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INtroduction

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

e Reduce cost and achieve greater cost effectiveness in Federal expenditures;

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

e Increase housing choices for low-income families.

Home Forward has been designated an MTW agency since 1998. The recently approved 2016 Consolidated
Appropriations Act extended the MTW demonstration through fiscal year 2028 for Home Forward. This allows Home
Forward to continue to utilize MTW flexibility to support our mission of assuring that the people of the community are
sheltered.

The following Fiscal Year 2020 Moving to Work Plan details how Home Forward intends to use our flexibility. We will
continue to use our MTW authority to best meet the needs of our community, with thoughtful intent, and the ability to
quickly respond to changes in our region’s rental market and economy. Home Forward will continue to collaborate
with local government and community service providers to expand and sustain housing resources for the community.
These partnerships and Home Forward’'s MTW flexibility are more important than ever as the Portland Metropolitan
Area continues to experience a housing crisis, a crisis the Portland City Council recently extended through at least
April 2021.

Home Forward continues work on the current strategic plan to guide our work through 2020. The development of the
strategic plan included input from staff, the board of directors, our Resident Advisory Committee and partners. The
plan focuses on five key areas and includes an emphasis on equity, connection, unity and racial justice.

One Portfolio: We'll continue to build and acquire housing with a goal of adding 500 affordable housing units to Home
Forward’s portfolio by the end of 2020. We will convert our public housing properties to a Section 8-based subsidy
while preforming critical rehabs to best position them to be stable for generations to come and to meet the needs of
the people and neighborhoods they serve. We will also develop and implement performance standards at the
property level and across the portfolio.

One Resource: We will work to create deeper connections and continuity between the types of housing assistance we
provide to respond to the evolving needs of the people we serve. We'll make changes to the way we manage our
waiting lists to better meet the needs of the community in the current housing market. In an effort to make ourselves
more available to the community and to better align staff resources and processes, we’ll explore a new model of
service delivery that puts more of our staff in the neighborhoods we serve.
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One Agency: We will build our skills and work together in ways that help us constantly evolve and improve our ability
to serve our community. As we move forward with our public housing conversion through the Rental Assistance
Demonstration (RAD) program, we will prepare ourselves for the implications of converting our portfolio to a Section
8-based platform. We will create and implement a values-based communications plan, increase the use of surveys,
focus groups and other forms of outreach to get resident input, assess current practices to identify opportunities to
integrate a trauma-informed lens to our work, and increase hard skills training and leadership development for staff at
all levels of the organization.

One Community: We will continue to define our equity platform with a particular emphasis on racial justice. Identify
opportunities and set goals to increase participation of Minority, Women and Emerging Small Businesses (MWESB)
in our contracting processes. Optimize our use of technology to increase the community’s ability to interact and
transact with us, and work to increase resident access to technology. We'll deepen our focus on supporting the needs
of East Multnomah County and ensure the region is included in all of our strategic initiatives.

One System: We will leverage our role as the largest provider of affordable housing in Oregon to improve
collaboration and efficacy between systems impacting people in poverty. We’'ll strengthen our engagement with the
education and health care systems, and we will work tirelessly to add more affordable housing in our community,
regardless of our role or ownership stake.

As Home Forward moves toward the end of the current strategic plan period, we are beginning the planning process
for our next strategic plan.

The Portland metro region continues to experience a challenging housing market in terms of unprecedented rent
increases and historically low vacancy rates. As a reaction to the state’s housing rental crisis, the Oregon state
legislature passed several bills in 2016 related to housing and the City of Portland extended our declared housing
emergency until at least April 2021.

Home Forward recognized the signs of the looming crisis years ago and proactively implemented Moving to Work
activities to assist Housing Choice Voucher holders and residents in past MTW plans. We were able to optimize our
MTW flexibility in critical ways early on in our region’s housing emergency and we are closely monitoring those
activities to ensure they are assisting our participants in the most effective ways possible. Our two proposed initiatives
in this plan will help us to continue to address our local housing crisis by making sure people transitioning from
homelessness into certain Single Room Occupancy (SRO) buildings will not be impacted by minimum rents while
they work towards stability and by creating flexibility in our project-based voucher program to enhance the
development of more affordable housing in our community.

Home Forward’s strategic plan was developed during our region’s housing emergency and every initiative was
designed through the lens of this crisis. We have taken a bold yet thoughtful approach to the next three years and our
staff and leadership will stretch their capacity to help our community through these difficult times.

We are also intentionally dedicating organizational capacity towards the U.S. Department of Housing and Urban
Development’s (HUD) Rental Assistance Demonstration (RAD) program. Home Forward is in the process of
converting our public housing portfolio to a Section 8-based platform through RAD, a tool that enables the
preservation of this critical affordable housing infrastructure for generations to come. This effort will create a
significant body of work for the entire organization for years to come. The subsidy conversion transitions the public
housing portfolio to a more stable funding source and will give Home Forward the ability to rehabilitate buildings and
address long-standing capital needs while continuing to serve the same vulnerable population. We recognize RAD
impacts our current residents who call our buildings home and additional organizational capacity will be required to
effectively communicate and prepare them for the transition.
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Mobility Counseling and Transportation Toolkit

In 2013, Home Forward was awarded a grant from Metro, a regional governmental planning agency, to work
collaboratively with the three metro-area housing authorities to develop tools to provide mobility counseling to
Housing Choice Voucher participants. The goal is to reduce participants’ combined housing and transportation costs
and assist them in identifying housing locations with affordable transit options. This work also achieves goals to
further Fair Housing goals. Since April 2014, each housing authority introduced the transportation toolkit to
participants when they move or attend the initial program orientation. The online and paper toolkit includes a video,
brochures for considering transportation costs when moving, a worksheet to compare transportation costs of housing
choices, and a tutorial for using WalkScore. In August 2015, the evaluation of the project was completed. Due to the
challenging rental market during the evaluation period, transportation costs and access did not show up as a
significant indicator of housing choice. Nonetheless, participants that were shown the toolkit did report better access
to transit in their new home and that their housing costs decreased. In December 2015, the Mobility Counseling grant
was closed out with Metro. At the project’s end, each housing authority made a commitment to maintain access to
the toolkit on their website and continue to introduce the toolkit to new participants at program orientations and
current participants at the time of moving. The online and paper toolkit includes a video, brochures for considering
transportation costs when moving, a worksheet to compare transportation costs of housing choices, and a tutorial for
using WalkScore.

VASH Households

Veterans Affairs Supportive Housing (VASH) vouchers are an important and valuable resource for homeless veterans
in our community. Home Forward currently administers 855 VASH vouchers, up from our original award of 70
vouchers in FY2009. Most recently, Home Forward was awarded 159 new VASH vouchers with an effective date of
March 1, 2019, and 32 new VASH vouchers with an effective date of May 1, 2019. We are proud to administer these
vouchers for the veterans in our community.

Our March 2018 VASH utilization level was up to 96%. Starting with Home Forward’s new VASH awards from April
2018 and including our 2019 awards, our utilization has dropped as we work with the VA and community partners to
lease-up these new vouchers. As of June 2019, our utilization is at 70%. The lease-up success rate for VASH
vouchers continues to be high, at 92% in June 2019 and leasing continues to increase at a steady pace.

Our ability to effectively increase the scale of our VASH program in the face of an incredibly tight rental market is
testament to the success of our partnership with the local Veterans Administration Medical Center, Multnomah
County, the City of Portland and a host of non-profit agencies including Transition Projects, our communities
Supportive Services for Veteran Families recipient. Home Forward continues to provide security deposit assistance,
and our jurisdictional partners, through the Joint Office for Homeless Services, funds additional flexible placement and
retention assistance which can be used for any costs related to removing barriers related to lease-up, such as
application fees, utility and housing debt, and transportation costs associated with housing search. Additionally, Home
Forward is working with the VA and partners to increase the number of Project Based VASH, in order to increase
access to housing for Veterans that face the greatest barriers to lease up in the private rental market. There are
currently 17 Project Based VASH units, and we anticipate the lease up of 97 more Project Based VASH units in 4
properties in 2020.

In fall of 2014 we requested authorization from the HUD Voucher Office to include VASH voucher holders in the
application of approved MTW activities.

In November and December 2014, we received approval to apply the requested MTW activities to VASH voucher
holders. In August 2016, we requested authorization to apply to VASH aspects of our local MTW Project Based
Voucher program together with new MTW activities included in our FY 2017 plan.
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A Home for Everyone

A Home for Everyone is a community-wide effort to better assist people experiencing homelessness in Multnomah
County. Established through a charter adopted by Home Forward, Multnomah County, and the cities of Portland and
Gresham, A Home for Everyone is led by an executive committee comprised of jurisdictional and funding partners
and supported by a coordinating board comprised of a diverse set of community, nonprofit and government
stakeholders. By charter, Home Forward has a seat on the Home for Everyone Executive Committee. Through our
participation in A Home for Everyone, Home Forward works to strategically align our resources with the community’s
larger efforts to address homelessness.

In 2014, the Home for Everyone Coordinating Board developed staged action plans related to community efforts to
address homelessness. This included an actionable plan to end veteran homelessness, an assessment of housing
needs and gaps for people experiencing homelessness, and a plan to reduce the gap by 50%. In response to action
plans developed by a Home for Everyone, Home Forward committed to new targeting of Housing Choice Vouchers in
two areas:

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

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

These preferences were fully utilized in FY 2017. An evaluaton of these preferences showed their success at
achieving strong lease-up, retention and resource alignment outcomes for families and indidividuals leaving
homelessness. Home Forward may continue or expand these efforts utilizing the Tenant-Based Voucher Set Aside
activity approved with our FY 2017 Moving to Work Plan. Starting in 2019, Home Forward has started evaluating the
feasibility of renewing these preferences to lease back to their original levels, and will continue to do so in 2020.

In 2018, Home Forward was selected by A Home For Everyone and local government funders to administer the Long
Term Rent Assistance (LRA) program. This pilot project serves 45 households with permanent rent assistance.
Assisted households were either experiencing or in danger of homelessness at the outset of assistance and were
selected by community non-profits to receive permanent rent assistance paired with housing retention supports.

General Obligation (GO) Bonds - City of Portland and Metro Regional Government

City of Portland GO Bond: In November 2016 voters in the city of Portland approved $258.4 million in general
obligation bonds to fund at least 1,300 units of newly affordable housing over the next five to seven years. As of
December 2018, 634 total units have been met which include: 286 family-sized units, 281 units at 30%AMI and
below; and 197 Permanent Supportive Housing Units. 215 Project-based Section 8 units have been allocated of the
400 vouchers set aside by the MTW amendment 16 approved by HUD — “Affordable Housing General Obligation
Bond Project Based Voucher Allocation.”

Home Forward is participating in the Portland GO Bond in two ways:

1) Asset Management — Home Forward’s asset management team is overseeing third-party property
management on behalf of the City of Portland. As of December 2018, three properties have been included in
Home Forward’s asset management portfolio:

a. Ellington — 263 units

b. 105th & Burnside — 51 units
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c. Westwind — 70 SRO units

2) Pre-Development Assistance — Home Forward’s development and financing staff have contracted
with a design firm to provide analysis of options for development of this site.

a. SE 30th and SE Powell — between 160-180 units of new construction anticipated.

Metro Regional GO Bond: Voters in the three-county area (including Multnomah County which is served by Home
Forward) approved an affordable housing bond in November 2018. The Metro GO Bond plans to create 3,900
affordable unites with 1,600 of these homes deeply affordable to households at or below 30% AMI. Half of the homes
created will have two or more bedrooms to ensure access by families.

As of September 2019, it is anticipated that Home Forward will receive allocations in two areas:

1) Phase | project within the City of Portland — Recognizing Home Forward’s role as the Housing Authority
representing Multhomah County, Metro requested Home Forward staff to prepare a proposal known as a
“Phase I” project that would be ready to go early in the bond funding process. Home Forward selected
Dekum Court as the site for major redevelopment which leverages the Section 18 disposition which HUD
approved for the site (October 2018). Metro approved the Phase | project and an allocation of approximately
$22 million in bond funds in July 2019. Redevelopment will be completed in two phases, with Phase |
ensuring that existing residents (40 units) have the choice to relocated into the new building (Spring 2022)
prior to demolition of the current buildings. After completion of Phase Il by Fall 2023, a total of 200
apartments will be located on the site.

2) Eastern Multnomah County projects — Due to smaller population sizes, the three cities in eastern
Multnomah County did not qualify for individual allocations of bond funding. Instead, Multnhomah County and
Metro have designated Home Forward as the jurisdictional partner to receive the bond allocation to cover
approximately 111 units of affordable housing in this area. As of September 2019, Home Forward anticipates
up to two properties will be developed - either new construction and/or acquisition of an existing property.)
Initial community engagement to inform an implementation strategy started during 2019 and will continue into
2020.

Block 45/NE Grand Development (The Louisa Flowers)

Home Forward’s development team successfully competed in a City of Portland Notice of Funding Availability process
to acquire property in NE Portland known as “Block 45”. 240 apartments have been constructed in a transit-oriented
location in the central city. A groundbreaking event in January 2017 marked the beginning of construction. Certificate
of Occupancy and initial resident move-ins will occur in October 2019. Initial lease up will continue into early 2020.

Rents will be affordable in the following income ranges:
e 217 homes for households with incomes at or below 60% Median Family Income (MFI), and
e 23 homes for households with incomes at or below 50% MFI.

Of the 240 total, 20 homes will also be assigned Section 8 project-based vouchers to assist with rental subsidy for
those recovering from domestic violence.
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Portland Community College (PCC) Partnership (NE 42nd and Killingsworth)

Home Forward is undertaking a feasibility study for the development of affordable housing on approximately one acre
of a three-acre site owned by PCC. The college will be redeveloping an existing workforce training center and
parking lot with the goal to include approximately 100 new apartment homes. A Memorandum of Understanding is
under discussion and the feasibility study will be underway during 2020.

High Rise Preservation Efforts: 85 Stories

As part of our Strategic Plan goal, One Portfolio, we will increase the number of housing units for our community
through preservation, development and acquisition. With approvals from HUD in both Section 18 and RAD, Home
Forwards entire public housing portfolio will be transitioned to either project-based vouchers or project-based rental
assistance.

Phase | (The first four high rise towers): HUD approved our proposal to change the operating subsidy at four
of the buildings from public housing to project-based Section 8 funding (via a Section 18 disposition process).
This subsidy change occurred during September 2013 and transfer to the LIHTC partnership (and the
accompanying affordable housing lease up) happened during FY2015. The Phase | budget was
approximately $124.7 million. Because of the great importance of this work, the agency contributed a
significant amount of its own resources to Phase |: $13.6 million (11% of the total funding). Construction was
completed during FY2017 at each of the first four properties (Group 1: Northwest Tower & Annex, plus
Gallagher Plaza; and Group 2: Hollywood East, and Sellwood Center).

Phase Il: RAD conversions focused in two groups occurred during Fall 2017. Group 3 included six mixed
finance properties which were not in need of renovations.(Note: Originally the subsidy conversion for one of
the properties, Madrona Place, was included in Group 3. Subsequently, over $3 million in deferred
maintenance has been uncovered and the redevelopment financing costs will now be included in Group 7
activities.) Group 4 included three HOPE VI properties which are also newer properties that were not in need
of renovations

Phase llI: To complete the RAD and Section 18 conversions, we have developed a financial strategy that
allows the agency to complete the process by FY2021 by converting public housing in groups (or bundles) of
properties. Group 5 includes two Section 18 properties and five RAD properties. Financial closing for Group
5 occurred in November 2018. Group 6 also includes two Section 18 properties along with seven RAD
properties.Financial closing for Group 6 occurred in June 2019. Our remaining properties are broken into
three more groups (Groups 7-9) and include four more Section 18 and 13 RAD conversions. The nine
properties in Group 7 (see note above regarding Madrona Place) are scheduled for financial closing during
September 2020.

Public Housing Strategy

Several important policies guide us as we undertake this complex and challenging initiative. We developed these
policies through our work over the last 15 years, starting with our first HOPE VI redevelopment, to preserve this vital
community resource.

Policy Guidelines for Subsidy Conversion

1) Continue to serve very low-income populations in these communities

2) Maintain ownership or control of the properties
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3) Improve the physical and financial condition of the properties

4) Partner to optimize public and private resources on behalf of the properties and our residents

As described in the previous 85 Stories section, the subsidy conversion process uses a combination of HUD’s RAD
and Section 18 programs. The charts below summarize the conversion of properties by HUD program.

AMP (PH
units)

OR002000121
OR002000337
OR002000251
OR002000151
OR002000252
OR002000123
OR002000124
OR002000125
OR002000126
OR002000131
OR002000132
OR002000142
OR002000152
OR002000153
OR002000336
OR002000436
OR002000705

OR002000108

Property Name
Fir Acres
Alderwood
Tillicum North
Tillicum South
Hunters Run
Stark Manor
Lexington Court
Eastwood Court
Carlton Court
Slavin Court
Demar Downs
Celilo Court
Harold Lee Village
Floresta
Cora Park
Chateau Apt.
Scattered East A

Peaceful Villa

Previous 85 Stories RAD Conversions

Total Public
Housing Units
in CHAPS

32
20
18
12
10
30
20
32
24
24
18
28
10
20
10
10
7

70

REMAINING RAD CONVERSIONS

Converted Conversio Conversion

2018

n FY19

20

18

12

10

10

20

85 Stories
Group
Post FY19
32 Group 7
Group 6
Group 6
Group 6
Group 6
30 Group 7
20 Group 8
32 Group 7
24 Group 7
24 Group 8
18 Group 7
28 Group 7
Group 6
Group 6
10 Group 8
10 Group 8
7 Group 8
Group 8
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Group 3 converted using the RAD program and included The Jeffrey, Rockwood Station, Martha Washington, Bud
Clark Commons, Madrona Place (see narrative regarding Groups 3 and 7), and Fairview Oaks and Woods,

Group 4, Home Forward’s three HOPE VI properties (containing seven mixed-finance partnerships) also converted to
project-based Section 8 subsidy using the RAD program.

Group 5 conversions included two Section 18 properties (Tamarack and Schrunk Riverview Tower) plus five RAD
properties: Camelia Court, Eliot Square, , Maple Mallory, Bel Park, and Winchell Court.

Section 18 Disposition — During 2018, Home Forward received approval from HUD for our remaining Section 18
conversions. These followed the successful first conversions comprised of Group 1 and 2 with four of our high-rise
properties. Group 5 (above) also included two Section 18 properties).

REMAINING SECTION 18 CONVERSIONS

Total Public 85 Stories

Housing Units in Group

AMP Property Name ACC Units Section 18
OR002000111  Dekum Court 40 40 Group 9
#N/A Dekum Addition 20 Group 9
OR002000114  Dahlke Manor 115 115 Group 7
OR002000115  Holgate House 80 80 Group 8
OR002000140  Ruth Haefner Plaza 73 73 Group 8
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General Operating Information

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

# of Uniform Federal

Accessibility
ASSET Standards (UFAS)
MANAGEMENT BEDROOM SIZE Units
PROJECT (AMP) Fully
NAME AND 01 2 3 4 5 6+ TOTAL POPULATION Accessibl Adaptabl
NUMBER UNITS TYPE* e e
| N/A [ o [o]Jo|[o]o]o 0 N/A | 0 | 0 |

Total Public Housing Units to be Added in the Plan Year 0

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

If “Population Type” is “Other” please describe:
N/A
ii. Planned Public Housing Units to be Removed

Public housing units that the MTW PHA anticipates will be removed during the Plan Year.

AMP NAME AND NUMBER OF UNITS EXPLANATION FOR REMOVAL

NUMBER TO BE REMOVED
Fir Acres 32
OR002000121
Townhouse Terrace 30
OR002000122
Stark Manor 30
OR002000123 Rental Assistance Demonstration — received CHAPs
Eastwood Court . . ) ;
32 (Commitment to Enter into a Housing Assistance
OR002000125
Payment Contract) from HUD August 2016
Carlton Court 24
OR002000126
Demar Downs 18
OR002000132
Celilo Court 8
OR002000142
Dahlke Manor 115
OR002000114
315 Total Public Housing Units to be Removed in the Plan

Year

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

NUMBER OF
VOUCHERS TO
?
PROPERTY NAME BE PROJECT- RAD? DESCRIPTION OF PROJECT

BASED

New construction with PCRI, Inc. Will include
20 No 20 project-based vouchers for families leaving
homelessness
New construction with Bridge Housing, Inc. Will
North Williams 40 No include 40 project-based vouchers for families
leaving homelessness
New construction with Transition Projects. Will

King Park
Apartments

Kenton Project 18 No include 18 Project-Based VASH
New construction with Community
Alberta Alive 25 No Development Partners. Will include 25 Project-
Based VASH

: . New construction with Do Good Multhomah.

Findley Project 20 No Will include 20 Project-Based VASH
) . New construction with NW Ventures. Will
Garfield Project 28 No include 28 Project-Based
151 Planned Total Vouchers to be Newly Project-Based

iv. Planned Existing Project Based Vouchers
Tenant-based vouchers that the MTW PHA is currently project-basing in the Plan Year. These include only those in

which at least an AHAP is already in place at the beginning of the Plan Year. Indicate whether the unit is included in

RAD.
NUMBER OF PLANNED
PROPERTY NAME PROJECT-BASED  STATUS AT END RAD? DESSSC')F;TE'C?{“ OF
VOUCHERS OF PLAN YEAR*
Woody Guthrie 15 Leased/Issued No PBV NOFA of 2015,
RiverPlace 80 Leased/Issued No awarded in 2016,
, Home Forward RFP
Garfield 28 Leased/Issued No award process
Fir Acres 32 Committed Yes
Townhouse Terrace 32 Committed Yes
Stark Manor 30 Committed Yes
Eastwood Court 32 Committed Yes SOAR;ZE)Y‘
Carlton Court 24 Committed Yes
Demar Downs 18 Committed Yes
Celilo Court 28 Committed Yes
Dahlke Manor 115 Committed Yes Section 18.RAD
Conversion
Planned Existing
434 Project-Based
Vouchers

*  Select “Planned Status at the End of Plan Year” from: Committed, Leased/Issued
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v. Planned Other Changes to MTW Housing Stock Anticipated During the Plan Year
Examples of the types of other changes can include (but are not limited to): units held off-line due to relocation or

substantial rehabilitation, local, non-traditional units to be acquired/developed, etc.

PLANNED OTHER CHANGES TO MTW HOUSING STOCK ANTICIPATED IN THE PLAN YEAR
N/A

General Description of All Planned Capital Expenditures During the Plan Year

GENERAL DESCRIPTION OF ALL PLANNED CAPITAL EXPENDITURES DURING THE PLAN YEAR

Percentage Percentage
Capital of Capital Total of Total
Community Activity Fund Fund Expended Expended
PHA Wide 15% Administrative 833,671 7.95% 833,671 7.95%
Allowance
PHA Wide Radon testing and 350,000 3.34% 350,000 3.34%
Mitigation
PHA Wide PH Discretionary Project 577,041 5.50% 577,041 5.50%
Funds
*Various Properties Major Systems Upgrades— 2,750,000 26.23% 2,750,000 26.23%
85 Stories Projects Group
7
Total Capital Expenditures Budget 10,485,809 100% 10,485,809 100%

*Note: The Major Systems Upgrades titled 85 Stories is planned for Home Forward's public housing properties converting to HUD's
RAD and/or Section 18 Disposition programs.

Group 5 received approval through HUD's RAD and Section 18 Disposition Programs. The group converted into a Tax Credit
Limited Partnership in November 2018 and is currently in construction phase. This group consists of seven properties - Tamarack,
Schrunk Tower, Eliot Square, Maple Mallory, Bel Park, Winchell Court and Camelia Court.

Group 6 received approval through HUD's RAD and Section 18 Disposition Programs. The group converted into a Tax Credit
Limited Partnership in June 2019 and is currently in construction phase. This group consists of nine properties - Medallion,
Williams Plaza, Harold Lee, Floresta, Powellhurst, Tillicum North, Tillicum South Hunters Run and Alderwood.

Group 7 received approval through HUD's RAD and Section 18 Disposition Programs and are still in the planning phase. The work
will be bundled into a Tax Credit Limited Partnership. Group 7 currently consists of nine properties - Dahlke Manor, Fir Acres,
Eastwood Court, Stark Manor, Carlton Court, Demar Downs, Townhouse Terrace, Celilo and Madrona Place.

i.  Planned Number of Households Served
Snapshot and unit month information on the number of households the MTW PHA plans to serve at the end of the Plan

Year.
PLANNED NUMBER OF PLANNED NUMBER OF
PLANNED NUMBER OF HOUSEHOLDS SERVED UNIT MONTHS HOUSEHOLDS TO BE
THROUGH: OCCUPIED/LEASED* SERVED**
MTW Public Housing Units Leased 7,584 632
MTW Housing Choice Vouchers (HCV) Utilized 109,154 9,096
Local, Non-Traditional: Tenant-Based® 1,389 116
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Local, Non-Traditional: Property-Based” 60 5
Local, Non-Traditional: Homeownership® 0 0

118,187 9,849

Planned Total Households Served

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

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

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

PLANNED NUMBER PLANNED NUMBER OF
LOCAL, NON- OF UNIT MONTHS HOUSEHOLDS TO BE
TRADITIONAL CATEGORY MTW ACTIVITY NAME/NUMBER OCCUPIED/LEASED* SERVED*
Tenant-Based Program Based Assistance / 14 1,389 116
Property-Based Program Based Assistance / 14 60 5
Homeownership N/A 0 0

*  The sum of the figures provided should match the totals provided for each local, non-traditional categories in the previous table.
Figures should be given by individual activity. Multiple entries may be made for each category if applicable.

ii. Discussion of Any Anticipated Issues/Possible Solutions Related to Leasing
Discussions of any anticipated issues and solutions in the MTW housing programs listed.

HOUSING PROGRAM DESCRIPTION OF ANTICIPATED LEASING ISSUES AND POSSIBLE SOLUTIONS

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

There are no anticipated issues related to local, non-traditional units.

MTW Housing Choice Voucher

Local, Non-Traditional

i. Waiting List Information Anticipated
Snapshot information of waiting list data as anticipated at the beginning of the Plan Year. The “Description” column

should detail the structure of the waiting list and the population(s) served.

PLANS TO
HNOUU“:EB:ROI(.)[::S WAITING LIST OPEN, OPEN THE
WAITING LIST NAME DESCRIPTION ON WAITING PARTIALLY OPEN OR WAITING LIST
LIST CLOSED DURING THE
PLAN YEAR
MTW Public Housing Site-Based 10,675 Partially Open Yes
MTW H ing Choi
ousing Lholce Community-Wide 2,850 Partially Open No
Voucher
MTW Housing Choice Site-Based 13,021 Partially Open Yes
Voucher
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Tenant-Based Local,
Non-Traditional MTW Other (see below) 0 Open No
Program
Project-Based Local,
Non-Traditional MTW Site Based 0 Closed No

Program

Please describe any duplication of applicants across waiting lists:

528 households are duplicated across the MTW Public Housing and MTW Housing Choice Voucher
(Community-Wide) waitlists. The MTW Housing Choice Voucher (Site-Based) is a Project-Based voucher waitlist
(see Activity 10), with waitlists kept by partner agencies administering the PBV contract. Additional households
may be duplicated between MTW Public Housing, MTW Housing Choice Voucher (Community-Wide) and MTW
Housing Choice Voucher (Site-Based).

Our MTW Public Housing waiting list is currently closed except for households needing an ADA accessible unit or
applicants who have a documented terminal illness with a life expectancy of less than 12 months. Our Community-
Wide MTW Housing Choice Voucher waitlist is currently closed except for applicants who have a documented
terminal illness with a life expectancy of less than 12 months.

Our Tenant-Based Local, Non-Traditional program is our Program Based Assistance program (described in detail in
Activity 14). This program largely contracts funds to partner agencies, which then manage the participant selection
process, sometimes in partnership with Home Forward.

Each agency currently uses different methods for participant selection, but all programs target families who are
homeless or at risk of homelessness.

In 2020, Home Forward will fund three tenant-based local, non-traditional programs. These three programs are
administered by two partner agencies.

e The third tenant-based program, Economic Opportunity Program, does not utilize a waiting list. Rather, when
funding becomes available, the STRA agency begins accepting referrals from their partner agency, Worksystems,
until the available funding is obligated.

ii. Planned Changes to Waiting List in the Plan Year
Please describe any anticipated changes to the organizational structure or policies of the waiting list(s), including any

opening or closing of a waiting list, during the Plan Year.

WAITING LIST NAME DESCRIPTION OF PLANNED CHANGES TO WAITING LIST

N/A | N/A
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Proposed MTVW Activities

Program Transfer Flexibility Bridge

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

The new Program Transfer Flexibility Bridge removes the requirement that staff run a full eligibility certification for
households transferring between Home Forward MTW programs. Instead, staff will use information from the
household’s most recent recertification to determine eligibility. The household will retain their existing anniversary
date, but otherwise be subject to all policies regarding income eligibility and recertifications in the new program. This
initiative would also align waitlist preferences differently to ensure that program transfers occur more seamlessly
without additional administrative burden.

In a sense, this is a temporary activity designed to bridge the time period until Home Forward has converted all public
housing to a voucher-based model, at which time all potential transfers will occur within the voucher program. By
waiving the need for a full eligibility certification and utilizing existing data, and by aligning waitlists between programs,
Home Forward will reduce the staff time and costs of running the same data multiple times within a short period and
streamline the transfer process.

Activity Metrics

Final Projected
Outcome

Metric Baseline Benchmark

CE #1: Agency cost savings

Total cost of task in dollars (decrease). FY2020: $6,007 FY2020: $0 At least $0

CE #2: Staff Time Savings

Total time to complete the task in staff

FY2020: 229 hours FY2020: 0 hours 0 hours
hours (decrease).
CE #3: Decrease in Error Rate of Task Execution
Average error rate in completing task as FY2020: 7.5% FY2020: 0% 0%

a percentage (decrease).

Cost Implications

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

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

01 Rent Reform

Approved FY2012, Implemented FY2012, Amended FY2014

This activity was originally approved and implemented in
FY2012. In FY2014, an amendment to the activity was
approved and implemented. Our FY2015 MTW Plan
included three modifications, which have also been
implemented. All amendments and modifications are
included in the following full description of our rent
reform activity:

In FY2012, Home Forward implemented a large-scale
reform of rent calculation methods, applicable to all
MTW public housing and Section 8 households, as well
as VASH and FUP voucher holders. The simplified
method distinguishes between the populations of
seniors / people with disabilities and “work-focused”
households. The fundamental premise is that
deductions are eliminated from the subsidy calculation
and the total tenant payment is determined using a
percentage of gross income.

In early 2013, the federal government imposed

MTW authorization:

Attachment C, Section B(3) — Definition of Elderly
Family

Attachment C, Section D(3)(b) — Eligibility of
Participants

Attachment D, Section B(2) — Rent Structure and Rent
Reform

Statutory objective:

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

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

sequestration: across-the-board reductions in federal funding. In response to these funding cuts, Home Forward
amended the activity in FY2014 to increase the percentage of income used to calculate rent. The amended

percentages are reflected below.

For seniors and people with disabilities, rent is calculated based on 28.5% of gross income. All deductions are
eliminated and this group has triennial income re-certifications. We define those aged 55 and older as “seniors”, and
households fall into this population category if the head, co-head or spouse listed on the lease is 55 or older, or is
disabled under the current HUD definition used by Home Forward.

This group has a $0 minimum rent and utility reimbursements are allowed.

All households that do not fall into the population category above are considered work-focused households. All
deductions are eliminated and this group has biennial income re-certifications. The percentages of income used to

calculate the tenant portion of rent are as follows:

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

allowed.

e Years 3 and 4: rent is based on 29.5% of gross income or $100 minimum rent, whichever is greater. Utility
allowances are factored in the assistance, but utility reimbursements are not allowed.
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Years 5 and 6, and biennially thereafter: rent is based on 31% of gross income or $200 minimum rent,
whichever is greater. Utility allowances are factored in the assistance, but utility reimbursements are not allowed.

The following policies apply to all households:

Zero-income households meet with their public housing site manager or Section 8 case manager every six
months, so that staff can provide referrals to community service providers and check on progress towards
obtaining an income source.

The proration of subsidy for mixed-status families is simplified so that a flat $100 monthly reduction in assistance
is applied to the household, regardless of the number of ineligible members.

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

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

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

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

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

The earned income disallowance is eliminated.
All GOALS participants are included in the rent reform calculation.
Home Forward uses actual past income to determine annual income for participant families.

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

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

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

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

All adoption assistance payments are excluded from the rent calculation.

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

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

Rent reform has been fully implemented. At this time, all MTW public housing and Section 8 households, as well as
VASH and FUP voucher holders, are on the rent reform calculation. The earliest group of work-focused households
transitioned to the second level of rent payment beginning in FY2015, and is now subject to the $100 minimum rent
payment. Home Forward continues to monitor hardship requests, household and agency financial impacts and staff
feedback to prepare for any changes that may need to be made to the activity.

Changes or Modifications:

Home Forward proposes removing the set subsidy proration amount for mixed-status families in this activity. The
agency will replace the fixed proration amount with a proration to be determined after reviewing agency rents and
payment standards based upon funding availability. Depending on funding availability and proceeds at properties
owned by Home Forward, the agency will also determine whether to utilize unrestricted local funds in support of this
modification.

Recent stability in per-voucher costs, which were previously volatile in the Portland market, have made this proposal
feasible. Home Forward does not foresee increasing the proration amount above the current level. Thus, any analysis
would review overall agency finances to ensure that sufficient funding is allocated to support the voucher program
including the marginal cost increase that could result from a proration change. This would naturally include a review of
per-voucher costs which are impacted by adjustments to rents and payment standards. Home Forward would also
review the total numbers of impacted households, which is small compared to our broader voucher population. Given
the composition of such households, Home Forward would also consider impacts on households with minor children,
similar to our consideration of this important population in HUD-supported initiatives including GOALS (Family Self-
Sufficiency), Family Unification Program vouchers, school-based programming, and mobility-related activities.

The change is expected to provide Home Forward more flexibility in setting proration rates to support low income
households — especially households with minor children — while also being responsive to the agency’s fiscal
responsibilities. This activity also brings Home Forward’s practice in line with other agencies that do not set a fixed
proration amount for rent-setting approaches.

Home Forward seeks approval to deny all rent increase requests, or pause the processing of all rent increase
requests, from landlords of tenant-based Housing Choice Voucher holders for reasons other than non-compliance
with rent reasonableness in rent setting. Home Forward will implement this approach based upon a consideration of
the following factors:

A consideration of financial and administrative impact on Home Forward;

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

Impact on participating landlords; and

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

Authority to implement this approach derives from Attachment C to the HUD-Home Forward MTW Agreement,
Section D(2)(b): “The Agency is authorized to determine contract rents and increases...”; and Attachment D to the
HUD-Home Forward MTW Agreement, Sections B(2) and D(1).
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Activity Metrics:

Metric

Baseline

Agency cost savings (Standard Metric: CE#1)

Total cost of task

Total time to complete the
task

FY2011: $140,228

Staff time savings (Standard Metric: CE#2)

FY2011: 5,340 hours

Benchmark

FY2020: $97,950

FY2020: 3,730

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

Note: Because Home Forward does not have a pre-implementation baseline for this metric, we are not able to
show the historical impact of this activity. Through our quality control process, every error that is identified is

corrected.

Average error rate in
completing task

Total annual tenant share
of rent

Average earned income of
households

FY2015: 7.5%

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

FY2012: $25,342,942

Increase in household income (Standard Metric: SS#1)

FY2011: $3,324

FY2020: 7.5%

FY2020: $33,469,988

FY2020: $3,788

Increase in positive outcomes in employment status (Standard Metric: SS#3

Note: Because Home Forward has implemented biennial and triennial review schedules, the number of households

Final Projected Outcome

Less than $130,000
annually

Less than 4,000 hours
annually

Maintain 7.5% or less

$33,469,988

$3,788

who report an increase in earned income each year is reduced.

Number of heads of
households who: 6) Other
(defined as having an
increase in earned
income)

FY2011: 866 heads of
households

FY2020: 525 heads of
households

At least 525 heads of
households annually

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

Number of households
receiving TANF assistance

Average amount of
subsidy per household

FY2011: 16% of work-
focused households

FY2012: 229 households
(2.0%)

FY2012: $524 per
household

FY2020: 16% of work-
focused households

FY2020: 320 households
(2.5%)

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

FY2020: $790

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

At least 16% of work-
focused households

Households Removed from Temporary Assistance for Needy Families (TANF) (Standard Metric: SS#4)

At least 320 households
(2.5%)

Less than $800 per
household
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Metric Baseline Benchmark Final Projected Outcome
Number of households FY2014: 521 households FY2020: 500 households At least 500 households
transitioned to self- annually

sufficiency (Defined as
households that have
earned or permanent
income that results in area
median income (AMI)
above 50% and/or that
have voluntarily exited
housing assistance)

Displacement prevention (Standard Metric: HC#4)

Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level.
Home Forward does not believe this metric is an accurate measure of this activity, but we have included it at HUD’s
request.

Number of households at FY2011: 233 households FY2020: 0 households 0 households are required

or below 80% AMI that to move
would lose assistance or
need to move

Increase in resident mobility (Standard Metric: HC#5)

Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level.
Home Forward does not use rent reform to impact mobility, but we have included it at HUD’s request.

Number of households FY2013: 3,092 (28.4%) FY2020: 3,073 3,073 (28.9%) households
able to move to a better households lived in better | households lived in better

unit and/or neighborhood neighborhoods neighborhoods

of opportunity

Additional Metrics:

Metric Baseline Benchmark Final Projected Outcome

Maintain stability for seniors and people with disabilities

Shelter burden (rent + Before implementation, FY2020: Shelter burden Seniors and people with
utility allowance divided by | shelter burden was 27% will remain below 29% disabilities will maintain
gross income) for seniors stability, with a shelter

and people with disabilities

Increased contribution to rent

Total tenant payment (rent | Before implementation: FY2020: Maintain an average total

+ utility allowance) for Section 8 average - $267 | Section 8 average tenant payment of at least

work-focused households Public housing average - $428 $400 for Section 8 and

$249 _ _ $300 for Public Housing

Public housing average (15% above baseline)
$346

Average income for work- | Before implementation, FY2020:18% MFI 18% MFI

focused households, as average income for work-

percentage of Median focused households was

Family Income (MFI) 16.4% MFI
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Home Forward’s YARDI database continues to serve as the source for household income and total tenant rent

payment information. The baseline data for hours required to conduct rent calculation and income reviews was
collected through staff interviews and workflow analysis. This process will be repeated in subsequent years to

determine progress towards benchmarks and goals.

MTW Flexibility:

Home Forward has used our rent reform authorizations to eliminate deductions, simplify the rent calculation, change
review schedules, and implement other policy adjustments that as a whole, make up our rent reform activity, as
described above.
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02 GOALS - Home Forward’s Family Self Sufficiency Program

Approved FY2014, Implemented FY2014

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

The key elements of the GOALS program are as
follows:

e The rent reform calculation (Activity 01) is used for
all GOALS participants.

MTW authorization:

Attachment C, Section E — Family Self Sufficiency
Programs

Attachment C, Section B(1) — Single Fund Budget with
Full Flexibility

Statutory objective:

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

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

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

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

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

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

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

account.

o Staff implementing the GOALS program will be funded by a combination of HUD-funded FSS Coordinator money,

grant funding and agency budgeting.

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

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

e When a public housing resident reaches ceiling rent, or a housing assistance payment for a voucher participant
drops to zero, deposits into the family’s managed savings account will cease. Families can continue to participate
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in the program for an additional six months, but no savings will accrue during this time. If the family is still at
ceiling rent or zero assistance after six months, they will graduate from the program. If the family’s income
decreases to a level that housing assistance is reinstated during that six-mont