data-driven assessment and accountability
To best utilize our resources, we must understand the outcomes of our investments, evaluate
progress and demonstrate accountability. We will continue to improve and expand our
communitywide data system so funders and providers can efficiently collect data, share
knowledge for better client outcomes and report outcomes against the goals of the plan.
• Engage and involve the community
Policy makers and community stakeholders must understand the magnitude of the challenge,
the costs if we don’t meet the challenge, our strategies for ending homelessness and the
importance of obtaining and allocating resources equal to our aspirations. A Home for Everyone
will ensure that the specific concerns and interests of our local, regional and national
stakeholders are heard.
• Strengthen system capacity and increase leveraging opportunities
The longstanding solutions to prevent and end homelessness transcend multiples systems of
care, foster care, domestic violence, community justice, health, mental health and addictions
and available resources. To permanently end homelessness, we must strengthen efficiencies in
our current system and better align other resources towards ending homelessness.

RESPONSIBILITIES OF THE CONTINUUM OF CARE
The Portland/Gresham/Multnomah County Continuum of Care (CoC) shall be the collective
membership body of representative stakeholders charged with ending homelessness in
Multnomah County. Unless otherwise specified, the CoC’s scope of responsibilities shall include
oversight, organization, and implementation of a comprehensive, integrated approach to service
delivery for people experiencing homelessness or at risk of becoming homeless in Multnomah
County, consisting of six priority program areas as described in A Home for Everyone: housing;
income and benefits; health; survival and emergency services; access to services; and system
coordination.
While the CoC’s work will focus, at a minimum, on those services funded through the U.S.
Department of Housing and Urban Development’s Continuum of Care and Emergency Solutions
Grant programs, its work is intended to be generally inclusive of all housing and services for
people experiencing homelessness or at risk of becoming homeless in Multnomah County,
regardless of the funding source associated with the services. On behalf of the chartering
jurisdictions and under direction of the CoC Board, the actions of the CoC may be completed by
the membership at large, or through delegation to various subcommittees and task forces, a
CoC lead agency or other CoC network groups. Specifically, the CoC shall complete these
actions:
Operate a CoC


Develop, follow, and annually recommend updates to this governance charter.
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Establish and operate either a centralized or coordinated assessment system that
provides an initial, comprehensive assessment of the needs of individuals and families
for housing and services.
In consultation with recipients of U.S. Department of Housing and Urban Development
(HUD) Emergency Solutions Grant (ESG) funds within the CoC, establish and
consistently follow written standards for providing CoC assistance.
Consult with CoC service providers to establish performance targets appropriate for
population and program type.
Monitor performance of CoC service providers, specifically including HUD-funded CoC
and ESG recipients and sub recipients.
Evaluate the outcomes of projects funded within the CoC, including those funded under
HUD’s ESG and CoC programs.
Work with CoC projects that perform poorly to improve outcomes
Report the outcomes of CoC projects to HUD annually

Conduct CoC Planning









Coordinate the implementation of a housing and service system within the CoC’s
geographic area that meets the needs of homeless individuals and families. At a
minimum, such a system encompasses the following:
 outreach, engagement, and assessment
 shelter, housing, and supportive services
 prevention strategies
Plan for and conduct, at least biennially (i.e., every other year), a point-in-time count of
homeless persons within the CoC geographic area that meets HUD requirements,
including a housing inventory of shelters, transitional housing, and permanent housing
reserved for homeless persons, in general, and chronically homeless persons and
veterans, specifically, as HUD requires.
Conduct an annual gaps analysis of the needs of homeless people, as compared to
available housing and services within the CoC geographic area.
Provide information required to complete the Consolidated Plan (a required planning
document that sets priorities for local uses of HUD formula funds, including HOME,
ESG, HOPWA, and CDBG) within the CoC geographic area.
Consult with State and local government ESG recipients within the CoC geographic area
on the plan for allocating ESG funds and reporting on and evaluating the performance of
ESG recipients and sub recipients.

Designate and Operate a Homeless Management Information System (HMIS)




Designate a single HMIS for the CoC’s geography, and an eligible applicant to serve as
the CoC's HMIS lead agency.
Review, revise and approve a CoC HMIS data privacy plan, data security plan, and data
quality plan.
Ensure that the HMIS is administered in compliance with HUD requirements.
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Ensure consistent participation by CoC and ESG recipients and sub recipients in the
HMIS.

Prepare an Application for HUD CoC Funds







Design, operate, and follow a collaborative process for the development of a CoC
application to HUD.
Establish priorities that align with local and federal policies for recommending projects
for HUD Homeless Assistance CoC Grant funding.
Designate an eligible collaborative applicant to collect and combine the required
application information from all applicants.
Determine whether to select the collaborative applicant to apply for Unified Funding
Agency designation from HUD.
Approve the final submission of applications in response to the CoC Notice of Funding
Availability.
Review MOU between entities as needed for direct responsibilities related to application.

Develop and Implement an Action Plan for A Home for Everyone







Annually assess CoC funding from all sources and make recommendations for
coordination of investments in safety net services and permanent solutions, which will
help “break down silos” among various systems (health, community justice, mental
health).
Preserve public and private investments, with a commitment to align dollars to be used
as effectively and efficiently as possible.
Set ambitious goals and hold the CoC accountable to measuring and achieving them.
Create strategies to leverage additional resources among public, philanthropic,
business, faith and secular nonprofit sectors.
Identify new resources and develop proactive strategies to meet CoC goals.

MEMBERSHIP OF THE CONTINUUM OF CARE BOARD
The CoC Board shall be known as the Home for Everyone Coordinating Board, and it will be led
by an Executive Committee of the Coordinating Board.

Executive Committee Leadership
The Home for Everyone Coordinating Board shall have an Executive Committee that consists of
representation from Gresham (1), Portland (2), Multnomah Country (2), Home Forward (1) and
a private funder/convener (1) for a total of seven chartered voting members who will exercise
the authority as described throughout this Charter:
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The representative from Gresham shall be the Mayor of the City of Gresham or a
member of the Gresham City Council appointed by the Mayor.



The representatives from Portland shall be the Mayor of the City of Portland and the
Portland City Commissioner in charge of the Portland Housing Bureau.



The representatives from Multnomah County shall be the County Chair and a County
Commissioner appointed by the County Chair.



The representative from Home Forward shall be appointed by the Home Forward Board
of Commissioners and shall be either the Executive Director or a member of the Home
Forward Board of Commissioners.



The representative of a private funder/convener shall be jointly appointed by the Mayor
of the City of Portland and the Multnomah County Chair.

The Executive Committee may, at its discretion, elect to expand to include two additional voting
members as selected by chartered Executive Committee members. Two representatives from
the Coordinating Board will participate in Executive Committee meetings as non-voting
members.
The Executive Committee shall annually elect a Chair. The duties of the Chair are described
further below.
When the members of the Executive Committee are chartered by role, terms of individual
Executive Committee members shall be the duration of time in which they continue to hold the
role. Executive Committee members appointed by others shall hold two-year terms. There is no
limit to the number of terms an individual can serve.
Executive Committee meetings will be conducted in accordance with Oregon’s Public Meetings
Laws and will be directed by the Executive Committee Chair. The Executive Committee Chair
may designate other Executive Committee members to direct Executive Committee meetings if
required due to Executive Committee Chair absence. Regular meetings will be held at least
once per quarter. Additional meetings may be called by any member of the Executive
Committee. At a duly called meeting of the Executive Committee, a majority of the Executive
Committee or greater than 50% shall constitute a quorum. All business of the Executive
Committee will be transacted at a duly called meeting of the Executive Committee. Meeting
dates, locations and agendas will be made public at least one week in advance of the meeting.
Notes from the meeting will be posted publicly within seven business days of the meeting.
The Executive Committee will strive to make decisions through modified consensus. When
consensus is not possible, decisions shall be made by a vote of the majority of Executive
Committee members present. When an Executive Committee member is not able to attend a
duly called meeting, he or she may, with prior notice to the Executive Committee, designate a
proxy. Designations of proxies to conduct Executive Committee business should be rare. If an
Executive Committee member assigned by chartered role is unable to routinely conduct
Executive Committee business, his or her chartering jurisdiction should seek to amend the
charter to assign Executive Committee representation through another role.

A Home for Everyone Coordinating Board
The membership of the Coordinating Board will be appointed by the Executive Committee and
shall include members of the Executive Committee. The Executive Committee will initially
appoint a minimum of three Coordinating Board members from a group of up to six individuals
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nominated by the general membership of the CoC. The Executive Committee will identify and
address membership gaps in essential sectors, from key providers or other vital stakeholders
(see below). Executive Committee members will ensure that the Coordinating Board has
membership that is representative of the community and includes at least one homeless peer or
formerly homeless individual. Coordinating Board membership is specifically intended to bring
broad representation from multiple service delivery systems and areas of expertise within the
community. It must include representation from all of the sectors or stakeholders listed below.
To limit the size of the Coordinating Board, individual board members may represent multiple
sectors or stakeholders.
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Nonprofit homeless assistance providers
Domestic violence victim service providers
Culturally-specific service providers
Faith-based organizations
Governments
Businesses and workforce development organizations
Advocates
Public housing agencies
School districts
Social service providers
Behavioral health providers
Hospitals and primary health care providers
Coordinated Care Organizations
Universities
Affordable housing developers
Law enforcement and criminal justice
Organizations that serve veterans
Homeless and formerly homeless individuals
Oregon Department of Human Services self-sufficiency and foster care programs
Other relevant organizations within Multnomah County as determined by the Executive
Committee

The members of the Coordinating Board shall elect two Co-chairs who will act as primary
liaisons between the Coordinating Board and the Executive Committee and who will participate
in Executive Committee meetings as non-voting members of the Executive Committee.
Coordinating Board meetings will be conducted in accordance with Oregon’s Public Meetings
Laws and directed by the Coordinating Board Co-chairs. The Coordinating Board Co-chairs may
designate other Coordinating Board members to direct Coordinating Board meetings if required
due to Coordinating Board Co-chairs’ absence. Regular meetings will be held at least once per
quarter, but generally on a monthly basis. Additional meetings may be called by the
Coordinating Board Co-chairs. At a duly called meeting of the Coordinating Board, a majority of
the Coordinating Board or greater than 50% shall constitute a quorum. All business of the
Coordinating Board will be transacted at a duly called meeting of the Coordinating Board.
Meeting dates, locations and agendas will be made public at least one week in advance of the
meeting. Notes from the meeting will be posted publicly within seven business days of the
meeting.
The Coordinating Board will make decisions by a vote of the majority of Coordinating Board
members present. An Executive Committee member may delegate his or her participation in the
Coordinating Board to a regular designee. When an Executive Committee member is not able to
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attend a duly called meeting, he or she may, with prior notice to the Coordinating Board Cochairs, be represented by his or her regular designee or by an alternate proxy. Other
Coordinating Board members may not designate proxies. If a Coordinating Board member is
unable to routinely conduct Coordinating Board business, the Executive Committee should seek
to assign Coordinating Board representation to another appointed individual.

Terms of Service
Members of the Coordinating Board, other than non-appointed Executive Committee members,
shall serve two year terms. There is no limit to the number of terms that an individual can be
elected or appointed to serve. Coordinating Board members appointed by the Executive
Committee may have their appointments revoked at any time and at the sole discretion of the
Executive Committee.

Coordinating Board Responsibilities
The Coordinating Board, with oversight by the Executive Committee, will be responsible for
providing input and recommendations regarding the following actions:
•

•

•

•
•

•

Annually assess needs for housing and homeless services and recommend prioritization
gaps in services to be filled through reallocation of existing resources and/or additional
resource development
Annually review shared homeless system budgeting analysis and recommend prioritized
resource allocation scenarios to chartering jurisdictions and other system funders. These
analyses should be inclusive of all CoC resources, including those from HUD, from
chartering jurisdictions, and from private sectors.
Directly make policy and funding decisions related to the following CoC resources:
• HUD Continuum of Care funds
• HUD Emergency Solutions Grant funds
Develop and adopt A Home for Everyone Action Plan and associated annual updates
Approve all portions of the regional HUD Consolidated Plan and associated Annual
Action Plans as specifically related to the use of HUD Continuum of Care and
Emergency Solutions Grant funds
Approve annual HUD Continuum of Care application, including associated strategic plan
goals and project ranking

Relationship between Executive Committee and A Home for Everyone
Coordinating Board
As a subset of the A Home for Everyone Coordinating Board, the Executive Committee will
participate in the Coordinating Board, either directly or through regular designees. Two chairs
from the Coordinating Board will attend Executive Committee meetings and present findings
and recommendations from the Coordinating Board. Unless otherwise designated by the
Executive Committee, all decisions made by the Coordinating Board must be forwarded to the
Executive Committee for review. The Executive Committee, at its sole discretion, may either
ratify the decision of the Coordinating Board (in which case the decision stands) or reject the
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decision (in which case the decision is returned to the Coordinating Board for further discussion
and review). If, after further discussion and review, a second decision of the Coordinating Board
still conflicts with that of the Executive Committee:



The decision of the Coordinating Board shall control when decisions specifically focus on
HUD CoC or ESG funding, policies related to the implementation of HUD CoC- or ESGfunded programs or the HUD CoC annual application.
The decision of the Executive Committee shall control in all other matters.

Beyond the broader scope of duties of the Coordinating Board, the Executive Committee shall
additionally:
•
•

•

Designate and direct a lead agency for the CoC. The Executive Committee Chair will
oversee the operations of the lead agency.
Appoint other members of the broader Coordinating Board and direct the scope of work
of the Coordinating Board, including working with the Coordinating Board Co-chairs to
establish Coordinating Board meeting agendas
Establish any associated CoC committees, task forces, or ad hoc work groups, define
their membership and generally establish and direct their scopes of work.

Subcommittees and Network Groups
The Executive Committee shall charter subcommittees, task forces, ad hoc workgroups and
other network groups associated with the A Home for Everyone Coordinating Board as it deems
necessary to conduct the work of the CoC, and may restrict or directly appoint the membership
therein.

Conflict of Interest
No member of the Coordinating Board or Executive Committee shall participate in or influence
discussions or resulting decisions concerning the award of a grant other financial benefits to the
member or the organization that the member represents. Coordinating Board and Executive
Committee members shall report conflict of interest to the Executive Committee and the
Coordinating Board, and recuse themselves from discussions or resulting decisions on issues
where a conflict of interest exists..

GENERAL MEMBERSHIP OF THE CONTINUUM OF CARE
Beyond its governance structure, as chartered herein, the general membership of the CoC shall
be established as follows: Any individual interested in productively shaping the delivery of
housing or homeless services in Multnomah County who annually attends at least one
recognized meeting of the CoC and provides basic contact information will be recognized as a
general member of the CoC. Recognized meetings of the CoC include the meetings of the
Executive Committee, the Coordinating Board and other chartered subcommittees, task forces,
ad hoc workgroups, or other network groups. This shall not exclude, however, the Executive
Committee from limiting participation in subcommittees, task forces, ad hoc workgroups and
other network groups associated with the A Home for Everyone Coordinating Board as it deems
necessary to conduct the work of the CoC.
04/09/2014
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General members of the CoC may participate in biannual general membership meetings and
may participate in nomination of up to three Coordinating Board members as described above.

TRANSPARENCY OF OPERATIONS
All meetings of the A Home for Everyone Coordinating Board, its Executive Committee, and the
various subcommittees and workgroups established by the Executive Committee will be public.
The work of the A Home For Everyone Coordinating Board shall be published on a publicly
available website, and relevant updates and announcements shall be distributed through a
single publicly-accessible email distribution list to the full CoC membership. At least twice
annually, the Coordinating Board shall convene a general membership meeting of the full CoC.
At a minimum, the meeting agenda will include nomination to fill any vacancies for the three
Coordinating Board members selected from general membership nominees. That nomination
process will occur through written ballot to document the majority vote of all CoC members in
attendance.
Other forms of public communication may be used to communicate with the full CoC
membership, generally in alignment with the principles and procedures outlined in the
Consolidated Plan’s Citizen Participation Plan and in accordance with Oregon Public Meetings
laws.

04/09/2014
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Rachael Duke, Supportive
Housing Program Director

Subject:

April 15, 2014
Health-Focused Evaluation at
The Apartments at Bud Clark
Commons

This memorandum was shared with the board at the April 2, 2014 work session and
provides the necessary context for tonight’s presentation.
This briefing is intended to provide the board with initial information about a recent
evaluation at the Bud Clark Commons. The briefing is informational only and no action is
required of the board. Later this month Home Forward Commissioners will have the
opportunity to hear from Jennifer Matson from the Center for Outcomes Research and
Education (CORE). CORE conducted the recently completed study. The study is
attached to this memorandum.
Work related to the integration of housing and health care supports Strategic Operations
Plan Goal 3: We will strengthen our relationship with the people we serve by increasing
mutual accountability and by improving our ability to connect them to vital services in the
community.
ISSUE
In March, 2014, CORE completed a study focused on health care outcomes at the Bud
Clark Commons. Evaluators completed 98 interviews with residents and followed up with
research on claims data for the 59 residents that were also Medicaid members. Data
included a complete record of health care encounters and associated costs from 2010
forward.
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Major findings include:






There are significant reductions in medical costs after moving into Bud Clark
Commons – total Medicaid cost reductions were greater than three-quarters of a
million dollars in the first year following resident move-in.
Cost savings came from residents avoiding acute health crises and more expensive
medical services.
Residents saw a significant decline in unmet health care needs and improvements
in physical and mental health.
Challenges remain, especially as staff look to support residents who are or wish to
be in recovery.

Over the next few weeks, other organizations including Health Share (our local
Coordinated Care Organization), the Coalition of Community Health Clinics, as well as city
and county staff will also be briefed. Our hope is that this study will provide some insight
into the possible impacts that housing can have on health care and how health care can
improve and stabilize our residents with health related needs.

2
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INTEGRATING

HOUSING & HEALTH
A HEALTH-FOCUSED EVALUATION
THE APARTMENTS AT BUD CLARK COMMONS

PREPARED FOR HOME FORWARD BY:
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CORE
The Center for Outcomes Research & Education
Providence Health & Services
5211 NE Glisan
Portland, OR 97213
503-215-7184
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INTEGRATING

HOUSING & HEALTH

A HEALTH-FOCUSED EVALUATION OF THE APARTMENTS AT BUD CLARK
INTRODUCTION: NEW APPROACHES TO HEALTH

The way we think about health care is being
increasingly challenged, with the old model of
treating sickness rapidly giving way to an approach that emphasizes creating health. Key to
these new strategies are the so-called “social
determinants of health” - factors such as food,
transportation, and housing that lay the essential groundwork for a population-health focused approach to health care.
Oregon’s Coordinated Care transformation has
created a rare opportunity to break down the
artificial wall between health care and public
health. By combining a global Medicaid budget, new flexibilities in how health care dollars
can be spent, and strict accountability for population health, Oregon has created both an
imperative and an architecture for profound
change.
What it has not created is a roadmap: the how
is still up to local communities. The state’s Coordinate Care Organizations (CCOs) are actively
looking for new, effective, community facing
strategies that can generate positive health
outcomes in the communities they serve. The
time is ripe to rigorously evaluate these emerging strategies in order to systematically identify
and spread the most effective approaches.

Bud Clark Commons (BCC) represents one such
potential approach. A housing service that
combines fully integrated services with a
“harm reduction” model that prioritized housing for the most vulnerable applicants, BCC has
provided stable housing to some of Portland’s
most vulnerable residents since 2011, with
over 80% remaining in permanent housing.
BCC is one of many housing-first/harmreduction based permanent supportive housing programs across the country. The approach
is recognized by HRSA as an evidence-based
practice, and supported by HUD as a bestpractice for chronically homeless adults.

The Apartments at Bud Clark Commons (BCC) provide 130 apartments
and supportive services for some of
Portland’s most vulnerable homeless residents. Since opening its
doors in 2011, the building has
housed just over 200 residents.
BCC provides full-spectrum services
to Portland’s homeless community,
but its primary innovations are twofold:

1. The integration of health and
wellness services within a supportThis reports presents results from an evalua- ive housing program.

tion of the impact of BCC housing on residents’
health and health care costs. BCC residents
often have numerous health issues and complex psychosocial barriers that make them
among the costliest patients to care for in the
community. CCOs are increasingly looking for
new strategies to effectively care for highly
complex and costly patient populations; our
intent was to determine if stable housing with
integrated services had any impact on health
care costs and outcomes for the residents of
BCC.

KEY OBJECTIVES
We approached this evaluation with two key objectives in mind:
Aim 1: Assess the impact of stable housing on
utilization and cost outcomes.

Aim 2: Assess the impact of stable housing &
services on self-reported health outcomes.

We examined longitudinal administrative data
on health care utilization and costs for BCC
residents, covering the years prior to and since
moving into housing. We assessed change in
the utilization of health care and the associated costs of that care. Our intent to was to determine if stable housing through BCC impacted the health care costs of residents.

We designed a guided survey to ask residents
about the ways their health status, health behaviors, health care use, and trauma experiences have changed since taking up residence
at BCC. We also asked them to identify which
integrated services they use and to evaluate
the usefulness of those services.
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2. The “harm reduction model,”
which prioritizes housing for the
most vulnerable applicants and does
not screen out residents who are
struggling with addiction.
Applicants must have an annual
income that does not exceed 35% of
area median income for their family
size and meet the requirements of
the Public Housing program. Priority
is given to applicants who score
highest on a vulnerability assessment. Referrals primarily come
from community health clinics.
Although there are services on site,
the apartments are independent
living and residents receive health
care in the community. The studios
have full kitchens and baths. Community space with television and
free
internet
access,
along
with laundry facilities and spacious
balconies, are available for residents. The controlled access building has a 24-hour desk and resident
services staff on site.
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METHODOLOGY
WHO WAS INCLUDED?
Working with BCC staff, we reached out to all current BCC residents (as of our fielding period, Winter 2013) as potential
study participants. We provided modest compensation for residents’ time in the form of gift cards. Because many residents
are still active drug users, residents who were too impaired to provide coherent data were allowed to complete the interview to their best ability and were compensated, but results were excluded from the analysis. Some residents had to return
to complete their interview, but ultimately 98 of the 99 surveys were included in the analysis (76% response rate among 130
residents).
Residents who completed interviews were also included in the claims data analysis; those who did not agree to complete
interviews were considered non-participants and were not included in any part of the study.

SURVEYS

CLAIMS DATA

We developed a short survey instrument, administered in
the form of a semi-structured in-person interview, to collect
information directly from participants. The interviews included a mix of scaled survey items and more open-ended
responses, and had three main data collection goals:

We analyzed Medicaid claims data for 59 of the 99 individuals we interviewed (the remaining were not Medicaid members). Our data included a complete record of health care
encounters and associated costs from 2010 forward; for
most individuals in our study this represented several years
of both pre and post-BCC data.

Self-reported health: We asked participants to tell us
about their subjective health before and after moving
into BCC.
Self-reported access & utilization: We asked participants to recall major health care needs and utilization in
the year before, and in the year(s) after, moving into
BCC.
Use of services: We asked participants a series of questions about which onsite services they used, and asked
them to rate those services.
Trauma experiences: We asked participants to tell us
how often various types of traumatic events had happened to them in childhood, in adulthood before moving into BCC, and since moving into BCC.

PARTICIPANT DEMOGRAPHICS
99
Of 130
Residents
Participated

56%

49

Female

Average Age

1.7 yrs

60%

Average Time
Since Move In

% with Medicaid

We used each individual’s move-in date as an “index date,”
then split their claims data into two segments based on that
index date. All health care encounters for a participant
were tagged according to when they occurred in relation to
the index date. Encounters were also categorized into service domains representing the type of care they represented
(i.e, emergency department visits, primary care visits, inpatient behavioral health visits, and so on). We then summed
the total number of encounters and the total costs for each
person, in total and by domain of care, before and after they
moved into BCC.

STATISTICAL TESTING
For outcomes of interest, we used two-tailed t-tests to assess whether the average (mean) score prior to moving into
BCC was significantly different from the mean score for our
study group after moving into BCC. For outcomes measured as proportions rather than mean scores, we used twotailed chi-square tests of association. We flagged results
with p-values of .05 or smaller as statistically significant.
More information about our study methods are available
in the Appendix.
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RESULTS:

HEALTH CARE USE & COSTS
SIGNIFICANT REDUCTIONS IN TOTAL MEDICAID COSTS
KEY FINDING: In the year before they moved into BCC, residents on Medicaid averaged total health care costs of
$2,006 per month. In the year after moving in, average
costs were $899 per month, a 55% decline. Total cost Medicaid cost reductions were greater than three-quarters of a
million dollars in the first year following resident move-in.
We analyzed claims data for BCC residents who were Medic
aid members in order to assess whether health care costs
changed after they moved into BCC. We wanted to assess
whether acquiring stable housing with integrated services
resulted in different health care utilization patterns and lower overall costs.
Our analysis suggests a significant change in post-housing
health care costs. On average, Medicaid paid $2,006 per
month in total claims for BCC residents in the year before
they moved in. In the year after, Medicaid paid an average
of $899 per month, a statistically significant decline. This
reduction was largely maintained throughout and beyond
the second year of residence (Exhibits 1 & 2).

Exhibit 1. Total Costs Per Member Month (PMPM)
n=59 Residents of Bud Clark Commons with Medicaid
Year
Before
Move-In

1st Year
After

2nd Year
After

Beyond
2nd year

Typical Adult
Medicaid Member1

$2,006

$899*

$995*

$680*

$454

*Indicates a statistically significant difference from baseline (the year
before moving in), p<.05, two-tailed t-test.
(1) Average monthly cost for a typical adult Medicaid member in our
claims database.

The magnitude of these cost reductions is considerable: an
average of $13,284 per member per year. We had claims
data for 59 BCC residents; thus, the data presented here
represent a total reduction in Medicaid costs of over three
quarters of a million dollars ($783,756) in the year after
those 59 residents moved into BCC. These annual cost savings were maintained across the limit or our available study
data (up to 30 months after moving in to BCC).

Exhibit 2. Total Costs Per Member Month (PMPM) Before and After Moving in to BCC

NOTES: The orange line represents actual total costs per member per month. The blue line (and associated numbers) represents the average
(mean) cost for each indicated time period (one-year increments). The red line indicates the date each individual moved into BCC.
Home Forward Board of Commissioners
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A CLOSER LOOK AT HEALTH CARE COSTS
A closer look at health care costs by
type of service reveals that reductions in costs after Medicaid members moved into BCC were apparent
across all types of health care
(Exhibit 3).

Exhibit 3. Total Costs Per Member Month (PMPM) Before & After Moving in to BCC
n=59 Residents of Bud Clark Commons with Medicaid Coverage

Total Cost

Year
Before Move-In

1st Year
After

2nd Year
After

Beyond
2nd year

Typical Adult
Medicaid Member1

$ 2,006

$ 899

$ 995

$ 680

$ 454

$ 68

$ 11

$ 17

$ 14

$ 10

$ 577

$ 308

$ 498

$ 188

$ 95

$ 191

$ 157

$ 164

$ 167

$ 33

$ 210

$ 87

$ 58

$ 25

$ 21

$ 69

$ 61

$ 32

$ 29

$ 24

$ 113

$ 54

$ 29

$ 32

$ 16

$ 508

$ 57

$ 57

$ 83

$ 65

$ 115

$ 105

$ 76

$ 109

$ 75

$ 156

$ 59

$ 66

$ 33

$ 48

570

580

415

157

n/a

Before moving in, a typical BCC resiInpatient Behavioral Health
dent had total health care costs 4.4
times higher than the average adult
Inpatient Physical Health
Medicaid member’s. In their first
two years after moving in, average Outpatient Behavioral Health
costs were just under twice as high;
Emergency Department
those gains were largely maintained
Outpatient Primary Care
into the second and third years after moving in. Costs appear to be Outpatient Labs & Radiology
dipping even more in year three;
Outpatient Specialty
however, these results should be
seen as preliminary since relatively
Pharmacy
few members had this much data
available at the time of our analysis.
Other2
Member months of data3

REDUCTIONS IN UTILIZATION DRIVE THE COST SAVINGS
Data on utilization counts by type of service show a clear pattern: the first post-move in year sees a clear reduction in the number of inpatient and ED events, accompanied by continued connectivity to outpatient behavioral health, primary care, and pharmacy services (Exhibit 4). Use of many outpatient services begins to decline some as residents move into their second year.
Overall, the pattern of care is consistent with a story of a population whose health is being more efficiently managed in appropriate care settings, helping to avoid acute health crises.

Exhibit 4. Total Visits Per Member Year (PMPY) Before & After Moving in to BCC
n=59 Residents of Bud Clark Commons with Medicaid Coverage
Year
Before Move-In

1st Year
After

2nd Year
After

Beyond
2nd year

Typical Adult
Medicaid Member1

Inpatient Behavioral Health

0.2

0.0

0.1

1.5

<.01

Inpatient Physical Health

4.8

3.7

8.9

1.9

0.1

Outpatient Behavioral Health

25.8

27.8

46.2

37.3

6

Emergency Department

2.7

1.6

1.3

0.6

1.5

Outpatient Primary Care

4.4

4.8

2.2

1.5

3.1

Outpatient Labs & Radiology

2.2

2.4

1.3

1.5

1.8

Outpatient Specialty

2.2

1.7

0.7

1.0

3.4

Pharmacy (# of claims)

11.4

11.5

7.4

8.3

11

Other (# of claims)2

6.7

3.6

2.4

1.9

1.4

Member months of data

570

580

415

157

n/a
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NOTES
Average for a typical adult Medicaid
member in our claims database.
“Other” includes claims for durable
medical equipment, vision, medical
transportation, long term care, and
other miscellaneous costs. This category also includes inpatient maternity
costs, which are excluded from the
inpatient physical health categories.
For each indicated time period, cost &
utilization estimates are computed as
follows: (total costs/visits) / (total
number of member months of Medicaid coverage). Normalizing by member months allows comparability even
if some members were only covered
for part of a given time period.
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SELF-REPORT DATA TELL THE SAME STORY
Exhibit 5. Self-Reported HealthCare Utilization
n=98 Residents of BCC Who Completed an Interview

We also asked survey participants to self-report utilization of care before and after moving into BCC. This data
is important because it includes information from the
40% of our participants who were not enrolled in Medicaid (primarily uninsured).
We found significant reductions in hospitalizations and
ED visits in the years after moving into BCC (Exhibit 5).
We also found significant improvements in the percent
of residents reporting they had a designated personal
doctor or primary care provider, an important outcome
for establishing continuity of care in complex patient
populations. Overall, these findings are consistent with
(and help confirm) the claims-based analysis, suggesting
that BCC residents maintained or improved outpatient
care connections after moving in, while reducing the
use of acute care settings such as hospitals and EDs.

Year
1st Year After 2nd Year After
Before Move-In
Had at least 1 hospitalization

65%

26%*

42%*

Average # of hospitalizations

2.5

0.63*

0.75

Had at least 1 ED Visit

62%

48%*

46%*

Average # of ED Visits

2.8

1.9

1.3*

Had at least 1 Outpatient Visit

46%

41%

53%

Average # of Outpatient Visits

6.9

5.0

5.8

Had a designated PCP

73%

89%*

89%*

*Indicates a statistically significant difference from baseline (the year before
moving in), p<.05, two-tailed t-test or two-tailed chi-square test.

COST REDUCTIONS WERE NOT HAPPENING NATURALLY BEFORE BCC
High cost populations often see costs naturally regress toward the mean: specific health crises eventually resolve, leading to more typical levels of utilization. However, BCC residents have prolonged histories of struggle with psychosocial
barriers, such as addiction and housing insecurity.There may
be little reason to expect a population under such strain to
see any natural decline in costs. To help determine whether
the declining costs we observed in BCC residents might have
happened naturally anyway, we used historical claims data
for our study participants to examine the natural arc of
health care costs in the 2.5 years prior to moving into BCC.

We found little evidence of a natural propensity for costs to
regress toward the mean among BCC residents (Exhibit 6).
Indeed, over the 2.5 years prior to moving in, average costs
steadily rose, from $784 PMPM to a high of around $2000
PMPM just before moving into BCC. After this long period of
steady rising, costs immediately fell by over half in the six
months after moving into BCC, and remained low for the duration of our study period. In the absence of a formal comparison or “control” group, this represents the best available
evidence that the declining costs observed in this study may
be attributable to the housing and services provided by BCC.

Exhibit 6. Total Costs Per Member Month (PMPM) Before and After Moving in to BCC, Expanded Historical View
n=59 Residents of Bud Clark Commons with Medicaid
NOTES: The orange line
represents actual total
Medicaid costs per
member per month.
The blue line (and associated numbers) represents the average cost
for each indicated time
period (in this case, sixmonth
increments).
The red line indicates
the date each individual
moved into BCC.
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RESULTS:

ACCESS, HEALTH, & TRAUMA
SIGNIFICANT IMPROVEMENTS IN ACCESS TO CARE & HEALTH OUTCOMES
We asked participants to answer a series of
general questions about getting the care
they needed, their physical and mental
health outcomes, and their overall happiness
in life before and after moving into BCC
(Exhibit 7). Residents reported significant
reductions in “unmet need” for physical and
mental health care, and better overall subjective health. When we asked people to tell
us whether they were generally “very happy,
pretty happy, or not too happy” during different times in their life, we saw significant
improvements in general happiness after
moving into BCC.

Exhibit 7. Self-Reported Access & Health Outcomes
n=98 Residents of BCC Who Completed an Interview
Year
1st Year After 2nd Year After
Before Move-In
Had Unmet Physical Health Needs

79%

48%*

56%*

Had Unmet Mental Health Needs

45%

17%*

20%*

Physical Health Was “Fair” or “Poor”

80%

54%*

52%*

Mental Health Was “Fair” or “Poor”

80%

63%*

57%*

Reported Being “Not Too Happy” in Life

59%

14%*

*Indicates a statistically significant difference from baseline (the year before moving
in), p<.05, two-tailed t-test or two-tailed chi-square test.

MEASURING TRAUMA EVENTS
We asked respondents to tell us how often they had experienced different types of traumatic events in childhood, in
adulthood before moving into BCC, and since they had moved
in to BCC. Our intent was to understand the prevalence of
such events among BCC residents, and to determine how often these events were still happening since residents had attained housing & services through BCC.
We adapted a trauma experience checklist, derived from multiple tools used in other peer-reviewed studies, for the purpose of a preliminary assessment of the type and prevalence
of trauma in the BCC community. We asked participants to
reflect on three distinct time periods:

Measures included in the checklist were as follows:
For each of the following, tell us whether it
happened to you zero times, once, a few times, or
many times.
A really bad illness, accident, or injury
Someone you cared for dying
A difficult breakup, divorce, or falling out
Addiction to alcohol or other substances
Being physically assaulted or attacked

Childhood and teenage years;
Adult life before moving into BCC; and
Adult life since moving into BCC.

Being sexually assaulted or attacked
Spending time in jail or prison

For each event, participants were asked to indicate whether
they had experienced it at all; those who had experienced it
were further asked to indicate if it had happened once, a few
times, or many times during the indicated time window.

Home Forward Board of Commissioners
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Any other very frightening or traumatic events
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TRAUMA WAS WIDELY PREVALENT; LESS SO AFTER HOUSING
Exhibit 8. Percent Experiencing Trauma Events One Or More Times
We found very high prevalence of trauma
n=98 Residents of BCC Who Completed an Interview
across all measures—even the rarest event
we asked about (sexual assault) had been
Childhood
Adulthood
Adulthood
experienced during childhood by 29% of resBefore
BCC
After BCC
idents. Almost no one living in BCC was
completely untouched by trauma.
A bad illness, injury, or accident
40%
55%
51%
Someone you cared for dying

48%

54%

56%

Trauma prevalence was high across the life
course among our participants. However,
A difficult breakup, divorce, falling out
42%
44%
30%
we did find substantial reductions in some
Addiction to alcohol or other substances
38%
51%
55%
key types of trauma —most notably physical
42%
45%
25%
assault, sexual assault and jail time — after Being physical assaulted or attacked
moving into BCC. This should be interpret- Being sexually assaulted or attacked
29%
20%
8%
ed with some caution since our pre and post
Spending time in jail or prison
33%
41%
19%
periods are not directly comparable time
windows, and therefore statistical interpre- Other traumatic events
33%
47%
26%
tations are not reported here. However,
stable housing may also help provide a safer environment where these specific types of traumatic events are less likely to
occur.
Perhaps the most important takeaway from these findings is a reminder that BCC residents, and those with similar life histories, are not simply “high utilizers” or “frequent fliers” in the health care system. They are also trauma survivors, and any
attempt to improve their outcomes would be well served by integrating the principles of trauma-informed care.
Exhibit 9. Detailed Results for Four Key Types of Trauma Events
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RESULTS:

SERVICES & SATISFACTION
SERVICE USE & SATISFACTION

Exhibit 10. Use of & Satisfaction With Services

We asked respondents what services they used at all,
which ones they used the most, and how satisfied they
were overall with services. On average, residents reported using around three different services, with case management, computer lab, and counseling being the most
widely used. Overall satisfaction with services was high
(Exhibit 10).

MOST HELPFUL SERVICES
We also simply asked each resident to tell us, in their on
words, which services they found the most helpful and
why. We transcribed these discussions and used qualitative analytical software to identify common themes in the
responses.
In response to our open-ended inquiry, we found the following patterns of response:
Case Management: The most common response mentioned (31%) was case management for reasons such as
having an advocate, someone to help keep them organized, or someone to help meet their overall needs, be it
social or otherwise.
Social Activities and Groups: 30% said that the social activities and groups were the most helpful because it
helped keep them engaged and gave them a chance to try
and build community and make friends.
Housing: 21% of residents said that just having a roof over
their head, a place to stay warm, put their things down,
and feel secure was the most helpful.
Counseling: 16% of residents said counseling was the
most helpful.
Resources: 6% people mentioned resources like food,
toiletries, and bus passes were the most helpful because
they could not afford them on their own.
Computer Lab: 6% of people mentioned the computer lab
as the most helpful.
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WHAT MIGHT HELP RESIDENTS USE MORE SERVICES?
We also asked residents what might help them utilize
activities and services more. Though these conversations did not offer many concrete suggestions to improve take up of these services and some responses
were unique and therefore unable to be categorized,
we were able to detect some common patterns as to
what might be holding residents back:

Exhibit 11. Services Residents Want to Use More, But Don’t

Organization and Awareness: 16% of residents mentioned that they needed more help being aware of activities, staying organized, and managing their time better in order to take advantage of services offered.
Social Discomfort: 14% of people mentioned being
uncomfortable in social situations; much of this discomfort was attributed to perceived bad behavior of other
residents, like issues with sobriety and confidentiality.
Physical Health Barrier: Another common response (12%) was that a resident’s physical health was a barrier to utilization.
Internal Motivation: 10% residents mentioned that they needed to work on their own motivation to use more services.
Incentive: 9% of residents suggested incentives, like food, to help encourage them to participate.
More Diverse Activities: 10% of residents expressed the desire for different types of activities (such as computer trainings
and more day outings) that were more aligned with their personal interests.
Staff Turnover: A few residents (7%) mentioned that it was difficult to try and connect with services because of turnover
among staff, and this dissuaded them from participating.

OTHER THEMES NOTED IN THE INTERVIEWS
We captured any other themes discussed with the study participant during their guided interview; specifically, themes
that arose outside the context of specific survey questions. Note that these comments were volunteered by the residents
and are not necessarily representative of the entire study population. We coded these data and found a few patterns of
note:
Gratefulness: 28% of residents expressed outright gratefulness for their housing and services at BCC.
Creating Safety: 8% of interviewees remarked that having housing creates a safer environment than they experienced
prior to living at BCC.
Maintaining or Achieving Sobriety: 11% of interviewees remarked that living among active drug/alcohol users and abusers made achieving and/or maintaining sobriety more difficult.
Safety Concerns: 11% remarked concern for their own safety as a result of living in the building, including being threatened by other residents and/or concerns about living among drug/alcohol abusers.
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CONCLUSIONS
SUPPORTIVE HOUSING & HEALTH CARE: WHAT HAVE WE LEARNED?
COST SAVINGS

ACCESS, HEALTH, & TRAUMA

Residents with Medicaid coverage saw significant reductions
in medical costs after moving into BCC: the average resident
saw a reduction of over $13,000 in annual claims, an amount
greater than the estimated $11,600 it costs annually to house
a resident at BCC. Importantly, this reduction in claims was
maintained into and beyond the second year of residency,
suggesting that supportive housing had a profound and ongoing impact on health care costs for those living at BCC.

Residents saw significant declines in unmet health care needs,
and significant improvements in self-reported physical and
mental health, after moving into BCC. There was also a significant increase in overall happiness.

We examined historical, pre-BCC claims data for residents to
determine whether some reduction in costs might have been
expected in this population even in the absence of housing.
We did not find evidence of a natural “regression to the
mean” in costs for the population BCC serves; indeed, their
health care costs steadily rose for the 2.5 years prior to moving into BCC, peaked just prior to move-in, and then immediately fell to a much lower level after move-in. In the absence
of a formal experimental “control group” to compare outcomes, this represents the best available evidence that cost
reductions are likely attributable to the acquisition of housing
and would not have been expected to happen in its absence.

SHIFTS IN UTILIZATION
We examined utilization data in order to understand the
mechanism by which costs were reduced. We found evidence
that residents maintained connections to outpatient behavioral health, primary care, and pharmacy after moving in, but
saw significant declines in inpatient and ED utilization. This
suggests that cost savings among the BCC residents came
from efficiently managing health care in appropriate settings,
helping to reduce acute health crises and avoid more expensive types of utilization.
We also examined self-reported utilization data in order to
determine if similar patterns held true for non-Medicaid residents. We found patterns in the self-report data that matched
those in the claims: continued engagement in outpatient care
accompanied by a reduction in acute events.
Hospitals absorb significant uncompensated care costs for
such events. Given these costs, the “true” savings associated
with housing at BCC are likely considerably higher than our
Medicaid-only estimate.
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Trauma histories were very common among BCC residents;
even after moving in many residents still face traumatic
events in their lives. Understanding the link between trauma
survivorship and health care utilization/costs will be a key
component of caring effectively for this population.

CHALLENGES
Our interviews with residents also revealed some challenges
of the supportive housing model. Some residents told us that
getting clean and sober was actually more difficult than they
expected in an environment where others are still actively
using. Others mentioned feeling unsafe or threatened by others living in the building, which sometimes hampered their
involvement in social activities or use of other services. New
strategies to overcome these challenges will help residents
fully engage in the BCC model.

IMPLICATIONS FOR REFORM
These results suggest that health care reformers would be
well served to think carefully about the relationship between
housing and health, particularly in vulnerable populations
such as those served by BCC. Among those in our study, getting into stable housing resulted in a significant reduction in
total health care costs; these savings were greater than the
estimated annual cost of housing someone at BCC, do not
appear likely to have reflected natural regression to the
mean, and were maintained over time. Housing also improved self reported health outcomes. In this acutely ill and
vulnerable population, supportive housing was effectively a
health care intervention, and it appears to have worked.
Additional research can help replicate and substantiate these
findings. For now, however, these results suggest that Oregon’s commitment toward a broader view of health care—
one that thinks beyond service delivery and encompasses the
social determinants of health — may have real potential to
help bend the cost curve. Policy and funding pathways to
support and expand such models should be strongly considered as part of Oregon’s ongoing transformation effort.
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Methods
SURVEY SAMPLING:
Inclusion Criteria: Discerning the cognitive capacity of participants was a process we approached on a case-by-case
basis. In consultation with the BCC staff, research assistants determined in advance that no volunteers would be turned
away from an interview due to their possible cognitive limitations. These limitations included:

Mental health conditions such as schizophrenia, hallucinations, TBI, and PTSD
Observably triggered responses to trauma recall
Intoxication
Low literacy or non-literacy
Extremely poor physical health
Our decision to interview all volunteers was made in part to establish rapport with the wider population (we relied
heavily on word-of-mouth advertising), and in part because the majority of SPs shared one or more of these
limitations. It would not have been impossible to draw an adequate sample size from this population if we relied on
more standard criteria for cognition.
Exclusion Criteria: However, while all volunteers who presented for an interview were allowed to participate and
received full compensation, research assistants made the decision to exclude certain interviews from analysis and/or
skip sections of the survey with certain SPs. This decision was based on one or more of the following factors:

SP appeared unable to comprehend the basic content of most questions
SP was unable to give a coherent verbal response to most questions
SP was intoxicated or chronically ill in a way that caused them to "nod" (i.e. doze off) so frequently
that the interview could not be completed (for some this seemed to indicate recent heroin intake;
others reported it as the symptom of chronic illness associated with long-term substance use)
-SP was intoxicated or triggered in a way that caused them to express deep distress, panic, or
suicidal ideation while describing traumatic experiences

SURVEY
We administered 99 structured surveys to residents of BCC to assess their experience living in the housing complex,
perceived health care, healthcare utilization, and traumatic experiences. One survey was not completed and removed
from the final analytical sample.

Demographics and personal history characteristics of each resident, such as age and gender;
Self-assessments of physical and mental health and how it has changed over time;
Self-assessments of access to needed care and services and how it has changed over time;
Present health engagement measures, including utilization of integrated BCC services;
Recalled utilization of key service domains over the prior three years using a “guided lookback”
method
Measures of trauma experiences and how they have changed over time

POST SURVEY ASSESSMENTS
After each guided survey the interviewer recorded their impressions of the study participant. They focused on other
stories that came up in conversation, but were not captured by the specific questions in the survey. These assessments
were coded with qualitative analytical software to look for themes.
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CLAIMS
Of the 99 individuals who consented to take part in the survey analysis, 57 were Medicaid members and therefore had
data available for claims analysis.
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Bud Clark Commons Survey Tool
Gender: ________
Age:______
PART 1: LIFE AT BCC
What services do you use at BCC? Check all that apply.







mental health counseling
groups like Creative Writing, Women’s Group, Coffee Group
case manager
computer lab
social activities
community meetings

Of these, what services do you use the most?
1.
2.
3.
Are there any services that you don’t use that you would like to?
1.
2.
3.
What would help you to utilize these services or attend more activities?

What services/activities would you like to see or get connected to?
1.
2.
3.
What service(s) are the most helpful and why?
1. _____________________________________________________________________________________________________________
2.______________________________________________________________________________________________________________
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Overall, how satisfied are you with the services at BCC?





Very dissatisfied
Dissatisfied
Satisfied
Very satisfied

Overall, how satisfied are you with the housing at BCC?






Very dissatisfied
Dissatisfied
Neither satisfied or dissatisfied
Satisfied
Very satisfied
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PART 2: TIMELINE
Move in date: ______________
Look-back period start date: ___________
“To begin we are going to talk about your health. I’ll be asking about whether you’ve been in the
hospital or emergency room, and if you’ve had visits to a doctor. I want to talk about two periods of
time: the year before you moved into BCC, and the time after you moved in.”
One year before moving into BCC:
How would you

How would you rate

rate your physical

your mental health at

health at that

that time?

time?






Excellent
Very Good
Good
Fair
Poor

Outpatient
Y___N___
 Physical Health
 Mental Health

Hospitalization
Y___N___
How many?:_____________

Emergency Department
Y___N___
How many?:________________

 Excellent

Primary reason:
 Physical Health

Primary reason:
 Physical Health

 Very Good

 Mental Health

 Mental Health

 Good

 Other: ______________________

 Other: _______________

Was there care or other services

Can you tell me about your health

you needed at this time that

at that time?

you didn’t get? Y___N___

__________________________

 Fair
 Poor
PCP
Y___N___
How many
visits?:_____________

 Other:
_____________________

Primary reason:
 Physical Health
 Mental Health
 Social Determinants of Health
Notes:_____________________________
____________________________________
____________________________________
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One year after moving into BCC:
How would you

How would you rate your

rate your physical

mental health at that time?

health at that
time?






Excellent
Very Good
Good
Fair
Poor

Outpatient
Y___N___
 Physical Health

 Excellent

Hospitalization
Y___N___
How many?:_____________

Emergency Department
Y___N___
How many?:________________

 Very Good

Primary reason:
 Physical Health

Primary reason:
 Physical Health

 Good

 Mental Health

 Mental Health

 Fair

 Other: _______________

 Other: _______________

Was there care or other

Can you tell me about your

services you needed at this

health at that time?

time that you didn’t get?

__________________________

 Poor

PCP
Y___N___
How many visits?:_____________

 Mental Health

Y___N___

 Other:

Primary reason:
 Physical Health

_________________

 Mental Health
 Social Determinants of Health
Notes:_____________________________
____________________________________
____________________________________

If resident for longer than one year, second year after moving into BCC:
How would you

How would you rate your

rate your physical

mental health at that time?

health at that
time?






Excellent
Very Good
Good
Fair
Poor

Outpatient
Y___N___
 Physical Health

 Excellent

Hospitalization
Y___N___
How many?:_____________

Emergency Department
Y___N___
How many?:________________

 Very Good

Primary reason:
 Physical Health

Primary reason:
 Physical Health

 Good

 Mental Health

 Mental Health

 Fair

 Other: _______________

 Other: _______________

Was there care or other

Can you tell me about your

services you needed at this

health at that time?

time that you didn’t get?

__________________________

 Poor
PCP
Y___N___
How many visits?:_____________

 Mental Health
 Other:
_________________

Y___N___
Primary reason:
 Physical Health
 Mental Health
 Social Determinants of Health
Notes:_____________________________
____________________________________
____________________________________
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If resident for longer than two years, third year after moving into BCC:
How would you

How would you rate your

rate your physical

mental health at that time?

health at that
time?






Excellent
Very Good
Good
Fair
Poor

Outpatient
Y___N___
 Physical Health

 Excellent

Hospitalization
Y___N___
How many?:_____________

Emergency Department
Y___N___
How many?:________________

 Very Good

Primary reason:
 Physical Health

Primary reason:
 Physical Health

 Good

 Mental Health

 Mental Health

 Fair

 Other: _______________

 Other: _______________

Was there care or other

Can you tell me about your

services you needed at this

health at that time?

time that you didn’t get?

__________________________

 Poor

PCP
Y___N___
How many visits?:_____________

 Mental Health
 Other:
_________________

Y___N___
Primary reason:
 Physical Health
 Mental Health
 Social Determinants of Health
Notes:_____________________________
____________________________________
____________________________________
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PART 3: TRAJECTORY
Thank you for helping me understand your health for the past few years. I want to ask you some questions
about your life.
I. Would you describe your childhood and teenage years as:
 Very happy
 Pretty happy
 Not too happy
In a few sentences, can you tell me what were the best things about your childhood and teenage years? Check
all that apply






Family/social support
Special Memory
School
Financial Stability
Other ______________________________________________________

We want to know if there was anything that made your childhood and teenage years difficult. For example,
have you experienced any of these during that time? Check all that apply
A really bad illness, accident, or injury
Once___A few times___Many Times___
Someone you cared for dying
Once___A few times___Many Times___
A difficult breakup, divorce, or other falling out with someone you cared for
Once___A few times___Many Times___
Addiction to alcohol or other substance
Once___A few times___Many Times___
Being physically assaulted or attacked
Once___A few times___Many Times___
Being sexually assaulted or attacked
Once___A few times___Many Times___
Spending time in jail or prison
Once___A few times___Many Times___
Any other really frightening or traumatic events___________________________
NA
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II. Would you describe your adult life before you moved into the BCC as
 Very happy
 Pretty happy
 Not too happy
In a few sentences, can you tell me what are the best things in your adult life were before you moved into BCC?
Check all that apply







Family/social support
?
?
?
?
Other ______________________________________________________

We want to know if there was anything difficult about your adult life before you moved into the BCC. For
example, have you ever experienced any of these during that time? Check all that apply
A really bad illness, accident, or injury
Once___A few times___Many Times___
Someone you cared for dying
Once___A few times___Many Times___
A difficult breakup, divorce, or other falling out with someone you cared for
Once___A few times___Many Times___
Addiction to alcohol or other substance
Once___A few times___Many Times___
Being physically assaulted or attacked
Once___A few times___Many Times___
Being sexually assaulted or attacked
Once___A few times___Many Times___
Spending time in jail or prison
Once___A few times___Many Times___
Any other really frightening or traumatic events___________________________
NA
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III. Would you describe your life after you moved into the BCC?
 Very happy
 Pretty happy
 Not too happy
In a few sentences, can you tell me what the best things about your life are after you moved into the BCC are?
Check all that apply







Family/social support
Housing
?
?
?
Other ______________________________________________________

We want to know if there has been anything difficult in your life after you moved into the BCC. For example,
have you experienced any of these since moving in? Check all that apply
A really bad illness, accident, or injury
Once___A few times___Many Times___
Someone you cared for dying
Once___A few times___Many Times___
A difficult breakup, divorce, or other falling out with someone you cared for
Once___A few times___Many Times___
Addiction to alcohol or other substance
Once___A few times___Many Times___
Being physically assaulted or attacked
Once___A few times___Many Times___
Being sexually assaulted or attacked
Once___A few times___Many Times___
Spending time in jail or prison
Once___A few times___Many Times___
Any other really frightening or traumatic events___________________________
NA
What are your hopes and dreams for the future?
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Resolution 14-04-09 Placeholder
Authorize Ratification of AFSCME Local 3135 Contract
Will be provided at the meeting
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Resolution 14-04-10 Placeholder
Authorize Ratification of Building Trades Contract
Will be provided at the meeting
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MEMORANDUM

To:

From:

Board of Commissioners
Mike Andrews, Director,
Development and Community
Revitalization

Date:

Subject:

April 15, 2014
Authorize Execution and Delivery of
Documents to Effectuate the
Development and Subsequent Lease
of the Children’s Center at Stephens
Creek Crossing
Resolution 14-04-11

The Board of Commissioners is requested to authorize the execution and delivery of
documents by Home Forward, on its own behalf, in connection with the financing,
development of the Children's Center at Stephens Creek Crossing (the “Development”), to
obtain One-Day Loan financing; to authorize the lending of money as a State-Level
Leverage Loan, to authorize execution of a building lease for the completed Development
to Neighborhood House, Inc. (“Neighborhood House”).
This activity supports Strategic Operations Plan Goal 3: We will strengthen our relationship
with the people we serve by increasing mutual accountability and by improving our ability
to connect them to vital services in the community.
ISSUE
Neighborhood House has asked Home Forward to assist it in obtaining New Market Tax
Credit (“NMTC”) Funds, which will provide almost $500,000 for operating and program
funds. Neighborhood House has been approached by Roeder & Company LLC and
Enhanced Community Development LLC, who will provide their expertise to structure
NMTC financing at the Children’s Center to generate operational funds. Home Forward
has experience with NMTC at New Columbia and Beech St. Apartments. Home Forward
is the sponsor and beneficiary of NMTC for and development of the Rosa Parks School
and New Columbia Community Campus, which has now “unwound” or finished and paid
off all of the NMTC loans and investments. NMTCs are financing Lifeworks NW’s
residential treatment facility, which is being constructed with Home Forward’s Beech St
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Apartments in a condominium regime. Home Forward would provide in-kind staff
assistance and would be reimbursed for any third party costs for the NMTC financing;
there would be no other expenses related to this activity.
BACKGROUND
As part of our HOPE VI application and its requirement for Early Childhood Education
programs, Home Forward invited Neighborhood House to collaborate on a Children’s
Center that would house Head Start classes and other programs to support youth and
families at the future Stephens Creek Crossing. They assisted us in completing the Early
Childhood Education Assessment, which was one key element of the application; they
also assisted in the programming and design of the Children’s Center. Home Forward will
develop and own the Children’s Center. Neighborhood House will lease the building and
operate childhood education programs that will be open to residents of Stephens Creek
Crossing and the greater community. Both agencies will jointly program the Family
Workshop (lower level classroom) within the Children’s Center to provide parenting classes
and family strengthening services.
Home Forward has a long relationship with this organization. Neighborhood House
provided Head Start services to Hillsdale Terrace residents since the 1980’s.
Neighborhood House master-leased and operated Turning Point, a 24-unit apartment
community providing transitional housing for homeless families since the early 1990s. This
relationship continues with the Children Center and helping Neighborhood House raise
$1,050,000 for furniture and fixtures and a capital lease payment supporting tenant
improvements and a playground.
Neighborhood House would gain up to $475,920 from the NMTC program to support their
operating and program needs. The NMTC program encourages investors to invest in
qualifying communities so they can obtain tax credits. The proceeds must flow through a
complex structure of leverage loans, investment funds, Community Development
Enterprises (CDEs) to the Qualified Low Income Business or “QALICB” to become eligible
for NMTCs. The invested proceeds qualify for tax credits when spent for construction of
facilities that promote new jobs and serve low-income communities. NMTCs have a 7year compliance period.
In this transaction, the investor is Wells Fargo; they also invested in Lifeworks residential
treatment facility. Enhanced Community Development, LLC and Albina Investment Fund,
LLC are the tax credit allocatees; they bring the state and federal tax credits to the
transaction. Neighborhood House is describing a portion of its business as the “Stephens
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Creek Portion of Business (“POB”)” which will be the QALICB as shown in the diagram on
attachment A. Neighborhood House serves the target low-income population and gains
the $838,920 remaining proceeds, including compliance and audit reserves of $363,000
for a net benefit of $475,920 available to programs. Neighborhood House plans to use
these funds to coordinate Information Technology among their 19 locations (a cost that is
ineligible for other program support) and enhance programs at the Children's Center.
Home Forward originally anticipated providing a building lease and receiving annual lease
payments. The NMTC Structure will retain the benefits anticipated on both sides of the
building lease, but will revise the method of delivering those benefits. From the sole role of
a Building Lessor, Home Forward’s role becomes threefold: 1) Day-Loan Borrower, 2)
Building Lessor, and 3) State Level Leverage Loan Lender.
As a Day-Loan Borrower, Home Forward will borrow up to $3,145,000 from Wells Fargo
(Step 1 on Attachment A) to start the “ball” passing through the investments and loans.
The ball will return to Home Forward who will repay the Day-Loan (Step 13 on Attachment
A) before the business day is complete.
As a building lessor, Home Forward will receive a capital lease payment of $3,145,000
(which will pay off the Day Loan as Step 12 on Attachment A) and provide Neighborhood
House a building lease with a long enough term to qualify as building ownership for tax
purposes. Home Forward retains all the benefits of fee ownership.
As a State Level Leverage Lender, Home Forward will lend up to $3,145,000 (Step 2 on
Attachment A and provided through the Day Loan) to an investment fund, receive debt
service payments including the equivalent of the anticipated lease payments and
approximately $14,000 to reimburse Neighborhood House for building-related expenses
annually.
Staff assessment is that the risks associated with Home Forward’s new roles are minimal;
they are as follows:
 Lessor risk is for a longer period (20 years vs 60 years), but otherwise remains
the same.
 Financial risk remains unchanged, as we are not changing our investment in the
building.
 Leverage Lender risk is minimal as our investment remains unchanged and
processing costs are minimal.
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Unwind risk is minimal as Home Forward would retain the notes receivable from
the Leverage Loan and Neighborhood House would hold the notes payable.
Transaction risk is minimal as the Day Loan isn’t closed until everyone has
approved the deal and is ready to pass the ball/money in the same day.
Perception risk is minimal. The ultimate beneficiary is Neighborhood House and
low-income families and children, which offsets the criticism of NMTCs as a
complex program providing relatively small benefits to the sponsor when
compared to the attorney and accounting fees and the size of the project.
Partner risk has been vetted. Enhanced Community Development, LLC, based
in New Orleans, LA, is unknown to us. Their reputation and references are
positive and they have recently closed investments for Ride Connection’s
Administrative offices within a Human Solutions affordable housing community;
ShelterCare’s Administrative Headquarters in Eugene; and SAGE Center, an
interactive visitor center in Boardman Oregon.

Actions To Date
In support of the development to date, the Board of Commissioners has authorized a
contract modification for construction of the Children’s Center (Resolution 13-02-01) and a
Memorandum of Understanding with Neighborhood House, Inc. (Resolution 13-02-03).
ATTACHMENTS
Attachment A: Neighborhood House Structure Chart at Closing
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RESOLUTION 14-04-11
RESOLUTION 14-04-11 AUTHORIZING THE EXECUTION AND DELIVERY OF
DOCUMENTS BY HOME FORWARD TO EFFECTUATE THE DEVELOPMENT OF
CHILDREN’S CENTER AT STEPHENS CREEK CROSSING LOCATED IN PORTLAND,
OREGON; AUTHORIZING THE EXECUTION AND DELIVERY OF DOCUMENTS
REQUIRED TO UTILIZE NEW MARKETS TAX CREDITS FINANCING, TO OBTAIN
ONE-DAY LOAN FINANCING; AND AUTHORIZING HOME FORWARD TO LEND
FUNDS AS A STATE-LEVERAGE LEVERAGE LOAN
WHEREAS, Home Forward seeks to encourage the provision of long-term housing for
low-income persons residing in the City of Portland, Oregon (the “City”);
WHEREAS, ORS 456.065 defines “housing project” to include, among other things, “any
work or undertaking” to provide “decent, safe and sanitary urban or rural housing for
persons or families of lower income,” and “community service facilities for the benefit of the
health, recreation, education, culture and welfare of the entire community, without regard
to the economic status of the persons or families which may utilize the facilities.”
“Community services facilities” includes, but is not limited to, “all buildings, grounds or
other real or personal property, together with all necessary, convenient or desirable
appurtenances;”
WHEREAS, ORS 456.120(18) provides that a housing authority may, among other things
and if certain conditions are met, “loan money to an individual partnership, corporation or
other association to finance, plan, undertake, construct, acquire or operate a housing
project;”
WHEREAS, ORS 456.055 and 456.175 provide that a housing authority may issue bonds,
notes, interim certificates, debentures or other obligations for any of its corporate
purposes;
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WHEREAS, Home Forward desires to participate in the financing of the development of
the Children’s Center at Stephens Creek Crossing located in Portland, Oregon (the
“Project”) using new markets tax credits (the “NMTC Financing”) under ORS 315.526315.536 and 285C.650-285C.656;
WHEREAS, in furtherance of its purpose and to enable the Project to benefit from the
NMTC Financing, Home Forward desires to borrow, for a period of one day, an amount
presently anticipated to be approximately Three Million One Hundred Forty-Five Thousand
and No/100 Dollars ($3,145,000.00) (the “One-Day Loan”) from Wells Fargo Bank, N.A.
(“One-Day Lender”);
WHEREAS, in furtherance of its purpose and to enable the Project to benefit from the
NMTC Financing, Home Forward desires to utilize the proceeds of the One-Day Loan,
together with cash on hand, to make a loan to a to-be-formed limited liability company that
is wholly owned by WF Enhanced Capital Oregon NMTC Investment Fund, LLC, a
Delaware limited liability company (“State-Level Investment Fund”), as evidenced by one or
more promissory notes in an amount presently anticipated to be approximately Three
Million One Hundred Forty-Five Thousand and No/100 Dollars ($3,145,000.00) (the “StateLevel Leverage Loan”), pursuant to that certain Fund Loan Agreement by and between
Home Forward and State-Level Investment Fund (the “State-Level Leverage Loan
Agreement”); and
WHEREAS, in furtherance of its purpose and to enable the Project to benefit from the
NMTC Financing, Home Forward desires to enter into a master lease with Neighborhood
House, an Oregon nonprofit corporation (“NH”), pursuant to which NH will operate the
Project (the “Lease”).
NOW, THEREFORE, BE IT RESOLVED:
RESOLVED, that Home Forward, in its individual capacity, is authorized and directed to
execute and deliver such documents as may be required to close on the One-Day Loan
including but not limited to a Loan Agreement, a Promissory Note, and such other
documents as may be required to close on the One-Day Loan;
RESOLVED, that Home Forward, in its individual capacity, is authorized and directed to
execute and deliver such documents as may be required to close on the State-Level
Leverage Loan including but not limited to the State-Level Leverage Loan Agreement and
such other documents as may be required to close on the State-Level Leverage Loan;
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RESOLVED, that Home Forward, in its individual capacity, is authorized and directed to
enter into the Lease and to execute and deliver such documents as may be necessary or
convenient to enter into the Lease;
RESOLVED, that Home Forward, in its individual capacity, is authorized and directed to
execute, deliver, and/or file (or cause to be delivered and/or filed) any affidavits,
certificates, letters, government forms, documents, agreements and instruments that any
such determines to be necessary or desirable: (i) to give effect to this resolution and/or (ii)
to consummate the transactions contemplated herein;
RESOLVED, that any action required by this resolution to be taken by the Chair of the
Board or Executive Director of Home Forward may, in the absence of such person, be
taken by the duly authorized acting Chair of the Board or acting Executive Director of
Home Forward, respectively;
RESOLVED, that Home Forward is authorized to expend such funds as are necessary to
pay for all filing fees, application fees, registration fees, and other costs relating to the
actions authorized by this resolution.
This resolution shall be in full force and effect from and after its adoption and approval.
ADOPTED: APRIL 15, 2014
Attest:

Home Forward:

_____________________________________
Steven D. Rudman, Secretary

________________________________
David M. Widmark, Chair
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Procurement & Contracts Department
MONTHLY CONTRACT REPORT
Contracts Approved 2/1/14 - 3/31/14

CONSTRUCTION SERVICES

Contract #

Contractor

C1385

Seimens Industry, Inc Fire Safety & Security
Systems

C1341

AV Design Specialist LLC

Contract Amount

$

24,727.00

$

-

Description

Department

Execution Date

Expiration Date

Dahlke Manor, Replace existing security
system, Special Procurement - IT

DBS, IT

2/27/2014

3/31/2014

Install audio/video equipment at SCCopportunity center & childrens center, Extend
contract end date to 6/30/14

DCR

3/31/2014

6/30/2014

Description

Department

Execution Date

Expiration Date

PROFESSIONAL SERVICES

Contract #

Contractor

Contract Amount

T1379

Equilibrium Engineers LLC

$

75,000.00

On-Call Structural Engineering Services,
Informal RFP - On-call Structural Engr

DCR

2/10/2014

1/19/2017

C1386

Polar Systems, Inc

$

9,000.00

Upgrade existing VMWare 4.x infrastructure to
the latest version; vSphere 5.5. Special
Procurement - IT

DBS-IT

2/10/2014

5/31/2014

PM1401

Quantum Residential, Inc

$

-

Property Management Service Agreement for
Rockwood Station. RFP 11/13-232

FAAM

2/14/2014

2/13/2017

PM1402

Quantum Residential, Inc

$

Property Management Service Agreement for
- Fairview Oaks and Fairview Woods. RFP 11/13232

FAAM

2/14/2014

2/13/2017

PM1403

Quantum Residential, Inc

$

-

Property Management Service Agreement for
Rockwood Landing. RFP 11/13-232

FAAM

2/14/2014

2/13/2017

C1384

Coraggio Group

$

Quarterly Leadership Trainings for the Rent
Assistance extended management Team

Rent Assistance

2/14/2014

12/31/2014

T1389

Colliers International Valuation & Advisory
Services

$

50,000.00 On-call Market Analysis and Appraisal Services

DCR

2/28/2014

2/28/2017

T1388

Western Realty Advisors, Inc.

$

50,000.00

On-call Market Analysis and Appraisal Services,
IRFP 1/14-238

DCR

2/28/2014

2/28/2017

C1390

Marquam Group

$

46,092.00

Office 365 Implementation. Special
Procurement - IT

DBS-IT

3/5/2014

12/31/2014

C1404

Rosie's Room

$

3,595.00

Resident services at Gallagher & Northwest
Tower to celebrate cultures and help residents
meet their neighbors.

Prop Mgmt

3/26/2014

12/31/2014

C1406

Amanda Morris

$

2,000.00 Foot care clinics at selected public housing sites

Prop Mgmt

3/26/2014

1/0/1900

C1395

Northwest Enforcement

$

Prop Mgmt

3/31/2014

4/16/2015

Description

Department

Execution Date

Expiration Date

4,000.00

52,912.00

Northwest Enforcement Security Patrol
Services, IRFP 12/13-235

AMENDMENTS TO EXISTING CONTRACTS

Contract #

Contractor

C1015F-10

R&H / Colas Construction

$

4,644.00

CMGC for Hope VI Revitalization of Stephens
Creek Crossing. RFP 06/11-133

DCR

2/4/2014

4/1/2014

C1015O-9

R&H /Colas Construction

$

5,874.00

CMGC for Hope VI Revitalization; Opportunity
$5,874 For Multiple change reulting from RFI's
and Value Engineering. RFP 06/11-133

DCR

2/4/2014

2/28/2014
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Procurement & Contracts Department
MONTHLY CONTRACT REPORT
Contracts Approved 2/1/14 - 3/31/14

C1015N-10

R&H /Colas Construction

$

3,567.00

CMGC for Hope VI Revitalization of Stephens
Creek Crossing, Adds $3,567 for multiple
changes resulting from RFI's. RFP 06/11-133

DCR

2/4/2014

2/28/2014

C1237-2

PSI Engineering

$

6,594.35

NMW Seismic Upgrade - Additional Testing

DCR

2/6/2014

2/28/2014

C1015C-5

R&H /Colas Construction

$

26,573.00

CMGC for Hope VI Revitalization of Stephens
Creek Crossing. RFP 06/11-133

DCR

2/10/2014

4/1/2014

C1015I-5

R&H /Colas Construction

$

32,839.00

CMGC for Hope VI Revitalization of Stephens
Creek Crossing. RFP 06/11-133

DCR

2/10/2014

2/28/2014

C1015S-13

R&H /Colas Construction

$

65,569.00

CMGC for Hope VI Revitalization of Stephens
Creek Crossing Mod #3. Adds $65,569 Site
rail, fence/gates, concrete, mail box lighting,
and Amenities. RFP 06/11-133

DCR

2/11/2014

2/28/2014

C1162-1

Decisions Decisions

$

On call meeting facilitation services, Amended
- for 2 additional years of availibility. IRFP # 05/12165

Executive

3/11/2014

5/31/2015

t0743-3

Shiels Obletz Johnsen, Inc.

$

-

On-call Project Management. Extend contract
end date to 12/31/14. IRFP 06/10-105

DCR

3/20/2014

12/31/2014

T0435-3

WDY Inc.

$

-

On-Call Structural Engineering, Extend end date
to 12/31/14

DCR

3/20/2014

12/31/2014

C1130-1

Bittner & Hahs

Tenent-Landlord on-call legal services, hourly
85,000.00 rate increase and annual extension. IRFP 1/12151

REO

3/25/2014

4/30/2015
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Households Served
Households Served Through Housing Supports March 2014
Rent Assistance
Rent Assistance Vouchers - Home Forward Funded
Tenant Based Vouchers
Project Based Vouchers
Hi Rise Project Based Vouchers
Single Room Occupancy (SRO)/MODS
Family Unification Program
Veterans Affairs Supportive Housing (VASH)
Rent Assistance - PORT IN From Other Jurisdiction
Short Term Rent Assistance Programs
Shelter + Care
Locally Funded Short Term Rent Assistance
MIF Funded Short Term Rent Assistance
Alder School
Work Systems Inc. - Agency Based Rent Assistance

All Programs
9,252
01 - Tenant Based Vouchers
02 - Project Based Vouchers

03 - SRO/MODs
04 - VASH Vouchers
06 - Portability

6,127
1,297
635
496
68
320
309

Moving to Work
Programs
7,424
6,127
1,297

11

8,943
60

540
453
3
34
23

Total Rent Assistance

1,193

496
68
320
309

1,053
05 - Shelter Plus Care

Non-MTW Programs

993
540
453

3
34
23
10,305

7,484

2,186

Subsidized Housing Units
Public Housing Units Occupied
Traditional Public Housing units Occupied
Public Housing units Occupied - Local Blended Subsidy
Public Housing units Occupied - in Owned Affordable
Public Housing units Occupied - in Tax Credit Affordable

Affordable Housing Units Occupied (excluding PH subsidized)
Affordable Housing Units - Tenant Based Vouchers
Affordable Housing Units - Shelter + Care
Affordable Housing Units - Project Based Vouchers
Affordable Housing Units - Hi Rise Project Based Vouchers
^
Affordable Housing Units - HUD Multi-Family Project Based
Affordable Housing Units - VASH Vouchers
Affordable Housing Units - Family Unification Program
Affordable Housing Units - Section 8 Port In
Affordable Housing Units - Unassisted

1,948
12 - Traditional Public Housing
1,280
13
171
14 - Public Housing in Affordable Owned
63
15 - Public Housing in Tax Credit Affordable
434

1,948
1,280
171
63
434

3,851
16
17
18
19
20
21
22
23

Special Needs
Special Needs Units (Master Leased) **
Special Needs Shelter Beds (Master Leased)
Total Households Occupying Housing Units

Total Housing Supports Provided to Household
Household Occupying Affordable Unit/Receiving Home Forward Rent Assistance
Total Households Served

3,216

506
124
259
635
341
67
3
44
1,872

506
124
259
341
67
3
44
1,872
524

524

288
236

288
236
6,323

1,948

3,740

16,628
(1,638)
14,990

9,432

5,926
(1,638)
4,288

9,432

Notes:
^

**

Consists of Grace Peck Terrace, Multnomah Manor, Plaza Townhomes, Rosenbaum Plaza, Unthank Plaza
Special Needs are physical units as occupancy levels that are not reported to Home Forward by service providers master leasing these properties.
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Total Households Served: Rent Assistance and Occupied Housing Units March 2014
Households Receiving Rent Assistance
Only , 7,614 , 51%

Short Term Rent Assistance Programs,
1,053 , 7%

Public Housing Units Occupied *, 1,948
, 13%

Special Needs Units (Master Leased) **,
288 , 2%

Households Receiving Rent Assistance
and Occupying Affordable Housing Units
, 1,638 , 11%

Affordable Housing Units Occupied Special Needs Shelter Beds (Master
HUD Multi-Family Project Based
Leased), 236 , 2%
Subsidized ^, 341 , 2%
Affordable Housing Units Occupied Unassisted, 1,872 , 12%

Total Households Served 14,990
^ Consists of Grace Peck Terrace, Multnomah Manor, Plaza Townhomes, Rosenbaum Plaza, Unthank Plaza
* Includes Local Blended Subsidy
** Special Needs are physical units as occupancy levels that are not reported to Home Forward by service providers master leasing these properties.
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Home Forward - Dashboard Report For March of 2014
Property Performance Measures
1

40

40

0

1

0

15

15

10

0

0

40

Occupancy

Public Housing
Public Housing Mixed Financed Owned *
Public Housing Mixed Finance Tax Credit *
Total Public Housing
Affordable Owned with PBA subsidy
Affordable Owned without PBA subsidy
Total Affordable Owned Housing
Tax Credit Partnerships
Total Affordable Housing
Eliminate Duplicated PH Properties/Units
Combined Total PH and AH
Special Needs (Master Leased)
Special Needs (Shelter Beds)
Total with Special Needs

Number of
Properties
34
2
10
46
5
20
25
17
42
-12
76
32
2
110

Physical
Units
1,345
65
572
1,982
349
2197
2,546
1,990
4,536
-637
5,881
288
236
6,405

Rentable
Units
1,345
65
572
1,982
349
2,197
2,546
1,990
4,536
-637
5,881
288
236
6,405

Subsidy
Revenue

Total
Revenue

Vacant
Units
24
2
8
34
8
21
29
29
58
-10
82

Occupancy
Percentage
98.2%
100.0%
98.6%
98.3%
97.7%
99.0%
98.9%
98.5%
98.7%
98.6%

Studio/SRO
80
0
275
355
72
898
970
705
1,675
-275
1,755

1 Bdrm
656
15
93
764
191
611
802
509
1,311
-108
1,967

2 Bdrm
342
40
90
472
46
501
547
432
979
-130
1,321

Unit Mix
3 Bdrm
257
10
62
329
40
156
196
194
390
-72
647

4 Bdrm
10
0
45
55
0
31
31
133
164
-45
174

5+ Bdrm
0
0
7
7
0
0
0
17
17
-7
17

Total
1,345
65
572
1,982
349
2,197
2,546
1,990
4,536
-637
5,881

* property/unit counts also included in Affordable Housing Count

Financial

Per Unit Per Month

Fiscal YTD ending 12/31/2013

Nine months ending 12/31/2013
Property
Revenue
Public Housing
Affordable Owned
Tax Credit Partnerships

$208.64
$641.46
$515.39

$272.19
$219.30
$58.22

Operating Expense
w/o HMF

$480.83
$860.76
$573.62

$411.26
$510.95
$363.47

HAP
Management
Fees (HMF)
$82.24
$8.34
$8.50

NOI
-$12.67
$341.48
$201.65

# of Properties/units Positive # of Properties/units Negative
Net Operating Income (NOI)
Net Operating Income (NOI)

Properties
12
18
17

Units
581
1,841
1,990

Properties
22
7
0

Units
764
705

12/31/13
# of
# of
Properties
Properties not
meeting Debt
meeting DCR
Coverage
13
12

3
1

# of
Properties
DCR Not
Applicable
9
4

Public Housing Demographics

Public Housing Residents
0 to 10% MFI
11 to 20%
21 to 30%
31 to 50%
51 to 80%
Over 80%
All
Waiting List
0 to 10% MFI
11 to 20%
21 to 30%
31 to 50%
51 to 80%
Over 80%
All

# of
Households
528
788
381
223
51
7
1,978

% of
Households
26.7%
39.8%
19.3%
11.3%
2.6%
0.4%
100.0%

Households
Average
Family Size
2.3
1.9
2.2
2.5
2.7
2.3
2.1

Average Unit
Size
1.8
1.6
1.7
1.9
2.1
2.0
1.7

4,069
2,466
1,279
833
158
31
8,836

36.7%
22.3%
11.5%
7.5%
1.4%
0.3%
79.7%

1.9
2.2
2.3
2.5
2.2
2.6
2.1

1.5
1.6
1.7
1.9
1.8
2.0
1.7

Adults no
Children
12.9%
28.6%
12.2%
5.5%
1.4%
0.1%
60.7%

% Family Type (head of household)
Family with
Elderly
Disabled
Children
Not Elderly
13.8%
0.7%
6.2%
11.2%
9.2%
19.1%
7.1%
6.1%
6.8%
5.8%
3.0%
3.0%
1.2%
0.3%
0.3%
0.3%
0.1%
0.1%
39.3%
19.3%
35.4%

Black African
American
9.3%
11.0%
4.2%
3.6%
0.8%
0.3%
29.2%

White
10.6%
21.4%
10.4%
4.6%
1.0%
0.1%
48.1%

Race % (head of household)
Native
Hawaiian/
Asian
American
Pacific Islnd
1.5%
0.4%
0.5%
1.8%
1.2%
0.3%
0.8%
1.1%
0.3%
0.2%
0.4%
0.2%
0.0%
0.2%
0.1%
0.0%
0.0%
0.0%
4.3%
3.3%
1.3%

Hispanic/ Latino
4.3%
4.2%
2.5%
2.3%
0.5%
0.0%
13.8%
Not Reported

2.2%
2.4%
1.5%
0.9%
0.1%
0.0%
7.1%

12.0%
9.3%
4.0%
1.7%
0.3%
0.1%
27.3%

13.7%
15.8%
1.6%
7.9%
9.7%
0.8%
3.8%
5.1%
0.3%
2.6%
3.1%
0.2%
0.6%
0.6%
0.0%
0.1%
0.1%
0.0%
28.8%
34.4%
3.1%
* Race and enthnicity are not required fields on the

0.9%
0.5%
0.9%
0.3%
0.7%
0.2%
0.4%
0.1%
0.1%
0.0%
0.0%
0.0%
2.9%
1.0%
Waitlist Application in Yardi

3.2%
2.1%
1.1%
0.9%
0.1%
0.0%
7.5%

1.0%
0.5%
0.2%
0.2%
0.0%
0.0%
2.1%

Other Activity
#'s,days,hrs
Public Housing
Names pulled from Wait List
Denials
New rentals
Vacates
Evictions
# of work orders received
# of work orders completed
Average days to respond
# of work orders emergency
Average response hrs (emergency)

453
38
44
19
0
1,007
812
10.0
4
17
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Home Forward - Dashboard Report For March of 2014
Rent Assistance Performance Measures
Utilization and Activity

Tenant Based Vouchers
Project Based Vouchers
SRO/Mod Vouchers
All Vouchers

Current Month Status
Average
Utilization
Voucher
Percentage
Cost
94%
98%
97%
95%

Vouchers
Available
6,909
1,969
512
9,390

Vouchers
Paid
6,515
1,932
496
8,943

# of
Households
1,123
2,262
1,698
1,023
144
9
6,259

% of
Households
17.9%
36.1%
27.1%
16.3%
2.3%
0.1%
100.0%

Households
Average
Family Size
2.1
2.1
2.2
2.9
3.2
2.8
2.3

970
715
483
338
84
44
2,634

36.8%
27.1%
18.3%
12.8%
3.2%
1.7%
100.0%

1.7
2.1
2.4
2.5
2.6
2.4
2.1

Current Month Activity
HUD Subsidy
Over(Under)
Utilized
$593
$14,610
$539
-$55,243
$446
$573
-$40,632

Remaining
Waiting List
Size
2,634

Waiting List
Names
Pulled
210

Calendar Year To Date

Vouchers
Terminated
42
13
1
56

Voucher
Inspections
Completed
553
73
108
734

Utilization
Percentage
94%
98%
96%
95%

Black

White

Native

Asian

Hawaiian/

Hispanic

8.0%
11.8%
8.3%
6.3%
1.1%
0.0%
35.4%

7.7%
18.2%
15.5%
8.1%
0.9%
0.1%
50.5%

0.6%
1.1%
0.5%
0.3%
0.0%
0.0%
2.6%

0.5%
2.7%
1.5%
0.8%
0.1%
0.0%
5.7%

0.1%
0.2%
0.1%
0.1%
0.0%
0.0%
0.5%

1.0%
2.2%
1.2%
0.7%
0.2%
0.0%
5.3%

7.9%
9.9%
4.6%
2.2%
0.5%
0.5%
25.5%

13.7%
9.1%
5.5%
4.2%
1.2%
0.5%
34.1%

16.7%
12.6%
8.8%
5.7%
1.2%
0.7%
45.7%

1.5%
1.0%
0.5%
0.2%
0.3%
0.0%
3.5%

0.9%
1.2%
0.7%
0.7%
0.2%
0.2%
3.9%

0.5%
0.3%
0.5%
0.2%
0.1%
0.1%
1.7%

2.4%
2.1%
1.7%
1.4%
0.2%
0.2%
8.0%

# Events

# Event
Attendees

81

1280

Escrow $
Forfeited

Avg Annual
Earned Income
Increase Over
Last Year

New Vouchers
Leased
67
14
3
84

Average
Voucher
Cost
$594
$536
$450
$574

HUD Subsidy
Over(Under)
Utilized
$499,257
-$37,351
$25,961
$487,867

New Vouchers
Leased
176
54
36
266

Vouchers
Terminated
132
61
22
215

Demographics

Tenant Based Voucher Participants
0 to 10% MFI
11 to 20%
21 to 30%
31 to 50%
51 to 80%
Over 80%
All
Waiting List
0 to 10% MFI
11 to 20%
21 to 30%
31 to 50%
51 to 80%
Over 80%
All

Average Unit
Size
2.0
2.0
2.0
2.4
2.7
2.9
2.1

Adults no
Children
8.7%
23.9%
16.9%
6.4%
0.8%
0.1%
56.8%

% Family Type (head of household)
Family with
Elderly
Disabled
Children
Not Elderly
9.2%
0.5%
2.2%
12.3%
9.6%
14.3%
10.2%
8.6%
10.8%
10.0%
3.1%
4.4%
1.5%
0.2%
0.3%
0.1%
0.1%
0.0%
43.2%
22.1%
32.0%

0.8%
2.7%
2.7%
1.4%
0.3%
0.1%
8.1%

Race % (head of household)

Not Reported
1.2%
0.9%
0.7%
0.4%
0.0%
0.0%
3.2%

Short Term Rent Assistance

Shelter Plus Care
Short Term Rent Assistance

# of
Households
Participating
540
513

$ Amount of
Average Cost
Assistance
per Household
Provided
$331,816
$614
$315,955
$616

Resident Services
Resident Programs
Housing
Program
Served
Congregate Housing Services
* as of previous month

Resident Services Coordination

GOALS Program

Public Housing

Public Housing

Public Housing
Section 8

Households
Served/
Participants

Monthly
Funding
Amount

Average Funds per Participant

94

$63,234

$673

# HH
Stabilized

# HH
Transitioned

Health and Safety Stabilized

63

14

76

Unduplicated
Number
Served
1930

# of
Participants

Escrow $
Held

New
Enrollees

# of
Graduates

12
3

0
1

160
260

$199,040
$326,412
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Support
System
Enhanced
103

Escrow $
Disbursed

Terminations
or Exits

Crisis
Intervention

$6,892
$3,836

2
1

2

$0
$0

$586
-$764
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Home Forward - Dashboard Report For March of 2014
Agency Financial Summary
Nine months ending 12/31/2013

Month

Fiscal Year to
Date

Prior YTD

Increase
(Decrease)

Subsidy Revenue
Grant Revenue
Property Related Income
Development Fee Revenue
Other Revenue
Total Revenue

$6,109,611
$893,193
$1,279,298
$0
$497,481
$8,779,582

$58,197,797
$8,127,926
$12,115,540
$95,812
$2,385,147
$80,922,221

$59,711,073
$7,874,416
$11,261,373
$952,901
$2,613,669
$82,413,431

($1,513,277)
$253,511
$854,166
($857,089)
($228,522)
($1,491,210)

Housing Assistance Payments
Operating Expense
Depreciation
Total Expense
Operating Income

$5,319,966
$3,068,495
$645,605
$9,034,067
-$254,485

$49,943,275
$28,444,121
$6,078,565
$84,465,961
-$3,543,740

$50,943,846
$28,951,271
$5,838,747
$85,733,864
-$3,320,433

($1,000,572)
($507,150)
$239,819
($1,267,903)
($223,307)

Other Income(Expense)
Capital Contributions
Increase(Decrease) Net Assets
Total Assets
Liquidity Reserves

$4,845,661 -$4,450,476
$568,409
$3,607,331
$5,159,585 -$4,386,885
$202,441,007 $202,441,007
$19,949,702 $24,724,177

-$1,786,263 ($2,664,214)
-$64,552,713 $68,160,044
-$69,659,408 $65,272,523
$197,633,762 $4,807,245
$25,293,231
$70,319

Development/Community Revitalization
New Development / Revitalization
Beech Street
Mult County HDHQ

Capital Improvement
Highrise Rehab - Group 1
Gallagher
Northwest Tower
Highrise Rehab - Group 2
Sellwood
Hollywood East
Hollywood East - Roof Replacement
Carlton Court Siding Replacement
Maple Mallor Sewer Repairs
PH Portfolio Capital Needs Assmt

Units
32
N/A

258
85
173
396
110
286
N/A
N/A
N/A
N/A

Construction
Start
May-13
May-15

Construction
End
Aug-14
Aug-16

Current
Phase
Finance Structuring
Design Phase

Total
Cost
$10,346,567
$38,765,667

Cost Per
Unit
$323,330
N/A

Jan-14

May-14

Predev / Finance Structuring

$29,837,231

$115,648

Jan-14

May-14

Predev / Finance Structuring

$28,867,636

$72,898

Apr-13
Dec-12
Mar-13
Jan-13

Aug-13
Aug-12
Jun-13
Dec-13

Construction
Construction
Construction
Construction
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$549,500
$428,293
$280,087
$300,000

N/A
N/A
N/A
N/A
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