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PUBLIC NOTICE:
Home Forward
BOARD OF COMMISSIONERS
will meet on
Tuesday, April17, 2012
At 6:15 pm
At the Multnomah County Building – Commission Room
501 SE Hawthorne Blvd, Portland
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TO:

COMMUNITY PARTNERS

FROM:

STEVE RUDMAN

DATE:

April 11, 2012

The Board of Commissioners of Home Forward will meet on Tuesday, April 17, 2012 at
the Multnomah County Building – Commission Room 501 SE Hawthorne Blvd, Portland
at 6:15 P.M. The commission meeting is open to the public.
The meeting site is accessible, and persons with disabilities may call 503-802-8423 or
503-802-8554 (TTY) for accommodations (e.g. assisted listening devices, sign
language, and/or oral interpreter) by 12:00 pm (noon), Friday, April 13, 2012.
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AGENDA
CONSENT CALENDAR
MINUTES
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BOARD OF COMMISSIONERS MEETING
MULTNOMAH COUNTY BUILDING – BOARD ROOM
501 SE HAWTHORNE BLVD
PORTLAND, OREGON
April 17, 2012 6:15 PM

INTRODUCTION AND WELCOME
PUBLIC COMMENT
General comments not pertaining to specific resolutions. Any public comment regarding a
specific resolution will be heard when the resolution is considered.
MEETING MINUTES (Consent Calendar/Minutes TAB)
Topic
Minutes of March 20, 2012 Board of Commissioners Meeting

REPORTS / RESOLUTIONS
Following Resolutions:
12-04

Topic

Presenter/POC

Phone #

REPORT

Executive Director’s Report

Steve Rudman

503.802.8423

01

Recognize John Manson

Mike Andrews

503.802.8507

REPORT

New Columbia Update

Dianne Quast
Rachel Langford
Juli Garvey

503.802.8338
503.943.5671
503.802.8457

REPORT

Urban Institute Update

John Keating
Rachel Langford

503.802.8522
503.943-5671
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REPORT

Neighbor to Neighbor Grants
Updated

Jan Kasameyer

503.802.8434

02

Authorize Stephens Creek Crossing
Site Work and Shoring Guaranteed
Maximum Price

Mike Andrews
Patrick Rhea

503.802.8507
503.802.8311

ADJOURN
EXECUTIVE SESSION
The Board of Commissioners of Home Forward may meet in Executive Session pursuant to
ORS 192.660(2). Only representatives of the news media and designated staff are allowed to
attend. News media and all other attendees are specifically directed not to disclose
information that is the subject of the session. No final decision will be made in the session.
THE NEXT MEETING OF THE BOARD OF COMMISSIONERS
The next Board of Commissioners meeting will be Tuesday, May 15, 2012 at 6:15 PM. This
meeting will take place at Humboldt Gardens, 5033 N. Vancouver in the Opportunity
Center, Portland.
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BOARD OF COMMISSIONERS MEETING
HOME FORWARD
135 SW ASH STREET, PORTLAND, OR 97204
March 20, 2012
COMMISSIONERS PRESENT
Treasurer Jim Smith, Chair Emeritus Lee Moore; Commissioners Gretchen Kafoury, Brian
Lessler, Amie Pico, and Shelli Romero
STAFF PRESENT
Michael Buonocore, Martha Armstrong, Mike Andrews, Peter Beyer, Robert Dell, Betty
Dominguez, Rebecca Gabriel, Kathy Kodis, Rachel Langford, Shelley Marchesi, Dianne
Quast, Jill Riddle, Todd Salvo, Ian Slingerland, Celia Strauss, Jerry Walker
COUNSEL PRESENT
Steve Abel
Treasurer Smith convened the meeting at 6:18 PM.
PUBLIC COMMENT
Joanne Keefe delivered public comment. She discussed with Commissioner Gretchen
Kafoury the receipt and handling of correspondence to Commissioner Kafoury that was
directed through Home Forward.
MEETING MINUTES
Minutes of February 21, 2012
Commissioner Amie Pico moved to adopt the Minutes of the February 21, 2012, regular
Board Meeting as presented in the meeting materials. Commissioner Brian Lessler
seconded the motion.
The vote was as follows:
Treasurer Jim Smith – Aye
Home Forward
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Chair Emeritus Lee Moore – Aye
Commissioner Gretchen Kafoury – Aye
Commissioner Brian Lessler – Aye
Commissioner Amie Pico – Aye
Commissioner Shelli Romero – Aye
PUBLIC HEARING
Modifications to FY2013 Moving To Work Plan Regarding the Public Housing Family
Self Sufficiency Program
Betty Dominguez convened the public hearing. The hearing was for the proposed
modifications to the FY2013 MTW plan. Notice of the hearing had been posted on Home
Forward’s website. Dominguez asked if any attendee wanted to comment on the
proposed modifications. No one requested to comment. Dominguez adjourned the public
hearing.
CONSENT CALENDAR
RESOLUTION 12-03-01
Authorize the Family Self-Sufficiency Action Plan
RESOLUTION 12-03-02
Authorization to Change Delegated Signing Authority on Home Forward Bank
Accounts and Agreements
Commissioner Gretchen Kafoury moved to adopt the resolutions on the meeting’s Consent
Calendar. Commissioner Shelli Romero seconded the motion.
The vote was as follows:
Treasurer Jim Smith – Aye
Chair Emeritus Lee Moore – Aye
Commissioner Gretchen Kafoury – Aye
Commissioner Brian Lessler – Aye
Commissioner Amie Pico – Aye
Commissioner Shelli Romero – Aye
REPORT
Executive Director’s Report
Treasurer Jim Smith congratulated Deputy Executive Director Michael Buonocore on his
new position. Buonocore delivered the Executive Director’s Report. He noted that the
incoming resident commissioner, Benita Legarza, was in attendance and would take up
Home Forward
Board of Commissioners
April 17, 2012

2

Page 9

her role on the Board next month. The evening’s agenda included items that would help
clients be able to use Section 8 vouchers throughout Multnomah County and would
address Home Forward’s Equity Policy. Regarding the budget agenda item, the funding
difficulties Home Forward is facing had been established previously. Resources were
declining. As some good news, Home Forward would receive more funding for vouchers
and a better public housing proration. The resolution to adjust payment standards for
Home Forward’s Section 8 vouchers had been discussed by the Board previously. It
would increase the payments standards for one- and two-bedroom units in areas where
the markets are pricing out Section 8 clients. It would also allow six-month leases to
accommodate market trends. The Moving to Work Plan modifications would help make
escrow processes more equitable, among other changes.
RESOLUTION 12-03-03
Authorization to Submit Modifications to FY2013 Moving To Work Plan Regarding
Public Housing Family Self-Sufficiency Program
Betty Dominguez, Peter Beyer, and Ian Slingerland presented the resolution to the Board.
The modifications were submitted to the U.S. Department of Housing and Urban
Development (HUD) in early February. The comments HUD made were mild. HUD
approval of the final modifications was expected in early April. The Board was presented
with the modifications in its previous Work Session. Notice of the modifications has been
posted online
Beyer summarized the impact of the proposed changes on clients. Seventy-four clients
would be impacted by the specific changes. That group would see more rent increases
than decreases; however, the increases were not large and would still be accompanied by
the same hardship safeguards used for the rest of Rent Reform. The group consisted of
many workforce clients, so it was expected they could accommodate the rent increases.
The new means of calculating rent would bring with it a new means of earning escrow,
which should allow more clients to participate. Though, some clients would get less for
escrow than they do now.
Commissioner Shelli Romero asked to what degree the clients knew about the change.
Dominguez and Slingerland responded that there had been no targeted outreach, but
each client would be contacted prior to implementation. Beyer explained for
Commissioner Romero that four clients would get less for escrow; one would have a $350
decrease. Dominguez noted that the plan was to level the playing field, and one or two
outliers should be expected. She said that staff would work with the clients to soften the
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blow, as with all Rent Reform implementation. Slingerland noted that the client’s
accumulated escrow would remain; they would just have to meet the strike point again.
Commissioner Amie Pico voiced concern over clients facing a rent increase from Rent
Reform close to the same time they face an increase from a bi-annual review. Beyer
confirmed that the situation could occur. He noted that clients could be eligible for phasein caps of $100 for rent increase, lower caps for special cases. Chair Emeritus Lee Moore
asked what communication efforts had been made to clients regarding rent reform. Beyer
summarized the communication efforts. He noted that Rent Reform would take effect on
April 1. Jill Riddle stood to discuss the community process for Rent Reform. She said that
clients should have been aware that business would be conducted as usual until April 1,
so some clients would see their certification close to the same time as Rent Reform.
Board members discussed not conflating wider Rent Reform issues with the resolution
being presented.
Commissioner Brian Lessler moved to adopt the resolution. Commissioner Gretchen
Kafoury seconded the motion
The vote was as follows:
Treasurer Jim Smith – Aye
Chair Emeritus Lee Moore – Aye
Commissioner Gretchen Kafoury – Aye
Commissioner Brian Lessler – Aye
Commissioner Amie Pico – Aye
Commissioner Shelli Romero – Aye
RESOLUTION 12-03-04
Authorize the Economic Equity Policy
Rebecca Gabriel and Jerry Walker presented the resolution to the Board. Home Forward’s
annual economic participation report had been delivered to the Board the previous month.
It showed the successes Home Forward had in meeting its target business utilization
goals. Staff were back this month with an Economic Equity Policy that will build on those
successes. The new policy would replace the Economic Participation Policy. It will reflect
HUD requirements and align with Home Forward’s family self-sufficiency efforts.
Commissioner Brian Lessler asked if there were a threshold amount for the policy to apply.
Walker responded that work from $5,000 to $100,000 would be solicited directly to
certified Section 3 businesses as long as there were enough certified contractors. Over
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Board of Commissioners
April 17, 2012

4

Page 11

$100,000, certified Section 3 businesses would receive a bid preference, per HUD
guidance.
Chair Emeritus Lee Moore and Walker discussed how Walker would be seeking more
guidance from HUD regarding the calculation of a full-time employee (FTE) based on
hours.
Commissioner Brian Lessler asked about monthly contracting reports and compliance with
Section 3. Walker noted that emphasis on Section 3 compliance has been a recent
phenomenon. With more outreach being anticipated for Section 3 certification, we should
have more to report. Commissioner Lessler asked if the contracts currently in the report
would not have been procured under the new policy. Walker said that he could not be
sure and added that the pool of certified Section 3 contractors would only be used if there
were enough contractors in the pool that could do the work proposed and that could bid
competitively to do the work.
Commissioner Gretchen Kafoury moved to adopt the resolution. Commissioner Shelli
Romero seconded the motion.
The vote was as follows:
Treasurer Jim Smith – Aye
Chair Emeritus Lee Moore – Aye
Commissioner Gretchen Kafoury – Aye
Commissioner Brian Lessler – Aye
Commissioner Amie Pico – Aye
Commissioner Shelli Romero – Aye
RESOLUTION 12-03-05
Authorize Adoption of the FY2013 Annual Budget
Todd Salvo and Kathy Kodis presented the resolution to the Board. The resolution would
approve Home Forward’s budget for Fiscal Year 2013. The budget was created with close
cooperation from the agency’s operating groups. A draft had been presented to the
Board’s Audit and Finance Committee on March 7.
Salvo summarized the funding reductions Home Forward was facing along with the
associated changes in cash flow. The operating groups had already reduced costs by
reducing staff. Additional staff reductions were likely. He noted the favorable news of
more public housing operating subsidy and Section 8 voucher funding than previously
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expected. The additional Section 8 funds would allow us to serve more households, but
would not affect operating costs. The goal is to have operating expenses in line with
anticipated revenue for the next budget.
Commissioner Romero asked for clarification on the staffing reductions. Salvo said twelve
positions had been eliminated. Two of those required layoffs, the other positions were
vacant. Any additional reductions would also balance eliminating vacant positions versus
laying off employees. Commissioner Romero asked what criteria the agency used for
evaluating potential staffing reductions. She asked if the Board would have the
opportunity to engage with staff regarding the reductions. Salvo responded that the
agency planned on hiring a consultant to help it work through the process. Also,
department directors were meeting every week and discussing filling vacant positions
versus leaving them vacant. Salvo said that Treasurer Jim Smith and Commissioner David
Kelleher would be involved in drafting the request for proposals prior to hiring a consultant.
He added that staff could meet with the Board as the process occurred.
Chair Emeritus Lee Moore asked what was being envisioned for the consultant. Salvo
replied that $90,000 was budgeted for the consultant, and staff would seek a consultant
with experience in operations management and streamlining. Home Forward’s continued
ability to serve households would be an important factor in any decisions. Rebecca
Gabriel stood to say that she hoped the consultant would be engaged by July. She added
that the consultant’s work scope would be used as an opportunity to align the organization
in a way that would meet the goals associated with its strategic plan. The Board would
hear progress reports about Home Forward’s attempts to meet those goals. Chair
Emeritus Moore discussed with Salvo and Gabriel the importance of getting a consultant
that could work with both operations and the programs Home Forward operates. Chair
Emeritus Moore also noted that bringing in a consultant would also take up the time of any
staff required to work with the consultant.
Treasurer Jim Smith commended Salvo and staff for the efforts that led to the budget
before the Board.
Chair Emeritus Lee Moore and Salvo clarified that a $2.8 million reserve account
established by the Board could not be touched without Board approval.
Commissioner Gretchen Kafoury moved to adopt the resolution. Commissioner Brian
Lessler seconded the motion.
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The vote was as follows:
Treasurer Jim Smith – Aye
Chair Emeritus Lee Moore – Aye
Commissioner Gretchen Kafoury – Aye
Commissioner Brian Lessler – Aye
Commissioner Amie Pico – Aye
Commissioner Shelli Romero – Aye
RESOLUTION 12-03-06
Authorize Adjustment to Payment Standards
Jill Riddle presented the resolution to the Board. She noted that the adjustment would
have an impact on the households Home Forward serves and would establish a trajectory
for the Section 8 program. The adjustment would increase the Section 8 payment
standards for one- and two- bedroom units in designated areas. Home Forward had
previously adjusted payment standards for downtown one-bedroom units. The additional
adjusted standards, along with allowing six-month leases, would make Home Forward’s
Section 8 participants more competitive as tenants.
Commissioner Brian Lessler asked if payment standards might need to be raised even
higher to accommodate high rents in northwest Portland. Riddle noted that the proposed
adjusted standards were what could be implemented without HUD approval. Home
Forward would gauge the effect of the adjustments and pursue approval for more
adjustments as needed.
Commissioner Amie Pico asked when the adjustments would go into effect. Riddle said
that the adjustments would be applied to new and moving households as of April 1. It
would be implemented on recertification for other households as of July 1.
Commissioner Brian Lessler moved to adopt the resolution; Commissioner Gretchen
Kafoury seconded.
The vote was as follows:
Treasurer Jim Smith – Aye
Chair Emeritus Lee Moore – Aye
Commissioner Gretchen Kafoury – Aye
Commissioner Brian Lessler – Aye
Commissioner Amie Pico – Aye
Commissioner Shelli Romero – Aye
Home Forward
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RESOLUTION 12-03-07
Authorize a Contract for the Addition at Rosenbaum Plaza Apartments
Mike Andrews presented the resolution to the Board. The contract would be with Silco
Construction for work to convert a vacant storefront at Rosenbaum Plaza Apartments into
a kitchen and space that could be used for a congregate care program that was relocating
to Rosenbaum from a public housing tower in anticipation of the tower’s subsidy
conversion. The scope of work for the contract was developed with interdepartmental
cooperation. The proposed contract resulted from a second round of bids for the work.
The first round resulted in bids that were too high, so the project was redesigned.
Chair Emeritus Lee Moore moved to adopt the resolution. Commissioner Pico seconded
the motion.
The vote was as follows:
Treasurer Jim Smith – Aye
Chair Emeritus Lee Moore – Aye
Commissioner Gretchen Kafoury – Aye
Commissioner Brian Lessler – Aye
Commissioner Amie Pico – Aye
Commissioner Shelli Romero – Aye
RESOLUTION 12-03-08
Authorize Executive Director to Execute Documents for Portland Housing Bureau’s
Community Development Block Grant Funding for Stephens Creek Crossing
Mike Andrews presented the resolution to the Board. It would authorize the signing of
documents necessary to get the Portland Housing Bureau’s (PHB) investment in Stephens
Creek Crossing. The investment had been previously discussed with the Board.
Regulatory requirements for the funding have been met. Portland’s City Council would be
asked to approve the funding in early April.
Commissioner Shelli Romero moved to adopt the resolution. Commissioner Amie Pico
seconded the motion.
The vote was as follows:
Treasurer Jim Smith – Aye
Chair Emeritus Lee Moore – Aye
Commissioner Gretchen Kafoury – Aye
Commissioner Brian Lessler – Aye
Home Forward
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Commissioner Amie Pico – Aye
Commissioner Shelli Romero – Aye
DISCUSSION
Housing Authority of Clackamas County Proposal to Study Potential for a Section 8
Consortium
Chair Emeritus Lee Moore asked about news regarding Home Forward’s participation in a
Section 8 consortium with Clackamas County. Jill Riddle and Todd Salvo stood to reply
that Home Forward and the Housing Authority of Clackamas County (HACC) were not
merging. The news had referred to a proposal by HACC to study the potential for forming
a consortium. Home Forward would not act on the potential consortium until it received
an official request regarding it from Clackamas County. Consortiums have been formed
throughout the country to accommodate reduced funding and troubled housing
authorities. There would be much more of a process before any consortium was formed
between Home Forward and HACC.
Commissioner Gretchen Kafoury noted that a consortium would align with previous board
discussions regarding consolidating functions and building partnerships.
Chair Emeritus Lee Moore said that the prospect was big news in Clackamas County.
Riddle noted that there was much misinformation circulating regarding the proposal. At
most, Home Forward would be asked to take on administrative duties; it would not take
control of HACC’s vouchers.
Treasurer Jim Smith verified that the Board would be involved in any developments
regarding the proposal. A related topic was scheduled for discussion at the Board’s May
Work Session.
ADJOURN
Commissioner Shelli Romero moved to adjourn the meeting. Commissioner Amie Pico
seconded the motion.
The vote was as follows:
Treasurer Jim Smith – Aye
Chair Emeritus Lee Moore – Aye
Commissioner Gretchen Kafoury – Aye
Commissioner Brian Lessler – Aye
Commissioner Amie Pico – Aye
Home Forward
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Commissioner Shelli Romero – Aye
The Board meeting adjourned at 7:33 PM.
EXECUTIVE SESSION
Following adjournment, the Board of Commissioners of Home Forward did not meet in
Executive Session pursuant to ORS 192.660(2).
Attached to the Official Minutes of Home Forward are all Resolutions adopted at this
meeting, together with copies of memoranda and material submitted to the
Commissioners and considered by them when adopting the foregoing resolutions. A
taped recording of the proceedings is also kept on file.
Celia M. Strauss
Recorder, on behalf of
Steven D. Rudman, Secretary
ADOPTED: APRIL 17, 2012
Attest:

Home Forward:

Steven D. Rudman, Secretary

Harriet Cormack, Chair
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MEMORANDUM

To:

Board of Commissioners

Date:

April 11, 2012

From:

Steve Rudman

Subject:

Executive Director’s Report

As we’ve discussed how we can improve board communications, we’ve decided
that we are missing an opportunity to use my monthly report to provide you with
high-level updates on our operations. Starting this month, I will divide my report
into two sections – the month’s board business and an operations update. I’ll do
my best to keep individual items in each section to a paragraph, or two at the
most. You will find more information on the board business in the packet
materials, and I encourage you to contact me or Michael Buonocore if you’d like
more information on any of the items in the operations update.
April Board Business
This month’s agenda is short but meaty: we will present a comprehensive report
on New Columbia, update you on the latest development in the Neighbor-toNeighbor grant award program, and ask for your authorization to proceed with the
next phase of site work at Stephens Creek Crossing.


New Columbia: I think it’s fair to say that things are better at New
Columbia on every front. For starters, it’s on better financial footing,
occupancy is excellent, and Tom Brenneke and the folks at Guardian are
doing a good job managing the property. Our talented Resident Services
team is strengthening existing programs and developing new
partnerships. The three-way partnership between Home Forward,
Guardian, and the Portland Police Bureau has never been stronger.
While there will always be issues in a community of 2,500, a successful
spring break at the property is testament to the progress being made.
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Urban Institute Demonstration Project: I’m excited about the early work
we are doing with residents at New Columbia and Humboldt Gardens as
a part of the Urban Institute demonstration project. The Urban Institute
has selected sites in Portland, New York City, Chicago, and Washington,
D.C. to test the impact of a two-pronged (youth and adults), serviceintense approach to helping people overcome deep poverty. Our
participation provides additional support for the community building
already underway at our first two HOPE VI properties and allows us to
contribute to learning that will shape national housing policy in years to
come.



Neighbor-to-Neighbor Grants: We now are in Phase Two of this terrific
program that uses our flexible Moving to Work funds to underwrite
resident-designed programs to increase engagement at our properties.
With a funding target of $25,000 for our second round of small grants,
we received 13 applications with requests totaling nearly $52,000 and
awarded a total of approximately $22,000 to six projects. The projects
range from a summer program involving resident volunteers at Fairview
Oaks to a family fitness and wellness center at Pearl Court to a
community garden at Townhouse Terrace. You’ll find more detail on
these and the other three projects in your board packet.



Stephens Creek Crossing: As you can see from this month’s board
packet cover, demolition of the old Hillsdale Terrace public housing is
underway. At this month’s board meeting, we will ask for authorization
to execute two modifications to the Construction Manager/General
Contractor contract that will allow us to start the shoring and
infrastructure site work. I am pleased to report that our CM/GC, R&H
Colas, did extensive outreach for this work, assisted by our staff, with
very impressive target business results.

Operations Update
 Personnel News: Retirements are a bittersweet moment for an
organization and never more so than with John Manson, our assistant
director of development. We are recognizing John at this month’s board
meeting for his contributions to Home Forward since 1988. He’s played
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lots of roles in the growth of our affordable housing portfolio and is
widely respected by his colleagues inside and outside the agency for his
construction management expertise and unflappable professionalism.
April Berg, who led the Bud Clark Commons development, steps into
the department’s assistant director role.
In the wake of Michael Buonocore’s promotion to deputy executive
director, we have promoted Kitty Miller, our organizational development
manager, to assistant director, resident services and asked John
Keating to assume oversight for the Community and Supportive Services
efforts at Stephens Creek Crossing. Kitty, who joined us two years ago
from Multnomah County, is the perfect fit to help lead us toward stronger
resident engagement. In addition to her organizational development
experience, she had direct client experience as a social worker earlier in
her career. John has a wealth of leadership experience on previous
HOPE VI redevelopments and played a critical role in developing the
services strategy for the Hillsdale Terrace HOPE VI application.


New VASH Vouchers: We received an award for another 60 VASH rent
assistance vouchers for veterans, bringing the total since 2008 to 305.
In March, Jill and her team met with the new leadership at the local
Veterans Administration Medical Center to ensure that this joint program
continues to get their strong attention, as recipients for these vouchers
must be referred by the VA. The new vouchers are focused on veterans
experiencing chronic homelessness.



Home Forward Real Estate: Our occupancy rate across our portfolios is
an unprecedented 98%, due to an incredibly tight rental market and the
good work of our staff and our property management firms in turning
vacant units. Our public housing staff also just finished inspecting all of
our high rises for bed bugs, as part of the second year of our new
integrated pest management program. Our approach, which emphasizes
resident education and early detection, is paying off. This year’s
inspections results were significantly improved over last year.
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Community Presentations: On April 5, I joined our Short Term Rent
Assistance partners at Multnomah County to present the program and its
results to the County Commission. Despite funding challenges all
around, the program continues to receive strong support from the
Commissioners. This week I will join my fellow housing authority
directors from Clackamas and Washington counties to present to the
Metro Policy Advisory Committee. Metro has just finished updating its
regional affordable housing database and is using this opportunity to
start a regional conversation, including looking at what we do and how
Metro might help our efforts.

Upcoming Events
The next work session is on Wednesday, May 2 at 5 p.m. here at Home Forward,
and the board meeting next month is on Tuesday, May 15 at 6:15 p.m. at
Humboldt Gardens. Please note the new location for our board meetings.
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STAFF REPORTS
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MEMORANDUM

To:

From:

Board of Commissioners
Erik Fabian, Guardian
Management
Rachel Langford, Program
Supervisor, Real Estate
Operations
Juli Garvey, Asset Manager, Real
Estate Operations
John Keating, Assistant
Director, Resource &
Partnership Development

Date:

April 17, 2012

New Columbia Community Update
and Urban Institute Study Update
Subject:

This report is to provide an update on the ongoing operational performance and
community initiatives at New Columbia, as well as a progress report on the Urban Institute
study. This briefing is informational only and no board action is requested.
Financial Performance Update
The New Columbia multi-family partnerships are performing strongly through February
2012. In particular:
 Driven by low vacancy loss, positive variance to the HUD Operating Subsidy and
strong collection efforts, total income surpassed original projections by $69,000.
 With continued efforts to control expenses and reduce unit turnover, total expenses
have a positive variance to budget of $95,000.
 Year-to-date net operating income totals $88,000 and is ahead of budget by
$164,000. While this is a good start to the year, this trend will naturally balance out
closer to budget as planned activities are initiated and overall property activity
increases during the summer months.
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Working Preference Update
The New Columbia working preference, which requires that applicant households have at
least one adult member working, in school, or in a participating job training program, has
been successfully incorporated into the leasing process. Rollout of the preference was
strategically delayed so that it would coincide with the March 2011 openings of the Public
Housing and Project Based Voucher wait lists. Additionally, implementation was delayed
so that all applicants could be properly notified of the preference and all pertinent
information could be collected. Now that the working preference is operational, we will be
tracking the number of applicants who are housed using this preference and incorporating
this information into the monthly reports.
Commercial Space Update
The Trenton Commercial building will experience a challenging fiscal year. With both the
State of Oregon and Impact NW vacating, revenues have substantially declined and Home
Forward is in a position where owner contributions are needed to remain solvent. To
address the commercial vacancies and revenue shortfall, Urban Works Real Estate has
been contracted to identify new tenants. Urban Works understands the community goals
of New Columbia and will market to future tenants who complement these goals.
However, new tenants may not be secured immediately, and Trenton Commercial will
likely rely on owner contributions to sustain operations at least through June 2012.
Home Owners Association/Foreclosure Update
The relationship between the New Columbia Owners Association (NCOA), Home Forward
and Guardian continues to develop in a positive and productive fashion. Caren Cox, who
is an original member of the NCOA Board, will be vacating her seat in 2012. Caren’s
involvement and contributions to the NCOA over the years is much appreciated. An
election for her successor is underway.
Economic pressure faced by homeowners has led to an increase in non-owner occupied
homes, foreclosures, and delinquent NCOA dues payments. As of February 2012:
 17 homes were not currently occupied by owners;
 16 homes were in a stage of foreclosure; and
 there was $29,000 in outstanding OA dues.
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At this point, foreclosures have not caused an aesthetic, operational or community blight
to the property. Home Forward and Guardian continue to monitor the foreclosure issue
closely.
Resident Services and 2012 Spring Break Update
The resident services team has worked closely with campus partners to pull off multiple
successful community events, while continually responding to referrals and crises. The
team built off of last year’s successful Spring Break engagement at New Columbia and
Tamarack with a full week of events this year that received record attendance (see
attached).
Urban Institute Demonstration Project Update:
Last year New Columbia and Humboldt Gardens Opportunity Housing Initiative (OHI)
programs became part of a national demonstration project conducted by the Urban
Institute with $500,000 in funding from the Open Society Foundation and an additional
$287,000 from the Kresge Foundation. Funding for future years is being sought through
the Paul Allen Family Foundation which has already invested in the evaluation piece of the
demonstration. This last month, the Senate Committee on Banking, Housing, and Urban
Affairs held a hearing on Choice Neighborhoods and Dr. Sue Popkin, from the Urban
Institute testified before the Committee. The demonstration project was featured in her
testimony, pointing out that the findings of this demonstration will influence future delivery
models such as Choice Neighborhoods, which is viewed as the next generation of HOPE
VI.
The goal of Urban Institute’s study is to build on traditional self-sufficiency programs,
which previously only focused on adults, and make them dual-generational by working
with youth as well. The number of families participating in the OHI program increased from
25 to 105 at New Columbia between June and September of 2011. This program
expands on the traditional Family Self-Sufficiency programming to include these key
elements:
• Access to Steps to Economic and Personal Success (STEPS) training for staff and
adult participants
• Shift from traditional “case management” engagement to “coaching” approach
• Integration of a youth case management team at both properties. This multicultural/multi-lingual team of MSW level therapists and experienced youth outreach
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•
•

workers are providing hundreds of school-aged New Columbia children with case
management, leadership development and intensive interventions as needed.
Parent education and support
Peer support groups and learning groups

There are approximately 450 individuals engaged in this program at New Columbia,
including adults and the children. As we begin implementation of this new, dual-generation
approach, we see very promising progress from our residents, both adult and children.
Development of Vacant Lot Update
An emerging partnership between the Community Cycling Center and the Portland
Timbers Army has resulted in a plan to develop a junior size soccer field combined with a
bike park and bike repair shed on the South Trenton lot. This new recreational site will sit
directly across the street from the Boys and Girls Club. The Community Cycling Center is a
committed and ongoing partner at New Columbia and has collaborated on other health
initiatives including the Village Gardens and Market. While initial fundraising has been
successful, the Community Cycling Center is working on further planning, community
engagement and resource development.
The soccer field is a project of the Portland Timbers Army who has a desire to bring
soccer to lower income neighborhoods, especially those with high populations of African
and Latino immigrant youth. The group recently completed a small soccer field at James
John School in downtown St. Johns and is providing educational and athletic
programming at Cesar Chavez School (formerly Portsmouth Middle School). Fundraising
efforts are also underway by the Portland Timbers Army with some initial pledges already
made. John Keating is working with both the Community Cycling Center and the Portland
Timbers Army in their fundraising efforts. This relationship with the Portland Timbers Army
has already resulted in a commitment to youth at Tamarack apartments to provide
mentors and coaches for a soccer program there as well. Work on the South Trenton lot
is anticipated to begin in the summer of 2012.
Police Partnership Update
The relationship between the Portland Police Bureau, Home Forward and Guardian
continues to thrive. New Columbia’s four officer team has a new supervisor, Sergeant
Blanchard, and under his leadership, we have further strengthened our working
relationship with the officers.
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In January, a comprehensive 12-year crime statistical analysis was performed. The focus
was on assessing criminal statistics from Columbia Villa and the surrounding area against
New Columbia and the surrounding area. The complete report is attached. In summary:
 Years 2004 and 2005 are benchmarks as the property was completely unoccupied
during construction.
 Criminal activity has steadily declined since 2009. This was the year that Guardian
assumed management of New Columbia and a strong partnership was established
between Home Forward, the Portland Police Bureau, and the Office of
Neighborhood Involvement.
 In 2011 criminal activity levels for New Columbia were at or below levels for when
the site was unoccupied, a significant milestone given that New Columbia has
nearly twice the units, density and population as the old Columbia Villa.
Clearly there are many contributors that have led to the declining level of criminal activity at
the property. Home Forward’s commitment to a comprehensive resident service program,
the Portland Police Bureau’s diligence for enhanced community safety, and Guardian’s
ongoing efforts and effective lease enforcement illustrate the successful results of strong
partnerships.
Conclusion
Over the years New Columbia has been the subject of several articles, some of which were
not always portrayed in a positive light. However, on April 5, 2012, an article in The
Portland Tribune spotlighted several great efforts happening in the community
acknowledging, “...this year will be a turning point for New Columbia as it adopts its new
community-building approach.” As New Columbia enters its eighth year of operation we
know that this “community-building approach” is not new at all, but a result of the ongoing
collaboration between the residents, Guardian Management, Home Forward Resident
Services, Portland Police, and the many agency partners. There is more work to be done,
but with the combined efforts of these stakeholders, we can expect to realize the promise
originally envisioned for this community.
Attachments:

Spring break summary
PPB Crime Statistical Analysis
Portland Tribune article
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Sunday

Monday

Tuesday

Wednesday

Thursday

Friday

Saturday

18

19

20

21

22

23

24

Spring Break Kick
Off
Boys & Girls Club
7:00-8:30pm

ATTENDANCE:
238

25

26
Family Fun Day
Boys & Girls Club
3:00-5:30

ATTENDANCE:
210
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Dodge Ball Tournament
Movie & Popcorn
University Park
1:30-5:00
ATTENDANCE:
140

28
JJ Jump Field Trip
10:15-3:15

ATTENDANCE:
170 kids
15 adult volunteers

29
High School Career
Day!
Explore Nike & Intel
(8th-12th grade)

ATTENDANCE:
20 youth

30
Spring Dance
Boys & Girls Club
3:00-5:00 (1st-5th
grade)

ATTENDANCE:
75 kids
20 teen volunteers
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New Columbia takes small steps toward new life
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New Columbia takes small steps toward new life
Residents try to calm once troubled area so families will thrive
BY JENNIFER ANDERSON
The Portland Tribune, Apr 5, 2012, Updated 1.1 hours ago

Two vacant blocks of land at the heart of New
Columbia in North Portland are not much more
than soggy patches of grass.
That soon could change.
Plans are on the drawing board to use some of the
vacant space for a bicycle hub for the 2,500 residents who
call New Columbia home, half of whom are under 18. It
would include a pump bike track for kids and a bike repair
shop, where residents would be taught how to fix their own
bikes.
"Besides just (addressing) recreational needs and health
epidemics in low-income communities, it's giving some
people the opportunity for leadership development," says
Zan Gibbs, adult program coordinator for the nonprofit
Community Cycling Center, which has led activities like fix
-it fairs and neighborhood bike rides at the North Portland
community since 2009.
The organization's motto is: "We believe the bicycle is a
tool for empowerment and a vehicle for change."

CHRISTOPHER ONSTOTT / TRIBUNE PHOTO
Rashaun Gavros, 11, (left) and Abdi Mas, 17, have
grown up playing basketball and experiencing the
good and the bad associated with the New Columbia
neighborhood.

The goal for the New Columbia bike hub project is to involve residents in the planning and design as
well as fundraising and construction, which could begin this summer.
"Folks could trade labor hours to earn a bike," Gibbs says.
That approach -- helping residents to support themselves rather than doing it for them -- is a theme
that has started to run through every aspect of the New
Columbia community, now seven years old.
One of the most visible examples is the Village Market, the corner grocery that opened last May to sell
healthy food to residents: everything from organic veggies from Sauvie Island to baby food, healthy kids'
snacks, fresh soups and sandwiches and injera, the crepe-like Ethiopian flat bread made each morning
by one of the residents.
Residents helped in the market's startup and now work there.
On most days, the market is the bustling heart of the community, despite the lingering reminder of the
fatal shooting that occurred on that same street corner two summers ago.
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Seventeen-year-old Billy Moore was shot to death just after stepping off the bus at North Trenton
Street and Woolsey Avenue.
A year later, 18-year-old Shalamar Edmond was shot to death at McCoy Park.
Both were tragic wake-up calls to the community, police and city leaders to step up public safety
efforts.

TRIBUNE PHOTOs: CHRISTOPHER ONSTOTT • Devon Whyte, 26, has plans to move out of New
Columbia soon with his daughter Ahamni, 6.
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TRIBUNE PHOTOs: CHRISTOPHER ONSTOTT • Daniel Harro, who purchased a home in New
Columbia five years ago, says his neighbors are friendly and he feels safe, despite occasional gang
activity.

Patrol hot spots
Police and community members had all but quashed gang activity this year until March 13, when a
shooting rang out once again.
Twenty-year-old Jose Monroy was shot in an apparent robbery on North Woolsey Avenue, but it
wasn't fatal. Police arrested two suspects, Anthony Bagsby, 20, and Cocoa Taplin, 16, in a residence a
block away. Investigators say they believe the suspects might be gang associates.
The shooting was a reminder to police and residents not to get complacent.
Gang officers have responded to 33 incidents across the city this year, most of them shootings.
In the past few years, the Boys & Girls' Club, Portland Parks & Recreation's University Park
Community Center and the Community Cycling Center have boosted their youth programming on site,
and police made McCoy Park a hot spot for patrols.
Portland police also assigned a unit of four officers specifically to New Columbia and its surrounding
apartments, to try to stop problems in their tracks. They chase down everything from noise complaints to
reports of the smell of marijuana coming from apartments.
They look into non-residents who've parked on site for an extended period, because unsavory guests
are usually the source of problems.
"There was a case where a 70-year-old man had a caretaker who was actually a prostitute," says Sgt.
Phil Blanchard, the unit supervisor. "He ended up getting evicted."
Last year, police searched an apartment on a warrant for drug dealing that "sent shock waves to other
residents," he recalls.
Home Forward
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The resident involved, a mother with children and brothers who were associated with gangs, wasn't
just kicked out of New Columbia, she was also barred from other federally supported public housing
complexes.
"When they saw she lost her housing, that word gets along quickly," says Blanchard.
Officers also make referrals to case managers and try to solve problems by meeting each week with the
community's management staff.
"We're not just trying to kick everybody out and arrest everybody, we're trying to make it a safe place,"
Blanchard says. "There's a lot of people there just trying to get by. If you take out the bad apples, it has a
very calming effect."
Two of the New Columbia officers are funded with federal money; two are funded by the city. The
officers regularly meet with management to discuss cases, and get to know residents and their families.
Normally, a one square mile area would get three-fourths of an officer's time, not a four-person patrol.
But it's all in hopes of preventing major problems.
At the old Columbia Villa, just two officers were assigned to patrol the site. Blanchard was one of them.
He patrolled the Villa for 20 years, until it was so outdated and gang-infested that it was razed in 2003
and rebuilt two years later as New Columbia.
The new community -- twice as dense, with 850 households on the same 83-acre footprint -- is nothing
like the old, in his opinion.
After the recent shooting, Blanchard recalls, one of the residents spoke up at a meeting to ask her
neighbors to "have some responsibility too; we can't be calling the police all the time."
"I said, 'Wow, where've you been?' " Blanchard says.
On a personal level, Blanchard calls himself a "very conservative Republican" who's been genuinely
impressed by the federal investment in New Columbia. "They stopped taking it to a place where, 'Hey,
this is a place we're going to house poor people' to 'This is a place we're going to help them rebuild their
lives and go forward, where they can get access to education and work instead of living off welfare.'"
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TRIBUNE PHOTOs: CHRISTOPHER ONSTOTT • Asha Tuffa and her two daughters Zuveda (left)
and Medina (middle) are part of New Columbia's growing Muslim community.

TRIBUNE PHOTOs: CHRISTOPHER ONSTOTT • Kelly White (bottom inset), who has lived in New
Colombia for six years, sits in her yard near a large collection of bicycles. A bike hub might soon be
built on the site.
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Coaching through life
In fact, 100 New Columbia households have just begun participating in a federal program called the
Opportunity Housing Initiative, led by two of the four staff social workers on site.
Rather than the typical case manager model, residents work with New Columbia social workers to
tackle their issues through a coaching method. The goal, says Roberto Astorga, one of the two case
managers, is for people to achieve self-sufficiency by improving their finances, getting a better job, going
back to school, saving money to buy a house and moving out of public housing within five years.
Most of New Columbia's units are publicly-subsidized affordable housing; 232 are owner-occupied
homes.
Home ownership is a goal for most families, Astorga says. Besides poverty, many are dealing with
addictions, mental health or criminal justice issues, immigration and a lack of higher education. Many
are refugees (largely African), and many don't speak much English, but all are in the process of earning
citizenship and all want to learn English, he says.
Astorga cites the case of a couple from Guatemala who arrived four years ago, at first resistant to
learning English. At a gathering for Spanish-speaking families, Astorga recalls them asking their peers
why they needed to speak the language.
"All of them said, 'Because you need it to get work, get ahead in everything,'" Astorga remembers.
Convinced, the couple enrolled in English classes, and they are now fluent, with jobs in local factories.
But they hope to find something with higher pay so they can own a home.
"It gives you a sense of security, self-sufficiency," Astorga says. "People really care about improving the
lives of their families."
He cites another success: a young mother he met two years ago, when she was unemployed and
dealing with issues with her gang and immigration issues with her husband. Astorga helped her enroll in
a financial literacy workshop, a first-time homeowner class and a program to improve her credit. She got
a job, and she's now shopping for a house.
"The best thing for me is to see they're empowered," he says. "Poverty brings a lot of shame; they feel
they're not good enough."
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TRIBUNE PHOTOs: CHRISTOPHER ONSTOTT • Ethiopia-born brothers Lammi Kalia (left), 11, and
Bona Kalia, 8, get ready to roll a tire down a grassy hill. Half of the 2,500 residents of New Columbia
are children.

Pitching in for field
As far as the vacant lots along New Columbia's main street, Astorga agrees there's a huge need for
more positive community space.
There are two other potential uses for the site, which could coexist with the bike infrastructure.
There's been talk about adding a mix of senior housing, retail shops and a child development center,
since child care is a top need for families on-site.
The Timbers Army is in preliminary talks on a plan to install a small turf soccer field at New Columbia
like the group has done at other parks and school sites throughout the city.
"In a perfect world, we'd like New Columbia to be one of those 'signature' projects," says Shawn Levy, a
board member for Operation Pitch Invasion -- the Timbers Army-founded charitable group. But many
hurdles remain.
Whatever happens to the vacant lots, this year will be a turning point for New Columbia as it adopts its
new community-building approach.
"The early years were a lot about managing crises, developing an identity, getting people resettled,"
says Rachel Langford, resident services program supervisor for Home Forward, the former Portland
Housing Authority. "At this point, we're not in crisis management mode. ... When we look at projects like
the bike track, community garden, the store, any l arger initiative, we're trying to figure out how
residents are going to be a key, integral part of creating and sustaining what we create."

-janderson@portlandtribune.com
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TRIBUNE PHOTOs: CHRISTOPHER ONSTOTT • Egbevado Anaouko, the unofficial ambassador of
New Columbia, works to draw out natural leaders and help residents take ownership of their
community.

• Eg's toil in New Columbia bears fruit
Egbevado Anaouko knows his name is a mouthful, but he's proud of it.
"It means 'Today has come' (in his native tongue)," he says. "So when people say it, they'll always ask
you, 'For what?' "
People call him Eg. They also call him "The Butterfly," because he seems to be everywhere at once.
The 22-year-old is New Columbia's unofficial ambassador. He knows everyone on-site, from the
grandmas and kids to the maintenance folks and staff.
He's grown up here, found himself here. But it wasn't easy.
He arrived in North Portland at age 11, straight from a refugee camp in Togo, West Africa. As a child,
he'd farmed in his village with his six siblings, growing pineapples, mangoes, peanuts and greens.
Egbevado remembers getting his first bike, soon after arriving in North Portland, and having it stolen
off his front porch. He didn't speak English, so he expressed his anger by lashing out. He stumbled
through school, finally graduating from Open Meadow High School.
The family moved into New Columbia when it opened in 2003, and his father created a garden for
residents, across from the Boys & Girls Club. When Egbevado was 17, his father gave him the choice of
either helping at the garden or moving out.
Reluctantly, he chose the garden.
He volunteered and worked there for five years, teaching New Columbia kids not just how to grow
their own food but also how to be a leader by being involved and following their passions. Nowadays, he
works at the Village Market and mentors youth at his recording studio, where he works with them under
his record label, "The Royal Family Music Production."
He wants to go back to school when he can, and aspires to be a police officer.
"If we're able to bring out the youth in this community, figure out how to work with them," he says,
"then it's a guarantee this community will be 100 percent safe."
- Jennifer Anderson

Copyright 2012 Pamplin Media Group, 6605 S.E. Lake Road, Portland, OR 97222 • 503-226-6397
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InSIDe THIS ISSue
• The HOST demonstration will implement
and test strategies that use housing as a
platform to deliver services to vulnerable
populations in two cities.
•Both sites will employ case management
and dual-generation interventions.
•The formative evaluation plan consists of a
process evaluation, an outcome evaluation,
and a detailed cost analysis.

Planning the Housing Opportunity
and Services Together Demonstration
Challenges and Lessons Learned
Susan J. Popkin, Molly M. Scott, Joe Parilla, Elsa Falkenburger, Marla McDaniel, and Shinwon Kyung
The multisite Housing Opportunity and Services Together (HOST) demonstration is an ambitious effort to test strategies
that use housing as a platform for services to improve the life chances of vulnerable children, youth, and adults. This brief
provides an overview of the project’s early challenges and successes to offer practitioners insights on the planning and
design of “dual-generation” interventions and to inform policy supporting comprehensive place-based initiatives.

L

aunched in December 2010 with the
support of the Open Society
Foundations’ (OSF) Special Fund for
Poverty Alleviation, the multisite
HOST demonstration tests innovative, twogeneration service models to improve the life
chances of vulnerable low-income families
living in public and mixed-income housing
communities. At its core, the demonstration
aims to address parents’ key barriers to selfsufficiency—such as poor physical and mental health, addictions, low levels of literacy,
lack of a high school diploma, and historically
weak connection to the labor force—while
simultaneously integrating services and supports for children and youth.
HOST builds on lessons learned from the
successfulHome
wraparound
service model that the
Forward
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Urban Institute and the Chicago Housing
Authority (CHA) piloted from 2007–2010
with residents of Dearborn Homes and the
Madden/Wells development. While this
model showed promising gains for even the
highest-risk adults, the benefits did not
extend to their children. Parents reported that
their teens were struggling in school, engaging in risky behavior, being arrested, and
pregnant and parenting at rates far above
average (Popkin and Getsinger 2010).
Developing effective place-based models that
reach youth is critical not only for improving
the lives of individual children and youth, but
also for ensuring the health and viability of
public and mixed-income communities. If
youth engagement strategies are successful,
they can reduce critical neighborhood

During its two-year
implementation, the
HOST demonstration
will identify strategies
and services that help
the families at greatest
risk and offer the best
potential for strengthPage 59
ening the community.
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figure 1. HOST Demonstration Theory of Change
HOST demonstration: developing comprehensive, coordinated service models
INTERVENTION
Urban Institute and Site Partners
Case management and wrap-around services for
adults with strategies to engage children and youth

ENGAGEMENT AND
PROGRAM IMPLEMENTATION
Site Partners

FOLLOW-UP AND ONGOING
ADJUSTMENT OF SERVICES
Urban Institute and Site Partners

ADULTS
Increased self-sufficiency/
improved health and well-being
CHILDREN AND YOUTH
Positive educational, health, and
behavioral outcomes

Sustainable community
revitalization

problems such as vandalism, drug trafficking,
fighting, and gang activity—the disorder and
violence that have considerable impact on
residents and can drive others away. Figure 1
shows the theory of change for the HOST
demonstration sites.
During its two-year implementation,
the HOST demonstration will identify
strategies and services that help the families at
greatest risk and offer the best potential for
strengthening the community. This information is vital as the federal government begins
to take place-based initiatives to scale
through its multiagency Neighborhood
Revitalization Initiative, which encompasses
the Department of Housing and Urban
Development’s Choice Neighborhood program, the Department of Education’s
Promise Neighborhoods program, and the
Home Forward
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Improved well-being
for families and youth

Department of Justice’s Byrne Criminal
Justice Innovation program.1 Looking forward, HOST will help answer critical
questions about what works for whom and
provide important insight into how local
communities implement similar dual-generation models to improve the life chances of
their most vulnerable children and families.

An Overview of HOST Partners
and Program Models
The first step in putting together any demonstration is to identify suitable partners. For
HOST, partners must have the capacity to (1)
implement dual-generation case management
models, (2) integrate meaningful programs
for children and youth into their service plans,
(3) leverage federal and local funds to comply
with OSF’s required dollar-for-dollar match,

and (4) commit to participating in a research
demonstration and evaluation.
HOST’s first two partner agencies—
Chicago Housing Authority (CHA) and
Home Forward (formerly the Housing
Authority of Portland, Oregon)—both have a
history of developing innovative service models for their HOPE VI redevelopment initiatives, working with the Urban Institute, and
participating in research projects. The partners’ Moving-To-Work (MTW) status also
grants them greater flexibility to shift their
federal funds to pay for resident services.2
Both housing authorities are implementing dual-generation case management models,
but their programs target substantially different communities and residents (table 1). CHA
is focusing its efforts on Altgeld Gardens, its
last remaining large public housing development, which sits in an extremely isolated community on the far south side of Chicago near
the Indiana border. CHA’s HOST program
builds on the previous case management
demonstration, which identified heads of
household who were sporadically employed,
did not have high school diplomas, had high
rates of physical and mental health problems,
and had children in the household noted as
“high risk” and most in need of intensive case
management (Theodos et al. 2010). For
HOST, CHA has targeted 230 “high-risk”
households where the head of household was
“work able” but failed to obtain employment
during the first nine months of 2011. Many of
these residents are longtime public housing
residents and all are African American. In
addition, children living in these targeted
households are less likely than youth living
in employed households to participate in
extracurricular activities offered at Altgeld.
Home Forward has opted to build on
its existing Family Self-Sufficiency (FSS) program initiatives, which hold rent constant
and provide case management to help residents increase their income and save additional earnings in a five-year escrow account
Page 60
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accessible upon program completion. For
HOST, Home Forward is enhancing one of
these programs, the Opportunity Housing
Initiative (OHI), by offering more services for
adults and incorporating case management
for youth. HOST also allows Home Forward
to reach more than twice as many households
as before with this enhanced version of OHI.
The housing authority already requires residents of Humboldt Gardens, one of its
smaller mixed-income developments, to participate in OHI and has expanded access in its
largest mixed-income development, New
Columbia, and an adjacent public housing
property, the Tamarack apartments. Home
Forward’s 136 HOST families are much more
diverse than CHA’s and include immigrant
and refugee populations, as well as African
Americans, Latinos, and whites. And, since
the Portland program targets mixed-income
communities, it will be serving families with
a wider continuum of needs.
The two housing authorities have also
made different strategic decisions about how
to staff the services that compose their HOST
models. CHA is contracting out its services,
with the Uhlich Children’s Advantage
Network (UCAN)3 serving as the lead.
UCAN has provided services for vulnerable
children and families in Chicago for nearly 150
years. The agency is CHA’s supportive services
provider for all of Altgeld. In that capacity,
UCAN provides basic case management and
clinical services for adults; for youth, it either
provides them with or links them to afterschool programming. For HOST, UCAN will
provide intensive case management to the 230
families in the target group, lowering caseloads
from 55:1 to 23:1; providing employment, clinical, health, and financial literacy services for
adults; and partnering with another CHA
provider, Project Match, to develop and
implement the youth component.
In contrast, Home Forward is using its
own staff to provide case management to
adults at a ratio of 40:1, while contracting out
Home Forward
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individual components including case management and services for youth. The local
workforce investment board, Work Systems
Inc., will deliver employment-related programs along with Portland Community
College; Innovative Changes runs a series of
financial literacy workshops for HOST participants; and another outside consultant
manages the youth component.
Intensive interaction between case managers and families serves as the centerpiece of
HOST in both sites. CHA and Home
Forward are using the opportunity presented
by the HOST demonstration to enhance their
existing service models and to move from a
traditional case management approach to a
collaborative “coaching” model that will more
actively engage residents and leverage their
strengths and assets (Theodos et al. forthcoming). Home Forward is also offering the Pacific
Institute’s STEPS training, a series of workshops that aim to improve motivation, raise
personal accountability, and provide insight
into how the mind works so participants can
control the way they think to achieve success.
All HOST case managers, HOST adults, and
older youth are required to attend STEPS in
order to construct common language and
goals around self-sufficiency and resiliency.
Both CHA and Home Forward have
developed new youth programming for
HOST. Project Match, an employment program with a long history of working with
CHA families, will partner with UCAN to
provide school-age children and youth the
opportunity to make concrete, measurable
progress along two distinct but interrelated
trajectories—one for enrichment and the
other to help “off-track” children and youth.4
The enrichment group will target those whose
in-school and out-of-school behaviors suggest
they are developmentally stable. This group
would include both early excellers and average
achievers. In contrast, the at-risk track will target those with behavioral indicators classified
as red flags, (e.g., school-age kids with high

absenteeism and failing grades). Project Match
staff will be integrated into UCAN’s HOST
case management team and will provide a
system of incremental goal setting, incentives,
verification, and public recognition. The case
managers and Project Match staff will work
to link HOST children and youth to services
available on site, including UCAN’s afterschool programming and groups for male and
female teens.
Home Forward’s youth component is also
highly tailored to the needs of individual
children and youth but is structured quite differently. A multicultural team of experienced
licensed clinical social workers will coordinate
closely with Home Forward’s HOST case
managers to identify children and youth with
acute behavioral or academic problems. The
youth case managers will then work intensively
with these children and their families to resolve
these issues and connect them to additional
resources (e.g., tutoring, specialized clinical
therapy). The youth team will also work with
the larger group of HOST children to develop
activities and opportunities for engagement
and support, including weekly girls’ and boys’
support groups and service projects.

Building a Collaborative effort
HOST is a formative rather than a traditional
evaluation, which affects how the researchers
relate to the program staff. In a traditional evaluation, researchers do not enter the picture
until after the intervention has been designed,
and they wait until the study’s end to reveal
their findings and provide feedback to program
and service administrators. In contrast, HOST
is a collaborative effort and the Urban Institute
has worked closely with the sites on developing
the demonstration design, planning for the
evaluation, and addressing administrative
issues to ensure its timely launch. Through this
process, the Urban Institute has built a valuable feedback loop that will allow the partners
to refine services and strategies over the course
of the demonstration.
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The Urban Institute’s site liaisons have
ongoing communication with their sites,
including regular conference calls, e-mail
exchanges, and site visits. Initially, conference
calls covered a wide range of conceptual and
practical issues and required an “all hands on
deck” approach with all Urban Institute and

partner staff. But over time, the calls have
become more targeted and attendance more
limited to key personnel. In-person communication is particularly important for more
intensive conversations about actual program
models and design decisions. The site liaisons
and the principal investigator make at least

quarterly visits to each site and extra visits
when challenges arise. These visits have served
as a solid platform for reaching consensus
around philosophical approaches and goals as
well as hammering out the specifics of the
demonstration design. The evaluation team
also takes advantage of time on the ground to

Table 1. Overview of HOST Demonstration Sites

Sites

CHICAgO HOuSIng AuTHOrITy

HOMe fOrwArD

Altgeld gardens

new Columbia
Tamarack
Humboldt gardens

Type

Public housing

Mixed income

Target population

230 households

136 households

Case management

uCAn

Home forward

• 23:1 caseloads

• 40:1 caseloads

• Strengths-based coaching model

• Strengths-based coaching model

• Weekly meetings

• Triage model of engagement
• STEPS training

employment

financial stability

Clinical

uCAn

work Systems Inc.

• Barriers to success inventory

• Comprehensive employment preparation

• Job-readiness training

• On-the-job training

• Literacy programs

• Internships

uCAn

Innovative Changes

• Required financial literacy training

• Required financial literacy training

uCAn

Home forward

• On-site clinician

• Referrals to off-site clinics

• Clinical eco-maps
youth/parenting

uCAn and Project Match
• Pathways to Rewards incentive program for
youth age 0–18

Joy Degruy Consulting
• Intensive case management with high-need youth 6–18
• Referrals to tutors and specialized clinical services when needed

• After-school programming

• Community enrichment activities

• Summer jobs program

• STEPS training for all youth age 12–18

• Clinical counseling
• Early childhood delay screening
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interview staff about the programs and models and how they are being adapted. Lastly,
Urban Institute staff e-mail to follow up on
pending items after conference calls and site
visits, provide a written record of discussions,
and clarify decisions made.
In addition to building strong relationships
between partners, HOST aims to create a
community of practice. During the planning
phase, the Urban Institute organized two crosssite meetings, one in Chicago and one in
Portland. These meetings allowed partners to
share their insights and expertise with each
other and mutually support the development
of HOST models. For example, at the October
2011 cross-site meeting in Portland, CHA staff
led a session on strengths-based coaching techniques. In between cross-site meetings, the
Urban Institute organizes webinars to continue
this sharing and encourages partners to use
each other as sounding boards and to contact
each other directly for technical assistance.

Designing the HOST Demonstration
For most public housing authorities, structured case management programs like the
HOST demonstration tend to be small, boutique undertakings funded with FSS or
MTW funds and targeted to particularly
self-motivated, mostly adult clients. As a
result, scaling up a high-capacity HOST
model focusing specifically on hard-to-serve
adults and children presents a new set of challenges. HOST partners have the added task of
designing, staffing, and launching HOST
models that support rigorous evaluation
within nine months. Further complicating
this formidable undertaking are the constraints under which public agencies operate,
such as hiring freezes, contracting regulations,
and concerns about service equity.
The first challenge for the HOST sites was
deciding which residents to target for services.
CHA chose to target residents who were not
gainfully employed for at least 20 hours per
week. Since households were eligible to receive
Home Forward
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services through their existing service programs,
CHA did not need residents’ consent to
identify them as part of its target population.
CHA used its administrative data to select
high-need, work-able families in Altgeld for
the demonstration. However, while the workable definition seems straightforward, CHA
staff discovered that the prevalence of seasonal
labor and unstable employment made employment fluid. Because of these issues, a sample of
families pulled at any particular moment in
time will inevitably include some not appropriate for the demonstration and will miss others
that are. CHA reviewed its administrative data
three times between December 2010 and
September 2011 to select as the final target population the 230 households that were work able
and not employed in the final two reports.
The challenges for Home Forward were
very different. Because the OHI program
requires a signed contract with the client,
Home Forward had to identify HOST participants before implementation, and actively
engage and enroll them. With the help of two
other general resident services staff, the four
HOST case managers in Portland actively
recruited residents for six months to make
sure there were enough families to support
the statistical analysis needed for the evaluation.
These multicultural staff also actively reached
out to refugee and immigrant residents as well
as to high-need families identified by the local
school to minimize the selection bias inherent
in a voluntary program.
As noted above, the successful evaluation
of a place-based demonstration like HOST
depends heavily on the number of families
engaged because of the need for statistical
power to detect the intervention’s effect.
When the central component of the intervention is intensive case management, the number of case managers needed increases exponentially as the number of families increases.
This can pose difficulties when the agency
providing core services is a housing authority
bound by local hiring freezes or other issues

that may limit the number of staff available.
CHA has addressed its HOST staffing needs
by realigning 10 UCAN case managers to
Altgeld from another site, which effectively
cuts the case management ratio from 55:1 to
23:1 for HOST families. Home Forward has
navigated this challenge by adapting its
HOPE VI relocation model to triage HOST
families and tailor the level of case management to their level of need. Given the site’s
mix of both high- and low-need families, the
triage approach allows Home Forward to
serve a larger number of families than if it
were using a one-size-fits-all model.
When designing a model like HOST, there
is a strong temptation to spread the money
broadly and offer families a wide variety of programs and services. While this approach has its
benefits, the resulting intervention may not be
strong enough in any one area to really move
family outcomes. To avoid this problem, the
Urban Institute and its HOST partners used a
logic model process to ensure that the programming pushes key HOST outcomes. In
this way, the housing authorities have struck a
balance between being comprehensive in their
service model and providing the support families need to succeed.
The process of designing the HOST
youth component highlights this tension.
Both HOST partners have chosen to serve
children in a wide age range and considered
directly funding multiple tutoring programs,
mentoring programs, and youth employment
programs. However, CHA and Home
Forward have chosen to implement highly
tailored one-one-one youth case management
models because the other approach spreads
resources too thin and may not deliver sufficient services to each child.
Both HOST partners have wrestled with
the question of which services to provide in
house and which to contract out. The core
components of CHA’s HOST model—intensive case management, job training and development, mental health services, and other
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specialized programs—resulted from lessons
learned over the past decade through implementing a robust resident services program.
CHA’s long-standing relationship with
UCAN as the service provider in Altgeld
Gardens has made UCAN the natural choice
for managing the HOST demonstration.
By 2010, the disappointing youth findings
from the evaluation of the Chicago Family
Case Management Demonstration had
already helped CHA think more comprehensively about youth interventions (Popkin et al.
2010). Leadership in CHA’s Resident Services
department was interested in partnering with
Project Match to implement their Pathways to
Rewards model in a public housing setting.
Initially, CHA, UCAN, and Project Match
debated whether Project Match should provide the youth component independently; but
during the planning period, CHA realized
that Project Match did not have enough staff
to serve the high number of HOST children.
As a result, CHA opted to have UCAN direct
youth services through either providing services or referring to community or school programs with technical assistance and support
from Project Match.
In contrast, Home Forward traditionally
provides the majority of its case management
and resident services functions in house; its
model HOPE VI relocation program laid the
groundwork for the intensive coaching model
so central to HOST. However, Home
Forward generally leverages its relationships
with other agencies to provide programs and
services for residents. Thus, for HOST, Home
Forward has largely chosen to work with
existing subcontractors that already know the
community, understand residents’ needs, and
are familiar with the housing authority’s procedures and expectations. However, because
Home Forward was looking to make a large
investment in a new area of services, the
agency used an intensive RFP process to select
the right youth services provider.
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Planning the evaluation
Evaluating a complex model like HOST presents challenges far beyond the usual issues
such as controlling for the larger context and
identifying an effect within a prescribed time.
HOST models are different in each site and,
by design, will be refined and adapted over
time. Moreover, because adding comparison
groups is contingent on gaining additional
funding, the Urban Institute may not be able
to measure program impacts in a traditional
sense. To address these challenges and others
particular to dual-generation interventions,
the HOST demonstration team organized a
research advisory panel of practitioners,
researchers, and other experts in health, family
stability, employment, housing management,
and education to inform the evaluation design.
The advisory panel stressed that, as a
proof of concept evaluation, HOST has great
potential to contribute new knowledge and
create valuable prototypes for innovative service models. However, the evaluation’s success
depends on employing a strong research
design and creative data collection techniques.
The group’s suggestions directly informed the
Urban Institute’s evaluation plan, which consists of three key components: (1) a process
evaluation, (2) an outcome evaluation, and (3)
a detailed cost analysis.
Process evaluation. A robust process evaluation is especially important to HOST
because of the demonstration’s structure and
planned evolution over time. The process
evaluation will (1) create a mechanism by
which HOST partners can fine-tune client
engagement, services, and management using
feedback from the Urban Institute; (2) help
analysts better understand and interpret findings from the outcome evaluation; and (3)
provide the detailed information on implementation needed for other communities
to adapt HOST models. Methodologies
include interviews and observations of HOST
partners and service providers, focus groups
with HOST participants, in-depth family

interviews, monthly HOST administrative
data on client engagement, and contextual
data on local economic and political trends.
Outcome evaluation. This part of the
evaluation will analyze changes in key outcomes such as employment, residential stability, and health in assisted households and
youth-specific outcomes like school engagement and risky behaviors.
The baseline and follow-up HOST family
surveys will bolster sound analyses of these
outcomes. First, to benchmark HOST outcomes against those of similar households
through a formal comparison group, UI will
employ administrative data and standardized
measures that can be compared to populations in national, state, and local surveys.
Second, the Urban Institute will administer
the surveys not only to an adult in each
household, but also to one youth 12 or older
when present. This will enable the Urban
Institute to capture the unique experiences of
young HOST participants directly.
Because not all outcomes are captured
well by survey data, the Urban Institute has
also chosen to track some outcomes with
administrative data. HOST case managers
will record monthly interim data on employment status, wages, and housing stability for
all households because these outcomes often
fluctuate widely over time. In addition, the
Urban Institute and its partners are currently
evaluating the feasibility of gathering report
cards for HOST children and tracking common measures of school engagement and
achievement through this mechanism.
Cost analysis. This research component is
central to understanding which policies or programs generate maximum returns on investment. To gather this information, the Urban
Institute will pair HOST partners’ monthly
administrative data on engagement and service
use with cost estimates by service providers.
The Urban Institute has already begun the
process study by documenting local program
and staffing decisions through interviews and
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observation of the HOST partners. The institute has also worked closely with HOST
partners to prepare for the other aspects of
the evaluation. At the first cross-site meeting,
CHA staff shared their experiences with
the Chicago Family Case Management
Demonstration with UCAN and other
HOST partners; staff gave partners a sense of
what to expect from the Urban Institute during a formative evaluation and advice on balancing services with the added tasks of tracking outcomes and activities. At the second
meeting, site staff met with the firm conducting the family survey to define core administrative measures across sites.

Looking forward
CHA and Home Forward launched the service component of the HOST demonstration
in November 2011. In the first few months,
they have continued to intensify resident outreach, finalize staffing, and modify service
provision. The full HOST model will be
rolled out over several months in 2012 as
residents become engaged with new opportunities. Undoubtedly, there will be new
programs added, tweaks to services, and perhaps major changes to existing models.
Nevertheless, both program failures and successes will be useful for policy and practice.
This brief documents the start-up for only
two HOST sites. However, in the year to come,
the New York City Housing Authority
(NYCHA) and the District of Columbia
Housing Authority (DCHA) plan to join the
demonstration and begin their own planning
processes in time to roll out new HOST models in late 2012. Because large action-oriented
research undertakings like HOST require
collaboration from multiple organizations,
the Urban Institute will continue its
conversations with major national philanthropic organizations to leverage the support
of foundations coming on board during the
planning year, including the Paul G. Allen
Family Foundation and the Kresge Foundation.
Home Forward
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Meanwhile, evaluation activities are in full
swing. In December 2011, the Urban Institute,
in partnership with Decision Information
Resources (DIR), launched the baseline survey of families in both Chicago and Portland.
Research and evaluation activities during the
second year will include analysis of the baseline survey data; ongoing analysis of the
administrative data on engagement, service
use, and interim outcomes; focus groups with
adults and youth on early engagement with
case management and services; observations
of program activities; interviews with program staff; and in-depth interviews with participants about their experiences with HOST.
As HOST develops, the research team will
assess the lessons learned, challenges, and
successes from the demonstration and disseminate those findings in an interim report
in 2012. Communication with stakeholders
and other interested parties will be an ongoing effort for the Urban Institute and its partners, ensuring that HOST informs the work
of practitioners, public housing authorities,
local governments, philanthropy, congressional offices, the Department of Housing
and Urban Development, and the
Neighborhood Revitalization Initiative
partner agencies. Lessons learned from the
demonstration are sure to make an impact in
the lives of low-income children and families. •
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notes
1. For a full description of the Neighborhood
Revitalization Initiative, see the White House
(2011).
2. For more information on the
Moving to Work program, see
http://portal.hud.gov/hudportal/HUD?src=/
program_offices/public_indian_housing/
programs/ph/mtw.
3. http://www.ucanchicago.org/.
4.Project Match’s services build on the Pathways to
Rewards incentive-based model they developed
for families in the CHA’s Westhaven mixedincome development. See http://pmatch.org/.
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MEMORANDUM

Board of Commissioners

To:

From:

Jan Kasameyer, Program
Supervisor, Resident Services

Date:

April 17, 2012

Neighbor to Neighbor Grant
Awards
Subject:

Melissa Sonsalla, Program
Coordinator, Executive
Department

This report is to provide an update on the Neighbor to Neighbor Grants program.
No Board action is requested.
Background
The Neighbor to Neighbor Grants program was developed in 2011. Funded through
Moving To Work Initiative Funds, the program offers residents of public and affordable
housing properties the opportunity to apply for grants for projects that build community at
their property. The project must have lasting value in at least one of the following ways:
1.
2.
3.
4.
5.

Help residents get to know their neighbors
Help youth feel they are a part of the community and that they can contribute to it
Improve the residents’ quality of life
Make their communities a better place to live and provide healthy living choices
Help residents relieve stress in their lives

The first round of Neighbor to Neighbor Grants were awarded in summer 2011 totaling
$38,000. The projects funded by the first round of grants are in the process of being
implemented. These projects have had a positive impact at the properties where grants
were awarded and are helping develop positive relationships among residents and Home
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Forward staff. Grant funds awarded during the first round are required to be expended by
July 2012.
In January 2012, Home Forward’s Community Engagement Committee began the
process of awarding the second round of grants. The second round offered up to
$25,000 in grants. Applications and materials were sent to property managers at public
and affordable housing properties, and flyers were posted in the buildings. Properties held
resident meetings to engage residents to brainstorm ideas for a grant project and develop
detailed plans and budgets to be submitted in the application.
The Community Engagement Committee received thirteen applications, with requests
totaling $51,829. On March 5th the Community Engagement Committee met with the
Neighbor to Neighbor Awards Committee, which consisted of three members of the
Inclusion Council and two Resident Advisory Committee members. Together each
application was closely reviewed and the group chose to award grant funds totaling
$21,758 to six projects. Grant funds will reach both affordable and public housing
properties, families, seniors and youth. Projects focus on physical fitness, health, outdoor
spaces, and workshops and classes to bring the community together.
Awarded Neighbor to Neighbor Grant Projects
• Fairview Oaks Apartments: Summer Program
Residents of Fairview Oaks Apartments were awarded $3,500 for a nine-week summer
activities program for children, families and all residents of this affordable housing
community. The program will run from July through August and will serve as an extension
of the successful Kids Club, which was created in the last round of Neighbor to Neighbor
grants. Activities will include educational clubs, physical activities, arts and crafts, and
service projects, as well as community gatherings for all residents. Teens will be involved
as volunteers and coaches for younger participants. Volunteers of America is partnering
on this project, providing a staff person who will run the program with the help of resident
volunteers.
• Northwest Tower and Northwest Tower Annex: Rosie’s Room
Residents of Northwest Tower and Northwest Tower Annex submitted an application
together for $5,000 to enhance the Rosie’s Room project at their public housing property.
Rosie’s Room brings in volunteers to hold a variety of community building events, including
classes and programs for children. Workshops include sewing and cooking classes,
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crafting and art days, visits to the Farmers’ Market and piano lessons. The children’s
programs will specifically include outdoor activities and classes focused around recycling.
• Pearl Court Apartments: Family Fitness & Wellness Center
Pearl Court Apartments was awarded $4,880 for a project to create a family fitness and
wellness center at this affordable housing property. The on-site fitness room will include
exercise equipment that is ADA accessible and adjustable for any skill level. Additionally,
the center will be a gathering place for workshops, in-house classes, seminars, and
activities for kids. The project will include programs for healthy dieting, addiction
counseling, yoga, and stress reduction, employing health and fitness consultants when
appropriate.
• Slavin Court: Activate Slavin!
Residents of Slavin Court were awarded $2,107 to host activities for children and teens
during breaks from school. There are numerous children at this public housing property,
and residents came together to create this grant with a specific focus on how to improve
the community for youth. Activities will include trips to the SW Community Center, Oaks
Park, OMSI and a soccer training program. Parents will be involved in planning and
volunteering throughout the activities.
• Townhouse Terrace: Community Garden
Townhouse Terrace was awarded $3,000 to build a community garden on the property.
Garden boxes will be located in the common area of this public housing property, bringing
residents together first to construct them, and later as they grow their fruits and
vegetables. In the previous round of grants, Townhouse Terrace was awarded funds for a
family center, which included cooking classes. Residents envision the community gardens
as an extension of that project, coming together to cook foods that they grew together in
the gardens.
• The Yards at Union Station: Community Rain Garden
Residents of this affordable housing family property submitted an application to enhance a
portion of their property by building a rain garden. The committee was impressed with the
project, and awarded $3,271 for the work. However, we have since learned that the
proposed property is not owned by Home Forward. The committee has asked the
residents to propose an alternate location for the rain garden, on property owned by Home
Forward. If residents are able to select a location, the project will move forward and
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residents will work together to build, plant and maintain the garden, which will consist of
native Oregon plants. Residents have enlisted professional help through a partnership with
Constructing Hope, a pre-apprenticeship program that provides training and job mentoring
to clients referred through the criminal justice system.
Next steps
Residents were informed of the decision regarding their application in March. Properties
that have been awarded grants will hold resident meetings to plot the next steps and
finalize plans. Some properties have already begun to implement their projects.
Properties will also receive surveys for all residents to complete, which will help us evaluate
the effects of these projects at the properties. In June, grant recipients will complete a
three-month progress report, detailing the progress that’s been made on their project. All
grant funds are required to be expended within a year, though many projects may
continue after that.
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Procurement & Contracts Department

Contract #

Contractor

MONTHLY CONTRACT REPORT

Contract Amount

Contracts Approved 2/1/12 - 3/31/12

Description

Department

Execution Date

Expiration Date

PROFESSIONAL SERVICES

C1098

Mosaic Blueprint

$5,000

Displaced Worker and Career Support Services

Executive

3/9/2012

7/31/2012

REO

3/14/2012

2/28/2013

C1124

Neighborhood House

$5,000

Provide On-Call Case Management for
Relocated Hillsdale Terrace Families With an
Emphasis on, but not Limited to, Immigrant
Populations Including Somalia and East African
Households

C1126

Breckenridge Consulting Services

$6,000

New Markets Tax Credit Consultant to Home
Forward for Financing the U2 Project Located on
NW 6th Avenue, NW Irving and NW Hoyt Street
to the South

DCR

3/15/2012

3/11/2013

C1129

Point Monitor

$15,415

Camera System Upgrade at Hollywood East

REO

3/23/2012

3/31/2012

DBS

2/6/2012

12/31/2012

C1113

Bob Schroeder

$20,000

Project Management Duties as Required for
Ashcreek Commons Envelope Repair Project Emergency

C1114

Bob Schroeder

$20,000

Project Management Duties as Required for
Willow Tree Apartments Envelope Repair
Project - Emergency

DBS

2/6/2012

12/31/2012

C1108

Ash Creek Associates Incorporated

$5,400

Complete a Geotechnical Engineering Report
for Proposed Redevelopment located at 220 NE
Beech Street

DCR

2/6/2012

3/31/2012

C1112

Lead Solutions

$26,910

Lead Based Paint Testing at Thirteen Public
Housing Sites - IRFB 12/11-147

REO

2/14/2012

6/30/2012

C1110

Kilmer Voorhees & Laurick

NTE $99,000

Provide Legal Advice in All Matters Relating to
Possible Litigation With Tom Walsh and/or Tom
Walsh & Company for Construction Defects Willow Tree Apartments - Emergency

DCR

2/15/2012

7/31/2013

C1109

Kilmer Voorhees & Laurick

NTE $99,000

Provide Legal Advice in All Matters Relating to
Possible Litigation With Tom Walsh and/or Tom
Walsh & Company for Construction Defects Ashcreek Commons - Emergency

DCR

2/15/2012

7/31/2013

C1118

Probity Builders

$30,000

Target Business Technical Assistance for
Stephens Creek Crossing - IRFP 01/12-154

DBS

2/22/2012

2/16/2013

C1103

Western Realty Advisors Incorporated

$5,000

Market Study for Project Network Vacant Land
Parcel Located on NE Beech Street

DBS

2/22/2012

3/12/2012

C1123

Multivista

$29,199

Construction Photography for Stephens Creek
Crossing - Sole Source

DCR

2/29/2012

3/31/2012
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CONSTRUCTION SERVICES

C1117

Kreutz Construction

$4,414

Sidewalk and Driveway Repair at 303 -317 N
Beech Street

REO

3/1/2012

4/15/2012

C1125

Silco Construction

$98,100

Kitchen and Community Rooms Addition at
Rosenbaum Plaza - IRFB 02/12-155

DCR

3/21/2012

4/20/2012

C1132

Northwest Masonry Restoration Company

$1,620

Boiler Replacement at Holgate House

DCR

3/27/2012

6/30/2012

C1131

Advanced Entry Systems

$4,360

Door Opener Installation at Dahlke Manor

REO

3/28/2012

4/15/2012

MAINTENANCE/REPAIR

C1133

Apollo Drain & Rooter

$1,615

Drain Cleaning at Dekum Court

REO

3/13/2012

4/15/2012

C1121

Apollo Drain & Rooter

$4,128

Repair Three Rain Drains at Carlton Court
Apartments

REO

3/13/2012

4/15/2012

MEMORANDUM OF UNDERSTANDING (MOU)

C1122

Growing Gardens

n/a

Gardening Program at Plaza Townhomes

REO

3/1/2012

2/28/2013

C1111

Jewish Family and Child Services

n/a

Home Visits - Easily Accessed Counseling
Services for Seniors and People With
Disabilities

REO

2/27/2012

Ongoing

Extends Contract Expiration Date for Servicing
and Pricing

DBS

3/1/2012

6/30/2012

AMENDMENTS TO EXISTING CONTRACTS

C0666-2

DocuMart

C1108-1

Ash Creek Associates Incorporated

$3,829

Extends Contract Expiration Date to Complete a
Geotechnical Engineering Report for Proposed
Redevelopment Located at 220 NE Beech
Street, Portland, Oregon

DCR

3/1/2012

1/13/2013

C0675-4

Dana Wedel

$20,000

Extends Contract Expiration Date for Language
Skill Development at Plaza Townhomes

REO

3/1/2012

3/31/2013

C0936-2

Seasholtz Consulting

$30,000

Extends Contract Expiration Date - Support for
Rent Reform

Accounting

3/1/2012

3/13/2013

C1096-1

Beaverton Plumbing

$475

Boiler Replacement at Holgate House

DCR

3/1/2012

2/23/2012

C0861-2

Oaktree Digital

$5,000

Extends Contract Expiration Date for Web
Design

Executive

3/6/2012

5/31/2012

C0643-9

The Partner's Group

Extends Contract Expiration Date to Manage
Employee Benefit Programs

Executive

3/12/2012

11/25/2012

T0933-1

Reno & Cavanaugh

Extends Contract Expiration Date to Provide OnCall Specialized Legal Services

DCR

3/19/2012

3/31/2013

C1075-1

We Do Everything

Extends Contract Expiration Date for Walls and
Fencing at Hawthorne House

REO

3/22/2012

5/15/2012
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$16,000

Extends Contract Expiration Date to Provide
Security Services at Williams Plaza, Medallion
Apartments, and Gallagher Plaza

Benthin Engineering Incorporated

$1,200

James Trapp

$15,000

C0629-3

Securitas Security

$8,000

C630-2

Oden-Orr Law

C1069-1

Frahler Electric

C0682-2

ieSolutions

C0830-1

Alternative Communications Services

C1061-1

C0587-3

Knighthawk Protection

REO

3/23/2012

9/30/2012

C1059-1
C0934-1

Survey Work at Stephens Creek Crossing

DCR

2/1/2012

12/3/2013

On-Call Writing Pool

Executive

2/1/2012

4/20/2013

Extends Contract Expiration Date for Security
Services at New Market West

REO

2/8/2012

11/18/2012

Extends Contract Expiration Date to Provide OnCall Legal Services

Executive

2/8/2012

12/31/2012

Extends Contract Expiration Date for Emergency
Generator Replacement at Holgate House

DCR

2/10/2012

1/9/2012

Extends Contract Expiration Date to Provide
Assessment and Recommendations for Home
Forward Information Technology Environment

Executive

2/10/2012

1/31/2013

$98,000

Extends Contract Expiration Date for Telecom
Support

DBS

2/10/2012

12/31/2012

Nomarco

$300

Fungicide Application - Madrona Apartments

DCR

2/20/2012

12/31/2011 *

C0420-5

Michael Willis Architects

$34,818

Additional Shoring and Grading for Stephens
Creek Crossing

DCR

2/27/2012

3/31/2014

C0283-5

Impact Northwest

$28,066

Extends Contract Expiration Date for Resident
Services Coordinator

REO

2/28/2012

7/15/2012

$135,822

Extends Contract Expiration Date for Renovation
of Ainsworth Court Apartments

DCR

2/29/2012

10/30/2012

C0852-10
*

Walsh Construction

$11,391

Final Work Item and Administrative Details
Following Substantial Completion Date
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PHPI: Activity and Investment Summary as of February 29, 2012
Relocation
Project
Relocation to Date
Relocation Remaining

0

TOTAL RELOCATION

1

Unit Size
2
3

4

0
0

4
0

11
0

132
4

11
0

0

4

11

136

11

S8
79

Means of relocation
Private
Purch.
15
4

PH
51

Other
8

Total
157
4
162

Sales
Project
Actual Sales to Date
Projected Sales on Remaining Portfolio
Subtotal for PHPI Initiative
Homes Remaining in HAP's Portfolio(5)

0

1

0
0

TOTAL SALES - PROJECTED

Unit Size
2
3
4
11 128
8
4
11 136
(8)
4
11 128

4
10
1
11
11

Total
Units
153
9
162
(8)
154

Total
Properties
141
9
150
(8)
142

$
$
$
$
$

Gross
Proceeds
28,170,676
1,363,000
29,533,676
(1,205,000)
28,328,676

$
$
$
$
$

Net
Proceeds
26,779,406
1,270,316
28,049,722
(1,123,060)
26,926,662

$
$
$
$

Internal
Costs
1,232,862
1,232,862
1,232,862

$
$
$
$
$

Net to
HAP
25,546,544
1,270,316
26,816,860
(1,123,060)
25,693,800

1:1 Replacement
Project
Current
The Jeffrey
Martha Washington(6)
Bud Clark Commons(8)
Rockwood Station
Madrona Place Apts(7)
SUB-TOTAL:

0

1

Unit Size
2
3

4

20
25
30
3
3

75

25
20
45

22
22

0

Yet to Replace

# of New
PH Units

Total
Units

Total
Proj. Cost

Total
$/Unit

20
25
30
25
45
145

80
108
130
195
45
558

$
$
$
$
$
$

16,600,000
18,043,118
46,951,074
271,514
4,536,487
86,402,193

207,500.00
167,065.91
361,162.11
1,392.38
100,810.82
$
154,843

129
29
158

$
tbd
$

52,779,058

409,140

$ / New
PH Unit

76,840
41,843

$
$
$
$
$

1,294,975
1,206,525
107,920
3,457,817
6,067,236

409,140

$
$
$

661,815
17,241
216,752

$
$
$

8,603,595
500,000
9,103,595

563,983

Avg. Invest.
per PH unit
$
81,127

$

15,170,831

$
$
N/A
$
$

51,799
40,217

Total
Investments

9

Potential
Stephens Creek Crossing(3)
Lifeworks Northwest
SUB-TOTAL:

TOTAL REPLACEMENT:

3
0

3

75

6

13
13

58

13
13

35

13
29
42

0

0

187

716

# of
PH Units

Total
Proj. Cost

$

52,779,058

139,181,251

$

$

Capital Improvements
Project
Current
Sweet 16
Demar Downs ADA - Sweet 16 addtnl scope
Eliot Square - part of the Fam4
Fam4 (Carlton, Eastwood, Lexington)
SUB-TOTAL:

Home Forward
Board
of Commissioners
Potential
April
17,
2012
Tower Conversion

0

0

0

0

0

Moving to
HAP
Work Initiative PHPI Proceeds

296
N/A
30
75
401

$
$
$
$
$

12,075,341
187,200
1,461,750
3,935,615
17,659,906

$

500,000

$

281

$

35,280,892

$

500,000

$
$
$
$
$

839,417
45,328
849,412
1,253,820
2,987,977
Page
74

1,540,000

$

3,000,000

Building Entry Systems(3) & Fire Panels(2)
Dahlke Manor Exterior Bld Seal
Shrunk Tower / Hollywood East Reline Boilers
Northwest Tower Emergency Heating Repair
Capital Needs Contingency
SUB-TOTAL:

0

0

0

0

0

TOTAL CAPITAL IMPROVEMENTS:

$
$
$
$
$

100,000
60,000
100,000
100,000
100,000

$
$
$
$
$

100,000
60,000
100,000
100,000
100,000

$
$

-

$

-

281

$

35,280,892

$

2,000,000

$

3,000,000

682

$

52,940,798

$

2,500,000

$

5,987,977

ARRA Administration
Positions

TOTAL ARRA ADMINISTRATION:

# of
Positions
10

Total
Proj. Cost
$

659,891

NET PROCEEDS AVAILABLE

HAP
Proceeds
$

137,382

$

4,397,609

(1) Net Proceeds are Gross Proceeds net of sales commissions, concessions, title and escrow fees and any other costs paid from escrow.
Net Proceeds do not include internal selling costs ($1,232,862 through February 2012).
(2) Included are four units sold through the American Dream Homeownership program.
(3) 68 total PH units; replaces existing 60 units, 13 are new. PHPI encompasses 1:1 replacement as well as capital improvements.
(4) The Property Count now includes 2 of the four units sold through the American Dream Homeownership program.
The property sales occurred prior to the sales team initiative and were included in the unit count, but not the property count on prior reports.
(5) HAP has committed to retaining 7 properties for future project relocation, which is included in the projected sales at $1,015,000. Additionally, a property
with a longtime tenant included at a projected sales amount of $190,000 will remain in HAP's portfolio. Therefore, approximately $1,205,000 of the projected
gross proceeds is not available to HAP for future projects.
(6) HAP has submitted an RHF Plan to HUD requesting that RHF Funding in excess of our New Columbia Debt Service be used for the Martha Washington project.
HUD's approval of this plan would enable HAP to replenish PHPI funding in the amount of $581,121.75.
(7) Formerly known as Jeanne Anne Apts
(8) Formerly known as Resource Access Center

Home Forward
Board of Commissioners
April 17, 2012

Page 75

DASHBOARD
REPORT

Home Forward
Board of Commissioners
April 17, 2012

Page 76

Households Served
Households Served Through Housing Supports March 2012
Rent Assistance
Rent Assistance Vouchers - Home Forward Funded
Tenant Based Vouchers
Project Based Vouchers
Single Room Occupancy (SRO)/MODS
Veterans Affairs Supportive Housing (VASH)
Rent Assistance - PORT IN From Other Jurisdiction
Short Term Rent Assistance Programs
Shelter + Care
Locally Funded Short Term Rent Assistance
MIF Funded Short Term Rent Assistance
Work Systems Inc. - Agency Based Rent Assistance

All Programs
8,706
01 - Tenant Based Vouchers
02 - Project Based Vouchers
03 - SRO/MODs
04 - VASH Vouchers
06 - Portability

6,285
1,310
482
198
431

Moving to Work
Programs
7,595
6,285
1,310

11

572
375
58
41

Total Rent Assistance

1,111

482
198
431
1,046

05 - Shelter Plus Care

Non-MTW Programs

99

947
572
375

58
41
9,752

7,694

2,058

Subsidized Housing Units
Public Housing Units Occupied
Traditional Public Housing units Occupied
Public Housing units Occupied - Local Blended Subsidy
Public Housing units Occupied - in Owned Affordable
Public Housing units Occupied - in Tax Credit Affordable
Affordable Housing Units Occupied (excluding PH subsidized)
Affordable Housing Units - Tenant Based Vouchers
Affordable Housing Units - Shelter + Care
Affordable Housing Units - Project Based Vouchers
^
Affordable Housing Units - HUD Multi-Family Project Based
Affordable Housing Units - VASH Vouchers
Affordable Housing Units - Agency Based Rent Assistance
Affordable Housing Units - Section 8 Port In
Affordable Housing Units - Unassisted

2,496
12 - Traditional Public Housing
13

1,923
39

2,496
1,923
39

14 - Public Housing in Affordable Owned
64
15 - Public Housing in Tax Credit Affordable
470

64
470
3,315

16
17
18
19
20
21
22
23

Special Needs
Special Needs Units **
Special Needs (Shelter Beds)
Total Households Occupying Housing Units
Total Housing Supports Provided to Household
Household Occupying Affordable Unit/Receiving Home Forward Rent Assistance
Total Households Served

3,315

530
152
352
482
41
56
1,702

530
152
352
482
41
56
1,702
526

526

290
236

290
236
6,337

2,496

3,841

16,089
(1,131)
14,958

10,190

5,899
(1,131)
4,768

10,190

Notes:
^

**

Consists of Grace Peck Terrace, Multnomah Manor, Plaza Townhomes, Rosenbaum Plaza, St. Johns Woods, Unthank Plaza
Special Needs are physical units as occupancy levels that are not reported to Home Forward by service providers master leasing these properties.
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Total Households Served: Rent Assistance and Occupied Housing Units March 2012
Households Receiving Rent Assistance
Only ^^, 8,621 , 58%

Households Receiving Rent
Assistance and Occupying
Affordable Housing Units ,
1,131 , 7%
Special Needs Units **, 290 , 2%
Affordable Housing Units Occupied HUD Multi-Family Project Based
Subsidized ^, 482 , 3%

Affordable Housing Units Occupied Unassisted, 1,702 , 11%

Public Housing Units Occupied *, 2,496
, 17%

Special Needs (Shelter Beds), 236 , 2%

Total Households Served 14,958

^ Consists of Grace Peck Terrace, Multnomah Manor, Plaza Townhomes, Rosenbaum Plaza, St. Johns Woods, Unthank Plaza
* Includes Local Blended Subsidy
^^ Includes Section 8 and Short Term Rent Assistance Programs.
** Special Needs are physical units as occupancy levels that are not reported to Home Forward by service providers master leasing these properties.
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Home Forward - Dashboard Report For March of 2012
Property Performance Measures
1

40

40

0

1

0

15

15

10

0

0

40

Occupancy

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

Number of
Properties
38
2
8
48
6
12
18
19
37
-10
75
33
2
110

Physical
Units
1,993
65
472
2,530
496
1178
1,674
2,266
3,940
-537
5,933
290
236
6,459

Rentable
Units
1,974
65
472
2,511
496
1,178
1,674
2,266
3,940
-537
5,914
290
236
6,440

Subsidy
Revenue

Total
Revenue

Vacant
Units
31
1
2
34
14
28
42
49
91
-3
122

Occupancy
Percentage
98.4%
98.5%
99.6%
98.6%
97.2%
97.6%
97.5%
97.8%
97.7%
97.9%

Studio/SRO
512
0
75
587
72
312
384
851
1,235
-75
1,747

1 Bdrm
846
15
146
1,007
229
311
540
585
1,125
-161
1,971

2 Bdrm
370
40
126
536
104
398
502
451
953
-166
1,323

Unit Mix
3 Bdrm
255
10
70
335
91
138
229
222
451
-80
706

4 Bdrm
10
0
48
58
0
19
19
140
159
-48
169

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

Total
1,993
65
472
2,530
496
1,178
1,674
2,266
3,940
-537
5,933

* property/unit counts also included in Affordable Housing Count

Financial

Fiscal YTD ending 12/31/2011

Per Unit Per Month
Nine months ending 12/31/2011
Property
Revenue

Public Housing
Affordable Owned
Tax Credit Partnerships

$250.38
$594.66
$542.18

$353.58
$208.34
$56.44

$603.96
$803.00
$598.62

Operating
Expense
w/o HMF
$501.17
$489.02
$364.07

HAP
Management
Fees (HMF)
$94.62
$9.20
$13.83

NOI
$8.18
$304.78
$220.72

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

Properties
22
18
19

Units
1,102
1,674
2,266

Properties
16
0
0

Units
891

12/31/11
# of
# of
Properties
Properties not
meeting Debt
meeting DCR
Coverage
10
11

3
6

# of
Properties
DCR Not
Applicable
4
3

Public Housing Demographics

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

# of
Households
501
1,131
473
210
61
4
2,380

20
2
777
397
55
3
1,254

Households
% of
Average
Households
Family Size
21.1%
2.2
47.5%
1.6
19.9%
1.8
8.8%
2.3
2.6%
2.7
0.2%
2.3
100.0%
1.9

90.9%
9.1%
12.7%
6.5%
0.9%
0.0%
120.2%

2.6
2.0
2.5
2.5
2.1
1.7
2.5

Average Unit
Size
1.7
1.4
1.5
1.8
2.0
1.8
1.5

2.3
2.0
1.7
1.8
1.7
1.3
1.8

Adults no
Children
10.5%
37.9%
14.4%
4.9%
1.3%
0.0%
69.0%

% Family Type (head of household)
Family with
Elderly
Disabled
Children
Not Elderly
10.6%
0.4%
6.7%
9.6%
12.4%
26.1%
5.5%
6.5%
8.4%
3.9%
2.4%
2.3%
1.2%
0.2%
0.5%
0.1%
0.0%
0.0%
31.0%
21.9%
44.0%

4.5%
0.0%
0.8%
0.6%
0.1%
0.0%
6.1%

9.1%
0.0%
3.9%
1.4%
0.2%
0.0%
14.6%

Black African
American
6.2%
11.1%
4.2%
2.6%
0.8%
0.1%
25.0%

White
9.5%
28.8%
12.7%
4.2%
0.8%
0.0%
56.0%

Race % (head of household)
Native
Hawaiian/
Asian
American
Pacific Islnd
0.6%
0.3%
0.3%
2.0%
2.0%
0.4%
0.5%
0.7%
0.1%
0.4%
0.1%
0.1%
0.1%
0.2%
0.0%
0.0%
0.0%
0.0%
3.6%
3.2%
1.0%

40.9%
22.7%
0.0%
4.5%
4.5%
0.0%
4.0%
6.1%
0.3%
2.5%
2.5%
0.3%
0.4%
0.4%
0.1%
0.0%
0.0%
0.0%
52.3%
36.2%
0.6%
* Race and enthnicity are not required fields on the

0.0%
0.0%
0.0%
0.0%
1.0%
0.1%
0.4%
0.1%
0.1%
0.0%
0.0%
0.0%
1.5%
0.2%
Waitlist Application in Yardi

Hispanic/ Latino
4.1%
3.3%
1.6%
1.3%
0.6%
0.0%
11.1%

0.0%
0.0%
1.0%
0.6%
0.1%
0.0%
1.7%

Not Reported
27.3%
0.0%
0.2%
0.2%
0.0%
0.0%
27.7%

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

271
6
74
27
1
1,476
1,308
9.2
4
6
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Home Forward - Dashboard Report For March of 2012
Rent Assistance Performance Measures
Utilization and Activity

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

Vouchers
Available
6,753
1,356
512
8,621

Vouchers
Paid
6,483
1,310
482
8,275

Current Month Status
HUD Subsidy
Average
Utilization
Voucher
Over(Under)
Percentage
Cost
Utilized
96%
$588
-$242,646
97%
$515
-$138,568
94%
$418
96%
$566
-$381,214

Current Month Activity
Remaining
Waiting List
Size
985

Waiting List
Names
Pulled
6

New Vouchers
Leased
13
11
16
40

Average
Voucher
Cost
$604
$555
$418
$585

Calendar Year To Date
HUD Subsidy
Over(Under)
New Vouchers
Utilized
Leased
-$466,829
66
-$164,971
39
$1,208
48
-$630,592
153

Vouchers
Terminated
29
112
8
149

Voucher
Inspections
Completed
689
74
108
871

Utilization
Percentage
94%
97%
94%
94%

Black

White

Native

Asian

Hawaiian/

Hispanic

3.7%
11.7%
11.0%
8.3%
1.6%
0.1%
36.4%

3.9%
18.2%
16.9%
9.3%
1.1%
0.1%
49.6%

0.3%
1.3%
0.8%
0.3%
0.1%
0.0%
2.8%

0.2%
2.3%
1.8%
1.3%
0.1%
0.0%
5.8%

0.1%
0.2%
0.2%
0.1%
0.0%
0.0%
0.6%

0.3%
1.7%
1.6%
1.2%
0.2%
0.0%
4.9%

Vouchers
Terminated
104
143
39
286

Demographics

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

# of
Households
514
2,140
1,965
1,241
191
15
6,066

Households
% of
Average
Households
Family Size
8.5%
1.6
35.3%
1.8
32.4%
2.5
20.5%
3.2
3.1%
3.9
0.2%
4.1
100.0%
2.4

Average Unit
Size
1.7
1.9
2.2
2.6
2.9
3.1
2.2

Adults no
Children
6.4%
23.4%
16.4%
6.0%
0.7%
0.1%
53.0%

% Family Type (head of household)
Family with
Elderly
Disabled
Children
Not Elderly
2.0%
0.3%
0.5%
11.9%
8.1%
13.6%
16.0%
7.3%
11.5%
14.4%
3.0%
4.7%
2.5%
0.2%
0.4%
0.2%
0.1%
0.0%
47.0%
19.0%
30.8%

Race % (head of household)

359
280
171
172
3

36.4%
28.4%
17.4%
17.5%
0.3%

2.3
1.9
2.4
2.5
3.0

1.2%
3.6%
2.5%
2.1%
0.0%

10.3%
13.2%
5.2%
4.1%
0.1%

17.7%
9.2%
5.2%
6.7%
0.1%

11.9%
14.9%
9.8%
8.2%
0.2%

1.9%
1.0%
0.5%
0.7%
0.0%

1.4%
1.8%
1.1%
0.8%
0.0%

0.6%
0.2%
0.1%
0.1%
0.0%

1.3%
0.6%
0.5%
0.6%
0.0%

Not Reported
1.5%
0.7%
0.2%
0.4%
0.0%

985

100.0%

2.3

9.4%

32.8%

39.0%

44.9%

4.1%

5.1%

1.0%

3.0%

2.8%

# Events

# Event
Attendees

437

1841

Escrow $
Forfeited

Avg Annual
Earned Income
Increase Over
Last Year

Short Term Rent Assistance

Shelter Plus Care
Short Term Rent Assistance

# of
Households
Participating
570
474

$ Amount of
Average Cost
Assistance
per Household
Provided
$320,195
$562
$282,246
$595

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

Resident Services Coordination

GOALS Program

Public Housing

Public Housing

Public Housing
Section 8

Households
Served/
Participants

Monthly
Funding
Amount

68

$27,963

# HH
Stabilized

# HH
Transitioned

74

# of
Participants
69
164
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Average Funds
per Participant
$411

24

Health and
Safety
Stabilized
98

Unduplicated
Number
Served
485

Escrow $
Held

New
Enrollees

# of
Graduates

5
0

0
5

$96,555
$493,818

16

Support
System
Enhanced
66

Escrow $
Disbursed

Terminations
or Exits

Crisis
Intervention

$1,187
$14,529

1
1

$0
$0

$4,070
$1,018
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Home Forward - Dashboard Report For March of 2012
Agency Financial Summary
Nine months ending 12/31/2012

Month

Subsidy Revenue
Grant Revenue
Property Related Income
Development Fee Revenue
Other Revenue
Total Revenue
Housing Assistance Payments
Operating Expense
Depreciation
Total Expense
Operating Income
Other Income(Expense)
Capital Contributions
Increase(Decrease) Net Assets
Total Assets
Liquidity Reserves

Fiscal Year to
Date

Prior YTD

Increase
(Decrease)

$6,457,381
$455,793
$1,216,677
$0
$301,721
$8,431,572

$59,223,687
$7,559,903
$11,211,982
$185,368
$2,889,755
$81,070,695

$59,620,942
$7,763,951
$10,816,104
$3,149,865
$2,465,867
$83,823,503

($397,255)
($204,047)
$395,878
($2,964,497)
$423,889
($2,752,809)

$5,511,843
$3,221,240
$1,123,499
$9,856,582
-$1,425,010

$48,937,133
$30,006,636
$6,094,413
$85,038,182
-$3,967,488

$47,359,019
$28,682,293
$4,539,773
$80,581,086
$3,242,417

$1,578,114
$1,324,343
$1,554,640
$4,457,096
($7,209,905)

-$164,928
-$353,496
$691,468
$8,325,032
-$898,469
$4,004,049
$361,641,704 $361,641,704
$25,059,630 $25,059,630

$712,970 ($1,066,466)
$13,329,857 ($5,004,825)
$17,285,245 ($13,281,196)
$356,905,937 $4,735,767
$17,967,431 $7,092,199

Development/Community Revitalization
New Development / Revitalization
Bud Clark Commons *
Stephens Creek Crossing ***
Madrona Place **
Lifeworks Northwest

Units
130
122
45
29

Construction
Start
Nov-09
Aug-12
Oct-10
Apr-13

88
281
10
151
30
80
80
80
76
tbd

Jul-11
tbd
Oct-11
Apr-11
May-12
Dec-11
Jun-12
Nov-11
Feb-12
tbd

Capital Improvement
Ainsworth
Tower Trio (GMW)
Shrunk Tower - Window Replacement
FAM4
Dekum Court - Siding Replacement
Holgate House - Water Heater
Holgate House - Roof replacement
Holgate House - Emergency Generator
Rosenbaum - Kitchen Addition
Misc Upgrades

Construction
Current
Total
End
Phase
Cost
Post Construction $46,951,074
May-11
Feb-14
Pre Construction $52,779,058
Post Construction $4,566,487
Aug-11
Sep-14
Concept
$9,736,126

Cost Per
Unit
$361,162
$432,615
$101,477
$335,728

Post Construction $2,015,381
Concept
$38,528,000
Post Construction
$198,015
Construction
$5,772,365
Concept
$221,251
Preconstruction
$85,000
Concept
$182,457
Construction
$120,000
Predevelopment
$180,796
tbd
$452,200

$22,902
$137,110
$19,802
$38,228
$7,375
$1,063
$2,281
$1,500
$2,379

Nov-11
tbd
Dec-11
Jan-12
Sep-12
Feb-12
Aug-12
Dec-11
Apr-12
tbd

Legend
* Formerly known as Resource Access Center
** Formerly known as Jeanne Anne
*** Formerly known as Hillsdale Terrace
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RESOLUTIONS
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Resolution 12-04-01 will be available at the Board meeting
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STAFF REPORT

To:

From:

Board of Commissioners

Date:

April 17, 2012

Mike Andrews, Director,
Development and Community
Revitalization

Subject:

Resolution 12-04-02

Patrick Rhea, Senior Project
Manager, Construction Services

The Board is requested to approve Resolution 12-04-02 to authorize the Executive
Director to execute two Modifications to the Construction Manager/General Contractor
(CM/GC) contract for the Stephens Creek Crossing redevelopment. The first Modification
includes the public infrastructure site work. The second modification is for private
infrastructure site work and shoring. The public infrastructure considers work within the
City of Portland right-of-way and the private infrastructure considers work within the
property line of the old Hillsdale Terrace site.
Background
In May 2011, Home Forward was notified by HUD that its application for an $18.5 million
HOPE VI Grant to redevelop Hillsdale Terrace was successful. In June of 2011, the Board
authorized acceptance of the Grant and execution of the Grant Agreement (Resolution 1106-10).
The $18.5 million HOPE VI Grant will be combined with other sources to fund a $ 47.3
million redevelopment project. Total project cost is inclusive of relocation, community and
supportive services, land, and soft and hard costs. The financing plan anticipates use of
both 4% and 9% Low-Income Housing Tax Credits; tax-exempt bonds; HOPE VI funds;
funds from the City of Portland; funds from the Public Housing Preservation Initiative and
funds raised by Habitat for Humanity.
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On March 16, 2010, the Contract Review Board of Home Forward adopted findings, as
required by Home Forward’s Purchasing and Contracting Rules, prior to initiation of a
Construction Manager/General Contractor (CM/GC) selection process. A Request for
Proposal was issued via public advertisement resulting in the receipt of two proposals.
The evaluation committee reviewed the written proposals and conducted interviews with
both proposers. At the conclusion of the interviews, R&H/Colas (RHC) was selected as
the top ranked proposer. Resolution 11-09-06 recommended award of a CM/GC
contract and was approved by the Board on September 20, 2011.
Process
The request to approve construction for the infrastructure is the second in a series of four
resolution requests to be presented to the Board. Previously, the Board approved a
resolution to abate and demolish the existing Hillsdale Terrace units and the newly
acquired duplexes. The infrastructure effort includes the following scopes:

Shoring

Mass grading of the site: import and export material

Removing and decommissioning the existing utilities

Installing “wet” utilities including the storm system, domestic water and fire
water

Paving and curb and gutter
This work does not include landscaping, site concrete, site electrical or furnishings.
To align costs to the sources of project funding, the infrastructure work needs to be
divided into public and private allocations, thus the two modifications that are the subject
of this memo. The source of funds for the public infrastructure is the Portland Housing
Bureau and a Community Development Block Grant garnered from the City. The private
infrastructure is sourced by the HOPE VI grant and Home Forward’s Public Housing
Preservation Initiative. The private infrastructure phase of the work was further divided into
two separate bid phases: 1) shoring only and 2) the remaining of the infrastructure as
described above.
MWA Architects developed bid documents for the public and private infrastructure in
January 2012. These documents were released to R&H Colas (RHC) to advertise publicly
in the form of a Request For Proposal (RFP). The purpose of accepting proposals was to
receive bid numbers earlier than scheduled, allow the low bidder an opportunity to develop
value engineering solutions to lower the overall cost and provide a means to further Target
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Business participation. The RFP was crafted allowing points to be awarded to the
proposers that best met those objectives of price, value engineering and target
businesses.
Prior to the receipt of proposals extensive outreach was conducted in the Minority,
Women-owned and Emerging Small Business community. RHC conducted outreach at
associations such as the Oregon Association of Minority Entrepreneurs (OAME) and the
National Association of Minority Contractors of Oregon (NAMCO), as well as targeted
advertising in community publications. RHC utilized their outreach coordinator, Artharee
and Associates to further dialogue with as many Target Businesses as possible.
Five proposals for the public and private infrastructure work were received on February 29,
2012. The RHC team went through almost two weeks of due diligence attempting to
ensure responsiveness, equalize scope, price and participation. Two interviews were held
with each proposer. The outcome of this process led to a recommendation of using M&M
Construction (M&M). M&M is an Emerging Small Business and will be performing a
majority of the work; however the team will also include firms for plumbing and trucking.
Therefore, this subcontract will equal 100% target business participation (overall
participation will be less in the Guaranteed Maximum Price (GMP).
Subsequent to MWA issuing bid documents for the bulk of the infrastructure, bid
documents for shoring only were released to RHC. The reasoning behind separating the
shoring bid is that the shoring design required specialized design and the pool of firms
bidding this work is limited. In addition, the turnaround time to submit a bid for this work is
much shorter. The staggered release allowed for better development of the design and
allowed the RHC team a dedicated due-diligence effort to secure a prime infrastructure
subcontractor.
PHASE II CONSTRUCTION SUMMARY RESULTS
Public Infrastructure:
Budget:
GMP MOD No. 3
Difference

$646,047
$882,578
$236,532 over budget

Target Business Participation
Section 3 Business Participation
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Private Infrastructure:
Budget:
Infrastructure
Shoring

GMP MOD No. 4
Infrastructure
Shoring

Difference
Combine MOD 3 & 4

$3,978,809
$ 935,000
$4,913,809

$3,936,389
$ 706,972
$4,643,361
$ 270,448 under budget
$ 33,916 under budget

Target Business Participation
Section 3 Business Participation

70%
6%

Current Contract Amount
Pre-Construction Services
Abatement & Demolition
Current Contract Amount:

$65,350
$1,064,526
$1,129,876

GMP MOD 3
GMP MOD 4

$4,643,361
$ 882,578

Revised Contract Amount

$6,655,815

Budget Implications and Financial Impact on Home Forward
The summation of the GMPs are within 1% of the budget for infrastructure. The overall
construction budget remains unaffected at $30.3 million. Funds for the modifications are
available from the Portland Housing Bureau, the Community Development Block Grant,
the HOPE VI grant and Home Forward via PHPI.
The large over run for the Public Infrastructure can be attributed to two main conditions: 1)
under-estimating the costs to relocate large storm and sewer lines that run down the
middle of the site and 2) the depth of the relocated lines increased significantly from the
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previous estimate. At this time the construction team is working with the civil engineer to
raise the relocated lines which could decrease the cost by $100,000.
Risks and Opportunities
There is risk inherent in developing a large site such as Stephens Creek Crossing.
Weather can play a major factor in construction and scheduling, and unknown conditions
can occur. The team has taken a couple of steps to mitigate the risks. In order to double
the number of units on the existing site, most of the side embankments need to be cut
away and moved into the middle. To accomplish this, the contractor needs to install
shoring along the perimeter. There are several methods to do this. The team decided to go
with a steel pile and lagging system, which will allow construction to proceed in almost any
weather. Another approach utilized by the construction team includes an allowance to
import several thousand yards of crushed rock. This will mitigate the problem of using the
existing soil that might not hold up in the weather and will allow a better surface to work on
as construction progresses. Also, the existing soil would have to be treated with tons of
cement just to make it workable. With the rock, this effort will be avoided. These
modifications are also carrying a sizable contingency inside the GMP.
The opportunity to work with the CM/GC on its economic participation plan well in
advance of bidding and the RFP was a key to our success with equity goals. Advance
planning will also allow time to coordinate labor needs with workforce pre-apprenticeship
class schedules to make sure labor is available when construction starts, and it will allow
target businesses time to prepare for bidding the work.
Conclusion/Recommendation
Staff recommends approval of Resolution 12-04-02.
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RESOLUTION 12-04-02
RESOLUTION 12-04-02 AUTHORIZES THE EXECUTIVE DIRECTOR TO EXECUTE
MODIFICATIONS TO THE PRE-CONSTRUCTION SERVICES CONTRACT THAT WILL
ALLOW PRIVATE AND PUBLIC INFRASTRUCTURE WORK TO COMMENCE
WHEREAS, in March 2010, with the approval of the Contract Review Board of Home
Forward (then the Housing Authority of Portland), the Development and Community
Revitalization Department initiated a Construction Manager/General Contractor selection
process to select a contractor for the Hillsdale Terrace redevelopment; and
WHEREAS, in June 2011, Home Forward finds that the response of R&H/Colas
Construction LLC, combined with their performance on similar projects, including an
effective plan for including Target Businesses, Workforce Training and Hiring opportunities,
and hiring of Section 3 residents in the execution of the work conforms to Home Forward’s
requirements; and
WHEREAS, in August 2011, Home Forward and R&H/Colas Construction executed a preconstruction services agreement in the amount of $ 65,350; and
WHEREAS, Home Forward and R&H/Colas Construction will execute Modifications for A)
Public Infrastructure development in the amount of $882,578 and B) Private Infrastructure
development in the amount of $4,643,361; and
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby authorizes the Executive Director to execute the following Public and
Private Infrastructure Modifications with R&H/Colas Construction:
a. Modification 03 in an amount not to exceed $882,578
b. Modification 04 in an amount not to exceed $4,643,361
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ADOPTED: APRIL 17, 2012
Attest:

Home Forward:

Steven D. Rudman, Secretary

Harriet Cormack, Chair
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