January board business will advance our partnership with LifeWorks NW to create a
residential treatment facility paired with permanent apartments.

Board of Commissioners Meeting
Location:

Home Forward
135 SW Ash Street
Portland, OR 97204
Date & Time:

January 15, 2013
6:15 PM
homeforward.org

PUBLIC NOTICE:

Home Forward
BOARD OF COMMISSIONERS
will meet on
Tuesday, January 15, 2013
At 6:15 pm
At Home Forward
135 SW Ash Street, Portland
6th Floor Columbia Room
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MEMORANDUM

To:

Community Partners

Date:

From:

Steve Rudman, Executive Director

Subject:

January 9, 2013
Home Forward Board of
Commissioners January Meeting

The Board of Commissioners of Home Forward will meet on Tuesday, January 15, 2013 at
Home Forward’s Offices, 135 SW Ash, Portland, in the Columbia Room on the 6th Floor, 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, January 11, 2013.
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AGENDA
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BOARD OF COMMISSIONERS MEETING
HOME FORWARD – NEW MARKET WEST
6TH FLOOR – COLUMBIA ROOM
135 SW ASH
PORTLAND, OREGON
January 15,
15, 2013
2013 6:15 PM

WELCOME
COME
INTRODUCTION AND WEL
PUBLIC COMMENT
General comments not pertaining to specific resolutions. Any public comment regarding a
specific resolution will be heard when the resolution is considered.
MISSION MOMENT
Topic

Presenter
Chris Connell
Russ Baker

Staff Award Winners

CONSENT CALENDAR
Following Resolutions:
1313- 01
01

Topic
Authorize an Amendment to an
Existing Professional Services
Agreement with Coraggio Group

Presenter/POC
Peter Beyer
Rebecca Gabriel

MEETING MINUTES
Topic
Minutes of December 18, 2012 Board of Commissioners Meeting
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Phone #
503.802.8538
503.802.8502

REPORTS
REPORTS / RESOLUTIONS
Following Reports and Resolutions:
1313- 01

Topic

Presenter/POC

Phone #

REPORT

Executive Director’s Report

Michael Buonocore

503.802.8423

02

Ratification of an Executed
Memorandum of Understanding
Between Home Forward and
LifeWorks NW for
f or the Development
of the Beech Street Site

Mike Andrews
April Berg
Mary Monnat

503.802.8507
503.802.8326

03

Authorize LifeWorks
LifeWorks NW
Development Services Contract with
Gerding Edlen for Beech Street

Mike Andrews
April Berg

503.802.8507
503.802.8326

04

Authorize
Authorize ProjectProject- Based Assistance
Contract for Beech Street
Apartments

Mike Andrews
Theresa Auld

503.802.8507
503.802.8319

05

Authorizes Exemption From
Competitive Bidding R equirements
for a Contract(
ontract(s) to Renovate
Towers
owers G roup 1 – Gallagher,
allagher,
Hollywood East and Northwest
Towers
owers and A nnex

Mike Andrews
Cinna’mon Williams

503.802.8507
503.802.8541

06

Authorizes Exemption From
Competitive Bidding R equirements
for a Contract(
ontract(s) to Renovate
Towers
owers G roup 2 – Sellwood

Mike Andrews
Cinna’mon Williams

503.802.8507
503.802.8533

REPORT

Permanent Supportive Housing
Update

Dianne Quast
Rachael Duke

503.802.8338
503.280.4001

REPORT

Payment Standards Update

Jill Riddle

503.802.8565

Recognize Shelli Romero

Harriet Cormack
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ADJOURN
EXECUTIVE SESSION
The Board of Commissioners of Home Forward will meet in Executive Session pursuant to
ORS 192.660(2) on Tuesday, January 15, 2013, preceding their regularly scheduled Board of
Commissioners meeting. The executive session is being called to discuss a real property
transaction, pursuant to ORS 192.660(2)(e). Only representatives of the news media and
designated staff may 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
COMMISS IONERS
The next Board of Commissioners meeting will be Tuesday, February 19, 2013 at 6:15 PM.
This meeting will take place at Home Forward’s Hollywood East building, 1605 NE 45th,
Portland, Oregon.
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CONSENT CALENDAR
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Rebecca Gabriel, Director of
Business Services

Subject:

Peter Beyer, Chief Financial
Officer

January 15, 2013
Authorizing an Amendment to an
Existing Professional Services
Agreement with Coraggio Group
for Organizational Assessment
Work
Resolution 13-01-01

The Board of Commissioners is requested to authorize an amendment to an existing
professional services agreement for organizational assessment work conducted by
Coraggio Group/Pyramid Communications. This amendment requests an additional
$60,000 to the original contract, for a new contract not-to-exceed total of $150,000. This
will take the total contract amount above the formal threshold of $100,000 and, therefore,
requires Board approval in order to adhere to our Public Contracting Rules.
This activity supports Strategic Operations Plan Goal 4: We will increase efficiency and
embrace our new identity by transforming the organizational structure and culture. It
specifically supports Priority Initiative 1: Complete a contracted organizational assessment
that identifies potential efficiencies and structural realignment, then implement selected
recommendations.
ISSUE
The Coraggio Group/Pyramid Communications (Coraggio) was hired in June 2012 to
conduct an organizational assessment of Home Forward. Coraggio was selected from
three proposers and the original scope of work was expected to take place from July 2012
to December 2012 at a cost not-to-exceed $90,000.
During the engagement, Coraggio conducted 9 one-on-one internal interviews, 3 insight
workshops, 5 focus groups, an all-staff survey (194 respondents) and 9 benchmarking
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interviews with top tier housing authorities. The original contract anticipated work being
completed by December 2012.
Home Forward leadership proposes to take additional time and consultation with Coraggio
to more fully consider the array of findings, which touch on organizational culture,
structure, leadership and process. In particular, Coraggio is working with staff to prioritize
and contextualize the findings into the Strategic Operations Plan framework. While the
cost and scope can still be contained, staff hopes to further use Coraggio’s expertise in
mining the findings of the assessment, and to leave open the possibility to have them help
with implementation planning.
Craig Trames, principal at Coraggio Group, will join us for the February Board of
Commissioners retreat to brief the board on the findings of their assessment and the
implications for Home Forward.
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RESOLUTION 1313- 0101- 01
RESOLUTION 1313- 0101- 01 AUTHORIZES HOME FORWARD TO AMEND A
PROFESSIONAL SERVICES AGREEMENT WITH THE CORAGGIO GROUP/PYRAMID
COMMUNICATIONS TO PROVIDE AN ORGANIZATIONAL ASSESSMENT
WHEREAS,
WHEREAS Home Forward of Portland, Oregon, in June 2012, entered into a contract, of
less than $100,000, with Coraggio Group/Pyramid Communications (Coraggio) to conduct
an organizational assessment; and
WHEREAS,
WHEREAS the work needed to complete the project and help Home Forward
management develop strategies and priorities requires additional time and consultation on
the part of Coraggio; and
WHEREAS,
WHEREAS the completion date of the final report from Coraggio has been extended from
December 2012 to March 2013; and
WHEREAS,
WHEREAS Coraggio may assist management with implementation of recommendations
from the final report as well as provide additional consultation as needed; and
WHEREAS,
WHEREAS a professional services contractual agreement in excess of $100,000 requires
Board approval prior to execution by the Executive Director.
NOW, THEREFORE, BE IT RESOLVED,
RESOLVED that the Board of Commissioners of Home
Forward authorizes the Executive Director to amend the professional services agreement
with Coraggio for a new contract total up to $150,000.
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ADOPTED:
JA NUARY 15, 2013
ADOPTED: JANUARY
Attest:

Home Forward:

______________________________
Steven D. Rudman, Secretary

______________________________
Harriet Cormack, Chair
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MINUTES
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BOARD OF COMMISSIONERS MEETING
HOME FORWARD
AVE,,
MARTHA WASHINTGON – 1115 SW 11TH AVE
PORTLAND, OR 97204
18,, 2012
December 18
COMMISSIONERS PRESENT
Chair Harriet Cormack, Vice Chair David Widmark, Chair Emeritus Lee Moore,
Commissioners Gretchen Kafoury, Benita Legarza, Brian Lessler and David Kelleher
STAFF PRESENT
Steve Rudman, Michael Buonocore, Mike Andrews, Martha Armstrong, April Berg, Peter
Beyer, Betty Dominguez, Chris Hughson, Pamela Kambur, John Keating, Rachel Langford,
Julie Livingston, Shelley Marchesi, Dianne Quast, Melissa Richardson, Jill Riddle, Todd
Salvo, Melissa Sonsalla, Celia Strauss, Julius Yu
Chair Cormack convened the meeting at 6:15 PM.
PUBLIC COMMENT
No attendee requested to make public comments.
MISSION MOMENT
Pamela Kambur spoke with the Board about the work of the Resident Advisory
Committee. The committee currently has 15 members, comprised of Section 8 voucher
holders and public housing residents. Commissioner Legarza serves as co-chair.
The group has worked on consensus building and is currently focusing on work to bridge
the digital divide. This project focuses on making internet and computer access viable for
low-income families. The group is planning on holding pilot programs at two properties Williams Plaza and Tillicum East.
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Pamela introduced two members of the Resident Advisory Committee: Maria Fleischman
and Trish Baker. Trish Baker said the committee is valuable. It creates a stronger
connection between administration and Home Forward residents. Projects such as the
pilot computer project and bed bug project will make a difference in the quality of life of our
fellow residents. She said the committee gives residents the opportunity to tackle
situations that could otherwise become negative.
Maria Fleischman said she has been a member of the committee for a year and a half, and
has gained a better understanding of policies around housing and how housing resources
are used.
Chair Cormack thanked the Resident Advisory Committee members for their presentation
and their valuable service.
MEETING MINUTES
Minutes of November 7, 2012
Commissioner Kafoury moved to adopt the minutes of the November 7, 2012, Board
action at the work session, as presented in the evening's materials. Commissioner
Kelleher seconded the motion.
The vote was as follows:
Chair Harriet Cormack - Aye
Vice Chair David Widmark - Aye
Chair Emeritus Lee Moore - Aye
Commissioner Gretchen Kafoury – Aye
Commissioner David Kelleher - Aye
Commissioner Benita Legarza - Aye
Commissioner Brian
Bria n Lessler - Aye
Minutes of November 20, 2012
Commissioner Kafoury moved to adopt the minutes of the November 20, 2012, Board of
Commissioners meeting, as presented in the evening's materials. Commissioner Legarza
seconded the motion.
The vote was as follows:
Chair Harriet Cormack - Aye
Vice Chair David Widmark - Aye
Chair Emeritus Lee Moore - Aye
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Commissioner
Commissioner
Commissioner
Commissioner

Gretchen Kafoury – Aye
David Kelleher - Abstained
Benita Legarza - Aye
Brian Lessler - Aye

REPORT
REP ORT
Executive Director’s Report
Steve Rudman presented the report to the Board. He thanked the Resident Advisory
Committee members for speaking at tonight's meeting. He said it's great to have
representation from our public housing portfolio, affordable housing portfolio, and rent
assistance and to see leaders emerge. It has been very valuable to have the committee as
a sounding board for policy considerations.
Rudman said tonight will be the first of many actions around the U2 site, as we confirm the
architect firm. We were asked by the County to act as developer for the site and are
working closely with them to make this project exceptional. This neighborhood continues
to improve. Chair Cormack added that the Blanchet House has also come into that
neighborhood and is very nice.
Rudman said he was pleased to highlight an update on the Urban Institute demonstration
project. This project consists of national funding from a group of foundations to look at
housing as a platform to provide intensive services to lower income communities, youth
and adults. Goals are to help families improve their assets, face their challenges and begin
to provide more for themselves. Through this project, we have been able to touch quite a
few families at New Columbia and Humboldt Gardens.
In January, we will talk about results from different ways we are working with landlords and
changes to payment standards in rent assistance, as well as updated information about
the waiting list. The Hollywood East renovation will not be finished by January 15, so the
meeting will be held at New Market West. Rudman reminded the Board that the retreat
would be held February 1 and 2.
Rudman said it’s great to be meeting at the Martha Washington. The building has a great
history, and through working with Central City Concern, provides important services to
people with mental health challenges as well as drug and alcohol addition.
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12-- 12RESOLUTION 12
12- 01
Authorize Contract with ZGF Architects for Professional Design Services for the
Multnomah
Multnomah County Health Department Headquarters
Mike Andrews presented the resolution to the Board. Andrews introduced Peggidy Yates,
the project manager from Multnomah County. Also in attendance were Mo Walker and
KaRin Johnson from the Multnomah County Health Department, and Gene Sandoval and
Peter Vandermeulen from ZGF Architects.
Andrews said the impetus for the Multnomah County Health Department headquarters
project began 18 months ago, in discussions to place the building next to the Bud Clark
Commons. Since then, we have taken time to approve a concept and come to
agreements. An intergovernmental agreement between Home Forward and the County
spells out our role as the developer on behalf of Multnomah County. There is also an
agreement between Multnomah County and the City of Portland, and between Multnomah
County and the Portland Development Commission for funding. Broad pieces of the
project have begun to fall into place and the action tonight is a good marker for the start of
the development process.
Andrews described the selection process and said there was strong interest in
development and design work. We received 15 solid proposals and interviewed four firms.
The selection committee, made up of Multnomah County staff, two Home Forward staff
and one consumer of health care, narrowed the recommendations to the selection of ZGF
Architects. Tonight’s resolution would authorize entering into a contract with ZGF
Architects for design services, upon Multnomah County’s approval of that contract.
Peggidy Yates, Head of Strategic Planning and Projects at Multnomah County, introduced
herself as the project manager and point of contact with the County. She said the
Multnomah County Board of Commissioners first approved the plan to move forward last
December, and a lot of work has been done over the last year to begin the project. Now
that the land and initial funding has been secured, it’s time to move into the development
phase. Yates said she was looking forward to working with Home Forward’s team.
Chair Cormack asked to what extent is there an architectural program for the building.
Andrews said that was the first step. Some research has been done on the current
buildings, as well as initial decisions about the County’s desire for the building. We will
continue to work with the County and ZGF to refine the designs.
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Andrews introduced Gene Sandoval from ZGF Architects. Andrews said their proposal
demonstrated healthcare experience, working on large and small health facilities. They
have worked with public sector industries in the city and have offices in Portland.
Sandoval said the proposal was challenging, but allowed them to be more personal in their
approach. He said the selection committee was engaged and prepared. ZGF Architects
started in the 1950’s and today work on hospitals, healthcare buildings and offices around
the country. The firm is excited about this project, and in building an institution that can
provide healthcare to everyone and be the very best facility.
Commissioner Kelleher asked Sandoval if there was anything about the project that
concerned him. Sandoval said the schedule is tight, there is a lot of public process and
it’s important that everything run efficiently. Andrews said each proposing firm offered
schedule and design budgets that were comparable numbers to those ZGF offered.
Chair Emeritus Moore asked how codes and regulations would be worked out with the
City. Yates said code issues will be addressed by the architect and will be subservient to
the City’s codes. Chair Emeritus Moore also asked whose contract process we are using.
Andrews said we will use Home Forward’s contract process. We are the public entity
following those rules.
Commissioner Lessler asked Sandoval for his perspective of the approval process as it
relates to the design schedule. Sandoval said there have been discussions around the
A&E process, which have been open and helpful. Peter Vandermeulen said it is important
to have effective, clear, and thorough communication throughout the process. Over the
next few weeks the County will work to approve the proposal and define a schedule for
future approvals.
Commissioner Kelleher asked for clarity about the role of Home Forward’s Board.
Andrews said we’ve been very clear that the role we play will be on behalf of Multnomah
County. The County is the owner and we are their agent.
Chair Cormack asked if PDC will do design approval. Andrews said PDC will not, but the
City of Portland will. Chair Cormack also asked about the flow of money. Andrews said
funds will flow from the County to Home Forward, and from Home Forward to the vendors.
Chair Emeritus Moore moved to adopt the resolution. Commissioner Lessler seconded
the motion.
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The vote was as follows:
Chair Harriet Cormack - Aye
Vice Chair David Widmark - Aye
Chair Emeritus Lee Moore - Aye
Commissioner Gretchen Kafoury – Aye
Commissioner David Kelleher - Aye
Commissioner Benita Legarza - Aye
Commissioner Brian Lessler - Aye
RESOLUTION 1212- 1212- 02
Authorize the FY2014 Moving
Moving to Work Plan
Betty Dominguez presented the resolution to the Board. The resolution seeks
authorization to submit the FY2014 Moving to Work Plan. Home Forward has been a
Moving to Work agency since 1999. This authority allows us to combine funds and create
programs that are innovative and serve the needs of our local community. In anticipation
of submitting the Plan, Home Forward’s public process included a community stakeholder
meeting, presentation to Resident Advisory Committee, and a public hearing at the
November board meeting.
Commissioner Kafoury moved to adopt the resolution. Commissioner Lessler seconded
the motion.
The vote was as follows:
Chair Harriet Cormack - Aye
Vice Chair David Widmark - Aye
Chair Emeritus Lee Moore - Aye
Commissioner Gretchen Kafoury - Aye
Commissioner David Kelleher - Aye
Commissioner Benita Legarza - Aye
Commissioner Brian Lessler - Aye
REPORT
Urban Institute Funded Services at New Columbia and Humboldt Gardens
Rachel Langford and John Keating presented the report to the Board. Langford said that
Portland, along with Chicago, has been leading the way on implementation of the Urban
Institute project. The goal is to find an effective dual generation model that will help
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families move forward and break the cycle of poverty. Urban Institute is interested in
making national recommendations for policy change.
Langford said 2011 was our planning year and 2012 was the first year of implementation.
We learned a lot, and data shows we need to intensify and focus our services, especially
for kids. We have found we need to make some programmatic shifts, and hire another
case manager to lower case loads from 50 to 35. Programs for kids need to be increased
to 60 hours of case management, including one-on-one meetings, mentoring and
academic monitoring. We have proposed a contract to double the amount of direct
services with our youth contractor, focusing on first to sixth graders. Kids outside of that
age range will be connected with existing resources in the community.
Keating said the case management structure Urban Institute has in mind has been very
intense. We have realized that we will need more time to make significant change.
Funding will only take us through one more year, so we’ve begun a resource development
strategy, working toward at least a third year to accurately demonstrate outcomes.
Kandis Nunn is working with Neighborhood House and will do resource development. The
Paul Allen Foundation has been a supporter, and has just announced they are giving us an
additional $150,000 for case management at New Columbia and Humboldt Gardens. We
have also submitted an application for a $50,000 Bank of America grant. Doctor Popkin,
of Urban Institute is also working on fundraising on a national level.
Chair Cormack asked what the budget is for the total program. Keating said it is
approximately $400,000 per year.
Commissioner Kelleher asked how many kids are involved. Langford said there are 600
individuals participating and just under 400 are children. Almost 150 kids in the first to
sixth grade range.
Chair Emeritus Moore asked about the indices being used. Langford said we are at a
disadvantage from the other sites because they had more data on where their kids started.
Grades and testing are indicators, but we are hoping to focus on homework completion
because that is a regular benchmark that can be monitored.
Keating said some baseline data work was done at the beginning of project. We are now
collecting report cards, so that we can see where kids are going. We are very fortunate
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that the schools have been welcoming to us. This has been especially important at
Humboldt Gardens, where we have a number of schools the children attend.
RESOLUTION 1212- 1212- 03
Authorize an Amendment to an
an Existing Professional Services Agreement with Joy
DeGruy Publications for Youth Case Management Services
Rachel Langford and John Keating presented the resolution to Board. Keating said
tonight’s resolution would authorize amending the current contract with our youth
contractor to double the amount of direct services provided.
Commissioner Kafoury moved to adopt the resolution. Commissioner Legarza seconded
the motion.
The vote was as follows:
Chair Harriet Cormack - Aye
Vice Chair David Widmark - Aye
Chair Emeritus Lee Moore - Aye
Commissioner Gretchen Kafoury – Aye
Commissioner David Kelleher - Aye
Commissioner Benita Legarza - Aye
Commissioner Brian Lessler - Aye
RESOLUTION 1212- 1212- 04
Authorize Pay Off of Richmond Place Commercial Loan
Dianne Quast and Chris Hughson presented the resolution to the Board. Quast said our
master lease portfolio generally consists of smaller properties with covenants attached to
serve particular populations. We manage physical aspects of the properties, and master
lease to service agencies to provide day-to-day oversight and services. In a review of the
portfolio, staff found the opportunity to retire a few smaller loans, and pay off this loan on
Richmond Place with our reserves.
The financing is on the commercial parcel of the building, separate from residential. The
$400,000 loan is at 9.3% interest, above market rate. We are looking at using reserves to
pay off the loan and retarget savings back into reserves. Savings would repay in about
two years, and pay off would avoid the three year balloon.
Commissioner Lessler moved to adopt the resolution. Commissioner Kafoury seconded
the motion.
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The vote was as follows:
Chair Harriet Cormack - Aye
Vice Chair David Widmark - Aye
Chair Emeritus Lee Moore - Aye
Commissioner Gretchen Kafoury - Aye
Commissioner David Kelleher - Aye
Commissioner Benita Legarza - Aye
Commissioner Brian Lessler - Aye
RESOLUTION 1212- 1212- 05
Recognize Chief Financial Officer Todd Salvo
Chair Cormack presented the resolution for recognition of Chief Financial Officer Todd
Salvo to the Board. Chair Cormack said she had a couple of different occasions last week
to participate and hear from coworkers about Todd's devotion and talent. Chair Cormak
read the resolution aloud.
Commissioner Kafoury moved to adopt the resolution. Commissioner Lessler seconded
the motion.
The vote was as follows:
Chair Harriet Cormack - Aye
Vice Chair David Widmark - Aye
Chair Emeritus Lee Moore - Aye
Commissioner Gretchen Kafoury - Aye
Commissioner
Commissioner David Kelleher - Aye
Commissioner Benita Legarza - Aye
Commissioner Brian Lessler - Aye
Salvo expressed his thanks and admiration to the Board. He said the Board’s guidance
and support has been an inspiration. Salvo expressed confidence in Peter Beyer, who
would be moving into the Chief Financial Officer role.
ADJOURN
There being no further business, Chair Harriet Cormack adjourned the meeting at 7:38
PM.
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EXECUTIVE SESSION
The Board of Commissioners of Home Forward did not meet in Executive Session
pursuant to ORS 192.660(2).
Attached to the Official Minutes of Home Forward are all Resolutions adopted at this
meeting, together with copies of memoranda and material submitted to the
Commissioners and considered by them when adopting the foregoing
foregoing resolutions.
Celia M. Strauss
Recorder, on behalf of
Steven D. Rudman, Secretary

ADOPTED: JANUARY 15,
15, 2013
Attest:

Home Forward:

_____________________________
Steven D. Rudman, Secretary

_____________________________
Harriet Cormack, Chair

10
Home Forward
Board of Commissioners
January 2013

EXECUTIVE
DIRECTOR’S
REPORT
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

January 15, 2013

Michael Buonocore,
Deputy Executive Director

Subject:

Executive Director’s Report

Dear Commissioners:
I am filling in for Steve Rudman this month while he is on what we all hope is a
very relaxing vacation. This report will follow its usual format, with a brief recap of
this month’s board business and highlights from our different operations.
Before starting that, I would like to update you on where things stand for us in
regards to federal funding. Last week, Congress took action on taxes and
extended their self-imposed deadline for dealing with spending to March.
Sequestration – across the board spending cuts that could result in as much as $7
million less in federal funding for us – remains a threat. Without the benefit of
knowing more, we are planning for our budget for the fiscal year starting April
2013 in phases. The first step, underway now, is to prepare a budget assuming
flat revenues. From that point, we will identify and evaluate options in the event
we face funding cuts. Under any scenario, this will be a challenging budget year.
January Board Business
This month we have board business related to two development projects. We also
will report on our involvement with permanent supportive housing and the initial
results of the Housing Choice Voucher program changes we implemented in June
2012. And last, but not least, we say good-bye to Shelli Romero, who is stepping
down after five years of board service.
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•

Mission Moment: Each December we recognize two employees for
outstanding efforts, one for service to our residents, and the second for
all-around excellence. The winners are nominated by fellow employees
and selected by our management team. Russ Baker in our Information
Technology department received our employee of the year award for his
work on rent reform and our online waiting list opening, and Chris
Connell, a 30-year employee in our Real Estate Operations department,
was recognized for his career service to residents. Russ and Chris both
are employees who make a difference each and every day they come to
work.

•

Development Business: We have resolutions related to two development
projects – the Beech St. project we are undertaking in partnership with
LifeWorks NW and the initiative that addresses the significant capital
needs at our public housing high rises. For Beech St., we are ready to
ratify a Memorandum of Understanding we have in place with LifeWorks.
We also have completed work on the development contract between
Home Forward, LifeWorks, and Gerding Edlen and are asking you to
approve the agreement. Finally, we are seeking authorization to use
project-based Section 8 subsidy for the 32 units of permanent rental
housing that we will have alongside LifeWorks’ Project Network facility.
The high rise effort is at an earlier phase: we are asking you to approve
a Construction Manager/General Contractor approach for the first two
groups of buildings we will renovate. This allows us to select the most
qualified contractor using criteria in addition to cost. We also can bring a
partner on at the beginning of the project, which helps us with design
considerations, administrative coordination, scheduling, and budgeting.

•

Permanent Supportive Housing: At our annual planning retreat, we
expect our jurisdictional leaders to share their views on how we might
best support the reset planning for the “10-Year Plan to End
Homelessness” now underway. We support the current plan in several
ways, including administering and contributing to Short Term Rent
Assistance resources and providing permanent supportive housing. At
the board meeting, we will update you on the range of permanent
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supportive housing we offer in our real estate portfolio as prelude to the
retreat discussion we anticipate.
•

Update on Voucher Program Changes: We are finishing our analysis of
the impact of the first six months (June through December 2012) of the
program changes we made to the Housing Choice Voucher program:
increased payment standards in high cost, low-poverty areas; a landlord
incentive for renting units in those same areas; and the option of shorter
initial lease terms. The analysis will be complete in time for us to review
these preliminary results with you at next week’s board meeting.

•

Commissioner Romero: We all will miss Shelli’s presence on the board.
Her perspectives on equity and public process, and her leadership during
our rent reform and rebranding efforts were greatly appreciated by staff.
We wish her the very best as she transitions off the board and know that
she will continue to make a positive difference for our community in all
that she does.

Operations Update
• Equity Assessment: We are working with Artharee and Associates to
evaluate the agency’s efforts on this front and develop three-year
strategies. The work is being led by our Inclusion Council, which has
developed a tool called an inclusion lens to help guide our work.
•

Planning for Emergencies: Hurricane (or Superstorm) Sandy was a
reminder of the importance of emergency response and business
recovery planning. Coincidentally, we had just launched a review of our
business recovery plan, and the property management team is updating
emergency response procedures at all of our public housing high rises.
We are focusing on the high rises because this was the point of most
distress for New York City’s public housing residents in Sandy’s
aftermath.

•

Grant for National Night Out Inclusion: The Southwest Neighborhood
Association awarded us funds on behalf of our residents at Ruth Haefner
to include them in the Bridlemile National Night Out celebration. We are
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very appreciative of their support. This is the first such grant Home
Forward has received.
Upcoming Events
We will not have a work session in February due to our planning retreat on
February 1-2. Our board meeting will be on February 19, 2013 at 6:15 p.m. at our
Hollywood East building, 1605 NE 45 th .
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RESOLUTIONS
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Mike Andrews, Director of
Development

Subject:

April Berg, Assistant Director, of
Development

January 15, 2013
Ratification of an Executed
Memorandum of Understanding
Between Home Forward and
LifeWorks NW for the Development
of the Beech Street Site
Resolution 13-01-02

The Board of Commissioners is requested to ratify an executed Memorandum of
Understanding between Home Forward and Lifeworks NW relative to the development of
the Beech Street site for permanent housing (32 units) owned and operated by Home
Forward and the treatment facility with 35 beds owned and operated by Lifeworks NW.
This activity supports Strategic Operations Plan Goal 2: We will increase the number of
housing units in our community through preservation, development and acquisition. It
specifically addresses Priority Initiative 3: Establish criteria for performance, partnership and
households to be served, and develop 100 new units of housing.
ISSUE
LifeWorks NW (LWNW) is a nonprofit organization that provides addiction and mental
health services in the three-county metro area. LWNW currently operates a program
called Project Network out of a leased facility in North Portland, providing treatment for
parents in recovery who are reuniting with their children.
In anticipation of their lease expiring in September 2014, LWNW has been working with
Gerding Edlen Development (GED) and Home Forward to develop a new treatment facility
and adjacent alcohol and drug-free housing. The project concept involves the
construction of a 35-bed treatment facility and 32 units of permanent rental housing,
including community space and outdoor play areas.
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Financing for the project will utilize two types of federal tax credits. The simultaneous use
of these credits will require distinct ownership of the 35-bed treatment facility and the 32
units of permanent rental housing. This will occur through a condominium regime. New
Market Tax Credits will be used to finance the treatment facility, and 9% Federal Low
Income Housing Tax Credits (LIHTC) will be used to support the permanent rental housing.
Additionally, both elements of the project will use City of Portland funding, Home Forward
equity, and fundraising completed by LifeWorks NW. At this point in time, the project is
estimated to cost $17.8 million, with the permanent housing at $10.4 million and the
treatment facility at $7.4 million.
In support of this project to date, the Board of Commissioners has authorized the
purchase of the development site (Resolution 11-12-02), an exemption from competitive
bidding for the selection of GED as the design / build contractor (Resolution 12-02-02;
board meeting notes attached for reference), and authorized the application for 9% LIHTC
(Resolution 12-02-03).
The next steps to advance the partnership with LWNW and GED requiring board action
are the ratification of a Memorandum of Understanding (MOU) defining the roles of the
partners, and the authorization to execute a development contract with GED. This memo
and resolution addresses the MOU.
The execution of the non-binding MOU – attached for reference - was a necessary
agreement to be competitive in our application for the 9% LITHC submittal to the Oregon
Housing and Community Services. It outlines the proposed development project and the
roles of LWNW, GED and Home Forward. It also identifies that major decisions about the
project will be made cooperatively by the partners. With the award of the tax credits, the
MOU requires ratification by Home Forward’s Board of Commissioners.
ATTACHMENTS
Executed Memorandum of Understanding between Home Forward and Lifeworks NW as
included in the 9% LIHTC application.
February 2012 Board meeting notes regarding the exemption from competitive bidding for
GED
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RESOLUTION 1313- 0101- 02
RESOLUTION 1313- 0101- 02 RATIFIES THE EXECUTION OF THE MEMORANDUM OF
UNDERSTANDING BETWEEN LIFEWORKS NORTHWEST AND HOME FORWARD
RELATIVE TO THE DEVELOPMENT OF THE BEECH STREET SITE FOR
PERMANENT HOUSING OWNED AND OPERATED BY HOME FORWARD AND THE
TREATMENT FACILITY TO BE OWNED AND OPERATED BY LIFEWORKS
NORTHWEST
WHEREAS,
WHEREAS Home Forward is a public body corporate and politic of the State of Oregon
and is empowered by ORS 456.005 to 456.725 (“Housing Authority Laws”) to purchase
any real property and to accept grants from any source, public or private for the purpose
of carrying out a housing project; and
WHEREAS,
WHEREAS the proposed Project exemplifies a strategic operating goal to partner with
those entities who share and support similar mission statements in order to leverage and
maximize resources to better serve a target population; and
WHEREAS,
WHEREAS the proposed Project is envisioned to provide permanent supportive housing
for persons who agree to live at a drug and alcohol free property; and
WHEREAS,
WHEREAS Home Forward seeks to encourage and increase the number of long term
housing units for low-income persons in the City of Portland; and
WHEREAS,
WHEREAS Home Forward seeks to advance local and regional housing goals, including
special needs populations as identified by the State of Oregon; and
WHEREAS,
WHEREAS ratification of the Memorandum of Understanding completes the agreement
process and identifies the roles and responsibilities to be included in the development
contract relative to the development of the Beech Street site; and
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NOW, THEREFORE, BE IT RESOLVED,
RESOLVED that the Board of Commissioners of Home
Forward hereby ratifies the executed Memorandum of Understanding between Home
Forward and Lifeworks NW relative to the development of the Beech Street site for
permanent housing owned and operated by Home Forward and the treatment facility
owned and operated by Lifeworks NW.
ADOPTED: JANUARY 15
15, 2013
Attest:

Home Forward:

_______________________________
Steven D. Rudman, Secretary

________________________________
Harriet Cormack, Chair
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MEMORAND T]M OF TIT.{DERSTANDING
This MEMOR.ANDIIL Of'UNDERSTANDING (the "Memorandum") is made and entered
into this 2j day of /1.-.L
,2012 by HOME FORIilARD, an Oregon housing authority
("Elome X'orward"), and LIX'E'WORKS NW, an Oregon non-profit corporation doing business as
LFEWORI<S ("LifeWorks") (collectively, the "Parties"). The term of this Memorandum shall be for
180 days.

LifeWorks desires to develop a facility that could be used by LifeWorks as a counseling and
rehabilitation center in the City of Portland (the "LifeWorks F acility"). In connection with their goals,
LifeWorks has approached Home Forward to discuss possibilities for development of a mixed-use project
(the "Project") that would include the development of: (i) the LifeWorks Faciiity that would be owned
and used by LifeWorks, and (ii) approxirnately 30 affordable apartments that would be owned and used
by Home Forward (the "Ilome Forward Facility"). LifeWorks Faciiity and Home Forward Faciiity are
collectively referred to as the "Facilities."
Home Forward is interested in creating additional housing in the form of affordabie apartments
and is under contract to purchase certain undeveloped land at NE Beech Street in Portland, Muitnomah
County, Oregon, described as Lot 1, Partition Piat No. 1996-89, which it believes to be suitable for
development of the Project (the "Froperf,y").

The Parties would like to cooperate in developing the Project. The Parties understand that
additional negotiations, due diligence and evaiuation of the Project will be required, and that neither Party
will be bound to proceed with the Project unless and until defmitive agreements are negotiated and
executed. However, to facilitate fuither negotiations and evaluation, the Parties desire to set forth the
basic proposed terms of the agreement and their understandings with respect to the Project and the
Parties' business relationship. Unless and until the binding agreements contemplated by this
Memorandum have been duly authorized, executed and delivered by the Parties, no Party shall have any
legal obligation to the other, expressed or implied, or arising io uny other manner under this
Memorandum or in the course of negotiations as contempiated by this Memorandum.
The following describes the Parties' understanding about the potential Project:

1.

INCORPORATION.

All

recitals

in this

Memorandum, and

all exhibits,

schedules and

atLachments to this Memorandum are hereby incorporated into the body of this Memorandum.

2.

DEVELOPMENT OF TIIE PROJECT

2.I

LifeWorks and Home

Forward will work cooperatively in the deveiopment of the Project on the Properly. The Parties will not
negotiate with any other party during the term of this Memorandum regarding development of the
LifeWorks Facility or the Home Forward Facilþ, except with-those third parties necessa.ry to facilitate
the Project's mutual development by the Parties. Following the completed legal division of the Property
into lots or units for separate ownershìp (by creating a condominium or otherwise) and the completion of

the Project, Home Forward will convey title to the Lifeworks Facility to LifeWorks. During the
construction period of the Project, Home Forward will provide LifeWorks a nonexclusive license or
easement over the Properly for purposes of construction. Although a partitioning could be pursued as
weil, the Parties anticipate that following construction of the Facilities on the Properfy, the Properly will
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8.ó

Confidentialifyoflnformation.

(a)

Except for published information or information ascertainable from public
records, any information identified as "confidential" under Oregon public records iaw furnished or
disclosed by Home Forward in connection with the Project will be heid by LifeWorks in confidence and
will not be divulged to any third party, except for a parfy's advisors and consultants or as may be
necessary to further the deveiopment of the Project.

(b)

Except for published information or information asceriainable from public
records, any information identified as "confidential" under Oregon public records law furnished or
disclosed by Life'Works in connection with the Project will be held by Home Forward in confidence and
will not be divulged to any third party, except for a party's advisors and consultants or as may be
necessary to further the development of the Project.

(c)

Upon termination

of this

Memorandum, each Parly

will

return

all

such

confidential information to the Party from whom it was obtained.

8.7 l{o Third

Parfy Beneficiary. This Memora¡dum is intended for the benefit of

the

Parties hereto and is not intedded to and does not confer any benef,rt on third parties.

8.8 No Partnership. Neither anything in this Memorandum contained nor âny acts of the
Parties hereby shall be deemed or const¡ued by the Parties, or by any third person, to create the
relationship ofprincipal and agent, or ofparlnership, or ofjointventure, or any association between any
of the Parties. Liferfforks is not an agent of or for Home Forward and may not enter into any agreements
that bind or in any other way obligate Home Forward without Home Forward's prior express consent and
approval.

IN WTNESS WHEREOF, this Memorandum will be effective
above.

TIOME T'ORWÄ,RD

Executive Director

teven D

Dated:

3'2-3

,2012

LIF'EWORKS FI\ry,
an Oregon

By:
Its:
Dated:

2072
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February 2012 Board Meeting for Reference
RESOLUTION 1212- 0202- 02
Accept Contract Review Board Findings and Approve Exemption from Competitive
Bidding for a Design/Build Contract with GED with Respect to the Lifeworks NW
Project
Mike Andrews and Cinna’mon Williams presented the resolution to the Board. Williams,
Hearings Officer for Home Forward, said findings for release to the public and public notice
was published in the Daily Journal of Commerce on January 13th, 2012. Fourteen days
later, Home Forward held a public hearing at New Market West. No members of the public
attended. Report, findings and summary of the information was included in the Board
packet.
Chair Emeritus Moore asked if the contract was design/build or sole source. Andrews said
this was different, in that we were approached by LifeWorks NW and asked to be their
partner. Here we are seeking an exemption from the typical process of competitively
choosing a co-developer, which will effectively allow us to formally accept their request.
This also allows us to accept the contract with Gerding Edlen Development (GED) for
development services and the work GED has done to select Holst as architect and general
contractor. Because we are regulated by HUD and the State, we need to go through this
formal process to enter into a contract. This action speaks to the State procurement rules.
The request to HUD will not come before the board, but we will apply to HUD for that
approval.
Chair Emeritus Moore asked if this would function like a CM/GC. Williams said we are
doing this to maintain compliance with ORS 279. This is called a design/build. Andrews
said it is similar to the CM/GC process, but not the same. We will have an agreement with
LifeWorks NW and a contract with GED.
Commissioner Lessler asked if there has been a competitive selection of a contractor.
Andrews said GED held a competitive process, publishing an RFP to seek design services,
interviewing and selecting Holst. They also had an RFP for a general contractor,
interviewed three and selected O’Neill Walsh. Williams said Berit Stevenson in our
procurement department participated in writing the RFP to select the general contractor.
Chair Cormack asked who would buy legal services for the condominium regime.
Andrews said our contract with GED will ask them to perform design and construction
services on our behalf. We will maintain financing in house, and will hire legal services

Home Forward
Board of Commissioners
January 2013

directly in support of the financial structure necessary for the low income tax credits
utilization.
Commissioner Lessler moved to adopt the resolution; Chair Emeritus Moore seconded the
motion.
The vote was as follows:
Chair Harriet Cormack – Aye
Vice Chair David Widmark – Aye
Treasurer Jim Smith – Aye
Chair Emeritus Lee Moore – Aye
Commissioner Gretchen Kafoury – Aye
Commissioner Brian Lessler – Aye
Commissioner Amie Pico – Absent
Commissioner Shelli Romero – Aye
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Mike Andrews, Director,
Development & Community
Revitalization

Subject:

April Berg, Assistant Director,
Development &
Community Revitalization

January 15, 2013
Authorize a Development Services
Contract Between Home Forward,
LifeWorks NW and Gerding Edlen
Development for the Development
of the Beech Street Site
Resolution 13-01-03

The Board of Commissioners is requested to authorize the Executive Director to execute a
Development Services Contract between Home Forward, LifeWorks NW and Gerding
Edlen Development for the development of the Beech Street site for permanent housing
(32 units) owned and operated by Home Forward and the treatment facility with 35 beds
owned and operated by Lifeworks NW.
This activity supports Strategic Operations Plan Goal 2: We will increase the number of
housing units in our community through preservation, development and acquisition. It
specifically addresses Priority Initiative 3: Establish criteria for performance, partnership and
households to be served, and develop 100 new units of housing.
ISSUE
LifeWorks NW (LWNW) is a nonprofit organization that provides addiction and mental
health services in the three-county metro area. LWNW currently operates a program
called Project Network out of a leased facility in North Portland, providing treatment for
parents in recovery who are reuniting with their children.
In anticipation of their lease expiring in September 2014, LWNW has been working with
Gerding Edlen Development (GED) and Home Forward to develop a new treatment facility
and adjacent alcohol and drug-free housing. The project concept involves the
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construction of a 35-bed treatment facility and 32 units of permanent rental housing,
including community space and outdoor play areas.
Financing for the project will utilize two types of federal tax credits. The simultaneous use
of these credits will require distinct ownership of the 35-bed treatment facility and the 32
units of permanent rental housing. This will occur through a condominium regime. New
Market Tax Credits will be used to finance the treatment facility, and 9% Federal Low
Income Housing Tax Credits (LIHTC) will be used to support the permanent rental housing.
Additionally, both elements of the project will use City of Portland funding, Home Forward
equity, and fundraising completed by LifeWorks NW. At this point in time, the project is
estimated to cost $17.8 million, with the permanent housing at $10.4 million and the
treatment facility at $7.4 million.
In support of this project to date, the Board of Commissioners has authorized the
purchase of the development site (Resolution 11-12-02), an exemption from competitive
bidding for the selection of GED as the design / build contractor (Resolution 12-02-02;
board meeting notes attached for reference), and authorized the application for 9% LIHTC
(Resolution 12-02-03).
The next steps to advance the partnership with LWNW and GED requiring board action
are the ratification of a Memorandum of Understanding (MOU) defining the roles of the
partners, and the authorization to execute a development contract with GED. This memo
and resolution addresses the authorization to execute the development contract.
The proposed agreement designates the design and construction to be managed by
Gerding Edlen Development on behalf of both Home Forward and LifeWorks NW. GED
has selected their team to include Holst Architect as the architect, and O’Neil/Walsh
Community Builders, LLC as the General Contractor. While these teams will contract
directly with Gerding Edlen, Home Forward’s goals - in particular, economic participation will be pursued. Specifically, the trade or sub-contractors for this project will be selected
through local plan centers, and all Minority, Women and Emerging Small Businesses,
Section 3 participation, Workforce Hiring and Training Program requirements and
prevailing wage requirements will be included in all applicable sub-contracts.
GED is a proven contractor with extensive experience in the local community. Formalizing
the relationship through this development contract is the next step in the process set in
motion by the exemption for competitive bidding for their selection as the design / build
contractor.
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ATTACHMENTS
Beech Street Project: Sources and Uses Exhibit
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RESOLUTION 1313- 0101- 03
RESOLUTION 1313- 0101- 03 AUTHORIZES THE EXECUTIVE DIRECTOR TO EXECUTE A
DEVELOPMENT SERVICES AGREEMENT BETWEEN HOME FORWARD,
LIFEWORKS NW AND GERDING EDLEN DEVELOPMENT
DE VELOPMENT RELATIVE TO THE
DEVELOPMENT OF THE BEECH STREET SITE FOR PERMANENT HOUSING
OWNED AND OPERATED BY HOME FORWARD AND THE TREATMENT FACILITY
TO BE OWNED
OWNED AND OPERATED BY LIFEWORKS NW
WHEREAS,
WHEREAS Home Forward is a public body corporate and politic of the State of Oregon
and is empowered by ORS 456.005 to 456.725 (“Housing Authority Laws”) to purchase
any real property and to accept grants from any source, public or private for the purpose
of carrying out a housing project; and
WHEREAS,
WHEREAS the proposed Project exemplifies a strategic operating goal to partner with
those entities who share and support similar mission statements in order to leverage and
maximize resources to better serve a target population; and
WHEREAS,
WHEREAS Home Forward seeks to encourage and increase the number of long-term
housing units for low-income persons in the City of Portland; and
WHEREAS,
WHEREAS the Development is envisioned to provide permanent supportive housing for
persons who agree to live at a drug and alcohol free property; and
WHEREAS
WHEREAS,
AS Home Forward; LifeWorks NW and Gerding Edlen Development plan to
execute a development agreement with Gerding Edlen Development serving as the Project
Manager for design and construction services,
NOW, THEREFORE, BE IT RESOLVED,
RESOLVED that the Board of Commissioners of Home
Forward hereby authorizes the Executive Director to execute a development agreement
between Home Forward, LifeWorks NW and Gerding Edlen relative to the development of
4
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the Beech Street site for permanent housing owned and operated by Home Forward and
the treatment facility owned and operated by LifeWorks NW.
ADOPTED: JANUARY 15, 2013
Attest:

Home Forward:

_______________________________
Steven D. Rudman, Secretary

________________________________
Harriet Cormack, Chair
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BEECH STREET PROJECT
SOURCES AND USES EXHIBIT
SOURCES

Low Income Housing Tax Credits
Oregon Housing & Comm Services Weatherization
City of Portland Tax Increment Financing
New Markets Tax Credits (net of fees)
Systems Development Charges Waivers
LifeWorks Loan/Fundraising Campaign
Home Forward Equity
Total Sources

Residential Permanent
Total
Treatment
Housing
8,202,269
8,202,269
0
0
4,500,000
3,142,568
1,357,432
1,074,301
1,074,301
557,621
185,874
371,747
3,000,000
3,000,000
500,000
500,000
$17,834,191 $7,402,743 $10,431,448

USES

Land
Construction Hard Costs
FF&E
A&E
Permits & Fees
Other Soft Costs
Financing Costs
Reserves & Contingencies
Total Uses
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Total
825,000
10,799,998
250,000
980,000
869,141
2,578,875
574,667
956,510
$17,834,191

Residential Permanent
Treatment
Housing
341,681
483,319
4,629,694
6,170,305
200,000
50,000
405,876
574,124
380,687
488,454
973,760
1,605,115
143,532
431,135
327,513
628,997
$7,402,743 $10,431,448

MEMORANDUM

To:

From:

Board of Commissioners

Date:

Mike Andrews, Director,
Development & Community
Revitalization

Subject:

Jill Riddle, Director,
Rent Assistance

January 15, 2013
Authorize Executive Director to
Execute Project-Based Assistance
Contract for Beech Street
Apartments
Resolution 13-01-04

The Board of Commissioners is requested to authorize the Executive Director to execute a
Project-Based Assistance Contract for up to 32 project-based vouchers in support of Beech
Street Apartments, to be developed in conjunction with LifeWorks NW’s Project Network
residential treatment facility in northeast Portland.
This activity supports Strategic Operations Plan Goal 2: We will increase the number of
housing units in our community through preservation, development and acquisition. It
specifically addresses Priority Initiative 3: Establish criteria for performance, partnership and
households to be served, and develop 100 new units of housing.
ISSUE
Beech Street Apartments will be developed as 32-units of permanent rental housing for low
income persons. A preference will be established for qualified applicants who have
successfully graduated from a treatment facility and agree to live in a drug and alcohol-free
property. Residents will be offered services designed to support sobriety and increased life
skills. Beech Street Apartments will be developed in conjunction with the adjacent Project
Network, a 35-bed residential treatment facility for parents in recovery from drug and alcohol
addictions, to be owned and operated by LifeWorks NW.
The property needs rental assistance to support quality housing operations, long-term
maintenance and resident services. The property financing will be structured so no hard debt
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requires cash from operations. Even without debt payments, project operations will exceed
rent amounts that are affordable to the target population for this development. Typical
sources of income are Social Security or TANF payments, and income levels are below 30%.
Therefore, the Beech Street Apartments have three apartments restricted to households
earning 60% or less of the area median income (AMI) and 28 apartments restricted to
households earning 30% or less of AMI. Project-based assistance will provide operating
revenues at or close to market rate rents to support this property.
Financing for the $17.8 million development includes $4.5 million from the City of Portland.
The use of 9% Low Income Housing Tax Credits (LIHTC) and New Market Tax Credits
(NMTC) will require distinct ownership of the 32 units of permanent rental housing and the 35bed treatment facility. Distinct ownership will occur through a condominium regime. New
Market Tax Credits will be used to finance the treatment facility, and the 9% Low Income
Housing Tax Credits will be used to support the permanent rental housing. Additional sources
include $500,000 in Home Forward equity and $3 million in fundraising by LifeWorks NW.
Beech Street Apartments has development costs of $10.4 million. It is predominantly
supported by 9% Low Income Housing Tax Credits (LIHTC) equity. Additional sources will be
soft debt, which requires no annual payments.
BUDGET IMPLICATIONS
The present day value of the 15-year rental assistance contract is $5,848,560 or $389,904 for
one year, based upon Payment Standards established June 2012. The actual funding
commitment is expected to increase annually over the life of the contract. The maximum
contract rent level is based upon the current Payment Standard less the value of tenant paid
utilities. The contract would start making assistance payments in June 2014 when Beech
Street Apartments complete construction and start rental operations.
RISKS AND OPPORTUNITIES
There is ongoing risk due to assistance funding levels from HUD for each consecutive year.
The rental rates within the private market continue to increase while Section 8 funding levels
may not. A new commitment of 32 project based vouchers, in addition to our current
commitment of over 1,200 of these vouchers, further limits our ability to serve the low income
applicants on the waiting list for a Section 8 tenant based voucher.
Additionally, once a project based voucher contract is entered, such a contract represents a
commitment for 15 years of funding. Therefore, in the event of a funding cut or shortfall,
Home Forward would have an ongoing commitment to honor project based voucher
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contracts and available funding would be directed away from the tenant based voucher
program.
The development of the project provides Home Forward with an opportunity to increase the
number of permanent housing units for low-income persons, and advance local and regional
housing goals, including special needs populations as identified by the State of Oregon and
the City of Portland.
Project based vouchers attached to a building with a commitment for services are a rare and
valuable commodity for extremely low-income households. These households often have
multiple barriers to housing stability and require certainty rather than choice in their quest for
housing. Beech Street Apartments is a unique opportunity to provide drug and alcohol-free
housing and ongoing recovery support services, and to advance our strategic goals.
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RESOLUTION 1313- 0101- 04
RESOLUTION 1313- 0101- 04 AUTHORIZES THE EXECUTIVE DIRECTOR TO EXECUTE A
PROJECTPROJECT- BASED ASSISTANCE CONTRACT FOR UP TO 32 VOUCHERS IN
SUPPORT OF BEECH STREET APARTMENTS,
APARTMENTS , WHICH WILL BE DEVELOPED WITH
LIFEWORKS NORTHWEST’S PROJECT NETWORK FACILITY IN NORTHEAST
PORTLAND
WHEREAS
WHEREAS,
REAS Home Forward’s Board of Commissioners has the authority to designate
project based vouchers to specific developments as they align with community initiatives
and policy objectives; and
WHEREAS,
WHEREAS Home Forward seeks to encourage and increase the number of long-term
housing units for low-income persons in the City of Portland; and
WHEREAS,
WHEREAS Beech Street Apartments will provide permanent supportive housing for lowincome persons who agree to live at a drug and alcohol free property; and
WHEREAS,
WHEREAS Home Forward considers apartments with project based vouchers and
provision of residential services to be a valuable community resource that helps to
overcome barriers to housing stability;
NOW, THEREFORE, BE IT RESOLVED,
RESOLVED that the Board of Commissioners of Home
Forward hereby authorized the Executive Director to execute a Project-Based Assistance
Contract for up to 32 vouchers in support of Beech Apartments.
ADOPTED: JANUARY 15,
15, 2013
2013
Attest:

HOME FORWARD

Steven D. Rudman, Secretary

Harriet Cormack, Chair
4

Home Forward
Board of Commissioners
January 2013

MEMORANDUM

To:

From:

Board of Commissioners

Date:

Mike Andrews, Director,
Development and Community
Revitalization

Subject:

Cinna’mon Williams, Assistant
Director, Contract and Equity

January 15, 2013
Adoption of Findings Based on the
Report of the Hearings Officer
under Contract Review Board Rule
9 and Exemption from Competitive
Bidding Requirements for a
Construction Manager/General
Contractor for the Towers Group 1
Resolution 13-01-05

The Board of Commissioners is requested to consider and approve the findings based on
Hearings Officer Cinna’mon William’s report (attached) on a proposed exemption from
competitive bidding for the selection of a construction manager/general contractor
(CM/GC) for the Towers – Group 1 Project. Board action is necessary to conform to state
statutes and Home Forward’s Contract Review Board Rules, which require that Home
Forward 1) develop draft exemption findings, 2) hold a public hearing to take testimony on
the findings, and 3) adopt findings exempting a contract from competitive bidding.
ISSUE
Beginning in summer of 2010, Home Forward staff began analyzing the capital needs and
the funding possibilities of ten high-rise public housing apartment buildings. This planning
effort became known as the Towers Project. The Towers include ten public housing
projects that contain 1,229 units, nearly one half of Home Forward’s traditional public
housing stock. These properties target elderly and disabled residents and are located in
strong urban neighborhoods within Portland.
This work has been organized into four separate property groups and prioritized by need.
The first group includes Northwest Towers and Annex, Hollywood East, and Gallagher
Plaza, with a total of 545 units. The work to be undertaken at the three properties is
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budgeted at $28,800,000. While the scope of the repair and renovation work is different
at each property, generally the work includes new or repaired exterior envelope, including
roof, code compliant access improvements at entrances and exits, and replacement or
improvements to the building’s major systems such as ventilation, boilers, piping and
heating. It is anticipated that the work at the three properties will occur simultaneously in
order to complete the repairs and renovations to these three critical properties as soon as
possible.
Home Forward proposes an alternative contracting process for the Towers – Group 1
project described as the construction manager/general contractor (CM/GC) method. In
order to utilize this contracting method, Home Forward’s Contract Review Board Rules
require that Home Forward provide 14 days public notice, in at least one trade newspaper
of general circulation, of a public hearing at which a Hearings Officer will receive testimony
on draft findings that Home Forward prepares in support of the use of this process. The
findings must specifically tie the requested exemption to financial considerations, public
benefits, value engineering, specialized expertise required, public safety, market
conditions, technical complexity, and funding sources.
Notice of a December 28, 2012, public hearing to receive testimony on the findings in
support of an exemption was published in the Daily Journal of Commerce on December
14, 2012. A copy of that notice and the requisite draft findings are attached to this
memorandum.
Under the CM/GC contracting method, a CM/GC is hired at the beginning of the project to
assist in design considerations, administrative coordination, scheduling and budget
estimating. The CM/GC provides these management services, as well as management of
the construction, for a fee. In addition, the CM/GC provides a guaranteed maximum price
for the value of the construction during the design process. Full performance and
payment bonds are also required of the CM/GC. Utilization of the CM/GC process will
allow Home Forward to select the most qualified contractor by evaluating selection criteria
in addition to cost, thereby facilitating the completion of this project in the most timely and
cost effective manner.
A CM/GC will be selected through a competitive RFP process that is open to all interested,
qualified proposers. Selection criteria will include relevant experience with renovation work
at high-rise buildings; contractor fee; personnel committed to the project; commitment to
Home Forward’s goals for participation by target business enterprises; Workforce Hiring
and Training programs; cost and schedule controls; and other factors.
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RESOLUTION 1313- 0101- 05
RESOLUTION 1313- 0101- 05 A DOPTS THE FINDINGS OF HOME FORWARD’S
HEARINGS OFFICER AND AUTHORIZES EXEMPTION FROM COMPETI
COMPET ITIVE
BIDDING REQUIREMENTS FOR A CONTRACT(S) TO RENOVATE TOWERS
TOWER S GROUP
1 – GALLAGH
GALLAG HER, HOLLYWOOD EAST AND NORTHWEST TOWERS
TOWERS AND ANNEX
WHEREAS,
WHEREAS the Home Forward Hearings Officer duly convened a public meeting on
December 28, 2012, and presented the “Hearings Officer Report under Contract Review
Board Rule 9.3.1 regarding an exemption from competitive bidding requirement” (the
report) for contract(s) to renovate the Towers Group 1 – Gallagher, Hollywood East, and
Northwest Towers and Annex; and
WHEREAS,
WHEREAS the Board considered the financial implications, public benefits, value
engineering, specialized expertise required, public safety, marketing conditions, technical
complexity, and funding sources, as described in the report; and
WHEREAS,
WHEREAS after considering the report; the Board finds that it is unlikely that an
exemption from competitive bidding will encourage favoritism or substantially diminish
competition in awarding Home Forward contract(s) and
WHEREAS,
WHEREAS the awarding of contract(s) pursuant to the exemption will result in substantial
cost savings to Home Forward;
NOW, THEREFORE, BE IT RESOLVED,
RESOLVED the findings of the Hearings Officer are adopted
and the exemption of the requirement from competitive bidding to renovate Towers Group
1 – Gallagher, Hollywood East, and Northwest Towers and Annex is approved.
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ADOPTED:
ADOPTED: JANUARY 15, 2013
Attest:

Home Forward:

______________________________
Steven D. Rudman, Secretary

______________________________
Harriet Cormack, Chair
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Findings – Contract Exemption
Towers Group 1 – Gallagher, Hollywood East & Northwest Towers and Annex
FINDINGS IN SUPPORT OF USE OF REQUEST FOR PROPOSALS AND
ALTERNATE CONTRACTING METHOD
A.

Alternative Contracting Exemption under Oregon Statute

Oregon law requires all public improvement projects to be procured by competitive low
bid, unless the State or the local contract review board for agencies other than the State
grants an exemption authorizing use of an alternative contracting method that will take
account of market realities and modern practices consistent with the public policy of
encouraging competition. ORS 279C.330 and 279C.335 require the public contract
review board to approve two findings submitted by the agency: (1) that the exemption is
unlikely to encourage favoritism in the awarding of public contracts or substantially
diminish competition; and (2) that the exemption will result in substantial cost savings to
the public agency.
For public improvement projects, ORS 279C.330 and 279C.335 provide that the agency
findings must include information regarding the following:
a.
Operational, budget and financial data.
b.
Public benefits.
c.
Value engineering.
d.
Specialized expertise required.
e.
Public safety.
f.
Market conditions.
g.
Technical complexity.
h.
Funding sources.

B.

Background Information

Beginning in summer of 2010, Home Forward staff began analyzing the capital needs and
the funding possibilities of ten high-rise public housing apartment buildings. This
planning effort became known as the Towers Project. The Towers include ten public
housing projects that contain 1,229 units, nearly one half of Home Forward’s traditional
public housing stock. These properties target elderly and disabled residents and are
located in strong urban neighborhoods within Portland. Because of the traditional public
housing regulatory and operating structure, funding for capital needs is difficult to
arrange. Given the inadequacy of available capital funding, the properties have not been
able to remain current with capital and maintenance repairs. The average age of these
buildings is 35 years.
To address this funding shortfall, Home Forward staff investigated the possibility of
switching some of the units from public housing to project based Section 8 – a switch that
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requires HUD approval. This approval was finally secured, allowing the Towers Project
to move towards implementation as access to conventional affordable housing
development capital is now available.
The ten properties have been packaged into four groups. Group one includes Northwest
Tower and Annex, Hollywood East, and Gallagher Plaza with a total of 545 units. The
work to be undertaken at the three properties is budgeted at $28,800,000. While the
scope of the repair and renovation work is different at each property, generally the work
includes new or repaired exterior envelope, including roof, code compliant access
improvements at entrances and exits, and replacement or improvements to the building’s
major systems such as ventilation, boilers, piping and heating. It is anticipated that the
work at the three properties will occur simultaneously in order to complete the repairs
and renovation to these three critical properties as soon as possible. Due to the Project’s
complications, the Construction Management/General Contractor (CM/GC) contracting
method is being recommended by Home Forward Procurement and Development staff.
C.

Critical Factors

FINDINGS MADE PURSUANT TO ORS 279C.330 and 279C.335
1.

Unlikely to encourage favoritism or substantially diminish competition
The steps taken to ensure maximum competition and fair opportunity for this
project will include advertisement in the Daily Journal of Commerce, local
community newspapers, Home Forward’s Internet web page, and State of Oregon
website (ORPIN). Further steps include direct outreach to qualified general
contractors, scheduling a pre-proposal conference, and appointment of an
unbiased evaluation committee. Home Forward anticipates good levels of interest
and competition for this project.
Additionally, during the subcontractor bidding phases of the project, outreach to
the minority, women-owned, and emerging small business community, will be
conducted to inform this audience of bidding opportunities. This outreach
involves direct solicitation to State of Oregon certified firms and notice to all
appropriate regional business organizations. Home Forward will require a good
faith effort in the outreach of sub-contracting opportunities to minority, womenowned and emerging small businesses. Home Forward has a policy of a 20%
target business participation aspirational goal.
Competition Summary:
By marketing this opportunity and attempting to notify all likely potential
respondents, Home Forward will implement a process that does not encourage
favoritism in the awarding of this public contract nor substantially diminish
competition. Construction Manager/General Contractor (CM/GC) procurement
will also allow Home Forward to identify a prime contractor prior to award of any
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construction subcontracts so that Home Forward is able to work with the
contractor to maximize opportunities for participation by all potential
subcontractors, including minority and women-owned businesses. Competition
among target subcontractors (minority and women-owned and small local
businesses) will be increased.

2.

Cost savings
a.

Operational, budget and financial data

The project budget was prepared by staff and is based on $28,800,000 and will
become fixed, including limited contingencies. The budget will likely include a
variety of public sources including Tax Increment Financing funds, Tax
Exempted Bonds and Home Forward equity. Home Forward must minimize the
risk of design changes, construction delays and claims in order to control the
project budget. Involving the construction contractor during design is a proven
approach for containing costs by developing a more constructible design. The
construction contractor’s input will facilitate development of a construction plan
that minimizes costs and impacts related to delayed construction schedule,
bidding and materials procurement. Also, the contractor can provide real-time
market pricing that will assist in design decisions.
Finding: A CM/GC contract will involve the construction contractor during the
design phase. This will allow Home Forward to better control costs because of
timely real market pricing, constructability guidance and input from the contractor
that will build the project. Low bid does not provide this opportunity. For this
contract, CM/GC is the best choice.
b.

Public benefits

The construction work plan requires considerable flexibility on a daily basis to
accomplish the desired results. A realistic, cost effective construction approach
that addresses the critical needs is necessary. This project involves several
aspects that will require the utmost flexibility to ensure overall project success.
These complexities include three separate but simultaneous work sites, all of
which will be occupied. Lastly, the nature of repairs and renovation work
typically lead to discovery of unforeseen conditions requiring a flexible approach.
Home Forward, working with the local jurisdictions, near-by community and
business groups, and the building’s managers, must develop a plan before the start
of construction that will allow the contractor to meet schedule imperatives and
minimize disruptions to residents and the surrounding neighborhoods.
Contractor input during design facilitates the development of realistic
construction options in terms of schedule, cost, and safety considerations and will
ultimately deliver 545 units of improved and much needed housing units to the
community.
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In addition, establishing a partnership with a qualified CM/GC early in the project
schedule allows the development of practical approaches that achieve high levels
of participation by minority, women-owned and emerging small businesses and
by local businesses. It allows collaboration with pre-apprenticeship programs to
grow workforce opportunities.
Finding: A competitive procurement allows Home Forward to identify a
contractor who can work with the public and maximize public benefits for this
unique project. A CM/GC contract allows the contractor to participate in the
design process to assist in the development of a safe and effective construction
sequence that minimizes disruptions and achieves the schedule. Their valuable
advice during construction will result in better repairs and renovation to the three
buildings. A shortened construction term will result in benefits to residents and
nearby businesses. Home Forward will realize cost savings in construction
interest and general condition costs, and from limiting its exposure to construction
escalation costs. The public interests of maximizing participation of minority,
women-owned and emerging small businesses and local businesses will be
enhanced by use of the CM/GC process.
c.

Value Engineering

Construction contractor input during the early design phase will facilitate the
value engineering (VE) process. Options can be considered while the design is
being finalized and with minimal issuance of change orders during construction.
Finally, since the contractor is directly involved in VE evaluations, unrealistic or
impractical options can be dismissed quickly when appropriate.
Finding: Construction contractor input during design will provide the optimal
value engineering process. The CM/GC procurement method allows the
construction contractor to work with the design team to incorporate valueengineering ideas in the most timely and realistic manner.
d.

Specialized expertise required

CM/GC expertise in working with similar projects in size, scale, and complexity
of the proposed repairs and renovation, and experience in coordinating activities
with needs and concerns of the urban environments of the three buildings, in
working within constrained right of way, and in maintaining robust flexibility in
daily planning are all required in this contract.
Finding: A competitive procurement allows Home Forward to identify a
contractor with the special expertise required. Low bid does not ensure that the
needed special expertise will be procured. Further, a CM/GC contract is the best
method to incorporate the flexibility needed to quickly respond to changing plans
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and conditions which are present in an urban construction site and for occupied
repair and renovation projects.
e.

Public safety

This contract requires the utmost attention to public safety as the risks associated
with construction activities increase in urban neighborhoods and when the work
site remains occupied. Adjacent properties and uses of the three sites include
dense residential buildings, critical social services, businesses, and busy transit
ways. Surrounding streets exhibit high traffic volumes and pedestrian use. The
construction sequence will require changes to existing pedestrian and vehicular
traffic patterns as the repair work is constructed. The residents of these three sites
include many elderly and disabled persons who require additional assistance and
consideration as they travel to and from their homes. Construction-generated
staging, delivery, and parking activity will need to be considered in a
comprehensive construction traffic safety and mitigation plan. Daily maintenance
of traffic control during construction, in accordance with city-approved traffic
plans, is crucial.
Finding: The contractor’s actual performance on similar projects is very
important and should be evaluated as part of the procurement. A competitive
procurement affords Home Forward the best opportunity to do this.
f.

Market conditions

Market conditions appear to be in a transition phase, moving from a severe
economic decline to a recovery that has experienced instability. It is expected that
this transitional phase will result in increases in material prices (related to product
demand and significantly higher energy prices) and more construction activity in
the local market. This type of market can lead to higher than anticipated bid
pricing.
Finding: A competitive procurement is the best method for Home Forward to
manage construction bid risks. The contractor can provide real time market
pricing during design to inform material selection and buy-out strategies, and to
identify subcontractor trades experiencing price increases. Additionally, through
a CM/GC contract, the CM/GC can define scope for subcontract bid packages to
attract smaller contractors, thereby promoting competition and focusing on
subcontractor strengths.
Use of a design/bid/build approach in a tight or rising cost construction market
increases the risk bids will exceed budget. When bids exceed budget it causes
delays and budget problems as staff works to find a solution to make the project
viable. Any delay translates into additional cost due to increasing construction
material costs and other delay-associated costs.
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g.

Technical complexity

The work of this contract is complex in its schedule duration, coordination
requirements, multiple sites, the urban setting, and the necessity for a highly
effective construction safety and mitigation plan. The contractor will be required
to perform work on a daily basis in accord with a schedule that meets contract
deadlines that are acceptable to all the affected parties, including residents and
adjacent businesses.
Finding: A low-bid procurement does not evaluate a bidder’s technical
qualifications or proven ability to meet critical deadlines. Failure to perform the
work in this contract in accordance with community and public body expectations
would result in adverse relationships and cost impacts to the project. Use of a
request for proposals, which will include a number of criteria in addition to price,
allows Home Forward to evaluate a contractor’s experience in similar work,
including on-time performance, community, resident and governmental
coordination, and the ability to absorb minor work plan adjustments.
h.

Funding sources

The project’s initial design phase will determine the final building program and
the resulting budget, however, it is anticipated that the construction budget will
exceed $28,800,000. This budget will become fixed and will include a limited
project contingency available for changes, unforeseen conditions and other project
costs. The budget will likely include a variety of public sources including Tax
Increment Financing funds and Tax Exempted Bonds.
Finding: The funding sources will primarily consist of highly competitive public
funds and, once established, the project budget and sources will become fixed. A
CM/GC contract is a better method than low bid for Home Forward to achieve the
necessary cost control required.
i.

Funding partners

Construction of the project will likely be funded with equity provided through
sale of Low Income Housing Tax Credits and Tax-Exempted bonds
Finding:
Selection of a well-established, experienced CM/GC would assist in
attracting Tax Credit equity partners and the participation of lenders. The quality
of the selected Contractor and their proven ability to meet schedule requirements
will help attract better pricing for private financing. The level of reporting and
segregation of costs needed to support Tax Credit financed projects is substantial.
Experience at these tasks will support the over-all success of the project.
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Cost Savings Summary:
Home Forward’s experience is that low bid contracting for work of this nature is
likely to result in numerous change orders and increased costs through claims.
Construction delays can occur when the design requires “re-working” after a
contractor is identified and when the maximum amount of benefits from value
engineering is not realized. A competitive request for proposals procurement
process will allow Home Forward to select a contractor based upon performance,
as well as price competition. It allows selection of a contractor whose proven
experience matches the nature of the required work. A CM/GC contract is more
easily structured to accommodate variable and changed conditions without costly,
distracting, and disruptive change orders and claims.
By involving the Contractor during design, Home Forward has the capacity to
obtain real time market pricing information. This pricing will facilitate more
accurate assessment of design options and maximize opportunities for value
engineering, resulting in cost savings that cannot be achieved by the traditional
low bid process. Finally, the involvement of the CM/GC Contractor will allow
phasing of the bidding and construction. This will significantly mitigate schedule
impacts with a resulting cost savings in material/labor inflation and construction
general conditions.
Award of this contract pursuant to the exemption will result in substantial cost
savings to the project.
Conclusion: Preferred Contracting Method – CM/GC
A request for proposals competitive procurement for a CM/GC is the preferred option for
this work. A competitive procurement will ensure that the selected contractor has the
experience, expertise, and past performance to position itself for success in this effort.
Having the CM/GC collaborate in the design effort will yield the most cost-effective and
practical choices in design options while still allowing Home Forward to retain control of
the design and costs. Perhaps most importantly, a CM/GC contract will provide the
flexibility to maintain minimal disruption to the community and meet contract timeframes. Lastly, this competitive process will include practices that ensure that meaningful
competition occurs during the process and that favoritism is not an element of the
selection. All these factors will assist Home Forward in achieving a fair and equitable
selection of a contractor that will deliver successful repairs and renovation to the three
sites with minimal public impacts at the least total construction costs and within the most
beneficial schedule.
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Mike Andrews, Director,
Development and Community
Revitalization

Subject:

Cinna’mon Williams, Assistant
Director, Contracts and Equity

January 15, 2013
Adoption of Findings Based on the
Report of the Hearings Officer
Under Contract Review Board
Rule 9 and Exemption from
Competitive Bidding for a
Construction Manager/General
Contractor for the Towers – Group
2
Resolution 13-01-06

The Board of Commissioners is requested to consider and adopt findings based on
Hearings Officer Cinna’mon William’s report (attached) on a proposed exemption from
competitive bidding for the selection of a construction manager/general contractor
(CM/GC) for the Towers – Group 2 Project. Board action is necessary to conform to state
statutes and Home Forward’s Contract Review Board Rules, which require that Home
Forward 1) develop draft exemption findings, 2) hold a public hearing to take testimony on
the findings, and 3) adopt findings exempting a contract from competitive bidding.
ISSUE
Beginning in summer of 2010, Home Forward staff began analyzing the capital needs and
the funding possibilities of ten high-rise public housing apartment buildings. This planning
effort became known as the Towers Project. The Towers include ten public housing
projects that contain 1,229 units, nearly one half of Home Forward’s traditional public
housing stock. These properties primarily serve elderly and disabled residents and are
located in strong urban neighborhoods within Portland.
Through the planning process, the work to address the capital work has been organized
into four separate property groups and prioritized by need. The second group includes a
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single building – Sellwood Center – with a total of 110 units. The work to be undertaken at
Sellwood Center is budgeted at $5,900,000. While the scope of the repair and renovation
work is different at each property, generally the work at Sellwood includes envelope
replacement, improvements to the ventilation system, interior upgrades and code
compliant access improvements.
Home Forward proposes an alternative contracting process for the Towers – Group 2
project, described as the construction manager/general contractor (CM/GC) method. In
order to utilize this contracting method, Home Forward’s Contract Review Board Rules
require that Home Forward provide 14 days public notice, in at least one trade newspaper
of general circulation, of a public hearing at which a Hearings Officer will receive testimony
on draft findings that Home Forward prepares in support of the use of this process. The
findings must specifically tie the requested exemption to financial considerations, public
benefits, value engineering, specialized expertise required, public safety, market
conditions, technical complexity, and funding sources.
Notice of a December 28, 2012, public hearing to receive testimony on the findings in
support of an exemption was published in the Daily Journal of Commerce on December
14, 2012. A copy of that notice and the requisite draft findings are attached to this
memorandum.
Under the CM/GC contracting method, a CM/GC is hired at the beginning of the project to
assist in design considerations, administrative coordination, scheduling and budget
estimating. The CM/GC provides these management services, as well as management of
the construction, for a fee. In addition, the CM/GC provides a guaranteed maximum price
for the value of the construction during the design process. Full performance and
payment bonds are also required of the CM/GC. Utilization of the CM/GC process will
allow Home Forward to select the most qualified contractor by evaluating selection criteria
in addition to cost, thereby facilitating the completion of this project in the most timely and
cost effective manner.
A CM/GC will be selected through a competitive RFP process that is open to all interested,
qualified proposers. Selection criteria will include relevant experience with renovation work
at high-rise buildings; contractor fee; personnel committed to the project; commitment to
Home Forward’s goals for participation by target business enterprises; Workforce Hiring
and Training programs; cost and schedule controls; and other factors.
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RESOLUTION 1313- 0101- 06
RESOLUTION 1313- 0101- 06 ADOPTS THE FINDINGS OF HOME FORWARD’S
HEARINGS OFFICER AND AUTHORIZES EXEMPTION FROM COMPETI
COMPET ITIVE
BIDDING REQUIREMENTS FOR A CONTRACT(S) TO RENOVATE TOWERS
TOWER S GROUP
2 – SELLWOOD
WHEREAS,
WHEREAS the Home Forward Hearings Officer duly convened a public meeting on
December 28, 2012 and presented the “Hearings Officer Report under Contract Review
Board Rule 9.3.1 regarding an exemption from competitive bidding requirement” (the
report) for contract(s) to renovate the Towers Group 2 - Sellwood; and
WHEREAS,
WHEREAS the Board considered the financial implications, public benefits, value
engineering, specialized expertise required, public safety, marketing conditions, technical
complexity, and funding sources, as described in the report; and
WHEREAS,
WHEREAS after considering the report, the Board finds that it is unlikely that an
exemption from competitive bidding will encourage favoritism or substantially diminish
competition in awarding Home Forward contract(s); and
WHEREAS,
WHEREAS the awarding of contract(s) pursuant to the exemption will result in substantial
cost savings to Home Forward;
NOW, THEREFORE, BE IT RESOLVED,
RESOLVED the findings of the Hearings Officer are adopted
and the exemption of the requirement from competitive bidding to renovate Towers Group
2 – Sellwood is approved.
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ADOPTED:
JANUARY 15, 2013
ADOPTED: JANUARY
Attest:

Home Forward:

______________________________
Steven D. Rudman, Secretary

______________________________
Harriet Cormack, Chair
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Findings – Contract Exemption
Towers Group 2 – Sellwood
FINDINGS IN SUPPORT OF USE OF REQUEST FOR PROPOSALS AND
ALTERNATE CONTRACTING METHOD
A.

Alternative Contracting Exemption under Oregon Statute

Oregon law requires all public improvement projects to be procured by competitive low
bid, unless the State or the local contract review board for agencies other than the State
grants an exemption authorizing use of an alternative contracting method that will take
account of market realities and modern practices consistent with the public policy of
encouraging competition. ORS 279C.330 and 279C.335 require the public contract
review board to approve two findings submitted by the agency: (1) that the exemption is
unlikely to encourage favoritism in the awarding of public contracts or substantially
diminish competition; and (2) that the exemption will result in substantial cost savings to
the public agency.
For public improvement projects, ORS 279C.330 and 279C.335 provide that the agency
findings must include information regarding the following:
a.
Operational, budget and financial data.
b.
Public benefits.
c.
Value engineering.
d.
Specialized expertise required.
e.
Public safety.
f.
Market conditions.
g.
Technical complexity.
h.
Funding sources.

B.

Background Information

Beginning in summer of 2010, Home Forward staff began analyzing the capital needs and
the funding possibilities of ten high-rise public housing apartment buildings. This
planning effort became known as the Towers Project. The Towers include ten public
housing projects that contain 1,229 units, nearly one half of Home Forward’s traditional
public housing stock. These properties target elderly and disabled residents and are
located in strong urban neighborhoods within Portland. Because of the traditional public
housing regulatory and operating structure, funding for capital needs is difficult to
arrange. Given the inadequacy of available capital funding, the properties have not been
able to remain current with capital and maintenance repairs. The average age of these
buildings is 35 years.
To address this funding shortfall, Home Forward staff investigated the possibility of
switching some of the units from public housing to project based Section 8 – a switch that
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requires HUD approval. This approval was finally secured, allowing the Towers Project
to move towards implementation as access to conventional affordable housing
development capital is now available.
The ten properties have been packaged into four groups. Group two includes a single
property – the 110 unit Sellwood Center. The work to be undertaken at Sellwood is
budgeted at $5,900,000. While the scope of the repair and renovation work is different at
each property, generally the work at Sellwood includes envelope replacement,
improvements to the ventilation system, interior upgrades and code compliant access
improvements. Due to the Project’s complications related to working through renovation
and repair work at an occupied site in an urban environment and the Construction
Management/General Contractor (CM/GC) contracting method is being recommended by
Home Forward Procurement and Development staff.
C.

Critical Factors

FINDINGS MADE PURSUANT TO ORS 279C.330 and 279C.335
1.

Unlikely to encourage favoritism or substantially diminish competition
The steps taken to ensure maximum competition and fair opportunity for this
project will include advertisement in the Daily Journal of Commerce, local
community newspapers, Home Forward’s Internet web page, and State of Oregon
website (ORPIN). Further steps include direct outreach to qualified general
contractors, scheduling a pre-proposal conference, and appointment of an
unbiased evaluation committee. Home Forward anticipates good levels of interest
and competition for this project.
Additionally, during the subcontractor bidding phases of the project, outreach to
the minority, women-owned, and emerging small business community, will be
conducted to inform this audience of bidding opportunities. This outreach
involves direct solicitation to State of Oregon certified firms and notice to all
appropriate regional business organizations. Home Forward will require a good
faith effort in the outreach of sub-contracting opportunities to minority, womenowned and emerging small businesses. Home Forward has a policy of a 20%
target business participation aspirational goal.
Competition Summary:
By marketing this opportunity and attempting to notify all likely potential
respondents, Home Forward will implement a process that does not encourage
favoritism in the awarding of this public contract nor substantially diminish
competition. Construction Manager/General Contractor (CM/GC) procurement
will also allow Home Forward to identify a prime contractor prior to award of any
construction subcontracts so that Home Forward is able to work with the
contractor to maximize opportunities for participation by all potential
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subcontractors, including minority and women-owned businesses. Competition
among target subcontractors (minority and women-owned and small local
businesses) will be increased.

2.

Cost savings
a.

Operational, budget and financial data

The project budget was prepared by staff and is based on $5,900,000 and will
become fixed, including limited contingencies. The budget will likely include a
variety of public sources including Tax Increment Financing funds, Tax
Exempted Bonds and Home Forward equity. Home Forward must minimize the
risk of design changes, construction delays and claims in order to control the
project budget. Involving the construction contractor during design is a proven
approach for containing costs by developing a more constructible design. The
construction contractor’s input will facilitate development of a construction plan
that minimizes costs and impacts related to delayed construction schedule,
bidding and materials procurement. Also, the contractor can provide real-time
market pricing that will assist in design decisions.
Finding: A CM/GC contract will involve the construction contractor during the
design phase. This will allow Home Forward to better control costs because of
timely real market pricing, constructability guidance and input from the contractor
that will build the project. Low bid does not provide this opportunity. For this
contract, CM/GC is the best choice.
b.

Public benefits

The construction work plan requires considerable flexibility on a daily basis to
accomplish the desired results. A realistic, cost effective construction approach
that addresses the critical needs is necessary. This project involves several
aspects that will require the utmost flexibility to ensure overall project success.
These complexities include working at an occupied site with primarily elderly and
disabled residents. Lastly, the nature of repairs and renovation work typically
lead to discovery of unforeseen conditions requiring a flexible approach. Home
Forward, working with the local jurisdictions, near-by community and business
groups, and the building’s managers, must develop a plan before the start of
construction that will allow the contractor to meet schedule imperatives and
minimize disruptions to residents and the surrounding neighborhoods.
Contractor input during design facilitates the development of realistic
construction options in terms of schedule, cost, and safety considerations and will
ultimately deliver 110 units of improved and much needed housing units to the
community.
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In addition, establishing a partnership with a qualified CM/GC early in the project
schedule allows the development of practical approaches that achieve high levels
of participation by minority, women-owned and emerging small businesses and
by local businesses. It also allows collaboration with pre-apprenticeship
programs to grow workforce opportunities.
Finding: A competitive procurement allows Home Forward to identify a
contractor who can work with the public and maximize public benefits for this
unique project. A CM/GC contract allows the contractor to participate in the
design process to assist in the development of a safe and effective construction
sequence that minimizes disruptions and achieves the schedule. Their valuable
advice during construction will result in better repairs and renovation to Sellwood
Center. A shortened construction term will result in benefits to residents and
nearby businesses. Home Forward will realize cost savings in construction
interest and general condition costs, and from limiting its exposure to construction
escalation costs. The public interests of maximizing participation of minority,
women-owned and emerging small businesses and local businesses will be
enhanced by use of the CM/GC process.
c.

Value Engineering

Construction contractor input during the early design phase will facilitate the
value engineering (VE) process. Options can be considered while the design is
being finalized and with minimal issuance of change orders during construction.
Finally, since the contractor is directly involved in VE evaluations, unrealistic or
impractical options can be dismissed quickly when appropriate.
Finding: Construction contractor input during design will provide the optimal
value engineering process. The CM/GC procurement method allows the
construction contractor to work with the design team to incorporate valueengineering ideas in the most timely and realistic manner.
d.

Specialized expertise required

CM/GC expertise in working with similar projects in size, scale, and complexity
of the proposed repairs and renovation, and experience in coordinating activities
with needs and concerns of the urban environments of Sellwood Center, in
working within constrained right of way, and in maintaining robust flexibility in
daily planning are all required in this contract.
Finding: A competitive procurement allows Home Forward to identify a
contractor with the special expertise required. Low bid does not ensure that the
needed special expertise will be procured. Further, a CM/GC contract is the best
method to incorporate the flexibility needed to quickly respond to changing plans
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and conditions which are present in an urban construction site and for occupied
repair and renovation projects.
e.

Public safety

This contract requires the utmost attention to public safety as the risks associated
with construction activities increase in urban neighborhoods and when the work
site remains occupied. Adjacent properties and uses of the site includes dense
residential buildings, businesses, and busy transit ways. Surrounding streets
exhibit high traffic volumes and pedestrian use. The construction sequence will
require changes to existing pedestrian and vehicular traffic patterns as the repair
work is constructed. The residents of Sellwood Center include many elderly and
disabled persons who require additional assistance and consideration as they
travel to and from their homes. Construction-generated staging, delivery, and
parking activity will need to be considered in a comprehensive construction traffic
safety and mitigation plan. Daily maintenance of traffic control during
construction, in accordance with city-approved traffic plans, is crucial.
Finding: The contractor’s actual performance on similar projects is very
important and should be evaluated as part of the procurement. A competitive
procurement affords Home Forward the best opportunity to do this.
f.

Market conditions

Market conditions appear to be in a transition phase, moving from a severe
economic decline to a recovery that has experienced instability. It is expected that
this transitional phase will result in increases in material prices (related to product
demand and significantly higher energy prices) and more construction activity in
the local market. This type of market can lead to higher than anticipated bid
pricing.
Finding: A competitive procurement is the best method for Home Forward to
manage construction bid risks. The contractor can provide real time market
pricing during design to inform material selection and buy-out strategies, and to
identify subcontractor trades experiencing price increases. Additionally, through
a CM/GC contract, the CM/GC can define scope for subcontract bid packages to
attract smaller contractors, thereby promoting competition and focusing on
subcontractor strengths.
Use of a design/bid/build approach in a tight or rising cost construction market
increases the risk bids will exceed budget. When bids exceed budget it causes
delays and budget problems as staff works to find a solution to make the project
viable. Any delay translates into additional cost due to increasing construction
material costs and other delay-associated costs.
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g.

Technical complexity

The work of this contract is complex in its schedule duration, coordination
requirements, multiple sites, the urban setting, and the necessity for a highly
effective construction safety and mitigation plan. The contractor will be required
to perform work on a daily basis in accord with a schedule that meets contract
deadlines that are acceptable to all the affected parties, including residents and
adjacent businesses.
Finding: A low-bid procurement does not evaluate a bidder’s technical
qualifications or proven ability to meet critical deadlines. Failure to perform the
work in this contract in accordance with community and public body expectations
would result in adverse relationships and cost impacts to the project. Use of a
request for proposals, which will include a number of criteria in addition to price,
allows Home Forward to evaluate a contractor’s experience in similar work,
including on-time performance, community, resident and governmental
coordination, and the ability to absorb minor work plan adjustments.
h.

Funding sources

The project’s initial design phase will determine the final building program and
the resulting budget, however, it is anticipated that the construction budget will
exceed $5,900,000. This budget will become fixed and will include a limited
project contingency available for changes, unforeseen conditions and other project
costs. The budget will likely include a variety of public sources including Tax
Increment Financing funds and Tax Exempted Bonds.
Finding: The funding sources will primarily consist of highly competitive public
funds and, once established, the project budget and sources will become fixed. A
CM/GC contract is a better method than low bid for Home Forward to achieve the
necessary cost control required.
i.

Funding partners

Construction of the project will likely be funded with equity provided through
sale of Low Income Housing Tax Credits and Tax-Exempted bonds
Finding:
Selection of a well-established, experienced CM/GC would assist in
attracting Tax Credit equity partners and the participation of lenders. The quality
of the selected Contractor and their proven ability to meet schedule requirements
will help attract better pricing for private financing. The level of reporting and
segregation of costs needed to support Tax Credit financed projects is substantial.
Experience at these tasks will support the over-all success of the project.
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Cost Savings Summary:
Home Forward’s experience is that low bid contracting for work of this nature is
likely to result in numerous change orders and increased costs through claims.
Construction delays can occur when the design requires “re-working” after a
contractor is identified and when the maximum amount of benefits from value
engineering is not realized. A competitive request for proposals procurement
process will allow Home Forward to select a contractor based upon performance,
as well as price competition. It allows selection of a contractor whose proven
experience matches the nature of the required work. A CM/GC contract is more
easily structured to accommodate variable and changed conditions without costly,
distracting, and disruptive change orders and claims.
By involving the Contractor during design, Home Forward has the capacity to
obtain real time market pricing information. This pricing will facilitate more
accurate assessment of design options and maximize opportunities for value
engineering, resulting in cost savings that cannot be achieved by the traditional
low bid process. Finally, the involvement of the CM/GC Contractor will allow
phasing of the bidding and construction. This will significantly mitigate schedule
impacts with a resulting cost savings in material/labor inflation and construction
general conditions.
Award of this contract pursuant to the exemption will result in substantial cost
savings to the project.
Conclusion: Preferred Contracting Method – CM/GC
A request for proposals competitive procurement for a CM/GC is the preferred option for
this work. A competitive procurement will ensure that the selected contractor has the
experience, expertise, and past performance to position itself for success in this effort.
Having the CM/GC collaborate in the design effort will yield the most cost-effective and
practical choices in design options while still allowing Home Forward to retain control of
the design and costs. Perhaps most importantly, a CM/GC contract will provide the
flexibility to maintain minimal disruption to the community and meet contract timeframes. Lastly, this competitive process will include practices that ensure that meaningful
competition occurs during the process and that favoritism is not an element of the
selection. All these factors will assist Home Forward in achieving a fair and equitable
selection of a contractor that will deliver successful repairs and renovation to the three
sites with minimal public impacts at the least total construction costs and within the most
beneficial schedule.
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MEMORANDUM

To:

From:

Board of Commissioners
Dianne Quast, Director, Real
Estate Operations

Date:

Subject:

January, 15, 2013
Permanent Supportive Housing
Update

Rachael Duke, Manager of
Operations and Partnerships, Real
Estate Operations

This briefing is intended to provide an update on Permanent Supportive Housing
within Home Forward’s housing portfolio. No board action is requested at this
time.
Activities discussed in this report are in alignment with Goal #1 of the Strategic
Operations Plan: We will deploy resources with greater intentionality and alignment
with other systems. It specifically relates to Priority Initiative 4: Add new
programs, preferences and priorities that support the community’s “10-Year Reset
Plan to End Homelessness.”
ISSUE
As reflected above, Home Forward is currently engaged in the community’s effort
to recalibrate the “10-Year Plan to End Homelessness,” which will update and
revitalize the existing local 10-Year Plan. At February’s board retreat, we expect
our conversation with the jurisdictional leaders to include the hopes and possible
roles in supporting the 10-Year Reset Plan that will soon be finalized. Staff has
prepared this report as an update on our Permanent Supportive Housing efforts
and as a means to give the board more context for these upcoming conversations.
Permanent Supportive Housing (PSH) is an essential component of our City and
County 10-Year Plan. PSH describes a broad range of programming and has
shifted in meaning over the last ten years, but essentially describes subsidized,
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permanent housing with services. Those living in a PSH unit have access to both
the subsidy and some amount of services to assist them in staying housed.
Although there are multiple iterations of PSH that Home Forward supports, this
memorandum will give an overview of four illustrative models: The Morrison,
Bridges to Housing, Key Not A Card and the Apartments at Bud Clark Commons.
We will also preview two new upcoming programs: the Cooperative Agreement to
Benefit Homeless Individuals grant and the Beech Street Apartments.
The Morrison
In 2007, Home Forward developed The Morrison, a 140-unit apartment
community. Ninety-five of the apartments are available to applicants earning up to
60% of the area median income, while 45 units have project-based or tenantbased assistance. These 45 subsidized units are focused on housing formerly
homeless people who have a need for supportive services. The Morrison was
Home Forward’s first commitment to provide PSH as a part of the 10-Year Plan.
This required slight modifications to Home Forward’s screening criteria at the
building, coupled with a commitment of some (but not intensive) services from
partner service agencies, which they provide in exchange for a preference to
house their clients in the units.
A common measure of success for PSH has to do with housing retention rates,
particularly keeping residents housed for 12 months or longer. Not all available
data allows us to look at each of these examples in precisely the same way,
although we will continue our efforts to gather and report data consistently
between programs. At the Morrison, 75% of the residents were housed
successfully for over 12 months. Among the 99 participating households over five
years, 20% of the households were asked to leave as a result of lease violations
and the rest were considered to have neutral or positive outcomes (e.g., may have
chosen to move out for their own reasons, or may still be housed).
Bridges to Housing
Bridges to Housing is a regional initiative involving multiple housing and service
agencies working to house homeless families with children who are “high resource
users.” Home Forward dedicated five apartments in East County and another 20
apartments at Humboldt Gardens to families who are referred and receive three
years of intensive services from Human Solutions. In addition to the families

2
Home Forward
Board of Commissioners
January 2013

served through the public housing program, additional families participate through
Home Forward’s project-based Section 8 program.
The Bridges to Housing program began in Multnomah County in 2006. Overall,
evaluators found that 60% of participating households had positive housing
outcomes during a five-year comprehensive study of 410 households in three
counties.
Key Not A Card
Key Not A Card (KNAC) was a partnership between the City of Portland, Home
Forward, JOIN, Transition Projects Inc. and Human Solutions between January
2009 and June 2012. This program reserved up to 30 units for chronically
homeless households whom had completed a transitional housing program; these
households were given a preference on the Hollywood East or Northwest Towers
waitlist. This program also allowed for a reduction in the public housing screening
criteria. Once housed, the service partners continued their case management
services with the households. Funds from the City allowed Home Forward to add
a full-time resident services coordinator at each site, as well as enhanced security
for evenings and weekends.
Of the 34 households housed with this program over the two and a half years, 27
were single and seven were families with children. This program saw an average
turnover of 15% per year; six households moved out due to lease violations over
the term of the program (17% of households served). While the funding from the
City for services has ended, we will continue to house those placed through the
grant, as long as they are in compliance with their lease. We have been able to
maintain staffing at a level that allows continued support for those households, as
well as for the larger communities at those developments.
Apartments at Bud Clark Commons
The Apartments at Bud Clark Commons has 130 units and is programmed to be a
housing first and harm reduction community. The housing first model indicates
that people do not have to achieve program outcomes in order to receive housing
and that many people will be coming directly from homelessness with active
addictions and illnesses. The harm reduction approach signifies that while
services are available and staff work hard to engage residents, participation is a
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not a requirement of tenancy. This kind of housing is reserved for very vulnerable
people with a high incidence of physical and behavioral health issues and who
have been homeless for long periods of time. The Apartments at Bud Clark
Commons’ waiting list is organized by score on a vulnerability index. The screening
criteria utilized for admission have been reduced even further from those used for
The Morrison, Key Not A Card and Bridges to Housing.
During the first 18 months, the building had a 26% turnover rate, including 20 residents
who were asked to leave because of lease violations, 11 residents who passed away, and
12 residents who moved on to other (in some cases, more appropriate) housing. 98
residents have lived at the Bud Clark Commons for at least 12 months. We consider
these initial results very promising, given the depth of need of the residents. We intend to
return to the board this spring with a more comprehensive report on our progress to date
with this significant endeavor.
Cooperative Agreements to Benefit Homeless Individuals (CABHI) grant
Home Forward has partnered with the Old Town Clinic of Central City Concern, the Native
American Rehabilitation Association and the Outside In clinic to provide 35 apartments
over three years to homeless people who are not vulnerable enough to receive housing at
the Bud Clark Commons, but who have significant vulnerability and are receiving intensive
wrap-around services and case management. Screening criteria will be similar to that
used at The Morrison and not as reduced as the screening criteria for Bud Clark
Commons. Housing will be made available at Hollywood East and Northwest Towers.
Services are funded through the Substance Abuse and Mental Health Services
Administration (SAMHSA), a federal agency. This competitive grant was awarded in the
fall and we expect to begin housing people in the coming weeks.
Beech Street Apartments
The board is considering action this month related to the development of Beech
Street Apartments, which is also considered Permanent Supportive Housing. It
will be our first “dry” housing program – no alcohol or drug use – and represents
another dimension of housing type and resident profile in the PSH spectrum.
The local community will continue to look to us to lead and to find innovative ways
to support larger efforts to address homelessness, and the lessons learned
through the examples provided in this briefing will be brought to bear as we do so.
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We look forward to continued conversations about this with the board, and with
our jurisdictional partners next month at the retreat.
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

January 15, 2013

Jill Riddle, Director
Rent Assistance

Subject:

Payment Standard Update

This briefing is intended to update the board on the impact of increased payment
standards and other efforts to increase the ability of applicants to successfully use their
tenant-based vouchers throughout Multnomah County. The briefing is informational only
and no action is required of the board.
This activity supports Strategic Operations Plan Goal 1: We will deploy resources with
greater intentionality and alignment with other systems while increasing the number of
households served.
ISSUE
The Board of Commissioners has taken a number of actions over recent years to ensure
that voucher recipients have the flexibility and support needed to successfully access a full
range of housing options throughout our jurisdiction. Most recently, the board approved
an increase of payment standards for targeted higher-cost areas of the county and the
ability of voucher recipients to enter into six-month lease agreements, rather than the
previous one-year requirement. In the recently submitted Moving to Work (MTW) Plan, the
board approved submitting a request to HUD to set payment standards according to
current, local market data rather than HUD’s own Fair Market Rent standards. Staff has
recently signaled to the board that we would return this month to request another increase
to payment standards, in response to a tight market where rents continue to rise. We
have reassessed the approach of raising payment standards at this time, for reasons
outlined below. We will update you on what we know of the impacts this and other efforts
have had to date and describe our intended next steps that will benefit from your
guidance.
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As a reminder, the board approved designating higher payment standards for low-poverty
census tracts in downtown, northwest, inner / central northeast and inner / central
southeast Portland. Implemented in June 2012, this was part of an effort to mitigate high
rents in those areas that effectively priced our voucher holders out of the market. With six
months of experience and data under our belt, it is still too early to gauge the impact of
this policy, but we have learned some lessons that should inform our approach going
forward. In particular, we know that parsing the geographies by census tract has made
the search more complicated and frustrating for voucher holders – we are hearing this
directly from them – and it is complex for staff to administer. We are assessing measures
to streamline this in the coming months, when we bring a full package of
recommendations to the board.
We anticipate approval from HUD for our recent Moving to Work request to uncouple our
payment standards from the Fair Market Rents HUD publishes, in order to be more
responsive to our local market. In April, Metro Multifamily Housing Association (MMHA) will
publish their survey of local market rents. If HUD approves the aforementioned request,
we may also use the MMHA data as a basis for recommending adjusted payment
standards and simplifying our process for targeting higher payment standards in lowpoverty areas.
We believe the decision to delay raising payment standards again is sound, in that we will
have more current and better market data in April, more information about the impacts of
the federal budget on our funding, and more time to develop a well-thought out method
for targeting the higher payment standards. Even a move to simplify the catchment areas
for the higher payment standards would likely have some cost associated with it. While
hard to estimate, we believe that would be minimal, but larger-scale payment standards
increases do have a significant financial impact and should be carefully considered in this
budget climate. In the meantime, families are leasing up with our current payment
standards and should be stable enough until our next adjustment.
As of the writing of this memo, we continue to synthesize and analyze data for the period
from implementation of the most recent efforts, including targeted payment standards,
from June 1st through December 31st, 2012. Again, a six-month view will be inconclusive,
but may give a sense of emerging trends and we will have that available for you at this
board meeting. We look forward to discussing the data and potential next steps for the
coming months.
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Procurement & Contracts Department
MONTHLY CONTRACT REPORT
Contracts Approved 11/1/12 - 12/31/12

Contract #

Contractor

Contract Amount

Description

Department

Execution Date

Expiration Date

PROFESSIONAL SERVICES

C1239

The Housing Safety Group

$16,600

Site and Building Assessments at the hamilton
West Apts, Gretchen Kafoury Commons and
Rockwood Landing.

REO

11/1/2012

12/31/2012

C1262

Sweet Momentum Fitness LLC

$1,000

Be Fit, Be Healthy! Fitness Classes.

REO

11/19/2012

3/31/13

C1266

Oregon Green Raters LLC

$31,000

Services for Energy Performance Certifications Stephens Creek Crossing

DCR

12/9/2012

3/30/14

C1269

Bainbridge

$75,000

On-Call Interior Design Consulting

DCR

12/13/2012

11/30/15

C1270

Czopek & Erdenberger

$75,000

On-Call Interior Design Consulting

DCR

12/13/2012

11/30/15

C1272

DHS Oregon Department of Human Services
Oregon Health Authority

Network and Information Systems Access
Agreement with State of Oregon Agreement
Number 140022 Roles and Responsibilities of
Parties

RA

12/3/2012

12/2/14

C1274

Canon Solutions America, Inc.

$1,428 annually

Canon 4025 Digital Multifunction Equipment -Sellwood Center

REO

11/19/2012

12/10/16

C1264

Artharee & Associates

$4,975

Diversity Assessment; Conduct Assessment &
Develop a 3 Year Plan of Action

DBS

11/6/2012

12/31/2012

C1256

Housing Development Center

$15,000

Site and Building Assessments at St. Francis &
Fountain Place Apts

REO

11/9/2012

12/31/2012

REO

12/6/2012

1/15/2013

CONSTRUCTION SERVICES

C1265

Able Fence Co.

$21,825

Madrona Place Apts. - Remove & Replace
Eastern Half of Fence

AMENDMENTS TO EXISTING CONTRACTS

C1229-1

PMG

$13,200

Ash Creek Commons - Additional 3,775 sqft of
Mold Abatement.

DCR

11/1/2012

11/12/2012

C0420-7

MWA Architects

$83,795

Stephens Creek Crossing - Additional Services
During Design and Construction Phases

DCR

11/9/2012

2/28/2014

C1172-3

WDY, Inc.

$2,500

Willow Tree Apartment Repairs. Contract
Extension Thru 12/31/12. Adds $2,500.

DCR

11/13/2012

12/31/2012

C1242-1

Applied Restoration

$52,862

Building Envelope - Dahlke Manor - Additional
Concrete and Scaffolding - Extends thru 1/24/13

DCR

11/16/2012

1/24/2013

C1230-1

QED Lab, Inc

Eastwood Court and Rockwood Station: Water
Testing for Windows. Contract Extension to
January 31, 2013

DCR

11/16/2012

1/31/2013

C1200-1

Frank Construction

$3,964

Dekum Court - Additional Landscaping

DCR

11/19/2012

11/10/2013

C1200-2

Frank Construction

$7,234

Dekum Court - Metal Flashing and Electrical

DCR

11/19/2012

11/10/2013
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Procurement & Contracts Department
MONTHLY CONTRACT REPORT
Contracts Approved 11/1/12 - 12/31/12

Contract #

Contractor

Contract Amount

Description

Department

Execution Date

Expiration Date

C1219-1

Snyder Roofing of Oregon

$2,885

Holgate House Re-Roof; Install Cap Flashing On
20 Fan Units

DCR

11/21/2012

12/7/2012

C1068-2

Joy DeGruy Publications

$17,900

NC and Humboldt Gardens - Youth Programing

REO

11/26/2012

11/30/2012

C0631-3

Stoel Rives

Legal Services. Contract Extension to December
31, 2013

DBS

11/26/2012

12/31/2013

C0707-1

Staffing Partners, LLC

On-Call Temp Labor Services. Contract
Extension to June 30, 2013

HR

11/26/2012

6/30/2013

C0630-3

Oden -Orr Law

Misc. Overflow Legal Work and Special Projects.
Contract Extension to December 31, 2013

DBS

11/26/2012

12/31/2013

C0632-3

Harrang Long Gary Rudnick, P.C.

Employement and Labor Relations Legal
Services. Contract Extension to December 31,
2013

DBS

11/27/2012

12/31/2013

C0758-2

Cathy Schuh

Contract Extension to April 1, 2013

DBS

11/30/2012

4/1/2013

C1015A

R&H/Colas

DCR

12/5/2012

5/24/2012

C1015D

R&H/Colas

DCR

12/5/2012

6/1/2012

C0435-2

WDY, Inc.

Contract Extension, New End Date 12/31/13

DCR

12/13/2012

12/31/2013

C0643-10

The Partners Group

Contract Extension to November 25, 2013

DBS

12/17/2012

11/25/2013

T0743-2

Shiels Obletz Johnsen, Inc.

1 Year Contract Extension, New end date is
12/31/13

DCR

12/19/2012

12/31/2013

C0362-5

Elation Systems

$30,000 Annual Renewal for Certified Payroll
Software

DBS

12/20/2012

12/31/2013

C0292-6

PMG

Contract Extension, New End Date 5/31/13

DBS

12/28/2012

5/31/2013
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$11,376

$30,000

Stephens Creek Crossing - Abatement &
Salvage - Closeout Change Order Reconciling
Three Change Proposals, Temporary Power
Scope Reduction and Cost Savings
Stephens Creek Crossing - Demolition Closeout Change Order Adding a Haul Road,
Reconciling Allowances, Temporary Power
Scope Reduction and Cost Savings.

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

All Programs
8,714
01 - Tenant Based Vouchers
02 - Project Based Vouchers
03 - SRO/MODs
04 - VASH Vouchers
06 - Portability

6,431
1,226
480
97
227
253

Moving to Work
Programs
7,657
6,431
1,226

11

559
333
232
32

Total Rent Assistance

1,057

480
97
227
253
1,156

05 - Shelter Plus Care

Non-MTW Programs

264

892

559
333
232
32
9,870

7,921

1,949

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

12 - Traditional Public Housing 1,899
13
173
14 - Public Housing in Affordable Owned
63
15 - Public Housing in Tax Credit Affordable
460

2,595

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 - Family Unification Program
Affordable Housing Units - Section 8 Port In
Affordable Housing Units - Unassisted

16
17
18
19
20
21
22
23

2,595

1,899
173
63
460
3,223

Special Needs
Special Needs Units (Master Leased) **
Special Needs Shelter Beds (Master Leased)

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

552
140
250
483
48
10
34
1,706
514

278
236
6,332

2,595

3,737

16,202
(1,034)
15,168

10,516

5,686
(1,034)
4,652

^

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.

Home Forward
Board of Commissioners
January 2013

514

278
236

Notes:

**

3,223

552
140
250
483
48
10
34
1,706

10,516

Total Households Served: Rent Assistance and Occupied Housing Units November 2012
Households Receiving Rent Assistance
Only ^^, 8,836 , 58%

Households Receiving Rent
Assistance and Occupying
Affordable Housing Units ,
1,034 , 7%

Affordable Housing Units Occupied HUD Multi-Family Project Based
Subsidized ^, 483 , 3%

Public Housing Units Occupied *, 2,595
, 17%
Special Needs Units (Master Leased) **,
278 , 2%
Affordable Housing Units Occupied Unassisted, 1,706 , 11%

Special Needs Shelter Beds (Master
Leased), 236 , 2%

Total Households Served 15,168

^ 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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DASHBOARD
REPORT
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Home Forward - Dashboard Report For December 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 (Master Leased)
Total with Special Needs

Number of
Properties
38
2
5
45
6
13
19
19
38
-7
76
32
2
110

Physical
Units
1,999
65
572
2,636
496
1190
1,686
2,266
3,952
-637
5,951
278
236
6,465

Rentable
Units
1,999
65
572
2,636
496
1,190
1,686
2,266
3,952
-637
5,951
278
236
6,465

Subsidy
Revenue

Total
Revenue

Vacant
Units
27
2
12
41
13
29
42
64
106
-14
133

Occupancy
Percentage
98.6%
100.0%
97.9%
98.4%
97.4%
97.6%
97.5%
97.2%
97.3%
97.8%

Studio/SRO
514
0
275
789
72
312
384
851
1,235
-275
1,749

1 Bdrm
845
15
93
953
229
323
552
585
1,137
-108
1,982

2 Bdrm
372
40
90
502
104
398
502
451
953
-130
1,325

Unit Mix
3 Bdrm
258
10
62
330
91
138
229
222
451
-72
709

4 Bdrm
10
0
45
55
0
19
19
140
159
-45
169

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

Total
1,999
65
572
2,636
496
1,190
1,686
2,266
3,952
-637
5,951

* property/unit counts also included in Affordable Housing Count

Financial

Per Unit Per Month

Fiscal YTD ending 9/30/2012

Six months ending 9/30/2012
Property
Revenue
Public Housing
Affordable Owned
Tax Credit Partnerships

$233.48
$608.03
$544.42

$308.13
$213.59
$46.66

Operating Expense
w/o HMF

$541.61
$821.62
$591.09

$482.12
$477.81
$367.42

HAP
Management
Fees (HMF)
$99.11
$9.22
$9.72

NOI
-$39.62
$334.58
$213.94

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

Properties
6
19
19

Units
523
1,686
2,266

Properties
32
0
0

Units
1,476

09/30/12
# of
# of
Properties
Properties not
meeting Debt
meeting DCR
Coverage
13
9

2
7

# 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
624
1,139
511
221
63
6
2,564

% of
Households
24.3%
44.4%
19.9%
8.6%
2.5%
0.2%
100.0%

Households
Average
Family Size
2.1
1.6
1.8
2.2
2.8
3.3
1.9

Average Unit
Size
1.7
1.4
1.5
1.7
2.0
2.3
1.5

4,333
2,304
1,049
569
86
6
8,347

51.9%
27.6%
12.6%
6.8%
1.0%
0.1%
100.0%

1.9
2.2
2.3
2.5
2.0
1.5
2.1

1.5
1.5
1.6
1.9
1.7
1.3
1.6

Adults no
Children
13.1%
36.2%
14.5%
5.1%
1.3%
0.0%
70.3%

% Family Type (head of household)
Family with
Elderly
Disabled
Children
Not Elderly
11.3%
0.6%
7.5%
8.2%
11.3%
25.0%
5.4%
6.7%
8.3%
3.5%
2.2%
2.5%
1.2%
0.2%
0.3%
0.2%
0.0%
0.0%
29.7%
21.1%
43.5%

White
11.9%
26.8%
12.5%
4.1%
0.9%
0.0%
56.3%

Race % (head of household)
Native
Hawaiian/
Asian
American
Pacific Islnd
0.9%
0.4%
0.3%
2.3%
1.8%
0.3%
0.7%
0.7%
0.2%
0.4%
0.2%
0.1%
0.0%
0.1%
0.0%
0.0%
0.0%
0.0%
4.3%
3.2%
1.0%

Hispanic/ Latino
3.6%
3.2%
2.0%
1.3%
0.7%
0.0%
10.9%
Not Reported

3.3%
3.0%
1.8%
1.0%
0.1%
0.0%
9.2%

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)

Black African
American
7.2%
10.1%
3.8%
2.5%
0.7%
0.2%
24.4%

94
5
25
17
4
1,054
952
16.3
10
8
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16.1%
11.8%
3.8%
1.4%
0.2%
0.0%
33.4%

18.1%
21.5%
2.4%
9.5%
12.7%
1.1%
4.3%
5.4%
0.4%
2.5%
2.7%
0.2%
0.5%
0.4%
0.0%
0.0%
0.0%
0.0%
35.0%
42.8%
4.2%
* Race and enthnicity are not required fields on the

1.2%
0.6%
1.2%
0.4%
0.8%
0.2%
0.4%
0.1%
0.0%
0.0%
0.0%
0.0%
3.5%
1.3%
Waitlist Application in Yardi

3.2%
1.8%
1.1%
0.6%
0.1%
0.0%
6.7%

5.0%
0.9%
0.4%
0.2%
0.0%
0.0%
6.5%

Home Forward - Dashboard Report For December of 2012
Rent Assistance Performance Measures
Utilization and Activity

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

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

Current Month Activity
HUD Subsidy
Over(Under)
Utilized
$107,929
-$76,011

Remaining
Waiting List
Size
6

Waiting List
Names
Pulled
3

Average
Voucher
Cost
$614
$568
$428
$596

HUD Subsidy
Over(Under)
Utilized
-$1,196,593
-$656,578
-$39,722
-$1,892,894

Vouchers
Terminated
11
9
13
33

Utilization
Percentage
94%
96%
94%
94%

Black

White

Native

Asian

Hawaiian/

Hispanic

5.9%
12.6%
10.1%
7.3%
1.3%
0.0%
37.2%

6.3%
20.3%
16.9%
8.7%
1.1%
0.1%
53.3%

0.5%
1.3%
0.8%
0.4%
0.1%
0.0%
3.0%

0.3%
2.6%
1.7%
1.1%
0.1%
0.0%
5.9%

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

0.6%
2.0%
1.4%
1.1%
0.1%
0.0%
5.1%

Vouchers
Available
6,867
1,307
512
8,686

Vouchers
Paid
6,755
1,226
480
8,461

# of
Households
859
2,439
1,943
1,163
164
11
6,579

% of
Households
13.7%
39.0%
31.0%
18.6%
2.6%
0.2%
105.1%

Households
Average
Family Size
1.9
1.9
2.4
3.0
3.7
3.9
2.3

0
0
0
0
0

0.0%
0.0%
0.0%
0.0%
0.0%

0.0
0.0
0.0
0.0
0.0

0.0%
0.0%
0.0%
0.0%
0.0%

0.0%
0.0%
0.0%
0.0%
0.0%

0.0%
0.0%
0.0%
0.0%
0.0%

0.0%
0.0%
0.0%
0.0%
0.0%

0.0%
0.0%
0.0%
0.0%
0.0%

0.0%
0.0%
0.0%
0.0%
0.0%

0.0%
0.0%
0.0%
0.0%
0.0%

0.0%
0.0%
0.0%
0.0%
0.0%

Not Reported
0.0%
0.0%
0.0%
0.0%
0.0%

0

0.0%

0.0

0.0%

0.0%

0.0%

0.0%

0.0%

0.0%

0.0%

0.0%

0.0%

# Events

# Event
Attendees

198

3328

Escrow $
Forfeited

Avg Annual
Earned Income
Increase Over
Last Year

$624
$576
$448
$607

$31,918

New Vouchers
Leased
65
15
12
92

Calendar Year To Date
Voucher
Inspections
Completed
606
41
21
668

New Vouchers
Leased
944
229
140
1313

Vouchers
Terminated
521
314
143
978

Demographics

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

Average Unit
Size
1.9
1.9
2.2
2.5
2.9
2.9
2.1

Adults no
Children
7.9%
25.6%
17.0%
6.4%
0.7%
0.1%
57.7%

% Family Type (head of household)
Family with
Elderly
Disabled
Children
Not Elderly
5.8%
0.3%
1.4%
13.4%
9.5%
15.6%
14.0%
7.7%
11.3%
12.2%
3.0%
4.2%
1.9%
0.2%
0.3%
0.1%
0.0%
0.0%
47.4%
20.7%
32.8%

Race % (head of household)

Short Term Rent Assistance

Shelter Plus Care
Short Term Rent Assistance

# of
Households
Participating
559
597

$ Amount of
Average Cost
Assistance
per Household
Provided
$323,738
$579
$381,208
$639

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
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Households
Served/
Participants

Monthly
Funding
Amount

Average Funds per
Participant

83

$52,905

$637

# HH
Stabilized

# HH
Transitioned

Health and Safety Stabilized

Unduplicated
Number Served

Crisis
Intervention

12

28

17

1811

43

Support
System
Enhanced
23

# of
Participants

Escrow $
Held

New
Enrollees

# of Graduates

Escrow $
Disbursed

Terminations
or Exits

0
0

0
0

76
168

$166,949
$333,127

$1,508
$864

0
0

2

$0
$0

$399
$334

Home Forward - Dashboard Report For December of 2012
Agency Financial Summary
Six months ending 9/30/2012

Month

Fiscal Year to
Date

Prior YTD

Increase
(Decrease)

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

$6,210,419
$815,306
$1,296,168
$952,901
$294,223
$9,569,017

$39,641,849
$5,295,452
$7,479,939
$952,901
$1,820,071
$55,190,211

$39,378,273
$5,169,901
$7,399,881
$185,368
$2,000,358
$54,133,781

$263,576
$125,551
$80,058
$767,533
($180,287)
$1,056,430

Housing Assistance Payments
Operating Expense
Depreciation
Total Expense
Operating Income

$5,580,356
$3,368,119
$643,348
$9,591,823
-$22,806

$33,521,942
$19,160,375
$3,888,056
$56,570,373
-$1,380,162

$32,503,583
$19,593,344
$3,723,961
$55,820,887
-$1,687,107

$1,018,360
($432,968)
$164,094
$749,486
$306,944

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

-$272,278 -$1,165,226
-$23,713,798 -$67,566,107
-$24,008,882 -$70,111,495
$190,292,735 $190,292,735
$26,753,709 $26,455,065

-$33,331
($1,131,894)
$6,411,423 ($73,977,530)
$4,690,985 ($74,802,480)
$346,733,526 ($156,440,791)
$17,967,431
$7,092,199

Development/Community Revitalization
New Development / Revitalization
Bud Clark Commons *
Stephen's Creek Croosing ***
Madrona Place **
Lifeworks Northwest

Units
130
129
45
32

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

Construction
End
May-11
Apr-15
Aug-11
Jun-14

Current
Phase
Post Construction
Preconstruction / Sitework
Post Construction
Finance Structuring

Total
Cost
$46,951,074
$51,636,304
$4,566,487
$9,124,739

Cost Per
Unit
$361,162
$400,281
$101,477
$285,148

88
281
288
105
tbd

Jul-11
tbd
Jun-10
Apr-11
tbd

Jul-12
tbd
Nov-10
Nov-11
tbd

Post Construction Close
Concept
Concept
Post Construction
tbd

$1,980,000
$35,280,892
$1,700,000
$5,397,365
$452,200

$22,500
$125,555
$5,903
$51,403

Capital Improvement
Ainsworth
Tower Trio (GMW)
Hollywood East
FAM4
Misc Upgrades
Legend
* Formerly known as Resource Access Center
** Formerly known as Jeanne Anne
*** Formerly known as Hillsdale Terrace
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