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Introduction
A. Introduction
Moving to Work (MTW) is a U.S. Department of Housing and Urban Development (HUD) demonstration program that
of fers public housing authorities (PHAs), like Home Forward, the opportunity to develop and pilot innovative, locallydesigned housing and economic independence strategies for families by allowing exemptions from existing public
housing and Housing Choice Voucher regulations. The program also permits PHAs to combine operating, capital, and
tenant-based assistance funds into a single agency-wide funding source. The purposes of the MTW program are to
give PHAs and HUD the flexibility to design and test various approaches for providing and administering housing
assistance that accomplish three primary goals:
•

Reduce cost and achieve greater cost effectiveness in Federal expenditures;

•

Give incentives to families with children where the head of household is working, is seeking work, or is preparing
f or work by participating in job training, educational programs, or programs that assist people to obtain
employment and become economically self-sufficient; and

•

Increase housing choices for low-income families.

Home Forward has been designated an MTW agency since 1998. The 2016 Consolidated Appropriations Act
extended the MTW demonstration through fiscal year 2028 for Home Forward. This allows Home Forward to continue
to utilize MTW f lexibility to support our mission of assuring that the people of the community are sheltered.
The f ollowing Fiscal Year 2021 Moving to Work Plan details how Home Forward intends to use our flexibility. We will
continue to use our MTW authority to best meet the needs of our community, with thoughtful intent, and the ability to
quickly respond to changes in our region’s rental market and economy. Home Forward will continue to collaborate
with local government and community service providers to expand and sustain housing resources for the community.
These partnerships and Home Forward’s MTW f lexibility are more important than ever as the Portland Metropolitan
Area continues to experience a housing crisis, a crisis the Portland City Council recently ext ended through at least
April 2021.

B. Overview of the Agency’s Long-Term MTW Goals and Objectives
Home Forward continues to implement our strategic plan to guide our work through 2020. The development of the
strategic plan included input from staff, the board of directors, our Resident Advisory Committee and partners. The
plan f ocuses on five key areas and includes an emphasis on equity, connection, unity and racial justice.
One Portfolio: We’ll continue to build and acquire housing with a goal of adding 500 affordable housing units to Home
Forward’s portfolio by the end of 2020. We will convert our public housing properties to a Section 8-based subsidy
while pref orming critical rehabs to best position them to be stable for generations to come and to meet the needs of
the people and neighborhoods they serve. We will also develop and implement performance standards at the
property level and across the portfolio.
One Resource: We will work to create deeper connections and continuity between the types of housing assistance we
provide to respond to the evolving needs of the people we serve. We’ll make changes to the way we manage our
waiting lists to better meet the needs of the community in the current housing market. In an ef fort to make ourselves
more available to the community and to better align staff resources and processes, we’ll explore a new model of
service delivery that puts more of our staff in the neighborhoods we serve.
Home Forward
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One Agency: We will build our skills and work together in ways that help us constantly evolve and improve our ability
to serve our community. As we move forward with our public housing conversion through the Rental Assistance
Demonstration (RAD) program, we will prepare ourselves for the implications of converting our portfolio to a S ection
8-based platform. We will create and implement a values-based communications plan, increase the use of surveys,
f ocus groups and other forms of outreach to get resident input, assess current practices to identify opportunities to
integrate a trauma-informed lens to our work, and increase hard skills training and leadership development for staff at
all levels of the organization.
One Community: We will continue to define our equity platform with a particular emphasis on racial justice. Identify
opportunities and set goals to increase participation of Minority, Women and Emerging Small Businesses (MWESB)
in our contracting processes. Optimize our use of technology to increase the community’s ability to interact and
transact with us, and work to increase resident access to technology. We’ll deepen our focus on supporting the needs
of East Multnomah County and ensure the region is included in all of our strategic initiatives.
One System: We will leverage our role as the largest provider of affordable housing in Oregon to improve
collaboration and efficacy between systems impacting people in poverty. We’ll strengthen our engagement with the
education and health care systems, and we will work tirelessly to add more affordable housing in our community,
regardless of our role or ownership stake.
Home Forward began the planning process for our next strategic plan right before the COVID-19 public health
emergency. We decided to pause strategic planning work in order to focus our efforts on COVID -19 response and will
resume strategic planning as soon as it practicable.

C. Overview of the Agency’s Moving to Work Goals and Objectives for the Year
The Portland metro region continues to experience a challenging housing market in terms of unprecedented rent
increases and historically low vacancy rates. As a reaction to the state’s housing rental crisis, the Oregon state
legislature passed several bills in 2019 related to housing, including the first statewide regulation of rent increases
and a statewide just cause for eviction law. The City of Portland extended our declared housing emergency until at
least April 2021. Many households earning low-incomes have been economically impacted by COVID-19 in
Multnomah County, and Black, Indigenous, and people of color households have been disproportinately impacted.
The State of Oregon passed an evicton moratorium ordinance that ends on September 30, 2020 and provide a 6
month grace peope for rent payments missed during the moratorium period. Without the provision of sufficient rental
assistance resources to help impacted households, we are anticipating a wave of evictions in the for nonpayment of
rent.
Home Forward recognized the signs of the looming crisis years ago and proactively implemented Moving to Work
activities to assist Housing Choice Voucher holders and residents in past MTW plans. We were able to optimize our
MTW f lexibility in critical ways early on in our region’s housing emergency and we are closely monitoring those
activities to ensure they are assisting our participants in the most effective ways possible. Our two proposed initiatives
in this plan will help us to continue to address our local housing crisis by making sure people transitioning from
homelessness into certain Single Room Occupancy (SRO) buildings will not be impacted by minimum rents while
they work towards stability and by creating flexibility in our project-based voucher program to enhance the
development of more affordable housing in our community.
Home Forward’s strategic plan was developed during our region’s housing emergency and every initiative was
designed through the lens of this crisis. We have taken a bold yet thoughtful approach to the next three years and our
staf f and leadership will stretch their capacity to help our community through these difficult times.
We are also intentionally dedicating organizational capacity towards the U.S. Department of Housing and Urban
Development’s (HUD) Rental Assistance Demonstration (RAD) program. Home Forward is in the process of
converting our public housing portfolio to a Section 8-based platform through RAD, a tool that enables the
Home Forward
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preservation of this critical affordable housing infrastructure for generations to come. This effort will create a
significant body of work for the entire organization for years to come. The subsidy conversion transitions the public
housing portfolio to a more stable funding source and will give Home Forward the ability to rehabilitate buildings and
address long-standing capital needs while continuing to serve the same vulnerable population. We recognize RAD
impacts our current residents who call our buildings home and additional organizational capacity will be required to
ef f ectively communicate and prepare them for the transition.

Home Forward
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D. Overview of Non MTW Activities
Mobility Counseling and Transportation Toolkit
In 2013, Home Forward was awarded a grant from Metro, a regional governmental planning agency, to work
collaboratively with the three metro-area housing authorities to develop tools to provide mobility counseling to
Housing Choice Voucher participants. The goal is to reduce participants’ combined housing and transportation costs
and assist them in identifying housing locations with affordable transit options. This work also achieves goals to
f urther Fair Housing goals. Since April 2014, each housing authority introduced the transportation toolkit to
participants when they move or attend the initial program orientation. The online and paper toolkit includes a video,
brochures for considering transportation costs when moving, a worksheet to compare transportation costs of housing
choices, and a tutorial for using WalkScore. In August 2015, the evaluation of the project was completed. Due to the
challenging rental market during the evaluation period, transportation costs and access did not show up as a
significant indicator of housing choice. Nonetheless, participants that were shown the toolkit did report better access
to transit in their new home and that their housing costs decreased. In December 2015, the Mobility Counseling grant
was closed out with Metro. At the project’s end, each housing authority made a commitment to maintain access to
the toolkit on their website and continue to introduce the toolkit to new participants at program orientations and
current participants at the time of moving. The online and paper toolkit includes a video, brochures for considering
transportation costs when moving, a worksheet to compare transportation costs of housing choices, and a tutorial for
using WalkScore.
VASH Households
Veterans Affairs Supportive Housing (VASH) vouchers are an important and valuable resource for homeless veterans
in our community. Home Forward currently administers 970 VASH vouchers, up from our original award of 70
vouchers in FY2009. Most recently, Home Forward was awarded 159 new VASH vouchers with an effective date of
May 1, 2020. We are proud to administer these vouchers for the veterans in our community.
Our March 2018 VASH utilization level was up to 96%. Starting with Home Forward’s new VASH awards from 2019
and 2020 our utilization has dropped as we work with the VA and community partners to lease-up these new
vouchers. As of June 2020 our utilization is at 64%. The lease-up success rate for VASH vouchers continues to be
high, at 92% in June 2020 and leasing continues to increase at a steady pace.
Our ability to effectively increase the scale of our VASH program in the face of an incredibly tight rental market is
testament to the success of our partnership with the local Veterans Administration Medical Center, Multnomah
County, the City of Portland and a host of non-profit agencies including Transition Projects, our communities
Supportive Services for Veteran Families recipient. Home Forward continues to provide security deposit assistance,
and our jurisdictional partners, through the Joint Office for Homeless Services, funds additional flexible placement and
retention assistance which can be used for any costs related to removing barriers related to lease-up, such as
application fees, utility and housing debt, and transportation costs associated with housing search. Additionally, Home
Forward is working with the VA and partners to increase the number of Project Based VASH, in order to increase
access to housing for Veterans that face the greatest barriers to lease up in the private rental market. There are
currently 51 Project Based VASH units. We are leasing up 28 more Project Based VASH units in 2020, and we
anticipate the lease up of 65 more Project Based VASH units in 3 properties starting in 2021.
In f all of 2014 we requested authorization from the HUD Voucher Office to include VASH voucher holders in the
application of approved MTW activities.
In November and December 2014, we received approval to apply the requested MTW activities to VASH voucher
holders. In August 2016, we requested authorization to apply to VASH aspects of our local MTW Project Based
Voucher program together with new MTW activities included in our FY 2017 plan.
Home Forward
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A Home for Everyone
A Home f or Everyone is a community-wide effort to better assist people experiencing homelessness in Multnomah
County. Established through a charter adopted by Home Forward, Multnomah County, and the cities of Portland and
Gresham, A Home for Everyone is led by an executive committee comprised of jurisdictional and fundi ng partners
and supported by a coordinating board comprised of a diverse set of community, nonprofit and government
stakeholders. By charter, Home Forward has a seat on the Home for Everyone Executive Committee. Through our
participation in A Home for Everyone, Home Forward works to strategically align our resources with the community’s
larger ef forts to address homelessness.
In 2014, the Home f or Everyone Coordinating Board developed staged action plans related to community efforts to
address homelessness. This included an actionable plan to end veteran homelessness, an assessment of housing
needs and gaps for people experiencing homelessness, and a plan to reduce the gap by 50%. In response to action
plans developed by a Home for Everyone, Home Forward committed to new targeting of Housing Choice Vouchers in
two areas:
1.

A limited preference for up to fifty vouchers for veteran families that are ineligible for Veterans Affairs
Supportive Housing vouchers.

2.

A limited preference for up to 200 vouchers for families assisted through Multnomah County’s
Homeless Family System of Care.

These pref erences were f ully utilized in FY 2017. An evaluaton of these preferences showed their success at
achieving strong lease-up, retention and resource alignment outcomes for families and indidividuals leaving
homelessness. Home Forward may continue or expand these efforts utilizing the Tenant -Based Voucher Set Aside
activity approved with our FY 2017 Moving to Work Plan. Starting in 2019, Home Forward has started evaluating the
f easibility of renewing these preferences to lease back to their original levels, and will continue to do so in 2020.
In 2018, Home Forward was selected by A Home For Everyone and local government funders to administer the Long
Term Rent Assistance (LRA) program. This pilot project serves 45 households with permanent rent assistance.
Assisted households were either experiencing or in danger of homelessness at the outset of assistance and were
selected by community non-profits to receive permanent rent assistance paired with housing retention supports.
General Obligation (GO) Bonds – City of Portland and Metro Regional Government
City of Portland GO Bond: In November 2016 voters in the city of Portland approved $258.4 million in general
obligation bonds to fund at least 1,300 units of newly affordable housing over the next five to seven years. As of
December 2018, 634 total units have been met which include: 286 family-sized units, 281 units at 30%AMI and
below; and 197 Permanent Supportive Housing Units. 215 Project-based Section 8 units have been allocated of the
400 vouchers set aside by the MTW amendment 16 approved by HUD – “Affordable Housing General Obligation
Bond Project Based Voucher Allocation.”
Home Forward is participating in the Portland GO Bond in two ways:
1) Asset Management – Home Forward’s asset management team is overseeing third-party property
management on behalf of the City of Portland. As of December 31, 2019, five properties have been
included in Home Forward’s asset management portfolio:
a. Ellington – 262 units (1 unit taken offline for Resident Services use)
b. East Burnside – 51 units
Home Forward
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c. Fairf ield – 82 units
d. Headwaters – 100 units
e. Westwind – 70 SRO units
2) Development of City- Purchased Site on SE 30th and SE Powell- During a pre-development phase,
Home Forward contracted with a design firm to provide analysis of options for development of a site
at SE 30th and SE Powell in Portland. After confirming the viability of the site, Home Forward is
proceeding as the owner/developer and has contracted with a design team and construction
contractor. As of mid-July 2020, approximately 210 units are anticipated. At least 30 of the total units
will be designated as Permanent Supportive Housing for families who have previously experienced
homelessness. Financial closing and the start of construction are anticipated in August 2021,
f ollowed by approximately 22 months of construction.
Metro Regional GO Bond: Voters in the three-county area (including Multnomah County which is served by Home
Forward) approved an affordable housing bond in November 2018. The Metro GO Bond plans to create 3,900
af f ordable units with 1,600 of these homes deeply affordable to households at or below 30% AMI. Half of the homes
created will have two or more bedrooms to ensure access by families.
As of July 2020, it is anticipated that Home Forward will receive allocations in two areas:
1) Redevelopment of Dekum Court – Approved as a “Phase 1 project” for use of Metro bond funds, Dekum
Court. Home Forward selected Dekum Court as the site for major redevelopment which leverages the Section
18 disposition which HUD approved for the site (October 2018)and utilizes a proposed transfer of 27 units of
RAD assistance from Cora Park, Chateau Apartments and Scattered East A. Metro approved the Phase I
project and an allocation of approximately $22 million in bond funds in July 2019. Redevelopment will be
completed in two phases, with Phase I ensuring that existing residents (40 units) have the choice to relocated
into the new building (Spring 2022) prior to demolition of the current buildings. After completion of Phase II by
Fall 2023, a total of 187 apartments will be located on the site.
2) Troutdale property utilizing funds for Eastern Multnomah County projects – Due to smaller population
sizes, the three cities in eastern Multnomah County did not qualify for individual allocations of bond funding.
Instead, Multnomah County and Metro have designated Home Forward as the jurisdictional partner to receive
the bond allocation to cover approximately 111 units of affordable housing in this area. Multnomah County
has identified county-owned property in Troutdale that is in an area suitable for development as affordable
housing. Home Forward is working from staff from the City of Troutdale to develop an initial design concept.
Formal transfer of ownership from the County to Home Forward is anticipated during 2021 along with the
beginning of an official design process.
The Louisa Flowers
Home Forward successfully completed construction of the Louisa Flowers in October 2019. Lease up has continued
into 2020. Rents are affordable in the following income ranges:
•

217 homes f or households with incomes at or below 60% Median Family Income (MFI), and

•

23 homes f or households with incomes at or below 50% MFI.

Of the 240 total, 20 homes will also be assigned Section 8 project-based vouchers to assist with rental subsidy for
those recovering from domestic violence.
Home Forward
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Portland Community College (PCC) Partnership (NE 42nd and Killingsworth)
Home Forward has selected a design team and construction contractor for the development of affordable housing on
approximately one acre of a three-acre site owned by PCC. The college will be redeveloping an existing workforce
training center and parking lot with the goal to include approximately 100 new apartment homes.
Baldwin Site Redevelopment
Home Forward successfully competed for funding from the State of Oregon to redevelop 12 units of market -rate
housing currently located on NE Interstate and Baldwin into 60 studio apartments which will serve as Permanent
Supportive Housing for people who have experienced homelessness. Home Forward is partnering with the Urban
League of Portland to ensure culturally sensitive services are provided on site. A design team has been selected and
community outreach is underway. Financial closing and start of construction are planned for August 2021.
High Rise Preservation Efforts: 85 Stories
As part of our Strategic Plan goal, One Portfolio, we will increase the number of housing units for our community
through preservation, development and acquisition. With approvals from HUD in both Section 18 and RAD, Home
Forward’s entire public housing portfolio will be transitioned to either project-based vouchers or project-based rental
assistance.
Phase I (The f irst four high rise towers): HUD approved our proposal to change the operating subsidy at four
of the buildings from public housing to project-based Section 8 f unding (via a Section 18 disposition process).
This subsidy change occurred during September 2013 and transfer to the LIHTC partnership (and the
accompanying affordable housing lease up) happened during FY2015. The Phase I budget was
approximately $124.7 million. Because of the great importance of this work, the agency contributed a
significant amount of its own resources to Phase I: $13.6 million (11% of the total funding). Construction was
completed during FY2017 at each of the first four properties (Group 1: Northwest Tower & Annex, plus
Gallagher Plaza; and Group 2: Hollywood East, and Sellwood Center).
Phase II: RAD conversions focused in two groups occurred during Fall 2017. Group 3 included six mixed
f inance properties which were not in need of renovations.(Note: Originally the subsidy conversion for one of
the properties, Madrona Place, was included in Group 3. Subsequently, over $3 million in deferred
maintenance has been uncovered and the redevelopment financing costs will now be included in Group 7
activities.) Group 4 included three HOPE VI properties which are also newer properties that were not in need
of renovations
Phase III: To complete the RAD and Section 18 conversions, we have developed a f inancial strategy that
allows the agency to complete the process by FY2021 by converting public housing in groups (or bundles) of
properties. Group 5 includes two Section 18 properties and five RAD properties. Financial closing for Group
5 occurred in November 2018. Group 6 also includes two Section 18 properties along with seven RAD
properties. Financial closing for Group 6 occurred in June 2019. Our remaining properties are broken into
three more groups (Groups 7-9) and include four more Section 18 and 13 RAD conversions. The properties in
Group 7 are scheduled for financial closing during between 2021 and 2023.
Public Housing Strategy
Several important policies guide us as we undertake this complex and challenging initiative. We developed these
policies through our work over the last 15 years, starting with our first HOPE VI redevelopment, to preserve this vital
community resource.
Home Forward
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Policy Guidelines for Subsidy Conversion
1) Continue to serve very low-income populations in these communities
2) Maintain ownership or control of the properties
3) Improve the physical and financial condition of the properties
4) Partner to optimize public and private resources on behalf of the properties and our residents
As described in the previous 85 Stories section, the subsidy conversion process uses a combination of HUD’s RAD
and Section 18 programs. The charts below summarize the conversion of properties by HUD program.

REMAINING RAD CONVERSIONS
AMP (PH
units)

Property Name

Total Public
Housing Units
in CHAPS

OR002000121

Fir Acres

32

OR002000123

Stark Manor

30

OR002000124

Lexington Court

20

OR002000125

Eastwood Court

32

OR002000126

Carlton Court

24

OR002000131

Slavin Court

24

OR002000132

Demar Downs

18

OR002000142

Celilo Court

28

OR002000336

Cora Park

10

OR002000436

Chateau Apt.

10

OR002000705

Scattered East A

7

OR002000108

Peacef ul Villa

70

Previous 85 Stories RAD Conversions
Group 3 converted using the RAD program and included The Jeffrey, Rockwood Station, Martha Washington, Bud
Clark Commons, Madrona Place (see narrative regarding Groups 3 and 7), and Fairview Oaks and Woods,
Group 4, Home Forward’s three HOPE VI properties (containing seven mixed-finance partnerships) also converted to
project-based Section 8 subsidy using the RAD program.
Home Forward
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Group 5 conversions included two Section 18 properties (Tamarack and Schrunk Riverview Tower) plus five RAD
properties: Camelia Court, Eliot Square, Maple Mallory, Bel Park, and Winchell Court.
Group 6 conversions included two Section 18 properties (Medallion and Williams Plaza) plus seven RAD properties:
Alderwood, Hunter’s Run, Harold Lee Village, Floresta, Powellhurst, Tillicum North, and Tillicum South.
Section 18 Disposition – During 2018, Home Forward received approval from HUD for our remaining Section 18
conversions. These f ollowed the successful first conversions comprised of Group 1 and 2 with four of our high-rise
properties. Groups 5 and 6 (above) each included two Section 18 properties.

REMAINING SECTION 18 CONVERSIONS

AMP
OR002000111
#N/A

Home Forward

Property Name
Dekum Court

Total Public
Housing
ACC Units

Units in
Section 18

40

40

Dekum Addition

20

OR002000114

Dahlke Manor

115

115

OR002000115

Holgate House

80

80

OR002000140

Ruth Haef ner Plaza

73

73
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General Operating Information
A. Housing Stock Information

i.

Planned New Public Housing Units
New public housing units that the MTW PHA anticipates will be added during the Plan Year.

ASSET
MANAGEMENT
PROJECT (AMP)
NAME AND
NUMBER
N/A

BEDROOM SIZE
0/1

2

3

4

5

6+

0

0

0

0

0

0

Total Public Housing Units to be Added in the Plan Year
*

TOTAL
UNITS
0

POPULATION
TYPE*
N/A

# of Uniform Federal
Accessibility
Standards (UFAS)
Units
Fully
Accessibl Adaptabl
e
e
0
0

0

Select “Population Type” from: General, Elderly, Disabled, Elderly/Disabled, Other

If “Population Type” is “Other” please describe:
N/A
ii. Planned Public Housing Units to be Removed
Public housing units that the MTW PHA anticipates will be removed during the Plan Year.

AMP NAME AND
NUMBER

NUMBER OF UNITS
TO BE REMOVED

Fir Acres
OR002000121

32

Stark Manor
OR002000123
Eastwood Court
OR002000125
Dahlke Manor
OR002000114

30

EXPLANATION FOR REMOVAL

Rental Assistance Demonstration – received CHAPs
(Commitment to Enter into a Housing Assistance
Payment Contract) from HUD August 2016

32
115
209

Total Public Housing Units to be Removed in the Plan
Year

iii. Planned New Project Based Vouchers
Tenant-based vouchers that the MTW PHA anticipates project-basing for the first time during the Plan Year. These
include only those in which at least an Agreement to enter into a Housing Assistance Payment (AHAP) will be in place
by the end of the Plan Year. Indicate whether the unit is included in the Rental Assistance Demonstration (RAD).

Home Forward
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PROPERTY NAME

NUMBER OF
VOUCHERS TO
BE PROJECTBASED

RAD?

Alberta Alive

25

No

Findley Project

20

Las Adelitas

8

Anna Mann House

12

The Susan Emmons

48

Joyce Hotel

66

Westwind Apts

70

NE Prescott

9

Stark Street

16

SE Powell

50
324

DESCRIPTION OF PROJECT

New construction with Community
Development Partners. Will include 25 ProjectBased VASH
New construction with Do Good Multnomah.
No
Will include 20 Project-Based VASH
New construction with Hacienda CDC. Will
include 8 Project-based Vouchers for families
No
leaving homelessness and communities of
color
Substantial Rehab and New construction with
Innovative Housing Inc. Will include 12
No
Project-based Vouchers for low income
f amilies and seniors
New construction with Northwest Housing
Alternatives. Will include 48 Project-based
No
Vouchers for chronically homeless individuals,
seniors with a disability
New construction with CPAH. Will include 66
No
Project-based Vouchers for chronically
homeless individuals
New construction with Central City Concern.
No
Will include 70 Project-based Vouchers for
chronically homeless individuals
New construction with CDP/NAYA. Will include
No
9 Project-based Vouchers for low income
f amilies and communities of color
New construction with Human Solutions. Will
No
include 16 Project-based Vouchers for families
experiencing homelessness
New construction with Home Forward. Will
No
include 50 Project-based Vouchers for families
experiencing homelessness
Planned Total Vouchers to be Newly Project-Based

iv. Planned Existing Project Based Vouchers
Tenant-based vouchers that the MTW PHA is currently project-basing in the Plan Year. These include only those in
which at least an AHAP is already in place at the beginning of the Plan Year. Indicate whether the unit is included in
RAD.
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Fir Acres
Stark Manor
Eastwood Court

NUMBER OF
PROJECT-BASED
VOUCHERS
32
30
32

PLANNED
STATUS AT END
OF PLAN YEAR*
Committed
Committed
Committed

Dahlke Manor

115

Committed

206

Planned Existing
Project-Based
Vouchers

PROPERTY NAME

*

RAD?

DESCRIPTION OF
PROJECT

Yes
Yes
Yes

RAD I PBV
Conversion

Yes

Section 18 RAD
Conversion

Select “Planned Status at the End of Plan Year” from: Committed, Leased/Issued

v. Planned Other Changes to MTW Housing Stock Anticipated During the Plan Year
Examples of the types of other changes can include (but are not limited to): units held off-line due to relocation or
substantial rehabilitation, local, non-traditional units to be acquired/developed, etc.
PLANNED OTHER CHANGES TO MTW HOUSING STOCK ANTICIPATED IN THE PLAN YEAR
N/A
General Description of All Planned Capital Expenditures During the Plan Year
GENERAL DESCRIPTION OF ALL PLANNED CAPITAL EXPENDITURES DURING THE PLAN YEAR

Community
PHA Wide
PHA Wide
PHA Wide
*Various Properties
*Various Properties

*Various Properties

*Various Properties

Activity
15% Administrative
Allowance
Radon testing and
Mitigation
PH Discretionary Project
Funds
Major Systems Upgrades –
85 Stories Projects Group
5
Major Systems Upgrades –
85 Stories Projects Group
6
Major Systems Upgrades –
85 Stories Projects Group
7
Major Systems Upgrades –
85 Stories Projects Group
8
Total Capital Expenditures Budget

Home Forward

Capital
Fund
583,396

Percentage
of Capital
Fund
6.07%

Total
Expended
583,396

Percentage
of Total
Expended
6.07%

202,573

2.11%

202,573

2.11%

713,026

7.42%

713,026

7.42%

2,054,592

21.37%

2,054,592

21.37%

1,408,820

14.66%

1,408,820

14.66%

2,392,220

24.89%

2,392,220

24.89%

2,257,780

23.49%

2,257,780

23.49%

9,612,407

100%

9,612,407

100%
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*Note: The Major Systems Upgrades titled 85 Stories is planned for Home Forward's public housing properties converting to HUD 's
RAD and/or Section 18 Disposition programs.
Group 5 received approval through HUD's RAD and Section 18 Disposition Programs. The group converted into a Tax Credit
Limited Partnership in November 2018 and is currently in construction phase. This group consists of seven properties - Tamarack,
Schrunk Tower, Eliot Square, Maple Mallory, Bel Park, Winchell Court and Camelia Court.
Group 6 received approval through HUD's RAD and Section 18 Disposition Programs. The group converted into a Tax Credit
Limited Partnership in June 2019 and is currently in construction phase. This group consists of nine properties - Medallion,
Williams Plaza, Harold Lee, Floresta, Powellhurst, Tillicum North, Tillicum South Hunters Run and Alderwood.
Group 7 received approval through HUD's RAD and Section 18 Disposition Programs and a re still in the planning phase. The work
will be bundled into a Tax Credit Limited Partnership. Group 7 currently consists of four properties - Dahlke Manor, Fir Acres,
Eastwood Court, Stark Manor.
Group 8 received approval through HUD’s RAD and Section 18 Disposition Programs and are still in the planning phase. The work
will be bundled into a ax Credit Limited Partnership. Group 8 currently consists of five properties: Holgate House, Ruth Haef ner,
Lexington Court, Carlton Court, and Demar Downs.

B. Leasing Information
i.

Planned Number of Households Served
Snapshot and unit month information on the number of households the MTW PHA plans to serve at the end of the Plan
Year.
PLANNED NUMBER OF HOUSEHOLDS SERVED
THROUGH:
MTW Public Housing Units Leased
MTW Housing Choice Vouchers (HCV) Utilized
Local, Non-Traditional: Tenant-Based^
Local, Non-Traditional: Property-Based^
Local, Non-Traditional: Homeownership^

PLANNED NUMBER OF
UNIT MONTHS
OCCUPIED/LEASED*
7,584
112, 548
1,464
60
0

PLANNED NUMBER OF
HOUSEHOLDS TO BE
SERVED**
632
9, 379
122
5
0

121, 656

10,138

Planned Total Households Served
*

“Planned Number of Unit Months Occupied/Leased” is the total number of months the MTW PHA plans to have leased/occupied
in each category throughout the full Plan Year.

** “Planned Number of Households to be Served” is calculated by dividing the “Planned Number of Unit Months Occupied/Leased”
by the number of months in the Plan Year.
^

In instances when a local, non-traditional program provides a certain subsidy level but does not specify a number of
units/households to be served, the MTW PHA should estimate the num ber of households to be served.

LOCAL, NONTRADITIONAL CATEGORY
Tenant-Based
Property-Based
Homeownership
*

MTW ACTIVITY NAME/NUMBER
Program Based Assistance / 14
Program Based Assistance / 14
N/A

PLANNED NUMBER
OF UNIT MONTHS
OCCUPIED/LEASED*
1,464
60
0

PLANNED NUMBER OF
HOUSEHOLDS TO BE
SERVED*
122
5
0

The sum of the figures provided should match the totals provided for each local, non -traditional categories in the previous table.
Figures should be given by individual activity. Multiple entries may be made for each category if applicable.
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ii. Discussion of Any Anticipated Issues/Possible Solutions Related to Leasing
Discussions of any anticipated issues and solutions in the MTW housing programs listed.
HOUSING PROGRAM

DESCRIPTION OF ANTICIPATED LEASING ISSUES AND POSSIBLE SOLUTIONS

MTW Public Housing

There are no anticipated issues related to leasing public housing units.
We continue to experience a very tight rental market, making it difficult for
voucher holders to find affordable housing. To support voucher holders in
their search, we have been offering deposit assistance to participants that
complete a tenant education class taught by a community organization.
There are no anticipated issues related to local, non-traditional units.

MTW Housing Choice Voucher
Local, Non-Traditional

C. Waiting List Information
i. Waiting List Information Anticipated
Snapshot information of waiting list data as anticipated at the beginning of the Plan Year. The “Description” column
should detail the structure of the waiting list and the population(s) served.

WAITING LIST NAME

DESCRIPTION

NUMBER OF
HOUSEHOLDS
ON WAITING
LIST

MTW Public Housing
MTW Housing Choice
Voucher
MTW Housing Choice
Voucher
Tenant-Based Local,
Non-Traditional MTW
Program
Project-Based Local,
Non-Traditional MTW
Program

Site-Based

10, 119

Partially Open

PLANS TO
OPEN THE
WAITING LIST
DURING THE
PLAN YEAR
Yes

Community-Wide

1,679

Partially Open

No

Site-Based

19,136

Partially Open

Yes

Other (see below)

0

Open

No

Site Based

0

Closed

No

WAITING LIST OPEN,
PARTIALLY OPEN OR
CLOSED

Please describe any duplication of applicants across waiting lists:
322 households are duplicated across the MTW Public Housing and MTW Housing Choice Voucher
(Community-Wide) waitlists. The MTW Housing Choice Voucher (Site-Based) is a Project-Based voucher waitlist
(see Activity 10), with waitlists kept by partner agencies administering the PBV contract. Additional households
may be duplicated between MTW Public Housing, MTW Housing Choice Voucher (Community-Wide) and MTW
Housing Choice Voucher (Site-Based).

Our MTW Public Housing waiting list is currently closed except for households needing an ADA accessible unit or
applicants who have a documented terminal illness with a life expectancy of less than 12 months. Our Community Wide MTW Housing Choice Voucher waitlist is currently closed except for applicants who have a documented
terminal illness with a life expectancy of less than 12 months.
Our Tenant-Based Local, Non-Traditional program is our Program Based Assistance program (described in detail in
Activity 14). This program largely contracts funds to partner agencies, which then manage the participant selection
process, sometimes in partnership with Home Forward.
Home Forward
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Each agency currently uses different methods for participant selection, but all programs target families who are
homeless or at risk of homelessness.
In 2020, Home Forward will fund three tenant-based local, non-traditional programs. These three programs are
administered by two partner agencies.
•

The third tenant-based program, Economic Opportunity Program, does not utilize a waiting list. Rather, when
f unding becomes available, the STRA agency begins accepting referrals from their partner agency, Worksystems,
until the available funding is obligated.
ii. Planned Changes to Waiting List in the Plan Year
Please describe any anticipated changes to the organizational structure or policies of the waiting list(s), including any
opening or closing of a waiting list, during the Plan Year.
WAITING LIST NAME

DESCRIPTION OF PLANNED CHANGES TO WAITING LIST

N/A

N/A

Home Forward
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Proposed MTW Activities
21 Self Certification of Income

As evidenced by the COVID-19 public health emergency, there are circumstances during which temporarily
accepting self-certification of income is necessary to maintain efficient operations and promote housing stability.
Home Forward implemented HUD waivers allowing self-certification of income in responses to the COVID-19 public
health emergency provided in the current HUD Notice PIH 2020-33(HA) Rev-2 which was preceded by HUD Notices
PIH 2020-05, PIH 2020-13, and PIH 2020-33 (HA). In the case that these waivers expire during the COVID-19
pandemic, Home Forward may continue to accept self-certification as the highest form of income verification to
process annual and interim reexaminations. Home Forward may also accept self-certification of income as the
highest form of income verification to process annual and interim reexaminations in response to future local, State,
or National emergencies or disasters that result in significant barriers to households being able to access
information from their employer to verify their income. This proposed activity will support the statutory objective:
“Reduce cost and achieve greater cost effectiveness in federal expenditures” as demonstrated in the Activity Metric
section below. The proposed protocols which Home Forward may temporarily implement in response to the COVID19 and other local, state, or national emergencies or disasters are:
1) Annual Re-examination Income Verification (PH and HCV-3): Home Forward may forgo third-party
income verification requirements for annual reexaminations. Home Forward may consider selfcertification as the highest form of income verification to process annual reexaminations. This may occur
over the telephone (with a contemporaneous written record by a Home Forward staff person), through
an email or postal mail with a self-certification form by the tenant, or through other electronic
communications. After a period of temporarily using this alternative flexibility, Home Forward will be
responsible for addressing any material discrepancies that may arise later. For example, if a tenant selfcertified that the tenant lost their job, but later the EIV Income Validation Tool (IVT) shows that the
tenant’s employment continued, Home Forward will take enforcement action in accordance with our
policies and procedures. While HUD waives the use of EIV (e.g., HUD Notice PIH 2020-33 (HA) Rev-2,
Home Forward may also forgo the use of EIV when doing annual re-examination income verification but
must resume use of EIV when HUD waivers are no longer in effect.
2) Interim Re-examinations (PH and HCV-4): Home Forward may forgo third-party income verification
requirements for interim reexaminations. Home Forward may consider self-certification as the highest
form of income verification to process interim reexaminations. This may occur over the telephone (with a
contemporaneous written record by a Home Forward staff person), through an email with a selfcertification form by the family, or through other electronic communications. After a period of
temporarily using this alternative flexibility, Home Forward will be responsible for addressing any material
discrepancies that may arise later. For example, if a tenant self-certified that the tenant lost their job, but
later the EIV Income Validation Tool (IVT) shows that the tenant’s employment continued, Home Forward
will take enforcement action in accordance with our policies and procedures. While HUD waives the use
of EIV (e.g., HUD Notice PIH 2020-33 (HA) Rev-2, Home Forward may also forgo the use of EIV when doing
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annual re-examination income verification but must resume use of EIV when HUD waivers are no longer
in effect.

Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

FY2021: $95,396

Less than $95,400
annually

FY2021: 2,270

Less than 2,300 hours
annually

Agency cost savings (Standard Metric: CE#1)
Total cost of task

FY2021: $127,195

Staf f time savings (Standard Metric: CE#2)
Total time to complete the
task

FY2021: 3,027 hours

Decrease in error rate of task execution (Standard Metric: CE#3)
Average error rate in
completing a task

FY2021: 5.5%

FY2021: 5.5% or less

Maintain 5.5% or less

Increase in tenant share of rent (Standard Metric: CE#5)
Note: Home Forward does not intend to have an agency cost savings from this activity.
Total annual tenant share
of rent

FY2021: $37,972,344

FY2021: $37,972,344

$37,972,344

Cost Implications:

Home Forward anticipates cost savings of $31,795 as a result of implementing this activity.
Justification for MTW Flexibility:

This proposed activity is authorized by MTW flexibility, specifically:
•

Attachment C, Section D(3)(b): “The Agency is authorized to adopt and implement any reasonable policy for
verifying family income and composition and for determining resident eligibility that differ from the
currently mandated program requirements in the 1937 Act and its implementing regulations”; and

•

Attachment C, Section C(2): “…the Agency is expressly authorized to adopt a local system of income
verification in lieu of the current HUD system. For example, the Agency may implement alternate time
frames for validity of verification or adopt policies for verification of income and assets through sources
other than those currently allowed under the 1937 Act.”

This activity allows Home Forward to provide efficient service to people earning low-incomes as needed, including
during local, state, or national disasters that pose a risk to the health and safety of residents, participants, staff, and
the community.

Home Forward
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22 Modernizing HCV/PBV Oral Briefings

Under 24 Code of Federal Regulations (CFR) 982.301, Public Housing Authorities are required to provide families
eligible to participate in the voucher program with an “oral briefing”. During the COVID-19 public health emergency,
Home Forward implemented HUD waiver HCV-2 provided in HUD Notice PIH 2020-05, which was extended and
superseded by HUD Notice PIH 2020-13 and the current notice, HUD PIH Notice 2020-33(HA) Rev-2, allowing
flexibility in how the required oral briefing for HCV and PBV households are conducted. Home Forward proposes
conducting required oral briefings for new HCV and PBV households by other means in response to COVID-19 and in
the future when necessary to protect the health and safety of participants and staff due to local, state, or nat ional
state of emergencies or disasters. Home Forward also proposed to use this flexibility on a case by case basis if an
individual or household faces extenuating circumstances that prevent them from coming to an in person oral
briefing. In these individual cases, Home Forward will note the extenuating circumstances in the tenant file.
These other means may include: webcast, video call, or expanded information packet. Home Forward will ensure
that the method of communication for the briefing effectively communicates with, and allows for equal
participation of, each family member, including those with vision, hearing, and other communication-related
disabilities, and ensures meaningful access for persons with limited English proficiency.
This proposed activity advances the statutory objective to: “Reduce cost and achieve greater cost effectiveness in
federal expenditures” as outlined in the Activity Metrics section below.
Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

FY2021: Less than $8,861

Less than $8,900 annually

FY2021: 195 hours

At least 195 hours

Agency cost savings (Standard Metric: CE#1)
Total cost of task

FY2021: $14,177

Staf f time savings (Standard Metric: CE#2)
Total time to complete the
task

FY2021: 312 hours

Cost Implications:

Home Forward does not anticipate any cost implications as a result of this proposed activity.
Justification for MTW Flexibility:

This activity is authorized under:
•

•

Attachment C, Section B(1)(b): “…the Agency can carry out the purposes of the MTW Demonstration
Program to provide flexibility in the design and administration of housing assistance to eligible families, to
reduce cost and achieve greater cost effectiveness in Federal expenditures…”
Attachment C, Section B(1)(b)(iii): “The provision of housing or employment-related services or other case
management activities, such as housing counseling in connection with rental or homeownership assistance,
energy auditing, activities related to the provision of self-sufficiency and other services, employment
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counseling, education, training and other services related to assisting tenants, owners, contractors, and
other persons or entities participating or seeking to participate in other housing or training and educational
activities assisted pursuant to this section.”
This allows Home Forward to provide efficient service to people earning low-incomes as needed, including during
local, state, or national disasters that pose a risk to the health and safety of residents, participants, staff, and the
community.
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Approved MTW Activities
A. Implemented Activities
01 Rent Reform
Approved FY2012, Implemented FY2012, Amended FY2014 & FY2020

This activity was originally approved and implemented in
FY2012. In FY2014, an amendment to the activity was
approved and implemented. Our FY2015 MTW Plan
included three modifications, which have also been
implemented. Our FY2020 MTW plan included two
modifications, which Home Forward is in the process of
implementing. All amendments and modifications are
included in the following full description of our rent
ref orm activity:
In FY2012, Home Forward implemented a large-scale
ref orm of rent calculation methods, applicable to all
MTW public housing and Section 8 households, as well
as VASH and FUP voucher holders. The simplified
method distinguishes between the populations of
seniors / people with disabilities and “work-focused”
households. The f undamental premise is that
deductions are eliminated from the subsidy calculation
and the total tenant payment is determined using a
percentage of gross income.
In early 2013, the f ederal government imposed
sequestration: across-the-board reductions in federal
f unding. In response to these funding cuts, Home
Forward amended the activity in FY2014 to increase the
percentage of income used to calculate rent. The
amended percentages are ref lected below.

MTW authorization:
Attachment C, Section B(3) – Definition of Elderly
Family
Attachment C, Section D(2)(b) – Rent Policies and Term
Limits
Attachment C, Section D(2)(e) – Rent Policies and Term
Limits
Attachment C, Section D(3)(b) – Eligibility of
Participants
Attachment D, Section B(2) – Rent Structure and Rent
Ref orm
Attachment D, Section D(1) – Establishment of a local
Section 8/Housing Choice Voucher program
Statutory objective:
Reduce cost and achieve greater cost effectiveness in
Federal expenditures
Give incentives to families with children where the head
of household is working, is seeking work, or is preparing
f or work by participating in job training, educational
programs, or programs that assist people to obtain
employment and become economically self-sufficient

For seniors and people with disabilities, rent is calculated based on 28.5% of gross income. All deductions are
eliminated and this group has triennial income re-certifications. We define those aged 55 and older as “seniors”, and
households fall into this population category if the head, co-head or spouse listed on the lease is 55 or older, or is
disabled under the current HUD definition used by Home Forward.
This group has a $0 minimum rent and utility reimbursements are allowed.
All households that do not fall into the population category above are considered work-focused households. All
deductions are eliminated and this group has biennial income re-certifications. The percentages of income used to
calculate the tenant portion of rent are as follows:
•

Years 1 and 2: rent is based on 29.5% of gross income, with no minimum rent. Utility reimbursements are
allowed.
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•

Years 3 and 4: rent is based on 29.5% of gross income or $100 minimum rent, whichever is greater. Utility
allowances are factored in the assistance, but utility reimbursements are not allowed.

•

Years 5 and 6, and biennially thereafter: rent is based on 31% of gross income or $200 minimum rent,
whichever is greater. Utility allowances are f actored in the assistance, but utility reimbursements are not allowed.

The f ollowing policies apply to all households:
•

Home Forward has removed the set subsidy proration amount for mixed status families and replaced it with a
proration of $1 af ter reviewing impacts on overall agency finances, per-voucher costs, and a review of
demographics of impacted households. This analysis revealed a large impact on households with minor children
compared against minor impacts on overall agency annual budget and per unit voucher costs.

•

The ceiling rent for public housing is set to match Section 8 payment standards. There is no flat-rent option.

•

Home Forward has created a separate “release of information” form to supplement the HUD Form 9886, in order
to obtain a release of information that covers the appropriate biennial or triennial review cycle.

•

For Section 8 households where the gross rent of the unit exceeds the applicable payment standard, Home
Forward will approve the tenancy at initial occupancy so long as the household share does not exceed 50 percent
of the household’s gross income.

•

When a Section 8 household is approved to move and the identified unit has a gross rent that exceeds the
payment standard, Home Forward will use the existing income verification on file to test for affordability. Home
Forward will not require a re-examination to verify income for this purpose, unless the family requests it.

•

When a Section 8 household reports a change in family size, if the household has resided in their unit for at least
12 months, Home Forward will require an interim review. Any changes to voucher size, payment standard and
subsidy calculation will be effective 120 days after the interim review.

•

The earned income disallowance is eliminated.

•

All GOALS participants are included in the rent reform calculation.

•

Home Forward uses actual past income to determine annual income for participant families.

•

All income sources used to determine a household’s public housing rent or Section 8 assistance are the same as
currently defined by HUD, with the following exceptions:

•

The value of any asset or the value of any income derived from that asset is not used in the rent calculation,
except when the asset makes regular payments (quarterly or more often) to the resident or participant. However,
the value of assets or the value of any income derived from assets is used to determine initial eligibility. Home
Forward allows households to self-certify assets with a net value of $5,000 or less.

•

All earned income of full-time students age 18 and over is excluded from the rent calculation, unless they are the
head, co-head or spouse of the household.

•

Student financial assistance is considered only for the purpose of determining eligibility. Student financial
assistance is not used to determine annual income for rent and subsidy calculation.

•

All adoption assistance payments are excluded from the rent calculation.
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24

Ho me F o r war d M T W Pl an

F i s c al Year 2021

•

Households have the option to not report income that is not used in the rent calculation, such as foster care
payments. However, Home Forward will accept income reporting of such sources for use in determining
af f ordability of a unit. Home Forward permits families to rent units where the family share is up to 50% of their
gross income.

•

Households may apply for a hardship review if their total monthly shelter costs exceed 50% of the total monthly
income used to determine their rent subsidy. Section 8 participants who choose to rent housing where the total
shelter costs exceed 50% of total monthly income at the time of initial lease-up in that unit will not generally
qualif y for hardship review; however, all households have the right to request a hardship and exceptions may be
made. The committee has a menu of remedies to reduce a qualifying household’s burden.

Rent ref orm has been fully implemented. At this time, all MTW public housing and Section 8 households, as well as
VASH and FUP voucher holders, are on the rent ref orm calculation. The earliest group of work-focused households
transitioned to the second level of rent payment beginning in FY2015, and is now subject to the $100 minimum rent
payment. Home Forward continues to monitor hard ship requests, household and agency financial impacts and staff
f eedback to prepare for any changes that may need to be made to the activity.
In FY2020, Home Forward made two modifications to this activity which are in the process of being implemented. The
f irst modification was adjusting the set subsidy proration amount for mixed status families after reviewing impacts on
overall agency finances, per-voucher costs, and a review of demographics of impacted households. This analysis
revealed a large impact on households with minor children compared against minor impacts to the overall annual
agency budget and per unit voucher costs. The second modification was to allow Home Forward to temporarily deny
all rent increase requests, or pause processing rent increase requests, from landlords of Tenant Based Voucher
holders for rent increases that would go into effect during calendar year 2021 in response to the COVID-19 public
health emergency. Home Forward implemented this modification by pausing processing rent increase requests from
landlords of Tenant Based voucher holders that would have taken effect during calendar year 2021 in response to the
COVID-19 public health emergency.
Home Forward implemented this approach based upon a consideration of the following factors:
•

A consideration of financial and administrative impact on Home Forward;

•

Rent burden on tenants participating in the Housing Choice Voucher program;

•

Impact on participating landlords; and

•

Other compelling situations which may include the declaration of a state of emergency.

Authority to implement this approach derives from SectionD(2)(e) of Attachment C to the HUD-Home Forward MTW
Agreement. Section D(2)(e): “The Agency is authorized to implement alternative review and/or approval procedures
f or rent increases.”
Changes or Modifications:
We are not anticpiating any changes to this activity.
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Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

FY2021: $105,723

Less than $130,000
annually

FY2021: 4,026

Less than 4, 100 hours
annually

Agency cost savings (Standard Metric: CE#1)
Total cost of task

FY2011: $140,228

Staf f time savings (Standard Metric: CE#2)
Total time to complete the
task

FY2011: 5,340 hours

Decrease in error rate of task execution (Standard Metric: CE#3)
Note: Because Home Forward does not have a pre-implementation baseline for this metric, we are not able to
show the historical impact of this activity. Through our quality control process, every error that is identified is
corrected.
Average error rate in
completing task

FY2015: 7.5%

FY2021: 7.5%

Maintain 7.5% or less

FY2021: $37,972,344

$37,972,344

FY2021: $3, 651

$3, 651

Increase in tenant share of rent (Standard Metric: CE#5)
Total annual tenant share
of rent

FY2012: $25,342,942

Increase in household income (Standard Metric: SS#1)
Average earned income of
households

FY2011: $3,324

Increase in positive outcomes in employment status (Standard Metric: SS#3
Note: Because Home Forward has implemented biennial and triennial review schedules, the number of households
who report an increase in earned income each year is reduced.
Number of heads of
households who: 6) Other
(def ined as having an
increase in earned
income)

FY2011: 866 heads of
households

FY2021: 525 heads of
households

At least 525 heads of
households annually

Percent of work-focused
households who: 6) Other
(def ined as having an
increase in earned
income)

FY2011: 16% of workf ocused households

FY2021: 16% of workf ocused households

At least 16% of workf ocused households

Households Removed from Temporary Assistance for Needy Families (TANF) (Standard Metric: SS#4)
Number of households
FY2012: 229 households
receiving TANF assistance (2.0%)

FY2021: 100 households
(1.0%)

At least 100 households
(1.0%)

Reducing the per unit subsidy costs for participating households (Standard Metric: SS#6)
Average amount of
subsidy per household

FY2012: $524 per
household

FY2021: $780

Less than $800 per
household

Households transitioned to self-sufficiency (Standard Metric: SS#8)
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Metric

Baseline

Benchmark

Final Projected Outcome

Number of households
transitioned to selfsuf ficiency (Defined as
households that have
earned or permanent
income that results in area
median income (AMI)
above 50% and/or that
have voluntarily exited
housing assistance)

FY2014: 521 households

FY2021: 500 households

At least 500 households
annually

Displacement prevention (Standard Metric: HC#4)
Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level.
Home Forward does not believe this metric is an accurate measure of this activity, but we have included it at HUD’s
request.
Number of households at
or below 80% AMI that
would lose assistance or
need to move

FY2011: 233 households

FY2021: 0 households

0 households are required
to move

Increase in resident mobility (Standard Metric: HC#5)
Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level.
Home Forward does not use rent reform to impact mobility, but we have included it at HUD’s request.
Number of households
able to move to a better
unit and/or neighborhood
of opportunity

FY2013: 3,092 (28.4%)
households lived in better
neighborhoods

FY2021: 2,904 (25.8%)
households

2,904 (25.8%) households
lived in better
neighborhoods

Baseline

Benchmark

Final Projected Outcome

FY2021: Shelter burden
will remain below 29%

Seniors and people with
disabilities will maintain
stability, with a shelter

FY2021:
Section 8 average
$420
Public housing average
$359

Maintain an average total
tenant payment of at least
$400 f or Section 8 and
$300 f or Public Housing
(15% above baseline)

FY2021:18% MFI

18% MFI

Additional Metrics:
Metric

Maintain stability for seniors and people with disabilities
Shelter burden (rent +
Bef ore implementation,
utility allowance divided by shelter burden was 27%
gross income) for seniors
and people with disabilities

Increased contribution to rent
Total tenant payment (rent
+ utility allowance) for
work-f ocused households

Bef ore implementation:
Section 8 average - $267
Public housing average $249

Increased income in work-focused households
Average income for workf ocused households, as
percentage of Median
Family Income (MFI)
Home Forward

Bef ore implementation,
average income for workf ocused households was
16.4% MFI
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Home Forward’s YARDI database continues to serve as the source for household income and total tenant rent
payment information. The baseline data for hours required to conduct rent calculation and income reviews was
collected through staff interviews and workflow analysis. This process will be repeated in subsequent years to
determine progress towards benchmarks and goals.
MTW Flexibility:
Home Forward has used our rent reform authorizations to eliminate deductions, simplify the rent calculati on, change
review schedules, and implement other policy adjustments that as a whole, make up our rent reform activity, as
described above.
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02 GOALS – Home Forward’s Family Self Sufficiency Program
Approved FY2014, Implemented FY2014

In our FY2014 Plan, Home Forward proposed an activity
to align existing self-sufficiency programs into one
consolidated program, which we ref er to as the GOALS
(Greater Opportunities to Advance, Learn and Succeed)
program. This program is tailored to meet the needs of
our community and be efficient for staff to administer.
GOALS program requirements are the same regardless
of funding source, program or property, with a f ew minor
exceptions for site-based programs.
The key elements of the GOALS program are as
f ollows:

MTW authorization:
Attachment C, Section E – Family Self Sufficiency
Programs
Attachment C, Section B(1) – Single Fund Budget with
Full Flexibility
Statutory objective:
Give incentives to families with children where the head
of household is working, is seeking work, or is preparing
f or work by participating in job training, educational
programs, or programs that assist people to obtain
employment and become economically self-sufficient

•

The rent ref orm calculation (Activity 01) is used for
all GOALS participants.

•

Participants who are engaged in a designated program intended to increase the family’s economic independence
(such as an employment or training program) will receive a preference on the GOALS waiting list. 100% of the
GOALS slots may be filled with participants utilizing this preference.

•

Home Forward will allow the GOALS contract to be in the name of any adult member of the household.

•

The traditional escrow account used in HUD Family Self-Sufficiency (FSS) programs has been replaced with a
managed savings account. Any rent paid by a participant household above $350 (known as the “strike point”) will
be placed into the managed savings account. The monthly amount placed into a family’s managed savings
account is limited to the difference between the strike point and the family’s ceiling rent (for public housing
f amilies) or voucher payment standard (for Section 8 families). Households participating in GOALS whose unit is
converted under RAD are subject to policies consistent with the RAD program.

•

The length of time on the program will be five years, with the opportunity to extend for an additional two years.
Eligibility for the two-year extension follows current policy and HUD guidelines.

•

Participants graduate and have access to the funds in their managed savings account when they have completed
their training plan and fulfilled the obligations identified in their contract.

•

Families who leave the program prior to graduation will forfeit any money accrued in their managed savings
account.

•

Staf f implementing the GOALS program will be funded by a combination of HUD-funded FSS Coordinator money,
grant f unding and agency budgeting.

•

FSS Coordinator funds will be used only for FSS Coordinator salaries, as directed by the respective NOFAs.

•

At properties where participation in GOALS was mandatory, the property will continue to utilize a site-based
pref erence on the GOALS waitlist to encourage participation in the family self-sufficiency program at these sites.

•

When a public housing resident reaches ceiling rent, or a housing assistance payment for a voucher participant
drops to zero, deposits into the family’s managed savings account will cease. Families can continue to participate
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in the program for an additional six months, but no savings will accrue during this time. If the family is still at
ceiling rent or zero assistance after six months, they will graduate from the program. If the family’s income
decreases to a level that housing assistance is reinstated during that six-month period, they may begin to earn
escrow again, and continue participation in the program as long as the contract determines they are still eligible.
•

GOALS participants who enroll in the Individual Development Account (IDA) program will be able to withdraw
f rom their managed savings account up to $700 per year, for a maximum of 3 consecutive years or $2,100. In
order to utilize managed savings account for IDA deposits, participants will need to be co-enrolled in GOALS and
IDA programs. If a participant withdraws from the IDA p rogram before successfully completing the IDA program,
the IDA provider will refund the full managed savings account to Home Forward. By allowing participants the
option to apply more restricted funds towards their IDA, the intent is to allow households t o use their more readily
accessible, or unrestricted, funds such as earned income tax credit (EITC) returns, to meet more immediate
f inancial needs. This would permit financially vulnerable households to continue working towards long term
f inancial investment while maximizing choice in how to best apply unrestricted funds towards any current financial
obligations.

Changes or Modifications:
We are not anticipating any changes to this activity.
Activity Metrics:
Metric

Baseline

Benchmark

Final Projected
Outcome

Agency cost savings (Standard Metric: CE#1)
Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level.
Home Forward does not save costs through this activity, but we have included it at HUD’s request.
Total cost of task

FY2017: $512,070

FY2021: $769,342

FY2021: $779,731

Staf f time savings (Standard Metric: CE#2)
Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level.
Home Forward does not save staff time through this activity, but we have included it at HUD’s request.
Total time to complete task

FY2017: 18,509 hours

FY2021: 18,928

FY2021: 18,928

Decrease in error rate of task execution (Standard Metric: CE#3)
Note: Because Home Forward does not have a pre-implementation baseline for this metric, we are not able to
show the historical impact of this activity.
Average error rate in completing
task

FY2017: 2%

FY2021: 2%

FY2021: 2%

FY2021: $191,500

FY2021: $195,500

FY2021: $12,750

FY2021: 12,750

FY2021: $2,350

FY2021: $2,350

Increase in resources leveraged (Standard Metric: CE#4)
Amount of funds leveraged

FY2017: $190,507

Increase in household income (Standard Metric: SS#1)
Average earned income of
households

FY2017: $12,472

Increase in household savings (Standard Metric: SS#2)
Average amount of escrow of
households

Home Forward

FY2017: $2,295
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Baseline

Benchmark

Final Projected
Outcome

Increase in positive outcomes in employment status (Standard Metric: SS#3) 1
Number of heads of households:

FY2017:

FY2021:

FY2021:

1) Employed full-time

1) 187

1) 187

1) 187

2) Employed part-time

2) 120

2) 120

2) 120

3) Enrolled in an educational
program

3) 129

3) 130

3) 130

4) Enrolled in a job-training
program

4) 81

4) 82

4) 82

5) Unemployed

5) 155

5) 155

5) 155

6) Other (def ined as having
completed an education or job
training program)

6) 54

6) 55

6)55

Increase in positive outcomes in employment status (Standard Metric: SS#3) 1
Percentage of work-able
households:

FY2017:

FY2021

FY2021

1) Employed full-time

1) 40%

1) 40%

1) 40%

2) Employed part-time

2) 27%

2) 27%

2) 27%

3) Enrolled in an educational
program

3) 28%

3) 28%

3) 28%

4) Enrolled in a job-training
program

4) 18%

4) 18%

4) 18%

5) Unemployed

5) 33%

5) 33%

5) 33%

6) Other (def ined as having
completed an education or job
training program)

6) 12%

6) 12%

6) 12%

Households removed from TANF (Standard Metric: SS#4)
Note: This metric is measured as a point in time count, which does not account for individual households who give
up TANF assistance, graduate from the GOALS program, and are then replaced by income GOALS participants
who have not yet given up TANF assistance.
Number of households receiving
TANF assistance

FY2017: 61 households FY2021: 60

FY2021: 60

Households assisted by services that increase self-sufficiency (Standard Metric: SS#5)
Number of households enrolled in
GOALS

FY2013: 462
households enrolled

FY2021: 462

FY2021: 462

Reducing per unit subsidy costs for participating households (Standard Metric: SS#6)
Average amount of subsidy per
household

FY2017: $671 per
household

FY2021: $671

FY2021: $671

Increase in tenant share of rent (Standard Metric: SS#7)
1

Households may be counted in more than one category in the employment statuses shown above. For example, a
household may be considered unemployed while enrolled in an educational program.
Home Forward
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Metric

Baseline

Benchmark

Final Projected
Outcome

Tenant share of rent

FY2017: $1,926,589

FY2021: $1,926,589

FY2021: $1,926,589

Households transitioned to self-sufficiency (Standard Metric: SS#8)
Number of households transitioned
to self-sufficiency2

FY2017: 27 households FY2021: 28

FY2021: 28

2

Def ined as households that have earned or permanent income that results in area median income (AMI) above
50% and/or that have voluntarily exited housing assistance
Additional Metrics:
Metric

Baseline

Benchmark

Final Projected
Outcome

Agency cost savings (Standard Metric: CE#1)
Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level.
Home Forward does not save costs through this activity, but we have included it at HUD’s request.
Total cost of task

FY2017: $512,070

FY2021: $769,342

FY2021: $769,342

Staf f time savings (Standard Metric: CE#2)
Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level.
Home Forward does not save staff time through this activity, but we have included it at HUD’s request.
Total time to complete task

FY2017: 18,509 hours

FY2021: 18,928

FY2021: 18,928

Decrease in error rate of task execution (Standard Metric: CE#3)
Note: Because Home Forward does not have a pre-implementation baseline for this metric, we are not able to
show the historical impact of this activity.
Average error rate in completing
task

FY2017: 2%

FY2021: 2%

FY2021: 2%

FY2021: $191,500

FY2021: $191,500

FY2021: $12,750

FY2021: $12,750

FY2021: $2,350

FY2021: $2,350

Increase in resources leveraged (Standard Metric: CE#4)
Amount of funds leveraged

FY2017: $190,507

Increase in household income (Standard Metric: SS#1)
Average earned income of
households

FY2017: $12,472

Increase in household savings (Standard Metric: SS#2)
Average amount of escrow of
households

FY2017: $2,295

Increase in positive outcomes in employment status (Standard Metric: SS#3) 2
Number of heads of households:

FY2017:

FY2021:

FY2021:

1) Employed full-time

1) 187

1) 187

1) 187

2) Employed part-time

2) 120

2) 120

2) 120

3) Enrolled in an educational
program

3) 129

3) 130

3) 130

2

Households may be counted in more than one category in the employment statuses shown above. For example, a
household may be considered unemployed while enrolled in an educational program.
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Metric

Baseline

Benchmark

Final Projected
Outcome

4) Enrolled in a job-training
program

4) 81

4) 82

4) 82

5) Unemployed

5) 155

5) 155

5) 155

6) Other (def ined as having
completed an education or job
training program)

6) 54

6) 55

6) 55

Increase in positive outcomes in employment status (Standard Metric: SS#3) 1
Percentage of work-able
households:

FY2017:

FY2021

FY2021

1) Employed full-time

1) 40%

1) 40%

1) 40%

2) Employed part-time

2) 27%

2) 27%

2) 27%

3) Enrolled in an educational
program

3) 28%

3) 28%

3) 28%

4) Enrolled in a job-training
program

4) 18%

4) 18%

4) 18%

5) Unemployed

5) 33%

5) 33%

5) 33%

6) Other (def ined as having
completed an education or job
training program)

6) 12%

6) 12%

6) 12%

Households removed from TANF (Standard Metric: SS#4)
Note: This metric is measured as a point in time count, which does not account for individual households who give
up TANF assistance, graduate from the GOALS program, and are then replaced by income GOALS participants
who have not yet given up TANF assistance.
Number of households receiving
TANF assistance

FY2017: 61 households FY2021: 60

FY2021: 60

Households assisted by services that increase self-sufficiency (Standard Metric: SS#5)
Number of households enrolled in
GOALS

FY2013: 462
households enrolled

FY2021: 462

FY2021: 462

Reducing per unit subsidy costs for participating households (Standard Metric: SS#6)
Average amount of subsidy per
household

FY2017: $671 per
household

FY2021: $671

FY2021: $671

FY2021: $1,926,589

FY2021: $1,926,589

Increase in tenant share of rent (Standard Metric: SS#7)
Tenant share of rent

FY2017: $1,926,589

Households transitioned to self-sufficiency (Standard Metric: SS#8)
Number of households transitioned
to self-sufficiency2

FY2017: 27 households FY2021: 28

FY2021: 28

2

Def ined as households that have earned or permanent income that results in area median income (AMI) above
50% and/or that have voluntarily exited housing assistance
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MTW Flexibility:
Home Forward has used our authority to develop a family self-sufficiency program that meets the needs of our local
community. This program is specifically designed to meet the statutory objective of giving incentive to our f amilies to
obtain employment and work towards becoming economically self-sufficient.
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03 Local Blended Subsidy
Approved FY2012, Implemeted FY2012

Home Forward has created a local blended subsidy
(LBS) program to improve the financial viability of
adding “banked” public housing units back into the
portfolio. Public housing operating subsidy alone is
of ten insufficient to support bringing these units back to
properties. The LBS program uses a blend of MTW
Section 8 and public housing operating funds to
subsidize units reserved for families earning 80 percent
or below of area median income. These units may be
new construction, rehabilitated, or existing housing.

MTW authorization:
Attachment C, Section B(1) – Single Fund Budget with
Full Flexibility
Attachment C, Section C(2) – Local Preferences and
Admission and Continued Occupancy Policies and
Procedures
Attachment D, Section B(3) – Local Unit Based Subsidy
Program

Statutory objective:
The LBS program combines tenant paid rent, Section 8
Increase housing choice for low-income families
f unds, and public housing funds, resulting in a total per
unit rent amount. Rents are set by an internal process
to determine the amount of subsidy that will meet property needs, and are subject to completion of rent
reasonableness tests. Home Forward uses the payment standard as the maximum rent for LBS units, or up to 125%
of Fair Market Rents in the case of service-enriched units. This leveraging of resources allows for a more adequate
revenue stream and increases the number of households that can be served.
Changes or modifications:
We are not anticipating any changes to this activity.
Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

Additional units of housing made available (Standard Metric: HC#1)
Number of new housing
units made available for
households at or below
80% AMI

Bef ore implementation, 0
units made available

FY2021: 239 units made
available

239 units made available

FY2021: 45 units preserved
af ter f ull implementation

45 units preserved

FY2021: 109 households

109 LBS households
located in better
neighborhoods

FY2021: $11,145,307

$11,145,307 in leveraged
debt, equity and increased
services

Units of housing preserved (Standard Metric: HC#2)
Number of housing units
preserved for households
at or below 80% AMI

Bef ore implementation, 0
units preserved

Increase in resident mobility (Standard Metric: HC#5)
Number of households
living in better
neighborhoods

Bef ore implementation, 0
households

Increase in resources leveraged (Standard Metric: CE#4)
Amount of funds leveraged

Home Forward

Bef ore implementation,
$0
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MTW Flexibility:
This activity uses single fund budget flexibility and authorization to develop a local unit-based subsidy program in
order to create the administrative and funding structure for LBS. This increases housing choice for low-income
f amilies by allowing Home Forward to add financially viable, subsidized units back into its portfolio. LBS has allowed
Home Forward to leverage debt, equity and increased services at these three properties. Additionally, the ability to
create local preferences, and admission and occupancy policies and procedures allows Home Forward to manage
the units to provide similar protections as public housing and also adapt the rules for efficiency and local needs.
Home Forward understands and is committed to our obligation to continue to serve substantially the same number of
f amilies as if we had not participated in the MTW demonstration. We are aware of the pressure our LBS activity may
place on the agency to continue to meet our baseline households served, and we carefully consider this information
bef ore moving forward with implementation strategies. We are continuing to explore and develop additional
alternative options for local rent assistance programs that will serve a significant need in our community, and will also
support our ability to meet our baseline households served once LBS is fully implemented.
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06 Alternative Inspection Requirements for Partner-Based Programs
Approved FY2012, Implemented FY2012

Home Forward aligns our housing resources with the
MTW authorization:
services of jurisdictional and community partners in
order to maximize impact and effectiveness. In an ef fort Attachment C, Section D(5) – Ability to Certify Housing
Quality Standards
to reduce costs and increase efficiencies, Home
Forward uses MTW authority to allow alternate
Statutory objective:
inspection standards for units assisted with rent
Reduce cost and achieve greater cost effectiveness in
assistance, including Program Based Assistance Units
Federal expenditures
where we contract out resources to be administered by
partners. In some cases, rather than requiring full
Housing Quality Standards (HQS) inspections, Home Forward requires that these units meet the habitability
standards, unit inspection requirement, and lead-based paint visual assessment requirements of the US Department
of Housing and Urban Development’s Homelessness Prevention and Rapid Re-Housing Program. In cases where the
unit is subject to Uniform Physical Condition Standards, Real Estate Assessment Center (REAC), or other inspections
as part of the Low-Income Housing Tax Credit compliance obligations, Home Forward will not require Housing Quality
Standard (HQS) inspections. Alternative inspections are recorded in the tenant file to demonstrate compliance.Staff
f rom jurisdictional and community providers are able to arrange for and conduct required inspections themselves, in
conjunction with other required visits to the assisted units, which is often more efficient and allows clients to move in
f aster than if they had to wait for a scheduled Home Forward inspection. These alternate inspection requirements
ensure housing standards while increasing efficiency and cost effectiveness.
Changes or modifications:
We are not anticipating any changes to this activity.
Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

FY2021: $0

$0

FY2021: 0 hours

0 hours

Agency cost savings (Standard Metric: CE#1)
Total cost of task

Bef ore implementation,
$35,500

Staf f time savings (Standard Metric: CE#2)
Total time to complete the
task

Bef ore implementation, 500
hours

Decrease in error rate of task execution (Standard Metric: CE#3)
Note: Because this metric was established after implementation, Home Forward does not anticipate a change in
the error rate.
Average error rate in
completing a task

FY2014: 4%

FY2021: Less than 5%

Less than 5%

MTW Flexibility:
Home Forward uses MTW authority to allow alternative inspection requirements for units assisted with rent assistance
that we have contracted to community partners. These alternate inspection requirements ensure housing standards
while increasing efficiency and cost effectiveness.
Home Forward
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07 Landlord Self-Certification of Minor Repairs
Approved FY2013, Implemented FY2013

In many cases, units may fail an initial or biennial
MTW authorization:
inspection due to minor items, such as cracked socket
Attachment C, Section D(5) – Ability to Certify Housing
plates or closet doors that are off track. Requiring a
Quality Standards
Home Forward inspector to make a trip back to a unit to
verif y such minor repairs is inefficient and costly. Home
Statutory objective:
Forward has implemented a policy that in cases where
Reduce cost and achieve greater cost effectiveness in
there are no more than four minor deficiencies, we may
Federal expenditures
accept an owner’s certification that required repairs
were made. This allowance is made at Home Forward’s
discretion, and in cases where all deficiencies are minor items as determined by an approved list maintained by
Home Forward.
Allowing a landlord to self-certify a minor repair is left to each individual inspector’s discretion, and inspectors remain
cautious and thoughtful about when the option is best utilized. Because of this, the activity has not yet produced the
level of savings hoped for. However, the inspections supervisor continues to work with inspectors on identifying
situations where the strategy can be employed to save additional staff time. Home Forward believes this activity is
still an ef fective strategy for saving time and money.
Changes or modifications:
We are not anticipating any changes to this activity.
Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

FY2021: $79,989

Less than $120,000 to
complete re- inspections

FY2021: 978 hours

Less than 1,000 hours
annually

Agency cost savings (Standard Metric: CE#1)
Total cost of task

Bef ore implementation,
$140,092

Staf f time savings (Standard Metric: CE#2)
Total time to complete
the task

Bef ore implementation, 1,326
hours

Decrease in error rate of task execution (Standard Metric: CE#3)
Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical
impact of this activity.
Average error rate in
completing a task

FY2015: 0%

FY2021: Less than 3%

Less than 3%

MTW Flexibility:
This activity uses alternate criteria, in the form of an owner’s written certification, to verify minor repairs in a unit that
f ailed its initial or biennial HQS inspection as a result of four or fewer minor deficiencies. This policy increases
ef f iciency, and saves the agency the cost of these re-inspections.
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08 Inspections and Rent Reasonableness at Home Forward-Owned Properties
Approved FY2013, Implemented FY2013

Home Forward owns over 5,000 units of affordable
housing in Multnomah County. Many of these units
have project-based Section 8 vouchers attached, and
additional units are rented to families that are utilizing
tenant-based Section 8 vouchers. In cases where a
voucher holder is renting a unit we own, Home Forward
utilizes our own staff to perform inspections and
determine rent reasonableness.

MTW authorization:
Attachment C, Section D(5) – Ability to Certify Housing
Quality Standards
Attachment C, Section D(2)(c) – Rent Policies and Term
Limits
Statutory objective:

Reduce cost and achieve greater cost effectiveness in
In cases where Home Forward both owns and manages
Federal expenditures
the unit, we hire a third party to conduct quality control
inspections and rent reasonableness testing at a sample
of these units. This ensures standards are being met while mitigating any conflict of interest. Since the
implementation of this activity, 100% of quality control inspections reported the same result as the Home Forward
inspection, and no problems have been identified with rent reasonableness.
Changes or modifications:
We are not anticipating any changes to this activity.
Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

FY2021: $0

$0

FY2021: 0 hours

0 hours

Agency cost savings (Standard Metric: CE#1)
Total cost of task

Prior to implementation,
$17,750

Staf f time savings (Standard Metric: CE#2)
Total time to complete
the task

Prior to implementation, 370
hours

Decrease in error rate of task execution (Standard Metric: CE#3)
Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical
impact of this activity.
Average error rate in
completing a task

FY2015: 0%

FY2021: Less than 5%

Less than 3%

MTW Flexibility:
Home Forward uses MTW authority to set rent reasonableness and inspect units we own, in place of contracting with
a third party to do so. This results in cost savings for the agency.
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09 Measures to Improve the Rate of Voucher Holders Who Successfully Lease -Up
Approved FY2010, Implemented FY2010

Since 2010, Home Forward has implemented a variety
of measures to improve landlord acceptance of Housing
Choice Vouchers in our community and improve the
ability of voucher holders to successfully lease up.
Based on much of Home Forward’s work, the Oregon
State Legislature passed HB2639 in July 2014. The
legislation prohibits landlords from refusing rental
applications of voucher holders only because they have
a voucher and offers landlords access to a statemanaged Landlord Guarantee Fund if a voucher holder
vacates a unit and leaves financial damages, such as
property damage, unpaid rent, or fees.
In addition, Home Forward has initiatives focused on
improving landlord participation and the leasing success
of voucher holders:

MTW authorization:
Attachment C, Section B(1) – Single Fund Budget with
Full Flexibility
Attachment C, Section D(1)(d) – Operational Policies
and Procedures
Attachment C, Section D(3)(b) – Eligibility of
Participants
Attachment D, Section D(1) – Establishment of a Local
Section 8 / Housing Choice Voucher Program
Statutory objective:
Increase housing choice for low-income families

•

Vacancy Loss Payment – We provide vacancy loss payment to owners through the end of the month after the
move-out month when vacancies are unforeseen or unexpected (such as a death or an unannounced move-out)
and the owners have not received proper notice of the intent to vacate.

•

Landlord Incentive Payment – Since July 2014, the Landlord Incentive Payment focuses on new landlords.
Home Forward makes a one-time payment of $200 to new landlords, defined as those who have not worked in
partnership with us for the past two years. At the time of receiving payment, landlords are also given the
opportunity to complete a survey to provide feedback on their experience and Home Forward’s lease-up process.

•

Tenant Education Class – Since May 2016, Home Forward contracts with the Community Alliance of Tenants
(CAT) to teach a tenant education class to voucher holders. Class graduates have access to up to $200 to help
with a security deposit in their housing search.

Despite these initiatives, leasing success rates have fallen as a result of an extremely tight rental market, rapidly
rising rents and an overall lack of affordable units. Even with the above measures in place and the new legislation
requiring landlords to accept Housing Choice Vouchers, leasing success rates have fallen below our 2009 baseline.
In an attempt to keep pace with the market and ensure neighborhood choice for voucher holders, Home Forward
increased payment standards most recently in December 2017.
In addition to the initiatives listed above, Home Forward began two new p rograms in FY2017, using single-fund
f lexibility, to help voucher holders lease up:
•

Security and Success Loan Program – This is a partnership between Home Forward and Innovative Changes,
a non-profit community-based lender, to offer low-interest loans for moving costs to voucher holders with a
household income of at least 30% of the Area Median Income (AMI). With a qualifying income, a voucher holder
can borrow up to $1,200 to help with deposits, fees, and other moving costs. The program offers affordable
monthly payments, extra incentives for financial education, and the opportunity for a household to build a positive
credit history.
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Housing Search Advocates – This program is a partnership between Home Forward and two community
partners, Human Solutions, Inc. and Transition Projects, Inc., who work with people experiencing low-incomes
and homelessness. Three Housing Search Advocate positions have been funded at the organizations to help
voucher holders lease up. If a voucher holder has not leased up within 90 days of receiving their voucher or have
been identified by HCV staff as experiencing high barriers, they are ref erred to the Housing Search Advocates for
additional support in their housing search.

We have continued with a variety of policy changes (which do not require MTW flexibility) to make the voucher
program more appealing to landlords since the passage of HB2639. These include:
•

Allowing flexible lease terms based on an individual landlord’s standard practice (including month-to-month)
Accepting electronic Requests for Tenancy Approval from landlords to speed the process

•

Posting tools for landlords on our website so landlords can assess whether their unit is likely to pass rent
reasonable and affordability tests

In addition to the initiatives and new changes above, we continue to support voucher holders with an improved
program orientation, with an increased focus on housing search, and utilizing the higher payment standards in
opportunity neighborhoods.in hopes of helping voucher holders be better prepared for their housing search.
Changes or modifications:
We are not anticipating any changes to this activity. We will continue to evaluate both the lease-up rate and rental
market data to determine if the current payment standards remain adequate or adjustments need to be made.
Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

Households assisted by services that increase housing choice (Standard Metric: HC#7)
Number of households
receiving services aimed
at increasing housing
choice

Bef ore implementation, 0
households

FY2021: 160 households At least 160 households
per year will benefit from
the Landlord Incentive

Baseline

Benchmark

Final Projected Outcome

FY2009: 74%

FY2021: 80%

At least 80%

Bef ore implementation, 51
days

FY2021: 50 days

Less than 50 days

Additional Metrics:
Metric

Improve voucher success rate
Issued voucher success
rate
Decrease in lease-up time
Average number of days
f or a voucher holder to
lease up
MTW Flexibility:
Home Forward has made changes to operational policies and procedures and funds these activities through our
single-fund budget flexibility. This activity works to increase landlord participation in the program, and therefore,
increase housing choice for low-income households.
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10 Local Project-Based Voucher Program
Approved FY2012, Implemented FY2012

Home Forward has created a project-based voucher
(PBV) program tailored to meet the needs of the local
community. We currently administer over 2,000 PBVs in
the community via more than 87 separate contracts.
The program continues to represent our focus on
coordinating with jurisdictional partners and enhancing
the supply of permanent supportive housing for
households with barriers to housing.

MTW authorization:
Attachment C, Section D(7) – Establishment of an
Agency MTW Section 8 Project-Based Program
Attachment C, Section D(4) – Waiting List Policies
Attachment C, Section D(2) – Rent Policies and Term
Limits

Attachment C, Section D(1)(e) – Operational Policies
In FY2015, Home Forward changed the operating
and Procedures
subsidy at four of our high-rise buildings from public
housing to project-based Section 8 funding, as part of
Statutory objective:
our preservation strategy to renovate ten buildings.
Increase housing choice for low-income families
These f our buildings accounted for 654 units, and serve
seniors and persons with disabilities. The f lexibility to
Reduce cost and achieve greater cost effectiveness in
place project-based vouchers at these buildings, as well Federal expenditures
as in other buildings through service provider and
jurisdictional partnerships, ensures that affordable housing remains available to some of the most vulnerable
households in our community.
The objective of the project-based voucher program is to provide housing certainty for low- income, high-barrier
households who would be unlikely to succeed with a tenant-based voucher. With that in mind, we are f ocusing
project-based vouchers on buildings with on-site services, ideally in opportunity areas, offering tenants affordable
rents and access to community resources. Many of the original project-based voucher contracts have expired over
the past year, and Home Forward has made it our policy to offer renewals only to owners who have agreed to set
waiting list preferences for one or more vulnerable populations, and to make services available to those households.
This will result in all project-based voucher buildings offering affordable housing with services to those most in need
as contracts are renewed.
In the 2017 f iscal year (4/1/2016-3/31/2017), Home Forward received approval from their Board of Commissioners to
set aside 500 vouchers from the Housing Choice Voucher pool to be assigned as Project Based Vouchers over the
course of three to five years. Home Forward used two methods by which to assign these vouchers. First we issued
our own Request for Proposals (RFP) in the winter of 2015 and allocated over 200 vouchers in the initial Request for
Proposals. Awards were made to 12 individual projects across Multnomah County. Secondly, we committed another
100 vouchers in the Fall 2015 Portland Housing Bureau Notice of Funding Availability (NOFA). Through this process
f our individual projects were award the 100 vouchers. All in areas of high opportunity and low poverty census tracks.
In our 2019 f iscal year we have 130 vouchers yet to be assigned. Home Forward will continue on the current path as
noted above and outlined in the Section 8 Administrative Plan to make the remaining awards until we exhaust the 500
voucher commitment made by the board of commissioners.
Home Forward has modified owner proposal selection procedures for PBV units in order to increase Permanent
Supportive Housing in our community by awarding PBV units via a local competitive process in collaboration with the
City of Portland and Multnomah County. This local process includes issuing a Notice of Funding Availability and
accepting proposals from housing developers and owners across the County. This effort ensures that PBVs are
aligned with capital and services funding made available from our jurisdictional partners.
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The local competitive process may be waived and PBVs may be awarded based on a f ormal approval and resolution
process by Home Forward’s Board of Commissioners when the property is owned directly or indirectly by Home
Forward, subject to HUD’s requirements regarding subsidy layering. The owned units would not be subject to any
required assessments for voluntary conversion.
Changes or modifications:
We are not anticipating any changes to this activity.
Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

Additional units of housing made available (Standard Metric: HC#1)
Number of new housing
units made available for
households at or below
80% AMI

FY2011: 1,100 units

FY2021: 1,820 units made
available

Maintain at least 1,100
units that have been made
available through this
activity

FY2021: 654 units
preserved

654 units will be preserved
through conversion from
public housing to projectbased vouchers

Units of housing preserved (Standard Metric: HC#2)
Number of units preserved
f or households at or below
80% AMI that would
otherwise not be available

Prior to implementation:
0 units

Decrease in wait list time (Standard Metric: HC#3)
Note: Because Home Forward does not have a pre-implementation baseline for this metric, we are not able to
show the historical impact of this activity
Average applicant time on
wait list in months

FY2014: 15 months

FY2021: 32 months

32 months

Displacement prevention (Standard Metric: HC#4)
Note: Because Home Forward does not have a pre-implementation baseline for this metric, we are not able to
show the historical impact of this activity
Number of households at
or below 80% AMI that
would lose assistance or
need to move

FY2015: 904 households

FY2021: 900 households

Over 800 additional
project-based voucher
units are available through
our ability to exceed the
25% building cap

FY2021: 400 households

400 households

FY2021: $24,500

Less than $25,000

FY2021: 530 hours

Less than 700 hours

Increase in Resident Mobility (Standard Metric: HC#5)
Number of households
able to move to a better
unit and/or neighborhood
of opportunity

FY2011: 93 households

Agency Cost Savings (Standard Metric: CE#1)
Total cost of task in dollars

Prior to implementation:
$30,720

Staf f time savings (Standard Metric: CE#2)
Total time to complete the
task

Home Forward

Prior to implementation,
917 hours

43

Ho me F o r war d M T W Pl an

Metric

F i s c al Year 2021

Baseline

Benchmark

Final Projected Outcome

Decrease in error rate of task execution (Standard Metric: CE#3)
Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical
impact of this activity
Average error rate in
completing task

FY2015: 2%

FY2021: Less than 5%

Less than 5%

Increase in tenant share of rent (Standard Metric: CE#5)
Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical
impact of this activity
Total annual tenant share
of rent

FY2014: $3,570,859

FY2020: $6,626,328

Annual tenant rent share
of $6,270,000

MTW Flexibility:
The PBV program increases housing choice and affirmatively furthers fair housing by preserving existing affordable
housing and focusing on the needs of populations that tend to b e less successful in the tenant-based program,
including participants with disabilities, extremely low incomes, or backgrounds that may create high barriers to
housing. Most of the PBV buildings offer services for specific populations, which help households not only to obtain
suitable housing, but also to access additional services that give the household stability in the community. Below is a
list of the ways Home Forward utilizes MTW authority for the local PBV program:
•

Home Forward exceeds the traditional 25% limit of PBVs in a single building, and allows project-based vouchers
to be awarded to more than 25% of units in a given complex.

•

Home Forward has modified waitlist policies to allow each PBV building to maintain its own site-based waiting list
with its own preferences. It would not be practical or cost effective for Home Forward to manage so many
separate PBV waiting lists with separate preferences. Multiple waitlists also ensure that there are almost always
open waitlists at any point in time.

•

Home Forward does not provide a preference on the tenant-based waiting list for PBV residents, and requires
PBV residents to apply for and remain on the tenant-based waitlist in order to transfer to a tenant-based voucher
unit.

•

Home Forward modifies screening and eligibility requirements to differ from the traditional criteria at certain PBV
properties which offer supportive services, therefore increasing housing choice for participants who might
otherwise be ineligible for Section 8 housing. Home Forward determines an applicant’s eligibility for a specific
PBV property based on the capacity of the service provider who owns or contracts to manage the property.

•

Home Forward has modified owner proposal selection procedures for PBV units in order to increase Perm anent
Supportive Housing in our community by awarding PBV units via a local competitive process in collaboration with
the City of Portland and Multnomah County. This local process includes issuing a Notice of Funding Availability
and accepting proposals from housing developers and owners across the County. This effort ensures that PBVs
are aligned with capital and services funding made available from our jurisdictional partners.

•

The local competitive process may be waived and PBVs may be awarded based on a f ormal approval and
resolution process by Home Forward’s Board of Commissioners when the property is owned directly or indirectly
by Home Forward, subject to HUD’s requirements regarding subsidy layering. The owned units would not be
subject to any required assessments for voluntary conversion.
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•

Home Forward has adopted the local city and county site selection standards for PBV units in order to ensure
alignment with jurisdictional partners in regards to site selection for low-income housing aimed at ending
homelessness. Site selection standards are designed to deconcentrate poverty and expand housing and
economic opportunities in census tracts with poverty concentrations of 20% or less.

•

Home Forward has modified subsidy standards regarding under- and over-housing in order to ensure full
utilization of PBV units. Subsidy standards are the same for PBVs as those used for tenant-based vouchers, but
exceptions are granted when there are no appropriately sized households on the waiting list to fill a vacant unit.

•

Home Forward has modified lease terms, renewal options, and termination policies to limit owners’ ability to
terminate tenancy without cause, maximizing housing choice for the families in those units. After the initial term,
PBV leases convert to a month-to-month agreement unless owners and tenants agree to a longer term, and
owners may not refuse to renew leases without cause. Owners of PBV units may not terminate tenancy without
cause, except as follows:
o

The owner of a PBV unit may terminate tenancy for a f amily if Home Forward terminates the family’s
assistance for any reason in order to ensure that another low-income applicant can be served. However,
instead of terminating tenancy, the owner may request Home Forward’s approval to amend the PBV
contract to remove a unit occupied by a zero subsidy family or amend the PBV contract to substitute a
dif ferent unit with the same number of bedrooms in the same building.

•

Home Forward modified the way contract rents are determined for PBV units by limiting PBV contract rents to a
maximum of the payment standard less any applicable tenant paid utility allowance, ensuring that PBV units are
af f ordable even to zero-income households.

•

Home Forward adapted the timing of applying payment standard adjustments for PBV participants. Any increase
in payment standards to the PBV units is applied on the next anniversary date of the PBV Housing Assistance
Payments Contract, following the effective date of the increase. Any decrease in payment standards to the unit is
applied beginning on the second anniversary date of the PBV Housing Assistance Payments Contract following
the ef f ective date of the decrease. Home Forward also applies any changes to the utility allowances at the same
time as the payment standard adjustments.

•

Home Forward uses an alternate rent setting policy that allows the Rent Assistance Director, with Board approval,
to set exception payment standards that are greater than 110% (up to a maximum of 160%) of Fair Market Rents
f or service-enriched buildings without requesting HUD approval. The payment standard granted applies to any
unit under the project-based voucher contract serving a highly vulnerable population with intensive services. Data
is required of the owner to verify the value of the services being provided, and this cost will not be included when
conducting rent reasonableness tests.

•

Home Forward uses an alternate rent setting policy that allows the Rent Assistance Director to set exception
payment standards up to a maximum of 160% of Fair Market Rents (pursuant to Activity 13 “Broaden Range of
Approved Payment Standards”) without requesting HUD approval for:
o

Home Forward-owned units that utilize Rental Assistance Demonstration (RAD) PBVs, or

o

Units that utilitize special purpose voucher PBVs.

This authority, applicable only to specific projects or developments and not to the broader payment standard zone
or geographic region, enables Home Forward to maximize the ability to leverage private investments in support of
Home Forward’s affordable housing development and rehabilitation to address the ongoing affordable and
supportive housing supply crisis.
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•

Home Forward allows Home Forward staff to conduct inspections, set rents and determine rent reasonableness
f or Home Forward-owned units that utilize PBVs. When Home Forward both owns and manages the unit, it hires
a third party to conduct quality control testing of inspections and rent reasonableness determinations for a sample
of these units. This activity is also described under Activity 08: Inspection and Rent Reasonableness at Home
Forward-Owned Units.

•

Home Forward has eliminated the cap limiting project-basing to up to 20% of the amount of budget authority
allocated to the agency by HUD in the voucher program.

11 Align Utility Allowance Adjustment Procedures
Approved FY2011, Implemented FY2011

In our FY2011 MTW Plan, Home Forward received
approval to align the public housing process for
calculating and implementing utility allowance
adjustments with that of Section 8. Previously, the
public housing utility allowance process required Home
Forward to conduct engineering surveys to determine
energy consumption, which was cumbersome and
costly. Additionally, public housing protocol required
that a re-certif ication be completed for each resident
when there were adjustments to the utility allowance.

MTW authorization:
Attachment C, Section C(11) – Rent Policies and Term
Limits
Statutory objective:
Reduce cost and achieve greater cost effectiveness in
Federal expenditures.

Aligning the utility allowance adjustment process with that of Section 8 allows public housing to adopt the
methodology of using HUD’s standard calculation, which is based on the type of utility and type of building. As in the
Section 8 program, public housing staff will review the utility allowance adjustments annually, with the adjustment
going into effect at the resident’s next regular review.
Changes or modifications:
We are not anticipating any changes to this activity.
Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

FY2021: $0

$0 to complete survey

FY2021: 0 hours

0 hours

Agency cost savings (Standard Metric: CE#1)
Total cost of task

Bef ore implementation,
$8,000 per year

Staf f time savings (Standard Metric: CE#2)
Total time to complete task

Bef ore implementation,
approximately 393 hours

MTW Flexibility:
The standard public housing utility allowance process requires engineering surveys to determine energy
consumption, and that a re-certification be completed for each resident when there is a utility allowance adjustment.
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Our MTW f lexibility allows us to align the public housing process with that of Section 8, resulting in agency cost and
staf f time savings.
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13 Broaden Range of Approved Payment Standards
Approved FY2015, Implemented FY2015, Amended FY2017

Regulations require that payment standards are set
MTW authorization:
between 90% and 110% of Fair Market Rents (FMR), as
Attachment C, Section D(2)(a) – Rent Policies and Term
def ined by HUD for a Housing Authority’s jurisdiction.
Limits
Home Forward serves all of Multnomah County, a large
geographic area with rents that differ throughout several Statutory objective:
submarkets, i.e. downtown Portland and East County,
Increase housing choice for low-income families
which is more rural. When the rental market conditions
tighten, it is not uncommon for 110% of Fair Market
Rent to f all short of what is needed to rent a quality unit in large, and often higher opportunity, areas of Multnomah
County. In addition, payment standards that are too high in particular neighborhoods can create concentrations of
poverty.
In order to ensure that payment standards are sufficient to allow Housing Choice Voucher participants reasonable
choice in neighborhoods, Home Forward has used MTW authority to broaden its “base range” f or payment standards
to between 80% and 160% of the Fair Market Rents without prior HUD approval. (In FY2015, Home Forward received
authorization to set payment standards between 80% and 120% of Fair Market Rents. In FY2017, Home Forward
received authorization to broaden that range between 80% and 160% of Fair Market Rents.)
Home Forward uses the following parameters to establish payment standards:
•

Payment standards are broken down by nine separate neighborhoods as defined by ZIP codes. Each of these
neighborhood payment standards is broken d own by bedroom size.

•

Payment standards are set at the market rate.

•

Because data shows that market rents are significantly different for three-bedroom apartments and threebedroom single-family homes and duplexes, Home Forward has established separate payment standards for the
two housing types with three bedrooms.

In response to a FMR study commissioned by the local metro-area housing authorities, on February 3, 2016, HUD
adopted revised FMRs for the Portland- Vancouver-Hillsboro, OR-WA, HUD Metropolitan Statistical Area (MSA). In
March 2016, utilizing these new and substantially increased FMRs together with our existing authority, at the time, to
set payment standards up to 120% of FMR. Home Forward’s Board of Commissioners adopted new payment
standards to be effective December 1, 2019.
Despite the latest payment standard update, our December 1, 2019 payment standards for studio apartments are not
below 90% of actual market rate in six of the nine payment standard areas, the payment standards for 1-bedroom
apartments are not below 90% of market in seven of the nine payment standard areas, and the payment standards
f or 2-bedroom apartments aren’t below 90% of market in any of the nine payment standard areas. The f ollowing table
illustrates the shortfall in studios, one-bedrooms and two-bedrooms throughout the county:
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Studio
Submarket

Avg
Shelter
Cost

1 Bedroom

Shelter
Cost as
FMR %

Avg
Shelter
Cost

2 Bedroom

Shelter
Cost as
FMR %

Avg
Shelter
Cost

Shelter
Cost as
FMR %

Downtown Portland

$1,185

99%

$1,582

123%

$2,138

143%

NW Portland

$1,317

110%

$1,707

132%

$1,809

121%

$989

83%

$1,228

95%

$1,507

101%

Inner & Central NE

$1,202

101%

$1,354

105%

$1,778

119%

Inner & Central SE

$1,169

98%

$1,368

106%

$1,713

115%

N Portland & St. Johns

$1,171

98%

$1,428

111%

$1,672

112%

Outer NE

$870

73%

$1,143

89%

$1,350

90%

Outer SE

$953

80%

$1,168

91%

$1,419

95%

$1,254

105%

$1,575

122%

$1,819

122%

Gresham, Fairview, Troutdale

SW Portland

We will always need to balance the opportunity created with higher payment standards with the increased per family
costs associated with higher payment standards. Higher payment standards can put limits on our ability to respond to
the overwhelming need in our community, but given the nature of the rental market in Multnomah County, the
f lexibility to set payment standards up to 160% of FMR may be necessary to create reasonable choice for participant
f amilies, particularly in low-poverty, high-opportunity areas. We anticipate revising payment standards in FY2019, and
depending on updated market survey data, utilization levels, and lease-up success, we may implement payment
standards above 120% in some areas.
Home Forward has also been authorized to approve Exception Payment Standards up to 160% of Fair Market Rents
in low-poverty areas or as a reasonable accommodation for a f amily that includes a person with disabilities.
Home Forward participants are on biennial and triennial recertification schedules, per Activity 01 Rent Reform.
Because of this, there is sometimes a delay of several months or even years before the increased payment standard
is applied to a participant’s rent calculation. In the meantime, those participants may be experiencing a larger shelter
burden as their landlords increase rent without the accompanying increase in payment standards. To address this
delay, Home Forward has been authorized to apply updated payment standards at a participant’s interim review.
Changes or modifications:
We are not anticipating any changes to this activity.
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Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

FY2021: 2,000 (30%)
households

At least 2,000 (30%)
households

Increase in resident mobility (Standard Metric: HC#5)
Number of households
living in better
neighborhoods

FY2013: 1,896 (30%)
households lived in
better neighborhoods

Agency cost savings (Standard Metric: CE#1)
Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level.
Home Forward does not save costs through this activity, but we have included it at HUD’s request
Total cost of task

FY2014: $48,597,556

FY2021:
$68, 978,520

$68,980,000

Baseline

Benchmark

Final Projected Outcome

FY2021: $10,086

$10,086

Additional Metrics:
Metric

Average Housing Assistance Payment Expense
Average annual HAP
expense by household

FY2014: $6,690

MTW Flexibility:
Home Forward uses our MTW authority to expand the range for which Home Forward may set payment standards
across the various submarkets of Multnomah County to between 80% and 160% of HUD-established Fair Market
Rents, and to allow for exception payment standards up to 160% of Fair Market Rents, without HUD approval. This
ensures that payment standards are sufficient to allow all families, including those that need a reasonable
accommodation, to choose to rent units in all nine of the defined areas in Multnomah County (so long as Housing
Choice Voucher funding is sufficient to permit this). Home Forward may also choose t o reduce payment standards in
areas with lower market rents. Home Forward may apply updated payment standards at a participant’s interim review.
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14 Program Based Assistance
Approved FY2015, Implemented FY2015

The need f or rental assistance in Multnomah County far
outstrips the supply. When Home Forward opened the
Section 8 waiting list in 2016 f or the first time in 4 years,
over 16,000 households applied for 3,000 waiting list
slots.

MTW authorization:
Attachment C, Section D(2)(a) – Rent Policies and Term
Limits
Statutory objective:

In an attempt to increase the number of households
Increase housing choice for low-income families
served over a given period of time, Home Forward has
designed Program Based Assistance. This local, non- traditional rent assistance program offers rent assistance,
paired with services, to help families access and/or retain stable housing. While the Housing Choice Voucher and
public housing programs provide permanent subsidies in order to ensure long-term affordability for low-income
f amilies, the focus of Program Based Assistance is helping families and households achieve stability. These
households may remain rent-burdened, but with services available to help families address other challenges in their
lives, many will be able to avoid homelessness and remain permanently housed.
To administer Program Based Assistance, Home Forward sets aside a pool of flexible rent assistance funds to serve
targeted populations, in partnership with one or more local service providers who ensure that the households have
access to the supportive services or resources they need to be stable and successful. Target populations for
Program Based Assistance are households for whom: 1) success on the Section 8 Housing Choice Voucher program
would be unlikely; 2) the delay in accessing rent assistance due to the Section 8 waitlist would most likely have
devastating results (recidivism, relapse, death, homelessness, etc.); 3) the need for rental subsidy is short term while
the client is receiving the support needed to stabilize in permanent housing; or 4) the household is representative of
populations that experience disparities revealed in recent Point in Time counts or other surveys of homelessness and
housing insecurity. Examples of target populations include families who are homeless or at risk of homelessness,
f amilies with children attending Alder Elementary School (which has one of the highest mobility rates in the County
and was adopted by the I Have a Dream Foundation in order to improve outcomes), former foster youth, or
households representing those experiencing homelessness and housing insecurity disparities.
Program Based Assistance partners work with Home Forward to set program policies that are specific to the target
population they are serving. Home Forward ensures that polices are clear, equitably managed, and in compliance
with Fair Housing laws. All programs have common elements which include:
•

Uses of Funds: Rental Assistance funds may be used for rent assistance, rent arrears wit h a current landlord,
move-in fees and deposits, utility assistance and arrears, motel vouchers if housing is identified but not
immediately available, and documented debt to a past landlord (other than a public housing authority).

•

Eligibility: Eligibility for Program Based Assistance is as low barrier as possible in order to provide housing access
f or hard-to-serve households. The only limitations on eligibility are: 1) the household must include at least one
person who is a U.S. citizen, U.S. national, o r noncitizen with eligible immigration status; 2) the household may
not include any member who is subject to lifetime registration as a sex offender or has been convicted of
production/manufacture of methamphetamine on premises of federally assisted housing; 3) no one in the
household may owe Home Forward money; and 4) annual gross income cannot exceed 50% of area median
income.

•

Subsidy Determination Method: Each partner is required to write clear policies and procedures for how subsidy
amount and duration will be determined. These policies must be applied to all participants in that partner’s
program.

Home Forward

51

Ho me F o r war d M T W Pl an

•

F i s c al Year 2021

Service Requirements: Home Forward makes these funds available to target populations in partnership with one
or more partners who are experts in providing the supports families may need to remain stably housed and move
towards a stable, permanent housing situation. Theref ore, partner agencies are required to make services
available to all families accessing Program Based Assistance. Partner agencies will als o have the discretion to
discontinue rental assistance to households who violate their program policies or fail to engage in services after
repeated attempts at engagement.

Changes or modifications:
We broadened eligibility for participation in this activity to allow Home Forward to provide assistance that addresses
disparities revealed in recent Point in Time counts or other surveys of homelessness and housing insecurity.
Adjusted expected metrics are included below. We are not anticipating any structural changes to this activity.
However, benchmarks are decreased; the disparity between per-unit Housing Coice Voucher funding and expenses
means Home Forward has reduced the ability to fund program based assistance.
Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

FY2021: $75,000

$75,000 annually

FY2021: 0 hours

0 hours annually

Agency cost savings (Standard Metric: CE#1)
Total cost of task

FY2020: $198,000

Staf f time savings (Standard Metric: CE#2)
Total time to complete the
task

FY2020: 25 hours

Decrease in error rate of task execution (Standard Metric: CE#3)
Average error rate in
completing task

FY2020: 0%

FY2021: 0%

Maintain 0%

FY2021: $75,000

No more than
$123,000/year

Increase in resources leveraged (Standard Metric: CE#4)
Amount of funds leveraged

FY2019: $198,000

Additional units of housing made available (Standard Metric: HC#1)
Number of new housing
units made available for
households at or below
80% AMI

FY2019: 0 units

FY2021: 25 units

25 units

FY2020: 47 households

47 households

Increase in resident mobility (Standard Metric: HC#5)
Number of households
able to move to a better
unit and/or neighborhood
of opportunity

FY2019: 0 households

Households Assisted by Services that Increase Housing Choice (Standard Metric: HC #7)
Number of households
receiving services aimed to
increase housing choice

Bef ore implementation, 0
households

FY2020: 76 unduplicated
households

76 households receive
services annually through
Program Based

Home Forward tracks this information through a combination of our YARDI database system, reporting by partner
agencies, and the community’s Homeless Management Information System (HMIS) software.
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MTW Flexibility:
Home Forward uses MTW f lexibility to blend program funds into a single budget used to fund Program Based
Assistance. This allows Home Forward to administer a form of non-traditional rent assistance that can target
households in crisis and help them reach or maintain housing stability.
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15 Tenant-Based Voucher Set Aside Policies
Approved FY2016, Implemented FY2016

Home Forward operates or participates in a number of
MTW authorization:
programs that have been designed to align housing with
Attachment C, Section D(4) – Waiting List Policies
supportive services in order to ensure success for
participating families. These include local nonStatutory objective:
traditional rent assistance programs, our local project
Reduce cost and achieve greater cost effectiveness in
based voucher programs, and the Veterans Affairs
Federal expenditures
Supportive Housing (VASH) program. In all cases,
jurisdictional or community partners provide supports for
f amilies who access the housing, with target populations including families exiting homelessness, former foster youth,
seniors, and people with disabilities.
Home Forward has found that leveraging our housing resources with services from partners often results in better
housing stability and success for families with barriers to succeeding with a voucher alone. In addition to the above
programs, we have also established a series of limited preferences for tenant -based vouchers. Through these limited
pref erences, specific community partners refer target populations to Home Forward for housing as they provide
services. Among the set aside programs we’ve instituted are:
•

Home Forward sets aside up to 200 vouchers for families currently served by Multnomah County’s Homeless
Family System of Care.

•

We also set aside up to 50 vouchers for f amilies that include a veteran experiencing homelessness, who are
ineligible for HUD-VASH vouchers. These f amilies are referred by and received services from Transition
Projects, Inc.

HUD regulations for tenant-based vouchers require a housing authority to select all participants from a waiting list. In
order to adhere to regulations, current families served by the two set aside programs are chosen and referred to
Home Forward by the community partner, added to the tenant based voucher waiting list, then immediately pulled
f rom the waiting list to be served with the vouchers that are dedicated to the program. This process is inefficient,
time-consuming and cumbersome.
Home Forward is proposing to instead model the referral and selection procedures after the existing VASH program.
As with VASH, Home Forward will accept referrals from the specified partners and award those households the
dedicated vouchers. Written documentation of the referral will be maintained in the tenant file by Home Forward, but
Home Forward will not add these households to the waiting list to be immediately selected. This flexibility will
increase ef ficiency and may reduce the number of days a f amily has to wait between referral and issuance of the
voucher.
For each limited preference program, Home Forward will execute a Memorandum of Understanding with the partner
specifying:
•

Number of vouchers set aside for the preference;

•

Eligibility criteria for the preference;

•

Criteria f or determining how families will be selected and referred to Home Forward by the partner(s);

•

Type and duration of services the partner(s) will make available to the household; and
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Understanding that all referrals must be in writing and include a certification from the partner(s) that the family
was selected and referred to Home Forward in accordance with the criteria outlined in the Memorandum of
Understanding.

Home Forward will audit partner agencies to ensure that they adhere to selection criteria specified in the
Memorandum of Understanding.
The initial lease-up of the current set aside programs Home Forward is complete. However, should they be renewed,
Home Forward will shift to the referral system (with no waiting list) for these set aside programs as well.
Impact on Statutory Objective(s)
Since households are referred for set aside vouchers by community partners, it is inefficient and duplicative for Home
Forward to maintain a waiting list of the families that partners have selected, only to immediately pull those families off
the list. Accepting ref errals from the partners of the set aside program, who have selected families based on the
criteria outlined in the Memorandum of Understanding, will create efficiencies.
Changes or modifications:
We are not anticipating any changes to this activity.
Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

FY2021: $0

$0

FY2021: 0 hours

0 hours

Agency cost savings (Standard Metric: CE#1)
Total cost of task

FY2016: $875

Staf f time savings (Standard Metric: CE#2)
Total time to complete the
task

FY2016: 29.5 hours

Decrease in wait list time (Standard Metric: HC#3)
Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level.
Because households are immediately pulled from the waiting list, this will have no impact on this metric; but we
have included it at HUD’s request
Average applicant time on
wait list in months

FY2016: 0 months

FY2021: 0 months

0 months

MTW Flexibility:
Home Forward uses MTW f lexibility to blend program funds into a single budget used to fund Program Based
Assistance. This allows Home Forward to administer a form of non-traditional rent assistance that can target
households in crisis and help them reach or maintain housing stability.
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16 Affordable Housing General Obligation Bond Project -Based Voucher Allocation

Approved FY2018, Implemented FY2018

MTW authorization:

Attachment C, Section D(7)(b) – Local Competitive
Home Forward received approval to allocate up to 400
Process
project based vouchers to support the goals of a $258.4
million Portland Housing General Obligation Bond that
Statutory objective:
was approved by voters in November of 2016. From
Additional Units of Housing Made Available.
time to time, local jurisdictions may issue general
obligation bonds to acquire, develop and rehabilitate
land and/or properties for affordable housing. Home Forward, as a Moving to Work agency, is granted the ability to
support such local housing programs. This includes collaborating with local jurisdictions to provide affordable housing
and services for low income and/or disabled households in our community.
Given that local jurisdictions may be the only owner of such housing when using general obligation bonds, for this
specific financing situation, Home Forward is defining the ballot initiative as a competitive process. Ultimately, the
local jurisdiction is competing for the use of vouchers and is seeking authorization from voters. If the voters elect to
pass such a ballot measure, it is done so with the public’s knowledge that the sole owner of these properties must be
the jurisdiction issuing the bonds. Home Forward will have permission to allocate project-based vouchers to such
general obligation bond funded properties to ensure housing opportunities for very-low and extremely low-income
f amilies. Home Forward will measure the number of units made available to members of the community through
utilization of this designation.
The Portland Housing Bond was designed to increase the affordable housing stock in a community with rapidly rising
rents that limit choice for families living with low incomes. One of the location priorities of the Portland Housing
Bond’s framework is to prioritize acquiring land for new housing in high o pportunity areas with access to education
and economic opportunities, among other amenities. The Portland Housing Bond’s framework includes
recommendations for services related to “workforce skill development/employment resources and parenting
resources, youth engagement and academic assistance” among other resident services’ priorities.
The Portland Housing Bond will create approximately 1,300 permanently affordable units throughout the City of
Portland, with 600 designated for households earning 0-30% of the area median incomes. According to the City of
Portland, the allocation of up to 400 vouchers to the affordable housing general obligation bond will leverage an
additional 200 units of housing for families earning between 0-30% of the area median income, netting a total of 600
units of deeply affordable, permanent housing added to the City of Portland. These permanent units will increase
choice across the city for f amilies living with low and extremely low incomes. The vouchers will be allocated over f ive
to seven years as properties are acquired and built. On average, Home Forward anticipates that 57-70 vouchers will
be deployed each year.
Changes or modifications:
We are not anticipating any changes to this activity.
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Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

Additional units of housing made available (Standard Metric: HC#1)
The Portland Housing
Bond anticipates adding
1,300 units of affordable
housing over a seven year
period. The 400 vouchers
will be used to leverage an
additional 200 units being
available for households
earning between 0 and
30% median family
income.

FY2018: 0

FY2021: 400 units

600 units

Home Forward will measure the number of units made available to members of the community through the City of
Portland’s Housing Bond reports to the community. Home Forward will measure the number of units made available
to members of the community internally through utilization of this designation.
MTW Flexibility:
Home Forward designates voter-approved affordable housing general obligation bond ballot measures as a
competitive process. This is an additional waiver of 24 CFR 983.51. In Oregon, local jurisdictions may issue general
obligation bonds. These bonds are secured by tax levies and provide communities with access to debt at favorable
interest rates. Unlike other states, however, the Oregon constitution has language that prohibits jurisdictions from
raising money to aid parties other than the issuing jurisdiction. In other words, in the State of Oregon, jurisdictions
may only use general obligation bonds for capital costs incurred and owned by the issuing jurisdiction. This happens
through a popular vote of the citizenry and can leverage 200 additional units of affordable housing made available to
the community.

Home Forward

57

Ho me F o r war d M T W Pl an

F i s c al Year 2021

17 Mod Rehab and Mod Rehab SRO Rent Assistance Demonstration Rent Reform

Approved FY2019, Implemented FY2019

MTW authorization:

Home Forward implemented its comprehensive Rent
Ref orm activity in FY2012 (page 21). The Rent Reform
activity eliminates deductions from the subsidy
calculation, utilizes an alternative percentage calculation
f or total tenant payment, and implements a tiered
subsidy structure for non-elderly, non-disabled (“workf ocused”) households.

Attachment C, Section D(3)(b) – Eligibility of
Participants
Attachment D, Section B(2) – Rent Structure and Rent
Ref orm
Statutory objective:
Reduce cost and achieve greater cost effectiveness in
Federal expenditures

Home Forward administers project-based rent
assistance for 517 units of housing assisted through the Increase housing choices for low-income families
U.S. Department of Housing and Urban Development’s
Section 8 Moderate Rehabilitation and McKinney Moderate Rehabilitation Single Room Occupancy programs. This
housing is a critical component of our community’s housing stock available to people leaving homelessness. Owners
of these properties have the opportunity to participate in the U.S. Department of Housing and Urban Development’s
Rent Assistance Demonstration (RAD) in order to preserve and improve their properties. Participation in RAD can
involve the conversion of a properties existing subsidy contract into a Project Based Voucher contract that may
operate under the program requirements of Home Forward’s Local Project Based Voucher MTW activity (page 38).
Participants in Home Forward’s Local Project Based Voucher program are subject to Home Forward’s Rent Reform
Activity.
While the Rent Ref orm activity has been successful in meeting its cost savings and self -sufficiency objectives, Home
Forward recognizes that the tiered rent structure for work-focused households does not adequately meet the needs of
certain households or programs. Specifically, analysis shows that implementing the full Rent Reform activity at our
Section 8 Mod Rehab and Mod Rehab SRO properties, which serve sigficant numbers of households moving out of
homelessness, may result in household displacement over time and have a significant effect on these properties’
ability to continue to serve these households. Home Forward instead proposes implementing an alternative rent
ref orm initiative for these properties post-RAD to allow owners to take advantage of the Rent Assistance
Demonstration while continuing to serve the same tenant population profile.
The SRO Mod Rehab Rent Reform initiative mirrors our existing previously approved Rent Reform activity but
eliminates certain aspects of that activity, such as the tiered rent structure for work-focused households. Specifically
the SRO Mod Rehab Rent Reform Activity implements the following policies:
•

Eliminates all deductions in rent calculations. To offset the loss in deduction, rent will instead be calculated based
on 28.5% of gross income. There is no minimum rent and utility reimbursements are allowed.

•

Implements a triennial income re-certification schedule. For our existing Rent Reform activity, Home Forward
created a separate “release of information” form to supplement the HUD Form 9886, in order to obtain a release
of information that covers the appropriate biennial or triennial review cycle which will be utilized in this activity.

•

Simplifies the proration of subsidy for mixed- status families to a f lat $100 monthly reduction in assistance,
regardless of the number of ineligible members.

•

Requires an interim review for a household that reports a change in family size and has resided in their unit for at
least 12 months. Any changes to voucher size, payment standard, and subsidy calculation will be effective 120
days after the interim review.
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•

Eliminates the earned income disallowance.

•

Makes use of actual past income to determine annual income for participant families.

•

Uses all income sources as currently defined by HUD to determine a household’s assistance, with the following
exceptions:
•

The value of any asset or the value of any income derived from that asset is not used in the rent
calculation, except when the asset makes regular payments (quarterly or more often) to the resident or
participant. However, the value of assets or the value of any income derived from assets is used to
determine initial eligibility. Home Forward allows households to self-certify assets with a net value of
$5,000 or less.

•

All earned income of full-time students age 18 and over is excluded from the rent calculation, unless they
are the head, co-head or spouse of the household.

•

Student financial assistance is considered only for the purpose of determining eligibility. S tudent financial
assistance is not used to determine annual income for rent and subsidy calculation.

•

All adoption assistance payments are excluded from the rent calculation.

•

Households have the option to not report income that is not used in the rent calculation, such as foster
care payments. However, Home Forward will accept income reporting of such sources for use in
determining affordability of a unit. Home Forward permits families to rent units where the family share is
up to 50% of their gross income.

Changes or Modifications:
Home Forward proposes removing the set subsidy proration amount for mixed-status families. The agency will
replace the f ixed proration amount with an annual proration set when reviewing agency rents and payment standards
based upon funding availability. Depending on funding availability and proceeds at properties owned by Home
Forward, the agency will also determine whether to utilize unrestricted local funds in support of this modification.
Recent stability in per-voucher costs, which were previously volatile in the Portland market, have made this proposal
f easible. Home Forward does not foresee increasing the proration amount above the current level. Thus, any analysis
would review overall agency finances to ensure that sufficient funding is allocated to s upport the voucher program
including the marginal cost increase that could result from a proration change. This would naturally include a review of
per-voucher costs which are impacted by adjustments to rents and payment standards. Home Forward would also
review the total numbers of impacted households, which is small compared to our broader voucher population. Given
the composition of such households, Home Forward would also consider impacts on households with minor children,
similar to our consideration of this important population in HUD-supported initiatives including GOALS (Family SelfSuf ficiency), Family Unification Program vouchers, school-based programming, and mobility-related activities.
The change is expected to provide Home Forward more flexibility in setting proration rates to support low income
households while also being responsive to the agency’s fiscal responsibilities. This activity also brings Home
Forward’s practice in line with other agencies that do not set a fixed proration amount for rent-setting approaches.
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Activity Metrics:
Metric

Baseline

Benchmark

Final Projected
Outcome

FY2021: Less than
$1,500

Less than $1,500
annually

FY2021: Less than 72
hours

Less than 72 hours
annually

Agency cost savings (Standard Metric: CE#1)
Total cost of task

FY2018: $6,656

Staf f time savings (Standard Metric: CE#2)
Total time to complete
the task

FY2018: 320 hours

Decrease in error rate of task execution (Standard Metric: CE#3)
Average error rate in
completing task

FY2018: 7.5%

FY2021: 7.5% or less

Maintain 7.5% or less

Increase in tenant share of rent (Standard Metric: CE#5)
Total annual tenant
share of rent

FY2018: $58,000

FY2021: $58,000

$58,000

Increase in household income (Standard Metric: SS#1)
Average earned income FY2018: $1,360
of households

FY2021: $2,965

$2,965

Increase in positive outcomes in employment status (Standard Metric: SS#3
Note: Home Forward does not collect detailed employment data from SRO participants. The number
provided reflects the total number of work-focused households.
Number of heads of
households who:
(6) Other

FY2018: 40
households

FY2021: 101
households

101 households

Percent of work-focused FY2018: 40
households who:
households
(6) Other

FY2021: 101
households

101 households

Households Removed from Temporary Assistance for Needy Families (TANF) (Standard Metric: SS#4)
Number of households
receiving TANF
assistance

FY2018: 0 households

FY2021: 0 households

0 households

Households transitioned to self-sufficiency (Standard Metric: SS#8)
Note: Home Forward’s SRO properties assist households transitioning from homelessness to
permanent, stable housing. Rather than moving to self-sufficiency, Home Forward aniticipates
participant households will move from an SRO property into a long-term Home Forward subsidy
program.
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Metric

Baseline

Benchmark

Final Projected
Outcome

Number of households
transitioned to selfsuf ficiency (Defined as
households that have
earned or permanent
income that results in
area median income
(AMI) above 50%
and/or that have
voluntarily exited
housing assistance)

FY2018: 0 hosueholds

FY2021: 0 households

0 households

Hardship Policy:
As with our standard Rent Reform activity, households may apply for a hardship review if their total monthly shelter
costs exceed 50% of the total monthly income used to determine their rent subsidy. Section 8 participants who
choose to rent housing where the total shelter costs exceed 50% of total monthly income at the time of initial lease-up
in that unit will not generally qualify for hardship review; however, all households have the right to request a hardship
and exceptions may be made. The committee has a menu of remedies to reduce a qualifying household’s burden.
There were no hardship requests since implementation in June 2019.
MTW Flexibility:
Home Forward is using our rent reform authorizations to eliminate deductions, simplify the rent calculation, change
review schedules, and implement other policy adjustments that, as a whole, make up our rent ref orm activity, as
described above. The requested waiver authority will result in cost and time savings for the agency while ensuring the
ef f ected properties can continue to their mission of assisting households moving out of homelessness.
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18 Transfer of Project-Based Voucher Contract to Support Local Preservation or Development of
Affordable Housing

Approved FY2019, Implemented FY2019
Home Forward works closely with local affordable
housing owners and developers to preserve and
increase the affordable housing stock in the community.
For many property owners participating in our ProjectBased Voucher (PBV) program, the ability to transfer an
existing PBV contract to a new location before its
expiration would greatly increase the owner’s ability to
expand the number of affordable units in the region.
Currently, only a project owner that has completed a
RAD conversion may request a contract transfer. NonRAD PBV Project Owners have no such recourse.

MTW authorization:
Attachment C, Section B(2) – Partnerships with ForProf it and Non-Profit Entities
Attachment C, Section D(7) – Establishment of an
Agency MTW Section 8 Project Based Program
Attachment D, Section B(3) – Local Unit Based Subsidy
Program
Statutory objective:
Reduce cost and achieve greater cost effectiveness in
Federal expenditures

Home Forward believes this situation discourages some Increase housing choices for low-income families
property owners from entering a HAP Contract as it
limits the property owner’s ability to engage in short- and long-term development and planning. In addition, Home
Forward is concerned that with the extreme pressures on Portland’s housing stock, property owners may opt to not
renew a HAP Contract, as witnessed in similar tight housing markets. Such a situation would create a significant
increase in the number of existing households switching to tenant-based assistance. This increase would tie up
valuable staff resources and reduce our ability to help new households off the waiting list. Fiscally, an unanticipated
increase in tenant-based vouchers reduces our ability to predict costs and may require us to redirect resources
currently allocated to opportunity neighborhoods.
In response, Home Forward created the Transfer of Project-Based Voucher Contract to Support Local Preservation or
Development of Affordable Housing activity for all non-RAD PBV property owners. This activity balances the needs to
provide a streamlined process for PBV Project Owners with the need to ensure existing households retain their
subsidy without impacting our ability to serve new households.
With Home Forward approval, a Project Owner may request a transfer of assistance after 5 years from the effective
date of the initial HAP Contract. Home Forward may waive the 5-year requirement for properties for the following
reasons:
•

The agency or an affiliate holds ownership interest or manages the property;

•

A transf er is needed sooner as a result of events such as eminent domain proceedings, natural disasters
or unf oreseen events; or

•

HUD provides approval of a transfer for any other reason.

Home Forward may consider a partial or complete transfer of assistance to a new location if the new location
complies with applicable site selection standards. If applicable, any lender and/or investor of the Covered Project
must approve the transfer of the assistance. In the event of such transfer, the Project Owner may request, subject to
Home Forward consent, that the original Project-Based Voucher Contract be modified or released to reflect such
transf er of assistance.
Home Forward will only approve such a request where the following policy goals and technical requirements are met:
•

The proposed new development must add or preserve affordable housing in the community;
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•

The proposed new development must otherwise comply with environmental review and subsidy layering
review;

•

Home Forward does not require a competitive process for the proposed new development as the initial PBV
allocation removes the need for a subsequent competition. However, the proposed new development must
meet all Home Forward’s Site Selection Standards as well as any appropriate laws and regulations.

•

Tenants residing in subsidized units within the assisted development must be offered the option of retaining a
project-based voucher subsidy pursuant to the following guidelines:

•

•

Tenants within the assisted development must be offered the option of moving to a comparable
subsidized unit in the new or preserved development upon completion of purchase, rehabilitation, or
construction, or to another comparable subsidized unit offered by the Project Owner;

•

Comparable units must adhere to all required rules and regulations regarding relocations and tenant
moves. Home Forward will prioritize preventing moves to distant geographic areas and/or lower
opportunity neighborhoods but believes this ultimate choice should be left to the tenant, as we
recognize that they may have circumstances that make some areas more desirable.

•

If tenants decline to move, they may remain in the assisted development and the subsidy will remain
in place until the subsidized tenant vacates the assisted unit, at which point the project -based
voucher subsidy will be converted to the new development and added to the new Project-Based
Voucher Contract;

•

Because the above requirements protect the ability of tenants to remain in their choice of ProjectBased Voucher subsidized units, Choice-Mobility vouchers will not be available for tenants under this
proposal as a result of the contract transfer.

Rents and bedroom sizes must remain comparable between the assisted development and the new
development to maintain stability in Housing Assistance Payment costs.

In addition to the criteria above, Home Forward retains full discretion to deny a transfer of project -based voucher
assistance. The activity applies to all current and future properties under a Project Based Voucher HAP Contract
Changes or Modifications to Activity:
We do not anticipate any changes to this activity.
Activity Metrics:
Metric

Baseline

Benchmark

Final Projected
Outcome

Agency cost savings (Standard Metric: CE#1)
Note: Home Forward is unable to calculate anticipated costs absent the activity.
Total cost of task

FY2018: $0

FY2021: $0

$0

Staf f time savings (Standard Metric: CE#2)
Note: Home Forward is unable to calculate anticipated costs absent the activity.
Total time to complete the task FY2018: 0 hours

Home Forward
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Baseline

Benchmark

Final Projected
Outcome

Displacement prevention (Standard Metric: HC#4)
Note: Number of households in a unit that has completed, or will complete, RAD conversion by December 31,
2018 used as a proxy for potential displacement absent the proposed activity.
Number of households at or
below 80% AMI that would
lose assistance or need to
move

FY2018: 903 households

FY2021: 0 households

0 households

MTW Flexibility:
Home Forward is utilizing our MTW flexibilities to give the agency authority to provide a contract transfer option to
non-RAD property owners under a PBV contract and require Project Owners requesting a contract transfer to provide
the same or better unit upon completion, as described above. The requested waiver authority will increase or
preserve the number of affordable housing units in the community and decrease the number of households forced to
move due to the contract transfer.

Home Forward

64

Ho me F o r war d M T W Pl an

F i s c al Year 2021

19 Program Transfer Flexibility Bridge

Approved FY2020, Implemented FY2020
Under current regulations, whenever an active
household transfers from one Home Forward program
to another (eg from Public Housing to a Housing Choice
Voucher), agency staff is required to administer
complicated waitlist preferences, assess eligibility, and
perform a full certification of eligibility for that
household. Depending on when the household’s
regular recertification is due, this means staff could be
recertifying the household’s continuing program
eligibility shortly before or after the certification of
eligibility for the new program, resulting in an
expensive and unnecessary duplication of efforts. This
issue has increased significantly with the agency’s
Rental Assistance Demonstration (RAD) efforts, and has
impacts on both staff and residents alike.

MTW authorization:
Attachment C, Section C(4) - Initial, Annual, and
Interim Review Process (Public Housing)
Attachment D, Section D(3) – Eligibility of Participants
(HCV)
Attachment D - Use of Funds Amendment to
Attachment D of the Amended and Restated MTW
Agreement.
Statutory objective:
Reduce cost and achieve greater cost effectiveness in
Federal expenditures

The new Program Transfer Flexibility Bridge removes the requirement that staff run a full eligibility certification for
households transferring between Home Forward MTW programs. Instead, staff will use information from the
household’s most recent recertification to determine eligibility. The household will retain their existing anniversary
date, but otherwise be subject to all policies regarding income eligibility and recertifications in the new program.
This initiative would also align waitlist preferences differently to ensure that program transfers occur more
seamlessly without additional administrative burden.
In a sense, this is a temporary activity designed to bridge the time period until Home Forward has converted all
public housing to a voucher-based model, at which time all potential transfers will occur within the voucher
program. By waiving the need for a full eligibility certification and utilizing existing data, and by aligning waitlists
between programs, Home Forward will reduce the staff time and costs of running the same data multiple times
within a short period and streamline the transfer process.
Changes or Modifications to Activity:
We do not anticipate any changes to this activity.
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Activity Metrics
Metric

Baseline

Benchmark

Final Projected
Outcome

FY2020: $6,007

FY2021: $0

At least $0

FY2020: 229 hours

FY2021: 0 hours

0 hours

FY2021: 0%

0%

CE #1: Agency cost savings
Total cost of task in dollars (decrease).
CE #2: Staff Time Savings
Total time to complete the task in staff
hours (decrease).

CE #3: Decrease in Error Rate of Task Execution
Average error rate in completing task as
a percentage (decrease).

FY2020: 7.5%

Cost Implications
Home Forward anticipates this activity will reduce the administrative and staff time costs of program transfers
resulting in an overall savings of $6,007 and 229 staff time hours in the initial year.

Justification for MTW Flexibility
This activity is authorized under provisions of Attachment C Section C(4) - Initial, Annual, and Interim Review Process
(Public Housing), Section D(3) – Eligibility of Participants (HCV), and the Use of Funds Amendment to Attachment D
of the Amended and Restated MTW Agreement.
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20 Local Inspection Policies

Pending Approval from HUD
Under current regulations (24 CFR 982.405(a),
MTW authorization:
983.103(d)), public housing authorities are required to
Attachment C, Section D(5) - Ability to Certify Housing
inspect the unit not less often than biennially during
Quality Standards
the term of the Housing Authority Payment (HAP)
contract. In the event of a local disaster, emergency, or
Attachment C, Section D(7)(d): Establishment of an
other situation which affects the health and/or safety
Agency Section 8 Project-Based Program
of Home Forward participants, residents, staff, and/or
the general public, Home Forward may implement
Statutory objective:
certain temporary changes to biennial inspection
Reduce cost and achieve greater cost effectiveness in
protocols to ensure continuity of safe operations to the
Federal expenditures
extent possible and practical. This modification was
proposed in response to the COVID-19 pandemic,
which has created a need for physical and social distancing to protect agains t the spread of the disease. In
compliance with the recommendations of the Centers for Disease Control (CDC), the “Stay Home Stay Safe”
Executive Order issued by Oregon Governor Brown, and other guidance from local, state, and federal agencies,
Home Forward reduced contact between individuals, including closing offices to the public and reducing the number
of employees in the office. As a result, Home Forward foresees that some operations may need to be modified
and/or deferred to a later time in response to the COVID-19 pandemic and in response to future local disasters or
emergencies to protect the health and safety of Home Forward staff, residents, and participants. The proposed
inspection protocols which Home Forward may temporarily implement are:
•

Home Forward may extend the validity of a family’s most recently completed biennial HQS inspection by
one year.

•

The due date of the family’s next biennial HQS inspection would be one year from the original due date, and
subsequent inspections would occur on a regular biennial schedule based on the new adjusted biennial due
date.
Home Forward will continue to perform emergency inspections and initial HQS inspections in un-occupied
units.

•

When implemented, these temporary changes will be ended or adjusted as soon as it is safe, feasible, and practical
to do so. These changes will be implemented in response to the COVID-19 pandemic, and may be reenacted in the
future in response to another local disaster, emergency, or other crisis situation.
Activity Metrics
Baseline

Benchmark

Final Projected
Outcome

FY2020: $744,190

FY2020: $701,000

Less than $701,000
annually

Metric
Agency Cost Savings (Standard Metric CE #1):
Total cost of task
Staf f time savings (Standard Metric: CE#2)
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Baseline

Benchmark

Final Projected
Outcome

FY2020: 7,730 hours

FY2020: 7,250 hours

Less than 7,250
hours annually

FY2020: 3.5%

Maintain 3.5% or
less

Decrease in error rate of task execution (Standard Metric: CE#3)
Average error rate in completing task

FY2020: 3.5%

Cost Implications

Home Forward anticipates this activity will defer the administrative and staff time costs of inspections resulting in an
overall savings of $43,190 and 480 staff time hours in the initial year.
Justification for MTW Flexibility

Under current regulations (24 CFR 982.405(a), 983.103(d)), public housing authorities are required to inspect the
unit not less often than biennially during the term of the Housing Authority Payment (HAP) contract. This activity
proposes to waive these regulations as outlined above and is authorized under provisions of Attachment C, Section
D(5) Ability to Certify Housing Quality Standards and Attachment C, Section D(7)(d): Establishment of an Agency
Section 8 Project-Based Program of the Amended and Restated MTW Agreement.
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B. Not Yet Implemented Activities
Home Forward does not have any approved activities yet to be implemented.

C. Closed Out Activities
12 Alternative Initial Housing Assistance Policy
Approved FY2015, Never Implemented
Home Forward determined that the administrative costs to manage this activity would offset the proposed savings.
Alternate Rent Calculation for Public Housing Units
Approved FY2011, Implemented FY2022, Closed Out FY2012
This activity was discontinued on April 1, 2012 when our current Rent Reform activity was implemented and the units
at those buildings shifted to the Rent Reform calculation.
Limits for Zero-Subidy Participants
Approved FY2012, Implemented FY2020, Closed out FY2012
This activity was discontinued on April 1, 2012 with the implementation of Rent Reform.
Limiting Portability in Higher Cost Areas
Approved FY2013, Never Implemented
Home Forward determined that the administrative costs to manage this activity would offset the proposed savings.
04 Bud Clark Commons
Approved FY2010, Implemented FY2010, Closed Out FY2014
Home Forward has determined that operations at Bud Clark Commons do not utilize MTW flexibility.
05 Biennial Insections
Approved FY2008, Implemented FY2008, Closed out FY2015
The FY2014 Appropriations Act allows all housing authorities to conduct inspections on a biennial basis. This activity
no longer requires MTW flexibility.
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Sources and Uses of MTW Funds
Estimated Sources and Uses of MTW Funds
i.

Estimated Sources of MTW Funds
The MTW PHA shall provide the estimated sources and amount of MTW funding by Financial Data Schedule
(FDS) line item.
FDS LINE ITEM NUMBER

70500 (70300+70400)
70600
70610
708000
70700
(70710+70720+70730+70740+
70750)
71100+72000
71600
71200+71300+71310+71400+7
1500
70000

FDS LINE ITEM NAME
Total Tenant Revenue
HUD PHA Operating Grants
Capital Grants
Other Government Grants
Total Fee Revenue

DOLLAR AMOUNT
$2,193,730.08
$90,967,682
$$464,766
$-

Interest Income
Gain or Loss on Sale of Capital Assets
Other Income

$-$-$11,580,548

Total Revenue

$105,206,727

ii. Estimated Uses of MTW Funds
The MTW PHA shall provide the estimated uses and amount of MTW spending by Financial Data Schedule
(FDS) line item.

FDS LINE ITEM NUMBER
91000
(91100+91200+91400+91500+
91600+91700+91800+91900)
91300+91310+92000
91810
92500
(92100+92200+92300+92400)
93000
(93100+93600+93200+93300+
93400+93800)
93500+93700
94000
(94100+94200+94300+94500)
95000
(95100+95200+95300+95500)
96100
(96110+96120+96130+96140)

Home Forward

FDS LINE ITEM NAME

DOLLAR AMOUNT

Total Operating - Administrative

$5,008,987

Management Fee Expense
Allocated Overhead

$-$3,043,622

Total Tenant Services
Total Utilities
Labor
Total Ordinary Maintenance

$331,192
$1,197,818
$-$10,594,944

Total Protective Services

$49,198

Total Insurance Premiums

$393,262
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96000
(96200+96210+96300+96400+
96500+96600+96800)
96700 (96710+96720+96730)
97100+97200
97300+97350
97400
97500+97600+97700+97800
90000

Total Other General Expenses
Total Interest Expense &
Amortization Cost
Total Extraordinary Maintenance
HAP + HAP Portability-In
Depreciation Expense
All Other Expense
Total Expenses

$519,034
$-$-$82,576,975
$1,491,695
$-$105,206,727

Please describe any variance between Estimated Total Revenue and Estimated Total Expenses:

We have no variance between Estimated Total Revenue and Estimated Total Expenses.

iii. Description of Planned Use of MTW Single Fund Flexibility
The MTW PHA shall provide a thorough narrative of planned activities that use only the MTW single fund flexibility.
Where possible, the MTW PHA may provide metrics to track the outcomes of these programs and/or activities. Activities
that use other MTW authorizations in Attachment C and/or D of the Standard MTW Agreement (or analogous section in a
successor MTW Agreement) do not need to be described here, as they are already found in Section (III) or Section (IV) of
the Annual MTW Plan. The MTW PHA shall also provide a thorough description of how it plans to use MTW single fund
flexibility to direct funding towards specific housing and/or service programs in a way that responds to local needs (that is,
at a higher or lower level than would be possible without MTW single fund flexibility).

PLANNED USE OF MTW SINGLE FUND FLEXIBILITY
Replacement Housing Factor Funds/Demolition or Disposition Transition Funding
Home Forward’s efforts to reposition its public housing portfolio can result in a formal disposition approval from HUD
and then the sale of the asset. In these instances, Replacement Housin g Factor (RHF) or Demolition or Disposition
Transitional Funding (DDTF) funds are received by Home Forward as part of the Capital Fund Formula and used to
create a new public housing unit. Home Forward utilizes MTW authority to use these RHF or DDTF funds within its
single fund flexibility to create new public housing units in a mixed -finance project. In doing so, these funds provide a
portion of the total development capital needed for a particular project. Given the development cash flow needs of any
particular mixed-finance project, Home Forward may also use these funds to repay construction financing. This would
be done without formally pledging the future RHF or DDTF funds to the lender as collateral.
MTW Initiative Funds
Home Forward has created MTW Initiative Funds, comprised of MTW reserve funds in their entirety. This is a funding
source to support initiatives that will advance the goals and objectives of MTW and Home Forward’s Strategic
Operations Plan. Some of these initiatives are aspects of our MTW Activities, described earlier in this Plan.
Listed below are initiatives that only use single-fund flexibility:
•
Action for Prosperity: Action for Prosperity is a partnership between Home Forward, Worksystems, Inc., the
Multnomah County Anti-Poverty system, and the State Department of Human Services. Each system
leverages its resources by delivering core services and utilizing the other systems to provide wrap -around
supports. With access to stable housing, the appropriate level of cas e management, and priority access to
workforce services, we believe that a significant number of households will be able to develop the skills they
need to gain employment within two years. Home Forward contributes rent assistance, in the form of
Program Based Assistance, which is contracted to agencies in the Anti -Poverty system who use it to help
stabilize families who are engaged in training or employment programming.
•

Families Forward : Families Forward is the umbrella name for our strategic initiatives designed to help youth
attain education success in order to alleviate or exit poverty, and to help adults make economic progress,
with the ultimate goal of exiting poverty for those who are able.
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For adults, the current priority is to create a single framework for all of the agency’s Economic
Opportunity efforts, integrating the following four strategies: collecting information about families
through an Employment and Training Interest Inventory; aligning existing self-sufficiency programs
into a single program called GOALS, with site-based and non-site based components; facilitating
the hiring of low-income (Section 3) residents and participants by Home Forward and contractors;
and integrating Action for Prosperity (mentioned above) into Economic Opportunity work. Ultimately,
the goals for this initiative include increases in resident/participant earned income, increases in
residents’/participants’ contribution to rent, and residents/participants reaching a living wage if they
exit housing subsidy.
Youth Initiatives: Home Forward’s youth and education work for the next fiscal year will largely focus
on early childhood (children prenatally through age 8) in several key areas: improving school
attendance, especially in the early grades; increasing our support of parents with children ages 0-5
to improve school readiness; and aligning our services with key educational and parent support
partners to improve parent and child well -being and school readiness. These efforts will be
coordinated with local sector partners and collective impact efforts focused on creating a more
seamless early childhood system of support and addressing chronic school absence across
Multnomah County.

•

Aging at Home Strategies: Home Forward is developing and implementing initiatives to in crease
independence and a sense of community at our properties that serve seniors and people with disabilities.
We have hired a Health & Support Services Coordinator to assist in the enhancement and development of
partnerships and systems alignment with a variety of partners including Aging & Disability Services, Cedar
Sinai Park, Care Oregon, Health Share and Family Care, clinics and educational bodies. In addition, we plan
to continue administering the Congregate Housing Services Program at five properties and are evaluating
expansion of this program and/or implementing certain aspects of this program at other properties.

•

Staff Training: Home Forward’s current strategic plan (2016-2020) recognizes that how our work is done
matters to our community and staff. To strengthen our relationship with the people we serve and with each
other, Home Forward continues to re-evaluate best practices and approaches to offer relevant information
and training for staff. Training includes Trauma- Informed practice, a recognized model that recognizes the
impact trauma can have on people and commits to not repeating traumatic experiences. The goal is to
provide staff with knowledge and tools suitable for their position to recognizing symptoms of trauma and
applying trauma informed awareness in engaging in the work and to support this by creating Trauma
Informed policies and procedures that encourage healing and a sense of safety.

•

Security Deposit Assistance: Home Forward uses single-fund flexibility to offer security deposit assistance to
two populations: participants leasing up with Veterans Affairs Supportive Housing (VASH) vouchers, and
former foster youth leasing up with Family Unification Program (FUP) vouchers. For homeless veterans, a
lack of funds for security depo sits is a serious barrier to successful use of VASH vouchers. Similarly, youth
aging out of the foster care system often do not have the resources to pay for security deposits when trying
to utilize FUP vouchers. Security deposit assistance is a key supp ort to finding housing for veterans and
youth. Home Forward’s funds are to be used only when the service agencies working with these populations
are not able to otherwise arrange for deposit assistance.

•

Tenant Education Class and Deposit Assistance: During FY2016, Home Forward entered into a contract
with a community- based tenant advocate organization, the Community Alliance of Tenants (CAT), to teach
new and transferring Housing Choice Voucher holders about their rights and responsibilities as tenants.
Upon completing the class, voucher holders are given one- time access to $200 in deposit assistance for
their housing search. This partnership grew out of concern that in the current competitive rental market, and
with the recent changes in Oregon landlo rd/tenant law, voucher holders needed more education about how
to be successful applicants and tenants.

•

Inspection Related Moving Fund: As described in Activity 12, Home Forward has created a moving
assistance fund to assist households in making deposit p ayments in the unlikely event that a landlord fails to
make necessary repairs to their unit after the initial inspection. (Not yet implemented; see Activity 12)

•

Inter-jurisdictional Transfer Program for Survivors of Domestic Violence: In collaboration with other MTWauthorized housing authorities and the local domestic violence service system, Home Forward has
implemented an inter-jurisdictional transfer program to assist participants who are survivors of domestic
violence. The program ensures continued access to stable and safe housing when it is deemed necessary
that the household move to another jurisdiction to avoid violence that is likely to become lethal or near -lethal.
A local domestic violence service provider has assigned two full-time advocates to work on -site with Home
Forward participants and residents. The advocates can recommend voucher participants to this transfer
program and provide advocacy and assistance with relocation to the new jurisdiction. Clients are connect ed
Home Forward
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with a local domestic violence agency in the new jurisdiction for support after their transfer. Home Forward
allocates up to $2,000 per household for relocation costs, for up to five households each year. In addition,
Home Forward intends to absorb th e vouchers of up to five families referred by partnering MTW agencies.
•

Section 8 Success Fund : Home Forward is testing two pilot programs in an effort to increase utilization rates
and decrease the number of days to lease up for Housing Choice Voucher (HC V) households. The Success
Fund is jointly funded by the City of Portland and Home Forward MTW Initiative Funds.
o Security and Success Loan: HCV households of 30% AMI or more are offered low-interest loans
with affordable re- payment terms in order to assist with moving related costs, such as security
deposits. Home Forward has partnered with Local Community Development Financial Institution;
Innovative Changes is serve as the lender. The loan is also an opportunity for credit building and
financial educatio n.
o Housing Search Advocates: Home Forward contracts with three Housing Search Advocates to
provide housing search and placement assistance to HCV households. The Advocates are
employed by two non -profits who specialize in housing, Transition Projects Inc. and Human
Solutions. Along with case management supports, the Advocates can also provide a limited amount
of financial assistance to help reduce barriers to housing such as security deposits, application fees,
and transportation for the housing search.

•

Expungement Partnership : Home Forward is collaborating with Metropolitan Public Defender (MPD), a non profit legal frim, to provide legal services to assist Home Forward residents, participants, and waitlist
households with criminal record expungements along with consultation on any outstanding obligations to the
court system. By reducing a barrier to housing and employment that is associated with a criminal
background, Home Forward will help residents gain greater housing choice options in our community and
ability for increased opportunity for work focused households to obtain employment. Home Forward also
plans to see a decrease in administrative costs related to screening denials as an outcome of this project.
Home Forward is using MTW Initiative Funds to support this program.

•

Affordable Housing Opportunities: With incredibly low vacancy rates and a lack of affordable housing, Home
Forward is dedicated to preserving and increasing the number of housing units in our community. Home
Forward will use MTW In itiative Funds to leverage additional funding for the preservation of existing
affordable housing and development of new affordable housing. By using methods such as site acquisition,
predevelopment loans, and gap financing, Home Forward is able to invest in projects to expand the
availability of housing that is affordable to families at different income levels in our community.

•

Grant shortfalls: A large share of tenant/resident services are funded from grants and foundations. These
funds augment local funds to provide supportive services and self-sufficiency services to residents. In order
to optimize available services, any costs not eligible for state and local grants will be funded by single -fund
flexibility.

•

Emergency fund : In the event of an emerg ency that affects a public housing family’s ability to live safely in
their unit, Home Forward has created a fund to help the family temporarily find safe housing in a hotel.

•

Landlord portal: Home Forward is developing an e-Center which will allow landlo rds to electronically process
a Request for Tenancy Approval, view and schedule inspections, view payment information, and
communicate with Home Forward. It is our objective to streamline the entire process and reduce the time
required to lease an apartmen t or home to a voucher holder. Our staff is working with stakeholders to identify
critical requirements and to develop a roadmap to deploying a beneficial tool to both our landlords and Home
Forward.

•

MTW Operating Reserve: Home Forward will set aside funds each year, as determined by the Board of
Commissioners, towards building an Operating Reserve sufficient for Operating Expenses and Housing
Assistance Payments.

Local Asset Mangement Plan
i. Is the MTW PHA allocating costs within statute? NO
ii. Is the MTW PHA implementing a local asset management plan (LAMP)? YES
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iii. Has the MTW PHA provide a LAMP in the appendix? YES
iv. If the MTW PHA has provided a LAMP in the appendix, please describe any proposed changes to the LAMP in the Plan
Year or state that the MTW PHA does not plan to make any changes in the Plan Year.
Home Forward does not plan to make any changes to its Local Asset Management Plan in FY2021.

Rental Assistance Demonstration (RAD) Participation
i. Description of RAD Participation
The MTW PHA shall provide a brief description of its participation in RAD. This description must include the
proposed and/or planned number of units to be converted under RAD, under which component the
conversion(s) will occur, and approximate timing of major milestones. The MTW PHA should also give the
planned/actual submission dates of all RAD Significant Amendments. Dates of any approved RAD Significant
Amendments should also be provided.
RENTAL ASSISTANCE DEMONSTRATION (RAD) PARTICIPATION
Additional detail about Home Forward’s RAD conversion can be found in Attachment R
Has the MTW PHA submitted a RAD Significant Amendment in the appendix? A RAD Significant Amendment
should only be included if it is a new or amended version that requires HUD approval.
NO
If the MTW PHA has provided a RAD Significant Amendment in the appendix, please state whether it is the first
RAD Significant Amendment submitted or describe any proposed changes from the prior RAD Significant
Amendment?
N/A
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Administrative
Board Resolution and Certifications of Compliance
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Documentation of Public Process

Number of Attendees: 19
P ublic Comments

Home Forward did not receive any comments regarding the FY2021 Moving to Work Annual Plan.

Planned and Ongoing Evaluations
Home Forward is not participating in any third-party evaluations at this time.
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Lobbying Disclosures
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Appendix A
Local Asset Management Plan
Home Forward
Asset Management Program
The First Amendment to the Amended and Restated Moving to Work (MTW) Agreement allows Home Forward to
develop a local asset management program for its Public Housing Program. The f ollowing describes Home Forward’s
asset management program and identifies where differences exist from HUD’s asset management guidance.
Home Forward’s Local Asset Management Program
Home Forward operates a property/project-based management, budgeting, accounting, and reporting system. Our
project-based management systems include:
•

Annual budgets are developed by on-site property managers. These budgets are reviewed and further
consolidated into portfolio level budgets managed by housing program managers.

•

Budgets at the property level are provided an allocation of public housing operating subsidy based on factors
which differentiate subsidy based on building age, type, size, and relative poverty of the population of the various
public housing properties.

•

Weekly monitoring of occupancy by property, including notices, vacancies, and applicants, is published to the
Public Housing management and Executive management.

•

Monthly property-based financial reports comparing month-to date and year-to-date actual to budget performance
f or the current year are provided to site managers, portfolio managers, and the Director of Property Management.
These reports are available to other management staff as needed to monitor specific properties.

•

o

Monthly reviews are held at the property level with Site Managers and their portfolio management.

o

Quarterly reviews of the Public Housing portfolio in its entirety are held at the division level with Property
Management Director and Regional Property

o

Managers, as well as the Chief Operating Officer and Chief Financial Officer. This review covers each
property Net Operating Income and Cash Flow.

Home Forward applies the same project/program based budgeting system and financial performance review to its
Housing Choice Voucher program, local MTW programs, and non-federal programs and properties.

Home Forward’s Cost Objectives
OMB Circular A-87 defines cost objective as follows: Cost objective means a function, organizational subdivision,
contract, grant, or other activity for which cost data are needed and for which costs are incurred. The Cost Objectives
f or Home Forward’s asset management program are the organizational subdivisions:
•

Public Housing properties - includes resident services and management staff directly supporting this program

•

Rent Assistance programs - includes management staff directly supporting this program and Family Self
Suf ficiency staff (including those supporting Public
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Housing residents)
•

Moving to Work - includes activities related to our MTW agreement and local programs

•

Af fordable Housing

•

Development

Home Forward’s Treatment of Certain Costs
Under OMB Circular A-87, there is no universal rule for classifying certain costs as either direct or indirect under
every accounting system. A cost may be direct with respect to some specific service or f unction, but indirect with
respect to the Federal award or other final cost objective. Therefore, it is essential that each item of cost be treated
consistently in like circumstances, either as a direct or an indirect cost. Consistent with OMB Circular A -87 cost
principles, Home Forward has identified all of its direct costs and segregated all its costs into pools, as either a direct,
direct allocated, or indirect allocated. We have further divided the indirect allocated pool to assign costs based on a
relevant metric, as described in Attachment 1.
•

CORE Maintenance: Home Forward is committed to a cost effective approach to managing our public housing
assets. As such, Home Forward has developed a balance of on-site capacity to perform property manager
f unctions and basic maintenance/handyperson services, with more skilled services performed by a centralized
group of trades and specialty staff (CORE maintenance). CORE maintenance performs services covering
plumbing and electrical repairs, painting and pest control, as well as garbage and recycling. Although these
maintenance f unctions are performed centrally, the decisions and control remains at the property level as it is the
property manager and/or housing program manager who determines the level of service required from the CORE
maintenance group. All services are provided on a fee for service basis.

•

Procurement: Home Forward has adopted procurement policies that balance the need for expedient and on-site
response through delegated authorization to site staff for purchases under $5,000. Purchases greater than this
limit requires engaging central procurement. The Procurement staff are well trained in the special requirements of
procuring goods and services for a f ederal program and provides necessary contract reporting requirements as
well. Central procurement services are part of Home Forward’s indirect overhead allocation.

•

Human Resources: Along with the public housing program and its Section 8 voucher program, Home Forward
has non-f ederal affordable properties, a development group, and locally funded rent assistance programs. Home
Forward’s Human Resources department serves the entire agency and certain human resource activities that
HUD would consider a direct cost, such as recruitment and pre-employment drug testing and screening, are
centralized and are part of Home Forward’s indirect overhead allocation. Home Forward has determ ined that the
cost of keeping extremely detailed records of HR activity for direct cost assignment exceeds the value received
f rom such effort.

•

Inf ormation Technology: Hardware and software costs will be directly charged to the appropriate cost objective
when such costs are available and specific to that cost objective. When a reasonable measurement of such IT
costs can be obtained, an allocation based on the number of users (computers, software applications, etc.) will be
utilized to directly charge the cost objective.

•

Resident Services: A large share of tenant/resident services are f unded from grants and foundations and these
f unds augment local funds to provide supportive services and self-sufficiency services to residents. In order to
optimize available services, any costs not eligible for state and local grants will be funded by Home Forward’s
public housing properties and housing choice voucher program.
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Rent: Home Forward charges rent to each cost objective based on the space they occupy in our central office
building. Rent is based on estimated costs and adjusted for actual costs at year-end.

Home Forward’s Treatment of Public Housing Operating Subsidy
Home Forward’s flexibility to use MTW funding resources to support its low-income housing programs is central to our
Asset Management Program. Home Forward will exercise our contractual authority to move our MTW f unds and
project cash flow among projects and programs as the Authority deems necessary to further our mission and
preserve our low income housing assets and local programs.
Home Forward’s Indirect Cost Allocations
Costs that can specifically and efficiently be identified to a cost objective are counted as direct costs to that objective.
Costs that cannot be readily or efficiently identified as specifically benefiting a cost objective will be considered
indirect and allocated. The Home Forward Allocation Process – Process Flow Diagram shown at the end of this policy
is a graphic representation of Home Forward’s allocation methodology. Home Forward has determined that some
costs, defined as “direct costs” by HUD for asset management, require effort disproportionate to the results achieved
and have included those costs as part of the indirect cost pool allocated to cost objectives as overhead.
Home Forward Indirect Costs
OMB Circular A-87 defines indirect costs as those (a) incurred for a common or joint purpose benefiting more than
one cost objective, and (b) not readily assignable to the cost objectives specifically benefitted, without effort
disproportionate to the results achieved. Home Forward’s indirect costs include, but are not limited to:
•

Executive

•

Policy & Planning

•

Accounting & Finance

•

Purchasing

•

Human Resources, including job applicant screening, payroll, labor negotiations & organization wide training

•

Inf ormation Technology: costs not specifically identified and charged as a direct expense to a cost objective

Differences – HUD Asset Management vs. Home Forward Local Asset Management Program
Home Forward is required to describe in the MTW Annual Plan differences between our asset management program
and HUD’s asset management program as described in HUD’s Financial Management Guidebook. Below are several
key differences:
•

HUD’s asset management system and fee for service is limited in focusing only on a f ee for service at the Public
Housing (PH) property level and voucher program. Home Forward has implemented an indirect allocation
methodology that is much more comprehensive than HUD’s asset management system which includes all of
Home Forward’s cost objectives listed above.

•

Home Forward has defined the treatment of direct and indirect costs differently than HUD’s asset management
program. From the agency perspective, we view the program operations management as direct costs of the
program.

•

These dif ferences include, but are not limited to:
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HUD Indirect/Home Forward Direct:
▪

Portfolio and program (“regional”) management, including hiring, supervision and termination of
f rontline staff is considered a direct cost. These costs are pooled and then allocated to each
property based on units, vouchers, or other relevant metrics. Work with auditors and audit
preparation by HCV and PH staff is considered a direct expense. Executive management is
considered an indirect cost.

▪

Storage of HCV and PH records and adherence to federal and/or state records retention
requirements will be considered a direct cost of the program.

▪

Development and oversight of office furniture, equipment and vehicle replacement plans will be
considered a direct cost of the program.

▪

Advertising (notification) costs specific to HCV, including applicants and landlords, will be
considered a direct expense.

HUD Direct/Home Forward Indirect:
▪

Advertising for new hires will be considered indirect and allocated to the program and properties.

▪

Staf f recruiting and background checks, etc. will be considered indirect and allocated to the
program and properties.

Other:
▪

Using MTW authority to improve efficiencies across programs, all staff associated with the Family
Self Sufficiency program, regardless of serving public housing or housing choice voucher
residents, will be considered a direct cost of the housing choice voucher program and managed
by the HCV management.

▪

Preparation and submission of HCV and public housing program budgets, financial reports, etc.
to HUD and others will be either direct or indirect, depending on the department from which the
reports are prepared. If prepared by program staff, costs will be considered direct. If prepared by
administrative department staff, costs will be considered indirect and allocated to the program
and properties.

▪

Investment and reporting on HCV proceeds will be either direct or indirect, depending on the
department from which the reports are prepared. If prepared by program staff, costs will be
considered direct. If prepared by administrative department staff, costs will be considered indirect
and allocated to the program and properties.

•

HUD’s rules limit the transfer of cash flow between projects, programs, and business activities. Home Forward
intends to fully use its MTW resources and flexibility to move project cash flow among projects as locally
determined and use MTW f unding flexibility to provide additional funding to public housing properties when
appropriate and necessary to provide for and preserve our public housing assets.

•

HUD’s rules provide that maintenance staff be maintained at the property level. Home Forward’s asset
management program reflects a cost-effective balance of on-site and central maintenance services for repairs,
unit turnover, landscaping, and asset preservation work.
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•

HUD’s rules provide that purchasing is performed at the property level. Home Forward’s asset management
program reflects a cost-effective balance of on- site and central purchasing, depending on the total cost of
procurement and complexity of applicable procurement laws and reporting requirements.

•

HUD intends certain property management activities to be at the property level. Home Forward has centralized
selected property management functions, including b ut not limited to denial hearings, occupancy management,
transf ers, reasonable accommodations, auditing, training, compliance, and some waitlist management, and will
allocate these costs as a direct expense to the properties based on a relevant metric such as units.

•

Home Forward employs its own development staff. Any work on Public Housing Capital projects will be subject to
a cost recovery fee paid from the capital fund to cover costs of development staff engaged in such capital
projects.

Balance Sheet Accounts
Most balance sheet accounts will be reported in compliance with HUD’s Asset Management Requirements and some
will deviate from HUD’s requirements, as discussed below:
•

Cash

•

Restricted Cash

•

Petty Cash

•

Investments

•

Selected Prepaid Expenses and Deferred Charges

•

Selected Accrued Liabilities

•

Payroll Liabilities

•

Compensated Absences

•

Other Post-Employment Benefits (OPEB) Liability

•

Unf unded Pension Liabilities (GASB 68)

•

Unrestricted and Restricted Net Assets

Home Forward’s asset management program will maintain the above balance sheet accounts centrally. Maintaining
these accounts centrally has proven to be the most cost effective and least labor intensive method ensuring efficient
accounting operations and ultimately reducing costs charged to the programs. This deviates from HUD’s asset
management requirements as these accounts will not be reported at the AMP or program. Additionally, the
centralization of cash and investments is in keeping with the single fund precept of our MTW authority. For those
balance sheet accounts that are originated from expense entries, the related expenses will continue to be reported as
an expense to the appropriate program, department and AMP-based income and expense statement through direct
charges or allocations.
The agency is continually reviewing our asset management practices and will likely revise our approach over the
coming years.
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Appendix B
Resident Rights, Participation, Waiting List, and Grievance Procedures
Secion 1.6 – Special Provisions Affecting Conversions to Project-Based Vouchers from PIH Notice 2013-23
C. PBV Resident Rights and Participation
1.

No Re-screening of Tenants upon Conversion. Pursuant to the RAD statute, at conversion, current
households are not subject to rescreening, income eligibility, or income targeting. Consequently, current
households will be grandfathered for conditions that occurred prior to conversion but will be subject to any
ongoing eligibility requirements for actions that occur after conversion. For example, a unit with a ho usehold
that was over-income at time of conversion would continue to be treated as an assisted unit. Thus, 24 CFR §
982.201, concerning eligibility and targeting, will not apply for current households.3 Once that remaining
household moves out, the unit must be leased to an eligible family. MTW agencies may not alter this
requirement.

2.

Right to Return. See section 1.4.A.4(b) regarding a resident’s right to return.

3.

Renewal of Lease. Since publication of the PIH Notice 2012-32 Rev 1, the regulations under 24 CFR §
983.257(b)(3) have been amended requiring Project. Owners to renew all leases upon lease expiration,
unless cause exists. MTW agencies may not alter this requirement.

4.

Phase-in of Tenant Rent Increases. If a tenant’s monthly rent increases by more than the greater of 10
percent or $25 purely as a result of conversion, the rent increase will be phased in over 3 or 5 years. To
implement this provision, HUD is specifying alternative requirements for section 3(a)(1) of the Act, as well as
24 CFR § 983.3 (def inition of “total tenant payment” (TTP)) to the extent necessary to allow for the phase-in
of tenant rent increases. A PHA must create a policy setting the length of the phase in period at three years,
f ive years or a combination depending on circumstances. For example, a PHA may create a policy that uses
a three-year phase- in f or smaller increases in rent and a five-year phase-in for larger increases in rent.

This policy must be in place at conversion and may not be modified after conversion. The method described below
explains the set percentage-based phase-in a Project Owner must follow according to the phase-in period
established. For purposes of this section “standard TTP” ref ers to the TTP calculated in accordance with regulations
at 24 CFR §5.628 and the “most recently paid TTP” ref ers to the TTP recorded on line 9j of the family’s most recent
HUD Form 50058. If a family in a project converting from Public Housing to PBV was paying a flat rent immediately
prior to conversion, the PHA should use the flat rent amount to calculate the phase-in amount for Year 1, as illustrated
below.
Three Year Phase-in:
•

Year 1: Any recertification (interim or annual) performed prior to the second annual recertification after conversion
– 33% of difference between most recently paid TTP or f lat rent and the standard TTP

•

Year 2: Year 2 Annual Recertification (AR) and any Interim Recertification (IR) prior to Year 3 AR – 66% of
dif ference between most recently paid TTP and the standard TTP

3

These protections (as well as all protections in this Notice for current households) apply when in order to facilitate
repairs a household is relocated following the conversion and subsequently returns to the property, even if they are
considered a “new admission” upon return.
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Year 3: Year 3 AR and all subsequent recertifications – Full standard TTP

Five Year Phase in:
•

Year 1: Any recertification (interim or annual) performed prior to the second annual recertification after conversion
– 20% of difference between most recently paid TTP or f lat rent and the standard TTP

•

Year 2: Year 2 AR and any IR prior to Year 3 AR – 40% of difference between most recently paid TTP and the
standard TTP

•

Year 3: Year 3 AR and any IR prior to Year 4 AR – 60% of difference between most recently paid TTP and the
standard TTP

•

Year 4: Year 4 AR and any IR prior to Year 5 AR – 80% of difference between most recently paid TTP and the
standard TTP

•

Year 5 AR and all subsequent recertifications – Full standard TTP

Please Note: In either the three-year phase-in or the five-year phase-in, once the standard TTP is equal to or less
than the previous TTP, the phase-in ends and tenants will pay full TTP f rom that point forward. MTW agencies may
not alter this requirement.
1.

Family Self Sufficiency (FSS) and Resident Opportunities and Self Sufficiency Service
Coordinator (ROSS-SC) programs. Public Housing residents that are current FSS participants will
continue to be eligible for FSS once their housing is converted under RAD, and PHAs will be allowed
to use any remaining PH FSS funds, to serve those FSS participants who live in units converted by
RAD. Due to the program merger between PH FSS and HCV FSS that took place pursuant to the
FY14 Appropriations Act (and was continued in the FY15 Appropriations Act), no special provisions
are required to continue serving FSS participants that live in public housing units converting to PBV
under RAD.

However, PHAs should note that there are certain FSS requirements (e.g. escrow calculation and escrow
f orfeitures) that apply differently depending on whether the FSS participant is a participant under the HCV
program or a public housing resident, and PHAs must follow such requirements accordingly. All PHAs will be
required to administer the FSS program in accordance with FSS regulations at 24 CFR Part 984, the
participants’ contracts of participation, and the alternative requirements established in the “Waivers and
Alternative Requirements for the FSS Program” Federal Register notice, published on December 29, 2014, at
79 FR 78100. 4 Further, upon conversion to PBV, already escrowed funds for FSS participants shall be
transf erred into the HCV escrow account and be considered TBRA funds, thus reverting to the HAP account if
f orfeited by the FSS participant.
Current ROSS-SC grantees will be able to finish out their current ROSS-SC grants once their housing is
converted under RAD. However, once the property is converted, it will no longer be eligible to be counted
towards the unit count for future ROSS-SC grants, nor will its residents be eligible to be served by future
ROSS-SC grants, which, by statute, can only serve public housing residents.

4

The f unding streams for the PH FSS Program and the HCV FSS Program were first merged pursuant to the FY
2014 appropriations act. As a result, PHAs can serve both PH residents and HCV participants, including PBV
participants, with FSS funding awarded under the FY 2014 FSS Notice of Funding Availability (FSS NOFA) and any
other NOFA under which the combination of funds remains in the applicable appropriations act. For PHAs that had
managed both programs separately and now have a merged program, a conversion to PBV should not impact their
FSS participants.
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2.

Resident Participation and Funding. In accordance with Attachment 1B, residents of Covered
Projects with converted PBV assistance will have the rig ht to establish and operate a resident
organization for the purpose of addressing issues related to their living environment and be eligible
f or resident participation funding.

3.

Resident Procedural Rights. The f ollowing items must be incorporated into both the Section 8
Administrative Plan and the Project Owner’s lease, which includes the required tenancy addendum,
as appropriate. Evidence of such incorporation may be requested by HUD for purposes of monitoring
the program.
1. Termination Notification. HUD is incorporating additional termination notification requirements to
comply with section 6 of the Act for public housing projects that convert assistance under RAD. In
addition to the regulations at 24 CFR § 983.257 related to Project Owner termination of tenancy and
eviction (which MTW agencies may not alter) the termination procedure f or RAD conversions to PBV
will require that PHAs provide adequate written notice of termination of the lease which shall not be
less than:
a. A reasonable period of time, but not to exceed 30 days:
i. If the health or safety of other tenants, PHA employees, or persons residing in the
immediate vicinity of the premises is threatened; or ii. In the event of any drugrelated or violent criminal activity or any felony conviction;
b. 14 days in the case of nonpayment of rent; and
c. 30 days in any other case, except that if a State or local law provides for a shorter period of
time, such shorter period shall apply.
2. Grievance Process. Pursuant to requirements in the RAD Statute, HUD is establishing additional
procedural rights to comply with section 6 of the Act. For issues related to tenancy and termination of
assistance, PBV program rules require the Project Owner to provide an opportunity for an inf ormal
hearing, as outlined in 24 CFR § 982.555. RAD will specify alternative requirements for 24 CFR §
982.555(b) in part, which outlines when informal hearings are not required, to require that:
a. In addition to reasons that require an opportunity for an informal hearing given in 24 CFR §
982.555(a)(1)(i)-(vi), 5 an opportunity for an informal hearing must be given to residents for
any dispute that a resident may have with respect to a Project Owner action in accordance
with the individual’s lease or the contract administrator in accordance with RAD PBV
requirements that adversely affect the resident’s rights, obligations, welfare, or status.
i. For any hearing required under 24 CFR § 982.555(a)(1)(i)-(vi), the contract
administrator will perform the hearing, as is the current standard in the program. The
hearing officer must be selected in accordance with 24 CFR § 982.555(e)(4)(i).
ii. For any additional hearings required under RAD, the Project Owner will perform the
hearing.
b. There is no right to an informal hearing for class grievances or to disputes between residents
not involving the Project Owner or contract administrator.

5

§ 982.555(a) (1) (IV) is not relevant to RAD as the tenant-based certificate has been repealed.
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c. The Project Owner gives residents notice of their ability to request an informal hearing as
outlined in 24 CFR § 982.555(c)(1) for informal hearings that will address circumstances t hat
f all outside of the scope of 24 CFR § 982.555(a)(1)(i)-(vi).
d. The Project Owner provides opportunity for an informal hearing before an eviction.
Current PBV program rules require that hearing procedures must be outlined in the PHA’s
Section 8 Administrative Plan.
4.

Earned Income Disregard (EID). Tenants who are employed and are currently receiving the EID
exclusion at the time of conversion will continue to receive the EID after conversion, in accordance
with regulations at 24 CFR § 5.617. Upon the expiration of the EID for such families, the rent
adjustment shall not be subject to rent phase-in, as described in Section 1.6.C.4; instead, the rent will
automatically rise to the appropriate rent level based upon tenant income at that time.

Under the Housing Choice Voucher program, the EID exclusion is limited only to persons with disabilities (24
CFR § 5.617(b)). In order to allow all tenants (including non-disabled persons) who are employed and
currently receiving the EID at the time of conversion to continue to benefit from this exclusion in the PBV
project, the provision in section 5.617(b) limiting EID to disabled persons is waived. The waiver, and resulting
alternative requirement, apply only to tenants receiving the EID at the time of conversion. No other tenant
(e.g., tenants who at one time received the EID but are not receiving the EID exclusion at the time of
conversion e.g., due to loss of employment; tenants that move into the property following conversion, etc.,) is
covered by this waiver.
5.

Jobs Plus. Jobs Plus grantees awarded FY14 and future funds that convert the Jobs Plus target
projects(s) under RAD will be able to finish out their Jobs Plus period of performance at that site
unless significant re-location and/or change in building occupancy is planned. If either is planned at
the Jobs Plus target project(s), HUD may allow for a modification of the Jobs Plus work plan or may,
at the Secretary’s discretion, choose to end the Jobs Plus program at that project.

6.

When Total Tenant Payment Exceeds Gross Rent. Under normal PBV rules, the PHA may only
select an occupied unit to be included under the PBV HAP contract if the unit’s occupants are eligible
f or housing assistance payments (24 CFR §983.53(d)). Also, a PHA must remove a unit from the
contract when no assistance has been paid for 180 days because the family’s TTP has risen to a
level that is equal to or greater than the contract rent, plus any utility allowance, for the unit (i.e., the
Gross Rent)) (24 CFR §983.258). Since the rent limitation under this Section of the Notice may often
result in a f amily’s TTP equaling or exceeding the gross rent for the unit, for current residents (i.e.
residents living in the public housing property prior to conversion), HUD is waiving both of these
provisions and requiring that the unit for such families be placed on and/or remain under the HAP
contract when TTP equals or exceeds than the Gross Rent. Further, HUD is establishing the
alternative requirement that the rent to owner for the unit equal the family’s TTP until such time that
the f amily is eligible for a housing assistance payment. HUD is waiving as necessary to implement
this alternative provision, the provisions of Section 8(o)(13)(H) of the Act and the implementing
regulations at 24 CFR 983.301 as modified by Section 1.6.B.5 of this Notice. 6 In such cases, the
resident is considered a participant under the program and all of the family obligations and
protections under RAD and PBV apply to the resident. Likewise, all requirements with respect to the
unit, such as compliance with the HQS requirements, apply as long as the unit is under HAP contract.

6

For example, a public housing family residing in a property converting under RAD has a TTP of $600. The property
has an initial Contract Rent of $500, with a $50 Utility Allowance. Following conversion, the residents is still
responsible for paying $600 in tenant rent and utilities.
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Assistance may subsequently be reinstated if the tenant becomes eligible for assistance. The PHA is
required to process these individuals through the Form- 50058 submodule in PIC.
Following conversion, 24 CFR §983.53(d) applies, and any new f amilies referred to the RAD PBV project
must be initially eligible for a HAP payment at admission to the program, which means their TTP may not
exceed the gross rent for the unit at that time. Further, a PHA must remove a unit from the contract when no
assistance has been paid for 180 days. If units are removed from the HAP contract because a new
admission’s TTP comes to equal or exceed the gross rent for the unit and if the project is fully assisted, HUD
is imposing an alternative requirement that the PHA must reinstate the unit after the family has vacated the
property; and, if the project is partially assisted, the PHA may substitute a different unit for the unit on the
HAP contract in accordance with 24 CFR §983.207 or, where “floating” units have been permitted, Section
1.6.B.10 of this Notice.
7.

Under-Occupied Unit. If a family is in an under-occupied unit under 24 CFR 983.259 at the time of
conversion, the family may remain in this unit until an appropriate-sized unit becomes available in the
Covered Project. When an appropriate sized unit becomes available in the Covered Project, the
f amily living in the under- occupied unit must move to the appropriate-sized unit within a reasonable
period of time, as determined by the administering Voucher Agency. In order to allow the family to
remain in the under-occupied unit until an appropriate-sized unit becomes available in the Covered
Project, 24 CFR 983.259 is waived. MTW agencies may not modify this requirement.

D. PBV: Other Miscellaneous Provisions
1.

Access to Records, Including Requests for Information Related to Evaluation of Demonstration . PHAs
must agree to any reasonable HUD request for data to support program evaluation, including but not limited
to project financial statements, operating data, Choice-Mobility utilization, and rehabilitation work. Please see
Appendix IV for reporting units in Form HUD-50058.

2.

Additional Monitoring Requirement. The PHA’s Board must approve the operating budget for the covered
project annually in accordance with HUD requirements.7

3.

Davis-Bacon Act and Section 3 of the Housing and Urban Development Act of 1968 (Section 3). This
section has been moved to 1.4.A.13 and 1.4.A.14.

4.

Establishment of Waiting List. 24 CFR § 983.251 sets out PBV program requirements related to
establishing and maintaining a voucher-wide, PBV program wide, or site-based waiting list from which
residents for the Covered Project will be admitted. These provisions will apply unless the project is covered by
a remedial order or agreement that specifies the type of waiting list and other waiting list policies. The PHA
shall consider the best means to transition applicants from the current public housing wait ing list, including:
i.

Transf erring an existing site-based waiting list to a new site-based waiting list. If the PHA is
transf erring the assistance to another neighborhood, the PHA must notify applicants on the wait-list of
the transf er of assistance, and on how they can apply for residency at the new project site or other
sites. Applicants on a project-specific waiting list for a project where the assistance is being
transf erred shall have priority on the newly formed waiting list for the new project site in accordance
with the date and time of their application to the original project's waiting list.

7

For PBV conversions that are not FHA-insured, a future HUD notice will describe project financial data that may be
required to be submitted by a PBV owner for purposes of the evaluation, given that PBV projects do not submit
annual f inancial statements to HUD/REAC.
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ii.

Inf orming applicants on the site-based waiting list on how to apply for a PBV program-wide or HCV
program-wide waiting list.

iii.

Inf orming applicants on a public housing community-wide waiting list on how to apply for a voucherwide, PBV program-wide, or site-based waiting list. If using a site-based waiting list, PHAs shall
establish a waiting list in accordance with 24 CFR § 903.7(b)(2)(ii)-(iv) to ensure that applicants on
the PHA’s public housing community-wide waiting list have been offered placement on the converted
project’s initial waiting list. In all cases, PHAs have the discretion to determine the most appropriate
means of informing applicants on the public housing community-wide waiting list given the number of
applicants, PHA resources, and admissions requirements of the projects being converted under RAD.
A PHA may consider contacting every applicant on the public housing waiting list via direct mailing;
advertising the availability of housing to the population that is less likely to apply, both minority and
non-minority groups, through various forms of media (e.g., radio stations, posters, newspapers) within
the marketing area; informing local non- profit entities and advocacy groups (e.g., disability rights
groups); and conducting other outreach as appropriate. Applicants on the agency’s public housing
community-wide waiting list who wish to be placed onto the newly-established site-based waiting list
must be done so in accordance with the date and time of their original application to the centralized
public housing waiting list. Any activities to contact applicants on the public housing waiting list must
be conducted in accordance with the requirements for effective communication with persons with
disabilities at 24 CFR § 8.6 and with the obligation to provide meaningful access for persons with
limited English proficiency (LEP). 8

A PHA must maintain any site-based waiting list in accordance with all applicable civil rights and fair housing
laws and regulations unless the project is covered by a remedial order or agreement that specifies the type of
waiting list and other waiting list policies.
To implement this provision, HUD is specifying alternative requirements for 24 CFR § 983.251(c)(2).
However, af ter the initial waiting list has been established, the PHA shall administer its waiting list for the
converted project in accordance with 24 CFR § 983.251(c).
5.

Mandatory Insurance Coverage. The Covered Project shall maintain at all times commercially available
property and liability insurance to protect the project from financial loss and, to the extent insurance proceeds
permit, promptly restore, reconstruct, and/or repair any damaged or destroyed project property.

6.

Agreement Waiver. This section has been moved to 1.6.(B)(7).

7.

Future Refinancing. Project Owners must receive HUD approval for any refinancing or restructuring of
permanent debt during the HAP contract term, to ensure the financing is consistent with long-term
preservation. (Current lenders and investors are also likely to require review and approval of refinancing of
the primary permanent debt.)

8.

Administrative Fees for Public Housing Conversions during Transition Period. For the remainder of the
Calendar Year in which the HAP Contract is effective (i.e. “transition period”), RAD PBV projects will be
f unded with public housing funds. For example, if the project’s assistance converts effective July 1, 2015, the
public housing Annual Contributions Contract (ACC) between the PHA and HUD will be amended to reflect
the number of units under HAP contract, but will be for zero dollars, and the RAD PBV contract will be funded
with public housing money for July through December 2015. Since TBRA is not the source of funds, PHAs

For more inf ormation on serving persons with LEP, please see HUD’s Final guidance to Federal Financial
Assistance Recipients Regarding Title VI Prohibition Against National Origin Discrimination Affecting Limited English
Prof icient Persons (72 FR 2732), published on January 22, 2007.
8
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should not report leasing and expenses into VMS during this period, and PHAs will not receive section 8
administrative fee funding for converted units during this time.
For f iscal years 2014 and 2015, PHAs operating HCV program received administrative fees for units under a
HAP contract, consistent with recent appropriation act references to "section 8(q) of the [United States
Housing Act of 1937] and related appropriations act provisions in effect immediately before the Quality
Housing and Responsibility Act of 1998" and 24 CFR § 982.152(b). During the transition period mentioned in
the preceding paragraph, these provisions are waived, and PHAs will not receive section 8 ongoing
administrative fees for PBV RAD units.
Af ter this transition period, the section 8 ACC will be amended to include section 8 f unding that corresponds
to the units covered by the section 8 ACC. At that time, the regular section 8 administrative fee funding
provisions will apply.
9.

Choice-Mobility. One of the key features of the PBV program is the mobility component, which provides that
if the f amily has elected to terminate the assisted lease at any time after the first year of occupancy in
accordance with program requirements, the PHA must offer the family the opportunity for continued tenant
based rental assistance, in the form of either assistance under the voucher program or other comparable
tenant-based rental assistance.
If as a result of participation in RAD a significant percentage of the PHA’s HCV program becomes PBV
assistance, it is possible for most or all of a PHA’s turnover vouchers to be used to assist those RAD PBV
f amilies who wish to exercise mobility. While HUD is committed to ensuring mobility remains a cornerstone of
RAD policy, HUD recognizes that it remains important for the PHA to still be able to use tenant based
vouchers to address the specific housing needs and priorities of the community. Therefore, HUD is
establishing an alternative requirement for PHAs where, as a result of RAD, the total number of PBV units
(including RAD PBV units) under HAP contract administered by the PHA exceeds 20 percent of the PHA’s
authorized units under its HCV ACC with HUD.
The alternative mobility policy provides that an eligible voucher agency would not be required to provide more
than three-quarters of its turnover vouchers in any single year to the residents of Covered Projects. While a
voucher agency is not required to establish a voucher inventory turnover cap, if such a cap is implemented,
the voucher agency must create and maintain a waiting list in the order in which the requests from eligible
households were received. In order to adopt this provision, this alternative mobility policy must be included in
an eligible PHA’s administrative plan.
To ef f ectuate this provision, HUD is providing an alternative requirement to Section 8(o)(13)(E) and 24 CFR
part 983.261(c). Please note that this alternative requirement does not apply to PBVs entered into outside of
the context of RAD. MTW agencies may not alter this requirement.

10.

Reserve for Replacement. The Project Owner shall establish and maintain a replacement reserve in an
interest-bearing account to aid in funding extraordinary maintenance and repair and replacement of capital
items in accordance with applicable regulations. The reserve must be built up to and maintained at a level
determined by HUD to be sufficient to meet projected requirements. For FHA transactions, Replacement
Reserves shall be maintained in accordance with the FHA Regulatory Agreement. For all other transactions,
Replacement Reserves shall be maintained in a bank account covered under a General Depository
Agreement (HUD-51999) or similar instrument, as approved by HUD, where f unds will be held by the PHA.
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Attachment 1B: Resident Provisions in Conversions from Public Housing to PBRA
and PBV
This Attachment contains two sections, describing:
1B.1 Summary of Resident Provisions
1B.2 Resident Participation and Funding
1B.1 Summary of Resident Provisions
The f ollowing is a summary of special provisions and alternative requirements related to tenants of public housing
projects converting under RAD:
•

Conversion will be considered a significant amendment to a PHA Plan (see Section 1.5(E) of this Notice);

•

Notif ication of proposed conversion, meetings during the conversion process, written response to residents
comments on conversion, and notification of conversion approval and impact (see Section 1.8 of this Notice);

•

No rescreening at conversion (see Section 1.6(C)(1) of this Notice for conversions to PBV and Section 1.7(B)(1)
f or conversions to PBRA);

•

Right to return after temporary relocation to facilitate rehabilitation or construction (see Section 1.6(C)(2) of this
Notice for conversions to PBV and Section 1.7(B)(2) for conversions to PBRA);

•

Phase-in of tenant rent increases (see Section 1.6(C)(4) of this Notice for conversions to PBV and Section
1.7(B)(3) f or conversions to PBRA);

•

Continued participation in the ROSS-SC and FSS programs (see Section 1.6(C)(5) of this Notice, for conversions
to PBV and Section 1.7(B)(4) for conversions to PBRA);

•

Continued Earned Income Disregard (see Section 1.6(C)(8) of this Notice, for conversions to PBV and Section
1.7.(B)(7) f or conversions to PBRA);

•

Continued recognition of and funding for legitimate residents organizations (see Section 1.6(C)(6) of this Notice
f or conversions to PBV, Section 1.7(B)(5) of this Notice for conversions to PBRA, and below in Attachment 1B.2
f or additional requirements for both programs);

•

Procedural rights consistent with section 6 of the Act (see Section 1.6(C)(7) of this Notice for conversions to PBV
and Section 1.7(B)(6) of this Notice for conversions to PBRA); and

•

Choice-mobility option allowing a resident to move with a tenant-based voucher after tenancy in the Covered
Project (see 24 CFR § 983.260 for conversions to PBV and Section 1.7(C)(5) of this Notice for conversions to
PBRA).

•

For additional information, refer to Notice H2014-09; PIH 2014-17 f or additional information on relocation
requirements under RAD.
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1B.2 Resident and Participation Funding9
The f ollowing provisions contain the resident participation and funding requirements for public housing conversions to
PBRA and PBV, respectively.
A. PBRA: Resident Participation and Funding
Residents of Covered Projects converting assistance to PBRA will have the right to establish and operate a resident
organization in accordance with 24 CFR Part 245 (Tenant Participation in Multifamily Housing Projects). In addition, a
Project Owner must provide $25 per occupied unit annually for resident participation, of which at least $15 per
occupied unit shall be provided to the legitimate tenant organization at the covered property. These funds must be
used f or resident education, organizing around tenancy issues, and training activities.
In the absence of a legitimate resident organization at a Covered Project:
1. HUD encourages the Project Owner and residents to work together to determine the most appropriate
ways to foster a constructive working relationship, including supporting the formation of a legitimate
residents organization. Residents are encouraged to contact the Project Owner directly with questions or
concerns regarding issues related to their tenancy. Project Owners are also encouraged to actively
engage residents in the absence of a resident organization; and
2. Project Owners must make resident participation funds available to residents for organizing activities in
accordance with this Notice. Residents must make requests for these funds in writing to the Project
Owner. These requests will be subject to approval by the Project Owner.
B. PBV: Resident Participation and Funding
To support resident participation following conversion of assistance, residents of Covered Projects converting
assistance to the PBV program will have the right to establish and operate a resident organization for the purpose of
addressing issues related to their living environment, which includes the terms and conditions of their tenancy as well
as activities related to housing and community development.
1. Legitimate Resident Organization. A Project Owner must recognize legitimate resident organizations
and give reasonable consideration to concerns raised by legitimate resident organizations. A resident
organization is legitimate if it has been established by the residents of a Covered Project, meets regularly,
operates democratically, is representative of all residents in the project, and is completely independent of
the Project Owner, management, and their representatives.
In the absence of a legitimate resident organization at a Covered Project, HUD encourages the Project
Owner and residents to work together to determine the most appropriate ways to foster a constructive
working relationship, including supporting the formation of a legitimate residents organization. Residents
are encouraged to contact the Project Owner directly with questions or concerns regarding issues related
to their tenancy. Project Owner s are also encouraged to actively engage residents in the absence of a
resident organization; and
2. Protected Activities. Project Owners must allow residents and resident organizers to conduct the
f ollowing activities related to the establishment or operation of a resident organization:

For the purposes of this Attachment, HUD uses the term “Project Owner” to refer to the owner of a converting or
Covered Project. In some instances the owner of a project could be a public, non-profit, or for-profit, e.g., mixed
f inance projects).
9
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a. Distributing leaflets in lobby areas;
b. Placing leaflets at or under residents' doors;
c. Distributing leaflets in common areas;
d. Initiating contact with residents;
e. Conducting door-to-door surveys of residents to ascertain interest in establishing a resident
organization and to offer information about resident organizations;
f.

Posting information on bulletin boards;

g. Assisting resident to participate in resident organization activities;
h. Convening regularly scheduled resident organization meetings in a space on site and accessible
to residents, in a manner that is fully independent of management representatives. In order to
preserve the independence of resident organizations, management representatives may not
attend such meetings unless invited by the resident organization to specific meetings to discuss a
specific issue or issues; and
i. Formulating responses to Project Owner's requests for:
ii. Rent increases;
iii. Partial payment of claims;
iv. The conversion from project-based paid utilities to resident-paid utilities;
v. A reduction in resident utility allowances;
vi. Converting residential units to non-residential use, cooperative housing, or
condominiums;
vii. Major capital additions; and
viii. Prepayment of loans.
In addition to these activities, Project Owners must allow residents and resident organizers to conduct
other reasonable activities related to the establishment or operation of a resident organization.
Project Owner s shall not require residents and resident organizers to obtain prior permission before
engaging in the activities permitted in this section.
3. Meeting Space. Project Owners must reasonably make available the use of any community room or
other available space appropriate for meetings that is part of the multifamily housing project when
requested by:
a. Residents or a resident organization and used for activities related to the operation of the
resident organization; or
b. Residents seeking to establish a resident organization or collectively address issues related to
their living environment.
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Resident and resident organization meetings must be accessible to persons with disabilities, unless this
is impractical for reasons beyond the organization's control. If the project has an accessible common area
or areas, it will not be impractical to make organizational meetings accessible to persons with disabilities.
Project Owners may charge a reasonable, customary and usual fee, approved by the Secretary as may
normally be imposed for the use of such facilities in accordance with procedures prescribed by the
Secretary, for the use of meeting space. A PHA may waive this fee.
4. Resident Organizers. A resident organizer is a resident or non-resident who assists residents in
establishing and operating a resident organization, and who is not an employee or representative of
current or prospective Project Owners, managers, or their agents.
Project Owners must allow resident organizers to assist residents in establishing and operating resident
organizations.
5. Canvassing. If a Covered Project has a consistently enforced, written policy against canvassing, then a
non-resident resident organizer must be accompanied by a resident while on the property of the project.
If a project has a written policy favoring canvassing, any non-resident resident organizer must be afforded
the same privileges and rights of access as other uninvited outside parties in the normal course of
operations. If the project does not have a consistently enforced, written policy against canvassing, the
project shall be treated as if it has a policy favoring canvassing.
A resident has the right not to be re-canvassed against his or her wishes regarding participation in a
resident organization.
6. Funding. Project Owners must provide $25 per occupied unit annually for resident participation, of which
at least $15 per occupied unit shall be provided to the legitimate resident organization at the covered
property. These funds must be used for resident education, organizing around tenancy issues, and
training activities.
In the absence of a legitimate resident organization at a Covered Project:
a. HUD encourages the Project Owner s and residents to work together to determine the most
appropriate ways to foster a constructive working relationship, including supporting the formation
of a legitimate residents organization. Residents are encouraged to contact the Project Owner
directly with questions or concerns regarding issues related to their tenancy. Project Owner are
also encouraged to actively engage residents in the absence of a resident organization; and
b. Project Owner s must make resident participation funds available to residents for o rganizing
activities in accordance with this Notice. Residents must make requests for these funds in writing
to the Project Owner. These requests will be subject to approval by the Project Owner.
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Attachment R
Rental Assistance Demonstration
Home Forward is a successful applicant in the Rental Assistance Demonstration (RAD).
In May 2015 Home Forward submitted six Rental Assistance Demonstration (RAD) applications for six properties,
with a total of 285 public housing units. We received six initial Commitments to enter into a Housing Assistance
Payment (CHAPs) in September 2015, with amended CHAPS issued in March 2016 (RAD Phase 1). In addition,
Home Forward received 24 additional CHAPs in August 2016, totaling 498 units (part of RAD Phase 2). Home
Forward is currently working with HUD to determine the timeline of conversion for these properties (see section titled
Public Housing Strategy).
Home Forward is converting to project-based vouchers under the guidelines of PIH Notice 2012-32, REV-1 and any
successor Notices. Upon conversion to project-based vouchers, Home Forward will adopt the resident rights,
participation, waiting list and grievance procedures listed in Section 1.6 of PIH Notice 2012-32, REV-2; and Joint
Housing PIH Notice H-2014-09/PHI-2014-17. These resident rights, participation, waiting list and grievance
procedures are appended to this attachment. Additionally, Home Forward certifies that it is currently compliant with
all f air housing and civil rights requirements.
RAD was designed by HUD to assist in addressing the capital needs of public housing by providing Housing
Authorities access to private sources of capital to repair and preserve its affordable housing assets. Please be aware
that upon conversion, Home Forward’s Capital Fund Budget will be reduced by the pro rata share of Public Housing
Developments converted as part of the Demonstration, and that Home Forward may also borrow funds to address
their capital needs. Project-based voucher subsidy is sized to replace the reduction in Capital Funds and operating
subsidy lost from the RAD conversions. Home Forward currently has debt under the Capital Fund Financing Program
and will be working with Wells Fargo to address outstanding debt issues, which may result in additional reductions of
capital funds. Regardless of any funding changes that may occur as a result of conversion under RAD, Home
Forward certifies that it will maintain its continued service level.
Under HUD Notice PIH-2012-32, REV-2, Home Forward’s RAD conversion is detailed below as part of its Annual
Moving to Work Plan.
The following are the remaining public housing properties that Home Forward anticipates RAD closing or
Section 18 approval, with properties converting through FY2021. At time of this writing, Home Forward is
working with HUD to identify the order properties will close and to transfer assistance from three properties
slated for RAD Conversion listed below: Cora Park (#24), Chateau Apartments (#25) and Scattered East A (#29)
These properties will transfer their RAD PBV assistance to Dekum Court (#30).

Development #1
Development Name
PIC Development ID #
Conversion Type

Tillicum South
OR0020151
Project-Based Vouchers

Total Current Units

12

Pre-RAD Unit Type

Family

Home Forward

Total Post-RAD Units
Post-RAD Unit Type

12
Family
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$15,045.00
None
12 3-bedroom units

Post-Conversion Bedroom
Type

12 3-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Tillicum South will be moved onto a Home Forward project based
voucher site-based waiting list for Tillicum South. The applicants will retain their
original date and time of application, and will be subject to the preferences available
under the PBV site-based waiting list for Tillicum South.

Other Inf ormation

CHAP awarded August 2016

Development #2
Development Name
PIC Development ID #
Conversion Type

Powellhurst Woods
OR002000237
Project-Based Vouchers

Total Current Units

34

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

34
Family

$65,065.00
None
23 2-bedroom units
11 3-bedroom units

Post-Conversion Bedroom
Type

23 2-bedroom units
11 3-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Powellhurst Woods will be moved onto a Home Forward project based
voucher site-based waiting list for Powellhurst Woods. The applicants will retain their
original date and time of application, and will be subject to the preferences available
under the PBV site-based waiting list for Powellhurst Woods.

Other Inf ormation

CHAP awarded August 2016

Development #3
Development Name
PIC Development ID #
Conversion Type
Home Forward

Tillicum North
OR002000251
Project-Based Vouchers
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Total Current Units

18

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

18
Family

$22,567.00
None
16 3-bedroom units
2 3-bedroom accessible
units

Post-Conversion Bedroom
Type

16 3-bedroom units
2 3-bedroom accessible
units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Tillicum North will be moved onto a Home Forward project based
voucher site-based waiting list for Tillicum North. The applicants will retain their
original date and time of application, and will be subject to the preferences available
under the PBV site-based waiting list for Tillicum North.

Other Inf ormation

CHAP awarded August 2016

Development #4
Development Name
PIC Development ID #
Conversion Type

Hunters Run
OR002000252
Project-Based Vouchers

Total Current Units

10

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

10
Family

$12,545.00
None
8 3-bedroom units
2 3-bedroom accessible
units

Post-Conversion Bedroom
Type

8 3-bedroom units
2 3-bedroom accessible
units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Hunters Run will be moved onto a Home Forward project based
voucher site-based waiting list for Hunters Run. The applicants will retain their original
date and time of application, and will be subject to the preferences available under
the PBV site- based waiting list for Hunters Run.

Other Inf ormation

CHAP awarded August 2016

Development #5
Home Forward
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Fir Acres
OR002000121
Project-Based Vouchers

Total Current Units

32

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

32
Family

$57,583.00
None
19 2-bedroom units
1 2-bedroom accessible
unit
12 3-bedroom units

Post-Conversion Bedroom
Type

19 2-bedroom units
1 2-bedroom accessible
unit
12 3-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Fir Acres will be moved onto a Home Forward project based voucher
site-based waiting list for Fir Acres. The applicants will retain their original date and
time of application, and will be subject to the preferences available under the PBV
site-based waiting list for Fir Acres.

Other Inf ormation

CHAP awarded August 2016

Development #6
Development Name
PIC Development ID #
Conversion Type

Alderwood
OR002000337
Project-Based Vouchers

Total Current Units

20

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

20
Family

$36,332.00
None
13 2-bedroom units
7 3-bedroom units

Post-Conversion Bedroom
Type

13 2-bedroom units
7 3-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Alderwood will be moved onto a Home Forward project based voucher
site-based waiting list for Alderwood. The applicants will retain their original date and
time of application, and will be subject to the preferences available under the PBV
site-based waiting list for Alderwood.
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CHAP awarded August 2016

Development #7
Development Name
PIC Development ID #
Conversion Type

Medallion Apartments
OR002000139
Section 18 Project-Based Vouchers or RAD Project-Based Vouchers

Total Current Units

90

Pre-RAD Unit Type

Senior/People with
Disabilities

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

90
Senior/People with
Disabilities

$137,121.00
None
85 1-bedroom units
3 1-bedroom accessible
units
2 2-bedroom accessible
units

Post-Conversion Bedroom
Type

85 1-bedroom units
3 1-bedroom accessible
units
2 2-bedroom accessible
units

De Minimus Reduction

None

Transf er of Waiting List

If converted under RAD, applicants on Home Forward’s public housing site-based
waiting list for Medallion Apartments will be moved onto a Home Forward project
based voucher site-based waiting list for Medallion Apartments. The applicants will
retain their original date and time of application, and will be subject to the preferences
available under the PBV site-based waiting list for Medallion Apartments. If approved
f or Section 18 Home Forward will not pursue RAD conversion for Medallion
Apartments.

Other Inf ormation

Home Forward applied for Section 18 for Medallion Apartments prior to RAD and is
anticipating a decision to be made by HUD. If approved for Section 18 Home Forward
will not pursue RAD conversion for Medallion Apartments. CHAP awarded in October
2016.

Development #8
Development Name
PIC Development ID #
Conversion Type

Ruth Haefner Apartments
OR002000140
Section 18 Project-Based Vouchers or RAD Project-Based Vouchers

Total Current Units

73

Pre-RAD Unit Type

Senior/People with
Disabilities

Home Forward

Total Post-RAD Units
Post-RAD Unit Type

73
Senior/People with
Disabilities
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$110,562.00
None
65 1-bedroom units
8 1-bedroom accessible
units

Post-Conversion Bedroom
Type

65 1-bedroom units
8 1-bedroom accessible
units

De Minimus Reduction

None

Transf er of Waiting List

If converted to RAD, applicants on Home Forward’s public housing site-based waiting
list f or Ruth Haefner Apartments will be moved onto a Home Forward project based
voucher site-based waiting list for Ruth Haefner Apartments. The applicants will retain
their original date and time of application, and will be subject to the preferences
available under the PBV site-based waiting list for Ruth Haefner Apartments. If
approved for Section 18 Home Forward will not pursue RAD conversion for Ruth
Haef ner Apartments.

Other Inf ormation

CHAP awarded August 2016. Home Forward applied for Section 18 f or Ruth Haefner
Apartments prior to RAD and is anticipating a decision to be made by HUD. If
approved for Section 18 Home Forward will not pursue RAD conversion for Ruth
Haef ner Apartments.

Development #9
Development Name
PIC Development ID #
Conversion Type

Townhouse Terrace
OR002000122
Project-Based Vouchers

Total Current Units

32

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

32
Family

$57,595.00
None
19 2-bedroom units
1 2-bedroom accessible
unit
12 3-bedroom units

Post-Conversion Bedroom
Type

19 2-bedroom units
1 2-bedroom accessible
unit
12 3-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Townhouse Terrace will be moved onto a Home Forward project based
voucher site-based waiting list for Townhouse Terrace. The applicants will retain their
original date and time of application, and will be subject to the preferences available
under the PBV site-based waiting list for Townhouse Terrace.

Other Inf ormation

Home Forward
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Development #10
Development Name
PIC Development ID #
Conversion Type

Stark Manor
OR002000123
Project-Based Vouchers

Total Current Units

30

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

30
Family

$52,425.00
None
18 2-bedroom units
12 3-bedroom units

Post-Conversion Bedroom
Type

18 2-bedroom units
12 3-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Stark Manor will be moved onto a Home Forward project based
voucher site-based waiting list for Stark Manor. The applicants will retain their original
date and time of application, and will be subject to the preferences available under
the PBV site- based waiting list for Stark Manor.

Other Inf ormation

CHAP received August 2016

Development #11
Development Name
PIC Development ID #
Conversion Type

Lexington Court
OR002000124
Project-Based Vouchers

Total Current Units

20

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

20
Family

$35,885.00
None
12 2-bedroom units
8 3-bedroom units

Post-Conversion Bedroom
Type

12 2-bedroom units
8 3-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Lexington Court will be moved onto a Home Forward project based
voucher site-based waiting list for Lexington Court. The applicants will retain their
original date and time of application, and will be subject to the preferences available
under the PBV site-based waiting list for Lexington Court.

Other Inf ormation
Home Forward

CHAP received August 2016
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Development #12
Development Name
PIC Development ID #
Conversion Type

Eastwood Court
OR002000125
Project-Based Vouchers

Total Current Units

32

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

32
Family

$57,728.00
None
19 2-bedroom units
12 3-bedroom units
1 3-bedroom accessible
unit

Post-Conversion Bedroom
Type

19 2-bedroom units
12 3-bedroom units
1 3-bedroom accessible
unit

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Eastwood Court will be moved onto a Home Forward project based
voucher site-based waiting list for Eastwood Court. The applicants will retain their
original date and time of application, and will be subject to the preferences available
under the PBV site-based waiting list for Eastwood Court.

Other Inf ormation

CHAP received August 2016

Development #13
Development Name

Carlton Court

PIC Development ID #

OR002000126

Conversion Type

Project-Based Vouchers

Total Current Units

24

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

24
Family

$43,363.00
None
14 2-bedroom units
10 3-bedroom units

Post-Conversion Bedroom
Type

14 2-bedroom units
10 3-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Eastwood Court will be moved onto a Home Forward project based
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voucher site-based waiting list for Eastwood Court. The applicants will retain their
original date and time of application, and will be subject to the preferences available
under the PBV site-based waiting list for Eastwood Court.
Other Inf ormation

CHAP received August 2016

Development #14
Development Name
PIC Development ID #
Conversion Type

Slavin Court
OR002000131
Project-Based Vouchers

Total Current Units

24

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

24
Family

$47,903.00
None
18 3-bedroom units
6 4-bedroom units

Post-Conversion Bedroom
Type

18 3-bedroom units
6 4-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Slavin Court will be moved onto a Home Forward project based
voucher site-based waiting list for Carlton Court. The applicants will retain their
original date and time of application, and will be subject to the preferences available
under the PBV site- based waiting list for Slavin Court.

Other Inf ormation

CHAP received August 2016

Development #15
Development Name

Demar Downs

PIC Development ID #

OR002000132

Conversion Type

Project-Based Vouchers

Total Current Units

18

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type
Home Forward

Total Post-RAD Units
Post-RAD Unit Type

18
Family

$31,569.00
None
15 2-bedroom units
3 2-bedroom accessible
units

Post-Conversion Bedroom
Type

15 2-bedroom units
3 2-bedroom accessible
units
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De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Demar Downs will be moved onto a Home Forward project based
voucher site-based waiting list for Demar Downs. The applicants will retain their
original date and time of application, and will be subject to the preferences available
under the PBV site-based waiting list for Demar Downs.

Other Inf ormation

CHAP received August 2016

Development #16
Development Name
PIC Development ID #
Conversion Type

Eliot Square
OR002000138
Project-Based Vouchers

Total Current Units

30

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

30
Family

$57,318.00
None
11 2-bedroom units
1 2-bedroom accessible
unit
14 3-bedroom units
4 4-bedroom units

Post-Conversion Bedroom
Type

11 2-bedroom units
1 2-bedroom accessible
unit
14 3-bedroom units
4 4-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Eliot Square will be moved onto a Home Forward project based
voucher site-based waiting list for Eliot Square. The applicants will retain their original
date and time of application, and will be subject to the preferences available under
the PBV site- based waiting list for Eliot Square.

Other Inf ormation

CHAP received August 2016

Development #17
Development Name
PIC Development ID #
Conversion Type

Celilo Court
OR002000142
Project-Based Vouchers

Total Current Units

28

Pre-RAD Unit Type

Family

Home Forward

Total Post-RAD Units
Post-RAD Unit Type

28
Family
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$51,390.00
None
15 2-bedroom units
2 2-bedroom accessible
units
11 3-bedroom units

Post-Conversion Bedroom
Type

15 2-bedroom units
2 2-bedroom accessible
units
11 3-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Celilo Court will be moved onto a Home Forward project based voucher
site-based waiting list for Celilo Court. The applicants will retain their original date and
time of application, and will be subject to the preferences available under the PBV
site- based waiting list for Celilo Court.

Other Inf ormation

CHAP received August 2016

Development #18
Development Name
PIC Development ID #
Conversion Type

Harold Lee Village
OR002000152
Project-Based Vouchers

Total Current Units

10

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

10
Family

$12,545.00
None
10 3-bedroom units

Post-Conversion Bedroom
Type

10 3-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Harold Lee Village will be moved onto a Home Forward project based
voucher site-based waiting list for Harold Lee Village. The applicants will retain their
original date and time of application, and will be subject to the preferences available
under the PBV site-based waiting list for Harold Lee Village.

Other Inf ormation

CHAP received August 2016

Development #19
Development Name
PIC Development ID #
Home Forward

Floresta
OR002000153
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Project-Based Vouchers

Total Current Units

20

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

20
Family

$23,473.00
None
7 2-bedroom units
2 2-bedroom accessible
units
11 3-bedroom units

Post-Conversion Bedroom
Type

7 2-bedroom units
2 2-bedroom accessible
units
11 3-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Floresta will be moved onto a Home Forward project based voucher
site-based waiting list for Floresta. The applicants will retain their original date and
time of application, and will be subject to the preferences available under the PBV
site-based waiting list for Floresta.

Other Inf ormation

CHAP received August 2016

Development #20
Development Name
PIC Development ID #
Conversion Type

Maple Mallory
OR002000203
Project-Based Vouchers

Total Current Units

48

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

48
Family

$74,808.00
None
24 1-bedroom units
24 2-bedroom units

Post-Conversion Bedroom
Type

24 1-bedroom units
24 2-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Maple Mallory will be moved onto a Home Forward project based
voucher site-based waiting list for Maple Mallory. The ap plicants will retain their
original date and time of application, and will be subject to the preferences available
under the PBV site-based waiting list for Maple Mallory.

Other Inf ormation

Home Forward

CHAP received August 2016
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Development #21
Development Name
PIC Development ID #
Conversion Type

Bel Park
OR002000232
Project-Based Vouchers

Total Current Units

10

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

10
Family

$14,643.00
None
2 studio units
8 1-bedroom units

Post-Conversion Bedroom
Type

2 studio units
8 1-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Bel Park will be moved onto a Home Forward project based voucher
site-based waiting list for Bel Park. The applicants will retain their original date and
time of application, and will be subject to the preferences available under the PBV
site-based waiting list for Bel Park.

Other Inf ormation

CHAP received August 2016

Development #22
Development Name
PIC Development ID #
Conversion Type

Winchell Court
OR002000236
Project-Based Vouchers

Total Current Units

10

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

10
Family

$15,830.00
None
8 1-bedroom units
2 2-bedroom units

Post-Conversion Bedroom
Type

8 1-bedroom units
2 2-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Winchell Court will be moved onto a Home Forward project based
voucher site-based waiting list for Winchell Court. The applicants will retain their
original date and time of application, and will be subject to the preferences available
under the PBV site-based waiting list for Winchell Court.

Other Inf ormation
Home Forward

CHAP received August 2016
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Development #23
Development Name
PIC Development ID #
Conversion Type

Camelia Court
OR002000332
Project-Based Vouchers

Total Current Units

14

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

14
Family

$21,045.00
None
14 1-bedroom units

Post-Conversion Bedroom
Type

14 1-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Camelia Court will be moved onto a Home Forward project based
voucher site-based waiting list for Camelia Court. The applicants will retain their
original date and time of application, and will be subject to the preferences available
under the PBV site-based waiting list for Camelia Court.

Other Inf ormation

CHAP received August 2016

Development #24
Development Name
PIC Development ID #
Conversion Type

Cora Park
OR002000336
Project-Based Vouchers

Total Current Units

10

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

10
Family

$18,166.00
Yes, to the redeveloped Dekum Court
6 2-bedroom units
4 3-bedroom units

Post-Conversion Bedroom
Type

6 2-bedroom units
4 3-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Cora Park will be moved onto a Home Forward project based voucher
site-based waiting list for Dekum Court. The applicants will retain their original date

Home Forward
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and time of application, and will be subject to the preferences available under the
PBV site-based waiting list for Cora Park.
Other Inf ormation

CHAP received August 2016

Development #25
Development Name
PIC Development ID #
Conversion Type

Chateau Apartments
OR002000436
Project-Based Vouchers

Total Current Units

10

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units
Post-RAD Unit Type

10
Family

$17,107.00
Yes, to the redeveloped Dekum Court
10 2-bedroom units

Post-Conversion Bedroom
Type

10 2-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

Upon conversion to RAD, applicants on Home Forward’s public housing site-based
waiting list for Winchell Court will be moved onto a Home Forward project based
voucher site-based waiting list for Dekum Court. The applicants will retain their
original date and time of application, and will be subject to the preferences available
under the PBV site-based waiting list for Dekum Court.

Other Inf ormation

CHAP received August 2016

Development #26
Development Name

Dahlke Manor

PIC Development ID #

OR002000114

Conversion Type

Section 18 Project-Based Vouchers or RAD Project-Based Vouchers

Total Current Units

115

Pre-RAD Unit Type

Senior/People with
Disabilities

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type
De Minimus Reduction
Home Forward

Total Post-RAD Units
Post-RAD Unit Type

115
Senior/People with
Disabilities

$168,059.00
None
115 1-bedroom units

Post-Conversion Bedroom
Type

115 1-bedroom units

None
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Transf er of Waiting List

If converted to RAD, applicants on Home Forward’s public housing site-based waiting
list f or Dahlke Manor will be moved onto a Home Forward project based voucher sitebased waiting list for Dahlke Manor. The applicants will retain their original date and
time of application, and will be subject to the preferences available under the PBV
site- based waiting list for Dahlke Manor. If approved for Section 18 Home Forward
will not pursue RAD conversion for Dahlke Manor.

Other Inf ormation

Home Forward applied for Section 18 for Dahlke Manor prior to RAD and is
anticipating a decision to be made by HUD. If approved for Section 18 Home Forward
will not pursue RAD conversion for Dahlke Manor. CHAP awarded in October 2016.

Development #27
Development Name
PIC Development ID #
Conversion Type

Holgate House
OR002000115
Section 18 Project-Based Vouchers or RAD Project-Based Vouchers

Total Current Units

80

Pre-RAD Unit Type

Senior/People with
Disabilities

Capital Fund Allocation
Transf er of Assistance
Pre-Conversion Bedroom
Type

Total Post-RAD Units

80

Post-RAD Unit Type

Senior/People with
Disabilities

Post-Conversion Bedroom
Type

80 1-bedroom units

$117,008.00
None
80 1-bedroom units

De Minimus Reduction

None

Transf er of Waiting List

If converted to RAD, applicants on Home Forward’s public housing site-based waiting
list f or Holgate House will be moved onto a Home Forward project based voucher
site-based waiting list for Holgate House. The applicants will retain their original date
and time of application, and will be subject to the preferences available under the
PBV site- based waiting list for Holgate House. If approved for Section 18 Home
Forward will not pursue RAD conversion for Holgate House.

Other Inf ormation

Home Forward applied for Section 18 for Holgate House prior to RAD and is
anticipating a decision to be made by HUD. If approved for Section 18 Home Forward
will not pursue RAD conversion for Holgate House. CHAP awarded in October 2016.

Development #28
Development Name
PIC Development ID #
Conversion Type
Total Current Units
Home Forward

Williams Plaza
OR002000118
Section 18 Project-Based Vouchers or RAD Project-Based Vouchers
101

Total Post-RAD Units

101
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Senior/People with
Disabilities

Post-RAD Unit Type

Senior/People with
Disabilities

$134,561.00
None
67 studio units
29 1-bedroom units
5 1-bedroom accessible
units

Post-Conversion Bedroom
Type

67 studio units
29 1-bedroom units
5 1-bedroom accessible
units

De Minimus Reduction

None

Transf er of Waiting List

If converted to RAD, applicants on Home Forward’s public housing site-based waiting
list f or Williams Plaza will be moved onto a Home Forward project based voucher
site-based waiting list for Williams Plaza. The applicants will retain their original date
and time of application, and will be subject to the preferences available under the
PBV site-based waiting list for Williams Plaza. If approved for Section 18 Home
Forward will not pursue RAD conversion for Williams Plaza.

Other Inf ormation

Home Forward applied for Section 18 for Williams Plaza prior to RAD and is
anticipating a decision to be made by HUD. If approved for Section 18 Home Forward
will not pursue RAD conversion for Williams Plaza. CHAP awarded in October 2016.

Development #29
Development Name
PIC Development ID #
Conversion Type

Scattered East A
OR002000705
Project-Based Vouchers

Total Current Units

7

Pre-RAD Unit Type

Family

Capital Fund Allocation
Transfer of Assistance

Transfer of Waiting List
Other Information

Post-RAD Unit Type

Family

$18,847.00
Yes, to the redeveloped
Dekum Court

Pre-Conversion Bedroom 7 3-bedroom units
Type
De Minimus Reduction

Total Post-RAD Units

Post-Conversion Bedroom 7 3-bedroom units
Type

None
Scattered East A currently does not have a waiting list.
CHAP received August 2016

Development #30
Dekum Court
Development Name

PIC Development ID #
Home Forward

Dekum Court (Receiving
Property for Transfer of
RAD Assistance)
OR002000111
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See “Other Information”
Below

Total Current Units

No RAD Units

Pre-RAD Unit Type

Not Applicable (it’s the
receiving site)

Total Post-RAD Units
Post-RAD Unit Type

27 RAD units
Family

Capital Fund Allocation $99,559.00
Transfer of Assistance

Yes (as a receiving site)

Pre-Conversion Bedroom 16 2BR and 11 3BR at
Type sending sites
De Minimus Reduction
Transfer of Waiting List
Other Information

Post-Conversion Bedroom
Type: 16 2BR and 11 3BR at
receiving site

None
See relevant information above for Chateau Apartments and Cora Park
Dekum Court has a Section 18 Demolition / Disposition
Approval. Pursuant to this approval, Home Forward will
demolish the project’s existing 40 public housing units and
replace them with 187 new affordable housing apartments.
Ground-breaking is scheduled for August of 2021.
Dekum Court’s redevelopment will occur in two phases. In
Phase 1:
• Home Forward will build 48 units on a portion of the
site.
• Forty of these 48 apartments will have project-based
Housing Choice Vouchers.
•

These 48 apartments will replace, on a one-for-one
basis, all forty of the existing two and three-bedroom
apartments currently comprising Dekum Court.
• Home Forward will move all current Dekum residents
from their current homes to their newly-built
apartments
In Phase 2:
• Home Forward will demolish Dekum’s 40 existing
apartments once vacated by their residents.
• Home Forward will build 139 new affordable
apartments.
• 27 of these 139 new apartments will have RAD PBVs
due to the transfer of assistance from Cora Park,
Chateau Apartments and Scattered East A.
• Those 27 RAD PBV units will replace, on a one-forone basis, the 16 two-bedroom and 11 three bedroom
apartments at the three transferring properties.

Changes in policies that govern eligibility, admission, selection, and occupancy of units at the project after
conversion, including any waiting list preferences that will be adopted for the converted project:
Home Forward
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Home Forward presented to the Board of Commissioners requested changes to the Section 8 Administrative Plan to
accommodate the RAD transition. This request was approved by the Board of Commissioners on April 19, 2016. The
changes include adopting guidelines for choice mobility. At the time of this writing, Home Forward is continuing to
review RAD requirements and may submit additional changes to the Section 8 Administrative Plan and the
Admissions and Continued Occupancy Policy (ACOP) for public housing. All policy changes adhere to RAD
requirements listed below under Appendix A, that informs resident rights, participation, waiting list and grievance
procedures.
Compliance agreements: Home Forward is currently compliant with all fair housing and civil rights requirements and
is not under a Voluntary Compliance Agreement.
Site selection: This conversion complies with all applicable site selection and neighborhood reviews standards. All
appropriate procedures have been followed.
Substantial Deviation Definition: As part of the Rental Assistance Demonstration (RAD), Home Forward is
redef ining the definition of a substantial deviation from the PHA Plan to exclude the following RAD specific items:
1. The decision to convert to either Project Based Rental Assistance or Project Based Voucher Assistance;
2. Changes to the Capital Fund Budget produced as a result of each approved RAD conversion, regardless
of whether the proposed conversion will include use of additional Capital Funds;
3. Changes to the construction and rehabilitation plan for each approved RAD conversion; and
4. Changes to the financing structure for each approved RAD conversion.
Information regarding use of MTW Fungibility as defined in PIH Notice 2012-32, REV-2: Impact on Capital
Fund:
1. Estimate the amount of the current Capital Fund grant that is associated with the proposed
projects and the impact on the PHA’s current Five-Year PHA Plan and Five-Year Capital Action
Plan: The current impact associated with the six CHAPS in this application is $160,000. $20,000 has
been set aside for each CHAP and another $40,000 set aside for Sequoia Square and Schiller Way, the
two properties that will receive units for transfer of assistance (upon approval from HUD) from Rockwood
Station and Fairview Oaks & Woods.
2. If the RAD conversion will impact an existing CFFP or EPC, or if it proposes to utilize RHF funds
to facilitate conversion, the PHA should also indicate the estimated impact of those activities:
Home Forward has submitted 31 additional RAD applications that total 1,008 public housing units. These
additional applications are on the RAD waitlist and if approved, will impact our formula Capital Fund Grant
allocation by approximately 56% of our current public housing unit count. We will not utilize RHF funds to
f acilitate conversion.
Special Provisions Affecting MTW Agencies: MTW agencies will be able to apply activities impacting the PBV
program that are approved in its MTW Plan to those properties as long as they do not conflict with RAD requirements.
RAD requirements include statutory requirements or specifically identified special provisions affecting conversions to
PBVs, or other conditions and requirements, as detailed in PIH Notice 2012-32 REV-1, including, but not limited to,
RAD contract forms or Riders. With respect to any existing PBV regulations that are waived or modified below in
Appendix B, except where explicitly noted below in Appendix B, MTW agencies may modify these or other
requirements to the PBV program if the activity is approved in its MTW Plan. All other RAD Requirements listed
below in Appendix A or elsewhere in PIH Notice 2012-32 REV-1 shall apply to MTW agencies.
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Appendix C
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