Our chairs during his board service honored fellow chair Lee Moore, third from left.

Board of Commissioners Meeting
Location:

Hollywood East Apartments
Lawrence Williams Conference Room
1605 NE 45th
Portland, OR 97213
Date & Time:

March 18, 2014
6:15 PM

PUBLIC NOTICE:

Home Forward
BOARD OF COMMISSIONERS
will meet on
Tuesday, March 18, 2014
At 6:15 pm
At Hollywood East Apartments
1605 SE 45th Avenue, Portland
In the Lawrence Williams Conference Room
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MEMORANDUM

To:

Community Partners

Date:

From:

Steve Rudman, Executive Director

Subject:

March 13, 2014
Home Forward Board of
Commissioners March Meeting

The Board of Commissioners of Home Forward will meet on Tuesday, March 18, 2014 at
Hollywood East Apartments, 1605 NE 45th Avenue, 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, March 14, 2014.

Home Forward Board of Commissioners
March 2014

2

AGENDA
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BOARD OF COMMISSIONERS MEETING
HOME FORWARD – HOLLYWOOD EAST BUILDING
THE LAWRENCE WILLIAMS CONFERENCE ROOM
1605 NE 45TH
PORTLAND, OREGON
March 18, 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.
MISSION MOMENT
Topic

Presenter

Medallion Health Fair

Steven Keenan, Resident and
Community Services Coordinator

CONSENT CALENDAR
Following Resolutions:
14-03

Topic

Presenter/POC

Phone #

01

Authorize Issuance of Refunding
Bonds for the Hamilton West
Apartments Project

Molly Rogers
Erik Olson

503.802.8437
503.802.8462

02

Authorize Issuance of Refunding
Bonds for the Gretchen Kafoury
Commons Project

Molly Rogers
Erik Olson

503.802.8437
503.802.8462

03

Authorize Renewal of the Cecelia
Partnership and the Trouton
Partnership Credit Enhancement
Arrangements/Letters of Credit

Peter Beyer
Juli Garvey

503.802.8538
503.802.8457
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04

Authorize Application for Community
Development Block Grant 108 Loan
from Portland Housing Bureau for
Gladstone Square

Molly Rogers
Chris Hughson

503.802.8437
503.802.8483

05

Authorize Home Forward to Acquire
the Limited Partner’s Interest in
Gladstone Square Limited
Partnership

Molly Rogers
Chris Hughson

503.802.8437
503.802.8483

06

Authorize an Amendment to Kilmer
Voorhees Laurick P.C. Contract

Mike Andrews

503.802.8507

MEETING MINUTES
Topic
Minutes of February 18, 2014 Board of Commissioners Meeting
REPORTS / RESOLUTIONS
Following Reports and Resolutions:
14-03

Topic

Presenter/POC

Phone #

REPORT

Executive Director’s Report

Steve Rudman

503.802.8423

07

Authorize Fiscal Year 2015 Budget

Peter Beyer
Kathy Kodis

503.802.8538
503.802.8583

08

Authorize Home Forward’s Housing
with Services Partnership

Rachael Duke
Peter Beyer

503.280.4001
503.802.8538

09

Authorize Payment Standards
Recommendations for the
Section 8 Housing Choice
Voucher Program

Jill Smith

503.802.8565

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, April 15, 2014 at 6:15 PM.
This meeting will take place at the Multnomah County Building, 501 SE Hawthorne Blvd,
Portland, in the Commissioners Board Room.
HOME FORWARD DEVELOPMENT ENTERPRISE CORPORATION
The Board of Directors of the Home Forward Development Enterprise will meet following the
Home Forward Board of Commissioners regular meeting.
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CONSENT CALENDAR
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MEMORANDUM

To:
From:

Board of Commissioners

Date:

Molly Rogers, Director of Asset
Management

Subject:

Erik M. Olson, Asset Manager

March 18, 2014
Authorization to Issue Refunding
Bonds for the Hamilton West
Apartments Project in an Amount
Not to Exceed $3,600,000 to
Refinance the Existing Series 1998
Bonds
Resolution 14-03-01

The Board of Commissioners is requested to authorize the following actions necessary to
complete the refunding of the existing Multifamily Housing Revenue Bonds Series 1998 for
the Hamilton West Apartments project. This request includes the following actions:







City Council approval to enter into a new Contingent Loan Agreement scheduled
for March 26, 2014
Approval to issue new governmental bonds credit-enhanced by the City of Portland
through the Contingent Loan Agreement
Pay the original Series 1998 bonds and transaction costs associated with the new
financial structure
Transfer existing operating reserves to the new bond trustee
Approval to execute Portland Housing Bureau subordination and amended loan
documents
The execution of any other documents deemed necessary by our counsel to
effectuate this transaction

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
In December 1998, Home Forward entered into a Low-Income Housing Tax Credit Limited
Partnership called Clay Street Limited Partnership for the purpose of constructing the
Hamilton West Apartments mixed use project. The property consists of one 2,420 square
foot commercial unit and 152 total affordable residential units with 129 studio units and 23
one-bedroom units. All residential units are under long term rent restrictions between 40%
and 60% of Area Median Income. National Development Council is the Limited Partner,
with Home Forward serving as the general partner. Originally, Home Forward used a
financial structure that combined tax credit equity and bond debt sold on a non-rated
basis. Additional assistance was provided through a subordinate loan and equity gap from
the Portland Housing Bureau and a Contingent Loan Agreement (CLA) from the City of
Portland providing a credit enhancement for the bonds. The tax credit equity provided by
the limited partner was in exchange for 10 years of tax credits and tax losses. At the end
of the 15-year LIHTC compliance period, it was anticipated that the limited partner would
exit the partnership and Home Forward would take sole ownership of the asset.
On December 17, 2013, staff requested board authorization through Resolution 13-12-05
to acquire the Limited Partner’s interest in the Clay Street Limited Partnership and transfer
the property ownership to Home Forward in anticipation of refinancing the bonds. The
early exit of the partnership has been agreed to by the limited partner and is in the process
of being completed. The completion of the early exit of the partnership will provide an
ownership structure that is complementary to the proposed refinance scenario using
governmental bonds issued by Home Forward.
RECOMMENDED REFUNDING
Home Forward staff has been working with the Wedbush Securities Inc., City of Portland
Debt Manager, and Portland Housing Bureau staff to develop a refunding proposal for
both Home Forward Board and City Council consideration. The proposed refunding would
pay off the current Series 1998 bonds with new bonds benefiting from the City of
Portland’s credit rating with the following terms: 20-year term, 30-year amortization, and
average interest rate of 4.33% as of March 6, 2014. The current average interest rate on
the original Series 1998 bonds is approximately 5.41%. Based on the current rates, the
annual bond debt service is anticipated to be reduced from approximately $308,000 to
$209,000.
If the governmental bond interest rates stay at or below current levels and the future
refinance is successful, the property could provide cash flow to Home Forward and
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contribute more to replacement reserves while providing quality affordable housing into the
future. At maturity in year 20 there will be a balloon payment due. At that time or prior, it
is anticipated that the balloon payment will be rolled into a larger recapitalization plan to
address the aging property.
FINANCIAL IMPACT AND RISK
The requested proposal to refinance the existing bonds with lower interest debt is positive
for the project and meeting future capital needs. Staff has been working with the City of
Portland since early 2013 to determine if the refinance is financially feasible. Current bond
coupon rates have remained favorable in 2014, but will continue to fluctuate with the
market until closing expected to occur on May 1, 2014.
The proposed refinance has been approved by the Portland Housing Bureau Housing
Finance Committee and the City of Portland Debt Manager has been actively participating
in the discussions. The main risk to the proposal is that City Council may not agree to a
new Contingent Loan Agreement or make adjustments to the deal points that could
reduce the benefit to Home Forward. Originally staff proposed a 30-year term with a 30year amortization but was later advised by the City to request a 20-year term with a 30year amortization.
Additionally, the bond interest rates could increase prior to the anticipated closing date of
May 1, 2014, making the refinance not feasible.
Expenses related to the transaction include legal costs, underwriter’s fees, and debt
service reserves. The current term sheet states fees for underwriting and cost of issuance
at approximately $88,000. The project currently has existing Debt Service Reserves in the
amount of $310,800, but because of the lower current principal balance and reduced debt
payments related to the new bond debt, the required Debt Service Reserve will be
reduced to approximately $215,100. The balance of the excess reserves will be used to
pay the underwriter’s fee (.75%) and cost of issuance charges resulting in nominal cash
needed at closing to pay these costs.
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RESOLUTION 14-03-01
RESOLUTION 14-03-01 PROVIDING FOR THE ISSUANCE, SALE AND DELIVERY OF
REVENUE BONDS OF HOME FORWARD IN THE AGGREGATE PRINCIPAL AMOUNT
NOT TO EXCEED $3,600,000, FOR THE PURPOSE OF PROVIDING ALL OR A PART
OF THE FUNDS WITH WHICH TO REFINANCE THE COSTS OF CONSTRUCTING,
IMPROVING AND EQUIPPING THE HAMILTON WEST APARTMENTS PROJECT TO
PROVIDE HOUSING FOR PERSONS OR FAMILIES OF LOWER INCOME IN THE CITY
OF PORTLAND, OREGON, AND TO PAY THE COSTS OF ISSUING THE BONDS;
APPROVING THE FORMS OF A CONTINGENT LOAN AGREEMENT AND TRUST
INDENTURE RELATING TO THE BONDS; AUTHORIZING THE EXECUTION OF THE
TRUST INDENTURE AND THE CONTINGENT LOAN AGREEMENT, THE BONDS AND
OTHER AGREEMENTS, DOCUMENTS AND CERTIFICATES; APPOINTING A TRUSTEE
AND BOND REGISTRAR FOR THE BONDS; AUTHORIZING THE EXECUTIVE
DIRECTOR OF HOME FORWARD TO ACCEPT AN OFFER FROM WEDBUSH
SECURITIES INC. TO PURCHASE THE BONDS; AND PROVIDING FOR RELATED
MATTERS
WHEREAS, Home Forward seeks to encourage the provision of long-term housing for
persons and families of lower income residing in the City of Portland, Oregon (the “City”); and
WHEREAS, Home Forward served as the General Partner of Clay Street Limited Partnership,
Limited Partnership, an Oregon limited partnership (the “Partnership”), which owned and
operated (or owns and operates) Hamilton West Apartments in Portland, Oregon (the
“Project”); and
WHEREAS, the financing for the Project included proceeds of Home Forward’s Multifamily
Housing Revenue Bonds, Series 1998 (Clay Street Apartments Project); and
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WHEREAS, Home Forward has acquired or will acquire the Limited Partner’s interest in the
Partnership and ownership of the Project; and
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
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;
and
WHEREAS, ORS 456.135 provides that a housing authority may delegate to one or more if
its agents or employees such powers or duties as it deems proper; and
WHEREAS, the Board of Commissioners of Home Forward deems it necessary and
advisable and in the best interest of Home Forward to issue the revenue bonds described
herein (the “Bonds”), the proceeds of which will be used for the purposes described herein;
and
WHEREAS, it is anticipated that the City will enter into a Contingent Loan Agreement to
provide credit enhancement for the Bonds; and
WHEREAS, the Bonds will be issued under and pursuant to the terms of a Trust Indenture
(the “Indenture”) between Home Forward and Wells Fargo Bank, National Association
(the “Trustee”); and
WHEREAS, it is anticipated that Wedbush Securities Inc. will offer to purchase the Bonds on
the terms set forth in this resolution and the Indenture;
NOW, THEREFORE, BE IT RESOLVED, by the Board of Commissioners of Home Forward,
as follows:
Section 1.
Definitions. As used in this resolution, the following words have the
following meanings:
“Board” means the Board of Commissioners of Home Forward.
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“Bond” or “Bonds” means one or more of the Multifamily Housing Refunding
Revenue Bonds, 2014 (Hamilton West Apartments), of Home Forward, issued pursuant to,
under the authority of and for the purposes provided in this resolution and the Indenture.
“Bond Registrar” means the entity serving as registrar, authenticating agent and
paying agent under the Indenture, initially the Trustee.
“City” means the City of Portland, Oregon.
“Code” means the Internal Revenue Code of 1986, as amended.
“Contingent Loan Agreement” means the Contingent Loan Agreement between the
City and the Home Forward relating to the Bonds.
“General Revenues” means all revenues of Home Forward from any source (other
than Project Revenues), except as provided in the next sentence. Revenues shall not be
considered “General Revenues” if applicable laws, regulations, contracts, or covenants
prohibit use of those revenues to pay the Bonds or repay advances made by the City
under the Contingent Loan Agreement.
“Home Forward” means Home Forward, a public corporation duly organized and
existing as a housing authority under and by virtue of the laws of the State of Oregon.
“Indenture” means the Trust Indenture between Home Forward and the Trustee
relating to the Bonds, including any supplements or amendments thereto made in
conformity herewith and therewith.
“Project” means the Hamilton West apartments.
“Refunded Bonds” means Home Forward’s Multifamily Housing Revenue Bonds,
Series 1998 (Clay Street Apartments Project).
“Trust Deed” means the Trust Deed encumbering the Project and securing
payment of the Bonds and Home Forward’s obligations to the City under the Contingent
Loan Agreement, including any supplements or amendments thereto made in conformity
herewith and therewith.
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“Trustee” means the entity serving as trustee under the Indenture, initially Wells Fargo
Bank, National Association.
All other capitalized terms used but not defined herein shall have the meanings
assigned to them in the Indenture.
Section 2.
Authorization of the Bonds and Application of Proceeds. Home
Forward shall issue the Bonds for the purpose of providing the funds required to refinance
the Project by refunding the Refunded Bonds and pay costs of issuing the Bonds. Such
Bond financing is declared and determined to be important for feasibility of the Project. All
proceeds of the Bonds shall be deposited with the Trustee, all as provided in the
Indenture.
Section 3.
Description of the Bonds. The Bonds shall be issued in registered
form in an aggregate principal amount not to exceed $3,600,000. The Bonds shall be
dated such date, shall be in such denominations, shall bear interest payable on such dates
and at such rates, shall mature at such times and in such amounts, shall have such
prepayment or redemption provisions and shall have such other provisions consistent with
the purposes of this resolution as are set forth in the Indenture.
Section 4.
Security for the Bonds. The Bonds shall be special, nonrecourse
obligations of Home Forward payable solely from the Trust Estate pledged under the
Indenture. The Bonds shall be secured by a pledge of the Trust Estate, which shall include
(a) Net Operating Income and, if the Trustee appoints a receiver or exercises its right under
the Trust Deed, all Project Revenues, (b) all General Revenues of Home Forward, (c)
proceeds of loans made by the City pursuant to the Contingent Loan Agreement (d) the
lien on the real property and improvements thereon and personal property therein
conveyed by the Trust Deed (unless and until such property is released from the lien of the
Trust Deed as provided in the Indenture), (e) certain funds and accounts established under
the Indenture and all Investment Earnings thereon and money, securities and obligations
therein (subject to disbursements from such fund or account upon the conditions set forth
in the Indenture), (f) all money and securities from time to time held by the Trustee under
the terms of the Indenture and any and all other real or personal property conveyed,
mortgaged, pledged, assigned or transferred as and for additional security under the
Indenture, and (g) proceeds of the foregoing, all as defined and set forth in the Indenture.
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Home Forward reserves without limitation the right to issue other obligations, the
principal of and interest on which are to be paid from the General Revenues on a parity of
lien with the Bonds. At its option, Home Forward may pledge any revenues that comprise
a portion of the General Revenues to the payment of other obligations, such payments to
have priority over the payments to be made on the Bonds with respect to that portion of
the General Revenues so pledged.
The Bonds shall not be a debt of the City, Multnomah County, the State of Oregon
or any political subdivision thereof, and the Bonds shall so state on their face. None of the
City, Multnomah County, the State of Oregon or any political subdivision thereof shall be
liable for payment of the Bonds nor in any event shall principal of, premium, if any, on and
interest on the Bonds be payable out of any funds or assets other than those pledged to
that purpose by Home Forward herein and in the Indenture. Home Forward has no taxing
power.
None of the Commissioners, officers or employees of Home Forward shall be
personally liable for the payment of the Bonds.
The obligations of Home Forward under the Contingent Loan Agreement shall be
payable from Project Revenues and Home Forward’s General Revenues as described
therein, and shall be secured by the Trust Deed.
Section 5.
Form and Execution of Bonds. The Bonds shall be in a form
consistent with the provisions of this resolution, the Indenture and state law, and shall bear
the manual or facsimile signatures of the Chair of the Board and Executive Director of
Home Forward.
The Bonds shall be authenticated by the Bond Registrar as set forth in the
Indenture. No Bond shall be valid for any purpose until so authenticated. The authorized
signing of a Certificate of Authentication shall be conclusive evidence that the Bond so
authenticated has been duly executed, authenticated and delivered and is entitled to the
benefits of this resolution.
Section 6.
Preservation of Tax Exemption for Interest on Bonds. Home
Forward covenants that it will take all actions necessary to prevent interest on the Bonds
from being included in gross income for federal income tax purposes, and it will neither
take any action nor make or permit any use of proceeds of the Bonds or other funds of
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Home Forward treated as proceeds of the Bonds at any time during the term of the Bonds
which would cause interest on the Bonds to be included in gross income for federal
income tax purposes.
Section 7.
Designation of Bonds as “Qualified Tax-Exempt Obligations.”
Home Forward has determined and certifies that (a) the Bonds are not "private activity
bonds" within the meaning of Section 141 of the Code; (b) the reasonably anticipated
amount of tax-exempt obligations (other than private activity bonds and other obligations
not required to be included in such calculation) which Home Forward and all entities
subordinate to Home Forward (including any entity that Home Forward controls, which
derives its authority to issue tax-exempt obligations from Home Forward or which issues
tax-exempt obligations on behalf of Home Forward) will issue during the calendar year in
which the Bonds are issued will not exceed $10,000,000; and (c) the amount of taxexempt obligations, including the Bonds, designated by Home Forward as "qualified taxexempt obligations" for the purposes of Section 265(b)(3) of the Code during the calendar
year in which the Bonds is issued does not exceed $10,000,000. Home Forward
designates the Bonds as "qualified tax-exempt obligations" for the purposes of Section
265(b)(3) of the Code.
Section 8.
Authorization of Documents and Execution Thereof and
Appointment of Trustee. The Board approves the Indenture, the Contingent Loan
Agreement and the Trust Deed substantially in the forms on file with the Executive Director
of Home Forward, with such changes as the Executive Director of Home Forward shall
deem necessary or appropriate, and appoints Wells Fargo Bank, National Association, as
Trustee and Bond Registrar for the Bonds. The Board authorizes and approves the
execution and delivery of, and the performance by Home Forward of its obligations
contained in, the Bonds, the Indenture, the Contingent Loan Agreement, the Trust Deed
and this resolution and consummation by Home Forward of all other transactions
contemplated by this resolution in connection with the issuance of the Bonds. The
Executive Director of Home Forward is authorized and directed to do everything necessary
for the issuance, execution and delivery of the Bonds, including the “deeming final” of the
preliminary official statement for the Bonds for the sole purpose of the Bond purchaser’s
compliance with Securities and Exchange Commission Rule 15d2-12(b)(1), and to execute
and deliver, on behalf of Home Forward, the Indenture, the Contingent Loan Agreement,
the Trust Deed and any other documents reasonably required to be executed by Home
Forward in connection with the issuance of the Bonds and to ensure the proper use and
application of the proceeds of the Bonds. The Executive Director of Home Forward is
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further authorized to approve and execute an official statement for the Bonds on behalf of
Home Forward.
Section 9. Authorization of Purchase Contract. It is anticipated that Wedbush
Securities Inc., as underwriter, will present a purchase contract (the “Bond Purchase
Agreement”) substantially in the form on file with the Executive Director of Home Forward,
to Home Forward offering to purchase the Bonds under the terms and conditions provided
herein and therein. The Board finds that entering into such a Bond Purchase Agreement is
in the best interest of Home Forward, and therefore authorizes the Executive Director of
Home Forward to accept the offer contained in the Bond Purchase Agreement and to
execute the Bond Purchase Agreement on behalf of Home Forward, subject to the
following limitations: (a) the aggregate principal amount of the Bonds does not exceed
$3,600,000, (b) the weighted average interest rate on the Bonds does not exceed 5.0%
per annum and (c) the Bond Purchase Agreement is executed prior to June 1, 2014.
The proper Home Forward officials are authorized and directed to do everything
necessary for the prompt delivery of the Bonds to the purchaser thereof and for the proper
application and use of the proceeds of the sale thereof.
Section 10. Amendment of Portland Housing Bureau Loan Documents. The
Portland Housing Bureau (the “PHB”) has provided financing for the Project through a loan
in the original amount of $1,236,000. In connection with the refinancing of the Project
through the issuance of the Bonds, the documents evidencing the PHB loan may be
amended and the trust deed securing payment of the PHB loan will be subordinated to the
Trust Deed. The Board authorizes the Executive Director of Home Forward to negotiate,
execute and deliver such documents as he deems necessary or appropriate in connection
with the revised PHB loan documents.
Section 11. Acting Officers Authorized. 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.
Section 12. Ratification and Confirmation. Any actions of Home Forward or its
officers prior to the date hereof and consistent with the terms of this resolution are ratified
and confirmed.
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Section 13. Effective Date. This resolution shall be in full force and effect from
and after its adoption and approval.
ADOPTED: MARCH 18, 2014
Attest:

Home Forward:

Steven D. Rudman, Secretary

David M. Widmark, Chair
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CERTIFICATE
I, the undersigned, the duly chosen, qualified and acting Executive Director and
Secretary-Treasurer of Home Forward and keeper of the records of Home Forward,
CERTIFY:
1.
That the attached Resolution 14-03-01 (the “Resolution”) is a true and correct
copy of the resolution of the Board of Commissioners of Home Forward, as adopted at a
meeting of Home Forward held on March 18, 2014, and duly recorded in the minute books
of Home Forward.
2.
That such meeting was duly convened and held in all respects in accordance
with law, and, to the extent required by law, due and proper notice of such meeting was
given; that a quorum was present throughout the meeting and a majority of the members of
the Board of Commissioners of Home Forward present at the meeting voted in the proper
manner for the adoption of the Resolution; that all other requirements and proceedings
incident to the proper adoption of the Resolution have been duly fulfilled, carried out and
otherwise observed, and that I am authorized to execute this Certificate.
IN WITNESS WHEREOF, I have hereunto set my hand this 18th day of March, 2014.

HOME FORWARD

Steven D. Rudman, Executive Director and
Secretary
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MEMORANDUM

To:
From:

Board of Commissioners

Date:

Molly Rogers, Director of Asset
Management

Subject:

Erik M. Olson, Asset Manager

March 18, 2014
Authorization to Issue Refunding
Bonds for the Gretchen Kafoury
Commons Project in an Amount Not
to Exceed $4,100,000 to Refinance
the Existing Series 1998 Bonds
Resolution 14-03-02

The Board of Commissioners is requested to authorize the following actions necessary to
complete the refunding of the existing Multifamily Housing Revenue Bonds Series 1998 for
the recently acquired Gretchen Kafoury Commons project from the Columbia Street
Limited Partnership. This request includes the following actions:







City Council approval to enter into a new Contingent Loan Agreement scheduled
for March 26, 2014
Approval to issue new governmental bonds credit-enhanced by the City of Portland
through the Contingent Loan Agreement
Pay the original Series 1998 bonds and transaction costs associated with the new
financial structure
Transfer existing operating reserves to the new bond trustee
Approval to execute Portland Housing Bureau subordination and amended loan
documents
The execution of any other documents deemed necessary by our counsel to
effectuate this transaction

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
In December 1998, Home Forward entered into a Low Income Housing Tax Credit Limited
Partnership called Columbia Street Limited Partnership for the purpose of constructing the
Gretchen Kafoury Commons project. The property consists of 129 total units with 87
studio units; 37 one-bedroom units; and 5 two-bedroom units. All units are under long
term rent restrictions between 40% and 60% of Area Median Income. Key Community
Development Corporation was the Limited Partner, with Home Forward serving as the
general partner. Originally, Home Forward used a financial structure that combined tax
credit equity, bond debt sold on a non-rated basis. Additional assistance was provided
through a subordinate loan from the Portland Housing Bureau and a Contingent Loan
Agreement (CLA) from the City of Portland providing a credit enhancement for the bonds.
The tax credit equity provided by the limited partner was in exchange for 10 years of tax
credits and tax losses. At the end of the 15-year LIHTC compliance period, it was
anticipated that the limited partner would exit the partnership and Home Forward would
take sole ownership of the asset.
On December 17, 2013, staff requested board authorization through Resolution 13-12-04
to acquire the Limited Partner’s interest in the Columbia Street Limited Partnership and
transfer the property ownership to Home Forward in anticipation of refinancing the bonds.
The early exit of the partnership was completed on February 25, 2014. The completion of
the early exit of the partnership provides an ownership structure that is complimentary to
the proposed refinance scenario using governmental bonds issued by Home Forward.
RECOMMENDED REFUNDING
Home Forward staff has been working with the Wedbush Securities Inc., City of Portland
Debt Manager, and Portland Housing Bureau staff to develop a refunding proposal for
both Home Forward Board and City Council consideration. The proposed refunding
would pay off the current Series 1998 bonds with new bonds benefiting from the City of
Portland’s credit rating with the following terms: 20-year term, 30-year amortization, and
average interest rate of 4.33% as of March 6, 2014. The current average interest rate on
the original Series 1998 bonds is approximately 5.41%. Based on the current rates, the
property annual bond debt service is anticipated to be reduced from approximately
$358,000 to $243,000.
If the bond interest rates stay at or below current levels and the future refinance is
successful, the property could provide cash flow to Home Forward and contribute more to
replacement reserves while providing quality affordable housing into the future. At maturity

2
Home Forward Board of Commissioners
March 2014

21

in year 20 there will be a balloon payment due. At that time or prior, it is anticipated that
the balloon payment will be rolled into a larger recapitalization plan to address the aging
property.
FINANCIAL IMPACT AND RISK
The requested proposal to refinance the existing bonds with lower interest debt is a
positive for the project and meeting future capital needs. Staff has been working with the
City of Portland since early 2013 to determine if the refinance is financially feasible.
Current bond coupon rates have remained favorable in 2014, but will continue to fluctuate
with the market until closing expected to occur on May 1, 2014.
The proposed refinance has been approved by the Portland Housing Bureau Housing
Finance Committee and the City of Portland Debt Manager has been actively participating
in the discussions. The main risk to the proposal is that City Council may not agree to a
new Contingent Loan Agreement or make adjustments to the deal points that could
reduce the benefit to Home Forward. Originally staff proposed a 30-year term with a 30year amortization, but was later advised by the City to request a 20-year term with a 30year amortization.
Additionally, the bond interest rates could increase prior to the anticipated closing date of
May 1, 2014, making the refinance not feasible.
Expenses related to the transaction include legal costs, underwriter’s fees, and debt
service reserves. The current term sheet states fees for underwriting and cost of issuance
at approximately $91,000. The project currently has existing Debt Service Reserves in the
amount of $361,000, but because of the lower current principal balance and reduced debt
payments related to the new bond debt, the new required Debt Service Reserve will be
reduced to approximately $250,000. The balance of the excess reserves will be used to
pay the underwriter’s fee (.75%) and cost of issuance charges resulting in nominal cash
needed at closing to pay these costs.

3
Home Forward Board of Commissioners
March 2014

22

RESOLUTION 14-03-02
RESOLUTION 14-03-02 PROVIDING FOR THE ISSUANCE, SALE AND DELIVERY OF
REVENUE BONDS OF HOME FORWARD IN THE AGGREGATE PRINCIPAL AMOUNT
NOT TO EXCEED $4,100,000, FOR THE PURPOSE OF PROVIDING ALL OR A PART
OF THE FUNDS WITH WHICH TO REFINANCE THE COSTS OF CONSTRUCTING,
IMPROVING AND EQUIPPING THE GRETCHEN KAFOURY COMMONS PROJECT TO
PROVIDE HOUSING FOR PERSONS OR FAMILIES OF LOWER INCOME IN THE CITY
OF PORTLAND, OREGON, AND TO PAY THE COSTS OF ISSUING THE BONDS;
APPROVING THE FORMS OF A CONTINGENT LOAN AGREEMENT AND TRUST
INDENTURE RELATING TO THE BONDS; AUTHORIZING THE EXECUTION OF THE
TRUST INDENTURE AND THE CONTINGENT LOAN AGREEMENT, THE BONDS AND
OTHER AGREEMENTS, DOCUMENTS AND CERTIFICATES; APPOINTING A TRUSTEE
AND BOND REGISTRAR FOR THE BONDS; AUTHORIZING THE EXECUTIVE
DIRECTOR OF HOME FORWARD TO ACCEPT AN OFFER FROM WEDBUSH
SECURITIES INC. TO PURCHASE THE BONDS; AND PROVIDING FOR RELATED
MATTERS
WHEREAS, Home Forward seeks to encourage the provision of long-term housing for
persons and families of lower income residing in the City of Portland, Oregon (the “City”); and
WHEREAS, Home Forward served as the General Partner of Columbia Street Limited
Partnership, a Limited Partnership, an Oregon limited partnership (the “Partnership”), which
owned and operated the apartment complex known as Gretchen Kafoury Commons in
Portland, Oregon (the “Project”); and
WHEREAS, the financing for the Project included proceeds of Home Forward’s Multifamily
Housing Revenue Bonds, Series 1998 (Columbia Street Apartments Project); and
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WHEREAS, Home Forward has acquired the Limited Partner’s interest in the Partnership
and ownership of the Project; and
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
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;
and
WHEREAS, ORS 456.135 provides that a housing authority may delegate to one or more if
its agents or employees such powers or duties as it deems proper; and
WHEREAS, the Board of Commissioners of Home Forward deems it necessary and
advisable and in the best interest of Home Forward to issue the revenue bonds described
herein (the “Bonds”), the proceeds of which will be used for the purposes described herein;
and
WHEREAS, it is anticipated that the City will enter into a Contingent Loan Agreement to
provide credit enhancement for the Bonds; and
WHEREAS, the Bonds will be issued under and pursuant to the terms of a Trust Indenture
(the “Indenture”) between Home Forward and Wells Fargo Bank, National Association
(the “Trustee”); and
WHEREAS, it is anticipated that Wedbush Securities Inc. will offer to purchase the Bonds on
the terms set forth in this resolution and the Indenture;
NOW, THEREFORE, BE IT RESOLVED, by the Board of Commissioners of Home Forward,
as follows:
Section 1.
Definitions. As used in this resolution, the following words have the
following meanings:
“Board” means the Board of Commissioners of Home Forward.
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“Bond” or “Bonds” means one or more of the Multifamily Housing Refunding
Revenue Bonds, 2014 (Gretchen Kafoury Commons), of Home Forward, issued pursuant
to, under the authority of and for the purposes provided in this resolution and the
Indenture.
“Bond Registrar” means the entity serving as registrar, authenticating agent and
paying agent under the Indenture, initially the Trustee.
“City” means the City of Portland, Oregon.
“Code” means the Internal Revenue Code of 1986, as amended.
“Contingent Loan Agreement” means the Contingent Loan Agreement between the
City and the Home Forward relating to the Bonds.
“General Revenues” means all revenues of Home Forward from any source (other
than Project Revenues), except as provided in the next sentence. Revenues shall not be
considered “General Revenues” if applicable laws, regulations, contracts, or covenants
prohibit use of those revenues to pay the Bonds or repay advances made by the City
under the Contingent Loan Agreement.
“Home Forward” means Home Forward, a public corporation duly organized and
existing as a housing authority under and by virtue of the laws of the State of Oregon.
“Indenture” means the Trust Indenture between Home Forward and the Trustee
relating to the Bonds, including any supplements or amendments thereto made in
conformity herewith and therewith.
“Project” means the apartments known as the Gretchen Kafoury Commons.
“Refunded Bonds” means Home Forward’s Multifamily Housing Revenue Bonds,
Series 1998 (Columbia Street Apartments Project).
“Trust Deed” means the Trust Deed encumbering the Project and securing
payment of the Bonds and Home Forward’s obligations to the City under the Contingent
Loan Agreement, including any supplements or amendments thereto made in conformity
herewith and therewith.
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“Trustee” means the entity serving as trustee under the Indenture, initially Wells Fargo
Bank, National Association.
All other capitalized terms used but not defined herein shall have the meanings
assigned to them in the Indenture.
Section 2.
Authorization of the Bonds and Application of Proceeds. Home
Forward shall issue the Bonds for the purpose of providing the funds required to refinance
the Project by refunding the Refunded Bonds and pay costs of issuing the Bonds. Such
Bond financing is declared and determined to be important for feasibility of the Project. All
proceeds of the Bonds shall be deposited with the Trustee, all as provided in the
Indenture.
Section 3.
Description of the Bonds. The Bonds shall be issued in registered
form in an aggregate principal amount not to exceed $4,100,000. The Bonds shall be
dated such date, shall be in such denominations, shall bear interest payable on such dates
and at such rates, shall mature at such times and in such amounts, shall have such
prepayment or redemption provisions and shall have such other provisions consistent with
the purposes of this resolution as are set forth in the Indenture.
Section 4.
Security for the Bonds. The Bonds shall be special, nonrecourse
obligations of Home Forward payable solely from the Trust Estate pledged under the
Indenture. The Bonds shall be secured by a pledge of the Trust Estate, which shall include
(a) Net Operating Income and, if the Trustee appoints a receiver or exercises its right under
the Trust Deed, all Project Revenues, (b) all General Revenues of Home Forward, (c)
proceeds of loans made by the City pursuant to the Contingent Loan Agreement (d) the
lien on the real property and improvements thereon and personal property therein
conveyed by the Trust Deed (unless and until such property is released from the lien of the
Trust Deed as provided in the Indenture), (e) certain funds and accounts established under
the Indenture and all Investment Earnings thereon and money, securities and obligations
therein (subject to disbursements from such fund or account upon the conditions set forth
in the Indenture), (f) all money and securities from time to time held by the Trustee under
the terms of the Indenture and any and all other real or personal property conveyed,
mortgaged, pledged, assigned or transferred as and for additional security under the
Indenture, and (g) proceeds of the foregoing, all as defined and set forth in the Indenture.
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Home Forward reserves without limitation the right to issue other obligations, the
principal of and interest on which are to be paid from the General Revenues on a parity of
lien with the Bonds. At its option, Home Forward may pledge any revenues that comprise
a portion of the General Revenues to the payment of other obligations, such payments to
have priority over the payments to be made on the Bonds with respect to that portion of
the General Revenues so pledged.
The Bonds shall not be a debt of the City, Multnomah County, the State of Oregon
or any political subdivision thereof, and the Bonds shall so state on their face. None of the
City, Multnomah County, the State of Oregon or any political subdivision thereof shall be
liable for payment of the Bonds nor in any event shall principal of, premium, if any, on and
interest on the Bonds be payable out of any funds or assets other than those pledged to
that purpose by Home Forward herein and in the Indenture. Home Forward has no taxing
power.
None of the Commissioners, officers or employees of Home Forward shall be
personally liable for the payment of the Bonds.
The obligations of Home Forward under the Contingent Loan Agreement shall be
payable from Project Revenues and Home Forward’s General Revenues as described
therein, and shall be secured by the Trust Deed.
Section 5.
Form and Execution of Bonds. The Bonds shall be in a form
consistent with the provisions of this resolution, the Indenture and state law, and shall bear
the manual or facsimile signatures of the Chair of the Board and Executive Director of
Home Forward.
The Bonds shall be authenticated by the Bond Registrar as set forth in the
Indenture. No Bond shall be valid for any purpose until so authenticated. The authorized
signing of a Certificate of Authentication shall be conclusive evidence that the Bond so
authenticated has been duly executed, authenticated and delivered and is entitled to the
benefits of this resolution.
Section 6.
Preservation of Tax Exemption for Interest on Bonds. Home
Forward covenants that it will take all actions necessary to prevent interest on the Bonds
from being included in gross income for federal income tax purposes, and it will neither
take any action nor make or permit any use of proceeds of the Bonds or other funds of

8
Home Forward Board of Commissioners
March 2014

27

Home Forward treated as proceeds of the Bonds at any time during the term of the Bonds
which would cause interest on the Bonds to be included in gross income for federal
income tax purposes.
Section 7.
Designation of Bonds as “Qualified Tax-Exempt Obligations.”
Home Forward has determined and certifies that (a) the Bonds are not "private activity
bonds" within the meaning of Section 141 of the Code; (b) the reasonably anticipated
amount of tax-exempt obligations (other than private activity bonds and other obligations
not required to be included in such calculation) which Home Forward and all entities
subordinate to Home Forward (including any entity that Home Forward controls, which
derives its authority to issue tax-exempt obligations from Home Forward or which issues
tax-exempt obligations on behalf of Home Forward) will issue during the calendar year in
which the Bonds are issued will not exceed $10,000,000; and (c) the amount of taxexempt obligations, including the Bonds, designated by Home Forward as "qualified taxexempt obligations" for the purposes of Section 265(b)(3) of the Code during the calendar
year in which the Bonds is issued does not exceed $10,000,000. Home Forward
designates the Bonds as "qualified tax-exempt obligations" for the purposes of Section
265(b)(3) of the Code.
Section 8.
Authorization of Documents and Execution Thereof and
Appointment of Trustee. The Board approves the Indenture, the Contingent Loan
Agreement and the Trust Deed substantially in the forms on file with the Executive Director
of Home Forward, with such changes as the Executive Director of Home Forward shall
deem necessary or appropriate, and appoints Wells Fargo Bank, National Association, as
Trustee and Bond Registrar for the Bonds. The Board authorizes and approves the
execution and delivery of, and the performance by Home Forward of its obligations
contained in, the Bonds, the Indenture, the Contingent Loan Agreement, the Trust Deed
and this resolution and consummation by Home Forward of all other transactions
contemplated by this resolution in connection with the issuance of the Bonds. The
Executive Director of Home Forward is authorized and directed to do everything necessary
for the issuance, execution and delivery of the Bonds, including the “deeming final” of the
preliminary official statement for the Bonds for the sole purpose of the Bond purchaser’s
compliance with Securities and Exchange Commission Rule 15d2-12(b)(1), and to execute
and deliver, on behalf of Home Forward, the Indenture, the Contingent Loan Agreement,
the Trust Deed and any other documents reasonably required to be executed by Home
Forward in connection with the issuance of the Bonds and to ensure the proper use and
application of the proceeds of the Bonds. The Executive Director of Home Forward is
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further authorized to approve and execute an official statement for the Bonds on behalf of
Home Forward.
Section 9. Authorization of Purchase Contract. It is anticipated that Wedbush
Securities Inc., as underwriter, will present a purchase contract (the “Bond Purchase
Agreement”) substantially in the form on file with the Executive Director of Home Forward,
to Home Forward offering to purchase the Bonds under the terms and conditions provided
herein and therein. The Board finds that entering into such a Bond Purchase Agreement is
in the best interest of Home Forward, and therefore authorizes the Executive Director of
Home Forward to accept the offer contained in the Bond Purchase Agreement and to
execute the Bond Purchase Agreement on behalf of Home Forward, subject to the
following limitations: (a) the aggregate principal amount of the Bonds does not exceed
$4,100,000, (b) the weighted average interest rate on the Bonds does not exceed 5.0%
per annum and (c) the Bond Purchase Agreement is executed prior to June 1, 2014.
The proper Home Forward officials are authorized and directed to do everything
necessary for the prompt delivery of the Bonds to the purchaser thereof and for the proper
application and use of the proceeds of the sale thereof.
Section 10. Amendment of Portland Housing Bureau Loan Documents. The
Portland Housing Bureau (the “PHB”) has provided financing for the Project through a loan
in the original amount of $2,664,000. In connection with the refinancing of the Project
through the issuance of the Bonds, the documents evidencing the PHB loan may be
amended and the trust deed securing payment of the PHB loan will be subordinated to the
Trust Deed. The Board authorizes the Executive Director of Home Forward to negotiate,
execute and deliver such documents as he deems necessary or appropriate in connection
with the revised PHB loan documents.
Section 11. Acting Officers Authorized. 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.
Section 11. Ratification and Confirmation. Any actions of Home Forward or its
officers prior to the date hereof and consistent with the terms of this resolution are ratified
and confirmed.
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Section 12. Effective Date. This resolution shall be in full force and effect from
and after its adoption and approval.
ADOPTED: MARCH 18, 2014
Attest:

Home Forward:

Steven D. Rudman, Secretary

David M. Widmark, Chair
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CERTIFICATE
I, the undersigned, the duly chosen, qualified and acting Executive Director and
Secretary-Treasurer of Home Forward and keeper of the records of Home Forward,
CERTIFY:
1.
That the attached Resolution 14-03-02 (the “Resolution”) is a true and correct
copy of the resolution of the Board of Commissioners of Home Forward, as adopted at a
meeting of Home Forward held on March 18, 2014, and duly recorded in the minute books
of Home Forward.
2.
That such meeting was duly convened and held in all respects in accordance
with law, and, to the extent required by law, due and proper notice of such meeting was
given; that a quorum was present throughout the meeting and a majority of the members of
the Board of Commissioners of Home Forward present at the meeting voted in the proper
manner for the adoption of the Resolution; that all other requirements and proceedings
incident to the proper adoption of the Resolution have been duly fulfilled, carried out and
otherwise observed, and that I am authorized to execute this Certificate.
IN WITNESS WHEREOF, I have hereunto set my hand this 18th day of March, 2014.

HOME FORWARD

Steven D. Rudman, Executive Director and
Secretary
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MEMORANDUM

To:

Board of Commissioners

Date:

From:

Peter Beyer, Chief Financial Officer

Subject:

Juli Garvey, Asset Manager

March 18, 2014
Renewal of the Cecelia
Partnership and the Trouton
Partnership Credit Enhancement
Arrangements/Letters of Credit
Resolution 14-03-03

The Board of Commissioners is requested to approve a resolution authorizing the
Executive Director to accept Bank of America’s (BofA) proposed term sheets renewing
the Trouton Limited Partnership’s and the Cecelia Limited Partnership’s credit
enhancement facilities under the current terms for a period of three (3) years each.
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
As part of the permanent financing for Cecelia Limited Partnership and Trouton Limited
Partnership at New Columbia, Home Forward issued variable rate revenue bonds. At the
time of bond issuance, Home Forward also entered into a Credit Swap Agreement, a
financial instrument that hedges what would otherwise be variable interest rate risk with
BofA for the permanent amount of the bond principal. This agreement allows the
Partnership to pay a low, fixed rate of interest. Per the original terms of the Credit Swap
Agreement, Home Forward was required to enhance the security of its credit obligations
and to provide additional guarantees, and did so in the form of a Letter of Credit (LOC) for
each Limited Partnership, also issued by BofA. The LOCs contained a provision allowing
for annual extensions with the same terms and annual fee. Unfortunately, in 2009, due to
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market conditions, Home Forward received a letter from BofA terminating the automatic
renewal provision contained in the original LOCs. Therefore, Home Forward is required to
establish new Letters of Credit upon the expiration of each term. In addition, under the
terms of the Credit Swap Agreement with BofA, failure to provide appropriate credit
support gives the bank the right to cancel the agreement, causing the partnership to pay a
variable rate, which is in violation of the Limited Partner Agreements.
The Trouton Limited Partnership’s LOC expires on April 10, 2014, and the Cecelia Limited
Partnership’s LOC expires on May 12, 2014.
In accordance with the Commitment Letters, dated February 14, 2014, for Trouton Limited
Partnership and March 3, 2014, for Cecelia Limited Partnership, BofA offered to renew the
LOC under the same terms and conditions currently in effect, which are outlined below:







Tenure: 3 years
Interest Rate: 140 basis points (1.40% per annum)
Renewal Fees: No fees except processing costs
Security: No change to pledged security
Closing Expenses: All reasonable closing costs (capped at $2,000 per renewal for
BofA’s legal counsel)
Termination Fee: None

The maturity date on the variable rate revenue bonds is December 1, 2034 for Cecelia
Limited Partnership and April 1, 2037 for Trouton Limited Partnership.
RISKS AND OPPORTUNITIES
We have the option to obtain LOCs from other financial institutions, however, BofA holds a
termination provision if the LOC is eliminated or moved to another credit provider. Under
this provision, the penalties imposed would come at big economic cost to the Limited
Partnerships and possibly Home Forward. In addition, the Limited Partnerships’ variable
rate demand revenue bonds will be subject to mandatory redemption at an amount equal
to 100% of the outstanding principal plus any accrued interest. This exposure amounts to
approximately $3.5 million for the Cecelia Limited Partnership and $5.7 million for the
Trouton Limited Partnership, which would fall to Home Forward as the sole General
Partner. Additionally, if Home Forward does not take action to renew the LOC, the
Trouton and Cecelia Limited Partnerships will be left with variable interest rates on the
associated revenue bonds, which is in direct violation of the Limited Partnership
Agreements.
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According to our calculations, by accepting the LOC terms proposed by BofA, Trouton
and Cecelia Limited Partnerships will continue to meet required debt coverage ratios. In
addition, we will be able to keep associated transaction costs to a minimum while
maintaining the flexibility to possibly negotiate more favorable terms in the event that
market conditions improve in the future.
Upon review of the Commitment Letters provided by BofA, and considering the penalties
associated with pursuing alternative lenders at this time, the consultant assisting us with
these transactions provided the opinion that the proposed terms are both reasonable and
acceptable under current market conditions.
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RESOLUTION 14-03-03
RESOLUTION 14-03-03 AUTHORIZES THE NEGOTIATION OF THE FEES AND
TERMS RELATING TO AN EXTENSION OF THE LETTERS OF CREDIT SECURING
PAYMENT OF THE AUTHORITY’S VARIABLE RATE DEMAND REVENUE BONDS
FOR THE NEW COLUMBIA TROUTON AND CECELIA PROJECTS; AUTHORIZING
THE AMENDMENT OF THE REIMBURSEMENT AGREEMENTS AND OTHER
DOCUMENTS RELATING TO THE BONDS IF AND AS NECESSARY IN CONNECTION
WITH THE LETTER OF CREDIT EXTENSIONS; AND DETERMINING RELATED
MATTERS
WHEREAS, pursuant to Resolution No. 04-03-09 adopted March 16, 2004, the Housing
Authority of Portland (the “Authority”) issued its $14,000,000 Variable Rate Demand
Revenue Bonds for the Cecelia Phase of the New Columbia Redevelopment Project (the
“Cecelia Bonds”); and
WHEREAS, pursuant to Resolution No. 05-03-09 adopted March 15, 2005, the Authority
issued its $24,730,000 Variable Rate Demand Revenue Bonds for the Trouton Phase of
the New Columbia Redevelopment Project (the “Trouton Bonds”); and
WHEREAS, payment of the debt service on the Cecelia Bonds and Trouton Bonds are
supported by separate Letters of Credit (the “Letters of Credit”) issued by Bank of
America, N.A. (the “Bank”), and said Letters of Credit are due to expire on May 12, 2014
and April 10, 2014, respectively; and
WHEREAS, it is necessary that the Letters of Credit be extended so that the Celia Bonds
and Trouton Bonds may remain outstanding; and
WHEREAS, the Bank has offered to renew the Letters of Credit on the terms set forth in
proposal letters dated February 14, 2014 and March 3, 2014 (the “Term Sheet”); and
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WHEREAS, ORS 456.135 authorizes the Authority 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 Accept the Bank’s Term Sheets. The Executive Director of the
Authority (the “Executive Director”) is authorized to accept the Bank’s offer to renew
the Letters of Credit on the terms set forth in the Term Sheet and to select the
renewal terms he deems most advantageous to the Authority.
2.
Ancillary Documents. The Executive Director is authorized on behalf of the Authority
(acting on its own behalf or as general partner of the respective Cecelia and
Trouton partnerships) to execute, deliver and/or file (or cause to be delivered and/or
filed) any documents, agreements and instruments that he determines to be
necessary or desirable: (i) to give effect to this resolution and/or (ii) to consummate
the transactions contemplated herein.
3.
Acting Executive Director Authorized. Any action required by this resolution to be
taken by the Executive Director of the Authority may, in his absence, be taken by
the duly authorized acting Executive Director of the Authority.
4.
Effective Date. This resolution shall be in full force and effect from and after its
adoption and approval.
ADOPTED: MARCH 18, 2014
Attest:

Home Forward:

_________________________________
Steven D. Rudman, Secretary

________________________________
David M. Widmark, Chair
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To:
From:

Board of Commissioners

Date:

Molly Rogers, Director of Asset
Management

Subject:

Chris Hughson, Asset Manager

March 18, 2014
Authorization to: (1) Acquire
the Limited Partners Interest in
Gladstone Square LP; (2)
Transfer the Property to Home
Forward, and (3) Obtain CDBG
108 Funds through the Portland
Housing Bureau
Resolution 14-03-04
Resolution 14-03-05

The Board of Commissioners is requested to authorize: (1) the acquisition of Key
Investment Fund Limited Partnership VI’s interest in Gladstone Square Limited Partnership;
(2) the transfer ownership of Gladstone from the partnership to Home Forward, and (3)
obtaining a Community Development Block Grant (“CDBG”) 108 loan with the Portland
Housing Bureau (“PHB”) to pay off existing Network for Affordable Housing (“NOAH”) debt
and finance necessary capital needs. This includes the following actions:








The execution of documents necessary to acquire Key Investment Fund Limited
Partnership VI’s (“Key”) interest in Gladstone Square Limited Partnership;
The execution of documents necessary to dissolve the partnership and transfer its
assets to Home Forward;
The execution of assignment, assumption and subordination documents relating to
NOAH, PHB, Oregon housing and Community Services (“OHCS”) and other liens or
regulations tied to the property;
The execution of loan documents necessary to obtain a CDBG 108 loan from PHB;
The modification of existing Housing Assistance Payments Contracts for Gladstone
Square, Rockwood Station and Ashcreek Commons;
The execution of any other documents deemed necessary by our counsel to
effectuate this transaction.
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ISSUE
In 1997, Home Forward entered into a low income tax credit partnership to construct
Gladstone Square Apartments. The property consists of 12 three-bedroom and 36 twobedroom units. We utilized a combination of tax credit equity, a loan from NOAH, and
funding from the City of Portland to finance the development. In exchange for the tax
credit equity, the partnership provided Key with ten years of tax credits and tax losses. At
the end of the 15-year Low Income Housing Tax Credits (LIHTC) compliance period, it was
anticipated that Key would exit the partnership and Home Forward would take over
ownership. Home Forward has the right to purchase Key’s interest for the greater of the
fair market value of the interest or the amount of exit taxes owed. In this case, there are
no exit taxes owing.
Seventeen-year-old Gladstone was constructed by Seabold Construction, Inc., and is in
dire need of a new roof, paint, siding/deck repairs, and parking lot resurfacing. We have
been patching up and repairing as much as we can, but we are limited by a lack of
operating cash mainly due to the rents on (16) 2BD units and (8) 3BD units, which are
restricted at 30% AMI. This affordability level equates to $396/month for a 2BD unit.
Gladstone has approximately $71,000 in operating reserves and $36,000 in replacement
reserves on hand. The property does not generate positive cash flow and is in need of
approximately $600,000 to fund the physical repairs.
A full review and scope of work is presently being prepared by Home Forward
development staff. The results of this report will assist asset management staff in
determining how to best allocate the approximate $600,000 in rehabilitation funds.
PROPOSED ACTIONS
In order to stabilize Gladstone, we have put together a three-pronged approach that
includes the following strategies:




Acquire Key’s Limited Partnership interest and dissolve the partnership
Shift Project Based Section 8 subsidies to the property
Refinance the current NOAH debt and take out additional cash to fund repairs

1) Exit the LIHTC Partnership
Key is willing to sell its interest to Home Forward for $10 and to cover the legal fees
associated with the transfer. Preliminary transfer documents have been drafted by
Key and are awaiting review by Home Forward’s counsel.
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2) Shift Section 8 Resources
We analyzed the impact of transferring all of the 20 Project Based Section 8
Voucher (“PBV”) units from Rockwood Station to Gladstone Square and five PBVs
from Ashcreek to Gladstone. Shifting these subsidies to Gladstone enables us to
transform Gladstone Square into a sustainable asset for the next fifteen years. The
financial impact to Rockwood Station is also positive, as the former PBV units will
command higher rents once the units shift to market. The financial impact to
Ashcreek will be negligible as the property is particularly successful in attracting
tenant-based Section 8 voucher holders.
Increased rental income to the property will stabilize operations and enable us to
leverage more debt through Portland Housing Bureau. It will take an estimated five
years for the full 25 PBVs to move to Gladstone, since we will transition the
subsidies as current Rockwood/Ashcreek tenants vacate their units.
3) New Debt
We have had preliminary discussions with Portland Housing Bureau regarding their
active Request for Proposals for Community Development Block Grant Section 108
funds. Portland Housing Bureau staff has informed us that Gladstone is an
attractive candidate for this funding. If awarded, this money will come in as hard
debt with an interest rate of approximately 5% and a 20-25 year amortization. The
Bureau has indicated a willingness to permit interest-only payment for the first three
years (during which the PBV would be phasing in). In 2017, the loan would
become fully amortizing for the remainder of the 20-year term. Any remaining
balance due would be paid as a balloon payment at the end of 2034.
This proposed financing package would enable the project to pay off the existing
NOAH loan ($790,000 balance at 6.71%) and leverage approximately $600,000 in
additional funds for rehabilitation.
RISKS AND OPPORTUNITIES
There are risks inherent in owning rental real estate. Gladstone currently operates at a loss
and is unable to service the senior debt to NOAH or return cash to Home Forward.
Refinancing with Portland Housing Bureau will require a commitment to extend the
affordable use restrictions for another 60 years. The Section 108 funds, if awarded, will
come along with higher costs because of the layering of Davis Bacon wage rates (included
in cost projections), the Bureau’s equity goals, and other compliance. By phasing Section
8 vouchers away from Rockwood, we will be extending the waiting list for residents hoping
to move into subsidized units at Rockwood.
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However, the opportunities to Home Forward far outweigh the risks. By executing this
plan, we will realize our intentions when we entered into the partnership, which is to own
the property outright and continue to serve low income residents well into the future. It will
also enable us to significantly improve the community by addressing the deferred capital
needs.
We will align the exit of the partnership with the refinance, and commence construction in
late summer of 2014. All the costs for this transaction can be rolled into the sources and
uses for the overall restructure.
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RESOLUTION 14-03-04
RESOLUTION 14-03-04 AUTHORIZES THE EXECUTION OF THE NECESSARY LOAN
DOCUMENTS TO REFINANCE THE EXISTING LOAN ON GLADSTONE SQUARE
APARTMENTS FOR A NEW 20 YEAR LOAN FROM THE PORTLAND HOUSING
BUREAU
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, Home Forward desires to pay off its existing loan to Network of Affordable
Housing; and
WHEREAS, Home Forward wishes to perform certain rehabilitation work on Gladstone
Square Apartments in order to preserve the buildings physically; and
WHEREAS, Home Forward desires to take out a new loan on the Gladstone Square
housing development using CDBG 108 funds from the Portland Housing Bureau. The loan
would not exceed $1.65 million and carry a 20 year term at an interest rate not to exceed
5.0 percent annually;
WHEREAS, ORS 456.135 authorizes Home Forward to delegate to one or more of its
agents and employees such powers as it deems proper;
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NOW, THEREFORE, BE IT RESOLVED,
1.
Approval of Portland Housing Bureau Documents. The documents as may be
reasonably required to borrow new CDBG 108 funds from Portland Housing
Bureau. The Chair of the Board, Home Forward’s Executive Director and their
respective designees (each, an “Authorized Officer” and, together, the “Authorized
Officers”), and each of them acting alone, are authorized and directed to execute
and deliver, on behalf of Home Forward, the Portland Housing Bureau Documents;
provided however, any Authorized Officer may approve on Home Forward’s behalf
any further changes to the such documents including material changes, and such
Authorized Officer’s signature on the final documents shall be construed as Home
Forward’s approval of such changes.
2.
Ancillary Documents. The Authorized Officers (and each of them acting alone) are
authorized on behalf of Home Forward 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 Authorized Officer
determines to be necessary or desirable: (i) to give effect to this resolution and/or
(ii) to consummate the transactions contemplated herein.
3.
Expenditures. Home Forward is authorized to expend such funds (and to cause
the Partnership to expend such funds from the operating reserve or any available
reserves) as are necessary to pay for all filing fees, application fees, registration fees
and other costs relating to the actions authorized by this resolution.
4.
Acting Officers Authorized. 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.
5.
Effective Date. This resolution shall be in full force and effect from and after its
adoption and approval.
ADOPTED: MARCH 18, 2014
Attest:

Home Forward:

______________________________
Steven D. Rudman, Secretary

___________________________
David M. Widmark, Chair
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RESOLUTION 14-03-05
RESOLUTION 14-03-05 AUTHORIZES THE EXECUTION AND DELIVERY OF
DOCUMENTS BY HOME FORWARD, ON ITS OWN BEHALF AND IN ITS CAPACITY
AS GENERAL PARTNER OF THE GLADSTONE SQUARE LIMITED PARTNERSHIP,
TO EFFECTUATE THE TRANSFER OF THE LIMITED PARTNER’S INTEREST IN THE
PARTNERSHIP TO HOME FORWARD AND THE SUBSEQUENT DISSOLUTION OF
THE PARTNERSHIP AND DISTRIBUTION OF ITS ASSETS TO HOME FORWARD
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 enter into partnership
agreements and to make loans to partnerships 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, Home Forward serves as the General Partner of Gladstone Square Limited
Partnership, an Oregon limited partnership (the “Partnership”), which Partnership owns
and operates Gladstone Square in Portland, Oregon (the “Project”);
WHEREAS, the limited partner in the Partnership is Key Investment Fund Limited
Partnership VI (the “Limited Partner”);
WHEREAS, Home Forward desires to acquire the Limited Partner’s interests for a nominal
fee (estimated to be $10.00);
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WHEREAS, upon the acquisition of the Limited Partner’s interests, Home Forward desires
to take such steps as may be necessary to dissolve the Partnership and distribute its
assets to Home Forward;
WHEREAS, in order to acquire the Limited Partner’s interests, dissolve the Partnership,
and distribute the Partnership assets to Home Forward it will be necessary for the
Partnership and/or Home Forward to obtain the consent of the Oregon Housing and
Community Services Department (the “Allocating Agency”), NOAH and Portland Housing
Bureau (together the “Project Lenders”) and to execute such assignment and assumption
agreements and other transfer documents as may be reasonably required by OHCS and
the parties above;
WHEREAS, Home Forward has received Limited Partnership Purchase Agreement and
Assignment and Assumption Agreement documents from Key Community Development
Corporation outlining transfer conditions; 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.
General Approval of Transfer of Partnership Interests. Home Forward hereby
approves the acquisition of the Limited Partner’s interests in the partnership and
further approves taking such steps as may be reasonably required to then dissolve
the Partnership and distribute its assets to Home Forward.
2.
Approval of Partnership Documents. The documents as may be reasonably
required to effectuate the transfer of the Limited Partnership Interests to Home
Forward are hereafter referred to as the “Partnership Documents”. The Chair of the
Board, Home Forward’s Executive Director and their respective designees (each,
an “Authorized Officer” and, together, the “Authorized Officers”), and each of them
acting alone, are authorized and directed to execute and deliver, on behalf of Home
Forward (acting on its own behalf or as general partner of the Partnership), the
Partnership Documents; provided however, any Authorized Officer may approve on
Home Forward’s behalf any further changes to the such documents including
material changes, and such Authorized Officer’s signature on the final Partnership
Documents shall be construed as Home Forward’s approval of such changes. The
Authorized Officers (and each of them acting alone) are further authorized and
directed to execute and deliver, on behalf of Home Forward (acting on its own
behalf or as general partner of the Partnership), any other documents reasonably
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3.

4.

5.

6.

7.

required to be executed by Home Forward or the Partnership to carry out the
transactions contemplated by the Partnership Documents.
Approval of Transfer Documents. Home Forward anticipates that certain
assignment, assumption and consent documents will be required by the Project
Lenders and the Allocating Agency pursuant to which Home Forward will agree to
assume and be bound by the bond and loan documents and regulatory
agreements and/or covenant affecting the Project (collectively the “Transfer
Documents”). The Authorized Officers (and each of them acting alone) are
authorized and directed to execute and deliver, on behalf of Home Forward (acting
on its own behalf or as general partner of the Partnership), the Transfer Documents.
The Authorized Officers (and each of them acting alone) are further authorized and
directed to execute and deliver, on behalf of Home Forward (acting on its own
behalf or as general partner of the Partnership), any other documents reasonably
required to be executed by Home Forward or the Partnership to carry out the
transactions contemplated by the Transfer Documents.
Approval of Dissolution of the Partnership and Distribution of Assets. Home
Forward further authorizes the Authorized Officers (and each of them acting alone)
to take such steps and to execute and deliver such documents as may be
necessary to dissolve the Partnership and distribute the assets of the Partnership to
Home Forward. Such documents may include but are not limited to a certificate of
dissolution, such deeds, bills of sale and/or other assignments as may be required
to distribute all Partnership assets to Home Forward and the filing of those tax
returns as may be necessary to effectuate the transfer of Limited Partnership
Interests, the dissolution of the Partnership assets and the distribution of such
assets to Home Forward.
Ancillary Documents. The Authorized Officers (and each of them acting alone) are
authorized on behalf of Home Forward (acting on its own behalf or as general
partner of the Partnership) 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 Authorized Officer determines to be
necessary or desirable: (i) to give effect to this resolution and/or (ii) to consummate
the transactions contemplated herein.
Expenditures. Home Forward is authorized to expend such funds (and to cause
the Partnership to expend such funds from the operating reserve or any available
reserves) as are necessary to pay for all filing fees, application fees, registration fees
and other costs relating to the actions authorized by this resolution.
Acting Officers Authorized. 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
9
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8.

such person, be taken by the duly authorized acting Chair of the Board or acting
Executive Director of Home Forward, respectively.
Effective Date. This resolution shall be in full force and effect from and after its
adoption and approval.

ADOPTED: MARCH 18, 2014
Attest:

Home Forward:

__________________________________
Steven D. Rudman, Secretary

________________________________
David M. Widmark, Chair
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Mike Andrews, Director,
Development and Community
Revitalization

Subject:

March 18, 2014
Approve an Amendment to the
Kilmer Voorhees & Laurick, P.C.
Contract for Litigation Regarding
Construction Defects at Willow
Tree Apartments and a
Contingency Fee Agreement
Resolution 14-03-06

The Board of Commissioners is requested to authorize an amendment to the personal
services contract with Kilmer Voorhees & Laurick, P.C., for litigation against Tom Walsh &
Company regarding the construction defects found at Willow Tree Apartments. The
amendment is for $178,583.59, which covers the final legal costs associated with this
litigation. In addition, the Board of Commissioners is requested to authorize execution of
an Attorney-Client Contingent Fee Agreement with Kilmer Voorhees & Laurick, P.C.
ISSUE
The Kilmer Voorhees law firm was selected to represent Home Forward in the matter of
construction defects and damage at the Willow Tree Apartments. The original contract
amount was $99,000.00 and was amended in July to add $230,000.00 to the contract.
The litigation against Tom Walsh & Company was favorably settled in January 2014. This
final amendment adds an additional $178,583.59 to the contract amount, an amount
sufficient for final payment to Kilmer Voorhees & Laurick and to the two other professional
firms providing expert analysis, which were sub-consultants to the Kilmer Voorhees firm.
The Home Forward Public Contracting Rules require Board authorization for contracts and
amendments in excess of $99,999.00.

Home Forward Board of Commissioners
March 2014

47

RESOLUTION 14-03-06
RESOLUTION 14-03-06 APPROVES THE AMENDMENT OF THE KILMER VOORHEES
& LAURICK, P. C., CONTRACT FOR LITIGATION AGAINST TOM WALSH & COMPANY
REGARDING CONSTRUCTION DEFECTS AT WILLOW TREE APARTMENTS AND
AUTHORIZES EXECUTION OF AN ATTORNEY – CLIENT CONTINGENT FEE
AGREEMENT WITH KILMER VOORHEES & LAURICK, P.C.
WHEREAS, Kilmer Voorhees & Laurick, P. C has been retained to assist in the
construction defect litigation related to Willow Tree Apartments; and
WHEREAS, the litigation against Tom Walsh & Company has been favorably settled and
legal services finalized; and
WHEREAS, an amendment to the contract in the amount of $178,583.59 is required to
make final payment; and
WHEREAS, separate litigation is necessary to pursue judgment against a sub-contractor
to Tom Walsh & Company; and
WHEREAS, approval by the Board of Commissioners of Home Forward is required prior to
execution of contracts or amendments exceeding $99,999.00.
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby authorizes the execution of an amendment in the amount of $178,583.59
to the Kilmer Voorhees & Laurick, P. C., contract for litigation against Tom Walsh &
Company regarding construction defects at Willow Tree Apartments and hereby authorizes
execution of an Attorney-Client Contingent Fee Agreement with Kilmer Voorhees &
Laurick, P.C.
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ADOPTED: MARCH 18, 2014
Attest:

Home Forward:

____________________________
Steven D. Rudman, Secretary

_________________________________
David M. Widmark, Chair
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meritus Harrriet Cormac
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egarza and
Brian Lessler
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udman, Mic
chael Buono
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e Alexander,r, Elise Andeerson, Mike Andrews,
Theresa Auld, Sarah
h Berkemeier, Peter Be
eyer, Racheel Devlin, Ton
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Kelley, Julie Livingston,
Gabriel, Nasir Idreess, Jamie Jo
Shelley Marchesi,
M
Chrissy,
C
McC
Causland, Kitty
K
Miller, T
Trini Mirandaa, Patrick R
Rhea, Molly
Rogers, Thacher Sc
chmid, Julie
e Shannon, Jill Smith, A
April Soles, Celia Strausss, Julius Yu
Yu,
Charles Zuercher
Chair Da
avid Widmark convened
d the meeting at 6:20 PM.
RECOGNIZE LEE E.
E MOORE
E, SR.
Chair Wiidmark got the formal recognition
r
underway ffor outgoing
g Commissiioner Lee
Moore. Special gue
ests were in
n attendance to formally honor Mo
oore. Portla
and City
Commisssioner Nick
k Fish opene
ed the rema
arks, thankin
ng the boarrd and sayin
ng it was an
n
honor to
o have this opportunity.
o
After think
king long an
nd hard and
d preparing for this evening,
he admittted that he
e left his notes on his de
esk. That ssaid his rem
marks come from the he
eart.
Commisssioner Fish said that Moore
M
repressents three different ro
oles in his life
e, the most
importan
nt being a frriend. As a friend, Moo
ore welcom ed calls for advice as F
Fish
encountered a few bumps alon
ng the way in his new rrole as a cityy commissioner; “Than
nk
you Lee for your frie
endship and
d thank you for your seervice.” You
u demonstra
ated sound
advice, determinatio
d
on and pow
werful insightt. During our time togeether on the
e board,
Moore’s passion for the detailss of the work, the physical design, and sustainability wass
represen
ntative of hiss care for th
hose we serrve. A good
d example o
of this was h
his participa
ation
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in the Community Advisory Committee (CAC) process at New Columbia and Moore’s
concern for those who would call this place home. The third role is Lee’s position as
Executive Director for the Clackamas County Water District and the symmetry continues –
“housing to water” for both of them. In closing, Commissioner Fish said it was an honor to
call Moore a friend and that the community was better for your service. We are in your
debt.
Former Board Chair Howard Shapiro said Commissioner Fish said everything he was
planning to say. He went onto say how impressed he was when first meeting Moore
twelve years ago. Moore has given more than his best and the quote on the Skidmore
Fountain best sums up Lee, “Good Citizens are the Riches of a City. Lee is an outstanding
example of this. His role on the board as a commissioner, chair, chair emeritus, attending
endless meetings, you are part of an incredible success story. Thanks to Lee; you will be
remembered for everything this city has asked.”
Kandis Brewer Nunn, former Board Chair, expressed her joy to have worked with a
hallmark board of commissioners that worked well together. She said that Moore pulled
the group together to make the right decisions and called Moore the “peace maker,”
finding bridges among people and the community.
Jeff Bachrach, past Board Chair referred to himself as the contrarian and was pleased to
be part of this illustrious leadership. Bachrach served on the Home Forward board for nine
and half years and served with Moore. Bachrach recounted a CAC meeting at New
Columbia during a presentation by the designer, Mithun, that wasn’t connecting with the
audience. Lee stepped in and found common ground, a signature of Moore’s subtle and
masterful way. Bachrach delighted in Moore’s careful, deliberate, but always respectful
way he landed with decisions. “It has been a pleasure to work with you.”
Chair Emeritus Harriet Cormack talked about how, during Chair Moore’s tenure and in her
role as Vice Chair, they worked closely together, like being joined at the hip. In describing
this working relationship, she quoted, “each one, teach one,” which represents how much
Moore has taught us. He has stood by his values, while facing the tough stuff and the
important value of his service to the community.
Chair David Widmark read Resolution 14-02-01 recognizing Lee E. Moore, Sr., and closed
in saying it has been a pleasure to work with him. Widmark has been left with knowing
Moore as being a wise man, one available when he needed advice and counsel, and is a
fountain of knowledge that he hopes will continue to be tapped.
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Moore thanked everyone for their kind words, but said he was a backroom kind of guy and
such accolades made him uncomfortable. He said it’s about working together as a team.
There may have been disagreements, but we were not a disagreeable group. Moore
talked about growing up in public housing and his passion for the people we serve. He
lives the message his mother instilled and that it is our responsibility to pay for the ground
you occupy and give back.
Chair Emeritus Harriet Cormack moved to adopt Resolution 14-02-01. Commissioner
Brian Lessler seconded the motion.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
Chair Emeritus Harriet Cormack – Aye
Commissioner Jorge Guzman – Aye
Commissioner David Kelleher – Aye
Commissioner Benita Legarza – Aye
Commissioner Brian Lessler – Aye
Commissioner Charlene Mashia – Aye
Chair David Widmark recognized the installation of our new Commissioner Charlene
Mashia who replaced outgoing Commissioner Lee Moore. Mashia said it was a pleasure
to join the board with big shoes to fill and hoped to continue the legacy. She shared with
the group that 25 years ago she was a resident at Hillsdale Terrace and in the “70’s” she
lived two years at Columbia Villa. Since then she had gone onto to get her Masters and
CPA. She sees her role on the board as an opportunity to give back and looks forward to
accomplishing big things.
Chair Widmark next acknowledged Commissioner David Kelleher who had submitted his
resignation effective March 1, 2014. Chair Widmark read and presented a plaque to
Kelleher and thanked him for his three years of service to Home Forward.
PUBLIC COMMENT
No one requested to deliver public comment.
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MISSION MOMENT
Stephens Creek Crossing Residents
Chrissy McCausland, Community Services Program Supervisor introduced Thacher
Schmid, Resident and Community Services Coordinator at Stephens Creek Crossing, and
in turn Schmid introduced the Resident Services staff working at Stephens Creek
Crossing. He also took the opportunity to mention the Community Compact and how
families stepped into help during the recent snow storm.
Schmid introduced Jose Fernando Siguac and Venicia Blanco, former residents at
Hillsdale Terrace and now returning to Stephens Creek Crossing. Siguac thanked
everyone on the relocation team. He talked about the economic difficulties they had
experienced over the past six years, the loss of jobs due to the economic downturn, the
cost and limitations of living in different parts of the metro area and now the elation and
gratitude that they were able to return to Stephens Creek Crossing. With a heartfelt thank
you, they plan to continue to better themselves and grow their small business.
Chrissy McCausland introduced resident Linda Edwards and her children. Linda
expressed delight and excitement for their beautiful new apartment. She was thankful for
the GOALS program and looked forward to getting to work on the program. Her children
shyly said they love their new rooms. Linda thanked staff for all they have done for them
and said staff is “on their game.” In a teary moment, Linda said that living in a
handicapped apartment will allow her to be the mother she’s wanted to be.
STEPHENS CREEK CROSSING REPORT
Mike Andrews, Development Director kicked off the history of the redevelopment and
introduced Pamela Kambur, Community Relations Manager; Julie Livingston, Senior
Project Manager; Patrick Rhea, Project Controls Manager; and Theresa Auld, Finance
Manager, and described their roles in the project along with recognition of credit due.
Julie Livingston, Patrick Rhea and Pamela Kambur presented a historic slide show of
Hillsdale Terrace to Stephens Creek Crossing. Patrick Rhea thanked everyone who had
helped, as well as the fantastic job by the contractor. Theresa Auld described the financial
process and expressed her appreciation to everyone who makes “her” money look good.
Next up were John Keating, Assistant Director; April Soles, Property Manager; Chrissy
McCausland, Community Services Program Supervisor; Elise Anderson, Assistant Director
of Property Management and Rick Nitti, Executive Director at Neighborhood House.
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Anderson talked about the “Welcome to Your New Home” information, which is provided
to all new residents, and provided copies to the commissioners. She drew their attention
to the Community Compact. April Soles elaborated on the Community Compact and
noted that the residents at Stephens Creek Crossing are the first to use it. This is the first
interaction with the resident and is an opportunity to show them how we are modeling it,
as well as standing behind it. They have another opportunity to discuss it at their resident
orientation. Because this orientation is more in depth it allows them to have a better
understanding of the compact and staff feels this is a positive aspect. Anderson added
that over the next year we will be rolling out the community compact to our other
properties.
Chair Widmark said it was a great concept, and he was glad we are moving in this
direction, providing us with a good road map. Commissioner Guzman said he is
impressed and wanted to better understand how we carry out the compact. Soles
described the importance of actions by staff and residents and how positive behavior will
carry into the community.
McCausland talked about the Community and Supportive Services work. She
emphasized the work with the neighboring schools and described the role Thacher
Schmid has played in working with the residents and area schools for a smooth transition.
She described how they have followed the families through the relocation process and
helped them navigate their return to Stephens Creek Crossing. McCausland introduced
Nasir Idrees and Julie Shannon, Resident Services staff working with residents. Soles
added that the GOALS program has been well received and we hope to have the program
up and running in the next 30 days.
John Keating presented the community partnerships and the lessons learned, but also
things we’ve done right through this third HOPE VI project. The key in this project has
been the “friends” that have helped. We experienced community partners becoming
engaged right away, we’ve forged positive relationship with Portland Public Schools, and
we have cemented a significant partnership with Neighborhood House. It was one year
ago tonight that Rick Nitti came to the board meeting and we kicked off the capital
campaign. Keating reported that, as of last month, the capital campaign had officially
raised $1,500,000. With that he introduced Rick Nitti, Executive Director for
Neighborhood House. Nitti went onto say that Home Forward is a model for partnership.
A year ago he left the board meeting with a huge debt, but was excited to share with help
we did it. Thank you to Keating and Kandis Nunn, without those two we couldn’t have
done it. Nitti described the gifts that represented strong support for the project. Going
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forward, he promises a high quality early education program, Headstart classrooms, a
family workshop partnership and hope of developing this on its own. The Children’s
Center is the bridge to the community; we are the ambassadors to this community. We
are committed and want to do more. Nitti described the programs that support all ages
that will include all the children at Stephens Creek Crossing. Nitti thanked Home Forward
for the opportunity and expects it to be a long run. In closing, he thanked Executive
Director Steve Rudman for the tremendous leadership he has shown in how government is
done right and wished him good luck in his next venture. Commissioner Mashia
expressed her excitement for the support services, especially the school liaison. Based on
her personal experience transitioning to Wilson High School, she recognized the value.
CONSENT CALENDAR
RESOLUTION 14-02-02
Authorization of Loan Extension for Ashcreek Commons
Vice Chair Cormack reported that the Executive Committee reviewed the resolution at their
recent meeting. Chair Widmark called for a motion. Commissioner Brian Lessler moved
to adopt the Resolution 14-02-02. Commissioner Guzman seconded the motion.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
Chair Emeritus Harriet Cormack – Aye
Commissioner Jorge Guzman – Aye
Commissioner David Kelleher – Aye
Commissioner Benita Legarza – Aye
Commissioner Brian Lessler – Aye
Commissioner Charlene Mashia – Aye
MEETING MINUTES
Minutes of January 21, 2014, Board of Commissioners Meeting
Chair Emeritus Harriet Cormack moved to adopt the Minutes of the January 21, 2014,
Board of Commissioners Meeting, as presented in the evening’s materials. Commissioner
Brian Lessler seconded the motion.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
Chair Emeritus Harriet Cormack – Aye
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Commissioner
Commissioner
Commissioner
Commissioner
Commissioner

Jorge Guzman – Aye
David Kelleher – Aye
Benita Legarza – Aye
Brian Lessler – Aye
Charlene Mashia – Aye

REPORT
Executive Director’s Report
Executive Director Rudman expressed appreciation to the board for venturing to Stephens
Creek Crossing. As you can see many have been involved it and, as presented tonight, is
greater than the sum of all the parts. The budget picture is better than last year. Next
month, the Audit and Finance Committee will conduct the first review the FY15 budget,
and at the March meeting, we will have a budget resolution. Rudman went onto say that
we are expecting to pull applicants from our Section 8 waiting list, something we haven’t
done in two years. Lastly, we have received good news from Washington DC about ours
and others Moving To Work extension.
ADJOURN
There being no further business, Chair David Widmark adjourned the meeting at 7:50 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
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ADOPTED: MARCH 18, 2014
Attest:

Home Forward:

_______________________________
Steven D. Rudman, Secretary

_______________________________
David M. Widmark, Chair
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

March 13, 2014

Steve Rudman
Executive Director

Subject:

Executive Director’s Report

March Board Business
We have major business this month. We are presenting our budget for fiscal year
2015, along with improvements to how we set rent subsidy levels in the Housing
Choice Voucher (Section 8) program and an opportunity to participate in a health
care partnership designed to help senior residents live in their homes as they age.


Annual Budget: As we were preparing our budget a year ago we were
grappling with something we had a hard time pronouncing, much less
understanding – sequestration. Ultimately, we learned it meant we had to
close a $5 million budget gap. We did that by raising rents for our
residents, freezing pay and requiring a furlough day for our employees,
deferring maintenance at many of our apartment communities, and not
issuing vouchers to anyone on our Section 8 waiting list.
What a difference a year has made. In January, Congress approved a
compromise budget that averted the pain a second year of sequestration
would have inflicted. While funding for our federal programs still isn’t what it
needs to be, our total operating budget is expected to be just over $129
million and we’ve moved from retrenchment to reinvestment. We have
developed a budget that allows us to:
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Implement a new payment standard structure that
improves housing access across our county,
Prioritize preservation of deeply affordable housing, with
a focus on our 85 Stories initiative that converts the
underlying subsidy at our high rises from public housing
to project-based rental assistance,
Resume planned investments in our information
technology infrastructure and address compensation
gaps created by several years of little to no staff raises,
and
Institute a long-term savings approach to ensure a
strong financial foundation in a climate of funding
volatility.

The program and financial flexibility we have as a result of our Moving to
Work deregulation status is one of the ways we weather fluctuating federal
budgets. I have good news on this front. HUD Assistant Secretary Sandra
Henriquez recently announced that high performing MTW agencies, which
include Home Forward, would have their agreements extended another 10
years to 2028. She expects work on the new agreements to start later this
year.


Health Care Collaboration: At the work session we discussed participating
in a limited liability corporation with Cedar Sinai Park, Care Oregon, and
other service partners involved in a national demonstration designed to
delay entry into expensive, long-term assisted health care. The new entity,
Housing with Services, will develop and guide a managed-care delivery
services model that reduces costs and improves health outcomes for lowincome seniors and persons with disabilities.
Over the past year, we worked with Cedar Sinai Park and the others
involved in the demonstration to identify four of our apartment communities
for the program. This will allow us to increase our service coordination and
expand the Congregate Housing Services Program (CHSP). Our long
experience with both programs has shown that they are effective in helping
our residents live in their homes successfully as they age.
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Being a partner in the LLC gives us a seat at the planning table that will
guide this critical work on the ground. Our legal counsel reviewed the
agreement and advised us that the LLC allows us to mitigate risk transferred
back to the main Home Forward corporate entity. With that assurance, and
with the great promise this demonstration holds, we believe the benefit
justifies a fairly modest investment – $30,000 for voting membership and a
10 percent ownership stake in the partnership.


Changes to Voucher Program: The Housing Choice Voucher (Section 8)
rent assistance program was designed to give low-income people the
opportunity to live in the neighborhood of their choice. Several ingredients
are necessary for this to work. There must be landlords willing to accept
vouchers, available rental units within the private market, and adequate
federal funding to pay for the rent subsidies. An important aspect of the
program is establishing payment standards – the maximum level of rent
assistance that we will provide – that are comparable to the local rental
market.
Because market rents differ by area in Multnomah County, the payment
standard system we are proposing breaks the county into nine separate
neighborhoods. Each of the neighborhood payment standards will in turn
be broken down by bedroom size. The new methodology will result in both
increases and decreases from current payment standards. Program
participants who live in an area with a lower payment standard will retain
their current standard unless they move, so no one will be financially harmed
by staying in the home they have now.
We’ve timed the start of the new system with the implementation of the
Oregon law requiring landlords to accept applications from Section 8
participants. Our hope is that both changes will increase housing choices
for voucher holders in one of the tightest rental markets in the country.

Operations Update
 Affordable Portfolio: Several items on our consent agenda are related to our
asset management group’s ongoing work to ensure our affordable
properties are repositioned to optimize their performance on several
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different levels, from fulfilling mission objectives to meeting financial
expectations. In many cases this means we are reducing debt service and
providing more cash for capital improvements.
Our affordable portfolio is an unsung hero at budget time, as it continues to
provide unrestricted cash that helps fuel agency operations dependent on
federal funding. I want to recognize Molly Rogers and her asset
management team – over the last four years, they increased the portfolio’s
annual cash contribution to agency operations from $2.4 million to $3
million. Some 26 properties in the portfolio now make a significant
contribution, up from just six properties in years past and a testament to the
positive impact repositioning these assets has had.
Upcoming Events
Please note our board meeting this month is at our Hollywood East offices, 1605
NE 45 th , in the Lawrence Williams Conference Room at 6:15 p.m. Our next work
session is on Wednesday, April 2 at 5 p.m. at our New Market West offices. The
next board meeting is on Tuesday, April 15 at 6:15 p.m. at the Multnomah County
Building, 501 SE Hawthorne Blvd, in the Commissioners Board Room.
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RESOLUTIONS

Home Forward Board of Commissioners
March 2014

64

MEMORANDUM

To:

From:

Board of Commissioners
Peter Beyer, Chief Financial
Officer

Date:

Subject:

March 18, 2014
Fiscal Year 2015 Budget
Resolution 14-03-07

Kathy Kodis, Financial Analysis
and Reporting Manager

The Board of Commissioners is requested to approve Home Forward’s fiscal year 2015
budget which begins on April 1, 2014 and ends on March 31, 2015.
The budget document was reviewed by the Audit and Finance committee on March 11,
2014 and recommendations from that meeting have been incorporated into the document.
ISSUE
Home Forward’s fiscal year runs from April 1, 2014 to March 31, 2015. To prepare for the
new fiscal year beginning April 1, 2014, Home Forward’s budget process began in
October 2013. Management was planning for additional funding reductions, as this was
to be the second year of sequestration. However, in January 2014, Congress approved
the Consolidated Appropriations Act of 2014, which increased funding for the major
federal programs, including the Housing Choice Voucher program & rent assistance
administration and public housing operating & capital funds.
Based on the increase in agency funding, key planned activities for the upcoming year
include:
 We intend to pull at least 500 families from the Housing Choice Voucher waitlist.
 We will implement a comprehensive payment standard structure to better match
rental market pricing realities and improve housing access across all of Multnomah
County.
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We will address compensation gaps that exist due to several years of little to no
staff raises.



We will continue to focus on the preservation of affordable housing.



We will improve agency infrastructure by reinstating our information technology
improvement plan.



We will implement a long term savings approach to ensure Home Forward
continues to have a strong financial foundation and be better prepared for future
funding volatility.

Additionally, the change between fiscal year 2014 and fiscal year 2015 is impacted by
several property transitions, including the acquisition of four former tax credit partnership
properties (Gretchen Kafoury, Gladstone Square, Hamilton West and Rockwood
Landing), the prior year sale of St. Johns Woods and Laurelhurst House, and the transfer
of four public housing properties to Home Forward Development Enterprises.
These last four properties, which include Gallagher Plaza, Northwest Towers, Hollywood
East and Sellwood Center, are part of an initiative known as 85 Stories. This initiative
strives to preserve ten high rises that provide homes for very low-income seniors and
persons with disabilities. In total, these ten buildings require over $80 million in capital
work. In September 2013, Home Forward converted these properties from public
housing funding to project based Section 8 funding and transferred ownership of the
properties to Home Forward Development Enterprises. These properties will, ultimately,
be owned by tax credit partnerships, ensuring access to adequate funding to address
much needed capital improvements.
Key financial highlights for the Fiscal Year 2015 budget include (numbers may differ
slightly from source documents due to rounding):


Annual operating revenues will increase from $112.8 million to $129.2 million, an
increase of $16.4 million.



Annual operating expenses will increase from $117.5 million to $126.0 million, an
increase of $8.5 million.



Based on the impact of items above, operating income will improve by $8.0 million
from an operating loss of $4.8 million in FY14 to operating income of $3.2 million in
FY15.



Net capital contributions will increase from $8.2 million to $11.5 million, an
increase of $3.3 million, due to final funding for construction at Stephens Creek
2
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Crossing and capital funds to be invested in the capital work related to the four
properties transferred to Home Forward Development Enterprises.


The combined impact yields a change in net assets increasing from $0.4 million to
$11.8 million, an overall increase of $11.4 million.



Finally, agency results are converted from a generally accepted accounting
principles (GAAP) format to a funding flow presentation with the expectation that
the agency will break even for the fiscal year.
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RESOLUTION 14-03-07
RESOLUTION 14-03-07 APPROVING AND ADOPTING HOME FORWARD’S BUDGET
FOR THE FISCAL YEAR ENDING MARCH 31, 2015
WHEREAS, Home Forward is committed to the maintaining high standards relating to the
management of fiscal resources and the stewardship of public funds and assets; and
WHEREAS, the staff of Home Forward has carefully and thoughtfully prepared the fiscal
year 2015 budget to administer the programs and accomplish the objectives of the
Agency for the period beginning April 1, 2014 and ending March 31, 2015; and
WHEREAS, the budget identifies expected sources of revenue and funds held in reserves
which are sufficient to cover planned expenditures for the fiscal year, and;
WHEREAS, the Board of Commissioners has reviewed the budget and inquired with staff
on the various aspects and components of the budget.
NOW, THEREFORE, BE IT RESOLVED, the Board of Commissioners of Home Forward
approves and adopts the budget as submitted for the fiscal year ending March 31, 2015.

ADOPTED: MARCH 18, 2014
Attest:

Home Forward:

_______________________________
Steven D. Rudman, Secretary

________________________________
David M. Widmark, Chair
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HOME FORWARD
AND
HOME FORWARD DEVELOPMENT ENTERPRISES

FISCAL YEAR 2015 BUDGET
April 1, 2014 through March 31, 2015
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March 12, 2014
Dear member of the Home Forward community,
We are pleased to present the proposed Home Forward and Home Forward Development
Enterprises Fiscal Year 2015 Budgets.
At this time last year, we were presented with the challenge of sequestration - an across the board
cut to federal programs. For Home Forward, this represented a $6 million funding reduction due
to sequestration, an impact that required us to approve a budget in March 2013 and an amended
budget in September 2013.
During that time, we met with residents, employees, and other community partners and
stakeholders and developed an approach to address the funding shortfall. This approach came
with sacrifices and missed opportunities. Sacrifices in the form of rent increases for residents,
pay freezes and a furlough day for staff, deferred maintenance at our properties and reduced
funding for Moving to Work initiatives. Missed opportunities in the form of being unable to pull
any households from the housing choice voucher wait list for the year - meaning nearly 3,000
families had to wait another twelve months for a chance to improve their housing opportunity.
In October 2013, we started the fiscal year 2015 budget process - the future seemed even less
promising. Right when we began planning for additional funding cuts due to the impact of a
second year of sequestration, the federal government shut down for sixteen days. Shortly
thereafter, the expiration of the continuing resolution of 2013 was set to expire and the prospect
of another Congressional stalemate seemed all but likely.
But then, in January 2014, we received good news. Congress was able to reach agreement to an
Omnibus appropriations bill to fund the government for two years. Funding for our main federal
programs was restored; not enough to match the amount we are eligible to receive to fully run
our programs, but enough funding to move us out of crisis mode.
Whereas in 2014, our focus was on not falling behind, in 2015, our focus is on moving forward.
Key planned activities for the upcoming year include:
•
•
•
•

We intend to pull at least 500 families from the housing choice voucher waitlist.
We will implement a comprehensive payment standard structure to better match rental
market pricing realities and improve housing access across all of Multnomah County.
We will address compensation gaps that exist due to several years of little to no staff
raises.
We will continue to focus on preservation of affordable housing. This includes ongoing
work for Phase 1 of 85 Stories, an initiative to preserve over 1,200 units of affordable
housing at ten buildings in the greater Portland area. Phase 1 involved the conversion of
four public housing properties to project based rental assistance with all buildings
transferred to Home Forward Development Enterprises. Ultimately, these properties will
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•
•

be part of tax credits partnerships, enabling Home Forward to complete much needed
capital improvements while maintaining rental affordability.
We will improve agency infrastructure by reinstating our information technology
improvement plan.
We will implement a long term savings approach to ensure Home Forward continues to
have a strong financial foundation and be better prepared for future funding volatility.

We appreciate your taking the time to better understand Home Forward’s mission and the
financial environment in which we operate. As always, please do not hesitate to contact either of
us, if you have additional questions about the budget document.

Steve Rudman
Executive Director
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IMPORTANT NOTE
This budget document includes the proposed Fiscal Year 2015 budget information for Home
Forward and Home Forward Development Enterprises.
Home Forward, formerly known as the Housing Authority of Portland, is a municipal
corporation located in Portland, Oregon.
Home Forward Development Enterprises, formerly known as New Columbia Community
Campus, is a separate but related 501(c)3 nonprofit entity.
The main body of this document presents the Home Forward budget information.
The Home Forward Development Enterprises’ budget is presented in a separate appendix.
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Home Forward
Management Discussion
Fiscal Year 2015 Budget
General Overview
The Federal Housing Act of 1937 authorized the creation of public housing authorities. Utilizing
the 1937 Federal Housing Act, the Portland City Council established Home Forward (at that
time, the Housing Authority of Portland) as a municipal corporation under the Oregon Revised
Statutes in December 1941.
Home Forward is governed by a nine-member Board of Commissioners; four appointments are
recommended by the City of Portland, two by the City of Gresham and two by Multnomah
County. Home Forward is not financially dependent on the City of Portland and is not considered
a component unit of the City. The Executive Director is appointed by the Board and is
responsible for the daily functioning of Home Forward.
Home Forward is one of only 34 public housing authorities in the country (out of more than
3,000) that have been selected by the U.S. Department of Housing and Urban Development
(HUD) and approved by Congress to participate in the Moving to Work (MTW) program.
Moving to Work is a long-term federal pilot program designed to learn whether public housing
authorities can serve their communities better with more local discretion over funding allocation,
policies, and procedures. Home Forward has been operating as a Moving to Work agency since
April 1, 1999. The MTW designation allows for exemptions from certain federal requirements
allowing the merger of housing choice voucher & administrative funds and public housing
operating & capital funds into a single fund. This enables Home Forward to create and
implement innovative programs across its four main mission-based business lines
The four main mission-based business lines include:
•

Development – includes work on large scale development projects such as our third
HOPE VI project, Stephens Creek Crossing, and preservation of our existing properties
through the use of capital grants, local grants and mainstream financing products.
Revenue for this group is generated from developer fees; fees which may be earned in
one reporting period but paid in a different period.

•

Real Estate Operations – real estate operations includes asset management and property
management of our affordable, master leased and public housing properties. Home
Forward owns, manages or is a partner in 110 properties with nearly 6,400 units. (Of
these totals, 18 properties with 2,100 units are owned through tax credit partnerships of
which Home Forward is the minority owner. The forecasted and budgeted results of these
18 properties are not included in this document.)
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For Public Housing, revenue is generated from two main sources 1) HUD subsidies based on a HUD approved rate multiplied by the number of HUD approved units
multiplied by a proration rate and 2) Tenant revenue – rents collected from residents
which are driven by occupancy levels and by tenant income levels.
For affordable housing properties, revenue is mainly generated by tenant rents and
impacted by occupancy levels and contractually allowed affordable rental rates based on
unit size.
•

Rent Assistance - includes traditional and non-traditional rent assistance programs.
Traditional programs include Housing Choice vouchers, vouchers for Homeless Vets
(VASH), Family Unification Program vouchers (FUP), SRO/MODs and Shelter Plus
Care. Non-traditional rent assistance programs include short and medium term rent
assistance and rent assistance combined with partner services. Home Forward provides
rent assistance to over 10,000 households on an annual basis.
The Housing Choice voucher program (Section 8) is the largest rent assistance program
administered by Home Forward, with funding determined by vouchers authorized,
voucher utilization and proration rates.

•

Resident Services – includes social and economic development programs for families,
and administration of community housing and service partnerships throughout
Multnomah County. Programs include congregate supportive housing and GOALS/
Opportunity Housing/Family Self-sufficiency programs. These programs are typically
funded by cost reimbursement grants.

Fiscal Year 2015 is the third year of Home Forward’s Strategic Operations Plan. The Strategic
Operations Plan identifies four main goals for the agency:
Goal 1: We will deploy resources with greater intentionality and alignment with other
systems while increasing the number of households served.
Goal 2: We will increase the number of housing units for our community through
preservation, development and acquisition.
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.
Goal 4: We will increase efficiency and embrace our new identity by transforming the
organizational structure and culture.
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The budget document provides greater context around where we are investing our resources to
achieve the goals of the Strategic Operations Plan.
Budget Principles
This document presents comparative budget information in two formats, first in a Generally
Accepted Accounting Principle (GAAP) format and second in a Funding Flow (simplified
operating cash basis) format. It is important for the reader to understand this distinction as certain
revenue and expense items may be recorded in one fiscal year, while the cash involved impacts a
different fiscal year (such as development fee revenue) or has no cash impact (such as
depreciation expense). Additionally, this document only presents the results of Home Forward
and does not include the budget of any component units.
The budget was created with several guiding principles:
•

All programs combined (excluding development) should have, at a minimum, break even
funding flow. Because the life cycle of development projects spans several years, we
monitor development performance to match that life cycle rather than using a single year
snapshot.

•

All funds will be accounted for, meaning that current year activities will be funded with
current year revenue, business line reserves, allowable transfers from other programs, or
agency level reserves. Also, any remaining funds will be assigned to reserves for specific
purposes or to general reserves to address funding volatility.

•

Revenues for the Housing Choice voucher program and administration, Public Housing
operating subsidy and Public Housing capital grant are budgeted based on HUD’s
estimated calculation of rates/proration as determined from the Consolidated
Appropriations Act of 2014 approved in January 2014.

•

Funds using MTW flexibility are aligned with Strategic Operations Plan initiatives.

•

Home Forward strives to meet the MTW requirement of serving substantially the same
number of households as it would if it did not have MTW status. With the restored
Housing Choice voucher funding, Home Forward intends to pull families from the wait
list and address payment standard disparities in Multnomah County.

•

Funds from the sale of real estate will be used only for the acquisition, development,
and/or preservation of real estate assets.
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Budget Summary
A more detailed analysis of line item changes begins on page 14 and a more detailed
analysis of results by operating groups begins on page 20.
During fiscal year 2014, several significant events impacted Home Forward and, as such, an
original budget was approved in March 2013 and an amended budget was approved in
September 2013. When fiscal year comparisons are presented, the fiscal year 2014 figures are
based off of the amended budget
Of those significant events, sequestration and the transfer of four public housing properties to
Home Forward Development Enterprises also significantly impact the development of the fiscal
year 2015 budget.
Sequestration
As part of the 2011 Budget Control Act (BCA), Congress required $1.2 trillion in deficit
reduction over a ten year period. The first year of sequestration impacted Home Forward’s fiscal
year 2014 funding, reducing proration levels to 94% for the housing choice voucher program,
69% for housing choice voucher administration and 82% for public housing operating fund. The
total funding loss was approximately $6 million and Home Forward worked with residents,
employees, partners and other community stakeholders and developed a plan to address the
funding loss that prevented anyone currently housed from losing their housing.
The second year of sequestration was scheduled to reduce funding for fiscal year 2015 by an
additional 2-3% but with the passage of the Consolidated Appropriations Act of 2014, Congress
restored appropriations for the main HUD funding programs to levels comparable to 2012.
For fiscal year 2015, estimated proration levels are 99% for the housing choice voucher program,
75% for housing choice voucher administration and 85% for public housing operating fund.
Transfer of public housing properties
Home Forward, like housing authorities across the nation, faces the challenge of maintaining its
housing stock, especially given the continued disinvestment in public housing funding. To
address this downward funding trend, Home Forward implemented an initiative, referred to as 85
Stories, to help preserve ten high rises that provide homes for very low-income seniors and
persons with disabilities. In total, these ten buildings require over $80 million in capital work.
Four buildings, totaling 654 units, have been identified as part of Phase 1 of the initiative. Those
buildings include Gallagher Plaza, Northwest Tower, Hollywood East and Sellwood Center.
In September 2013, Home Forward converted these properties from public housing funding to
project based Section 8 funding and transferred ownership of the properties to Home Forward
Development Enterprises. These properties will, ultimately, be owned by tax credit partnerships,
ensuring access to adequate funding to address much needed capital improvements.
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Key Activities and Financial Highlights for FY2015
(Please note: numbers may differ slightly from source documents due to rounding)
Key activities planned for FY2015 include:
•

The Rent Assistance department anticipates increasing voucher utilization from 95%
in fiscal year 2014 to 97% in fiscal year 2015. The number of households served from
9,708 in fiscal year 2014 to 10,660 in fiscal year 2015. There are two main reasons
for the increase. First, Home Forward received an award of 649 project based
vouchers associated with the units transferred to Home Forward Development
Enterprises. Second, Home Forward intends to pull at least 500 households from the
housing choice voucher waitlist during the year.

•

Additionally, the rent assistance department will implement changes to the payment
standard to address the increase in local rental prices and to increase housing
opportunities throughout Multnomah County. These changes will result in distinct
payment standards for nine “zip-code aligned” regions in the county.

•

Development’s work will end on Stephens Creek Crossing but will continue on the
Beech Street Development and the Multnomah County Health Department
headquarters and clinic building. Development will provide development services to
the four buildings transferred to Home Forward Development Enterprises. This work
will continue

•

Due to the September 2013 transfer of 654 units of public housing to Home Forward
Development Enterprises, total households served at our public housing properties
will decrease from 1,960 households to 1,320. The occupancy rate for the remaining
34 public housing properties is expected to be 98%.

•

Over 2,000 households will be housed at Home Forward-owned affordable housing
properties with occupancy expected at 97%.

•

The Resident Services group will continue its support of former and new residents
associated with the Stephens Creek Crossing development and will be closing out its
work on the Urban Institute study at New Columbia and Humboldt Gardens.

•

Home Forward will invest approximately $0.6 million in information technology
improvements.

Financial highlights of the FY 2015 budget include:
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•

Annual operating revenues will increase from $112.8 million to $129.2 million, an
increase of $16.5 million. This is mainly due to:
o Proration increases for HUD funding for Housing Choice voucher and rent
assistance administration. Proration levels increased from 94% to 99% for
Housing Choice vouchers and from 69% to 75% for rent assistance
administration, yielding an increase of $6.5 million.
o The addition of Hamilton West, Gretchen Kafoury, Gladstone Square and
Rockwood Landing properties. These former tax credit properties are now in their
first full year as Home Forward owned affordable properties, and provide an
additional $2.6 million in operating revenues. This is offset by $1.2 million due to
the sale of St. Johns Woods.
o A $2.7 million increase in development fee income related to work on the
Stephens Creek Crossing, Beech Street and Multnomah County Health
department building projects and the four properties transferred to Home Forward
Development Enterprises.
o A $1.6 million increase in public housing operating subsidies. This is due to $2.3
million of asset repositioning fee related to the four properties transferred to
Home Forward Development Enterprises, offset by a $1.3 million loss of
operating funding for the associated 654 public housing units transferred.
Additionally, the public housing units at Stephen Creek Crossing generates an
additional $0.5 million in operating revenue, though those funds will be
transferred to the project’s tax credit legal entities.

•

Annual operating expenses will increase from $117.5 million to $126.0 million, an
increase of $8.5 million. This is a result of:
o With increased funding, Home Forward will be able to increase housing
assistance payments by $2.7 million. Of this amount, $2.0 million relates to an
increase in tenant and project based vouchers, $0.9 million relates to increases in
short term rent assistance payments, $0.2 million relates to the award of 55
additional Veterans Assistance Support Housing (VASH) vouchers with an offset
of $0.4 million in shelter plus care and other rent assistance.
o A $1.4 million increase in overall personnel expenses. Of this increase, $0.7
million is related to increased staffing in FY 2015 and a projected compensation
increase of 4%. Additional increases relate to PERS benefits, a 5% increase in
health benefits, and increases in unemployment compensation.
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o A $0.9 million increase in public housing subsidy transfer to tax credit
partnerships with public housing units. This increase is due to the units at
Stephens Creek crossing coming online, the increase in per unit funding due to the
reduction of total units in the public housing portfolio and the increase in
proration.
o A $0.5 million increase in depreciation expense related to the addition of the four
former tax credit properties offset by the loss of the four properties transferred to
Home Forward Development Enterprises and the sale of St Johns Woods.
o Other maintenance expenses will increase $0.9 million due to the full year
addition of the four former tax credit properties into the affordable portfolio offset
by the sale of St. Johns Woods.
o Other tenant services are increasing $0.9 million due to the implementation of the
Continuum of Care program.
o Utilities expense will increase $0.2 million due to the property transitions and an
anticipated 6% increase in average utility rates.
o Also to note, of the $126.0 million of operating expenses, $72.8 million represents
rent assistance payments made directly to landlords on behalf of Home Forward
participants. Backing out this activity, Home Forward’s operating expenses would
only be $53.2 million.
•

Based on the impact of items above, operating income will improve by $8.0 million from
an operating loss of $4.8 million in FY14 to operating income of $3.3 million in FY14.

•

Net other expenses will remain relatively flat at $3.0 million in FY15.

•

Net capital contributions increases from $8.2 million to $11.5 million, an increase of $3.3
million due to final funding for construction at Stephens Creek Crossing and capital
funds to be invested in the capital work related to the four properties transferred to Home
Forward Development Enterprises.

•

The combined impact yields a change in net assets increasing from $0.4 million to $11.8
million, an overall increase of $11.4 million.
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Impact on Funding Flow
As noted in the Budget Principles section, the agency presents its budget in not only a GAAP
presentation but also in a funding flow format. The expectation of the funding flow is that Home
Forward Programs (excluding development) will break even for the fiscal year and that
development activities, will (at a minimum) break even over the course of the life of its various
projects.
A funding flow summary presented by operating group is presented below:
Operating income
(loss) after
overhead
Program Group
Rent assistance
$
Property management
Asset management
Resident services
Other

Development
Total Agency

$

1,783,203
(2,009,544)
878,162
(61,663)
257,453
847,611

Non-reserve Reserve transfers
funding flow
in to fund
adjustments current activities
$

(2,987)
3,358,976
(327,263)
11,915
(288,913)
2,751,728

2,411,595

137,098

3,259,206

$ 2,888,826

$

$

Additions to
reserves

2,713,565
913,095
197,391
73,212
31,460
3,928,723

$ (4,493,781)
(2,262,527)
(748,290)
(23,464)
(7,528,062)

-

(2,548,693)

3,928,723

$ (10,076,755)

Net
funding
Flow
$

-

$

-

“Non-reserve funding flow adjustments” include add backs for depreciation, offsets for allocated
capital acquisitions and certain debt payments, property level reserves, and increases/decreases
related to the timing of affordable housing cash flows.
“Reserve transfers in” to fund current activities reflect the inflow of reserve funds to cover
current year expenses. This activity translates to a reduction of agency reserves.
“Additions to reserves” reflect the transfer of remaining operating income into reserve accounts.
Please note, the bracketed number in this column does not represent an outflow of agency cash
but rather an increase to agency reserves.
Net reserves are dedicated to the following identified purposes:
•

•
•

$2.2 million is related to asset repositioning fee obtained for the four properties
transferred to Home Forward Development Enterprises and is reserved to that capital
preservation project.
$2.5 million of collected development fee revenue is transferred to reserves and used to
cover project costs that span multiple fiscal years.
As part of a ten year plan to ensure adequate reserve levels for Home Forward, $0.3
million will be directed to an agency level operating reserve and $0.3 million will be
directed to an agency level capital reserve.
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•

$0.8 million will remain with the associated business lines as business line level reserves
to address funding volatility

Staffing update
Home Forward staff provides services that are funded with both agency resources (Home
Forward legal entity) and resources from other legal entities, such as Home Forward
Development Enterprises and several tax credit partnerships. The breakout by funding resource
and the change in budgeted full time equivalents (FTEs) is:
Full-time Equivalents
FY2014
Agency funded
Other legal entity funded
Total agency managed positions

FY2015

Change

246.9
29.9

252.0
40.9

5.1
11.0

276.8

292.9

16.1

The major operational drivers for the year over year change are 5.0 FTEs for the new operations
at Stephens Creek Crossing, 3.2 FTEs related to new grants received by the agency offset by
reduction of 1.74 FTEs associated with grants expiring, 1.8 FTEs for fiscal year 2014 approved
positions now included in a full year of operations, and 1.75 FTEs associated with ongoing
operations at the Home Forward Development Enterprises properties and a relocation specialist
dedicated to assisting residents during the construction activity at those properties. Additionally,
there are 5.85 FTEs that represent management appointed/proposed positions to address
organizational needs. These positions will require additional approval before they are hired
and/or an offsetting reduction in staffing costs to cover the position costs. Funds associated with
any positions not approved will be redirected to agency reserves. Additional staffing information
may be found in the funding flow analysis by operating group, the budget commentary by
operating group and as an attachment.
Risks and Opportunities
As is the case every year, federal funding is determined by the level of congressional
appropriations. While we feel confident with the estimates for this fiscal year, Congress could
issue new legislation that impacts available funding.
In any given year, there is the potential for weather related incident/natural disaster that impacts
a majority of agency properties.
Development projects for Beech Street and the Multnomah County Health building are at various
stages of completion. There is always the risk of delays in construction but we are confident in
the historical success of the Development team to monitor and manage projects to mitigate this
risk.
In addition to seeking out innovative ways to utilize MTW flexibility, Home Forward’s
management will continue to focus on the short term and long term impact of agency operating
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costs. This includes reviewing and modifying existing mission based business models to ensure
that the operating cost structure can be supported by the Agency’s anticipated revenue and still
achieve mission based outcomes.
Finally, in December 2013, Home Forward submitted a Rental Assistance Demonstration (RAD)
application to HUD for 860 public housing units located in twelve home Forward properties. Six
properties are the remaining properties from the 85 Stories initiative and six are additional
properties that could benefit from the RAD program. With the RAD program, Home Forward
would be allowed to convert units to either a Project-based Voucher or Project-based Rental
Assistance as well as utilize debt or other mixed finance opportunities to assist with necessary
capital improvements. Currently, the application is in on a waitlist for review stage while HUD
awaits approval to increase the number of units eligible to participate in the RAD program.
Conclusion
With the FY 2015 budget, we have been able to address several priority areas for the agency as
we continue to direct resources to completing initiatives connected to our strategic operations
plan. That plan was developed from specific goals adopted in 2010 as part of Home Forward’s
Strategic Directions, as well as our goals as an MTW agency and outcomes established by our
Board and our community.
Contained in the remaining pages are the details on Home Forward’s FY 2015 Budget. We
believe we have a sound budget approach and have made known the key principles and factors
impacting operations. We have provided key accomplishments planned for the upcoming year.
We have provided a translation of results presented in a generally accepted accounting principle
based format to one of a funding flow, or simplified operating cash flow, format and we have
provided the risks and opportunities with our approach and overall results.
We have much more confidence in our estimates of available federal funding than last year.
However, because federal funding can and will be volatile, we will continue our mission, to
assure that the people of this community are sheltered, with the same passion and dedication as
ever, while we maintain a dual focus on the present and the future.
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Home Forward

Operating Statement
Dwelling Rental
Non-dwelling Rental
HUD Subsidies - Housing Assistance
HUD Subsidies - Administrative Fees
HUD Subsidies -Public Housing
HUD Grants
Development Fee Revenue, Net
State, Local & Other Grants
Other Revenue
Total IA Revenue
Total Operating Revenues
PH Subsidy Transfer
Housing Assistance Payments
Administrative Personnel Expense
Other Admin Expenses
Fees/overhead charged
Tenant Svcs Personnel Expense
Other Tenant Svcs Expenses
Maintenance Personnel Expense
Other Maintenance Expenses
Utilities
Total IA Expense
Depreciation
General
Total Operating Expenses
Operating Income (Loss)
Reserve Funding
Operating Income (Loss) after Reserve Funding
Investment Income
Interest Expense
Amortization
Gain (Loss) on Sale of Assets
Net Other Income (Expense)
HUD Nonoperating Contributions
Other Nonoperating Contributions
Nonoperating contributions made
Reserve Funded Capital Contributions
Net Capital Contributions
Other Equity Changes
Increase/(Decrease in Net Assets

FY14 Budget

FY15 Budget

13,451,324
1,247,217
63,456,980
5,101,436
10,736,451
7,033,814
2,146,585
5,149,374
4,440,402
-

15,003,418
1,377,497
69,654,334
5,614,210
12,351,820
6,580,736
4,835,793
6,417,796
7,413,212
-

112,763,583

129,248,816

2,032,694
70,090,019
13,392,811
6,010,750
1,852,720
2,358,846
3,887,856
5,105,552
3,915,241
(257,580)
8,227,770
911,068
117,527,747
(4,764,164)
-

2,954,898
72,755,746
14,512,851
6,820,603
25,085
2,119,717
3,300,478
3,871,002
5,972,002
4,101,398
(257,342)
8,772,585
1,040,588

Increase/
(Decrease)
1,552,094
130,280
6,197,354
512,774
1,615,369
(453,078)
2,689,208
1,268,422
2,972,810
16,485,233
922,204
2,665,726
1,120,040
809,853
25,085
266,997
941,632
(16,854)
866,450
186,157
238
544,815
129,520

125,989,611

8,461,864

3,259,205

8,023,369

-

-

(4,764,164)
286,384
(2,457,393)
(80,493)
(801,708)

3,259,205
270,327
(2,791,972)
(41,595)
(391,950)

8,023,369
(16,057)
(334,579)
38,898
409,758

(3,053,210)
6,970,627
1,236,145
-

(2,955,190)
11,333,599
164,225
-

98,020
4,362,972
(1,071,920)
-

8,206,772

11,497,824

3,291,052

389,398

-

-

11,801,839

11,412,441

Funding Flow Analysis
Operating Income (Loss)

(4,764,164)

3,259,205

8,023,369

Funding Flow Adjustments

4,764,164

(3,259,206)

(8,023,369)

Net Funding Flow
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Line Item Analysis and Budget Assumptions
REVENUE
o

o

o

o

Dwelling Rental $15.0 million, $1.6 million greater than FY 2014 Budget


Affordable Housing - Dwelling Rental increases $2.1 million primarily due to property
transitions. Four low income housing tax credit properties, Hamilton West, Kafoury
Commons, Gladstone Square and Rockwood Landing (collectively “Transitioning Tax
Credit Properties”) transfer into Home Forward’s affordable portfolio in FY 2015 offset by
the sale of St. Johns Woods Apartments in FY 2014. Additionally, rental rates increase on
average by 3% which generates $430 thousand of additional revenue.



Public Housing – Dwelling Rental decreases $563 thousand primarily due to transferring
four Public Housing properties (collectively, the “85 Stories – Phase 1”) to Home Forward
Development Enterprises in FY 2014. Exclusive of the 85 Stories - Phase 1 properties,
Public Housing’s Dwelling Rental income increases slightly.

Non-dwelling Rental $1.4 million, $130 thousand greater than FY 2014 Budget


Non-dwelling rental includes commercial rents, payments received from special needs
master leased properties, land lease revenue, cell tower revenues, and parking revenue.



Transitioning Tax Credit Properties offset by the St Johns Woods sale increase Commercial
Rental Income $42 thousand, while transferring the 85 Stories - Phase 1 projects to Home
Forward Development Enterprises decreases Commercial Communications Revenue $52
thousand.



Land Lease Revenue increases $128 thousand as Stephens Creek Crossing starts operations
but is offset by a $52 thousand decrease due to Hamilton West, currently a tax credit
property, joining the affordable portfolio.

HUD Subsidies - Housing Assistance $69.7 million, $6.2 million greater than FY 2014
Budget


HUD’s Housing Choice Voucher proration is expected to increase to 99% in FY 2015 from
94% in FY 2014.



HUD's Housing Choice Voucher funding increases $6.0 million due to increased proration
rates, full year funding for 649 vouchers received for the 85 Stories - Phase 1 projects in
September 2014 and elimination of sequestration created timing issues.



VASH voucher funding increases $521 thousand and Family Unification Vouchers
increase $147 thousand due to elimination of sequestration generated funding issues and
increased voucher utilization.

HUD Subsidies – Administrative Fees $5.6 million, $513 thousand greater than FY 2014
Budget


o

Administrative fees for HUD Housing Assistance assume Home Forward's funding
proration will increase to 75% in FY 2015, up from 69% in FY 2014.

HUD Subsidies - Public Housing $12.4 million, $1.6 million greater than FY 2014 Budget


Budget assumes that Operating Subsidy’s proration will increase from 82% in FY 2014 to
85% in FY 2015.
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o

o



Operating Subsidy revenue increases $2.3 million due to Asset Repositioning Fee revenue
generated from the conversion of the 85 Stories - Phase 1 properties from Public Housing
subsidy to Housing Choice Voucher subsidy. This increase is partially offset by a $1.3
million loss of normal Operating Subsidy that resulted from the same transaction. Home
Forward will be eligible for Asset Repositioning Fee revenue for three years at which point
this funding will end.



Stephens Creek Crossing units will become eligible for Operating Subsidy in FY 2015
generating $451 thousand in additional revenue.

HUD Grants $6.6 million, $453 thousand less than FY 2014 Budget


Capital Fund revenue reported in operations decreases $295 thousand primarily due to a
25% decrease in the use of Capital Funds for administration.



Shelter + Care funding decreases $229 thousand due to delayed impact of sequestration
funding cuts.



HOPE VI grant revenue increases $59 thousand, funding Stephens Creek Crossing’s
supportive services.

Development Fee Revenue $4.8 million, $2.7 million greater than FY 2014 Budget


o

FY 2015 Developer Fee is earned for the following Projects:
− Stephens Creek Crossing:
$ 2.8 million
− 85 Stories – Phase 1
$ 1.3 million
− Multnomah County Health Building:
$373 thousand
− Beech Street:
$373 thousand

State, Local & Other Grants $6.4 million, $1.3 million greater than FY 2014 Budget
(in thousands)
Grants consist of:
Change
FY 2014
FY 2015
Short-term Rent Assistance
Emergency Food & Shelter
$
$
150
$
150
City of Portland
1,421
1,834
413
Multnomah County
1,714
2,604
890
City of Gresham
6
5
(1)
United Way
75
103
28
PILOT Revenue
326
243
(83)
Short-term Rent Assistance Total
$ 3,542
$ 4,939
$ 1,397
Housing Works Grant
310
482
172
Medicaid
226
294
68
Multnomah County - Youth Programs
235
206
(29)
City of Portland – Bud Clark
270
238
(32)
City of Portland – Landlord Guarantee
75
85
10
Urban Institute
351
77
(274)
Metro
45
35
(10)
Other
95
62
(33)
$ 5,149
$ 6,418
$ 1,269
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o

Other Revenue $7.4 million, $3.0 million greater than FY 2014 Budget
Other Revenue consists of:
Portability Revenue
Continuum of Care
Property related income – AM
Property related income – PM
85 Stories - Phase 1 Contribution
Property related income – RS
Fraud/Bad Debt Recovery
Other

FY 2014
$
2,570
933
662
155
93
27
$

(in thousands)
FY 2015
$ 3,078
1,128
1,002
1,446
480
157
53
69

4,440

$ 7,413

Change
$
508
1,128
69
784
480
2
(40)
42
$ 2,973

EXPENSE
o

PH Subsidy Transfer $3.0 million, $922 thousand greater than FY 2014 Budget


o

PH Subsidy Transfer increases due to Stephens Creek Crossing units becoming eligible for
Operating Subsidy and increased per unit funding resulting from the resolution of the
Operating Subsidy funding formula in FY 2014.

Housing Assistance Payments $72.8 million, $2.7 million greater than FY 2014 Budget
FY 2014
Housing Assistance Payments
(in thousands)
Section 8 Tenant and Project Based Vouchers $ 57,598
Section 8 Mod Rehab/Single Room
2,520
Occupancy
Section 8 Veterans Assistance Supportive
2,029
Housing (VASH)
Section 8 Family Unification Program (FUP)
770
Section 8 proceeds utilized for Local Blended
1,003
Subsidy
Shelter + Care
3,808
Action for Prosperity/WSI Rent Assistance
362
(MTW Initiative - reserve funded)
Landlord Guarantee/Incentive
30
(MTW Initiative - reserve funded)
Short Term Rent Assistance
963
(MTW Initiative - reserve funded)
Short Term Rent Assistance
3,246
(Local Jurisdictions funded)
Other Rent Assistance
264
Total Rent Assistance Provided
Accounting Elimination - Home Forward
Affordable Units Occupied by Voucher
Holders
Total Rent Assistance Budgeted
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$ 72,593
(2,503)
$ 70,090

(in thousands)
FY 2015

Change

$ 59,567

$ 1,969

2,640

120

2,234

205

793

23

1,205

202

3,609

(199)

248

(114)

30

0

755

(208)

4,378

1,132

60

(204)

$ 75,519
(2,763)
$ 72,756

$ 2,926
(260)
$ 2,666
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Housing Assistance Payment expense increases $2.7 million primarily due to:
− Moving to Work voucher expense increases $2.0 million. Voucher utilization rates are
expected to increase from almost 95% in April 2014 to 97% by the end of the fiscal
year. Payment standards are scheduled to increase, providing access to most areas in
Multnomah County for our participants. Port In activity is expected to increase $398
thousand.
− Veterans Assistance Supportive Housing (VASH) voucher expenses increase $205
thousand and Family Unification Program (FUP) voucher expenses increase $23
thousand due to increasing voucher utilization rates and payment standard increases.
− Shelter Plus Care housing assistance expense decreases $199 thousand due to the
delayed impact of sequestration cuts on the program.
− Moving to Work housing assistance initiatives decrease $525 thousand due to
increased funding from community partners.
o Personnel Expense $20.5 million, $1.4 million greater than FY 2014 Budget

Administrative
Program
Tenant Services
Maintenance
Total Personnel Expense

o

o

FY 2014
$ 13,393

(in thousands)
FY 2015
$ 14,513

Change
$ 1,120

1,853
3,888
$ 19,134

2,120
3,871
$ 20,504

267
-17
$ 1,370



Total FTEs for agency funded positions in FY 2015 are budgeted at 252.0. An additional
40.9 FTE are funded directly from tax credit limited partnerships and the 85 Stories - Phase
1 properties projects. Combined FTE are 292.9 FTE, a 16.1 FTE increase from FY 2014
Budget.



Salary and wages increase $724 thousand due to increased staffing in FY 2015 and
projected compensation increases of 4%.



Other employee compensation increases $647 thousand. Other employee compensation
includes PERS expense, employee medical and dental insurance, taxes, worker’s
compensation and unemployment insurance.

Other Administrative Expense $6.8 million, $810 thousand greater than FY 2014 Budget


Affordable Housing portfolio increases $333 thousand due to the Transitioning Tax Credit
Properties joining Home Forward’s affordable portfolio in FY 2015 offset by the sale of St.
Johns Woods Apartments in FY 2014.



Information technology expenses increase $452 thousand due to Agency reinstating its
information technology plan which calls for a four year replacement cycle for staff
computer equipment.

Other Tenant Services Expenses $3.3 million, $942 thousand more than FY 2014 Budget


Commencement of Continuum of Care program increases Other Tenant Services $1.1
million.
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o

o

Other Maintenance Expenses $6.0 million, $866 thousand greater than FY 2013 Forecast


Affordable Housing portfolio increases $729 thousand due to the Transitioning Tax Credit
Properties joining Home Forward’s affordable portfolio in FY 2015 offset by the sale of St.
Johns Woods Apartments in FY 2014.



Public Housing portfolio increases $126 thousand primarily due to commencing Green
Physical Needs Assessment for $300 thousand offset by reductions in maintenance
contracts and services across the portfolio.

Utilities $4.1 million, $186 thousand greater than FY 2014 Budget


o

Total Inter Agency (IA) Expense ($258 thousand), $1 thousand increase in capitalized
labor compared to FY 2014 Forecast


o

o

Affordable Housing portfolio increase $80 thousand due to the Transitioning Tax Credit
Properties joining Home Forward’s affordable portfolio in FY 2015 offset by the sale of St.
Johns Woods Apartments in FY 2014. An additional $106 thousand increase results from
an average utility rate increase of 6%.

This credit represents the cost of labor associated with capital projects that will be moved
to work in progress and capitalized as part of property improvements on the Agency
balance sheet.

Depreciation $8.8 million, $545 thousand greater than FY 2014 Budget


Depreciation expense increases $751 thousand in the Affordable portfolio primarily due to
the Transitioning Tax Credit properties joining Home Forward’s affordable portfolio in FY
2015 offset by the sale of St. Johns Woods Apartments in FY 2014..



Depreciation expense decreases $233 thousand in the Public Housing portfolio primarily
due to the transfer of the 85 Stories - Phase 1 projects to Home Forward Development
Enterprises for eventual conversion to project-based voucher tax credit properties.

General $1.0 million, $130 thousand more than FY 2014 Budget


Increased General expense is driven primarily by Transitioning Tax Credit Properties in the
Affordable portfolio adding $91 thousand in expense.

NET OTHER INCOME (EXPENSE)
o

o

Investment Income $270 thousand, $16 thousand less than FY 2014 Budget


Property transitions in the Affordable portfolio decrease investment earnings from
Development Notes Receivable and Bond Reserve accounts by $29 thousand.



Home Forward reserve investment earnings are projected to increase $15 thousand in
keeping with current returns.

Interest Expense $2.8 million , $335 thousand more than FY 2014 Budget


o

Transitioning Tax Credit properties to the Affordable portfolio increase interest expense
$536 thousand. Sale of St. Johns Woods decreases interest expense $170 thousand.

Gain (Loss) on Sale of Assets ($392 thousand), ($410 thousand) less than FY 2014 Budget


New Market West disposition expense of $307 thousand in FY 2014 due to renovations to
building exterior will not be repeated in FY 2015.
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NET CAPITAL CONTRIBUTIONS
o

HUD Non-operating Contributions $11.3 million, $4.1 million more than FY 2014
Budget
Change
FY 2014
FY 2015
(in thousands)
HOPE VI – Stephens Creek Crossing
$ 3,893
$ 6,304
$ 2,411
85 Stories - Phase 1 (HFDE)
0
3,888
3,888
PH Capital Fund – Cap Fund Bond Pymt
521
522
1
PH Capital Fund – Capital Improvements
2,557
620
(1,937)
$ 6,971
$ 11,334
$ 4,363


o

The Public Housing Capital Fund - Capital Improvements budget reduction of $1.9 million
in FY 2015 will be reversed in future years as contributions to the 85 Stories - Phase 1
properties Rehabilitation project.

Other Non-operating Contributions $164 thousand, $1.1 million less than FY 2014
Budget


FY 2015 Budgeted Other Non-operating contributions include $164 thousand from Oregon
Housing and Community Services for Stephens Creek Crossing.
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OPERATING AND ADMINISTRATIVE
SEGMENT REVIEW
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Home Forward
Fiscal Year 2015 Operating Statement by Operating Group

Operating Statement
Dwelling Rental
Non-dwelling Rental
HUD Subsidies - Housing Assistance
HUD Subsidies - Administrative Fees
HUD Subsidies -Public Housing
HUD Grants
Development Fee Revenue, Net
State, Local & Other Grants
Other Revenue
ARRA Operating Revenue
Total IA Revenue
Total Operating Revenues
PH Subsidy Transfer
Housing Assistance Payments
Administrative Personnel Expense
Other Admin Expenses
Fees/overhead charged
Tenant Svcs Personnel Expense
Other Tenant Svcs Expenses
Maintenance Personnel Expense
Other Maintenance Expenses
Utilities
Total IA Expense
Depreciation
General
Impairment Charge
Total Operating Expenses

Rent
Assistance

Property
Management

Asset
Management

Resident
Services

67,032,439
5,614,210
53,648
4,315,352
5,545,279
4,256,198
106,339

2,883,452
144,047
247,391
11,951,635
839,712
1,929,923
922,671

14,639,966
1,100,144
2,626,504
518,378
125,169
258,475
1,151,918
512,388

137,000
989,517
614,042
198,305
(825,904)

86,923,465
75,518,842
4,460,967
447,881
304,410
779,271
1,318,900
244,754
3,196
25,329
83,103,550

18,918,830
3,263,740
2,412,109
560,867
22,089
99,771
72,904
3,710,760
1,377,702
1,718,039
1,074,907
3,410,416
360,834
18,084,137

20,932,942
8,904
945,797
3,429,387
29,110
515,697
393,126
160,242
4,549,560
2,289,293
1,128,633
4,914,904
544,852
18,909,505

1,112,960
385,837
120,374
637,987
1,442,645
(1,178,569)
1,408,275

Development

-

(2,520,000)
(398,884)
(252,000)
(308,841)
(123,132)
(820,182)

15,003,418
1,377,498
69,654,334
5,614,210
12,351,820
6,580,736
4,835,793
6,417,796
7,413,212
-

5,251,468
1,429,931
208,596
68,360
86,991
45,653
300
(55,973)
124,213
31
1,908,102

133,306
8,260
100
8,360

398,884
4,878,210
2,080,577
(0)
27,250
127,852
98,446
(650,912)
374,328
109,442
7,045,193

-

(4,423,040)
(308,841)
(2,772,000)
(35,340)
(398,884)
(83,412)
(4,380)
(820,182)
(54,472)
(4,477,512)

129,248,816
2,954,898
72,755,746
14,512,851
6,820,603
25,085
2,119,717
3,300,478
3,871,002
5,972,002
4,101,398
(257,342)
8,772,585
1,040,588
125,989,610

124,946

(6,646,308)

-

54,472

(6,724,343)

-

-

-

54,472

3,819,914

834,694

2,023,438

(295,315)

3,343,365

2,844,237

1,145,276

(233,652)

931,771

Investment Income
Interest Expense
Amortization
Investment in Partnership Valuation Charge
Gain (Loss) on Sale of Assets
Chg in Derivative Contract Value
Net Other Income (Expense)
HUD Nonoperating Contributions
Other Nonoperating Contributions
Nonoperating contributions made
Reserve Funded Capital Contributions
Net Capital Contributions

1,783,203

(2,009,544)

878,162

(61,663)

2,411,595

(1,608,220)

(1,318,421)

(118,609)

89,212

(3,051,904)

(3,327,965)

759,553

27,549

(640,309)
(20,961)
-

174,983
(1,620)
-

1,464
(76,487)
(352,424)
-

150,847
(2,389,815)
(41,595)
(39,526)
-

-

(1,620)

(427,447)

(2,320,089)

-

-

620,150
620,150

-

Elimination

398,884
-

2,036,711

Operating Income (Loss) after Reserve Funding

Reserves

133,306
-

Operating Income (Loss)

Operating Income (Loss) after Overhead

Administration

Home
Forward
Total

310,986
4,835,793
104,689

Total Overhead Allocations

Reserve Funding

Real Estate
Finance

(20,961)

124,946
-

78,035

3,259,206
3,259,206

23,100

5,984,841

-

124,946

101,135

5,984,841

54,472

3,259,206

(0)

7,835
(161,635)
-

110,181
(141,454)
-

-

-

270,327
(2,791,972)
(41,595)
(391,950)
-

(153,800)

(31,273)

-

-

(2,955,190)

-

6,303,711
164,225
6,957,838
13,425,773

4,409,739
1,747,722
6,157,461

-

(8,705,560)
(8,705,560)

-

11,333,599
164,225
11,497,824

27,549

12,764,503

6,128,607

69,862

(2,720,719)

54,472

11,801,840

Other Equity Changes
Net Changes
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Home Forward
Fiscal Year 2015 Funding Flow Analysis by Operating Group
Rent
Assistance
Operating Income (Loss) after Overhead

1,783,203

Property
Management
(2,009,544)

Real Estate Portfolio
Affordable Housing Properties Operating Activity
Revenue from Properties to Home Forward
Unrestricted Cash to HAP
Net Replacement Reserve Activity (New Market West)
Net Replacement Reserve Activity (Special Needs)

-

Developer Fee - Impact to Funding Flow
Developer Fee Revenue
Developer Fee - Cash to HAP(Net)

-

-

Financing/Investment Activity
Investment Income - Unrestricted
Principal & Interest - Special Needs
Principal & Interest - New Market West

-

1,237
-

(39,138)
(8,923)

(73,742)
(18,101)

Capital Acquisitions
IT Equipment and Software
Fleet Vehicle
Non-Cash Operating Activity
Depreciation Expense

45,074

(480,062)
480,062
-

3,449,582

Asset
Management
878,162
(3,458,706)
(646,316)
2,985,518
(125,788)
(152,717)
(3,328)
(883)
1,074,957

Resident
Services
(61,663)
-

Development

Real Estate
Finance

2,411,595
(4,835,793)
4,835,793

Elimination

78,035

-

54,472

3,259,206

(133,306)
-

(98,400)
-

-

-

(3,458,706)
(1,259,685)
3,465,580
(98,400)
(125,788)

-

-

-

(4,835,793)
4,835,793

-

-

1,237
(152,717)
(252,495)

-

-

(124,100)
(30,000)

-

-

-

(1,284)
(341)

(6,608)
(1,753)

-

145,459

Reserves

124,946

-

13,540

Administration

Home
Forward
Total

(252,495)
-

-

249,760

-

(54,472)

4,923,900

Operating Activity Funded by Cash Reserves
MIF Initiative Reserve Activity
MTW Special Initiates Fund
MTW - Local Blended Subsidy (LBS)
MTW - Single Fund Flexibility
(Excess)/Deficit Section 8
Excess Section 8 - LBS

1,448,607
1,264,958
(913,095)
(2,143,732)
(1,264,958)

913,095
-

-

73,212
-

-

-

23,100
-

-

-

1,544,919
1,264,958
(2,143,732)
(1,264,958)

197,391
-

-

-

-

-

-

-

(2,262,527)
197,391
(125,000)

-

-

-

-

-

(316,000)
(125,000)

8,360
-

-

-

-

(46,996)
(298,930)
(23,464)
(2,548,693)

-

-

-

-

Other MTW Reserve Activity
Towers Asset Repositioning Fee
New Columbia Support Services
MTW Reserve

(125,000)

(2,262,527)
-

Special Purpose Reserve Activity
Affordable Portfolio Reserve
Agency Operating Reserve

-

-

(316,000)
(125,000)

-

(46,996)
-

-

(307,290)
-

(23,464)
-

-

-

Department Reserve Activity
Rent Assistance
Property Management
Asset Management
Resident Services
Development and Community Revitalization
Funding Source or (Shortfall)

-

-

(2,548,693)
-

-

Home Forward
Fiscal Year 2015 Full-Time Equivalent Changes by Operating Group
Rent
Assistance
FY 2015 Budgeted FTE
FY 2014 Budgeted FTE
Changes
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Property
Management

Asset
Management

Resident
Services

72.8
68.9

85.1
88.3

19.5
17.1

13.0
14.7

14.1
13.1

-

47.6
44.8

252.0
246.9

40.9
29.9

292.9
276.8

3.9

(3.3)

2.4

(1.7)

1.0

-

2.8

5.1

11.0

16.1

Development

Real Estate
Finance

Administration

Agency
Funded

Limited
Partnerships
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Agency
Managed

FY15 Budget Commentary
Rent Assistance
Summary Budget Data
Operating Revenue
Operating Expense
Operating Income Before OH

FY14 Budget
$ 76,720,736
78,599,113
(1,878,377)

$

FY15 Budget
86,923,465
83,103,550
3,819,914

$

Inc.(Dec.)
10,202,729
4,504,437
5,698,292

Allocated Overhead
Operating Income after OH

2,074,114
(3,952,492)

2,036,711
1,783,203

(37,403)
5,735,695

Funding Flow Activity
Funding Source or (Shortfall)

$

3,019,036
(933,456)

$

(1,783,203)
0

$

(4,802,239)
933,456

$

68.9
9,708
4,757,400

$

72.8
10,660
(1,608,220)

$

3.9
952
(6,365,620)

Total Budgeted FTE
Total Households Served
Reserve Funding

In alignment with Strategic Operating Plan Goal #1, the Rent Assistance department is
focused on increasing households served through our various forms of rent assistance.
Housing Choice Vouchers are expected to increase from 95% to 97% utilization during FY
2015. Improved FY 2015 Section 8 funding will allow adjusting voucher payment standards
to more closely mirror market conditions, giving Section 8 participants greater access to
more areas within the county.
The department will continue to maintain a high level of accuracy and customer service
despite receiving only 75% of the administrative dollars necessary to administer complex
programs.
The GOALs program will continue to serve approximately 300 households. A Housing
Works grant provided by the U.S. Department of Labor in partnership with Worksystems,
Inc. will provide training and employment opportunities for our participants. Increased
investment in work-focused households in conjunction with Rent Reform is expected to help
offset costs from rising market rents as higher household incomes will permit larger
contributions towards rent as families move towards self-sufficiency.
We anticipate that Home Forward will be funded at $603 per voucher in FY15 and we
anticipate spending an average of $575 per voucher. Through ongoing investment in the
Short Term Rent Assistance system and programs like Housing Works and the Alder School
initiative, we are able to assist more households while leveraging our rent assistance
resources with valuable service, education and employment funding.
o Key Assumptions:
 Section 8 Housing Assistance funding is expected to increase $6.8 million in FY 2015
due to increased proration levels (99% in FY 2015 vs 94% in FY 2014) with no
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adjustment for inflation budgeted. In addition the FY 2015 budget includes a full-year of
funding for 649 85 Stories – Phase 1 vouchers, which began in September 2013.
Section 8 Administrative Fees are increasing by $513 thousand for FY15 with proration
increasing from 69% to 75%.
Section 8 voucher costs are expected to leave $ 4.3 million of excess funding available
for other Moving to Work activities.
Section 8 provides funding for seven GOALS staff with three additional GOALS staff
funded through a mix of other grant programs.
FTEs – Rent Assistance will add 3.9 FTE compared to the FY 2014 budget:
- Two GOALS staff
- One voucher services coordinator funded by increased Administrative Fee income
resulting from the addition of 649 vouchers for the 85 Stories – Phase 1 properties
and 55 VASH vouchers.
- Remaining increase primarily due to staff budgeted for a partial year in FY 2014
occupying a full year in FY 2015.

o Major Programs/Initiatives/Activities and estimated budget impact
 Moving to Work Initiative funded expenses decrease from $3.0 million to $ 2.7 million
but will continue to strengthen short-term rental supports and other initiatives,
particularly for work-focused households.
- The Local Blended Subsidy program adds Stephens Creek Crossing in FY 2015 to
two ongoing mixed-finance properties providing a total of $1.2 million in program
subsidy.
 Home Forward is partnering with Worksource Systems, Inc. and other area housing
authorities in a three-year Housing Works grant from the federal Department of Labor
which will provide a full year of focused employment and training support to workfocused households. Moving to a full year of implementation increases FY 2015’s budget
by $170 thousand.
o Causes of Year over Year change for major revenue/expense fluctuations
 Operating Revenue is increasing $10.2 million over FY 2014 Budget due to:
-

HUD Subsidies - Housing Assistance increases $6.8 million primarily due to:
 Section 8 voucher funding proration increases to 99% in FY 2015 from 94% in
FY 2014 generating $4.0 million in additional funding;
 649 85 Stories – Phase 1 vouchers received in FY 2014 receive a full year’s
funding in FY 2015; in combination with the higher proration level, $2.0 million
in additional funding is generated;
 VASH vouchers generate an additional $521 thousand in funding due to
increasing leasing and 55 new vouchers awarded in July 2013;
 Family Unification Vouchers generate an additional $147 thousand from the
higher proration levels
 SRO/Mods program funding increases $120 thousand.

-

HUD Subsidies - Management Fees funding proration increases to 75% in FY 2015
from 69% in FY 2014 generating $513 in additional revenue.
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HUD Grants funding decreases $242 thousand primarily due to the delayed impact of
sequestration on Shelter Plus Care.
- State, Local and Other Grants increase $1.5 million primarily due to additional City
and County funding for Short-Term Rent Assistance and reflecting a full year’s
activity for the Housing Works grant from the Department of Labor.
- Other Revenue increases $1.6 million, primarily due to $1.1 million for
administration of Continuum of Care payments for other local agencies, and $508
thousand due to increased Port In revenue from other Housing Authorities.
Operating Expense is increasing $4.5 million over FY 2014 due to:
- Housing Assistance Payment expense increases $2.9 million due to the following
changes:
 Increasing program activity in the following programs:
⋅ $1.7 million Moving to Work vouchers
⋅ $1.1 million in traditional Short-Term Rent Assistance
⋅ $500 thousand for Port Ins
⋅ $214 thousand Veterans VASH
⋅ $23 thousand Family Unification Program
⋅ $120 thousand SRO/Mods
 Offset by reductions in the following programs:
⋅ $525 thousand in Moving to Work Initiatives and
⋅ $200 thousand for Shelter Plus Care.
-

-

Projected Moving to Work voucher lease-up assumes voucher utilization rates will
gradually increase from almost 95% in April 2014 to near 97% by mid-year and hold
steady through the end of the fiscal year.
Administrative Personnel expense increases $400 thousand. 39% of this increase is
the result of PERS and benefit increases.
Tenant Services expenses increase by $1.1 million, mostly due to administration of
the new Continuum of Care arrangement for outside local agencies. Additional
Tenant Services increases are $96 thousand for GOALS and an increase of $42
thousand related to a full year of operation for the Housing Works grant.

o Major Funding Flow Adjustments


HUD Operating Subsidy – Housing Assistance generated $4.3 million of excess funding
available for other Moving to Work activities, a $6.1 million increase from FY 2014.
Excess funding was transferred from Operating Income to the Section 8 Moving to Work
Initiative Reserve.



Moving to Work Initiative programs used $2.7 million from the Section 8 Moving to
Work Initiative Reserve, a $128 thousand decrease from FY 2014.



Moving to Work Single Fund Flexibility used $913 thousand from the Section 8 Moving
to Work Initiative Reserve.
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FY15 Budget Commentary
Property Management

As Property Management’s housing portfolio continues to diversify, we are evolving our business
model from traditional public housing management to integrated property management. In FY 2014
Property Management saw the transition of four high-rise properties (85 Stories – Phase 1) from
public housing to project based section 8 and FY 2015 brings the lease up of Stephens Creek
Crossing (SCC). We continue to develop better procedures and tools to maintain and preserve our
housing and support our residents with fewer resources.
Property Management Department’s budget includes activity for 34 traditional Public Housing
properties, the operating subsidy for all mixed-finance Public Housing units, and property
management departmental costs. In addition to Public Housing properties, Property Management
also manages the operation of Tax Credit, Affordable Housing, and Project Based Section 8
properties such as Bud Clark Commons, Stephens Creek Crossing, Humboldt Gardens and the 85
Stories – Phase 1 properties. There are 43 additional staff assigned to these properties whose
operating activity is reported outside Property Management.
In Fiscal Year 2015, Property Management will continue to grow our business model and support
the goals of Home Forward’s Strategic Operations Plan. Property Management will implement year
three of rent reform, pilot the community compact at Stephens Creek Crossing, support the first two
groups of 85 Stories by providing Asset Reposition Fee (ARF) to the construction project, and focus
on moving the groups to tax credit status. Property Management will also continue the Pilot Project
to evaluate how best to integrate maintenance, property management, inspections and services with
the goal of decreasing maintenance costs and turnover time. CORE Maintenance Services will also
focus marketing services to outside agencies with the long term goal of becoming a profit center.
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In FY 2015, more funds will be available for the public housing operating subsidy due to relief from
federal sequestration. Proration for public housing operating fund is budgeted at 85% proration, an
increase of 3% from FY 2014’s proration of 82%. While an 85% proration is an improvement on
sequestration funding levels, it is still below the average proration Home Forward received over the
last seven years of 90%.
Key Assumptions
 Operating Subsidy Proration –The proration is budgeted at 85%, which is $2.1 million
dollars less than full funding.
 Households Served – occupancy is assumed at 98%.
 FTEs – net decrease of 3.3 FTE which includes:
- Decreases:
 Transfer of 8.25 FTE to Home Forward Development Enterprises (HFDE) – this
represents 5 months of staffing at the 85 Stories – Phase 1 properties - now budgeted
fully in Home Forward Development Enterprises.
- Increases:
 0.50 FTE transfer of Maintenance Generalist I and Maintenance Generalist III from
Plaza to Public Housing
 2.35 in add backs -CORE Maintenance Manager, Resident Service Coordinator to
focus on Housekeeping for the Pilot Project and a Resident Specialist
Major Programs/Initiatives/Activities and estimated budget impact
 The Green Physical Needs Assessment project is budgeted at $287 thousand and is funded
by the Capital Fund grant.
 Three additional staff to support operations including the Pilot Project, CORE and applicant
support.
 Painting and exterior caulk is planned at the family properties and $194 thousand is
budgeted for on call painters to complete this work. This work was budgeted for last fiscal
year but was put on hold because of sequestration.
-

Cause of Year over Year change for major revenue/expense fluctuations
 Operating Revenue shows an increase of $1.9 million budget to budget with five months of
85 Stories – Phase 1 property activity in FY 2014. Excluding 85 Stories – Phase 1 in FY
2014, there is a $3.5 million increase budget to budget. The review below looks at FY 2014
budget to FY 2015 budget excluding the 85 Stories – Phase 1 activity. See Table A below
for details.
- Dwelling Rental is relatively flat increasing $38 thousand
- HUD Subsidies increase $2.5 million. $2.3 million of the increase is ARF and reserved
for 85 Stories – Phase I construction financing.
- HUD Grants decrease $294 thousand. $175 thousand of the reduction is due to reducing
the percentage of the grant used for administrative costs. Property Management
proposes to use 15% of the capital grant for administration instead of 20%. Other noncapitalized projects planned for FY15 are the Capital Needs Assessment and Asbestos
projects, a slight reduction from last fiscal year.

Home Forward Board of Commissioners
March 2014

98

-



Other Revenue increases $978 million due to first year of Property Management fee
revenue from Stephens Creek Crossing, a full year of fees from HFDE and an increase
in CORE revenue in Property Management due to the transfer of 85 Stories – Phase 1
properties to Home Forward Development Enterprises.
Operating Expense shows an increase of $913 thousand budget to budget. Excluding the 85
Stories – Phase 1 properties, the increase is $2.0 million. Half of the increase is subsidy
transfer to tax credit and affordable properties. All explanations below are budget to budget
excluding 85 Stories – Phase 1.
- Public Housing Subsidy Transfer- increases $1 million dollars. $450 thousand is new
subsidy for Stephens Creek Crossing. The remaining increase to subsidy is due to the
increase in proration and the impact of the 85 Stories – Phase 1 transfers on funding rates.
- Personnel (excluding staff at 85 Stories – Phase 1 properties) increase $568 thousand due
to approved new positions and benefit and compensation increases.
- Depreciation expense increases $16 thousand.
- Other Administrative expense – increases $152 thousand. $90 thousand is budgeted for a
contract with Gresham Police. The remaining increases are related the change from an
internal hearings officer to contracted position, consultant work needed for a revision to
the Operating Policy Manual and site staff training in tax credit compliance.
- Utility expense increases $249 thousand a 15.45% increase budget to budget. While this
seems like a big increase, FY 2014 utility rates were higher than anticipated and FY 2015
rates better reflect current experience.
- Other Maintenance Costs increase in Maintenance is $82 thousand in material costs for
work planned at unit turnover.
- General Expenses increased $34 thousand due PILOT expense increased for the
remaining Public Housing properties with the exit of the 85 Stories – Phase 1 properties.



Overhead Allocations increased $660 thousand. This increase is due to an increase in
Administrative expenses (primarily Information Technology) and changes in overhead
methodology. Since Property Management has over half of the agencies employees, any
changes to overhead impact this group the most.



Reserve Funding shows a $788 thousand decrease budget to budget. The budget for reserve
funds are made up of:
- $2.3 million is Asset Repositioning Fee funding reserved for the 85 Stories – Phase 1
project.
- $913 thousand in Moving to Work funds transferred in to Property Management for
agency approved expenses.
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Table A – Property Management Budget Comparison Excluding 85 Stories – Phase 1 Properties
Transferred to Home Forward Development Enterprises

Impact of 85 Stories - Phase 1 Properties on FY 2015 vs FY 2014 Budget Comparison
FY 2014
Budget
Dwelling Rental
$
Non-dwelling Rental
HUD Subsidies -Public Housin
HUD Grants
Other Revenue
Total Operating Revenues

$

PH Subsidy Transfer
Administration
Administrative Personnel
Other Admin Expenses
Tenant Services
Maintenance
Maintenance Personnel
Other Maintenance Exp
Utilities
Depreciation
General
Total Operating Expenses

FY 2014 Budget
85 Stories Phase 1

3,446,230 $
201,036
10,305,911
1,134,491
666,191
17,010,171

$

2,263,682
2,920,776
2,427,804
492,972
179,213
4,873,747
3,702,860
1,170,887
1,767,595
3,643,061
369,140
$

17,170,413
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(601,090) $
(63,535)
(810,314)
285,390
(1,189,549) $
(350,338)
(262,767)
(87,571)
(15,994)
(121,007)
(245,368)
124,361
(279,433)
(249,036)
(42,756)

$

(1,058,564) $

FY 2014
Excluding
85 Stories Phase 1

FY 2015
Budget

2,845,140 $
137,501
9,495,597
1,134,491
951,581
15,820,622

$

2,263,682
2,570,437
2,165,037
405,401
163,219
4,752,741
3,457,492
1,295,248
1,488,162
3,394,025
326,384
16,111,850

Inc (Dec)

2,883,452 $
144,047
11,951,635
839,712
1,929,923
18,918,830

$

3,263,740
2,972,976
2,412,109
560,867
172,675
5,088,462
3,710,760
1,377,702
1,718,039
3,410,416
360,834
$

18,084,137

38,312
6,546
2,456,038
(294,779)
978,342
3,098,208
1,000,058
402,538
247,072
155,466
9,456
335,721
253,267
82,454
229,877
16,391
34,450

$

1,972,287
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FY15 Budget Commentary
Asset Management

Summary Budget Data
Operating Revenue
Operating Expense
Operating Income Before OH

FY14 Budget
$
18,810,045
16,456,226
2,353,819

Allocated Overhead
Operating Income after OH
Funding Flow Activity
Funding Source or (Shortfall)
Total Budgeted FTE
Total Households Served
Reserve Funding

FY15 Budget
$
20,932,942
18,909,505
2,023,438

709,339
1,644,480
$

(229,503)
1,414,977

$

17.1
1,791
141,848

$

1,145,276
878,162
$

(878,162)
0

$

19.5
2,016
(118,609)

Inc.(Dec.)
2,122,898
2,453,279
(330,382)
435,937
(766,318)

$

(648,659)
(1,414,977)

$

2.4
225
(260,457)

The Asset Management group is responsible for overseeing the performance of the Affordable
Housing (AH) portfolio. That portfolio includes 42 properties with 4,500 units throughout Multnomah
County financed by private debt, public debt, and tax credits. The summary data below is for
properties owned by Home Forward, which includes the master-leased Portfolio (524 units in 34
properties). It does not include any tax credit partnerships, except for the unrestricted cash that is
generated by the tax credit properties that flows back to Home Forward. The summary includes the
supplemental services budgets for Home Forward’s two HOPE VI properties (Humboldt Gardens and
New Columbia), Bud Clark Commons and starting in FY 15, Stephens Creek Crossing. Supplemental
services are programs offered to residents at Mixed Finance properties similar to services provided at
Public Housing properties.
Asset Management is a major contributor of revenue to the agency through cash flow from mature
properties. The major challenge for the affordable housing portfolio in the upcoming year is balancing
the agency’s need for cash flow while completing much needed capital improvements at a number of
aging sites.
o Key Assumptions
 Tax Credit Conversions/Property Sales.
− Addition Tax Credit Conversion Hamilton West
− Addition Tax Credit Conversion Gretchen Kafoury
− Addition Tax Credit Conversion Gladstone
− Addition Tax Credit Conversion Rockwood Landing
− Sale of St. Johns Woods
Total of
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152 Units
129 Units
48 Units
48 Units
(124) Units
241 Units

101





Four Supplemental Budgets are represented in the Affordable Housing FY 2015 budget: Bud
Clark Commons, Stephens Creek Crossing (First Year), New Columbia, and Humboldt
Gardens.
Changes in Staffing – A net addition of 3.2 FTE due primarily to the following staffing
changes:
− Addition 1.6 FTE – Two Resident Community Services Coordinators (0.8 FTE each)
− Addition .67 FTE – Resident Community Services Coordinator for East County
properties.
− Addition .8 FTE – Intern at New Columbia Support

o Major Programs/Initiatives/Activities and estimated budget impact
 Debt Refinancing – The following properties are renegotiating their debt instruments:
Hamilton West, Gretchen Kafoury and Gladstone Square.
 Sales of St. Johns Woods ($5.7 million) and Laurelhurst ($355 thousand) occurred in
December 2013. The proceeds will be devoted primarily to repairs at Fairview and
Rockwood Station.
 Significant capital work will occur ($4.1 million) at Rockwood Station, Gladstone Square,
Unthank Plaza and other properties. Renovations will be funded by the sale of St. Johns
Woods ($2.8 million), property reserves ($1.0) million and other sources ($300 thousand).
o Cause of Year over Year change for major revenue/expense fluctuations
 Operating Revenue- A number of factors contributes to the current Operating Revenue
increase of $2.1 million, including:
− The addition of four Transitioning Tax Credit Properties (2.6 million)
 Gladstone Square - $349 thousand
 Hamilton West - $1.0 million
 Gretchen Kafoury - $1.0 million
 Rockwood Landing - $270 thousand
− The addition of Stephens Creek Crossing results in $128 thousand in additional grant
revenue.
− The loss of revenue due to the sale of St. Johns Woods $1.2 million.
− Additional Section 8 Housing Assistance funding of $0.2 million for the Multi-Family
Project Based Vouchers.
− Tenant rents are being increased to allowable limits to ensure property profitability while
still maintaining unit affordability. The average increase is 3 percent at each unsubsidized
property. This results in an increase of $356 thousand for dwelling rental.
− The marketplace is experiencing an all-time occupancy high and rents are increasing
accordingly. The average expected occupancy is 97% - the same as current year’s actual
performance.


Operating Expenses increase by $2.6 million in FY 2014.
depreciation.
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−

−

The factors that contribute to an increase in expenses include:
 The addition of four Transitioning Tax Credit properties ($2.6 million)
⋅
Gladstone Square - $411 thousand ($149 thousand in depreciation)
⋅
Hamilton West - $964 thousand ($351 thousand in depreciation)
⋅
Gretchen Kafoury - $886 thousand ($310 thousand in depreciation)
⋅
Rockwood Landing $375 thousand ($128 thousand in depreciation)
Other notable expense trends include:
 $764 thousand ($32 thousand in depreciation) savings resulting from the sale of St
Johns Woods.
 $130 thousand in increased Tenant Services Personnel expenditures due to the
addition of Stephens Creek Supplemental budget.
 $50 thousand in increased expenditures due to a Capital Needs Assessment of the
Special Needs Portfolio.
 $819 thousand in increased expenditures for a new roof at Unthank ($249 thousand),
painting at The Yards ($58 thousand), Third Party Management staffing costs) and
$259 thousand for additional maintenance costs. These increases are offset by $337
thousand in total decreases for Ash Creek and Willow Tree for work completed in FY
2014.
 Overhead increase of $436 thousand due to methodology changes to reflect more
accurately reflect the costs associated with supporting Asset Management.

o Major Funding Flow Adjustments
 Unrestricted Cash to the Agency is expected to be $3.0 million, equal to the projections for
FY 2014.
 The funding of a Real Estate Capital Reserve ($300 thousand) is part of a ten year plan to
address capital needs within the Affordable Portfolio.
 The funding of an Agency Operating Reserve ($125 thousand) is also part of a ten year plan to
address adequate funding for unforeseen Agency level operating reserves.
 The funding of an Asset Management Department Reserve to address funding volatility ($307
thousand)
 New Columbia Supplemental Budget: For FY 2015, an additional $50 thousand is needed for
exterior repairs at the Trenton Commercial Space. We anticipate the need to provide ongoing
subsidy for the Trenton Commercial Space at approximately $50 thousand annually. When
considering this long term commitment and the current staffing levels in place, we foresee the
depletion of this reserve by 2020.
 Humboldt Gardens Supplemental Budget: Reserves are anticipated to be fully utilized by the
end of 2017, assuming a 5 percent increase in expenses. Staff is working on a 10 year budget
for Humboldt Gardens resident services spending.
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FY15 Budget Commentary
Resident Services

In Fiscal Year 2015, Resident Services staff will advance the mission of Home Forward by
providing core service coordination at family properties and at the high rises for seniors and people
with disabilities. We will be active and collaborative partners with residents and site staff,
strengthening connections through the use of the Community Compact, delivering grant funded
programming and infusing data-driven decision making into operational practice.
Resident Services will put an infrastructure in place that will consist of a common set of guidelines
(policy and procedure manual) and tools (family metrics) with which to do our best work with
integrity and a consistent set of operational practices. This will create a platform to communicate
the value of that work across the agency. In FY 2015, the Resident Services Needs Assessment-- a
diagnostic tool designed to gauge the needs of a property for intentional deployment of resident
services-- will be piloted at the affordable properties.
In support of the Strategic Operations Plan, Resident Services will work on several agency
initiatives. Families Forward will further align FSS programming for shared data collection and
outcomes. The Resident Services team will also utilize a duel-generation approach to work
holistically with the entire family system to make progress toward their goals of social, emotional,
academic and economic success. Aging at Home will strengthen existing services and facilitate
program expansion with Congregate Housing Services Program (CHSP) and Housing with
Services. The Resident Engagement and Neighbor to Neighbor initiatives will review the grant
process and propose next steps.
In FY 2015, The Community and Supportive Services (CSS) component of the Stephens Creek
Crossing development will welcome new and returning residents back to property. Positioned as a
model for the Families Forward initiative, the Resident Services team will use a coaching model to
create engaged and empowering relationships with returning residents and households
participating in the newly aligned site based GOALS program.
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The Urban Institute study at New Columbia and Humboldt Gardens deepened case management
supports and provided services to the children of families participating in the family self-sufficiency
program. Though the grant will wind down this fiscal year, staff will continue to support families
and will participate in a review of the program.
o Key Assumptions


o

Resident Services staffing saw a 1.7 FTE decrease budget to budget. The drivers of the
decrease are:
−
3.7 FTE staffing decreases resulted primarily from the transition of Resident and
Community Service Coordinators to a full year of 85 Stories – Phase 1 activity,
reclassification of a Fairview GOALS position to Rent Assistance and loss of
Urban Institute funding for a Site Based GOALS position.
−
2.0 FTE staffing increases resulted from budgeting the Healthcare Coordinator for
a partial year, adding a CHSP Program Coordinator and increasing CSS staffing,
all funded with grant revenue.

Major Programs/Initiatives/Activities and estimated budget impact


The CSS grant for Stephens Creek Crossing continues case management for the original
Hillsdale residents and returning/new families to property. CSS will be working with
community partners and resident to build the new community at Stephens Creek.



The Urban Institute study at New Columbia and Humboldt Gardens will close out this
year.



Aging at Home: $73 thousand is proposed in Moving to Work Initiative funds to aid in
the planning of expansion of the Congregate Housing Program to focus on providing inhome care to Home Forward residents as they age.

o Cause of Year over Year change for major revenue/expense fluctuations


Operating Revenue decreased $224 thousand from the FY 2014 budget due to:
State and Local Grants decreases $197 thousand over budget.
- Urban Institute funding decreases $274 thousand for the last phase of project.
- Our contract with Multnomah County for youth services decreases $28 thousand
due to one-time funding provided in FY 2014 to help ease the sequestration impact
on services.
- These decreases are offset by a $67 thousand increase in Medicaid Revenue for
CHSP and a $36 thousand increase from a Cover Oregon grant.
- HUD Grants increase $60 thousand mainly as a result of increased utilization of
grants funds for the CSS program at Stephen’s Creek Crossing.



Total Operating Expense decreases $180 thousand over FY 2014 budget due to:
- Personnel - $70 thousand decrease due to phase out of Urban Institute funding.
Savings were off-set by increases from agency approved add backs.
- Other Administrative Expenses increase $28 thousand. A $40 thousand dollars
increase in consultants for Aging at Home offsets savings in travel and training
previously funded by the Urban Institute grant.
- Contract Tenant Services has a net decrease of $30 thousand dollars. There was a
$90 thousand reduction in contract services funded by the Urban Institute grant and
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$57 thousand increase in contracts across other programs such as CSS at Stephen’s
Creek Crossing.
- Other Maintenance Expense decreases $65 thousand due to a change in budget focus
for the Aging at Home Initiative.
Overhead Allocated – Unfunded Resident Services administrative costs of $233
thousand are treated as an overhead cost center and split between Public Housing (60%)
and Affordable Housing (40%). Unfunded Resident Services administrative costs
increase $81 thousand compared to FY 2014. Reasons for the increase include loss of
one time administrative funding from Multnomah County, a reduction of administrative
fee received as part of the Urban Institute grant and agency approved compensation
increases that are not covered by grant revenue.
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FY15 Budget Commentary
Development and Community Revitalization Department

The Development and Community Revitalization (DCR) department undertakes development of new
affordable rental housing, plus acquisition and rehabilitation of existing affordable housing properties.
As part of its development and rehabilitation efforts, DCR is also responsible for structuring the
financing that supports these construction activities. Relocation services are provided as necessary in
support of various development and rehabilitation projects. The department earns Developer Fees to
support the costs of development.
•
•
•

Active Projects
Active Projects – total budget
Staff FTE – FY 2015

5
$147 million
14.1

o Key Assumptions
 DCR staffing is budgeted to increase by 1 FTE from FY 2014 staffing levels.
- A limited term Relocation Specialist is budgeted to assist with increased workload
associated with Groups 1 & 2 of the 85 Stories – Phase 1 Conversion projects.
- The department will continue to utilize Inter-Agency transfers to reflect staffing costs that
are capitalized in real properties or transferred from other departments.
 Developer Fees Accrued and Received FY15 (amount in Millions):

Project
Stephens Creek Crossing
Beech Street
Multnomah County Health Clinic
85 Stories – Phase 1 (Group 1)
85 Stories – Phase 1 (Group 2)
Total
Home Forward Board of Commissioners
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Accrued
Developer
Project
Developer
Fee to be
Budget
Fee Revenue
Received
$ 53.0
$2.7
$2.7
10.6
0.4
0.4
46.0
0.4
0.4
49.5
0.7
0.7
48.1
0.6
0.6
$207.2
$4.8
$4.8
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o Major Programs/Initiatives/Activities and estimated budget impact
 Stephens Creek Crossing redevelopment – Redevelopment of this property (formerly known as
Hillsdale Terrace) has completed its construction phase and is beginning operational lease up.
The second installment of the developer fees will be accrued and paid upon issuance of final
Certificates of Occupancy and completion of construction.
 85 Stories - High-rise Towers Rehabilitation – DCR continues to investigate financial
strategies to enable capital improvements in all ten public housing towers. Capital work will be
implemented in phases. Group 1 is scheduled to include Gallagher and Northwest Tower and
Group 2 will include Hollywood East and Sellwood Center. Ownership of Group 1 and Group
2 properties has been transferred to Home Forward Development Enterprises. Both Groups 1 &
2 are planned to be financed utilizing 4% low income housing tax credits and are projected to
close finance in March of 2015 with construction to begin April 1, 2015.
 Beech Street Development – The development of the Beech Street property is in partnership
with Lifeworks Northwest who operates a recovery program for women and has partnered with
Home Forward to develop a new treatment center with housing available for program
participants. This project will increase Home Forward’s affordable housing portfolio by 32
new units and will also contain a commercial treatment facility and treatment housing owned
by Lifeworks Northwest. The second installment of the developer fee will be accrued and paid
upon final Certificates of Occupancy and completion of construction.
 Multnomah County Health Department Headquarters - Home Forward has been contracted by
Multnomah County to develop its Health Department Headquarters at a site directly across the
street from Bud Clark Commons (BCC) which will help to serve to tenant population of the
BCC. DCR is in the pre-development stage for this project and is expected to close finance in
March of 2015. The first initial installment of the developer fee will be paid at that time.
o Cause of Year over Year change for major revenue/expense fluctuations
 Operating Revenue increases $2.6 million from FY 2014 Budget.
- Developer Fee Revenue increases $2.6 million.
 In FY 2014, Stephens Creek Crossing, Beech Street and the Multnomah County Health
Department Headquarters were budgeted to earn $2.1 in developer fee installments.
 In FY 2015 developer fees will be earned for the following projects:
Multnomah County Health Department Headquarters, $372 thousand.
Beech Street, $372 thousand.
Stephens Creek Crossing, $2.7 million.
85 Stories – Phase 1 (Group 1), $671 thousand.
85 Stories – Phase 1 (Group 2), $651 thousand.
- HUD Grant Revenue decreases by $17 thousand from FY 2014 Budget due to scheduled
project completion.


Total Operating Expense increases $84 thousand from FY 2014 Budget.
- Administrative Personnel expense increases $113 thousand due to planned salary increases.
- Other Administrative expense decrease of $32 thousand.
 Expendable Office Equipment increases $36 thousand for DCR computer upgrades.
 Other Professional Services decrease of $40 thousand follows the trend of actual
expenditures over the two previous fiscal years.
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Training & Travel decreases of $13 thousand due to a decrease in staff requests for FY
2015.
 Other Miscellaneous Expense decrease of $15 thousand follows trend of actual
expenses over the last two fiscal years.
Office Rent - HAP Expense decrease of $10 thousand due to a redistribution of office space
across departments
Tenant Services increase $50 thousand.
 Tenant Services Personnel increases $5 thousand due to planned salary increases.
 Other Tenant Services increase $45 thousand for planned relocation of tenants to
Stephens Creek Crossing.
Total Net IA Expense decrease of $25 thousand due to:
 IA – Accounting increase of $3k for planned salary increases and an increase of .15
FTE for the title change for Berit Stevenson to Contracting Manager.
 IA- Real Estate Operations decrease of $28 thousand for decreased Asset Management
consultation on Stephens Creek Crossing development.



Overhead Allocations increases of $187 thousand from FY 2014 Budget
- Change in methodology in allocation of agency overhead to the operating groups.



Interest Expense decreases $19 thousand from FY 2014 Budget
- Full payment of principle balance for Credit Line utilization to temporarily fund Stephens
Creek Crossing construction costs.



Net Reserve Funding increase of $1.2 million from FY 2014 Budget
- Developer Fee transfers from DCR to the Cash Reserves of $4.8 million for developer fees
on Stephens Creek Crossing, Beech Street, Multnomah County Health Department and 85
Stories Groups 1 & 2.
- Developer Fee transfers from the Cash Reserves to DCR of $1.7 million to cover FY 2015
operating expenses.



Net Capital Contribution increases $4.5 million from FY 2014 Budget
- Increase of $2.4 million in HUD Hope VI capital contributions for Stephens Creek
Crossing including revenue to offset administrative project costs and bond redemption in
December 2014.
- Decrease of $1 million due to the full receipt of PHB funds in support of Stephens Creek
Crossing and City of Portland SDC Waivers for Beech Street.

o Major Funding Flow Adjustments
 The cash to Home Forward highlights the cyclical nature of projects where developer will be
earned and paid over the next fiscal year.


The project lifecycle of the department is exhibited by:
- Stephens Creek Crossing will earn a $4.3 million developer fee over multiple fiscal years.
The second and third increments will be received in the amount of $703 thousand in
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-

October 2014 at finance conversion and $2 million in January of 2015 final installment
date.
The Beech Street project will earn a $603 thousand developer fee over multiple fiscal years.
The second installment of $372 thousand due to be paid at the completion of construction
in December 2014.
The Multnomah County Health Clinic project will earn a $1.7 million developer fee over
multiple fiscal years. The first installment of $372 thousand is due to be paid at the start of
construction in March 2014.
85 Stories – Phase 1 (Group 1) will earn a $4.4 million developer fee over multiple fiscal
years. The first installment of $671 thousand is due to be paid at close of finance in
February 2014.
85 Stories – Phase 1 (Group 2) will earn a $4.3 million developer fee over multiple fiscal
years. The first installment of $651 thousand is due to be paid at close of finance in
February 2014.
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FY15 Budget Commentary
Administration

The Administration group includes the Executive department, Business Services (Human
Resources, Information Technology, and Purchasing), Finance & Accounting and New Market
West Building. The Administration group provides management and administrative support to
Home Forward’s operating departments to further the Agency’s mission.
o Key Assumptions
 Staffing increases 2.8 FTE primarily due to:
- Risk Management Coordinator assuming a full time role (0.42 FTE)
- The hiring of a full time Network Services Support Technician (1.0 FTE)
- The hiring of an Office Assistant for the Purchasing department (1.0 FTE)
- The increase of the Supportive Housing Director for (0.3 FTE)
 All Administrative costs are allocated to the operating groups:
- Executive department is allocated 25% to each of the four operating groups.
- Business Services is allocated to the operating groups based on budgeted FTEs.
- Accounting & Finance is allocated to each of the operating groups based upon
estimated utilization of the staff.
o Major Programs/Initiatives/Activities and Estimated Budget Impact
 Within Administration, the following Strategic Initiatives will be managed and funded
from MTW Initiative funds as follows:
- Neighbor to Neighbor - $23 thousand
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o Cause of Year over Year Change for Major Revenue/Expense Fluctuations
 Operating Revenue includes rent charged to the operating groups for New Market West
(NMW) and centralized vehicle operations.
- Operating Revenue increases $56 thousand from the FY 2014 Budget.
- New Market West Rent Revenue from operating departments increases $56 thousand
due to refinancing the buildings debt.
- Parking Revenue decreased $10 thousand due to a new overhead methodology that
rolls this activity into overhead costs.
 Operating Expenses increases $1.011 million from the FY 2014 Budget due to:
- Administrative Personnel increased $474 thousand
 Salary and Wages increased $265 thousand due to adding the above 2.8 FTE and
scheduled compensation increases.
 Benefit and other payroll costs increase $162 thousand primarily due to increases
in benefit rates and the additional FTE.
- Other Administrative expense increases $455 thousand from the FY 2014 Budget due
to.
 IT expenses increase $337 thousand due to office equipment purchases
(computers), software licensing fees, printer and scanner costs (equipment
maintenance) offset by a decrease in telephone expenses.
 Consultant expense increases $120 thousand due to various projects.
 Other Professional Services decreases $25 thousand due to reductions to Moving
to Work Initiatives.
 Consultant expense increases $120 thousand due to
⋅
IT increases of $112 thousand for YARDI, Office 365/SharePoint
implementation and telephone/communication upgrades.
⋅
The Purchasing department increases $46 thousand for work related to the
apprenticeship and the Section 3 programs.
⋅
Moving to Work Initiatives decreases $60 thousand.
- General Expenses increased $41 thousand due to insurance rate increases.
o Major Funding Flow Adjustments
 Increase in debt service for New Market West building.
 Reduction in Moving to Work funding supporting several agency wide initiatives.
 Changes in Overhead distribution methodology
- Property Management personnel working at tax credit and Home Forward
Development Enterprises properties are included with Home Forward based Property
management personnel when distributing overhead using Full Time Equivalent (FTE)
as the metric.
- Accounting and Finance expenses have been allocated based on expected utilization
of Accounting and Finance staff by Home Forward departments. This replaces the
prior methodology that involved a 5 year rolling average of Operating Expenses and
net change in capital assets.
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FY15 Budget Commentary
Real Estate Finance

The Real Estate Finance group represents the financing activity for Home Forward. It allows for
greater transparency by isolating the operating and financing activities of the agency.
o Key Assumptions
 Operating Revenue
− Real Estate Finance will begin receiving Land Lease Revenue for Stephens Creek
Crossing ($128 thousand) and for Home Forward Development Enterprise
properties ($5 thousand).
− The conversion of Hamilton West from the Tax Credit portfolio to the Affordable
Portfolio will result in a loss of Land Lease Revenue of $52 thousand.
 Operating Expense
− Trustee fees will increase by $4 thousand for New Columbia Trouton.
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APPENDIX A
FY15 Budget Commentary
Home Forward Development Enterprises
Home Forward Development Enterprises

Operating Statement
Dwelling Rental
Non-dwelling Rental
HUD Subsidies -Housing Assistance
Other Revenue

FY 2015
Budget
1,525,884
152,502
3,935,838
72,456

Total Operating Revenues

5,686,680

Administrative Personnel Expense
Other Admin Expenses
Fees/overhead charged
Tenant Svcs Personnel Expense
Other Tenant Svcs Expenses
Maintenance Personnel Expense
Other Maintenance Expenses
Utilities
Total IA Expense
Depreciation
General
Impairment Charge
Total Operating Expenses

627,578
1,132,696
195,081
39,463
611,169
870,056
851,725
631,960
52,609
5,012,337

Operating Income (Loss)

674,343

Net Other Income (Expense)

-

Net Capital Contributions

-

Net Changes

674,343

Funding Flow Analysis
Operating Income (Loss)
Depreciation
Transfers to Reserves

674,343
631,960
(1,306,303)

Net Funding Flow

-

Total Households Served

641

Home Forward Development Enterprises (HFDE) is a 501(c)3 non-profit that owns four
properties transferred from Home Forward during Fiscal Year 2014. The properties transferred
were --Northwest Towers, Hollywood East, Sellwood Center and Gallagher Plaza-- which are
commonly referred to as the Towers. Fiscal Year 2015 will be the first full year of operations for
the Towers properties at HFDE.
The Towers are part of Home Forward’s 85 Stories Initiative. The goal of 85 Stories is to
improve both the physical structure and financial health of targeted Public Housing properties
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while still serving the low income population. The Towers will be the first group of properties in
the project to get major structural renovations. The primary focus in FY 2015 will be design
development of the construction phase project, efficient operation of the properties and
preparing for the Tax Credit conversion in the spring of 2015.
o Key Assumptions
- Staffing levels are consistent with how the buildings operated at Home Forward
- Section 8 HUD Subsidy revenue is assumed at current actuals.
- Occupancy is assumed at 98%
- Budgeted expenses are consistent with historical actuals.
- Property Management Fee of $392 thousand and a contribution to Home Forward Whole
fee of $480 thousand will compensate Home Forward for the loss of Public Housing
Operating Subsidy previously provided by the properties.

o

Major Programs/Initiatives/Activities and Estimated Budget Impact
- The operational budgets of the four properties are expected to operate as usual next fiscal
year, with no major projects planned. Focus will be on readying properties for Tax
Credit conversion and continued work with the construction team on the upcoming major
renovations.

o Explanation of Major Budget Line Items
- Operating Revenue- HFDE properties are budgeted to receive $5.7 million in revenue.

HUD Subsidy - Section 8 subsidy is budgeted at $3.9 million based on current
actuals

Dwelling Rental- $1.5 million was budgeted for rent based on current actuals

Non Dwelling Rental is budgeted at $152 thousand including $10 thousand in cell
tower rental.
- Other Revenue is budgeted at $72 thousand and includes laundry, maintenance and
cleaning fees.
- Operating Expenses is budgeted at $5 million for Fiscal Year 2015. Expenses are
consistent with how the buildings operated under public housing with the exception of
the Property Management Fee and Contribution Expense.

Administrative Personnel- includes:
- 2.8 FTE for Property Managers and 6 FTE for Assistant Property
Managers.

Other Administrative Expense-$872 thousand is the Property Management Fee
and Contribution Expense to Home Forward. Home Forward Development
Enterprises will make Home Forward whole due to the loss of overhead that the
four properties would receive.
- This would be accomplished by two mechanisms: (Based on FY 14
Budget)
- A Property Management Fee of $392 thousand ($50 per unit per
month).
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-






A contribution to Home Forward Whole of $480 thousand ($61.17 per
unit per month)
- Total of $872 thousand
Tenant Services- includes 3.8 FTE Resident Services staff and support for
resident events and activities
Maintenance Personnel includes 8.8 FTE.
Other Maintenance Expense includes budget for the routine upkeep of the
buildings.
Utilities budget incorporates the published rate increases from the local utility
companies.

o Major Funding Flow Adjustments
o The establishment of three reserves: Operating, Replacement and Construction (Total
of $1.3 million).
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MTW INITIATIVES
FY15 BUDGET SUMMARY
INITIATIVE

Action for Prosperity

DESCRIPTION
In collaboration with community partners, transition participants into employment
within two years by providing access to stable housing, case management, and
priority access to workforce services.

FY 14
BUDGET

FY 15
BUDGET

381,131

278,161

909,351

477,015

99,292

21,949

99,496

72,702

New STRA Funding (Subprograms Oxford and In collaboration with community partners, provide limited housing assistance to
eligible households in Multnomah County who are at risk of eviction, are newly
Alder)
homeless, or are experiencing immediate crises in their housing.

Families Forward-Economic Opportunity

Work with community partners to extend economic advancement opportunities to
the households we serve.

Families Forward-Youth Initiatives

Working with community partners, initiative supports kindergarten readiness,
enrollment and attendance; creates early childhood centers at two of our HOPE VI
properties; increases college exposure and provides work readiness opportunities
for high school and post-secondary youth; invests in structured work experiences at
Home Forward and ongoing internship opportunities.

Aging at Home-grfastag

Helps our elderly and disabled population age-in-place by maintaining their quality
of life without having to move to more expensive assisted care environments.

Planning & Evaluation - MTW General - gamtw Provides funding to meet reporting requirements and provide program assessments
as required by the Moving to Work program.

Neighbor 2 Neighbor-gacomeng

Rent Reform - mirntref/miphdept

Local Blended Subsidy (LBS)
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A pilot grant program for resident groups from our public or affordable housing
communities. Resident groups submit applications for grant funds to improve their
community livability and reinforce community values.

Modifies standard HUD rental policies to encourage employment, self-sufficiency
and operating efficiency. Home Forward will implement Rent Reform effective April
1, 2012.
LBS uses a blend of MTW Section 8 and public housing operating funds to
subsidize rental units. Leveraging subsidy allows for a more adequate revenue
stream and increases the number of households that can be served. Funds will pay
for the LBS implementation costs.

113,302

23,100

23,100

145,015

1,053,461

1,264,958
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MTW INITIATIVES
FY15 BUDGET SUMMARY
INITIATIVE

VASH Security deposits

Landlord Guarantee Fund

DESCRIPTION
Initiative addresses a serious barrier to successful use of VASH vouchers by
providing security deposits for homeless veterans leasing units requiring deposits.

Encourages increased landlord participation in the Section 8 program to improve
the rate of successful lease up for voucher holders. Reimburse landlords for
damage to units caused by Section 8 participants and for unexpected vacancies
when owners did not receive proper notice.

Resident Communications

Conduct resident survey to identify best practices for ongoing resident
communications and implement recommendations.

Landlord Incentive Fund

Attract new landlords and units in low poverty areas to the Housing Choice Voucher
program. Eligible units must be located in zip codes considered low-poverty areas
and not have had a Housing Choice Voucher tenant in the prior 24 months.

Domestic Violence Transfer Funds

Alder School

FY 14
BUDGET

63,000

63,000

31,500

31,500

15,750

34,020

11,456

21,000

98,379

418,308

49,350

35,763
63,000

In collaboration with other MTW-authorized housing authorities and the local
domestic violence service system, Implement an inter-jurisdictional transfer
program to assist participants who are victims of domestic violence relocate to
cities outside Multnomah County. Home Forward will provide up to $2,000 in
relocation assistance for up to five households per year.

Home Forward will provide short to medium term rent assistance and leverage
school support at Alder school with the goal of improved academic outcomes and
housing stability.

Oxford

Leverages services dollars from Multnomah County to assist Oxford foster youth.

Family Unification Program Extension sc8youth

Fulfills public commitment to extend vouchers focused on reuniting youth with the
families.

74,925

Families Forward & Aging at Home Resource
Development - gamy2c

Dedicated to developing sustainable funding sources for families forward and aging
at home programs

63,000

Organizational Development

Funds to be used for staff and leadership development and organizational business
model review.

36,750
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MTW INITIATIVES
FY15 BUDGET SUMMARY
INITIATIVE

Mobility Grant - mimetro (Urban Lift)

FY 14
BUDGET

DESCRIPTION
This cross jurisdictional program aims to link employment and housing services to
ensure housing stability. Funds requested represents Home Forward's share of the
match for the $60,000 Metro funded grant.

7,548
18,900

OHI
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3,780

192,560

New Rent Assistance Program
TOTAL - MTW INITIATIVES

FY 15
BUDGET

$

3,487,265 $

2,808,256
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Subsidy Proration Trends(1,2)
Actual Funding Year

CY08

CY09

CY10

CY11

CY12

CY13

CY14(est)

Section 8 Voucher Funding

101.5%

99.1%

99.5%

98.8%

99.0%

94.0%

99.0%

Section 8 Admin Fees

90.3%

90.2%

92.8%

83.6%

75.0%

69.0%

75.0%

Public Housing Op Subsidy

89.0%

88.4%

103.0%

100.0%

82.0%

82.3%

85%

110.0%
105.0%
100.0%
95.0%
90.0%

Section 8 Voucher Funding

85.0%

Section 8 Admin Fees

80.0%

Public Housing Op Subsidy

75.0%
70.0%
65.0%
60.0%
CY08

CY09

CY10

CY11

CY12

CY13

CY14(est)

1. Proration represents the percentage of full funding under HUD's program formula. Percentages below 100% represent inadequate
federal budget appropriations based on HUD's program formulas.
2. Proration estimates for both Housing Assistance and Administrative Fees CY14 are based on HUD's January 28, 2014 “Get Ready Letter 2014 –
Housing Choice Voucher Program.
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FY15 Budget Commentary
Property Transitions
o Property Additions
− Transitioning Tax Credit Properties





Gretchen Kafoury
Gladstone Square
Hamilton West
Rockwood Landing

365 Units
129 Units
48 Units
152 Units
36 Units

o Property Transfers to Home Forward Development Enterprises
− 85 Stories Phase 1





Hollywood East
Northwest Tower
Sellwood Center
Gallagher Plaza

(654 Units)
286 Units
173 Units
110 Units
85 Units

o Property Sales
− Affordable Group



St. John’s Woods
Laurelhurst House
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(129 Units)
124 Units
5 Units
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HOME FORWARD
FTE CHANGE COMPARISON SCHEDULE
Category

2014

Fiscal Year
2015 Change

Stephens Creek Crossing
Positions based on property management contract originally awarded to
Home Forward Property Management in December 2012. Positions are
funded by limited partnership and supplemental services funding
sources.

0.00

5.00

5.00

85 Stories
Position is for one relocation specialist assigned to assist residents
during capital work at the four propeties transferred to Home Forward
Development Enterprises. Development fee funded.

0.00

1.00

1.00

20.65

21.40

0.75

Approved FY 2014 Mid Year position changes; full year impact in FY2015
Changes to these positions were included in the approved FY2014
budget with the FY15 budget now reflecting a full year of activity.

4.17

6.00

1.83

FY 2015 Grant Funded Position Increases
These positions are grant funded with use of funds directed to grant
required services.

0.89

4.08

3.19

15.91

14.17

(1.74)

FY 2014 position additions requiring ongoing approval for FY2015
Management appointed staff positions to address operational needs;
subject to further approval and/or an equivalent reduction in staffing
costs to fund position

0.00

2.00

2.00

FY 2015 Proposed Increases to Positions
Management proposed staff positions to address operational needs;
subject to further approval before hiring and/or an equivalent reduction in
staffing costs to fund position

0.00

3.85

3.85

Other staffing adjustments
Various minor position adjustments, reclassifications and work schedule
changes

84.28

84.50

0.22

150.94 150.94

0.00

276.83 292.94

16.10

Home Forward Development Enterprises (and its former Public
Housing properties)
Positions associated with operations of the four properties transferred to
Home Forward Development Enterprises in September 2013

FY 2015 Grant Funded Position Decreases
Position reductions are related to the expiration of grant funded resident
services.

Position Classifications Without Changes
Staff positions with no changes between the two years
Grand Total
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Acronym Key
ACOP: Admission and Condition Operating Plan document that establishes guidelines for determining
Public Housing eligibility and occupancy.
AH: Affordable Housing - properties owned in whole
or in part by Home Forward that are managed by
outside management companies
ARRA: American Recovery and Reinvestment Act 2009 economic stimulus legislation that included
funding Home Forward received through HUD
Congregate Care: Programs that provide services to
help elderly and disabled residents maintain their
independence.
CSS: Community & Supportive Services – resident
services tied to a HOPE VI property
CY: Calendar Year - the year running from January 1
to December 31 (as opposed to fiscal year)
DCR: Development and Community Revitalization –
Home Forward’s department for managing
rehabilitation, redevelopment and new construction of
Home Forward properties; DCR is also a financial
acronym that stands for Debt Coverage Ratio, which
is used to measure annual debt payments compared
to a property’s operating income
ETAP: Evening Training Apprenticeship Program Pre-apprenticeship training program run by Portland
Community College.
FSS: Family Self-Sufficiency - HUD programs that
seek to increase the skills of participants and enable
them to obtain employment
FTE: Full-Time Equivalent - a measure of how many
full-time employees an organization has that is
arrived at by adding all positions, including those that
are part-time
FUP: Family Unification Program – a HUD Section 8
Voucher program focused on reuniting youth with
their families.
FY: Fiscal Year - the 12-month accounting year;
Home Forward’s fiscal year runs from April 1 to
March 31 (as opposed to calendar year)
GOALS: Greater Opportunities to Advance, Learn
and Succeed - a Home Forward program that
provides Section 8 and Public Housing clients with
Home Forward Board of Commissioners
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five years of supportive services as they work
toward economic independence
GPNA: Green Physical Needs Assessment – HUD
mandated program that assesses the capital needs
of the Public Housing portfolio while holistically
integrating energy conservation measures with the
capital planning process.
HAP: Housing Assistance Payment - amount of
money Section 8 pays to a landlord on behalf of the
tenant
HFDE: Home Forward Development Enterprises
HUD: US Department of Housing and Urban
Development
IA: Inter-Agency Revenue/Expense - direct cost
transfer between departments and operating groups
KNAC: Key Not a Card - a permanent supportive
housing pilot at public housing properties, supported
by funds from the City of Portland
MIF: MTW Initiatives Fund – Home Forward funding
source for significant initiatives, funded from prior
year excess Section 8 proceeds
MTW: Moving to Work - a national program
authorized by Congress and administered by HUD
that allows certain regulatory flexibilities to some 30
participating housing authorities
PERS: Public Employee Retirement System
PH: Public Housing – Home Forward owned and
operated subsidized housing supported by HUD
funding
PHAB: Public Housing Asset Building - initiative
disposing of public housing scattered site properties
to raise capital for repair and replacement of public
housing units
PHPI: Public Housing Preservation Initiative – Home
Forward’s restructuring of its Public Housing
portfolio to (1) replace inefficient units, (2) address
capital needs, and (3) return unused Public Housing
subsidy (“banked units”) to the portfolio
PILOT: Payment In Lieu of Taxes - payments
negotiated with local municipalities to cover city
services normally funded by property taxes.
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Currently, contracts provide for reinvestment of these
funds into Short-Term Rent Assistance.
REO: Real Estate Operations- Home Forward group
that includes the Public Housing, Affordable Housing,
and Resident Services departments.
ROSS: Resident Opportunities and Self Sufficiency
Grant Program - HUD program that funds staff to
coordinate community resources with public housing
residents’ needs.
Shelter Plus Care -- a federal rent assistance
program for homeless persons with disabilities
provided in connection with supportive services
funded from sources outside the program.
STRA: Short-Term Rent Assistance - a program
administered by Home Forward that disperses
funding from public sector partners to agencies that
provide assistance to families experiencing
homelessness or in danger of losing their housing
Towers: Group of four properties originally in the
Public Housing portfolio that was converted to sitebased Section 8 in September 2013. The four
properties are Gallagher Place, Hollywood East,
Northwest Towers and Sellwood Center.
VASH: Veterans Affairs Supportive Housing - Section
8 vouchers for homeless veterans referred by
Veterans Affairs
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MEMORANDUM

To:

Board of Commissioners

Date:

From:

Peter Beyer, Chief Financial Officer

Subject:

March 18, 2014
Housing with Services Partnership
Resolution 14-03-08

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.

2
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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.
ATTACHMENTS
 Housing with Services LLC Agreement Executive Summary
 Article about the initiative from the Lund Report
 Final LLC Operating Agreement
 Requested at work session: Housing with Services Project Plan
 Requested at work session: Housing with Services Proforma
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RESOLUTION 14-03-08
RESOLUTION 14-03-08 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
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
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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:

MARCH 18, 2014

Attest:

Home Forward:

______________________________
Steven D. Rudman, Secretary

______________________________
David M. Widmark, Chair
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Housing with Services LLC Agreement
Executive Summary
The Limited Liability Corporation (LLC) structure and terms of participation have been
carefully developed over the last year in consultation with William Manne, of Miller
Nash, Legal Counsel to Cedar Sinai Park, and David Connell of Ater Wynne and Legal
Counsel to Care Oregon. Meetings have also been held with prospective LLC partners
and their issues and concerns have been addressed in the development of this
Agreement.
It was determined that an LLC was the most appropriate and efficient structure to
manage the complex elements of this program. These elements include liability
protection, indemnification and the challenges of constructing an integrated services,
accounting, billing and data collection system. Legal counsel recommended that use of
an LLC Agreement would provide a defined governance and decision making structure,
sufficient legal protections for all members and far more flexibility than would be
possible under the requirements for development of a 501C3 nonprofit corporation.
The LLC will operate as a legal entity separate from the member organizations. An
Executive Director and Program staff will be employed by the LLC. The company’s
governance and decision making structure is defined in the LLC agreement. The LLC
will have contractual relationships with agencies that will be providing direct services to
residents of the project buildings.
The key elements of the LLC Agreement are outlined as follows:
 Establishes a clear purpose and goals for the creation of the company.
 Defines a management and decision making structure for the operation of the
company.
 Creates membership categories for participation in the company; establishing
Cedar Sinai Park as the sole “Special Member”. Other members are defined
either as “Founding Members” or “Provider Members”.
 Defines Cedar Sinai Park and CareOregon, as a result of their financial
commitment to the company, as a “super majority” and grants special decision
making powers due to that status.
 Define the conditions under which a capital call may occur and places strict limits
on the amount of a capital call.
 Establishes a distribution formula for allocation of profits and losses, should they
occur.
 Establishes clear protections and limitations on member liability.
 Defines conflict of interest as it relates to participation in the company
 Clearly addresses copyright and intellectual property issues to ensure that
members maintain propriety control over work product, data and documents
generated by their organizations.
 Establishes terms and conditions for protection of information that may be shared
among members that should be deemed confidential and proprietary.
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CareOregon, Cedar Sinai Pilot Project Offers Affordable Housing and Health Services
The Lund Report – February 19, 2014
CareOregon and Cedar Sinai Park have joined forces to create a new affordable housing project in
downtown Portland – to fund a low-income housing initiative that would offer some health and social
services to residents, but not at the level of an assisted living facility.
CareOregon and Cedar Sinai Park have joined forces to create a new affordable housing project in
downtown Portland – to fund a low-income housing initiative that would offer some health and social
services to residents, but not at the level of an assisted living facility.
A limited liability corporation including stakeholders from the insurer and the nursing-care provider has
purchased four Section 8 apartment buildings: The Rose Schnitzer Tower, The Park Tower, The
Lexington and the 1200 Building, which house 538 tenants in all. Home Forward recently selected 4
additional buildings, housing approximately 664 tenants, to be part of the project as well, according to
documents released by CareOregon.
The project grew out of Cedar Sinai Park's decision several years ago to diversify – and out of Portland
State University-conducted research showing that low-income seniors had worse health outcomes than
peers with higher income, said Howard Klink, a consultant with Cedar Sinai Park.
“We found that elders living in affordable housing are two to four times more likely to need help with
activities of daily living – getting dressed, managing bathing, things of that sort – and to have health
problems, as compared to peers of the same age living in other housing,” said David Fuks CEO at Cedar
Sinai Park. “This, of course, is an effect of poverty.”
Fuks said that's partly because seniors at higher income levels are able to purchase services that enable
them to stay independent for a longer period of time – including basic primary care.
“This is home and community based services we're talking about,” not assisted living, Fuks said.
Cedar Sinai has invested about $100,000 in the project, and has also received grants from the Center for
Medicare and Medicaid Innovation. In addition, the project has received grants from the Jeannette
Wienberg Foundation of Maryland, the Enterprise Foundation and the Leading Age Learning
Collaborative.
Some of the grant funding will go toward a research project led by Portland State researcher Paula
Carder, which will evaluate the success of the project based on claims data from the residents' insurers.
“The sustainability of the project will be built on relationships with the insurance providers,” Fuks said.
“We will coordinate with whomever we need to in order to be successful.”
Fuks said staff will evaluate hospitalization and emergency room utilization rates, and solicit feedback
from various clients in terms of their satisfaction with their health services. “We'll be looking at
hospitalization and emergency room utilization rates, feedback from the various clients in terms of their
satisfaction with the healthcare access they've received.”
“It's not just the goodwill of a few well-meaning social worker types” that will make the project work, Klink
said. “This is not something this will be created with a grant and end when the funds dry up.
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If it's viable, it can become a model to keep people successfully at home and reduce healthcare costs.”
“We are conducting a pre- and post-intervention survey of resident health characteristics so that we can
assess whether the intervention improved resident's quality of life, improved access to services, and
reduced hospital use. In addition, we will assess program costs, and resident and staff satisfaction. Our
report to the OHA will include a case study that describes the development and implementation of a
collaborative approach to providing housing with services that can be used by other cities or
organizations,” said PSU researcher Paula Carder, who will be the lead on the evaluation project.
Bob Weir, project lead at the Aging and People with Disabilities office, said some funding for the project –
including the evaluation by Portland State University– comes from a state transformation center, and that
funding an evaluation was particularly important to stakeholders.
“In a dream sense, want it to be successful, of course, to be a model for the nation of good care,” Weir
said. “We want to be objective enough not to get too close to it – and make sure there's this objective
entity evaluating.”
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OPERATING AGREEMENT OF
Housing with Services, LLC
an Oregon Limited Liability Company
This OPERATING AGREEMENT (this "Agreement") is made and entered into
effective __________, 2013 (the "Effective Date"), by and among Housing with Services, LLC
(the "Company"), an Oregon limited liability company, and the parties identified in Exhibit A
(the "Members"). Capitalized terms used but not otherwise defined have the meanings given in
Exhibit D.
SECTION 1. THE LIMITED LIABILITY COMPANY
1.1
Formation. As of the Effective Date, the Members formed an Oregon limited
liability company under the name Housing with Services, LLC, on the terms and conditions set
forth in this Agreement and pursuant to the Oregon Limited Liability Company Act (the "LLC
Act"). The rights and obligations of the parties will be as provided in the LLC Act except as
otherwise expressly provided in this Agreement.
1.2
Name. The business of the Company will be conducted under the name Housing
with Services, LLC.
1.3
Purpose. The purpose of the Company will be to improve the health outcome,
reduce health care cost, and promote community inclusion and self-determination for seniors and
people with disabilities living in affordable housing ("Underserved Populations"), by
coordinating the provision of services by the Members to the Underserved Populations (the
"Business") and to engage in any act or activity incidental to the Business. The Company will at
all times significantly further the accomplishment of one or more charitable purposes of the
Members within the meaning of Code Section 170(c)(2)(B), or its successor, and would not have
been formed but for the relationship to the accomplishment of such charitable purposes. No
purpose of the Company is to accomplish one or more political or legislative purposes within the
meaning of Code Section 170(c)(2)(D).
1.4

Goals. The Company's goals are to:
(a)

improve health outcomes for Underserved Populations;

(b)
decrease utilization of hospital care, emergency rooms, and involvement
with the criminal justice system by Underserved Populations;
(c)

delay entry into long-term care by Underserved Populations;

(d)
facilitate care transitions of Underserved Populations that improve health
and prevent re-institutionalization;
(e)
create a culture of wellness among Underserved Populations through a
focus on social determinants of health including increased community engagement, improved
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access to culturally specific and effective services, mental health and addiction services and
preventative health care;
(f)
successfully collaborate among Members and with non-member
coordinated care organizations; and
(g)

obtain and maintain financial sustainability and measurable cost savings.

1.5
Offices. The Company will maintain its principal business office at 1220
Southwest 12th Avenue, Portland, Oregon, 97205.
1.6
Registered Agent. MN Service Corporation (Oregon) will be the Company's
initial registered agent in Oregon and the registered office will be at 111 S.W. Fifth Avenue,
Suite 3400, Portland, Oregon 97222.
1.7
Term. The term of the Company will commence on the Effective Date and will
continue until terminated as provided in this Agreement.
1.8
Members. The Company will have three classes of membership: Special,
Founding, and Provider. The Company may only have one Special Member and as many
Founding Members and Provider Members as admitted under this Agreement. Robison Jewish
Home, an Oregon nonprofit Corporation (the "Special Member") is the Company's sole Special
Member. The initial Founding Members (the "Founding Members") and Provider Members (the
"Provider Members") are identified on Exhibit A.
1.9
Member Qualifications. Each Member must be a nonprofit corporation, either
formed under the Oregon Nonprofit Corporation Act or recognized by the Oregon Secretary of
State as a foreign nonprofit corporation, or a Housing Authority formed under ORS Chapter 456,
and must be recognized by the Internal Revenue Service as tax exempt under Code
Section 501(c)(3) or qualified for tax exemption under Code Section 115. Additionally, each
Member must be in the business of providing services to Underserved Populations.
1.10 Admission of Additional Members. Except as otherwise expressly provided in
this Agreement, no additional members may be admitted to the Company without prior Approval
of the Members (defined in Section 2.2).
1.11 Removal of Voting Members. Notwithstanding any other provision of this
Agreement, the membership in the Company of Voting Members may be terminated, and a
Voting Member removed for Cause, by the Approval of a Supermajority of the Voting Members.
However, no Voting Member may be removed unless the Company gives the Voting Member
not less than fifteen (15) days written notice prior to voting on the matter of removal, and the
specific reasons therefor, and provides the Voting Member an opportunity to be heard, orally or
in writing, at a duly convened meeting of the Voting Members called for the purpose of
removing the Voting Member.
(a)

For purposes of this Agreement, "Cause" shall mean the following:
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(i)

Failure to repay a Default Advance after 270 days, under

Section 4.4(e);
(ii)
A Member's breach of the material terms of any agreement,
including this Agreement, between the Member and the Company;
(iii) The commission of an intentionally wrongful act by the Member or
a Member representative of a magnitude that causes the Member's continuing role with Company
to be inappropriate;
(iv)
Failure of a Voting Member to appoint a representative to the
Board of Managers or for such a representative to fail to participate on the Board of Managers
for an extended period; or,
(v)
A substantial change in the Member's primary business, or federal,
state, or local licensing or qualifications that make the Member's continuing role with the
Company to be inappropriate.
1.12 Removal of Provider Members. A Provider Member's membership in the
Company may be terminated, and the Provider Member removed, upon the Approval of the
Members.
1.13 Names and Addresses of Members The names and addresses of the Members,
each Member's membership class, and the Membership Percentage (defined below) of each
Member are set forth on Exhibit A. Exhibit A will be revised from time to time to reflect the
admission of additional Members by the Company, any transfer of a Voting Member's
Ownership Interest (as defined in Section 4.2) in accordance with the provisions of this
Agreement, withdrawal or removal of a Member, or any change to a Member's class.
1.14 Services Agreements. Members may be asked to provide services on behalf of
the Company. The provision of these services will be subject to a services agreement (the
"Services Agreement") between the Member and the Company, the form of which shall be
Approved by a Supermajority of the Voting Members.
1.15 Management of the Company. The Company is a manager-managed limited
liability company. Except as otherwise set forth in this Agreement, the management and control
of the Company and its business and affairs will be vested exclusively in a Board of Managers
(the "Board" or the "Managers").
SECTION 2. AUTHORITY OF THE MEMBERS
2.1
Voting Rights. Only the Special Member and the Founding Members
(collectively, the "Voting Members") will have voting rights in the Company. Provider
Members will have no voting rights in the Company, and are not "Members" as that term is used
and defined in the LLC Act.

-3Home Forward Board of Commissioners
March 2014

PDXDOCS:1998791.20
135

2.2

Approval of the Members. For purposes of this Agreement:

(a)
"Approval of the Members" means, unless the articles of organization, this
Agreement, or the LLC Act requires a higher vote, approval of Voting Members holding more
than 50 percent of the Membership Percentages, whether by a vote taken at a meeting of the
Members, a vote taken at a meeting of the Voting Members, or an action adopted by the written
consent of the Voting Members pursuant to Section 3.5; and,
(b)
"Approval by a Supermajority of the Voting Members" means, unless the
articles of organization, this Agreement, or the LLC Act requires a higher vote, approval of
Voting Members holding more than 70 percent of the Membership Percentages, whether by a
vote taken at a meeting of the Members, a vote taken at a meeting of the Voting Members, or an
action adopted by the written consent of the Voting Members pursuant to Section 3.5.
SECTION 3. MEETINGS OF THE MEMBERS
3.1
Annual Membership Meeting. The Members will hold an annual meeting, the
date, time, and place (within the state of Oregon) of such annual meeting to be determined by the
Board from time to time. At such annual meeting, the Voting Members will appoint individuals
to fill terminating positions on the Board, using the procedures described in Section 6.2, below,
and will conduct such other business as may come before the meeting.
3.2
Special Meetings. Special meetings of the Members may be called by the
President, any two Managers, or any two Voting Members.
3.3
Notice of Meetings. The Company will provide notice of the annual meeting to
all Members at least 30 days before the annual meeting. All notices will be sufficient if actually
received in a timely manner. Notices for meetings may be by telephone, e mail or other
electronic form, or by first class mail. Notices of Member meetings will provide a description of
the matter or matters which must be approved by the Voting Members and, in the case of
meetings other than the annual meeting, the purpose or purposes for the meeting.
3.4
Waiver of Notice. Whenever any notice is required to be given to any Voting
Member, a waiver thereof in writing, signed by the Voting Member entitled to such notice,
whether given before or after the event specified in the waiver, will be deemed equivalent to the
giving of such notice. Furthermore, the attendance of a Voting Member (or their representative)
at a meeting will constitute a waiver of notice of such meeting, unless the Voting Member
attends a meeting for the sole purpose of objecting to the transaction of any business because the
meeting is not lawfully called or convened. Inadvertent failure to provide proper notice of a
meeting to a Provider Member will not, under any circumstance, constitute a basis for
invalidating an otherwise duly convened Member meeting or to claim that a properly approved
action of the Voting Members is invalid.
3.5
Action Without a Meeting. Any action that is required or permitted to be taken
by the Voting Members at a meeting may be taken without a meeting if a consent in writing
setting forth the action receives the Approval of the Members. The action will be effective on
the date when the last signature is placed on the consent. Copies of any written consent of the
-4Home Forward Board of Commissioners
March 2014

PDXDOCS:1998791.20
136

Voting Members pursuant to this Section 3.5 shall be delivered to the Managers and all Voting
Members as soon as reasonably practicable following the effective date of the consent.
3.6
Quorum; Member Actions. Voting Members holding more than 50 percent of
the Membership Percentages will constitute a quorum for the transaction of business at any
Member's meeting. In the absence of a quorum, Voting Members present may adjourn and
reconvene any Member's meeting from time to time, but may not transact any business. Unless
otherwise required by the articles of organization, this Agreement, or the LLC Act, a resolution
receiving the Approval of the Members will be an act of the Members.
SECTION 4. CAPITAL CONTRIBUTIONS
4.1
Initial Capital Contributions. The value and nature of each Member's initial
capital contribution to the Company, if any, is as set forth in Exhibit C to this Agreement.
4.2
Ownership Interest. The interest of each Voting Member in the capital and
profits of the Company will be referred to in this Agreement as "Ownership Interest." An
Ownership Interest is issued to each Voting Member in exchange for the initial capital
contributions described in Exhibit C to this Agreement. No certificates will be issued to
represent Ownership Interests. Provider Members will not receive an Ownership Interest, will
not be required to make any capital contribution to the Company, and will not be subject to any
Capital Call.
4.3
Membership Percentages of Voting Members. At any given time, each Voting
Member's percentage Ownership Interest in the Company (the "Membership Percentage") will be
as stated on Exhibit A, as may be updated from time to time pursuant to Section 1.13.
4.4

Additional Capital Contributions.

(a)
General. The Members intend that, to the maximum extent possible,
Company obligations are to be paid from the Company's operating cash flows and from shortterm or long-term Company borrowings (including, but not limited to, loans from Members as
provided in Section 11.5 of this Agreement).
(b)

Capital Calls.

(i)
To the extent that cash flow from operations and Company
borrowings are not sufficient to meet the obligations of the Company as they become due, the
Board, with the Approval of a Supermajority of the Voting Members, may make a "Capital Call"
to require the Voting Members to contribute additional capital to the Company, pro rata in
proportion to each Voting Member's then-existing Membership Percentage; provided, however,
that the cumulative amount of all Capital Calls over the term of the Company pursuant to this
Section 4.4(b)(i) shall not exceed $100,000 ("Required Capital Calls") and that the aggregate
amount required to be contributed by any Voting Member under this Section 4.4(b)(i) shall not
exceed the dollar cap for the Voting Member set forth in Exhibit A. The dollar cap for Required
Capital Calls set forth in Exhibit A of a Voting Member shall not be increased without the
agreement of such Voting Member, which may be withheld in its sole and absolute discretion.
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(ii)
To the extent that the Board, with the Approval of a Supermajority
of the Voting Members, makes a Capital Call which exceeds the cumulative amount limitation
described in Section 4.4(b)(i), above, each Voting Member shall have the right, but not the
obligation, to contribute such additional capital to the Company, pro rata in proportion to the
percentage that each participating Voting Member's then-existing Membership Percentage bears
to the sum of all the Voting Members' then-existing Membership Percentages who are electing to
contribute such additional capital to the Company. In such event, the Company will increase the
Membership Percentages of those Voting Members who are contributing additional capital and
decrease the Membership Percentages of those Voting Members who are not contributing
additional capital, based upon the fair market value of the Company at the time of the
contribution. The fair market value of the Company will be as reasonably determined and
approved by a Supermajority of the Voting Members, which determination shall be final.
(c)
Failure to Make a Required Capital Call. If any Voting Member (a
"Defaulting Member") for any reason fails to make a Required Capital Call contribution (under
Section 4.4(b)(i), above), the other Voting Members (the "Advancing Members") may advance
funds (a "Default Advance") for the account of the Defaulting Member. Each Advancing
Member's Default Advance will be in an amount equal to the amount of the Defaulting Member's
Capital Call contribution, divided by the ratio of each Advancing Member's Membership
Percentage to the total Membership Percentages of all Advancing Members, or as the Advancing
Members may otherwise agree.
(d)
Default Advance. A Default Advance will be a debt of the Defaulting
Member due to the Advancing Members and will bear interest from the date made at a rate equal
to the prime lending rate in effect at the Company's principal bank on the date the Capital Call is
due to be paid, compounded monthly, and will be immediately due and payable to the Advancing
Members, with interest, without further demand or notice. Notwithstanding any other provision
of this Agreement, if the Defaulting Member does not repay the Advancing Members the amount
of their Default Advances and interest prior to any distribution, all amounts of cash otherwise
distributable from the Company to the Defaulting Member will be charged against the Defaulting
Member's Capital Account and paid to the Advancing Members to pay any such outstanding
Default Advance of that Defaulting Member, until all outstanding Default Advances of that
Defaulting Member, and all interest and costs of collection with respect to all such Default
Advances, have been repaid in full. Default Advances will be repaid in chronological order
(namely, a Default Advance relating to a particular Capital Call will be repaid before any Default
Advance relating to subsequent Capital Calls). With respect to a particular Default Advance,
payments will be allocated among the Advancing Members pro rata in proportion to their
respective Default Advance amounts. A Default Advance will be the personal obligation of the
Defaulting Member to the Advancing Members.
(e)
Failure to Repay a Default Advance. If a Default Advance is not repaid
within 90 days of the date made, the Defaulting Member's right to exercise its voting rights will
be suspended, until such time as the Default Advance is repaid. If a Default Advance is not
repaid within 180 days of the date made, the Advancing Members may pursue any remedy at law
or in equity for its repayment. If a Default Advance is not repaid within 270 days of the date
made, the Defaulting Member's membership in the Company may be terminated by the Voting
Members and the Defaulting Member removed for Cause.
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(f)
No Interest on Capital Contributions. Members will not be entitled to
interest or other compensation for their capital contributions except as expressly provided in this
Agreement.
SECTION 5. ALLOCATION OF PROFITS AND LOSSES; DISTRIBUTIONS
5.1
Allocations of Profit and Loss. Unless the Code or related Treasury Regulations
require otherwise, all Profits and Losses will be allocated among the Voting Members as
follows:
(a)
First, Losses will be allocated among the Members pro rata in proportion
to their respective Membership Percentages.
(b)
Next, Profits will be allocated to the Members pro rata in proportion to
their respective Membership Percentages.
5.2
Distributions. No distribution may be made to any Member if, after giving effect
to the distribution, in the judgment of the Board either (a) the Company would not be able to pay
its debts as they become due in the ordinary course of business or (b) the fair value of the total
assets of the Company would not at least equal its total liabilities. Subject to the foregoing
limitation, until such time that the Special Member's Net Preferred Contribution has been
reduced to $0, all distributions will be made to the Special Member. After the Special Member's
Net Preferred Contribution has been reduced to $0, the Company may make distributions to
Voting Members at such times and in such amounts as the Board may determine, and such
distributions will be made to the Voting Members pro rata in proportion to their respective
Membership Percentages, subject to any repayment of Default Advances, under Section 4.4(d).
5.3
Provider Members. Notwithstanding anything set forth in this Agreement to the
contrary, Provider Members will receive no allocations or distributions from the Company.
SECTION 6. BOARD OF MANAGERS
6.1
Number and Qualifications. The number of Managers may vary between a
minimum of three and a maximum of thirteen, the exact number to be fixed from time to time by
resolution of the Voting Members.
6.2
Appointment and Removal of Managers. Except as described below and in
Section 6.4, each Voting Member shall have the right to appoint one Manager to serve a three
year term, provided that such person satisfies the requirements to serve as a Manager pursuant to
this Agreement. A Manager may be removed at any time, with or without cause, by a vote of at
least seventy-five percent of the Managers, or by the Voting Member who appointed them, with
or without cause.
6.3
Term. At the initial meeting of the Board, the Managers will divide themselves
into three groups for the purpose of staggering Managers' initial terms. The Managers of the first
group will serve a one year term; the Managers of the second group will serve a two year term;
and the Managers of the third group will serve a three year term. Thereafter the members of
each group will serve three year terms, with the term of each group of Managers ending in each
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successive year or as soon thereafter as their replacement is appointed. There will be no limit on
the number of terms which a Manager may serve.
6.4
Vacancies. A vacancy on the Board occurs upon the death, resignation, or
removal of any Manager. In the event of any vacancy, a Manager will be appointed to the vacant
position by the Voting Member who appointed the predecessor Manager, which right may be
exercised not more than once annually. If the appropriate Voting Member has not appointed a
replacement within 90 days of the Board's notice of the vacancy, or if the Member has previously
made an appointment to fill a vacancy within the last year, the vacancy may be filled by a vote of
at least two-thirds of the remaining Managers, subject to that Voting Member's ratification. Any
Manager appointed to fill a vacancy will serve for the remaining term of the Manager whose
absence created the vacancy, subject to this Section 6.
6.5
Resignation. Any Manager may resign at any time by delivering written notice
of resignation to the President. Such resignation will be effective on receipt unless it is specified
therein to be effective at a later time, and acceptance of the resignation will not be necessary.
6.6

Compensation. Managers will serve without compensation for their services.

6.7
Powers of the Board. The Board will have all the rights and powers that may be
possessed by a manager in a manager-managed limited liability company pursuant to the LLC
Act and such rights and powers as are otherwise conferred by law or are necessary, advisable, or
convenient to the discharge of the Board's duties under this Agreement and to the management of
the Business and affairs of the Company. Without limiting the generality of the foregoing, but
subject to the limitations of Section 6.8, the Board will have the following rights and powers
(which it may exercise at the cost, expense, and risk of the Company):
(a)

To expend the funds of the Company in furtherance of the Company's

Business.
(b)
To perform all acts necessary to manage and operate the Company's
Business and properties, including engaging any person or persons that the Board deems
advisable for such purposes.
(c)
To authorize the execution (by one or more Managers or Officers),
delivery, and performance on behalf of and in the name of the Company any and all agreements
and documents deemed necessary or desirable by the Board to carry out the Business of the
Company, including any lease, deed, easement, bill of sale, mortgage, trust deed, security
agreement, contract of sale, or other document conveying, leasing, or granting a security interest
in the interest of the Company in any of its assets, or any part of its assets, whether held in the
Company's name or otherwise. No other signature or signatures will be required.
(d)
To borrow or raise money on behalf of the Company in the Company's
name, and, from time to time, to draw, make, accept, endorse, execute, and issue promissory
notes, drafts, checks, and other negotiable or nonnegotiable instruments and evidences of
indebtedness, and to secure the payment of indebtedness by mortgage, security agreement,
pledge, or conveyance or assignment in trust of the whole or any part of the assets of the
Company, including contract rights.
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(e)
No individual Manager will have any right or authority to act on behalf of
the Board or the Company, unless expressly authorized by the Members or the Board.
6.8
Limitations on Authority of the Board. Without first obtaining the Approval of
a Supermajority of the Members, and subject to Section 2.2, the Board may not:
(a)
amend the Company's Articles of Organization, this Operating Agreement,
or the Services Agreement;
(b)
sell or otherwise dispose of any assets owned by the Company other than
in the ordinary course of business;
(c)

dissolve the Company;

(d)
merge the Company with another entity or convert the Company into a
different type of entity;
(e)

admit a new Manager or Member, or terminate an existing Member;

(f)
borrow money or otherwise incur indebtedness in the Company's name in
excess of $25,000 in a single transaction or in a series of related transactions
(g)

make any material change in the purposes or business of the Company; or

(h)
make any filing on behalf of the Company of any voluntary petition in
bankruptcy, or consenting to the institution of continuation of any involuntary bankruptcy
proceeding, or admitting in writing of the inability to pay debts generally as they become due, or
making of a general assignment for the benefit of creditors.
6.9

Duties; Liability; Indemnification.

(a)
Duties of the Managers. The Board will manage and control the
Company's Business and affairs to the best of its ability and will use its best efforts to carry out
the Business of the Company. The Managers will devote such time to the Business and affairs of
the Company as is reasonable, necessary, or appropriate. Whenever reasonably requested by any
Voting Member, the Board will render a full and complete accounting of all dealings and
transactions relating to the Business of the Company. The Board will oversee the safekeeping
and use of funds and assets of the Company and will not employ or permit another to employ
such funds or assets in any manner except for the exclusive benefit of the Company.
(b)
Limitation on Liability of the Managers to the Company or the
Members. Subject to the restrictions set forth in Section 6.9(d), a Manager will have no liability
to the Company or to any Member for any loss suffered by the Company or any Member that
arises out of that Manager's action or inaction as long as his or her conduct was in good faith and
the Manager reasonably believed that his or her conduct was in the best interests of the
Company.
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(c)
Indemnification of the Managers. Subject to the restrictions of
Sections 6.9(d) and (e), the Company will indemnify Managers against any losses, judgments,
liabilities, expenses, and amounts paid in settlement of any claims sustained against the
Company or against a Manager arising out of or incidental to any business of the Company
transacted or occurring while he or she was a Manager, regardless of whether he or she continues
in such capacity at the time any such liability or expense is paid or incurred, as long as the
Manager's conduct was in good faith and the Manager reasonably believed that his or her
conduct was in the best interests of the Company. The satisfaction of any indemnification and
any saving harmless will be from, and limited to, Company assets, and the Members will not
have any personal liability on account of any such indemnification. The Company may pay the
expenses incurred by a Manager in a proceeding in connection with the Company, in advance of
the final disposition of such proceeding, upon receipt of an undertaking by such Manager to
repay such payment if he or she shall be determined to be not entitled to indemnification therefor
as provided herein.
(d)
Restrictions. A Manager will not be relieved of liability pursuant to
Section 6.9(b) and will not be entitled to indemnification pursuant to Section 6.9(c) for:
(i)

Any breach of the Manager's duty of loyalty to the Company or its

Members;
(ii)
Any acts or omissions not in good faith or that involve intentional
misconduct or a knowing violation of law;
(iii) Any unlawful distribution to Members as described in or
contemplated by ORS 63.235; or
(iv)

Any transaction from which the Manager derives an improper

personal benefit.
(e)
Alternate Indemnification. Should a Manager have third party
indemnification rights or insurance that cover a claim subject to the Company's indemnification
required under Section 6.9(c) or otherwise (including but not limited to indemnification rights or
insurance that may be provided by an individual Member), such third party indemnification
rights or insurance will be considered primary and the Company's indemnification will be
considered secondary.
SECTION 7. MEETINGS OF THE BOARD
7.1
Regular Meetings. The Board will hold regular meetings on at least a calendar
quarterly basis at the time, date, and place (within the state of Oregon) as determined by the
Board from time to time. The Board meeting minutes setting a time, date, and place will
constitute notice of such regular meetings and no further notice will be required.
7.2
Special Meetings. Special meetings of the Board may be called by the President,
any two Managers, or any two Voting Members.
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7.3
Notice of Meetings. Written or oral notice of a special meeting will be given at
least 48 hours before the meeting. The notice will in each case specify the date, time, and place
of the meeting, and notice will be sufficient if actually received at the required time or if mailed,
sent by facsimile, or electronically. Mailed, facsimile, or electronically mailed notices will be
directed to the Manager's address shown on the Company's records, as may be revised from time
to time by such Manager. Oral notice may be delivered in person or by telephone. Except as
otherwise required by the articles of organization or this Agreement, neither the business to be
transacted at nor the purpose of any meeting of the Board need be specified in the notice.
7.4
Waiver of Notice. Whenever any notice is required to be given to any Manager,
a waiver thereof in writing, signed by the Manager entitled to such notice, whether given before
or after the event specified in the waiver, will be deemed equivalent to the giving of such notice.
Furthermore, the attendance of a Manager at a meeting will constitute a waiver of notice of such
meeting, unless the Manager attends a meeting for the sole purpose of objecting to the
transaction of any business because the meeting is not lawfully called or convened.
7.5
Action Without a Meeting. Any action that is required or permitted to be taken
by the Managers at a meeting may be taken without a meeting if a consent in writing setting forth
the action is signed by all the Managers entitled to vote on the matter. The action will be
effective on the date when the last signature is placed on the consent.
7.6
Quorum; Majority Vote. A majority of the number of Managers in office at the
time of a meeting of the Board will constitute a quorum for the transaction of business at any
meeting of the Board. The act of a majority of the Managers present at a meeting at which a
quorum is present will be the act of the Board, unless a different number is required by law, the
articles of organization or this Agreement. A minority of the Managers, in the absence of a
quorum, may adjourn and reconvene from time to time but may not transact any business.
Managers may not vote by proxy.
7.7
Meeting by Electronic Conference. The Board may hold a meeting by
conference telephone or similar equipment by means of which all persons participating in the
meeting can hear or read each other's communications during the meeting. Participation in such
meeting will constitute presence in person at the meeting.
SECTION 8. COMMITTEES
8.1
Creation. The Board may, by resolution adopted by a majority of the Managers
then in office, designate and appoint such committees as may be deemed appropriate, and will
appoint a chairperson for each such committee. Each committee will consist of at least one
Manager and as many non-Managers as authorized by the Board.
8.2
Authority. Committees may bring recommendations before the Board and take
such other action as directed by the Board from time to time, except that they may not exercise
the authority of the Board or adopt resolutions that are binding on the Board or the Company.
The designation and appointment of any committees and the delegation thereto of authority will
not operate to relieve the Board or any individual Manager of any responsibility imposed by law.
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The Board will have the power at any time to fill vacancies in, to change the size or membership
of, and to discharge any committee.
SECTION 9. OFFICERS
9.1
Designation. The officers of the Company will be a President, a Secretary, and a
Treasurer. Such other officers as may be deemed necessary may be appointed by the Board and
will have such powers and duties as may be prescribed by the Board. The same individual may
hold up to two offices.
9.2

Qualification. All officers must be members of the Board.

9.3
Election and Term of Office. The officers of the Company will be elected
annually by the Board. Each officer will hold office until a successor is duly appointed or until
the officer's resignation, death, or removal.
9.4
Resignation and Removal. An officer may resign at any time by delivering
written notice of resignation to the President or to the Board. Such resignation will be effective
upon receipt unless it is specified to be effective at a later time. The Board may reject any
postdated resignation by notice in writing to the resigning officer. The Board may remove any
officer, with or without cause, by the affirmative vote of a majority of the Managers then in
office, at any meeting of the Board. Removal will be without prejudice to the contract rights, if
any, of the person removed. Appointment of an officer will not of itself create contract rights.
9.5
Vacancies. A vacancy in any office because of death, resignation, removal, or
otherwise may be filled by the Board for the unexpired portion of the term.
9.6

Compensation. Officers will serve without compensation.

9.7
President. The President will be the chief executive officer of the Company and
will, subject to the control of the Board and under the Board's supervision, have general
supervision, direction, and control of the Company's business and affairs. The President will
preside at all Member and Board meetings, and will execute on behalf of the Company all
contracts, agreements, and other instruments. The President will have the general powers and
management usually vested in the office of president of a Company, and will have such other
powers and duties as may be prescribed by the Board.
9.8
Secretary. The Secretary will prepare and keep (or cause to be prepared and
kept) the minutes of all Member and Board meetings, and of all meetings of any committees of
the Board and will have custody of the records pertaining to Company business. The Secretary
will give or cause to be given such notice of the meetings of the Members and the Board as is
required by the LLC Act, the Articles of Organization, or this Operating Agreement. The
Secretary will be responsible for authenticating resolutions and other records of the Company.
The Secretary will have primary responsibility for updating Exhibit A in accordance with
Section 1.13. In the absence or disability of the President, the President's duties and powers will
be performed and exercised by the Secretary. The Secretary will perform such other duties as
may be prescribed by the Board.
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9.9
Treasurer. The Treasurer will be the chief financial and accounting officer of the
Company and will supervise and monitor the Company's finances. The Treasurer will (a) cause
to be kept correct and complete records of account showing the financial condition of the
Company, (b) be legal custodian of all moneys, notes, securities, and other valuables that may
come into the Company's possession, (c) cause all funds of the Company to be deposited in
depositories designated by the Board, (d) pay funds out only on the check of the Company
signed in the manner authorized by the Board, (e) present to the Board regular statements of the
Company's financial position and cash flows, (f) ensure that the Company files all necessary tax
returns and timely pays all taxes due, and (g) maintain the record of all gifts, grants,
contributions, and gross receipts from admissions, sales, services, or furnishing of facilities, and
the sources of all the foregoing funds.
9.10 Executive Director. If appointed by the Board of Managers, the Executive
Director shall have general supervision, direction, and control of the day-to-day business and
affairs of the corporation and such duties and additional authority as assigned by the Board of
Managers or the President, and shall report directly to the President.
SECTION 10.

CONFLICTS OF INTEREST

10.1 Required Disclosure. Whenever any Member or Manager becomes aware that
he, she, or it has or may have a direct or indirect actual or potential conflict of interest with the
Company, that Member or Manager shall disclose the existence of such conflict to the Board.
Full disclosure of the facts surrounding any such conflict is encouraged but not required, so long
as the existence of the conflict is disclosed. Any such disclosure shall be duly recorded in the
minutes of the next Board meeting after the existence of the conflict was so disclosed. If the
Member or Manager makes full disclosure of the facts surrounding the conflict, he, she, or it may
engage in any discussion on the matter but may not vote. If the Member or Manager does not
make full disclosure of the facts surrounding the conflict, or if the Board otherwise determines
that the Member or Manager should not be present for the discussion of the matter, the Member
or Manager may be required to leave the meeting room (actual or virtual) during any such
discussion, and may not vote on the matter.
10.2 Direct and Indirect Conflicts. A direct or indirect conflict shall be defined as
any situation in which a Member or Manager has or may be reasonably construed to have a
direct or indirect personal or financial interest in any business affairs of the Company, whether
because of a proposed contract or transaction to which the Company may be a party or to which
the Company may be interested.
SECTION 11.

PROVISIONS APPLICABLE TO ALL MEMBERS

11.1 Dealing with the Company. The Members, the Managers, and affiliates of the
Members or the Managers may deal with the Company by providing or receiving property and
services to, on behalf of, or from the Company, and may receive from others or the Company
normal profits, compensation, commissions, or other income incident to those dealings as long as
any such transaction is approved in advance by the Board or, for dealings with any Manager, by
Approval of the Members, excluding the vote of any Manager or Member who has a conflict of
interest in the transaction.
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11.2 Limitations on Powers of the Members. Except as otherwise expressly stated in
this Agreement, no Member will:
(a)
of the Company;
(b)

Be permitted to take an active part in the control of the business or affairs
Have any direct voice in the management or operation of the Company; or

(c)
Have any authority or power in the capacity of a Member to act as an
agent for or on behalf of the Company to do any act that would be binding on the Company or to
incur any expenditure with respect to the Company or its property.
11.3 Liability for Company Obligations. Except to the limited extent provided in the
LLC Act, no Member or Manager will have any personal liability for any Company obligation,
expense, or liability.
11.4 Other Business. Nothing in this Agreement will be deemed to restrict in any way
the freedom of any Member or Manager to conduct any other business or activity, even if that
business or activity competes with the Business of the Company. As authorized by
ORS 63.155(11), the Members mutually agree that the following activities will not constitute a
breach of a Member's or a Manager's duty of loyalty to the Company and the Members: entering
into or engaging in, for a Member's or Manager's own account, an investment, business,
transaction, or activity that is similar to the investments, businesses, transactions, or activities of
the Company (a "Similar Activity") without first offering the Company or the other Members an
opportunity to participate in the Similar Activity or having any obligation to account to the
Company or the other Members for the Similar Activity or the profits from the Similar Activity.
11.5 Loans. Any Member may, but will not be obligated to, make loans to the
Company to cover the Company's cash requirements. Any such loans will bear interest at a
reasonable rate to be determined by the Board.
SECTION 12.

COMPENSATION AND REIMBURSEMENT OF EXPENSES

12.1 Organization Expenses. All expenses reasonably incurred on behalf of the
Company in connection with the organization of the Company will be paid by the Company.
Members will be solely responsible for all expenses incurred by each of them in connection with
organizing the Company or becoming a Member.
12.2 Other Company Expenses. The Managers may seek reimbursement from the
Company for their actual out-of-pocket expenses incurred in connection with the Company's
Business in accordance with any reimbursement policies established by the Board. Any amounts
paid by a Manager to satisfy obligations of the Company will be treated as loans to the
Company.
12.3 Compensation. The Managers may be paid such reasonable compensation as
may be authorized by the Approval of the Members.
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SECTION 13.
BOOKS OF ACCOUNT; ACCOUNTING REPORTS; TAX
RETURNS; FISCAL YEAR; BANKING
13.1 Books of Account; Accounting Reports. The Company's books and records, a
register showing the names of the Members and the respective interests held by each of them,
and a copy of this Agreement, as amended from time to time will be maintained at the principal
office of the Company. The Voting Members will have access to those books and records at all
reasonable times. The Board will keep and maintain books and records of the operations of the
Company that are appropriate and adequate for the Company's Business and for carrying out this
Agreement. On a semi-annual basis, the Board will provide the Voting Members copies of
internally prepared financial statements of the Company. The Board will retain an independent
outside Certified Public Accounting firm to perform an annual audit, and audited financial
statements will be provided to Voting Members as soon as reasonably practicable following
completion of the annual audit.
13.2 Tax Returns. The Board will cause to be prepared and timely filed with the
appropriate authorities as necessary all federal and state income tax returns for the Company.
Within 105 days after the end of each taxable year, or within a lesser time if prescribed by the
Internal Revenue Service, each Voting Member will be furnished with a statement that the
Voting Member may use in preparing its tax returns, showing the amounts of any distributions,
gains, profits, losses, or credits allocated to or against the Voting Member during the fiscal year.
13.3 Method of Accounting. The Company will use the method of accounting for
financial reporting and tax purposes selected by the Board after consulting with the Company's
accountants.
13.4 Fiscal Year; Taxable Year. The fiscal year and the taxable year of the Company
is the calendar year.
13.5

Capital Accounts.

(a)
General. The Company will maintain a Capital Account for each Voting
Member on a cumulative basis in accordance with the following provisions:
(i)

Each Voting Member's Capital Account will be increased by the

following items:
(a)
the amount of money or other property contributed by the
Voting Member to the Company pursuant to any provision of this Agreement; and
(b)
the Voting Member's distributive share of Profits and any
items in the nature of income or gain that are allocated to the Voting Member.
(ii)

Each Voting Member's Capital Account will be decreased by the

following items:
(a)
the amount of money or the property distributed to the
Voting Member pursuant to any provision of this Agreement; and
-15Home Forward Board of Commissioners
March 2014

PDXDOCS:1998791.20
147

(b)
the Voting Member's distributive share of Losses and any
items in the nature of expenses or losses that are allocated to the Voting Member;
(iii) If a Voting Member's Ownership Interest is transferred in
accordance with the terms of this Agreement, the transferee will succeed to the Capital Account
of the transferor.
(b)
Effect of ORS 63.185(4). The adjustments to the Members' Capital
Accounts resulting from the definitions of Gross Asset Value and Profits and Losses, as
described in Exhibit D, are intended by the Members to be in lieu of the adjustments described in
ORS 63.185(4).
(c)
No Deficit Restoration Obligation. Except as otherwise expressly
required in the LLC Act, no Member will have any liability to restore all or any portion of a
deficit balance in that Member's Capital Account.
13.6 Banking. All funds of the Company will be deposited in one or more accounts of
a bank selected by the Board, subject to the Approval of the Members. Those funds may be
withdrawn from the account or accounts on the signature of the Manager or Managers designated
by the Approval of the Members.
SECTION 14.

TRANSFER OF MEMBERSHIP INTEREST

14.1 General Restriction. Except as expressly set forth in this Agreement, no
Member will have the right to sell, assign, transfer, pledge, mortgage, or otherwise dispose or
encumber ("Transfer") all or any portion of the Ownership Interest of the Member and no
assignee or other person may become a Member of the Company without the prior Approval of
the Members. Any Member may withhold such approval in the Member's sole and absolute
discretion. Any purported Transfer in violation of this Agreement will be null and void.
Notwithstanding the above, a Member will have the right to transfer all their
Ownership Interest to another entity which is controlled by such Member ("Permitted
Transferee") without the prior Approval of the Members, provided that (a) the Permitted
Transferee satisfies the requirements of Section 1.9, (b) becomes a party to and obligated under
this Agreement, and (c) any such transfer will not relieve the transferor of any of its obligations
under this Agreement, which will continue until the Permitted Transferee is no longer a Member.
14.2

Right of First Refusal.

(a)
Transfer Notice. A Member proposing to Transfer all, but not less than
all, of the Member's Ownership Interest (the "Transferring Member"), excluding proposed
transfers to Permitted Transferees, must first give a written notice (a "Transfer Notice") to the
Company stating:
(i)

the name of the proposed transferee (the "Transferee");

(ii)
the purchase price and payment terms for the proposed Transfer
(the "Transfer Terms"); and
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(iii) that the Member proposes transferring all of the Transferring
Member's Ownership Interest.
(b)
Transfer Option. For a period of 120 days after actual receipt of a
Transfer Notice (the "Option Period"), the Company will have the option (the "Transfer
Option"), but not the obligation, to purchase all of the Transferring Member's Ownership Interest
for the Transfer Terms; however, if the Transfer Terms provide for a gift or consideration other
than cash, the price and payment terms with respect to the Transfer Option will be as provided in
Sections 14.7 and 14.8, respectively. Upon the unanimous approval of all Voting Members, not
including the Transferring Member (the "Other Members"), the Company may assign its
Transfer Option to the Other Members, pro rata in proportion to each of the Other Member's
Membership Percentage in relation to the total Membership Percentages of all the Other
Members.
(c)
Sale. If the Company (or the Other Member or Members, if any, to whom
the Company has assigned the Transfer Option) does not exercise the Transfer Option during the
Option Period, the Transferring Member may complete the proposed Transfer described in the
Transfer Notice as long as:
(i)
The Transfer is for all of the Transferring Member's Ownership
Interest, and is to the same Transferee and subject to the same Transfer Terms as described in the
Transfer Notice;
(ii)

The Transfer is completed within 60 days after the expiration of

the Option Period;
(iii) The Transferee meets the qualifications of membership in the
Company, as described in Section 1.9; and
(iv)

The Transferee signs a counterpart of and agrees to be bound by

this Agreement.
Otherwise, the Transferring Member must again comply with the provisions of Section 14 before
transferring its Ownership Interest. Such a Transfer will be subject to Section 14.4.
14.3 Other Involuntary Transfer. If, as a result of or in connection with the
bankruptcy or similar insolvency proceeding against any Voting Member or any proceeding by
or on behalf of a creditor of any Voting Member, all or any portion of the Ownership Interest of
the Voting Member would otherwise be involuntarily transferred to a third party, the Company
will have the option to purchase all of that Member's Ownership Interest for the price and
pursuant to the payment terms described in Sections 14.7 and 14.8, respectively. This option
may be exercised by the Company at any time within 60 days after the Company receives actual
knowledge of the proposed Transfer. Upon the unanimous approval of all Voting Members, not
including the Member whose Ownership Interest is being involuntarily transferred, (the
"Unaffected Members"), the Company may assign its Transfer Option to the Unaffected
Members, pro rata in proportion to each of the Unaffected Member's Membership Percentage in
relation to the total Membership Percentages of all the Unaffected Members. If the Company (or
the Unaffected Member or Members, if any, to whom the Company has assigned the option)
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does not exercise the option, the Ownership Interest may be retained by the third-party transferee
subject to the provisions of Section 14.4.
14.4 Effect of Transfer. A transferee of Ownership Interest pursuant to
Sections 14.2(c) or 14.3, when the Transfer occurs because neither the Company nor the
Members, as applicable, exercised the option described in those sections, will be treated as an
assignee of the economic rights entitled to the capital and profits interest represented by the
Transferred Ownership Interest (the "Economic Rights"). However, except for the Economic
Rights, such transferee will not have voting rights nor any other rights of a Member under the
LLC Act or this Agreement unless the transferee is admitted to the Company as a substitute
Voting Member (a "Substituted Member"). The transferee (or transferees) may become a
Substituted Member or Members, as applicable, with respect to the Transferred Ownership
Interest only on:
(a)

Approval of the Members as provided in Section 14.1; and

(b)
Execution of a counterpart of this Agreement, as amended through the
date of the Transfer, pursuant to which the transferee (or transferees) agrees to be bound by the
terms and conditions of this Agreement.
Whether or not the transferee (or transferees) is admitted as a Substituted Member, the
Transferred Ownership Interest will remain subject to all the provisions of this Agreement,
including the restrictions in Section 14.
14.5 Voluntary Withdrawal. If a Voting Member voluntarily withdraws as a
Member pursuant to Section 15, the Company will have the option to purchase that Member's
Ownership Interest for the price and pursuant to the payment terms described in Sections 14.7
and 14.8, respectively. This option may be exercised by the Company after the Voting Member's
withdrawal and upon 30 days written notice to the withdrawing Member. Upon the unanimous
approval of all Voting Members, not including the voluntarily withdrawing Member, the
Company may assign this option to the Voting Members, not including the voluntarily
withdrawing Member, pro rata in proportion to what each Voting Member's Membership
Percentage would be immediately following exercise of the option by such Members.
14.6 Purchase of a Removed Voting Member's Ownership Interest. If a Voting
Member is removed by the Company under Section 1.11, the Company must either:
(a)
purchase that Member's Ownership Interest for the price and pursuant to
the payment terms described in Sections 14.7 and 14.8, respectively; or
(b)
upon the unanimous approval of all Voting Members, not including the
Member who is being removed (the "Acting Members"), agree to allow the Acting Members to
assume the Company's obligation under Section 14.6(a) to repurchase the removed Member's
Ownership Interest, pro rata in proportion to what each Acting Member's Membership
Percentage would be immediately following the repurchase by the Acting Members.
14.7 Purchase Price. On exercise by the Company (or the Members, if any, to whom
the Company has assigned the option) of an option pursuant to Sections 14.2(b), 14.3, or 14.5, or
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upon the purchase of an Ownership Interest pursuant to Section 14.6, the purchase price for the
Ownership Interest being purchased will be the then positive Capital Account Balance of the
selling Member after giving effect to all contributions, distributions and allocations for all
periods through the date of purchase, without any adjustment for goodwill, going concern value,
appreciation in asset values, or discounts for lack of marketability or lack of control.
(a)
Special Member Preferred Purchase Price. If the selling Member is the
Special Member, the purchase price for the Ownership Interest will be increased in an amount
equal to the Special Member Net Preferred Contribution as of the closing date of the purchase
and sale of the Ownership Interest. If the purchase of the Ownership Interest is made pursuant to
Section 14.6, the portion of the purchase price constituting the Special Member Net Preferred
Contribution will be payable within 30 days of the action by the Voting Members to remove the
Special Member. If the Company has assigned an option pursuant to Sections 14.2(b), 14.3,
or 14.5, or assigned its obligation to purchase the Ownership Interest pursuant to Section 14.6(b),
the portion of the purchase price payable to the Special Member representing the Special
Member Net Preferred Contribution will be payable by the Company.
(b)
Defaulting Member Reduced Purchase Price. If the selling Member
has failed to make a Capital Call contribution and has not repaid the associated Default
Advance(s) at the time of closing date of the purchase and sale of the Ownership Interest, the
purchase price for the Ownership Interest payable to the selling Member will be the Capital
Account Balance of the selling member, minus the sum of all outstanding Default Advances
payable by the selling member. The portion of the selling Member's Capital Account Balance
not payable to the selling Member will be used to repay the outstanding Default Advances
payable by the selling Member in chronological order of the Capital Calls associated with each
Default Advance.
14.8 Payment. The purchase price determined under Section 14.7 will be payable,
together with interest at a rate equal to the prime lending rate in effect at the Company's principal
bank on the date the option is exercised, in 60 substantially equal monthly installments of
principal and interest commencing not later than 60 days after the date of exercise. The
purchaser will have the right, but not the obligation, to prepay the purchase price at any time.
The deferred purchase obligation will be an unsecured obligation of the Company or the
purchasing Members, as applicable.
SECTION 15.

VOLUNTARY WITHDRAWAL

15.1 Voluntary Withdrawal Permitted. Any Member may voluntarily withdraw as a
Member on six months' prior written notice to the Company. Upon the effectiveness of a
withdrawal by a Member (the "Withdrawing Member"), if the Withdrawing Member is a Voting
Member, the Company will treat the Withdrawing Member as an assignee of the economic rights
and benefits of the Ownership Interest of the Withdrawing Member, but the Withdrawing
Member will cease to have any voting or other rights under this Agreement with respect to that
Ownership Interest. The Company will have no obligation to purchase the Ownership Interest
of, or otherwise make any liquidating distribution to, the Withdrawing Member before the
dissolution and winding up of the Company.
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15.2 Complete Termination. Notwithstanding the foregoing, if the Withdrawing
Member, in the notice required under Section 15.1, above, specifically references this Section
15.2 and states that as of the effective date of withdrawal it desires that its interest in the
Company completely terminate and be extinguished, then the Withdrawing Member will, as of
the effective date of its withdrawal, have no continuing economic or other interest in the
Company, including no interest in any Capital Account balance, in any distributions occurring
after the effective date of withdrawal, in any allocation of income, gain, profit, loss, or expense
relating to periods after the effective date of withdrawal, and will be deemed to have forfeited all
rights to any participation in the Company.
SECTION 16.

DISSOLUTION AND WINDING UP OF THE COMPANY

16.1 Dissolution. The Company will be dissolved on the occurrence of any of the
following events:
(a)

The Approval of the Members; or

(b)

Otherwise by operation of law.

16.2 Winding Up. On the dissolution of the Company, the Board (or, if there is no
Board at that time, a successor Manager or other liquidator appointed by Approval of the
Members) will take full account of the Company's assets and liabilities, the assets will be
liquidated as promptly as is consistent with obtaining their fair value, and the proceeds, to the
extent sufficient, will be applied and distributed in the following order, after any Profits or
Losses realized in connection with the liquidation have been allocated in accordance with
Section 5 of this Agreement, and the Voting Members' Capital Accounts have been adjusted to
reflect that allocation and all other transactions through the date of distribution:
(a)
To payment and discharge of the expenses of liquidation and of all the
Company's debts and liabilities, including those owed to Members;
(b)
To the Special Member in an amount equal to the Special Member Net
Preferred Contribution as of the date of distribution;
(c)
To Voting Members pro rata in proportion to each Voting Member's
positive Capital Account balance, divided by the sum of all Voting Member's Capital Account
balances, until each Voting Member's positive Capital Account balance has been returned; and
(d)
To Voting Members pro rata in proportion to each Voting Member's thenexisting Membership Percentage.
16.3 Completion of Winding Up. On completion of the winding up, liquidation, and
distribution of assets as provided in Section 16, the Company will be deemed terminated. The
Managers will comply with any filings or other applicable requirements under the LLC Act with
respect to winding up the affairs of and dissolution of the Company.
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SECTION 17.

MISCELLANEOUS PROVISIONS

17.1 Binding Effect. This Agreement will be binding on and inure to the benefit of
the parties and their respective heirs, personal representatives, successors, and permitted assigns.
17.2

Copyright and Other IP Matters.

(a)
Definitions. In addition to any other defined terms in this Agreement, the
following terms shall have the following meanings:
(i)
"Collaborative Product(s)" means any document, data, other
written content, or any trademark(s) related thereto, which two or more Members, or the
Company and one or more Members, have collaboratively developed as a part of the Company's
Business during the Term of this Agreement.
(ii)
"Member Independent Product" means any and all documents,
data, other written content, other copyright-protectable work, or any trademark, which a Member
either: (a) owned or controlled prior to the Effective Date of this Agreement; or (b) develops
(whether on its own, with others, or on its own behalf), owns, or controls at any time
independent of this Agreement.
(b)

Member Independent Product.

(i)
All rights, title, and interest in and to a particular Member’s
Member Independent Product shall at all times remain solely and exclusively owned by that
particular Member. Except for the limited license explicitly granted to Company pursuant to
Section 17.2(b)(iii) below, the Company and the other Members are not granted any rights,
whether by implication or estoppel or otherwise, in or to any Member Independent Product of
another Member.
(ii)
Without limiting Section 17.2(b)(i) in any way, if a Member
voluntarily contributes any Member Independent Product for inclusion in a Collaborative
Product (as contemplated by Section 17.2(b)(iii) below), that Member remains the sole and
exclusive owner of all rights, title and interest (including, without limitation, all copyrights) in
and to that Member Independent Product as an independent copyright-protected work, including,
without limitation, the unfettered right to continue to use its Member Independent Product in any
way and at any time now or in the future.
(iii) Subject to Sections 17.2(b)(i) and (ii) above, and only to the extent
a Member voluntarily contributes its Member Independent Product for inclusion in a
Collaborative Product being developed during the Term of this Agreement, that contributing
Member hereby grants to the Company a non-exclusive, worldwide, royalty-free, perpetual, nontransferable license to use the specifically contributed Member Independent Product solely in the
resulting Collaborative Product; provided, however: (i) Company shall not remove or obfuscate
any copyright notice or other proprietary notices of the contributing Member; and (ii) the
Company must give the contribution Member full attribution for the Member Independent
Product which has been included in the Collaborative Product.
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(c)

Collaborative Products.

(i)
Subject to Sections 17.2(c)(i) and (ii) above, the Company will
automatically be the sole and exclusive owner of the copyright in and to each Collaborative
Product as an independent copyright-protected work.
(ii)
Company hereby grants to each Member that made a contribution
to a particular Collaborative Product (such contribution to be determined in accordance with U.S.
Copyright law) a non-exclusive, worldwide, royalty-free, perpetual, non-transferable (except as
permitted pursuant below in this Section 17.2(c)(ii)) license to use the Collaborative Products in
any way associated with the Member's business subject, however, to the following terms and
conditions:
(a)
The above license may not be assigned by Member to a
third party without the prior written consent of the Company; provided, however,
a "Change in Control" of a Member shall not require the consent of the Company
and will be considered a permissible assignment under this provision. "Change in
Control" means any sale of equity, merger, acquisition, consolidation, or sale of
all or substantially all of the assets of the Member or similar transaction or
reorganization of or involving the Member;
(b)
The above license may not be sublicensed by the Member
to a third party without the prior written consent of the Company; provided,
however, a Member may sublicense the Collaborative Product in the course of
Member's business including, without limitation, the distribution of the
Collaborative Product to third parties participating in any Member sponsored
programs or events.
(c)
The above license includes the right of the Member to
create derivative works of the Collaborative Product, subject, however, to the
following terms and conditions: (1) the Member will own the copyright in the
derivative work as an independent copyright-protected work; (2) deliver a copy of
the derivative work to Company, and (3) Member hereby grants to Company a
non-exclusive, worldwide, royalty-free, perpetual, non-transferable license to use
the derivative work in any way associated with the Company's business.
(d)

Grants.

(i)
In the event the Company enters into any grant agreement or
similar contract ("Grant Agreement") with any granting party, including without limitation any
governmental agency in the United States or in any other nation, or any philanthropic entity
("Granting Party") and such Grant Agreement has provisions which conflict with any of the
provisions of Section 17.2 (Copyright and Other IP Matters) or Section 17.3 (Confidential
Information) of this Agreement, then the following shall apply:
(a)
Company must give each Member notice and a copy of the
Grant Agreement before the Member commences its participate in any project
under the Grant Agreement;
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(b)
If a Member has received notice and a copy of the Grant
Agreement pursuant to the preceding subsection and that Member thereafter
participates in the development of any work project or any other work identified
by the Grant Agreement, then the Member is deemed to have agreed to the terms
of that Grant Agreement; and
(c)
Company will make commercially reasonable efforts to
segregate the development efforts of the Company and its Members related to the
Grant Agreement from unrelated projects of the Company in order to identify
work products that are subject to the terms of the Grant Agreement.
17.3

Confidential Information.
(a)

Definitions. The following terms shall have the following meanings:

(i)
"Confidential Information" means: (i) any and all nonpublic or
proprietary business, commercial or technical information of a Disclosing Party, whether in
written or verbal form, relating to its business, products, services, operations, financial status, or
technology; or (ii) any information marked or otherwise designated by a Disclosing Party as
confidential or proprietary; provided, however, if any information is disclosed by a Disclosing
Party in oral form, the Disclosing Party shall thereafter summarize it in writing and transmit it to the
Receiving Party within thirty (30) days of the oral disclosure otherwise such information shall no
longer be treated as "Confidential Information" after the expiration of such thirty (30) day period.
(ii)
"Disclosing Party" means any party to this Agreement that
discloses, or has disclosed on its behalf, Confidential Information to a Receiving Party.
(iii) "Receiving Party" means the party that receives Confidential
Information of the Disclosing Party
(b)
Member Confidential Information. In connection with the operations of
the Company, the Members ("Disclosing Members") may furnish to the other Members or the
Company certain Confidential Information of the Disclosing Member ("Member Confidential
Information"). It is agreed that all such Member Confidential Information provided by a
Disclosing Member remains the sole and exclusive property of that Disclosing Member, subject
only to a Receiving Party's right to exercise any license granted to it pursuant to the provisions of
Section 17.2 above.
(c)
Company Confidential Information. In connection with the operations
of the Company, the Company itself may also furnish to the Members certain Confidential
Information of the Company ("Company Confidential Information"). It is agreed that all such
Company Confidential Information provided by the Company, as a Disclosing Party, remains the
sole and exclusive property of the Company, subject only to a Receiving Party's right to exercise
any license granted to it pursuant to the provisions of Section 17.2 above.
(d)
Duty of Confidentiality. Subject to a Receiving Party's right to exercise
any license granted to it pursuant to the provisions of Section 17.2 above, if a Member or the
Company receives Confidential Information of a Disclosing Party, the Receiving Party will
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retain all Confidential Information of a Disclosing Party on a confidential basis and not use any
such Confidential Information for any purpose except to further the Business and accomplish the
Company's purpose and goals, as set forth in Sections 1.3 and 1.4, respectively.
(e)
Member Termination. Subject to a Receiving Party's right to exercise
any license granted to it pursuant to the provisions of Section 17.2 above, on the withdrawal or
removal of any Member for any reason (a "Terminating Member"), the Terminating Member
will promptly return, or destroy and confirm such destruction in writing, to the Company and
other Members, all such Confidential Information received from a Disclosing Party under this
Agreement and all such Confidential Information in its possession, or in the possession of its
employees, agents, or representatives.
(f)
Applicability. This covenant of confidentiality applies to all data,
whether in written, electronic, or other form.
17.4 Termination of Affiliation Agreement. The Founding Member and certain of
the initial Founding and Provider Members are parties to an Affiliation Agreement, dated
May __, 2013 (the "Affiliation Agreement"). Execution of a counterpart of this Agreement by
any Member, who is also a party to the Affiliation Agreement, will be deemed a termination of
the Affiliation Agreement as to that Member.
17.5

Nonsolicitation/Nondisparagement.

(a)
The Members agree that they will not (i) induce any Company employee
or consultant to leave the employment of Company or to stop consulting with Company; or (ii)
directly or indirectly hire or use the services of any full-time Company employee, without
Company's prior written consent. The Members further agree that they will not directly or
indirectly aid others in doing anything they are prohibited from doing themselves under this
paragraph. The term "Company employee" includes any then current employee of Company or
any person who has left the employ of Company within the then previous six months, unless
terminated by Company.
(b)
The Members and the Company, its Managers, officers, agents, and
employees, agree that they will not make any disparaging statements relating to the services or
business of the other, or with respect to the managers, directors, officers, agents, or employees of
the other, during the period they are Members and for six months thereafter.
17.6 Assignment. Neither this Agreement nor any of the rights, interests, or
obligations under this Agreement may be assigned by any party without the Approval of the
Members.
17.7 No Third-Party Beneficiaries. Nothing in this Agreement, express or implied, is
intended or will be construed to confer on any person, other than the Company and the Members,
any right, remedy, or claim under or with respect to this Agreement.
17.8 Notices. All notices and other communications under this Agreement must be in
writing and will be deemed to have been given if delivered personally, sent by facsimile (with
confirmation), mailed by certified mail, or delivered by an overnight delivery service (with
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confirmation) to the parties at the following addresses or facsimile numbers (or at such other
address or facsimile number as a party may designate by like notice to the other parties):
If to the Company, the notice must be provided as follows:
[address]
Attention: ______________________
Facsimile No.: __________________
With a copy to:
William S. Manne
Miller Nash LLP
111 S.W. Fifth Avenue, Suite 3400
Portland, Oregon 97204
If to a Member, the notice must be provided using the address for the Member set
forth on Exhibit A.
Any notice or other communication will be deemed to be given (a) on the date of
personal delivery, (b) at the expiration of the fifth day after the date of deposit in the United
States mail, or (c) on the date of confirmed delivery by facsimile or overnight delivery service.
17.9 Amendments. This Agreement and the Company's Articles of Organization may
be amended only by an instrument in writing executed by the Company and a Supermajority of
the Voting Members; provided, however, that this Agreement or the Articles of Organization, as
applicable, shall not be amended without the approval or consent of each Member adversely
affected if such amendment would (i) modify the limited liability of a Member,
(ii) disproportionately alter the interest of a Member in income, gain, loss, deduction or other
items allocable to the Member or any distributions allocable to the Member, or (iii) alter the
capital contributions required to be made by the Member.
17.10 Counterparts. This Agreement may be executed in counterparts, each of which
will be considered an original and all of which together will constitute one and the same
agreement.
17.11 Facsimile Signatures. Facsimile transmission of any signed original document,
and retransmission of any signed facsimile transmission, will be the same as delivery of an
original. At the request of any party, the parties will confirm facsimile transmitted signatures by
signing an original document.
17.12 Further Assurances. Each party agrees (a) to execute and deliver such other
documents and (b) to do and perform such other acts and things, as any other party may
reasonably request, to carry out the intent and accomplish the purposes of this Agreement.
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17.13 Waiver. Any provision or condition of this Agreement may be waived at any
time, in writing, by the party entitled to the benefit of such provision or condition. Waiver of
any breach of any provision will not be a waiver of any succeeding breach of the provision or a
waiver of the provision itself or any other provision. Failure of the Company or any Member to
pursue any remedy available at law or under this Agreement will not constitute a waiver of any
rights of the Company or the Member, as applicable, whether under this Agreement or otherwise.
17.14 Governing Law. This Agreement will be governed by and construed in
accordance with the laws of the state of Oregon, without regard to conflict-of-laws principles.
17.15 Attorney Fees. If any arbitration, suit, or action is instituted to interpret or
enforce the provisions of this Agreement, to rescind this Agreement, or otherwise with respect to
the subject matter of this Agreement, the party prevailing on an issue will be entitled to recover
with respect to such issue, in addition to costs, reasonable attorney fees incurred in the
preparation, prosecution, or defense of such arbitration, suit, or action as determined by the
arbitrator or trial court, and if any appeal is taken from such decision, reasonable attorney fees as
determined on appeal.
17.16 Arbitration. Any dispute, controversy, or claim arising out of or relating to this
Agreement will be resolved exclusively by arbitration, which, unless the parties agree otherwise
in writing, will be administered by the Arbitration Service of Portland, Inc. The parties agree
that the number of arbitrators will be one, and such arbitrator will be appointed in accordance
with the Rules of the Arbitration Service of Portland, Inc. The place of arbitration will be
Multnomah County, Oregon. The award rendered by the arbitrator will be final, binding, and
nonappealable, and judgment may be entered on the award in any court having jurisdiction. The
parties may endeavor to resolve disputes by mediation at any time as they may agree, provided,
however, that resolution of disputes by mediation is not required prior to initiating resolution of
disputes by arbitration. Notwithstanding anything to the contrary in this paragraph, either party
may, without waiving any remedy under this Agreement, seek temporary or provisional equitable
relief to enforce the terms of this Agreement pending the appointment of the arbitrator (or
pending the arbitrator's determination of the merits of the controversy). The parties agree that
any court sitting in Multnomah County, Oregon, will have jurisdiction with respect to such
claims for equitable relief. Each party will pay for its own costs and attorney fees, if any,
provided that the prevailing party will be entitled to an award of all its arbitration fees and costs
and attorney fees and costs, including expert witness fees.
17.17 Injunctive and Other Equitable Relief. The parties agree that the remedy at law
for any breach or threatened breach by a party may, by its nature, be inadequate, and that the
other parties will be entitled, in addition to damages, to a restraining order, temporary and
permanent injunctive relief, specific performance, and other appropriate equitable relief, without
showing or proving that any monetary damage has been sustained.
17.18 Venue. Any action or proceeding seeking to enforce any provision of, or based
on any right arising out of, this Agreement will be brought against any of the parties in any court
sitting in Multnomah County, Oregon, and each of the parties consents to the jurisdiction of such
courts (and of the appropriate appellate courts) in any such action or proceeding and waives any
objection to such venue.
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17.19 Exhibits. The exhibits referenced in this Agreement, as amended, are part of this
Agreement as if fully set forth in this Agreement.
17.20 Severability. If any provision of this Agreement is invalid or unenforceable in
any respect for any reason, the validity and enforceability of such provision in any other respect
and of the remaining provisions of this Agreement will not be in any way impaired.
17.21 Entire Agreement. This Agreement (including the documents and instruments
referred to in this Agreement) constitutes the entire agreement and understanding of the parties
with respect to the subject matter of this Agreement and supersedes all prior understandings and
agreements, whether written or oral, among the parties with respect to such subject matter.
[signature page(s) follow]
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The parties enter into this Agreement as of the date first written above.
MEMBERS:

COMPANY:

Robison Jewish Home, Member

Housing with Services, LLC

By: /s/
[name]
[title]

By: /s/
[name]
[title]

Care Oregon, Member
By: /s/
[name]
[title]
____________________, Member
By: /s/
[name]
[title]
____________________, Member
By: /s/
[name]
[title]
____________________, Member
By: /s/
[name]
[title]
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____________________, Member
By: /s/
[name]
[title]
____________________, Member
By: /s/
[name]
[title]
____________________, Member
By: /s/
[name]
[title]
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EXHIBIT A
SCHEDULE OF NAMES, ADDRESSES, MEMBERSHIP CLASS, AND
MEMBERSHIP PERCENTAGE OF EACH MEMBER
Member's Name

Address

Class of
Membership

Robison Jewish
Home

Special Member

Care Oregon

Founding
Member

Membership
Percentage

Section
4.4(b)(i)
Limitation

Founding
Member
Founding
Member
Founding
Member
Founding
Member
Provider Member
Provider Member
Provider Member
Provider Member
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EXHIBIT B
FORM OF SERVICES AGREEMENT
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EXHIBIT C
INITIAL CAPITAL CONTRIBUTIONS

Member's Name

Capital Contribution

Gross Asset Value of
Contributed Property (and any
related liabilities)

Robison Jewish Home
Care Oregon
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EXHIBIT D
ADDITIONAL DEFINITIONS FOR THE AGREEMENT
(a)
"Allocation Period" means a fiscal year of the Company or other fiscal
period for which the Company allocates Profits, Losses, and other items of Company income,
gain, loss, or deduction pursuant to Section 5 of the Agreement.
(b)
"Capital Account" means the account maintained for each Voting Member
pursuant to Section 13.5 of the Agreement.
(c)

"Code" means the Internal Revenue Code of 1986, as amended from time

to time.
(d)
"Depreciation" means, for each Allocation Period, an amount equal to the
depreciation, amortization, or other cost-recovery deduction allowable for federal income tax
purposes with respect to an asset for that Allocation Period, but if the Gross Asset Value of an
asset differs from its adjusted basis for federal income tax purposes at the beginning of the
Allocation Period, Depreciation means an amount that bears the same ratio to the beginning
Gross Asset Value as the federal income tax depreciation, amortization, or other cost-recovery
deduction for the Allocation Period bears to the beginning adjusted tax basis; however, if the
adjusted basis for federal income tax purposes of an asset at the beginning of the Allocation
Period is zero, Depreciation will be determined with reference to the beginning Gross Asset
Value using any reasonable method selected by the Manager.
(e)
"Gross Asset Value" means, with respect to any asset, the asset's adjusted
basis for federal income tax purposes, except as follows:
(i)
The initial Gross Asset Value of any asset contributed by a
Member to the Company will be the gross fair market value of that asset, as determined by the
contributing Member and the Manager, provided, however, that (i) the initial Gross Asset Values
of the assets contributed to the Company pursuant to Section 2.1 will be as set forth in
Appendix B to this Agreement, and (ii) if the contributing Member is a Manager, the
determination of the fair market value of a contributed asset will require Approval of the
Members;
(ii)
The Gross Asset Values of all Company assets will be adjusted to
equal their respective gross fair market values, as reasonably determined by the Manager, as of
the following times:
(a)
the acquisition of an additional interest in the Company by
any new or existing Member in exchange for more than a de minimis capital
contribution or money or property;
(b)
the grant of an interest in the Company (other than a de
minimis interest) as consideration for the provision of services to or for the
benefit of the Company by an existing Member (acting in a Member capacity) or
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by a new Member (acting in a Member capacity or in anticipation of being a
Member);
(c)
the distribution by the Company to a Member of more than
a de minimis amount of money or property as consideration for all or a portion of
a membership interest in the Company; and
(d)
the liquidation of the Company within the meaning of
Treasury Regulation §1.704-1(b)(2)(ii)(g).
However, adjustments pursuant to clauses (i) through (iii) above will be made only if the Board
reasonably determines that the adjustments are necessary or appropriate to reflect the relative
economic interests of the Voting Members in the Company;
(iii) The Gross Asset Value of any Company asset distributed to any
Voting Member will be adjusted to equal the gross fair market value of the asset on the date of
distribution (taking into account the requirements of IRC §7701(g), dealing with clarification of
the fair market value of property that is subject to nonrecourse indebtedness) as determined by
the distributee and the Board, provided, however, that if the distributee is a Manager, the
determination of the fair market value of the distributed asset will require Approval of the
Members; and
(iv)
The Gross Asset Values of Company assets will be increased (or
decreased) to reflect any adjustments to the adjusted basis of the assets pursuant to IRC §734(b)
or §743(b), but only to the extent that those adjustments are required to be taken into account in
determining Capital Accounts pursuant to Treasury Regulation §1.704-1(b)(2)(iv)(m); however,
the Gross Asset Values will not be adjusted pursuant to this paragraph (d) of this definition to the
extent that the Manager reasonably determines that an adjustment pursuant to paragraph (b) of
this definition is necessary or appropriate in connection with a transaction that would otherwise
result in an adjustment pursuant to this paragraph (d).
If the Gross Asset Value of an asset has been determined or adjusted pursuant to
paragraph (a), (b), or (d) of this definition, the Gross Asset Value will thereafter be adjusted by
Depreciation taken into account with respect to the asset for purposes of computing Profits or
Losses.
(f)
"Net Contribution" means total contributions to the Company by a Voting
Member, minus that Voting Member's total distributions from the Company.
(g)
"Profits" and "Losses" means, for each Allocation Period, an amount equal
to the Company's taxable income or loss for such Allocation Period, determined in accordance
with IRC §703(a) (for this purpose, all items of income, gain, loss, or deduction required to be
stated separately pursuant to IRC §703(a)(1) will be included in taxable income or loss), with the
following adjustments (without duplication):
(i)
Any income of the Company that is exempt from federal income
taxation and that is not otherwise taken into account in computing Profits or Losses pursuant to
this definition will be added to the taxable income or loss;
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(ii)
Any expenditures of the Company described in IRC §705(a)(2)(B)
or treated as IRC §705(a)(2)(B) expenditures pursuant to Treasury Regulation §1.7041(b)(2)(iv)(i), and that are not otherwise taken into account in computing Profits or Losses
pursuant to this definition will be subtracted from the taxable income or loss;
(iii) If the Gross Asset Value of any Company asset is adjusted
pursuant to paragraph (b) or (c) of the definition of Gross Asset Value, the amount of that
adjustment will be taken into account as gain or loss from the disposition of the asset for
purposes of computing Profits or Losses;
(iv)
Gain or loss resulting from any disposition of any Company asset
with respect to which gain or loss is recognized for federal income tax purposes will be
computed by reference to the Gross Asset Value of the asset disposed of by the Company,
notwithstanding that the adjusted tax basis of the asset differs from its Gross Asset Value;
(v)
In lieu of the depreciation, amortization, and other cost-recovery
deductions taken into account in computing the taxable income or loss, Depreciation will be
taken into account for the Allocation Period, computed as provided in the definition of
Depreciation; and
(vi)
To the extent that an adjustment to the adjusted tax basis of any
Company asset pursuant to IRC §734(b) is required, pursuant to Treasury Regulation §1.7041(b)(2)(iv)(m)(4), to be taken into account in determining Capital Accounts as a result of a
distribution other than in complete liquidation of a Member's interest in the Company, the
amount of that adjustment will be treated as an item of gain (if the adjustment increases the basis
of the asset) or loss (if the adjustment decreases the basis of the asset) from the disposition of the
asset and will be taken into account for purposes of computing Profits or Losses.
(h)
"Special Member Net Preferred Contribution" means, at any given time,
the positive difference, if any, between the Special Member's Net Contribution and
$__________________ [insert the contribution amount required to be a Founding
Member]. [NOTE TO DRAFT: Need visibility to the amount of contributions by Special
Member that will be treated as Net Preferred Contributions and amount treated as a
Capital Contribution on par with other Voting Members.]
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Housing With Services Consortium
Pro-forma Service Package Budget
Based on Projected Costs and Revenue of 12 Months Ending June 30, 2015

Revenue
Per member per month fee
Per member per month revenue
Expenses
Labor
Health Navigator
Care Coordinators / RN
Staffing Development Coordinator- P/T
Subtotal Labor Cost
Employee Benefits
Employer Taxes (& Workers Comp)
Total Labor and Benefits
Program Services Expense
Nutritional counseling, meal planning
Medication review & consultation
Fitness activities
Translation, cult. adaptation & consulting
Transportation
Resident involvement support
Housing Stabilization
Resident requested services
Total Program Services Expense
Supplies and Expenses
Client related supplies
Medical Supplies
Miscellaneous
Office Supplies
Printing and Reproductions
Contingency
Total Supplies and Expenses
Total Expenses
Percent of PMPM Revenue
Average Per Enrollee

Home Forward Board of Commissioners
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450 to 549
Enrolees

600 to 675
Enrolees

1000 to 1100
Enrolees

$108.00

$94.00

$71.20

$652,756.32

$749,386.80

$938,700.80

60,000
55,000
33,280

80,000
82,500
33,280

120,000
110,000
33,280

148,280
25,208
18,238
370,962

195,780
33,283
24,081
424,977

263,280
44,758
32,383
513,972

12,225
5,135
12,225
14,670
5,868
5,868
26,895
12,225
95,111

16,125
6,773
16,125
19,350
7,740
7,740
35,475
16,125
125,453

26,667
11,200
26,667
32,000
12,800
12,800
58,667
26,667
207,467

360
3,600
330
2,400
1,565
4,793
13,048
479,121

360
3,600
330
2,400
1,556
4,887
13,133
563,563

360
3,600
330
2,400
1,550
5,140
13,380
734,819

73.4%

75.2%

78.3%

$82

$73

$57
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Housing With Services Consortium
450 Member Pro-forma Operating Statement
12 Months Ending June 30, 2015
July 2014
Month 1

Revenue
Enrollees

450

Per member per month revenue
Service provider rent

$108.00

Total Revenue

August
2014 Month Sept. 2014
2
Month 3
450

450

Oct. 2014
Month 4

Nov. 2014
Month 5

Dec. 2014
Month 6

Jan. 2015
Month 7

Feb. 2015
Month 8

472.5

472.5

495

495

495

April
March 2015 2015Month
Month 9
10

May 2015
Month 11

June 2015
Month 12
549

506.25

506.25

526.5

First Year
Operating
Results

50,058
$4,436

50,058
$4,436

50,058
$4,436

52,561
$4,436

52,561
$4,436

55,064
$4,436

55,064
$4,436

55,064
$4,436

56,315
$4,436

56,315
$4,436

58,568
$4,436

61,071
$4,436

$652,756
$53,235

$54,494

$54,494

$54,494

$56,997

$56,997

$59,500

$59,500

$59,500

$60,752

$60,752

$63,004

$65,507

$705,991

6,187
3,750
5,000
4,583
2,773

6,187
3,750
5,000
4,583
2,773

6,187
3,750
5,000
4,583
2,773

6,187
3,750
5,000
4,583
2,773

6,187
3,750
5,000
4,583
2,773

6,187
3,750
5,000
4,583
2,773

6,187
3,750
5,000
4,583
2,773

6,187
3,750
5,000
4,583
2,773

6,187
3,750
5,000
4,583
2,773

6,187
3,750
5,000
4,583
2,773

6,187
3,750
5,000
4,583
2,773

6,187
3,750
5,000
4,583
2,773

74,240
45,000
60,000
55,000
33,280

2,513

2,513

2,513

2,513

2,513

2,513

2,513

2,513

2,513

2,513

2,513

2,513

30,160

24,807
4,217
3,051
32,075

24,807
2,950
3,051
30,808

24,807
2,950
3,051
30,808

24,807
2,950
3,051
30,808

24,807
2,950
3,051
30,808

24,807
2,950
3,051
30,808

24,807
2,950
3,051
30,808

24,807
2,950
3,051
30,808

24,807
2,950
3,051
30,808

24,807
2,950
3,051
30,808

24,807
2,950
3,051
30,808

24,807
2,950
3,051
30,808

297,680
36,667
36,615
370,962

938
394
938
1,125
450
450
2,063
938
7,294

938
394
938
1,125
450
450
2,063
938
7,294

938
394
938
1,125
450
450
2,063
938
7,294

984
413
984
1,181
473
473
2,166
984
7,658

984
413
984
1,181
473
473
2,166
984
7,658

1,031
433
1,031
1,238
495
495
2,269
1,031
8,023

1,031
433
1,031
1,238
495
495
2,269
1,031
8,023

1,031
433
1,031
1,238
495
495
2,269
1,031
8,023

1,055
443
1,055
1,266
506
506
2,320
1,055
8,205

1,055
443
1,055
1,266
506
506
2,320
1,055
8,205

1,097
461
1,097
1,316
527
527
2,413
1,097
8,534

1,144
480
1,144
1,373
549
549
2,516
1,144
8,898

12,225
5,135
12,225
14,670
5,868
5,868
26,895
12,225
95,111

Expenses
Labor
Program Director
Health and Housing Administrator
Health Navigator
Care Coordinators / RN
Staffing Development Coordinator- P/T
Receptionist/Coordinator
Subtotal Labor Cost
Employee Benefits
Employer Taxes (& Workers Comp)
Total Labor and Benefits
Program Services Expense
Nutritional counseling, meal planning
Medication review & consultation
Fitness activities
Translation, cult. adaptation & consulting
Transportation
Resident involvement support
Housing Stabilization
Resident requested services
Total Program Services Expense
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Housing With Services Consortium
450 Member Pro-forma Operating Statement
12 Months Ending June 30, 2015
July 2014
Month 1

August
2014 Month Sept. 2014
2
Month 3

Oct. 2014
Month 4

Nov. 2014
Month 5

Dec. 2014
Month 6

Jan. 2015
Month 7

Feb. 2015
Month 8

April
March 2015 2015Month
Month 9
10

May 2015
Month 11

June 2015
Month 12

First Year
Operating
Results

Supplies and Expenses
Administrative Cost
Bank charges
Client related supplies
Dues and Subscriptions
Equipment Lease
IT Expense
Liability Insurance
Licenses and Permits
Management Training
Marketing
Maintenance and Repairs
Medical Supplies
Miscellaneous
Office Supplies
Postage
Printing and Reproductions
Contingency
Professional Fees - Legal and Other
Housekeeping
Utilities
Rent
Telephone
Total Supplies and Expenses
Total Expenses
Net Operating Income

3,150
160
30
100
60
1,563
1,150
100
400
750
138
300
55
400
200
250
795
5,300
475
1,150
4,221
450
21,196
60,565
$(6,071)

3,150
160
30
100
60
1,563
1,150
100
400
750
138
300
55
400
200
250
795
1,300
250
1,150
4,221
450
16,971
55,073
$(578)

3,150
160
30
100
60
1,563
1,150
100
400
750
138
300
55
400
200
250
795
1,300
250
1,150
4,221
450
16,971
55,073
$(578)

3,173
160
30
100
60
1,591
1,150
100
400
750
143
300
55
400
200
256
797
1,300
250
1,150
4,221
450
17,036
55,502
$1,495

3,173
160
30
100
60
1,591
1,150
100
400
750
143
300
55
400
200
256
797
1,300
250
1,150
4,221
450
17,036
55,502
$1,495

3,195
160
30
100
60
1,619
1,150
100
400
750
149
300
55
400
200
263
800
1,300
250
1,150
4,221
450
17,101
55,931
$3,569

3,195
160
30
100
60
1,619
1,150
100
400
750
149
300
55
400
200
263
800
1,300
250
1,150
4,221
450
17,101
55,931
$3,569

3,195
160
30
100
60
1,619
1,150
100
400
750
149
300
55
400
200
263
800
1,300
250
1,150
4,221
450
17,101
55,931
$3,569

3,206
160
30
100
60
1,633
1,150
100
400
750
152
300
55
400
200
266
801
1,300
250
1,150
4,221
450
17,133
56,146
$4,605

3,206
160
30
100
60
1,633
1,150
100
400
750
152
300
55
400
200
266
801
1,300
250
1,150
4,221
450
17,133
56,146
$4,605

3,227
160
30
100
60
1,658
1,150
100
400
750
157
300
55
400
200
271
803
1,300
250
1,150
4,221
450
17,191
56,533
$6,471

3,249
160
30
100
60
1,686
1,150
100
400
750
162
300
55
400
200
278
805
1,300
250
1,150
4,221
450
17,256
56,962
$8,545

38,268
1,920
360
1,200
720
19,335
13,800
1,200
4,800
9,000
1,767
3,600
660
4,800
2,400
3,130
9,587
19,600
3,225
13,800
50,652
5,400
209,224
675,296
$30,695

Depreciation
Net Income Before Grant Revenue
Pilot grants funding allocation
Net Surplus or Deficit
Cash Basis Analysis
Required Beginning Cash Balance
Add Back
Depreciation
Prepaid Expense Allocation
Deduct
Increase in Accounts Receivable

1250
$(7,321)
$11,000
$3,679

1250
$(1,828)
$11,000
$9,172

1250
$(1,828)
$11,000
$9,172

1250
$245
$11,000
$11,245

1250
$245
$6,500
$6,745

1250
$2,319
$6,500
$8,819

1250
$2,319
$6,500
$8,819

1250
$2,319
$6,500
$8,819

1250
$3,355
$6,500
$9,855

1250
$3,355
$6,500
$9,855

1250
$5,221
$6,500
$11,721

1250
$7,295
$6,500
$13,795

15000
$15,695
$96,000
$111,695

1,250

1,250

1,250

1,250

1,250

1,250

1,250

1,250

1,250

1,250

1,250

1,250

15,000

833

833

833

833

833

833

833

833

833

833

833

833

9,996

$11,255
$116,878

$11,255
$128,132

$13,328
$141,461

$8,828
$150,289

$24,402
$174,690

$10,902
$185,592

$10,902
$196,493

$11,938
$208,432

$11,938
$220,370

$13,804
$234,174

$15,878
$250,052

$95,697
$250,052

$154,355

Increase/(decrease)
Projected Ending Cash Balance
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Housing With Services Consortium
600 Member Pro-forma Operating Statement
12 Months Ending June 30, 2015
August
July 2014 2014 Month Sept. 2014
2
Month 1
Month 3

Revenue
Enrollees

600

Per member per month revenue
Service provider rent

$94.00

Total Revenue

600

600

Oct. 2014
Month 4

Nov. 2014
Month 5

Dec. 2014
Month 6

Jan. 2015
Month 7

630

630

660

660

April
Feb. 2015 March 2015 2015Month
10
Month 8
Month 9
660

675

675

May 2015
Month 11

June 2015
Month 12

675

675

First Year
Operating
Results

$58,092
4,436

$58,092
4,436

$58,092
4,436

$60,997
4,436

$60,997
4,436

$63,901
4,436

$63,901
4,436

$63,901
4,436

$65,354
4,436

$65,354
4,436

$65,354
4,436

$65,354
4,436

$749,387
53,235

$62,528

$62,528

$62,528

$65,433

$65,433

$68,337

$68,337

$68,337

$69,790

$69,790

$69,790

$69,790

$802,622

6,187
3,750
6,667
6,875
2,773

6,187
3,750
6,667
6,875
2,773

6,187
3,750
6,667
6,875
2,773

6,187
3,750
6,667
6,875
2,773

6,187
3,750
6,667
6,875
2,773

6,187
3,750
6,667
6,875
2,773

6,187
3,750
6,667
6,875
2,773

6,187
3,750
6,667
6,875
2,773

6,187
3,750
6,667
6,875
2,773

6,187
3,750
6,667
6,875
2,773

6,187
3,750
6,667
6,875
2,773

6,187
3,750
6,667
6,875
2,773

74,240
45,000
80,000
82,500
33,280

2,513

2,513

2,513

2,513

2,513

2,513

2,513

2,513

2,513

2,513

2,513

2,513

30,160

28,765
4,890
3,538
37,193

28,765
2,950
3,538
35,253

28,765
2,950
3,538
35,253

28,765
2,950
3,538
35,253

28,765
2,950
3,538
35,253

28,765
2,950
3,538
35,253

28,765
2,950
3,538
35,253

28,765
2,950
3,538
35,253

28,765
2,950
3,538
35,253

28,765
2,950
3,538
35,253

28,765
2,950
3,538
35,253

28,765
2,950
3,538
35,253

345,180
37,340
42,457
424,977

1,250
525
1,250
1,500
600
600
2,750
1,250
9,725

1,250
525
1,250
1,500
600
600
2,750
1,250
9,725

1,250
525
1,250
1,500
600
600
2,750
1,250
9,725

1,313
551
1,313
1,575
630
630
2,888
1,313
10,211

1,313
551
1,313
1,575
630
630
2,888
1,313
10,211

1,375
578
1,375
1,650
660
660
3,025
1,375
10,698

1,375
578
1,375
1,650
660
660
3,025
1,375
10,698

1,375
578
1,375
1,650
660
660
3,025
1,375
10,698

1,406
591
1,406
1,688
675
675
3,094
1,406
10,941

1,406
591
1,406
1,688
675
675
3,094
1,406
10,941

1,406
591
1,406
1,688
675
675
3,094
1,406
10,941

1,406
591
1,406
1,688
675
675
3,094
1,406
10,941

16,125
6,773
16,125
19,350
7,740
7,740
35,475
16,125
125,453

Expenses
Labor
Program Director
Health and Housing Administrator
Health Navigator
Care Coordinators / RN
Staffing Development Coordinator- P/T
Receptionist/Coordinator
Subtotal Labor Cost
Employee Benefits
Employer Taxes (& Workers Comp)
Total Labor and Benefits
Program Services Expense
Nutritional counseling, meal planning
Medication review & consultation
Fitness activities
Translation, cult. adaptation & consulting
Transportation
Resident involvement support
Housing Stabilization
Resident requested services
Total Program Services Expense
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Housing With Services Consortium
600 Member Pro-forma Operating Statement
12 Months Ending June 30, 2015
August
July 2014 2014 Month Sept. 2014
2
Month 1
Month 3

Oct. 2014
Month 4

Nov. 2014
Month 5

Dec. 2014
Month 6

Jan. 2015
Month 7

April
Feb. 2015 March 2015 2015Month
10
Month 8
Month 9

May 2015
Month 11

June 2015
Month 12

First Year
Operating
Results

Supplies and Expenses
Administrative Cost
Bank charges
Client related supplies
Dues and Subscriptions
Equipment Lease
IT Expense
Liability Insurance
Licenses and Permits
Management Training
Marketing
Maintenance and Repairs
Medical Supplies
Miscellaneous
Office Supplies
Postage
Printing and Reproductions
Contingency
Professional Fees - Legal and Other
Housekeeping
Utilities
Rent
Telephone
Total Supplies and Expenses
Total Expenses
Net Operating Income

3,300
160
30
100
60
1,750
1,150
100
400
750
175
300
55
400
200
250
810
5,300
550
1,150
4,221
450
21,661
68,579
$(6,051)

3,300
160
30
100
60
1,750
1,150
100
400
750
175
300
55
400
200
250
810
1,300
550
1,150
4,221
450
17,661
62,639
$(111)

3,300
160
30
100
60
1,750
1,150
100
400
750
175
300
55
400
200
250
810
1,300
550
1,150
4,221
450
17,661
62,639
$(111)

3,330
160
30
100
60
1,788
1,150
100
400
750
183
300
55
400
200
256
813
1,300
565
1,150
4,221
450
17,760
63,225
$2,208

3,330
160
30
100
60
1,788
1,150
100
400
750
183
300
55
400
200
256
813
1,300
565
1,150
4,221
450
17,760
63,225
$2,208

3,360
160
30
100
60
1,825
1,150
100
400
750
190
300
55
400
200
263
816
1,300
580
1,150
4,221
450
17,860
63,810
$4,527

3,360
160
30
100
60
1,825
1,150
100
400
750
190
300
55
400
200
263
816
1,300
580
1,150
4,221
450
17,860
63,810
$4,527

3,360
160
30
100
60
1,825
1,150
100
400
750
190
300
55
400
200
263
816
1,300
580
1,150
4,221
450
17,860
63,810
$4,527

3,375
160
30
100
60
1,844
1,150
100
400
750
194
300
55
400
200
266
818
1,300
588
1,150
4,221
450
17,909
64,103
$5,687

3,375
160
30
100
60
1,844
1,150
100
400
750
194
300
55
400
200
266
818
1,300
588
1,150
4,221
450
17,909
64,103
$5,687

3,375
160
30
100
60
1,844
1,150
100
400
750
194
300
55
400
200
266
818
1,300
588
1,150
4,221
450
17,909
64,103
$5,687

3,375
160
30
100
60
1,844
1,150
100
400
750
194
300
55
400
200
266
818
1,300
588
1,150
4,221
450
17,909
64,103
$5,687

40,140
1,920
360
1,200
720
21,675
13,800
1,200
4,800
9,000
2,235
3,600
660
4,800
2,400
3,113
9,774
19,600
6,870
13,800
50,652
5,400
217,719
768,148
$34,474

Depreciation
Net Income Before Grant Revenue
Pilot grants funding allocation
Net Surplus or Deficit
Cash Basis Analysis
Required Beginning Cash Balance
Add Back
Depreciation
Prepaid Expense Allocation
Deduct
Increase in Accounts Receivable

1250
$(7,301)
$11,000
$3,699

1250
$(1,361)
$11,000
$9,639

1250
$(1,361)
$11,000
$9,639

1250
$958
$11,000
$11,958

1250
$958
$6,500
$7,458

1250
$3,277
$6,500
$9,777

1250
$3,277
$6,500
$9,777

1250
$3,277
$6,500
$9,777

1250
$4,437
$6,500
$10,937

1250
$4,437
$6,500
$10,937

1250
$4,437
$6,500
$10,937

1250
$4,437
$6,500
$10,937

15000
$19,474
$96,000
$115,474

1,250

1,250

1,250

1,250

1,250

1,250

1,250

1,250

1,250

1,250

1,250

1,250

15,000

833

833

833

833

833

833

833

833

833

833

833

833

9,996

$154,355

Increase/(decrease)
Projected Ending Cash Balance
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(62,528)
$(56,746)
$97,609

13,500
$11,722
$109,331

$11,722
$121,053

$14,041
$135,094

$9,541
$144,636

$25,360
$169,996

(49,028)
$11,860
$181,856

$11,860
$193,717

$13,020
$206,737

$13,020
$219,757

$13,020
$232,777

$13,020
$245,796
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Housing With Services Consortium
1000 Member Pro-forma Operating Statement
12 Months Ending June 30, 2015
July 2014
Month 1

Revenue
Enrollees

1000

Per member per month revenue
Service provider rent

$71.20

August
2014 Month Sept. 2014
2
Month 3
1000

1000

Oct. 2014
Month 4

Nov. 2014
Month 5

Dec. 2014
Month 6

Jan. 2015
Month 7

1050

1050

1100

1100

April
Feb. 2015 March 2015 2015Month
Month 8
Month 9
10
1100

1100

1100

May 2015
Month 11

June 2015
Month 12

1100

1100

First Year
Operating
Results

73,336
$4,436

73,336
$4,436

73,336
$4,436

77,003
$4,436

77,003
$4,436

80,670
$4,436

80,670
$4,436

80,670
$4,436

80,670
$4,436

80,670
$4,436

80,670
$4,436

80,670
$4,436

938,701
$53,235

$77,772

$77,772

$77,772

$81,439

$81,439

$85,106

$85,106

$85,106

$85,106

$85,106

$85,106

$85,106

$991,936

7,083
3,750
10,000
9,167
2,773

7,083
3,750
10,000
9,167
2,773

7,083
3,750
10,000
9,167
2,773

7,083
3,750
10,000
9,167
2,773

7,083
3,750
10,000
9,167
2,773

7,083
3,750
10,000
9,167
2,773

7,083
3,750
10,000
9,167
2,773

7,083
3,750
10,000
9,167
2,773

7,083
3,750
10,000
9,167
2,773

7,083
3,750
10,000
9,167
2,773

7,083
3,750
10,000
9,167
2,773

7,083
3,750
10,000
9,167
2,773

85,000
45,000
120,000
110,000
33,280

2,513

2,513

2,513

2,513

2,513

2,513

2,513

2,513

2,513

2,513

2,513

2,513

30,160

Subtotal Labor Cost
Employee Benefits
Employer Taxes (& Workers Comp)
Total Labor and Benefits

35,287
5,999
4,340
45,626

35,287
2,950
4,340
42,577

35,287
2,950
4,340
42,577

35,287
2,950
4,340
42,577

35,287
2,950
4,340
42,577

35,287
2,950
4,340
42,577

35,287
2,950
4,340
42,577

35,287
2,950
4,340
42,577

35,287
2,950
4,340
42,577

35,287
2,950
4,340
42,577

35,287
2,950
4,340
42,577

35,287
2,950
4,340
42,577

423,440
38,449
52,083
513,972

Program Services Expense
Nutritional counseling, meal planning
Medication review & consultation
Fitness activities
Translation, cult. adaptation & consulting
Transportation
Resident involvement support
Housing Stabilization
Resident requested services
Total Program Services Expense

2,083
875
2,083
2,500
1,000
1,000
4,583
2,083
16,208

2,083
875
2,083
2,500
1,000
1,000
4,583
2,083
16,208

2,083
875
2,083
2,500
1,000
1,000
4,583
2,083
16,208

2,188
919
2,188
2,625
1,050
1,050
4,813
2,188
17,019

2,188
919
2,188
2,625
1,050
1,050
4,813
2,188
17,019

2,292
963
2,292
2,750
1,100
1,100
5,042
2,292
17,829

2,292
963
2,292
2,750
1,100
1,100
5,042
2,292
17,829

2,292
963
2,292
2,750
1,100
1,100
5,042
2,292
17,829

2,292
963
2,292
2,750
1,100
1,100
5,042
2,292
17,829

2,292
963
2,292
2,750
1,100
1,100
5,042
2,292
17,829

2,292
963
2,292
2,750
1,100
1,100
5,042
2,292
17,829

2,292
963
2,292
2,750
1,100
1,100
5,042
2,292
17,829

26,667
11,200
26,667
32,000
12,800
12,800
58,667
26,667
207,467

Total Revenue
Expenses
Labor
Program Director
Health and Housing Administrator
Health Navigator
Care Coordinators / RN
Staffing Development Coordinator- P/T
Receptionist/Coordinator
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Housing With Services Consortium
1000 Member Pro-forma Operating Statement
12 Months Ending June 30, 2015
July 2014
Month 1

August
2014 Month Sept. 2014
2
Month 3

Oct. 2014
Month 4

Nov. 2014
Month 5

Dec. 2014
Month 6

Jan. 2015
Month 7

April
Feb. 2015 March 2015 2015Month
Month 8
Month 9
10

May 2015
Month 11

June 2015
Month 12

First Year
Operating
Results

Supplies and Expenses
Administrative Cost
Bank charges
Client related supplies
Dues and Subscriptions
Equipment Lease
IT Expense
Liability Insurance
Licenses and Permits
Management Training
Marketing
Maintenance and Repairs
Medical Supplies
Miscellaneous
Office Supplies
Postage
Printing and Reproductions
Contingency
Professional Fees - Legal and Other
Housekeeping
Utilities
Rent
Telephone
Total Supplies and Expenses
Total Expenses
Net Operating Income

3,700
160
30
100
60
2,250
1,150
100
400
750
275
300
55
400
200
250
850
5,300
750
1,150
4,221
450
22,901
84,735
$(6,963)

3,700
160
30
100
60
2,250
1,150
100
400
750
275
300
55
400
200
250
850
1,300
750
1,150
4,221
450
18,901
77,686
$86

3,700
160
30
100
60
2,250
1,150
100
400
750
275
300
55
400
200
250
850
1,300
750
1,150
4,221
450
18,901
77,686
$86

3,750
160
30
100
60
2,313
1,150
100
400
750
288
300
55
400
200
256
855
1,300
775
1,150
4,221
450
19,062
78,658
$2,781

3,750
160
30
100
60
2,313
1,150
100
400
750
288
300
55
400
200
256
855
1,300
775
1,150
4,221
450
19,062
78,658
$2,781

3,800
160
30
100
60
2,375
1,150
100
400
750
300
300
55
400
200
263
860
1,300
800
1,150
4,221
450
19,224
79,630
$5,476

3,800
160
30
100
60
2,375
1,150
100
400
750
300
300
55
400
200
263
860
1,300
800
1,150
4,221
450
19,224
79,630
$5,476

3,800
160
30
100
60
2,375
1,150
100
400
750
300
300
55
400
200
263
860
1,300
800
1,150
4,221
450
19,224
79,630
$5,476

3,800
160
30
100
60
2,375
1,150
100
400
750
300
300
55
400
200
263
860
1,300
800
1,150
4,221
450
19,224
79,630
$5,476

3,800
160
30
100
60
2,375
1,150
100
400
750
300
300
55
400
200
263
860
1,300
800
1,150
4,221
450
19,224
79,630
$5,476

3,800
160
30
100
60
2,375
1,150
100
400
750
300
300
55
400
200
263
860
1,300
800
1,150
4,221
450
19,224
79,630
$5,476

3,800
160
30
100
60
2,375
1,150
100
400
750
300
300
55
400
200
263
860
1,300
800
1,150
4,221
450
19,224
79,630
$5,476

45,200
1,920
360
1,200
720
28,000
13,800
1,200
4,800
9,000
3,500
3,600
660
4,800
2,400
3,100
10,280
19,600
9,400
13,800
50,652
5,400
233,392
954,831
$37,105

Depreciation
Net Income Before Grant Revenue
Pilot grants funding allocation
Net Surplus or Deficit
Cash Basis Analysis
Required Beginning Cash Balance
Add Back
Depreciation
Prepaid Expense Allocation
Deduct
Increase in Accounts Receivable

1250
$(8,213)
$11,000
$2,787

1250
$(1,164)
$11,000
$9,836

1250
$(1,164)
$11,000
$9,836

1250
$1,531
$11,000
$12,531

1250
$1,531
$6,500
$8,031

1250
$4,226
$6,500
$10,726

1250
$4,226
$6,500
$10,726

1250
$4,226
$6,500
$10,726

1250
$4,226
$6,500
$10,726

1250
$4,226
$6,500
$10,726

1250
$4,226
$6,500
$10,726

1250
$4,226
$6,500
$10,726

15000
$22,105
$96,000
$118,105

1,250

1,250

1,250

1,250

1,250

1,250

1,250

1,250

1,250

1,250

1,250

1,250

15,000

833

833

833

833

833

833

833

833

833

833

833

833

9,996

$154,355

Increase/(decrease)
Projected Ending Cash Balance

Home Forward Board of Commissioners
March 2014

(77,772)
$(72,902)
$81,453

13,500
$11,919
$93,372

$11,919
$105,291

$14,614
$119,905

$10,114
$130,019

1000 Pro-for

$26,309
$156,328

(64,272)
$12,809
$169,138

$12,809
$181,947

$12,809
$194,756

$12,809
$207,565

$12,809
$220,375

$12,809
$233,184
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$78,829
$233,184

MEMORANDUM

To:

From:

Board of Commissioners

Date:

Jill Smith, Director of Rent
Assistance

Subject:

Dena Ford Avery, Assistant
Director of Rent Assistance

March 18, 2014
Payment Standard
Recommendations for the
Section 8 Housing Choice
Voucher Program
14-03-09

The Board of Commissioners is requested to approve a change to the methodology and
the established payment standard amounts for the Section 8 Housing Choice Voucher
program. This activity supports Strategic Operations Plan Goal 1: We will deploy
resources with greater intentionality and alignment with other systems while increasing the
number of households served.
ISSUE
The Housing Choice Voucher program was designed with the intention to provide an
opportunity for low income people to live in the neighborhood of their choice, locally and
nationally. Participants have the option to select housing based on proximity to good
schools, public transportation, job opportunities or other factors they consider important to
their family. The Housing Choice Voucher program provides deep assistance to the
poorest members of our community, while enabling them to reside outside of designated
public housing communities. Home Forward is authorized to assist 8,878 low income
households on the Section 8 Housing Choice Voucher program. While the Housing
Choice Voucher program has potential to offer great opportunity, the program cannot
work without landlords willing to accept the voucher, available rental units within the
private market, and adequate federal funding levels.
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An important aspect of a successful Housing Choice Voucher program is established
payment standards that are comparable to the local rental market, and enable voucher
holders to access units of their choice. The payment standard is the maximum level of
rent assistance that can be provided for a participant. HUD regulations require that
payment standards be established at rates between 90% and 110% of HUD’s established
Fair Market Rents for the area, and reviewed annually.
Home Forward intends to use our Moving to Work flexibility to establish payment
standards in a broader range - from 80% to 120% of HUD’s established Fair Market
Rents. This will enable us to be more reflective of the actual rental market throughout the
county. The request to extend the range in which we establish payment standards was
included in our FY2015 MTW Plan, which was submitted to HUD in January. This
proposal assumes HUD approval of that activity effective April 1, 2014.
With the use of a broader range to approve payment standards, staff is recommending the
establishment of payment standards that more closely mirror the local rental market. Staff
believes the recommended changes to the payment standards, combined with pending
Section 8 legislation (House Bill 2639) will increase access for voucher participants and
improve the voucher lease-up success rate, currently at 80%. Changes will also
implement a financially sustainable model that is easier to understand and administer.
Rents for a similar apartment can vary by hundreds of dollars depending on the
neighborhood. Staff recommends a payment standard model broken down by nine
separate neighborhoods, as defined by easy-to-understand ZIP codes. Each of these
neighborhood payment standards will be broken down by bedroom size. We are also
recommending a separate three-bedroom payment standard for single family homes and
duplexes, in addition to the three-bedroom payment standard for apartments.
The following parameters are recommended for setting the proposed payment standards:


The new payment standard will be the market rate, if the market rate amount falls
within a range of 90% to 118% of Fair Market Rents. (The range will be 85% to
118% of Fair Market Rents for three-bedroom apartments.) The 90% minimum for
most payment standards will help provide flexibility to zero-income participants. A
maximum threshold of 118%, instead of 120%, ensures we will not be forced to be
reactive if HUD reduces the Fair Market Rents by a small percentage.

2
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A separate payment standard for single family three bedroom duplexes and homes
has been established using internal survey data.
Four neighborhoods with the highest market rents, Downtown, Downtown NW,
Inner & Central NE, and Inner & Central SE, will have payment standards
established to match the market rates plus the average tenant paid utility
allowance. The maximum will be limited to 118% of Fair Market Rents.

Home Forward uses the Multifamily NW semi-annual Apartment Report as our data source
for establishing market rates. This published survey is accepted state-wide and
considered a solid indicator of the market by the landlord community. The most recent
Multifamily NW survey was distributed electronically and via paper to over 3,000
properties, including all known rental properties regardless of membership. Survey
responses were received from 760 individual properties, representing 52,000 units in the
tri-county area. Home Forward has used this survey as a guide for payment standards
and rent reasonableness testing for the past 5+ years.
This new methodology will result in both increases and decreases from current payment
standards. For households currently on the Section 8 program, we will apply payment
standard increases at the time of their full recertification or when they move. Households
in an area where the payment standard is decreased will retain their current payment
standard, unless they move, so no one will be financially harmed by staying in the place
they live now. New payment standards will be applied immediately to new voucher
recipients coming from our waiting lists.
Payment Standard recommendations were vetted internally with Home Forward leadership
and the Resident Advisory Committee, and were supported by both. The financial impact
resulting from this change would be an increase in Housing Assistance Payments of
$372,681 for FY 2015, an increase of $1,381,625 for FY 2016, and a total increase of
$2,478,672 after three plus years at full implementation.
Staff is committed to ongoing tracking and reporting on the impact of this change and will
continue to provide the Board and the community with ongoing analysis of demographics,
success rates, neighborhood access, financial impacts, etc. While no process is perfect,
this proposal brings the Housing Choice Voucher program closer to the local market and
thus increases opportunity for participants.
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ATTACHMENTS
1) Home Forward Payment Standards
2) Housing Choice Voucher Demographics Report
3) Home Forward Proposed Payment Standards
4) Payment Standard Neighborhood Designations Map
5) Summaries of Payment Standards for each Bedroom Size

4
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RESOLUTION 14-03-09
RESOLUTION 14-03-09 APPROVING CHANGES TO THE METHODOLOGY AND
ESTABLISHED PAYMENT STANDARDS FOR THE SECTION 8 HOUSING CHOICE
VOUCHER PROGRAM
WHEREAS, Home Forward seeks to change to the methodology and the established
payment standard amounts for the Section 8 Housing Choice Voucher program to more
closely mirror the local rental market in order to improve the voucher holder lease-up
success rate; and
WHEREAS, Home Forward seeks implement a financially sustainable model that is easier
to understand and administer; and
WHEREAS, Home Forward has requested HUD’s approval to use Moving to Work
flexibility to broaden the range in which we establish payment standards to 80% to 120%
of HUD’s established Fair Market Rents and is awaiting HUD approval of this activity prior
to making these changes; and
WHEREAS, Home Forward seeks to increase participant choice by creating payment
standards, broken down by bedroom size, for nine separate neighborhoods, as defined
by ZIP codes, as well as a separate three-bedroom payment standard for single family
homes and duplexes, in addition to the three-bedroom payment standard for
apartments; and
WHEREAS, Home Forward intends set new payment standards at the market rate
amount, if the market rate amount falls within a range of 90% to 118% of Fair Market
Rents (85% to 118% of Fair Market Rents for three-bedroom apartments), with the four
neighborhoods with the highest market rents set at market rates plus the average tenant
paid utility allowance, limited to a maximum of 118% of Fair Market Rents; and
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WHEREAS, in order to ensure that households currently on the Section 8 program are
not financially harmed, Home Forward will apply payment standard increases when
households have their full re-certifications or when they move, and will not apply
decreases in payment standards for any households unless they move.
NOW, THEREFORE, BE IT RESOLVED, the Board of Commissioners of Home
Forward authorizes the Executive Director to establish new Payment Standards using
new methodology within the nine neighborhoods of Multnomah County effective April 1,
2014 or upon HUD’s approval to broaden the payment standard range, whichever
happens later.
ADOPTED: MARCH 18, 2014
Attest:

Home Forward:

_____________________________________

_________________________________

Steven D. Rudman, Secretary

David M. Widmark, Chair
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Home Forward Payment Standards
To be effective May 2014

Downtown

Downtown /
NW

Gresham,
Fairview,
Troutdale

Inner &
Cent NE

Inner &
Cent SE

N PDX &
St John

97019, 97024, 97211, 97212,
97201, 97204, 97209, 97210, 97030, 97060, 97213, 97218, 97202, 97206, 97203, 97217,
97205
97229, 97231
97080
97232
97214, 97215
97227

Outer NE
97220, 97230

Outer SE

SW PDX

97216, 97233, 97035, 97219,
97236, 97266 97221, 97239

Studio

785

785

600

785

705

785

600

600

785

1 br

913

913

697

913

853

745

697

717

913

1,087

1,087

832

1,087

1,036

832

832

832

888

1,603

1,252

1,156

1,249

1,218

1,156

1,156

1,156

1,156

1,603

1,603

1,355

1,603

1,603

1,436

1,421

1,355

1,472

2 br
3 br
Apartment
3 br House /
Duplex

No change for units of 4 to 7 bedrooms.

4 br

1,503

5 br

1,727

6 br

1,953

7 br

2,178
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Housing Choice Voucher Demographics Report
As of December 1, 2013

Demographic
Senior Disabled
Work Focused

Gresham,
Fairview, NE Inner & SE Inner & N PDX &
Central
Central
St John
Downtown Downtown/NW Troutdale
Outer NE Outer SE
Household Type Designation
844
183
437
730
551
414
554
1,258
107
18
305
298
260
411
475
980

White
African American
American Indian
Asian
Hawaiian/Pacific
Islander
Multi-Racial

783
107
24
20
3
14

160
25
10
3
3

Racial Demographics
564
464
127
453
10
21
16
63

SW PDX

TOTAL

195
76

5,166
2,930

535
166
25
62

343
414
21
13

449
454
26
63

1,300
674
43
145

194
65
2
3

4,792
2,485
182
388

3
22

5
22

3
20

5
29

8
29

11
65

1
6

39
210

50
761

72
753

51
978

127
2,111

9
262

525
7,571

8,096

Hispanic
Non-Hispanic

60
891

14
187

65
677

Ethnicity
77
951

Total Voucher
Households

951

201

742

1,028

811

825

1,029

2,238

271

11.7%

2.5%

9.2%

12.7%

10.0%

10.2%

12.7%

27.6%

3.3%

Percentage of Total
Voucher Households
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Home Forward Proposed Payment Standards
effective 4/1/2014

Current Unit
Bedrooms
single room
occupancy
(sro)
studio
1
2
3
4
5
6

Current
Households

Totals

95
1,106
2,051
2,761
1,563
245
14
5

Impact Analysis
Sum of Monthly NEW Housing Assistance Annual NEW Housing Assistance Payment (HAP)
Payment (HAP) plus Reimbursement
plus Utility Reimbursement (UR) Change (after full
(UR) Change
implementation -- 3+ years)
$
$
$
$
$
$
$
$

2,143
27,636
57,483
87,964
28,310
2,193
827

$
$
$
$
$
$
$
$

25,716
331,632
689,796
1,055,568
339,720
26,316
9,924

7,840 $

206,556

$

2,478,672

$
$
$

372,681
1,381,625
1,990,390

FY15 Estimated Impact
FY16 Estimated Impact
FY17 Estimated Impact

Acronym Key:
FMR Fair Market Rent
HAP Housing Assistance Payment
HCV Housing Choice Voucher
SRO Single Room Occupancy
UR
Utility Reimbursement

Assumptions
The table above presents a "worst case scenario" because it does not account for future terminations, new move ins, or movers.
This proposal changes the range for Payment Standards to 90% of Fair Market Rent (FMR) to 118% of FMR;
except the floor for 3BR apartments is 85% of FMR.
Whenever MultiFamily NW average rents are between the FMR ranges above, the MultiFamily NW average rent is used as the payment standard.
The Fair Market Rent (FMR) ranges serve as a floor and a cap to the possible payment standards.
3-bedroom apartments use the MultiFamily NW average rents as the payment standard, but single family homes and duplexes use an internal survey.
This proposal adds in the overall average Utility Allowance for current households by bedroom size for Downtown, Northwest, Inner/Central NE & SE areas
to establish the payment standard (within the same FMR ranges).
This is done in order to maximize the ability of zero (and the lowest) income households to access units.
Home Forward Board of Commissioners
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Home Forward Proposed Payment Standards
effective 4/1/2014
Other Assumptions
Assumes current households will not have a decrease from their current payment standard due to these changes (until they move).
Assumes the current household base is static (does not account for households joining or leaving the program in the next 36 months).
Payment standards for 4-bedroom and larger units have not been changed.
3 bedroom changes from current calculations to end at a range of 85% of FMR to 118% of FMR.
New system proposed with higher payment standards for single family homes and duplexes than for apartments.
Sum of Monthly NEW Annual NEW HAP plus UR Change (after full
HAP plus UR Change
implementation -- 36 months)
3 bedroom projected impact
$
87,964 $
1,055,568
Change from current $1,212 to varying rates from $1,355 to $1,603 (118% of FMR) for 56% of 3 bedroom units
*Data from Housing Choice Voucher (HCV) Households leased as of 12/1/2013

Forward Board of Commissioners 2014 Payment Standards\draft docs\pg 2.xlsx
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Studio Summary

Current Voucher
Households

Households in
MultiFamily NW
Survey

Downtown
Downtown/NW
Gresham, Fairv, Trout
Inner & Cent NE
Inner & Cent SE
N Pdx & St Johns
Outer NE
Outer SE
SW Pdx
Grand Total

492
75
2
271
156
33
9
25
43
1,106

1,015
742
59
237
218
6
15
86
203
2,581

MultiFamily NW
Average Rent

Current Payment
Standard

Proposed
Payment
Standard

910
1,024
576
864
654
950
558
552
1,050

689
724
626
626/643
626/643
626
626
626
626

785
785
600
785
705
785
600
600
785

MultiFamily NW average rents are from Fall 2013 survey of apartments only
FMR 10/2013
666

90% FMR
600

118% FMR
785

Proposed Payment Standard in BOLD indicates upward adjustment to include Utility Allowance

Home
Forward Board
of Commissioners
Studio
Summary
by Area
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1 Bedroom
Summary
Downtown
Downtown/NW
Gresham, Fairv, Trout
Inner & Cent NE
Inner & Cent SE
N Pdx & St Johns
Outer NE
Outer SE
SW Pdx
Grand Total

Current Voucher
Households

Households in
MultiFamily NW
Survey

378
93
166
216
217
201
216
468
96
2,051

944
1,416
812
1,005
1,126
171
452
822
1,016
7,764

MultiFamily NW
Average Rent

Current Payment
Standard

Proposed
Payment
Standard

1,114
1,113
687
857
755
745
652
717
1,115

799
842
720
799/720
799/720
720
720
720
720

913
913
697
913
853
745
697
717
913

MultiFamily NW average rents are from Fall 2013 survey of apartments only
FMR 10/2013
774

90% FMR
697

118% FMR
913

Proposed Payment Standard in BOLD indicates upward adjustment to include Utility Allowance

Home Forward
Commissioners
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2 Bedroom
Summary
Downtown
Downtown/NW
Gresham, Fairv, Trout
Inner & Cent NE
Inner & Cent SE
N Pdx & St Johns
Outer NE
Outer SE
SW Pdx
Grand Total

Current
Voucher
Households

Households in
MultiFamily NW
Survey

32
27
362
274
241
286
473
982
84
2,761

165
368
1,035
455
810
201
727
863
531
5,155

MultiFamily NW
Average Rent

Current Payment
Standard

Proposed
Payment
Standard

1,368
918
761
962
885
815
743
732
888

832
980
832
980/832
980/832
832
832
832
832

1,087
1,087
832
1,087
1,036
832
832
832
888

Current Households are leased Voucher households 12/1/2013
MultiFamily NW average rents are from Fall 2013 survey of apartments only
Average Rent is for 2 bedroom 1 bath apartment
Proposed Payment Standard in BOLD indicates upward adjustment to include Utility Allowance
FMR 10/2013
922

90.2% FMR
832

118% FMR
1087

Home Forward
Commissioners
2BR Summary
byBoard
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3 Bedroom
Apartments
Summary
Downtown
Downtown/NW
Gresham, Fairv, Trout
Inner & Cent NE
Inner & Cent SE
N Pdx & St Johns
Outer NE
Outer SE
SW Pdx
Grand Total

Current Voucher
Households

Households in
MultiFamily NW
Survey

2
6
121
88
22
99
119
214
16
687

24
54
9
18
44
19
21
54
48
291

MultiFamily NW
Average Rent

Current Payment
Standard

Proposed
Payment
Standard

1,731
1,081
843
1,078
1,047
918
873
795
885

1,212
1,251
1251/1212
1251/1212
1251/1212
1251/1212
1251/1212
1251/1212
1251/1212

1,603
1,252
1,156
1,249
1,218
1,156
1,156
1,156
1,156

Current Households are leased Voucher households 12/1/2013
MultiFamily NW average rents are from Fall 2013 survey of apartments only
Average Rent is for 3 bedroom 1 bath apartment
Proposed Payment Standard in BOLD indicates upward adjustment to include Utility Allowance
FMR 10/2013
1,359

85% FMR
1,156

118% FMR
1,603

HomeSummary
Forward Board
of Commissioners
3BR Apt
by Area
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3 Bedroom Single
Family/ Duplex
Summary

Current Voucher
Households

Current
Payment
Standard

Units in Home
Forward Survey

Downtown
Downtown/NW
Gresham, Fairv, Trout
Inner & Cent NE
Inner & Cent SE
N Pdx & St Johns
Outer NE
Outer SE
SW Pdx

0
0
59
94
115
94
159
328
28

1251/1212
1251/1212
1251/1212
1251/1212
1251/1212
1251/1212
1251/1212
1251/1212
1251/1212

0
2
17
15
9
9
7
10
5

Grand Total

877

Weighted
Averages by
Area (in bold)

Proposed
Payment
Standard

1,895
1,355
1,803
1,610
1,436
1,421
1,355
1,472

1,603
1,603
1,355
1,603
1,603
1,436
1,421
1,355
1,472

74

Current Households are leased Voucher households 12/1/2013

FMR 10/2013
1,359

85% FMR
1,156

118% FMR
1,603

Home Forward
Board of Commissioners
3BR Single
DuplexSumm
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STAFF REPORTS
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Statement of Net Assets
Home Forward
As of December 31, 2013 and March 31, 2013

December 31, 2013
Assets
Current Assets
Cash and Cash Equivalents
Investments
Accounts Receivable, Net
Intra Agency Accounts Receivable
Prepaid Expenses
Inventories
Current Portion of Notes Receivable-Partnerships

$

Restricted Assets
Family Self-Sufficiency Funds -A
Tenant Security Deposits -A
Construction Funds Escrow
Residual Receipts Reserve
Funds held in Trust
Debt Amortization Fund
Noncurrent Assets
Due from Partnerships
Notes Receivable
Notes Receivable -Partnerships
Notes Receivable -Conduit Financing
Deferred Charges, Net
Investment in Partnerships
Land, Structures, Equipment, Net

Other Asset-Like Accounts
TOTAL ASSETS

$
$

31,407,038
4,094,644
117,205
848,012
0
839,330
37,306,228

March 31, 2013

$

26,347,052
0
6,366,629
0
866,258
0
803,933
34,383,871

Incr (Decr)

$

5,059,986
(2,271,985)
117,205
(18,245)
35,397
2,922,357

570,244
1,048,972
0
134,177
5,792,261
5,938,565
13,484,218

542,235
1,112,117
0
132,441
5,123,367
2,762,917
9,673,077

28,009
(63,146)
1,736
668,894
3,175,647
3,811,141

1,692,978
97,070,883
48,679,385
1,580,954
23,771,063
124,598,992
297,394,254

1,631,704
95,913,604
40,308,828
0
1,702,492
23,772,063
136,038,675
299,367,366

61,273
1,157,279
8,370,557
(121,538)
(1,000)
(11,439,684)
(1,973,113)

1,383,492

2,186,084

(802,592)

349,568,192
-

$
$

345,610,399
-

$

3,957,793

CHANGE IN ASSETS
•

Total Assets of $349.6 million increased $4.0 million from March 31st, 2013.

•

Current Assets increased $2.9 million to $37.3 million.
• On a combined basis, cash and cash equivalents and investments increased $5.0 million primarily
due to the sale of St. John's Woods and Laurelhurst House, advances collected from development
projects and operating cash flow offset by loans, contributions to development projects and reserve
funding of strategic initiatives.
Accounts Receivable decreased by $2.3 million primarily due to HUD receivable of $1.8 million for
voucher activity (funds received in April 2013), $279 thousand for STRA, $247 thousand for VASH and
$246 thousand for the Family Unification Program. These were offset by a $183 thousand increase in
the receivables for various Public Housing properties.

•

•

Restricted Assets increased $3.8 million to $13.5 million.

•
•

Debt Amortization fund increased by $2.9 million for St. John's woods and $375 thousand for Pearl
Court.

Noncurrent Assets decreased $2.0 million to $297.4 million.
• Notes Receivable increased $1.2 million primarily due to a $1.5 million thousand increase for
Stephens Creek Crossing and a $223 thousand increase for Beech Street. These were offset by the
$648 thousand final contribution for the Bud Clark Commons.
• Notes Receivable Partnerships increased by $8.4 million due to funds related to Stephens Creek
Crossing.
• Land, Structures, Equipment, Net decreased $11.4 million primarily due to due to the disposition of the
four Public Housing Towers Properties $7.6 million, the sales of St. John's Woods $3.2 million,
Laurelhurst $100 thousand, depreciation at Affordable Properties $2.0 million and Public Housing
properties $1.7 million. These were offset by renovations at New Market West ($900 thousand) and
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Statement of Net Assets
Home Forward
As of December 31, 2013 and March 31, 2013

December 31, 2013
Liabilities
Current Liabilities
Accounts Payable
Accrued Interest Payable
Other Accrued Liabilities
Deferred Revenue

$

Tenant Security Deposits -L
Family Self-Sufficiency Funds -L
Line of Credit
Current Portion of Bonds Payable -Partnerships
Current Portion of Notes & Bonds Payable

Noncurrent Liabilities
Notes Payable
Bonds Payable
Bonds Payable -Partnerships
Other Liabilities

Net Assets (Deficit)
TOTAL LIABILITIES AND NET ASSETS (DEFICIT)

$

2,133,391
3,672,188
3,626,229
1,274,528

March 31, 2013

$

2,517,844
3,534,682
4,678,408
1,053,475

Incr (Decr)

$

(384,453)
137,507
(1,052,179)
221,053

1,051,497
570,868
1,282,526
839,330
4,083,906
18,534,463

1,130,426
542,177
1,351,023
803,933
4,146,700
19,758,667

(78,929)
28,691
(68,497)
35,397
(62,794)
(1,224,205)

49,187,786
22,339,128
48,453,513
396,600
120,377,026

48,083,766
22,928,316
40,082,956
396,600
111,491,638

1,104,020
(589,188)
8,370,557
8,885,389

210,656,703

214,360,094

(3,703,391)

349,568,192

$

345,610,399

$

3,957,793

CHANGE IN LIABILITIES & NET ASSETS
•

•

c

•

Current Liabilities decreased $1.2 million to 18.5 million.

•

Accounts Payable decreased $384 thousand due to Short Term Rent Assistance payables of $475 thousand,
Public Housing payables of $260 thousand and payables for Ash Creek $87 thousand and Willow Tree $75
thousand. These are combined with decreases for New Market West payables of $93 thousand and IT for
$114 thousand. These are offset by an increase of $584 thousand related to Stephens Creek Crossing.

•

Other Accrued liabilities decreased by $1.0 million thousand primarily due to market value fluctuations in
derivatives $400 thousand for Trouton, $231 thousand for Cecelia and with $131 thousand related to Housing
Properties.

•

Deferred Revenue increased $221 thousand primarily due to the receipt of Towers related Operating Subsidy
(Hollywood East).

Noncurrent Liabilities increased $8.9 million to $120.4 million.
• Notes payable increased $1.1 million due to a note payable related to Stephens Creek Crossing for $1.8
million, offset by $625 thousand in payments made to notes attached to the Affordable portfolio.
• Bonds payable decreased $589 thousand due to principal and interest payments on the Trouton bond ($330
thousand) and the Yards at Union Station ($245 thousand).
• Bonds Payable – Partnerships increased $8.4 million primarily due to bond activity at Stephens Creek
Crossing of $9.1 million offset by $120 thousand Hamilton West, $290 thousand Lovejoy Station, $140
thousand for Gretchen Kafoury and $162 thousand for other properties. .
Net Assets decreased $3.7 million to $210.7 million.
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Statement of Revenues, Expenses, and Changes in Net Assets
Comparison of Budget and Actual
Home Forward
For the nine month period ending December 31, 2013

YTD
Actual

YTD
Budget

$ Variance

% Variance

Annual
Budget

Operating Revenues
Dwelling Rental
Non-dwelling Rental

$

Total Rental Revenues
HUD Subsidies - Housing Assistance
HUD Subsidies - Public Housing
HUD Grants
Development Fee Revenue, Net
State, Local & Other Grants
Other Revenue
ARRA Operating Revenue

9,725,508
1,529,047
11,254,555

$

50,542,623
8,975,924
4,673,446
95,812
3,642,478
3,776,377
-

Total Operating Revenues
$

82,961,215
-

10,170,688
966,820
11,137,508

$

50,477,604
8,254,917
5,285,520
1,890,585
3,822,549
3,284,058
$

84,152,742
-

(445,180)
562,227
117,047
65,018
721,007
(612,075)
(1,794,773)
(180,071)
492,319
-

$

(1,191,527)
$

-4.4% $
58.2%
1.1%
0.1%
8.7%
-11.6%
-94.9%
-4.7%
15.0%
0.0%
-1.4%
$

13,451,324
1,247,217
14,698,541
68,558,416
10,736,451
7,033,814
2,146,585
5,149,374
4,440,402
112,763,583
-

Operating Expenses
PH Subsidy Transfer
Housing Assistance Payments
Administrative Personnel Expense
Other Admin Expenses
Fees/overhead charged
Tenant Svcs Personnel Expense
Other Tenant Svcs Expenses
Maintenance Personnel Expense
Other Maintenance Expenses
Utilities
Capitalized Labor
Depreciation
General
Impairment Charge

Total Operating Expenses
Operating Income (Loss)

1,395,104
51,752,699
9,742,312
4,363,399
6,425
1,539,593
1,692,382
2,847,807
3,338,367
3,062,120
(113,096)
6,078,565
752,480
-

1,524,521
52,523,041
10,097,119
4,641,568
1,410,143
1,825,391
2,975,011
4,144,425
2,980,846
(193,070)
6,217,453
695,835
-

129,417
770,342
354,807
278,169
(6,425)
(129,451)
133,009
127,203
806,058
(81,274)
(79,974)
138,888
(56,645)
-

8.5%
1.5%
3.5%
6.0%
0.0%
-9.2%
7.3%
4.3%
19.5%
-2.7%
41.4%
2.2%
-8.1%
0.0%

2,032,694
70,090,019
13,392,810
6,010,750
1,852,720
2,358,846
3,887,856
5,105,552
3,915,241
(257,580)
8,227,770
911,068
-

86,458,157
(3,496,942)
-

88,842,282

2,384,124

2.7%

(4,689,540)
-

1,192,597
-

-25.4%
0.0%

(4,764,163)
-

307,635
(56,738)
(3,057,994)
(1,754,172)
-

214,844
(60,564)
(801,708)
(1,839,783)
-

92,790
3,826
(2,256,285)
85,611
-

43.2%
-6.3%
0.0%
281.4%
-4.7%
0.0%

286,384
(80,493)
(801,708)
(2,457,393)
-

(4,561,269)
-

(2,487,211)
-

(2,074,058)
-

83.4%
0.0%

(3,053,210)
-

4,252,207
194,044
(91,430)
4,354,820
-

6,970,627
886,145
7,856,772
-

(2,718,421)
(692,101)
(91,430)
(3,501,952)
-

-39.0%
-78.1%
0.0%
0.0%
0.0%
-44.6%
0.0%
0.0%

6,970,627
1,236,145
8,206,772
-

117,527,747

Other Income (Expense)
Investment Income
Amortization
Investment in Partnership Valuation Charge
Gain (Loss) on Sale of Assets
Interest Expense
Chg in Derivative Contract Value

Net Other Income (Expense)
Capital Contributions

HUD Nonoperating Contributions
Other Nonoperating Contributions
Nonoperating contributions made
ARRA Nonoperating Contributions
Reserve Funded Capital Contributions

Net Capital Contributions
Other Equity Changes
INCREASE (DECREASE) IN NET ASSETS

$

(3,703,391) $
3703391

680,022
-

$

(4,383,413)
-

-644.6% $
0.0%

389,398
-

PERFORMANCE SUMMARY
•

The nine months ending December 31st, 2013 produced a $3.5 million operating loss, $1.2 million better than anticipated in the
budget.

•

Total Net Assets decreased by $3.7 million, unfavorable to budget by $4.4 million.

Home Forward Board of Commissioners
March 2014

Board Financials

203

1

Operating Revenue
Home Forward
For the nine month period ending December 31, 2013

YTD
Actual

YTD
Budget

$ Variance

Annual
Budget

% Variance

Operating Revenues
Dwelling Rental
Non-dwelling Rental

$

Total Rental Revenues
HUD Subsidies - Housing Assistance
HUD Subsidies - Public Housing
HUD Grants
Development Fee Revenue, Net
State, Local & Other Grants
Other Revenue

Total Operating Revenues

$

9,725,508
1,529,047

$

10,170,688
966,820

11,254,555

11,137,508

50,542,623
8,975,924
4,673,446
95,812
3,642,478
3,776,377

50,477,604
8,254,917
5,285,520
1,890,585
3,822,549
3,284,058

82,961,215

$

84,152,742

$

$

(445,180)
562,227

-4.38%
58.15%

$

117,047

1.05%

14,698,541

65,019
721,007
(612,075)
(1,794,773)
(180,071)
492,319

0.13%
8.73%
-11.58%
-94.93%
-4.71%
14.99%

68,558,416
10,736,451
7,033,814
2,146,585
5,149,374
4,440,402

(1,191,527)

-1.42%

$

13,451,324
1,247,217

112,763,583

REVENUE ANALYSIS
•

Total Operating Revenues of $83.0 million was $1.2 million unfavorable to budget for the nine months ending in
December. Actual activity was lower than anticipated due to timing issues associated with Developer's Fees.
•

Non-dwelling Rental of $1.5 million was $562 thousand greater than budget primarily due to unbudgeted
Land Lease Revenue of $490 thousand from the Beech Street project and $94 thousand for new Stephens
Creek Crossing Land Lease Revenue.

•

HUD Subsidies - Public Housing of $9.0 million was $721 thousand greater than budget primarily due to
unbudgeted Towers Operating Subsidy.

•

HUD Grants of $4.7 million was $612 thousand less than budget primarily due to timing issues related to
Capital Needs Assessment project of $417 thousand, Shelter + Care program of $127 thousand and
CHSP funding of $54 thousand.

•

Development Fee Revenue of $95 thousand was $1.8 million less than budget primarily due to timing
issues related to Stephens Creek Crossing $1.0 million and project schedule modifications to the
Lifeworks Northwest Multnomah County Health Department Headquarters projects delaying recognition of
Developer Fee.

•

State, Local & Other Grants of $3.6 million were $180 thousand less than budget primarily due to timing
issues associated with STRA lease up of $190 thousand and Housing Works grant of $76 thousand offset
by better than expected results in CHSP of $45 thousand and the addition of the Cover Oregon grant for
$19 thousand.

•

Other Revenue of $3.8 million was $492 thousand greater than budget due to greater than expected
Property Management Fees ($35 thosand), greater than expected Core Maintenance Fees $219
thousand) and greater than expected contributions from Home Forward Development Enterprises. This
was combined with $160 thousand in unexpected bond issuance fees related to Vitus. These increases
were offset by the lack of receipt of a GP Management Fee of $85 thousand for New Columbia.
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Operating Expense
Home Forward
For the nine month period ending December 31, 2013

YTD
Actual

YTD
Budget

$ Variance

Annual
Budget

% Variance

Operating Expenses
PH Subsidy Transfer
Housing Assistance Payments
Administrative Personnel Expense
Other Admin Expenses
Fees/overhead charged
Tenant Svcs Personnel Expense
Other Tenant Svcs Expenses
Maintenance Personnel Expense
Other Maintenance Expenses

$

Utilities
Depreciation
General
Impairment Charge

1,395,104
51,752,699
9,742,312
4,363,399
6,425
1,539,593
1,692,382
2,847,807
3,338,367

$

3,062,120
6,078,565
752,480
-

1,524,521
52,523,041
10,097,119
4,641,568
1,410,143
1,825,391
2,975,011
4,144,425

$

2,980,846
6,217,453
695,835
-

Total Operating Expenses

$

86,571,253

$

Operating Income (Loss)

$

(3,496,942) $

89,035,352

129,417
770,342
354,807
278,169
(6,425)
(129,451)
133,009
127,203
806,058

8.49%
1.47%
3.51%
5.99%
-100.00%
-9.18%
7.29%
4.28%
19.45%

(81,274)
138,888
(56,645)
-

-2.73%
2.23%
-8.14%
0.00%

$

2,032,694
70,090,019
13,392,810
6,010,750
(0)
1,852,720
2,358,846
3,887,856
5,105,552
3,915,241
8,227,770
911,068
-

$

2,464,099

2.77%

$

(4,689,540) $

1,192,597

-25.43%

$

117,785,326
(4,764,163)

EXPENSE ANALYSIS
•

Operating Expenses of $86.6 million were under budget by $2.5 million.
•

Housing Assistance Payments was $770 thousand less than budget primarily due to timing issues surrounding the Short Term
Rent Assistance Contract Year of $235 thousand and lower than expected MIF expenditures of $229 thousand.

•

Administrative Personnel Expense was $355 thousand favorable to budget primarily due to $165 thousand in staffing savings
related to reorganization and $238 thousand due to the timing of vacation utilization. This savings was offset by greater than
anticipated expenditures for temporary help of $48 thousand.

•

Other Admin Expenses was $278 thousand favorable to budget primarily due to less than anticipated MIF Expenditures of $93
thousand, and $116 thousand related to less than anticipated spending for Other Professional Services. Less than anticipated
costs for the Training and Travel of $146 thousand, $137 thousand in staff savings at the externally managed properties and
$146 thousand in savings from other miscellaneous expenses also contributed to the savings. . These reductions were offset by
$337 thousand in greater than anticipated legal costs for Ash Creek and Willow Tree.

•

Tenant Personnel Expenses of $1.5 million was $129 thousand greater than budget primarily due to increased staffing needs at
Humboldt Gardens Support and New Columbia Support ($49 thousand) and for Resident Services needs at Stephen's Creek
Crossing ($22 thousand) and other Resident Services properties ($30 thousand). These increased costs are off set by grant
funding.

•

Other Tenant Services Expense of $1.7 million was $133 thousand less than budget primarily due to the timing of relocation for
Public Housing capital projects $40 thousand and $110 thousand in reduced MIF expenditures for Rent Assistance.

•

Other Maintenance Expense of $3.3 million was $806 thousand favorable to the budget primarily due to the delay of the Capital
Needs Assessment for the Public Housing portfolio ($271 thousand). This is combined with project delays in the Affordable
portfolio, $64 thousand (Yards At Union Station), $175 thousand (Fairview), $82 thousand (Rockwood Station), $55 thousand
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Other Income/Expense
Home Forward
For the nine month period ending December 31, 2013

YTD
Actual

YTD
Budget

$ Variance

Annual
Budget

% Variance

Other Income (Expense)
Investment Income

$

307,635

$

214,844

$

Amortization
Investment in Partnership Valuation Charge
Gain (Loss) on Sale of Assets

(56,738)
(3,057,994)

(60,564)
(801,708)

Interest Expense

(1,754,172)

(1,839,783)

(4,561,269) $

(2,487,211) $

$

Net Other Income (Expense)

92,790
3,826
(2,256,285)
85,611

43.19%

$

-6.32%
0.00%
281.43%

286,384
(80,493)
(801,708)

-4.65%

(2,457,393)

(2,074,058)

83.39%

(3,053,210)

Capital Contributions
HUD Nonoperating Contributions
Other Nonoperating Contributions

4,252,207
194,044

6,970,627
886,145

(2,718,420)
(692,101)

-39.00%
-78.10%

6,970,627
1,236,145

Nonoperating contributions made
ARRA Nonoperating Contributions
Reserve Funded Capital Contributions

(91,430)
4,354,820 $

7,856,772

(91,430)
(3,501,952)

0.00%
0.00%
0.00%
-44.57%

8,206,772

$

Net Capital Contributions

-

Other Equity Changes
INCREASE (DECREASE) IN NET ASSETS

$

(3,703,391) $

$

680,022

$

(4,383,413)

0.00%
-644.60%

$

389,398

OTHER INCOME/(EXPENSE) ANALYSIS
•

•

Other Income (Expense) reflects expense of $4.6 million, unfavorable to budget by $2.0 million.

•

Investment Income of $308 thousand was favorable to budget by $93 thousand primarily due to $69
thousand in unexpected interest revenue from the Tax Credit portfolio and $21 thousand resulting from a
combination of higher than anticipated rates and balances.

•

Loss on Sale of Assets of $3.0 million was unfavorable to budget by $2.2 million. The disposal of the four
Public Housing Towers properties to Home Forward Development Enterprises generated a $7.9 million loss
offset by a gain from the sale of St. John's Woods of $4.8 million, Laurelhurst House of $330 thousand and
Scattered Site Sales of $142 thousand represent the primary reasons for the variance.

Investment_

Capital Contributions of $4.4 million were $3.5 million less than budget.

Gain on Sale

•

HUD Non-operating Contributions of $4.3 million were $2.8 million less than budget primarily due to the
timing of cash flows related to various Public Housing projects of $1.6 million and $1.5 million related to
Stephens Creek Crossing.

•

Other Non-operating Contributions of $194 thousand was $692 thousand less than to budget primarily due
to a timing variance in the receipt of funds for Stephens Creek Crossing of $364 thousand combined with a
change in the financing structure of the Beech Street project $371 thousand when the project was
executed directly with the limited partner.
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Procurement & Contracts Department
MONTHLY CONTRACT REPORT
Contracts Approved 1/1/14 - 2/28/14

Contract #

Contractor

Contract Amount

Description

Department

Execution Date

Expiration Date

FAAM

1/30/2014

3/9/2014

CONSTRUCTION SERVICES

C1375

BELFOR Property Restoration

$

169,939.93

Insurance Claim, New Columbia 9626 N Fiske,
Fire Damage Restoration, IRFB 11/13-231,
Emergency Fire Damage

PROFESSIONAL SERVICES

C1376

Brian Gualitieri

$

4,000.00

Stephens Creek Crossing, Design Services for
SCC Bubblers

DCR

1/10/2014

2/28/2014

C1377

Hillary Pfeifer

$

27,500.00

Stephens Creek Crossing - Design & Fabricate
Art for SCC

DCR

1/13/2014

3/31/2014

T1380

WDY Inc

$

75,000.00

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

DCR

1/28/2014

1/19/2017

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

DBS-IT

2/10/2014

5/31/2014

C1386

Polar Systems, Inc

$

9,000.00

Upgrade existing VMWare 4.x infrastructure to
the latest version; vSphere 5.5 to leverage the
latest features and capabilities of VMware
including, hosting Windows Server 2012

C1384

Coraggio Group

$

4,000.00

Quarterly Leadership Trainings for the Rent
Assistance extended management Team

Rent Assistance

2/14/2014

12/31/2014

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

T1389

Colliers International Valuation & Advisory
Services

$

50,000.00

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

DCR

2/28/2014

2/28/2017

AMENDMENTS TO EXISTING CONTRACTS

C1015C-4

R&H /Colas Construction

$

5,579.00

CMGC for Hope VI Revitalization of Stephens
Creek Crossing

DCR

1/2/2014

2/28/2014

C1015O-8

R&H / Colas Construction

$

4,941.00

CMGC for Hope VI Revitalization; Opportunity
Center -- Mod #7, Adds $4,941 For Multiple
changes resulting from RFI's and Value
Engineering

DCR

1/2/2014

2/28/2014

C1015I-4

R&H /Colas Construction

$

27,390.00

CMGC for Hope VI Revitalization of Stephens
Creek Crossing

DCR

1/6/2014

2/28/2014

C1015N-9

R&H /Colas Construction

$

27,306.00

CMGC for Hope VI Revitalization of Stephens
Creek Crossing, Adds $27,306 for multiple
changes resulting from RFI's

DCR

1/6/2014

2/28/2014

C1015F-9

R&H / Colas Construction

$

8,323.00

CMGC for Hope VI Revitalization of Stephens
Creek Crossing

DCR

1/7/2014

2/28/2014

C1015S-12

R&H /Colas Construction

$

56,899.00

CMGC for Hope VI Revitalization of Stephens
Creek Crossing Mod #3 Adds $56,899 for
Thickened concrete and Site stairs

DCR

1/8/2014

2/28/2014

T0990-2

RDH Building Sciences, Inc.

Extend thru 12/31/14 for On-Call Building
Envelope Services

DBS

1/9/2014

12/31/2014

C1367-1

Carlson Testing, Inc.

Williams Plaza Masonry Repairs Materials
Testing, Additional Testing Required, NTE $5k

DCR

1/9/2014

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

Contract #

Contractor

Description

Department

Execution Date

Expiration Date

C0420-9

Michael Willis Architects

$

26,440.00

Stephens Creek Crossing, Additional Design
Services to Support Limited Redesign and
Construction, RFP 05/08-44

DCR

1/13/2014

4/30/2014

C0420-10

Michael Willis Architects

$

29,845.00

Adds $29,845- Additional Design Services to
Support Increased Scope of Work, Stephens
Creek Crossing, RFP 05/08-44

DCR

1/13/2014

4/30/2014

C1321-1

Providence CORE

$

Provide research services for Utilization of
Medical Services - Bud Clark Commons, Extend
contract end date to 6/30/14

REO

1/14/2014

6/30/2014

C1123-2

MultiVista

$

Construction Photography for Stephens Creek
750.00 Crossing, 5 Additional months of Interior/Exterior
photo progressions

DCR

1/29/2014

6/30/2014

C1015F-10

R&H / Colas Construction

$

4,644.00

CMGC for Hope VI Revitalization of Stephens
Creek Crossing

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

DCR

2/4/2014

2/28/2014

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

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

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

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

DCR

2/11/2014

2/28/2014
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Households Served
Households Served Through Housing Supports February 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
9,294
01 - Tenant Based Vouchers
02 - Project Based Vouchers

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

6,095
1,295
643
489
69
316
387

Moving to Work
Programs
7,390
6,095
1,295

11

8,907
58

548
410
3
38
17

Total Rent Assistance

1,261

489
69
316
387

1,016
05 - Shelter Plus Care

Non-MTW Programs

958
548
410

3
38
17
10,310

7,448

2,219

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

1,951
12 - Traditional Public Housing
1,281
13
171
14 - Public Housing in Affordable Owned
63
15 - Public Housing in Tax Credit Affordable
436

1,951
1,281
171
63
436

3,806
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

3,163

506
126
260
643
340
65
4
51
1,811

506
126
260
340
65
4
51
1,811
524

524

288
236

288
236
6,281

1,951

3,687

16,591
(1,655)
14,936

9,399

5,906
(1,655)
4,251

9,399

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 February 2014
Households Receiving Rent Assistance
Only , 7,639 , 51%

Public Housing Units Occupied *, 1,951
, 13%
Short Term Rent Assistance Programs,
1,016 , 7%
Special Needs Units (Master Leased) **,
288 , 2%

Households Receiving Rent Assistance
and Occupying Affordable Housing Units
, 1,655 , 11%

Affordable Housing Units Occupied HUD Multi-Family Project Based
Subsidized ^, 340 , 2%

Special Needs Shelter Beds (Master
Leased), 236 , 2%
Affordable Housing Units Occupied Unassisted, 1,811 , 12%

Total Households Served 14,936
^ 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 February 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
23
2
6
31
9
47
56
45
101
-8
124

Occupancy
Percentage
98.3%
96.9%
99.0%
98.4%
97.4%
97.9%
97.8%
97.7%
97.8%
97.9%

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
525
774
379
220
50
7
1,955

Households
% of
Average
Households
Family Size
26.9%
2.3
39.6%
1.8
19.4%
2.2
11.3%
2.5
2.6%
2.7
0.4%
2.3
100.0%
2.1

Average Unit
Size
1.8
1.5
1.7
1.9
2.1
2.0
1.7

Adults no
Children
13.1%
28.8%
12.2%
5.4%
1.4%
0.1%
61.1%

% Family Type (head of household)
Family with
Elderly
Disabled
Children
Not Elderly
13.7%
0.8%
6.1%
10.8%
9.3%
19.3%
7.2%
6.2%
6.8%
5.8%
2.8%
3.0%
1.2%
0.3%
0.3%
0.3%
0.1%
0.1%
38.9%
19.5%
35.4%

Black African
American
9.4%
11.0%
4.2%
3.7%
0.7%
0.3%
29.3%

White
10.7%
21.3%
10.4%
4.5%
1.0%
0.1%
48.0%

Race % (head of household)
Native
Hawaiian/
Asian
American
Pacific Islnd
1.4%
0.5%
0.5%
1.8%
1.2%
0.2%
0.8%
1.0%
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
4.2%
4.2%
2.6%
2.2%
0.5%
0.0%
13.8%
Not Reported

4,478
2,591
1,338
865
165
31
9,468

37.7%
21.8%
11.3%
7.3%
1.4%
0.3%
79.8%

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

2.1%
2.3%
1.5%
0.9%
0.1%
0.0%
7.0%

12.2%
9.2%
3.9%
1.7%
0.3%
0.1%
27.3%

13.4%
15.8%
1.6%
7.7%
9.7%
0.8%
3.7%
5.1%
0.3%
2.5%
3.0%
0.2%
0.6%
0.5%
0.0%
0.1%
0.1%
0.0%
27.9%
34.2%
3.1%
* Race and enthnicity are not required fields on the

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

3.2%
2.0%
1.1%
0.8%
0.1%
0.0%
7.3%

2.4%
0.5%
0.3%
0.2%
0.0%
0.0%
3.4%

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)

341
6
42
15
3
877
667
8.6
3
6
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Rent Assistance Performance Measures
Utilization and Activity

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

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

Vouchers
Paid
6,480
1,938
489
8,907

Current Month Status
Average
Utilization
Voucher
Percentage
Cost
94%
98%
96%
95%

Current Month Activity
HUD Subsidy
Over(Under)
Utilized
$593
-$5,898
$534
-$61,959
$448
$572
-$67,857

Remaining
Waiting List
Size
2,833

Waiting List
Names
Pulled
207

Calendar Year To Date

Vouchers
Terminated
35
26
7
68

Voucher
Inspections
Completed
513
64
12
589

Utilization
Percentage
94%
98%
95%
95%

Black

White

Native

Asian

Hawaiian/

Hispanic

7.7%
11.8%
8.4%
6.2%
1.2%
0.0%
35.3%

7.7%
18.0%
15.6%
8.1%
1.0%
0.1%
50.5%

0.7%
1.0%
0.6%
0.3%
0.1%
0.0%
2.6%

0.5%
2.7%
1.6%
0.8%
0.1%
0.0%
5.8%

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

1.0%
2.1%
1.3%
0.7%
0.2%
0.0%
5.3%

8.1%
9.8%
4.6%
2.3%
0.5%
0.5%
25.7%

13.6%
9.0%
5.3%
4.1%
1.2%
0.5%
33.8%

16.4%
12.5%
8.9%
5.9%
1.2%
0.8%
45.7%

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

1.0%
1.2%
0.8%
0.8%
0.2%
0.2%
4.1%

0.5%
0.3%
0.4%
0.2%
0.1%
0.1%
1.6%

2.5%
2.2%
1.7%
1.3%
0.2%
0.2%
8.2%

# Events

# Event
Attendees

127

1772

Escrow $
Forfeited

Avg Annual
Earned Income
Increase Over
Last Year

New Vouchers
Leased
83
17
15
115

Average
Voucher
Cost
$594
$535
$451
$573

HUD Subsidy
Over(Under)
Utilized
$489,570
$18,300
$16,145
$524,015

New Vouchers
Leased
93
36
33
162

Vouchers
Terminated
76
45
20
141

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

# of
Households
1,098
2,235
1,713
1,013
155
10
6,224

1,040
767
520
367
91
48
2,833

Households
% of
Average
Households
Family Size
17.6%
2.1
35.9%
2.1
27.5%
2.2
16.3%
2.9
2.5%
3.3
0.2%
3.9
100.0%
2.3

36.7%
27.1%
18.4%
13.0%
3.2%
1.7%
100.0%

Average Unit
Size
2.0
2.0
2.0
2.4
2.7
3.1
2.1

Adults no
Children
8.9%
23.5%
17.3%
6.4%
0.9%
0.1%
56.9%

% Family Type (head of household)
Family with
Elderly
Disabled
Children
Not Elderly
8.8%
0.5%
2.2%
12.4%
9.5%
14.1%
10.3%
8.7%
11.0%
9.9%
3.0%
4.4%
1.6%
0.3%
0.4%
0.1%
0.1%
0.0%
43.1%
22.0%
32.0%

1.8
2.1
2.4
2.5
2.6
2.3
2.1

0.8%
2.6%
2.6%
1.5%
0.4%
0.1%
7.9%

Race % (head of household)

Not Reported
1.2%
0.8%
0.7%
0.4%
0.0%
0.0%
3.1%

Short Term Rent Assistance

Shelter Plus Care
Short Term Rent Assistance

# of
Households
Participating
548
468

$ Amount of
Average Cost
Assistance
per Household
Provided
$334,386
$610
$284,269
$607

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

$76,908

$818

# HH
Stabilized

# HH
Transitioned

Health and Safety
Stabilized

60

21

36

Unduplicated
Number
Served
1919

# of
Participants

Escrow $
Held

New
Enrollees

# of
Graduates

2
2

0
1

149
260

$200,043
$328,977
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Support
System
Enhanced
176

Escrow $
Disbursed

Terminations
or Exits

Crisis
Intervention

$306
$22,635

1
3

$0
$0

2

$3
-$680
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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
The Resource Access Center
Beech Street
Mult County HDHQ

Units
130
32
N/A

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

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

Construction
Start
Nov-09
May-13
May-15

Construction
End
Apr-11
Aug-14
Aug-16

Total
Cost
$46,951,074
$10,346,567
$38,765,667

Cost Per
Unit
$361,162
$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

N/A
N/A
N/A
N/A
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Current
Phase
Construction
Finance Structuring
Design Phase

Construction
Construction
Construction
Construction

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

3
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