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Home Forward
BOARD OF COMMISSIONERS
will meet on
Tuesday, September 17, 2024
At 5:30 pm
Zoom Link Here:
https://homeforward.zoom.us/j/81452613288?pwd=AyAN7mcumg
6jje5fZbbumJPaqOQOuk5.1
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MEMORANDUM

To: Community Partners pate:  September 11, 2024

rom: Ivory N. Mathews, Chief Executive sunect:  Home Forward Board of
Officer Commissioners September

Meeting

The Board of Commissioners of Home Forward will meet on Tuesday, September 17 at
5:30 PM virtually using the Zoom platform. The meeting will be accessible to the public via
phone and electronic device.

If you would like to provide public testimony or view the meeting, please use this link:
https://homeforward.zoom.us/|/814526132887pwd=AyAN7mcumg6jie5fZbbumJPagO0u
k5.1

The commission meeting is open to the public.

135 SW Ash Street, Portland, Oregon 97204 teL 503.802.8300 71v 503.802.8554 homeforward.org
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BOARD OF COMMISSIONERS MEETING

HOME FORWARD
135 SW ASH STREET
PORTLAND, OREGON
VIA ZOOM
https://homeforward.zoom.us/|/814526132887pwd=AyAN7mcumg6jie5fZbbumJPagO0Ouks5.
1

SEPTEMBER 17_, 2024, 5:30 PM
AGENDA

INTRODUCTION AND WELCOME

PUBLIC COMMENT
General comments not pertaining to specific resolutions. Any public comment regarding a
specific resolution will be heard when the resolution is considered.

MEETING MINUTES

Minutes of August 20, 2024 Board of Commissioners Virtual Meeting

MISSION MOMENT

Presenter

Steve Rudman Scholarship Fund Recipients Shaun Cox

REPORTS AND RESOLUTIONS

Following Reports and Resolutions:

Presenter/POC Phone #
01 Authorize Fiscal Year 2025 Draft Terren Wing 503.802.8458
Moving to Work (MTW) Plan
Home Forward Board of Commissioners 3
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02 Authorize Inter-Governmental Jonathan Trutt 503.802.8507
Agreement with City of Gresham
Regarding Property Tax Exemption

03 Authorize Construction Contract Amanda Saul 5083.802.8552
Authority Increase for Hazel Ying Lee | Patrick Rhea 503.802.8311
Apartments

04 Authorize Short Term Rent Assistance | lan Slingerland 503.802.8370
Contracts

THE NEXT MEETING OF THE BOARD OF COMMISSIONERS

Home Forward is currently operating in a state of emergency. We will continue to conduct
board-related business as it is currently scheduled but will update the public on the venue or
forum by which it occurs as we assess the situation.

The Board Work Sessions are quarterly with the next meeting on Thursday, November 17,
2024 at Noon. The next Board of Commissioners meeting will be Tuesday, October 15, 2024
at 5:30 PM.

EXECUTIVE SESSION

The Board of Commissioners of Home Forward may meet in Executive Session pursuant to
ORS 192.660(2). Only representatives of the news media and designated staff are allowed to
attend. News media and all other attendees are specifically directed not to disclose
information that is the subject of the session. No final decision will be made in the session.

HOME FORWARD DEVELOPMENT ENTERPRISE CORPORATION BOARD
The Home Forward Development Enterprise Board will meet following the Home Forward
Board of Commissioners meeting on September 17, 2024.

ADJOURN

Home Forward Board of Commissioners 4
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BOARD OF COMMISSIONERS MONTHLY MEETING
HOME FORWARD
HELD VIRTUALLY
135 SW Ash Street Portland, OR 97204
August 20, 2024

COMMISSIONERS PRESENT
Vice Chair Jenny Kim, Chair Emeritus and Treasurer Damien Hall, Commissioners
TomiRene Hettman, Jessy Ledesma, Shannon Olive

STAFF PRESENT

Juhi Aggarwal, Elise Anderson, April Berg, Martha Calhoon, lan Davie, Dena Ford-Avery,
Peter Garcia, Juli Garvey, Carolina Gomez, Jessica Karam, Casey Little, lvory Mathews,
Kitty Miller, Kandy Sage, Amanda Saul, Shannon Schmidt, Kellie Shaw, lan Slingerland,
Celia Strauss, Jonathan Trutt, Linda Uppinghouse, Terren Wing

LEGAL COUNSEL
Sarah Stauffer Curtiss

Chair Emeritus Damien Hall convened the meeting of the Board of Commissioners at 5:36
PM. He welcomed our newest Commissioner, Shannon Olive.

Remona Cowles, a 24-year resident at Gallagher Plaza shared her concerns. Over many
years she has seen changes but not to the degree of today. Cowles emphasized the
residents are elderly and disabled. Ongoing interactions with the homeless, surrounding
drug activity, which includes smoking fentanyl in front of the building after management
hours, and nonresidents piggy backing entry, residents face unnecessary danger, feeling
intimidated, harassed and unsafe. Cowles worries about the push to house formerly
houseless residents in an environment like Gallagher that lacks services to help adapt to a
new life as a recipe for disaster.

Cowles reported that management is not maintaining the laundry room, including the
machines and no recent dryer filter changes. The community room is disheveled, with
residents having little access to the room, and an ongoing issue with litter all over the
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property. Cowles would like to see some upgrades to the units, specifically carpeting that
is dated and poor quality, adding some energy assistance for AC costs would be helpful.
Chair Emeritus Damien Hall thanked Cowles for speaking and encouraged staff to reach
out and speak to her concerns.

William King, a five-year resident at Gallagher spoke to the bedbug problem and the lack
of adequate pest control. King felt this is genocide towards the elderly and wants Home
Forward to know what is happening in their building.

Chair Emeritus Hall thanked King for his comments and said we take these concerns
seriously and appreciated hearing about the situation.

MEETING MINUTES

Minutes of the June 18, 2024 Board of Commissioners Work Session

Chair Emeritus Damien Hall requested a motion authorizing approval of the minutes for the
June 18, 2024 Board of Commissioners Virtual Meeting

There being no discussion, Vice President Jenny Kim moved to approve the meeting
minutes. Commissioner TomiRene Hettman seconded the motion.

The vote was as follows:
Vice Chair Jenny Kim—Aye
Chair Emeritus Damien Hall—Aye
Commissioner TomiRene Hettman—Aye
Commissioner Jessy Ledesma—Aye
Commissioner Shannon Olive—Aye

CONSENT CALENDAR

Resolution 24-08-01 Authorize Guaranteed Maximum Price Construction Amendment to
Gretchen Kafoury Commons and Peter Paulson Apartments Envelope Rehabilitation
Design-Build Contract with Walsh Construction

Resolution 24-08-02 Authorize Amendments or Contract for Construction Management
General Contractor Services with LMC Construction for the Redevelopment of the
Peaceful Villa Apartments

Home Forward Board of Commissioners 7
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Resolution 24-08-03 Authorize Execution of Documents in Connection with Financing,
Leasing of Property Interests, Development and Operations for the Redevelopment of the
Peaceful Villa Apartments

Resolution 24-08-04 Authorize Changes to Chapters 4 and 20 of the Administrative Plan
There being no discussion, Chair Emeritus Damien Hall requested a motion to approve
Resolutions 24-08-01, 24-08-02, 24-08-03, and 24-08-04. Vice President Jenny Kim
moved to adopt Resolutions 24-08-01, 24-08-02, 24-08-03, and 24-08-04.
Commissioner TomiRene Hettman seconded the motion.

The vote was as follows:
Vice Chair Jenny Kim—Aye
Chair Emeritus Damien Hall—Aye
Commissioner TomiRene Hettman—Aye
Commissioner Jessy Ledesma—Aye
Commissioner Shannon Olive—Aye

RESOLUTIONS

Resolution 24-08-05 Authorize Home Forward Economic Equity Policy Update

Peter Garcia, Senior Procurement Coordinator presented the resolution saying this policy
replaces the existing economic policy that was adopted in 2012. The updated policy better
aligns with the supplier diversity goals and workforce diversity goals of other public
agencies in the housing community such as Prosper Portland and the Portland Housing
Bureau. In this effort we are seeking to increase our equity goal from 28% to 30%.

The workforce training and hiring program will be updated to apply to all construction
projects and subcontracts at $300,000 and above. Garcia described the decrease in
barriers for smaller businesses such as taking away requirements for our underutilized
business enterprises. This includes not going through the administrative process with the
state while maintaining other requirements.

Chair Emeritus Damien Hall said we are in a good place and on the trajectory from where
we were 5-10 years ago and have become more conscience. Chair Emeritus Hall thanked
Gacria for being on top of pushing us further, recognizing we are championing these
important targets.
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There being no discussion, Chair Emeritus Damien Hall requested a motion to approve
Resolution 24-08-05. Commissioner TomiRene Hettman moved to adopt Resolutions 24-
08-05. Vice President Jenny Kim seconded the motion.

The vote was as follows:
Vice Chair Jenny Kim—Aye
Chair Emeritus Damien Hall—Aye
Commissioner TomiRene Hettman—Aye
Commissioner Jessy Ledesma—Aye
Commissioner Shannon Olive—Aye

Resolution 24-08-06 Authorize Contract with HealthShare for Health Related Social and
Community Capacity Building Needs

Jessica Karam, Program Manager for Community Services presented the resolution and
recognized behind the curtain involvement by Policy and Planning Director Christina Dirks.
Karam walked through a power point beginning with background on Oregon’s 1115
Medicaid waiver. Working with HealthShare of Oregon, Home Forward will deliver the
Health Related Social Need’s Medicaid (HRSN) benefit.

Karam said the benefits have three areas of direct impact to health outcomes: Climate
Supports; Housing Supports; Food Supports and described the areas of support within
each category. Walking through who can access the HRSN benefit under the current
health plan covers populations homeless or at risk for homelessness, social and clinical
health needs. The population sequencing for HRSN services will be in four phases with
Phase 4 timing yet to be determined.

Home Forward applied for a Community Capacity Building Grant focusing on two key roles
in rolling out the benefit: Rent Assistance and Community Services. Home Forward would
be able to leverage our role as a community expert in providing an agreed upon number of
monthly HRSN rent assistance payments. The Community Services component would
focus on supportive services to highest need buildings and our existing community.

Given the award exceeds the $1M threshold, the resolution authorizes our CEO to execute
the agreement.

Commissioner Shannon Olive was interested in the form of rent assistance being offered
and the period rent would be paid. lan Slingerland, Director of Homeless Initiative and
Supportive Housing said we are still working out the details of the agreement with our

5
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partner. We expect our role will be accessing the global need and entitlement of benefits
and ways to connect to a broader focus. Our rent assistance role will just be on delivery.

Commissioner Olive asked that we be mindful when we have a conversation with service
providers that the rent and service components where needed go hand in hand. Including
rent ready classes that will help address landlord concerns sooner. The point was well
taken by Vice Chair Jenny Kim adding good communication and intentionality between
Community Services and Property Management is important. Kim said we are an amazing
champion to be given implementation of a new program and grateful staff is willing to build
upon it. The board would welcome a report a year from now on the progress and
achievements.

Chair Hall agreed with the progress report and expressed confidence in Home Forward’s
ability to do this well. A good place to demonstrate leadership, expertise and anticipate
hearing more with chopping water firsts. Great place to make our voices heard. Chair
Emeritus Hall thanked the team for the work behind us and in the future. This is a role we
can help OHCS be successful.

There being no discussion, Chair Emeritus Damien Hall requested a motion to approve
Resolution 24-08-06. Vice President Jenny Kim moved to adopt Resolutions 24-08-06.
Commissioner TomiRene Hettman seconded the motion.

The vote was as follows:
Vice Chair Jenny Kim—Aye
Chair Emeritus Damien Hall—Aye
Commissioner TomiRene Hettman—Aye
Commissioner Jessy Ledesma—Aye
Commissioner Shannon Olive—Aye

Resolution 24-08-07 Authorize Acceptance of Fiscal Year 2023 Audit Report

Linda Uppinghouse, Controller presented the resolution that will wrap up the annual audit
with the first half presented in June. Uppinghouse introduced Justin Measley, CLA
Principal. Using a Power Point Measley reviewed the agenda and walked through the
aspects of the draft single audit results. He reviewed the scope of work and noted that
there were no findings nor exceptions. He expressed kudos to Uppinghouse and Sage
and their teams for a clean year which he noted is a huge testament to the work they do.
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Measley identified the four programs tested: Moving To Work, Housing Choice Voucher
Program, Continuum of Care and Coronavirus State and Local Fiscal Recovery Funds. In
reviewing these programs there were four findings, two related to Moving To Work and
two for Continuum of Care and Coronavirus. Measley described how they test for
deficiencies and walked through three compliance issues and one internal control issue.
He reviewed next steps and opened for questions.

Chair Emeritus Hall added that the Board Audit and Finance Committee discussed the
single audit and reviewed the findings in advance. Commissioner Jessy lLedesma
recognized that this is a heavy lift and achievement in these results. Chair Emeritus Hall
piggy backed on those comments, adding this is an impressive amount of work Home
Forward deals with he appreciated the additional discussion and understanding of the
compliance items. Staff is already working on the corrective actions for the minor items
that did not rise to the level of materiality and will have these measures in place.

There being no discussion, Chair Emeritus Damien Hall requested a motion to approve
Resolution 24-08-07. Vice President Jenny Kim moved to adopt Resolutions 24-08-07.
Commissioner Jessy Ledesma seconded the motion.

The vote was as follows:
Vice Chair Jenny Kim—Aye
Chair Emeritus Damien Hall—Aye
Commissioner TomiRene Hettman—Aye
Commissioner Jessy Ledesma—Aye
Commissioner Shannon Olive—Aye

There being no further business, Chair Emeritus adjourned the meeting at 6:34 PM.
Celia M. Strauss

Recorder, on behalf of
Ivory N. Mathews, Secretary

Home Forward Board of Commissioners 1"
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ADOPTED: SEPTEMBER 17, 2024

Attest:

Ivory N. Mathews, Secretary

Home Forward Board of Commissioners
September 2024

Home Forward:

Matthew Gebhardt, Chair
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ERICK ALLEN

STEVE RUDMAN
SCHOLARSHIP RECIPIENT

COLLEGE

University of Oregon

Home Forward Board of Commissioners
September 2024
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Erick Allen is originally from Portland, OR and has started at
University of Oregon as a Freshman this fall. Erick will be
studying Special Education and is also interested in pursuing
Human Physiology to become an anesthesiologist.

Erick was on the honor roll at David Douglas High School,
graduating this Spring. At David Douglas, he was an Event
Programmer with the Black Student Union, a mentor with the
Link Crew and has also been a swim instructor for children in his
community.

In his free time, Erick loves spending time with friends and
playing video games. He also loves enjoying the outdoors and
working out.
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THUYU GEDI

STEVE RUDMAN
SCHOLARSHIP RECIPIENT

COLLEGE
Portland State University
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Thuyu ‘T’ Gedi is a public health major & writer currently in
her third year at Portland State University. Hailing from
two Somali Bantu refugees, T was born in Kenya, & arrived
with her family to the US in 2005.

In her free time, Thuyu enjoys collecting DVDs, playing The
Sims 4, & spending time with her geriatric cat, Woodstock,
who she considers her best friend.

She is currently pursuing a career in nurse-midwifery, and
hopes to one day establish a clinic with a focus on Black
birthing bodies. T feels more than honored to be a
recipient of the Home Forward scholarship, & says her
parents are equally both very proud of her
accomplishments.
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HAMZAR KAMARA

STEVE RUDMAN
SCHOLARSHIP RECIPIENT

COLLEGE

Portland Community College
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Hamzar Kamara has started his second year of studies at
Portland Community College. At the age of 10 months, Hamzar
and his mother came to the U.S. to escape war. Hamzar values
compassion and has a strong desire to help others. This along
with an interest in human anatomy led him to studying to
become a nurse. Hamzar has always wanted to do everything in
his power to help provide for his family as well as those in need.

Hamzar’s family recently welcomed the newest member, a 4-
month-old baby brother Mustapha who Hamzar helps babysit
when not busy studying. As the oldest child in the family, Hamzar
works to set an example for his siblings and lead them to do
what is right.
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CHRISTINE MIGANI

STEVE RUDMAN
SCHOLARSHIP RECIPIENT

COLLEGE
Portland State University
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Christine Migani recently graduated from Roosevelt High
School and is heading into the first year of college at
Portland State University this fall. Christine plans on
majoring in Public Health, specifically, Preclinical Studies
while being on a pre-physician assistant path.

Though they are still debating whether to be a PAora
Nurse Practitioner, they plan on shadowing both of these
professions to decide what’s right for them.

In either of these professions, Christine can achieve the
goal of making sure the community gets proper care.
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MEMORANDUM

To: Board of Commissioners pate:  September 17, 2024

Fom: Terren Wing subject:  Authorize Fiscal Year 2025 Draft
Director, Strategy & Federal Policy Moving to Work (MTW) Plan
5083.802.8458 Resolution 24-09-01

The Board of Commissioners is requested to authorize staff to submit the 26th Year Moving
to Work (MTW) Annual Plan to the Department of Housing and Urban Development. This
plan corresponds to Home Forward’s fiscal year 2025.

These actions support Strategic Plan Priorities: Improve Services to Residents and
Participants; and Lead Within the Housing Stability Ecosystem.

BACKGROUND

Home Forward’s designation as a Moving to Work agency affords us regulatory relief in the
administration of the Housing Choice Voucher program and Public Housing operating
subsidies and capital allocations, as well as the ability to waive certain HUD regulations in
favor of locally developed policies and initiatives for the benefit of our residents, participants,
and the community. All activities that use MTW authority must support at least one of three
MTW objectives: (1) reduce costs and increase efficiencies; (2) increase housing choice for
low-income families; and (3) provide incentives to families to become economically self-
sufficient. The Appropriations Act of 2024 included a ten-year extension of the MTW
program from 2028 until 2038.

135 SW Ash Street, Portland, Oregon 97204 teL 503.802.8300 t1v 503.802.8554 homeforward.org
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OVERVIEW

Home Forward is not proposing any new activities this year. Nonetheless, the Department
of Housing and Urban Development (HUD) and Home Forward maintain certain public notice
and comment requirements.

Accordingly, the plan was posted for public comment on Home Forward’s website and
social media on July 29, 2024 and was publicly noticed in the Oregonian on August 7, 2024.
Home Forward duly conducted a public hearing on the draft MTW plan where no public
comment was made.

Upon completion of public notice and comment requirements, HUD requires that the Home
Forward Board of Commissioners authorize the execution of its Twenty-sixth Year MTW
Annual Plan.

CONCLUSION
Staff requests the approval of the FY2025 Moving to Work Plan for submission to the
Department of Housing and Urban Development (HUD).

ATTACHMENTS
FY2025 MTW Plan - Redlined from previous year
FY2025 MTW Plan - Blackline

Home Forward Board of Commissioners 20
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RESOLUTION 24-09-01

RESOLUTION 24-09-01 AUTHORIZES HOME FORWARD STAFF TO SUBMIT THE 26™
YEAR ANNUAL MOVING TO WORK (MTW) PLAN TO THE DEPARTMENT OF HOUSING
AND URBAN DEVELOPMENT (HUD)

WHEREAS, the MTW Plan provides Home Forward with the authority to adopt new policies
and to flexibly use HUD funding to maximize the effectiveness of this important resource;
and

WHEREAS, the plan was posted for public comment on Home Forward’s website and social
media on July 29, 2024 and was publicly noticed in the Oregonian on August 7, 2024; and

WHEREAS, on August 20, 2024 Home Forward conducted a public hearing on the draft
MTW plan where no public comment was made; and

WHEREAS, HUD requires that the Home Forward Board of Commissioners authorize the
execution of its Twenty-sixth Year MTW Annual Plan.

NOW, THEREFORE, BE IT RESOLVED, by the Board of Commissioners of Home Forward
that the Chair of the Board of Commissioners is authorized to submit the Twenty-sixth Year
Annual MTW Plan to the Department of Housing and Urban Development.

ADOPTED: SEPTEMBER 17, 2024

Attest: Home Forward:
Ivory N. Mathews, Secretary Matthew Gebhardt, Chair
3
Home Forward Board of Commissioners 21

September 2024



&

homeforward

| F i sca I Ye ar 2 9 2 4 2 0 2 5 T\\\\w Style Definition: 2 Page Title: Indent: Left: 0.25", No

bullets or numbering

\
\

Moving to Work Plan =

January 1, 20242025 through December 31,
20242025

Rriginal Submission: -October 4315, 20232024

d-Sub on—Novembe 0

HUD Approval Received:
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Home Forward MTW Plan Fiscal Year 20254

INntroduction

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 (HCV) 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:

1. Reduce cost and achieve greater cost effectiveness in Federal expenditures;

2. 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

3. Increase housing choices for low-income families.

Home Forward has been designated an MTW agency since 1998. The 2016-Consolidated Appropriations Act of 2024

included a ten-year extension of MTW from 2028 until 2038. extended-the MPW-demenstration-through-fiscalyear
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-our community are sheltered.

The following Fiscal Year 2024-2025 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 partners 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 which the Portland City Council has recognized as
a State of Housing Emergency since 2016 and has extended through March 2025.

A. Overview of the Agency’s Long-Term MTW Goals and Objectives

Home Forward’s strategic plan reaffirms our commitment to equity, diversity, inclusion, and systemic change. The = + - - { Formatted: 5 Report Body Text

development of the strategic plan included input from staff, the Board of Commissioners, our Resident Advisory
Committee, and partners. Being agile, responsive, creative, and innovative with this plan defines Home Forward's
position as a leader within the housing stability ecosystem; and our commitment efto building in mission and equity
alignment across the entire supply chain of affordable housing production, acquisition, and preservation. We aim to
improve our systems of offering seamless pathways for accessing housing stability and quality of life resources for the
people we serve. The plan identifies key priority areas that Home Forward will make progress on over the next three
years of the strategic plan. OurThese key priorities ineludeare: 1) improving service to residents and program
participants; 2) supporting employees; and 3) leading within the housing stability ecosystem.

While Home Forward works towards housing our community with MTW flexibility, we also strive to hold ourselves
accountable to our community, partners, and funders. Our goals reflect the S|qn|f|cance and |mportance of serving our
Commumtv currentlv and for qeneratlons to come.

Home Forward 6
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Home Forward MTW Plan Fiscal Year 20254

mpaetsef—the—pandenmewmle no new Movrnq to Work actlwtes are proposed for this year, Home FonNard hasand
plans-tewill continue using our Moving to Work authority and internal policy reform work to advance our mission
promote housrnq stability, |mprove access to our proqrams and advance ramal equity. Ihe—pandenmc—deepened

Faeral—dJspa#mes—and-advanee—raeral-quMy—ForAs an example Home Forward ellmlnated our rent reform minimum

rent policy ir2024-because the-of themtspohey dlsproportlonat negatlv ely |mpact oned Black, multiracial, and
Hawaiian/Pacific Islander households - .

(49—,6-)-heuseheldshHome Forward has—alse—usedcontlnues to use our Movmg to Work authorlty to adfust—utmzeset
payment standards ina way that reduces racial dlsparltles in shelter burden for Black and brown households

minimize terminations peliey
from the Housing Choice Voucher program in response to racial disparities in termlnatlon practices, and deploy
different rent reasonableness standards for rent assistance participants living in LIHTC units to —n-this-year's-plan;
we-are-continding-to-address racial disparities by—propesmg—te—address—ln shelterrent burden—for—paﬂre‘fpants—lwmg—m
LIHFCunits-in-ourrent-assistance-program. D i
preventewetrens#emheusmg%hatweomems raeeequr%ywork WI|| contlnue W|th|n Home FonNard s programs,
policies, and practices_in this plan year. Perhaps more importantly, we will work to amplify this work locally and
nationally to counter the racist outcomes we see daily in our nation’s housing system.
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C. Overviewof NomNon-MTW Activities

VASH Households

Veterans Affairs Supportive Housing (VASH) vouchers are an important and valuable resource for homeless veterans

in our community.

Home Forward
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Our-ability-to-effectively-increase-the-scale-of-our-The sucess of our VASH program-in-the-face-of-an-incredibly-tight
rental-market is a testament to the-our successful ef-eur-partnerships with the local Veterans Administration Medical

Center, Multnomah County, the City of Portland and a host of non-profit agencies including Transition Projects, our
community’s 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 fer-any-costs-related-to remeving-remove barriers related to
lease-up_costs, such as application fees, utility and housing debt, and transportation costs associated with housing
search. Additionally, Home Forward is-worksing with the VA and partners to increase the number of Project Based
VASH _vouchers, in order to increase access to housmg for vVeterans that face the greatest barriers to lease up in the
prlvate rental market.

General Obligation {6©)Bonds - City of Portland and Metro Regional Government

Home Forward benefits from three different locally-—-approved bond funding streams that support our work. - ’{Formatted: Font: Not Bold, Not Italic

City of Portland GO-Housing Bond: In November 2016, Portland voters in-the—ecity-ef Pertland-passed the city’s first
housing bond, dedicating approved-$258.4 million in general obligation bonds to fund-create atleastover 1,300 units

e#neMyLa#erdableheusmgeveHh&ne*bﬁve%eseverweangermanentlv affordable homes.— A&eﬁDeeembeFZO%&

Home Forward is participating in the Portland GO-Housing Bond in twe-various ways: “ ‘{Formatted: Pattern: Clear (Background 1)

1) Rent Assistance: Home Forward aligned approximately 400 Housing Choice Vouchers with this effort to
ensure deep affordability for households residing in these affordable homes. The 400 vouchers will be
projected based and attached to projects selected by funding opportunities conducted by City of Portland
in collaboration with Home Forward.

a—Asset Management: Home Forward’s asset management team is-everseeingoversees third-party “=~ ~ | Formatted: List Paragraph, Indent: Left: 0.5",
property management on behalf of the City of Portland.Elingten: 262 units{1unit-taken-offlineforResident Numbered + Level: 1 + Numbering Style: 1, 2,3, ... +
Servicesuse) Start at: 1 + Alignment: Left + Aligned at: 0.75" +

b— East Burnaside: 51 units Indent at: 1"

2)

2)3)Development_and Long-term Ownership of- for-City-Purchased Site: During 2023 and 2024, Home
Forward continued to make progress on construction for a new development, Hazel Ying Lee Apartments
(HYL). The development will provide 206 units of housing at or below 60% AMI. Of the 206 units, 50 will
benefit from Project-Based Vouchers and 30 will be designated as Permanent Supportive Housing for

Home Forward 10
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families who have previously experienced homelessness. Constructionis-expected-to-be complete-in
A-BFH—ZQQ‘LHYL received its Certificate of Occupancv in June 2024 and mmw%aﬁeethe%endwas

hemelessness—l:ease—up—wﬂkbegm—m—Ma#eh—ef—Z@% egan its Iease up the foIIowmq month

Metro Regional GO-Housing 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 GG-Regional Housing Bond
plans-aims to create 3,900 affordable units with 1,600 of these homes deeply affordable to households at or below
30% AMI. Half of the homes created will have two or more bedrooms to ensure access by families. Home Forward
has committed over 100 HCVs to this effort to ensure deep affordability for housing in Multnomah County using Metro
Bond proceeds.

As of December 2023,3 there are five Home Forward projects with Metro Regional Housing Bond allocations

1) Redevelopment-of-Dekum Court_(began construction December 2023): 187 units total; includes the
project-basing of 40 replacement vouchers created through a Section 18 Demolition/Disposition approval
and 27 RAD Transfer of Assistance units. 61 units will be income- and rent-restrlcted at 30% AMI, and
126 unlts -at 60% AMI m A N m

GeraPaFk—GhateaekApaﬂmeﬁt&andéeaﬁered—EasPAﬁ Dekum Courts flrst phase (47 unlt) is now fuIIv

occupied and has converted to its-permanent financing. Its second phase (140 units) is scheduled to

complete constructlon in Summer 2025 Redevelepmentewrlkbeeempletedrwtweahases—wﬁh—lghasﬁ

2) Killingsworth Housing (began construction February 2024): 84 units total:Fhe project includes 28 project: _ _ - { Formatted: Font: 10 pt
based vouchers which will bepreject-—based-and-serve low—-income households and-be-aligned with - ‘[Formatted: Font: 10 pt
supportive services from Native American Youth and Family Center (NAYA)A. -There will be 28 units ‘[F tted: Font: 10 ot
income and rentfestricted at 30% AMI, and 56 units -at 60% AML. Kilingsworth Housing also has three _ (—omere 202 =P

early learning classrooms that will be operated by the-Native-American-Youth-and Family- CenterNAYA, \\\\ {F°"“a“ed’ Font: 10 pt
The anticipated construction completion for the project's-afferdable-housing-and-earlylearning ! \\\\ {Formatted: Font: 10 pt
classrooms ish Summer 2025. \\\\ { Formatted: Font: 10 pt

3) Hattie Redmond (fully operational as a 100% Permanent Supportive Housing project as of December \\\ {Formatted: Font: 10 pt
2023): 60 units total, all of which come with state-funded rental assistance and supportive services. 60 \\{Formatted: Font: 10 pt
units income--restricted at 30% AMI and state vouchers are rent-restricted at 60% AMI. \{ Formatted: Font: 10 pt

4) Troutdale (slated-began for-construction June-July 2024): 85 units total; 365 units income- and rent- {Formatted: Font: 10 pt
restricted at 30% AMI; 49 units income-, and rent-restricted at 60% AMI. ‘[Formatted: Font: 10 pt

\{ Formatted: Font: 10 pt

(D D D WD U W U U U W U W
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consist primarily of family-sized apartments and provide early Ieam ing classrooms operated by the

Immigrant and Refugee Community Organization. Anticipated-construction-start- date-is Winter 2026.

served by Home Forward) approved a measure in May 2020 to provide long-term rental assistance and aligned
supportive services to populations experiencing chronic homelessness. This effort has resulted in significantly
increased capacity for local supportive housing efforts, with a three-county goal of connecting at least 5,000
households experiencing homelessness to permanent supportive housing and stabilizing at least 10,000 households
at risk of experiencing homelessness in permanent housing. This effort has been guided by a Strategic Plan to
Advance Racial Equity, Diversity and Inclusion, which aims to serve people of color at higher rates with affirming and
effective services. Home Forward has supported this effort by building, overseeing, and directly administering the
Regional Long-term Rent Assistance (RLRA) effort, which Home Forward modeled in part on the federal Housing
Choice Voucher program, informed by local adjustments using the Moving to Work program. Home Forward has
advised on jurisdictional efforts to connect the referral and distribution model with the Coordinated Entry System as
well as other local systems of care and has been a partner on systems change efforts.

Public Housing Strategy

As of December 31 20233, Home Forward operates 369 gp_rtment hemesumts as publlc housmqa%peemc—subset

provid i ~Ggiven
waning federal support mountln agltal needs and growing demand for affordable housmq the—pubhe—heusmq
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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.

ASSET Section Section
MANAGEMENT 504 504

PROJECT 0/1 2 3 4 5 6+ TOTAL POPULATION Accessible  Units*
(AMP)FILLIN Bdm Bdm Bdm Bdm Bdm Bdm UNITS TYPE** o .
Units (Hearing

NAME AND b -
NUMBER (Mobility) / Vision)
N/A [ o J oJo o J oJ o 0 N/A | 0 [ 0

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

* The federal accessibility standard under HUD’s Section 504 regulation is the Uniform Federal Accessibility Standards (UFAS) for
purposes of Section 504 compliance (24 CFR 8.32). HUD recipients may alternatively use the 2010 ADA Standards for Accessible
Design under Title Il of the ADA, except for certain specific identified provisions, as detailed in HUD’s Notice on “Instructions for
use of alternative accessibility standard,” published in the Federal Register on May 23, 2014 (“Deeming Notice”) for purposes of
Section 504 compliance, https://www.govinfo.gov/content/pkg/FR-2014-05-23/pdf/2014-11844.pdf

** 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
[ N/A N/A N/A |
0 Total Public Housing Units to be Removed in the Plan
Year

iii. Planned New Project Based Vouchers
Tenant-based vouchers that the MTW PHA anticipates project-basing for the first time during the Plan Year.

These include only those in which at least an Agreement to enter into a Housing Assistance Payment (AHAP)
will be in place by the end of the Plan Year. Indicate whether the unit is included in the Rental Assistance
Demonstration (RAD).

NUMBER OF
VOUCHERS TO
?
PROPERTY NAME BE PROJECT- RAD? DESCRIPTION OF PROJECT
BASED
[ N/A N/A NA ] N/A
TOTAL:
Planned new Project 0
Based Units in Plan
Year
Home Forward 16
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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.

= {Formatted Table

NUMBER OF PLANNED
PROJECT- STATUS AT
PROPERTY NAME BASED END OF PLAN RAD? DESCRIPTION OF PROJECT
VOUCHERS YEAR*
- e -
N/AAlberta Alive 250 Committed0 NeQ ~Wilki
Project-Based VASHN/A
- HhC o Charifios Wi
; - TR mYYA
Alder 9 46 Gommitted No cruce .§ Ejes; DASEEVOUCRErS Orvery
o ¢
; - - = i
Total:
o
EF ec EESt ¢ 1330
Vouchers

*

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

v. Planned Other Changes to MTW Housing Stock Anticipated During the Plan Year
Examples of the types of other changes can include (but are not limited to): units held off-line due to
relocation or substantial rehabilitation, local, non-traditional units to be acquired/developed, etc.

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

General Description of All Planned Capital Expenditures During the Plan Year

e { Formatted:

Normal

“n { Formatted:

Space After: 0 pt

Percentage of [ Formatted: Font: 10 pt
Community Activity Capital Fund Fg’:’ﬁgﬁguen‘;f EXTZ:f::e J Total L Cy—
o] (o] expended P { ormatted: Centere
- 15% Administrative 402,216 o o 402,216 o o ;/ | Formatted: Font: 10 pt
PHA Wide Allowance 802103 4.02%6-56% | go5"0a 4.02%6.56% { S
PHA Wlde\{aneus Discretionary Prqect 1,296,915 12.95%2.809 1,296,915 12.95%2.80% 0 :
Properties FundsFleet-\ehicles 343.000 343.000 1y /{ Formatted: Font: 10 pt
N N N N _ _ le 3
Marleus Properties |  AGUnitsinstallation | 584250 | 477% | 884280 | A% //{Formatted;centered
MariousProperties | SmartBurnerinstallation | 246760 | 6% | 246480 | A% 1 {F vted: Font 10 bt
CeliloCourt | Seeurity Systems Upgrade | 1,251,700 | - 10.23% | 1,25%700 |  10.23% [/ e O TP
LexinglonCourt | leadTesng | 10000 | 008% | 10000 | 008% |.° | Formatted: Centered
Holgate House Resea"”glgi‘(’j'g““g South 95,000 0.7895% | 95000 | | 0.7895% |- -~ | Formatted: Font: 10 pt
\[ Formatted: Centered
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Ruth Haefner Sewer Lines Replacement 100,000 01.8200% 100,000 01.8200%
Raden
Schiller Way MitigationAffordable %‘45.6—%3 6.81%0-73% 6—'—:;6 59G8 6.81%06-73%
Housing Capital Works ’ ’
. Security Cameras and o o
Schiller Way LED Lighting 600,000 5.99% 600,000 5.99%
Gretchen Affordable Housing Capital
KafouryNorth WorksRoeofing %m%%‘l - - 8.99%0-45% 1 - 99—'5;4”%)? -1 B09%0.45% |- | Formatted: Font: (Default) Arial
lnte#s;ate@ressmg ord T)?Pﬁeememc . ’ ’ N { Formatted: Font: (Default) Arial
equola____| Affordable Housing Capital | _ 5 33 480 - | 23.27%38.54- | 2:330.489- | 23. 270 38:54 -
B YFOT — 7| T dal /09G9F T L, 900,509 [ K921 /0550 — Formatted: Font: (Default) Arial
Square’ VaHeus WorksAffordable-Housing 1.715.407 % 1715407 {
5 B ka \\ N \{ Formatted: Font: (Default) Arial
Jeacenul villa | _ w [ ] S [
HousingFairfields |  ProjectDevelopment | 4240000 =" 46 50,0 440, | 16440001 56 450i0.430, i Formatted: Font: (Default Arial
50,000 | weLTETE] 56,000 - [ HIELATTTAT
Apartments Project \ { Formatted: Font: (Default) Arial
GracePeck ) \“\\
‘QB ’ artronts -~ DevelopmentProjest — — | - H5,860- — |-~ ~+43% — |~ 4F5000 | -~ AA3% - — I *\\\\\\\ {Formatted Font: (Default) Arial
0, 0,
Troutdale Housing | Development Project | 4525000 - | %0020 T4 | J03.008. | M900020.74 \W\ F”"‘"’“e" Font: (Default) Aril
.~ | TotalCapital | 10,013.318 | . ~ [10.013318 | _ — l | \\\ Formatted: Font: (Default) Arial
Expenditures Budget 12,236,450 100%+66% - 42236450 | —100%5003 A \\\\ Formatted: Centered
(
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i. Planned Number of Households Served
Snapshot and unit month information on the number of households the MTW PHA plans to serve at the end
of the Plan Year.

PLANNED NUMBER OF HOUSEHOLDS SERVED

PLANNED NUMBER OF
UNIT MONTHS

PLANNED NUMBER OF

HOUSEHOLDS TO BE

THROUGH OCCUPIED/LEASED* SERVED*
MTW Public Housing Units Leased 4,339 362
MTW Housing Choice Vouchers (HCV) Utilized 116.640117,636 9,7209,803
Local, Non-Traditional: Tenant-Based” 2400876 e
Local, Non-Traditional: Property-Based” 60468 395 -~
Local, Non-Traditional: Homeownership”* 0 0
Planned Total Households Served 423,439122,919 10,26210,277

leased/occupied in each category throughout the full Plan Year.

Occupied/Leased” by the number of months in the Plan Year.

“Planned Number of Unit Months Occupied/Leased” is the total number of months the MTW PHA plans to have

“Planned Number of Households to be Served” is calculated by dividing the “Planned Number of Unit Months

In instances when a local, non-traditional program provides a certain subsidy level but does not specify a number of

units/households to be served, the MTW PHA should estimate the number of households to be served.

LOCAL, NON- PLANNED NUMBER PLANNED NUMBER
TRADITIONAL MTW ACTIVITY NAME/NUMBER OF UNIT MONTHS OF HOUSEHOLDS TO
CATEGORY OCCUPIED/LEASED* BE SERVED*
Tenant-Based Program Based Assistance / 14 2100876 o1
Property-Based Program Based Assistance / 14 60468 539 <.
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.

Home Forward
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HOUSING PROGRAM

DESCRIPTION OF ANTICIPATED LEASING ISSUES AND POSSIBLE
SOLUTIONS

MTW Public Housing

There are no anticipated issues related to leasing public housing units.

MTW Housing Choice
Voucher

We continued to pull from our HCV waitlist in 2024 and anticipate exhausting

the waitlist by the end of 2024. In 2025, we are planning to open the HCV
ease-up households.We-opened-anewHCV

waitlist and continues pulls to |
e aitlctinJune 2023 and.wi

impacts-of the COVID-19-pandemic—In the Portland area rental market,

vacancy rates decreased while average rents significantly increased in the

last year which has made it difficult for voucher holders to find housing to

utilize their vouchers. 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.

Local, Non-Traditional

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

-« -

" | Formatted Table

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.
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&
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Not Bold

{ Formatted:
\

Font:
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PLANS TO
HNOl:j“ggflgl(_)[lj:S WAITING LIST OPEN, OPEN THE
WAITING LIST NAME DESCRIPTION ON WAITING PARTIALLY OPEN OR WAITING LIST
LIST CLOSED DURING THE
PLAN YEAR
N hoaing SiteBased | 1681615918 | PartiallyOpen |  Yes
opPN Rousing | Community-Wide | 22451679 |  PartiallyOpen | No
opT Rousing SiteBased | 18756 |  PartallyOpen |  Yes
Tenant-Based
roocal Not v | Other (seebelow) | o | Open | | No
Program
Project-Based
Trz-ll-c?i:iil)lﬁglol\:ll:l'w Site Site-Based | 0 | ClesedPartiallyOpen [  No
Program

[y O \\[ Formatted:
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Please describe any duplication of applicants across waiting lists: 60 households are duplicated

across the MTW Pub|

lic 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).

\

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

* =~ 7| Formatted: Normal, Space After: 8 pt, Line spacing:
Multiple 1.07 i

- ’{ Formatted: Font: (Default) Arial, 10 pt, Bold

B \[Formatted: Font: (Default) Arial, Bold

partner agencies, which then manage the participant selection process, sometimes in partnership with Home - \‘ Formatted: Font: (Default) Arial, 10 pt, Check spelling

Forward. This is further described in Activity 14. and grammar

- )

Project-Based Local, Non-Traditional MTW Program: Home Forward funds three project-based, local, non-traditional
rent assistance programs under Activity 14. -The first is for former foster youth who are working or are in school. Rent
assistance is contracted to a local non-profit that specializes in working with homeless youth. Because this program
houses only five people, the waiting list opens only when a vacancy is projected and remains open for two weeks.
The other two provide assistance aligned with Indian Housing Block Grant (IHBG) funded units at two projects. -This
assistance is accessed via the open waitlists for the IHBG units.

If Other Wait List Type, please describe: _ _ _______________________________________ B w Formatted: Font: (Default) Arial, 10 pt, Bold, Check

Our Tenant Based Local Non-Traditional program is our Program-Based Assistance program (described in detail in spelling and grammar

Activity 14) which contracts funds to partner agencies, who then manage the participant selection process, sometimes . ‘{ Formatted: Font: (Default) Arial, 10 pt

in partnership with Home Forward. There are three currently, funded projects that will continue in FY-2025. Twoof ‘{Formatted: Font: (Default) Arial, 10 pt

these projects utilize waitlists. -The third tenant-based program, Economic Opportunity Program, does not utilize a
waiting list. -Rather, when funding becomes available, the funded partner begins accepting referrals from their partner

agency, WorkSystems Inc, until the available funding is obligated, _ { Formatted: Font: (Default) Arial

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.

Jenant-Based MTW Housing Choice Voucher; Based on the pace we are currently working through our waiting list — « _ - { Formatted: Font: (Default) Arial, 10 pt, Underline

for Tenant-Based MTW Housing Choice Vouchers, we anticipate a community-wide waitling list opening in 2025. B0 -
\\\{ Formatted: Font: (Default) Arial, 10 pt

Tenant-Based, Local, Non-Traditional MTW Assistance; We are currently in the process of selecting additional \{Formatted: Normal

partners for Program-Based Assistance. -These partners will be funded in FY2025. -All these programs will target

)
AN \{ Formatted: Font: (Default) Arial, 10 pt, Underline
A

families who are homeless or at risk of homelessness. The agencies will use some combination of four different

(N D D U

methods for participant selection: { Formatted: Font: (Default) Arial, 10 pt
*  Waitlists “~ =~ | Formatted: List Paragraph, Line spacing: Multiple 1.07
e First-come-first-served basis to applicants who are already receiving services within their agencies. When li, Bulleted + Level: 1 + Aligned at: 0.25" + Indent at:
funds become available, the next eligible household to inquire receives the resources. 0.5"

o First-come-first-served basis to any eligible households that apply, regardless of whether they are currently
receiving services within the agency.
e Monthly lottery from a list of all eligible households that requested assistance during that month.
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| NAA | NA

Proposed MTW Activities

Home Forward is not proposing any new MTW activities for this Plan Year.
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Approved MTW Activities

01 Rent Reform

Approved FY2012, Implemented FY2012, Amended FY2014, FY2015, FY2020, & FY2021

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 to 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
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.

Seniors and People with Disabilities

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

MTW authorization:

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

Attachment C, Section D(2)(b) — Rent Policies and Term
Limits

EimitsAﬁachn{ent C, Section D(3)(b) — Eligibility of
Participants

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

Attachment D, Section D(1) — Establishment of a local
Section 8/HCV program

Statutory objective:

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

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

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.

Work-Focused Households

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 1and 2: rent is based on 29.5% of gross income and- utility reimbursements are allowed.

e Years 3 and 4: rent is based on 29.5% of gross income and utility reimbursements are allowed.

e Years 5 and 6, and biennially thereafter: rent is based on 31% of gross income and utility reimbursements

are allowed.
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The following policies apply to all households:

» _Home Forward has removed the set subsidy proration amount for mixed status families and replaced it with @ «~ = = 7| Formatted: Bulleted + Level: 1 + Aligned at: 0.25" +

proration of $1 after reviewing impacts on overall agency finances, per-voucher costs, and a review of Indent at: 0.5"

demographics of impacted households which revealed a large impact on households with minor children.

e The ceiling rent for public housing is set to match Section-8HCV 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.

e For HCV Seetien-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.

o When a HCV Sestion-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 HCV 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.

e The earned income disallowance is eliminated.

o All GOALS participants are included in the rent reform calculation.

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

e Households with countable income are not required to report income increases outside of regular

reexaminations. For households with countable income a reexamination will not be processed for increases in
income except for adding income of a newly added family member.

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

e 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.

e 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.

e 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.

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

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.— Sectien-8-Housing Choice Voucher participants who choose to rent
housing where the total shelter costs exceed 50% of total monthly income at the time of initial lease-up will not
generally qualify for hardship review; however, all households have the right to request a hardship_review and
exceptions may be made.— The committee has a menu of remedies to reduce a qualifying household’s burden.

Home Forward may deny all rent increase requests, or pause the processing of all rent increase requests, from - - ‘{Formatted: Font: 10 pt

landlords of tenant-based Housing Choice Voucher holders for reasons other than non-compliance with rent

\{ Formatted: No bullets or numbering

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; “ = 7 7| Formatted: Indent: Left: 0.25", Bulleted + Level: 1 +
Aligned at: 0.75" + Indent at: 1"

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

e Impact on participating landlords; and

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

Rent reform has been fully implemented.— At-this-timeCurrently, all MTW public housing and Sestien-8-Housing
Choice Vvoucher 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 secend-third level of rent payment beginning in
FY20157.— 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.

In FY2020, Home Forward made two modifications to this activity. The first modification was adjusting the set subsidy
proration amount for mixed status families after reviewing impacts on overall agency finances, per-voucher costs, and
a review of demographics of impacted households. This analysis revealed a large impact on households with minor
children compared against minor impacts to the overall annual agency budget and per unit voucher costs. The
second modification was to allow Home Forward to temporarily deny all rent increase requests, or pause processing
rent increase requests, from landlords of Tenant Based Voucher holders for rent increases that would go into effect
during calendar year 2021 in response to the COVID-19 public health emergency. Home Forward implemented this
approach based upon a consideration of the following factors:

¢ A consideration of financial and administrative impact on Home Forward;

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

e Impact on participating landlords; and

e Other compelling situations which may include the declaration of a state of emergency.
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ended on December 31, 2021 and rent increase requests conS|derat|on and approvals from Iandlords of Tenant
Based voucher holders resumed in 2022.

In FY2021, Home Forward made a modification to this activity that eliminated minimum rent and allows for all
households to be eligible for utility reimbursement payments. Previously, work-focused year 3 & 4 households were
subject to a $100 minumum rent and were not eligible for utility reimbursement payments.— Work-focused year 5
households were subject to a $200 minumum rent and were not eligible for utility reimbursement payments.

Changes or Modifications:

We are not anticpiipating any changes to this activity.

Activity Metrics:
Metric Baseline ‘ Benchmark Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task FY2011: $140,228 FY2024FY2025: $101,292 | Less than $111,000
annually

Staff time savings (Standard Metric: CE#2)

Total time to complete the | FY2011: 5,340 hours FY2024FY2025: 4,200 Less than 4,200 hours
task annually

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 FY2015: 7.5% FY2024FY2025: 7.5% Maintain 7.5% or less
completing task

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

Total annual tenant share | FY2012: $25,342,942 FY2024FY2025: At least $37,000,000
of rent $37,095,696

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

Average earned income of | FY2011: $3,324 EY2023FY2025: $4-,121 At least $4,100
households

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

Note: Because Home Forward has implemented biennial and triennial review schedules, the number of households
who report an increase in earned income each year is reduced.

Number of heads of FY2011: 866 heads of EY2024FY2025: 525 At least 525 heads of

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

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

Number of households
transitioned to self-
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)

Baseline

FY2011: 16% of work-
focused households

FY2012: 229 households
(2.0%)

FY2012: $524 per
household

FY2014: 521 households

Displacement prevention (Standard Metric: HC#4)

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

request.

Number of households at
or below 80% AMI that
would lose assistance or
need to move

FY2011: 233 households

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

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

Number of households
able to move to a better
unit and/or neighborhood
of opportunity

FY2013: 3,092 (28.4%)

households lived in better

neighborhoods

‘ Benchmark

FY2024FY2025: 16% of
work-focused households

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

EY2024FY2025: 100
households (1.0%)

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

FY2024FY2025:
$,1431,238

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

FY¥2024FY2025: 330
households

FY2024FY2025: 0
households

FY2024FY2025: 2,969
(24.6%)-%)-households

Final Projected Outcome

At least 16% of work-
focused households

At least 100 households
(1.0%)

Less than $1,150 per
household

At least 330 households
annually

0 households are required
to move

2,969 (24.6%) households
lived in better
neighborhoods

Additional Metrics:
Metric

Maintain stability for seniors and people with disabilities

Shelter burden (rent +
utility allowance divided by
gross income) for seniors
and people with disabilities

Baseline

Before implementation,
shelter burden was 27%

Benchmark

FY2024FY2025: Shelter
burden will remain below
29%

Final Projected Outcome

Seniors and people with
disabilities will maintain
stability, with a shelter
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Metric
Increased contribution to rent

Total tenant payment (rent
+ utility allowance) for
work-focused households

Average income for work-
focused households, as
percentage of Median
Family Income (MFI)

Baseline

Before implementation:
Section 8 average - $267

Public housing average -
$249

Before implementation,
average income for work-
focused households was
16.4% MFI

Benchmark

FY¥2024FY2025:
Section 8 average
$4,391

Public housing average
$158

Increased income in work-focused households

FY2024FY2025: 18% MFI

Final Projected Outcome

Maintain an average total
tenant payment of at least
$390 for Section 8 and
$150 for Public Housing

18% MFI

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.
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02 GOALS - Home Forward’s Family Self Sufficiency Program

Approved FY2014, Implemented FY2014

This activity consolidated existing self-sufficiency MTW authorization:
programs into one program, which we refer to as the ) . o
GOALS (Greater Opportunities to Advance, Learn and Attachment C, Section E — Family Self Sufficiency

Succeed) program.—_This program is tailored to meet Programs

the needs of our community and be efficient for staff to Attachment C, Section B(1) — Single Fund Budget with
administer.— GOALS program requirements are the Full Flexibility

same regardless of funding source, program, or

property, with a few minor exceptions for site-based Statutory objective:

programs.

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
GOALS participants. programs, or programs that assist people to obtain
employment and become economically self-sufficient

The rent reform calculation (Activity 01) is used for all

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

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

The traditional escrow account used in HUD Family Self-Sufficiency (FSS) programs has been replaced with a
managed savings account.—_Any rent paid by a participant household above $351 (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-8HCV families). Households participating in GOALS whose unit is converted under
RAD are subject to policies consistent with the RAD program.

Notwithstanding 24 CFR 984.303 (c), the length of time on the program will be five years from the date the contract is
effective, with the opportunity to extend for an additional two years. The effective date of the contract is the first day of
the month following the date the contract was signed by the designated GOALS participant and the Home Forward’s
representative. Eligibility for the two-year extension follows current policy and HUD guidelines.

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

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

Staff implementing the GOALS program will be funded by a combination of HUD-funded FSS Coordinator money,
grant funding, and agency budgeting. FSS Coordinator funds will be used only for FSS Coordinator salaries, as
directed by the respective NOFAs.

At properties where participation in GOALS was previously 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.

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.—_Public housing residents_can continue to
participate in the program for an additional six months and voucher participants can continue to participate in the
program for an additional 365 days, but no savings will accrue during this time.—_If the family is still at ceiling rent or
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zero assistance after six months, they will graduate from the program.—_If the family’s income decreases to a level
that housing assistance is reinstated during that six-month period, they may begin to earn escrow again, and continue
participation in the program as long as the contract determines they are still eligible.

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

Changes or Modifications:

Due to activity 24, Rent Assistance Termination Reform, approved in FY2023, voucher participants can now continue
to participate in the GOALS program for an additional 365 days, rather than six months, after their housing assistance
payment becomes zero. There will be no deposits into the family’s managed savings account during the 365 days.

Activity Metrics:
Metric Baseline ‘ Benchmark Final Projected

Outcome

Agency cost savings (Standard Metric: CE#1)

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

Total cost of task FY2017: $512,070 FY-20245: $873,794 FY-2024:-$873,794

Staff time savings (Standard Metric: CE#2)

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

Total time to complete task FY2017: 18,509 hours FY-20254: 16,806 FY-2024-16,806

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

Note: Because Home Forward does not have a pre-implementation baseline for this metric, we are not able to
show the historical impact of this activity.

Average error rate in completing FY2017: 2% EY2024FY2025: 2% EY2024:-2%
task

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

Amount of funds leveraged FY2017: $190,507 EY2024FY2025: FY2024-$195,500
$191,500

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

Average earned income of FY2017: $12,472 FY20254: $12,750 EY2021:-12,900

households

Increase in household savings (Standard Metric: SS#2)

Average amount of escrow of FY2017: $2,295 FY2024FY2025: $2,350 | FY¥2024:-$2,350
households

Home Forward 32

Home Forward Board of Commissioners
September 2024

53



Home Forward MTW Plan Fiscal Year 20254

Metric Baseline Benchmark Final Projected

Outcome

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

Number of heads of households: FY2017: FY2024FY2025: Sl
1) Employed full-time 1) 187 1) 187 1) 187

2) Employed part-time 2)120 2)120 2)120

3) Enrolled in an educational 3)129 3) 130 3) 80
program

4) Enrolled in a job-training 4) 81 4) 82 4) 82
program

5) Unemployed 5) 155 5) 155 5) 155

6) Other (defined as having 6) 54 6) 55 6).55
completed an education or job
training program)

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

Percentage of work-able FY2017: EY2024FY2025: FY2024
households:

1) Employed full-time 1) 40% 1) 40% 1) 40%
2) Employed part-time 2)27% 2)27% 2)27%
3) Enrolled in an educational 3) 28% 3) 28% 3)17%
program

4) Enrolled in a job-training 4) 18% 4) 18% 4) 18%
program

5) Unemployed 5) 33% 5) 33% 5) 33%
6) Other (defined as having 6) 12% 6) 12% 6) 12%

completed an education or job
training program)

Households removed from TANF (Standard Metric: SS#4)
Note: This metric is measured as a point in time count, which does not account for individual households who give

up TANF assistance, graduate from the GOALS program, and are then replaced by income GOALS participants
who have not yet given up TANF assistance.

FY2017: 61 households | F¥2024FY2025: 61

Number of households receiving FY¥2024:-61

TANF assistance

Households assisted by services that increase self-sufficiency (Standard Metric: SS#5)

Number of households enrolled in | FY2013: 462 FY2024FY2025: 462 FY2022:462
GOALS households enrolled

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

Average amount of subsidy per FY2017: $671 per EY2024FY2025: $671 EY2024:-$671

household household

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

may be considered unemployed while enrolled in an educational program.
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Metric Baseline Benchmark Final Projected
Outcome

‘ Tenant share of rent FY2017: $1,926,589 EY2024FY2025: FY¥2024:-$1,575,195
$1,575,195

Households transitioned to self-suf'flmency (Standard Metric: SS#8)

have voluntanlx exited housing assistance,

. { Formatted: Font: (Default) Arial, 9 pt
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03 Local Blended Subsidy

Approved FY2012, Implemented FY2012

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

The LBS program combines tenant paid rent, Sectien
8HCV funds, and public housing funds, resulting in a

total per unit rent amount. -Rents are set by an internal

MTW authorization:

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

Attachment C, Section C(2) — Local Preferences and
Admission and Continued Occupancy Policies and
Procedures

Attachment D, Section B(3) — Local Unit Based Subsidy
Program

Statutory objective:

Increase housing choice for low-income families

process to determine the amount of subsidy that will meet property needs, and are subject to completion of rent
reasonableness tests.- Home Forward uses the payment standard as the maximum rent for LBS units, or up to 125%
of Fair Market Rents in the case of service-enriched units.- This leveraging of resources allows for a more adequate
revenue stream and increases the number of households that can be served.

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric Baseline

Benchmark Final Projected Outcome

Additional units of housing made available (Standard Metric: HC#1)

Number of new housing Before implementation, 0
units made available for units made available
households at or below

80% AMI

Number of housing units Before implementation, 0
preserved for households units preserved
at or below 80% AMI

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

Number of households Before implementation, 0
living in better households
neighborhoods

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

Units of housing preserved (Standard Metric: HC#2)

FY2024: 239 units made 239 units made available
available

FY2024: 45 units preserved | 45 units preserved
after full implementation

FY2024: 109 households 109 LBS households
located in better
neighborhoods

Amount of funds leveraged | Before implementation, FY2024: $11,145,307 $11,145,307 in leveraged
$0 debt, equity and increased
services
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06 Alternative Inspection Requirements for Partner-Based Programs

Approved FY2012, Implemented FY2012

Home Forward aligns our housing resources with the MTW authorization:

services of jurisdictional and community partners in

order to maximize impact and effectiveness.—_In an Attachment C, Section D(5) — Ability to Certify Housing
effort to reduce costs and increase efficiencies, Home Quality Standards

Forward uses MTW authortiy to allow alternate Statutory objective:

inspection standards for units assisted with rent

assistance, including Program Based Assistance Units, | Reduce cost and achieve greater cost effectiveness in

where we contract out resources to be administered by Federal expenditures
partners.— Rather than requiring full Housing Quality
Standards (HQS) inspections, Home Forward requires that these units meet the habitability standards, unit inspection
requirement, and lead-based paint visual assessment requirements of HUD’s Homelessness Prevention and Rapid
Re-Housing Program. In cases where the unit is subject to Uniform Physical Condition Standards, Real Estate
Assessment Center (REAC), or other inspections as part of the Low-Income Housing Tax Credit compliance
obligations, Home Forward will not require HQS inspections. Alternative inspections are recorded in the tenant file to
demonstrate compliance. Staff from jurisdictional and community providers are able to arrange for and conduct
required inspections themselves, in conjunction with other required visits to the assisted units, which is often more
efficient and allows clients to move in faster than if they had to wait for a scheduled Home Forward inspection. These
alternate inspection requirements ensure housing standards_are met while increasing efficiency and cost
effectiveness.

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric Baseline Benchmark ‘ Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task Before implementation, FY2024FY2025: $0 $0
$35,500

Staff time savings (Standard Metric: CE#2)

Total time to complete the | Before implementation, 500 | FY2024FY2025: 0 hours 0 hours
task hours

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

Note: Because this metric was established after implementation, Home Forward does not anticipate a change in
the error rate.

Average error rate in FY2014: 4% EY2024FY2025: Less Less than 5%
completing a task than 5%
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07 Landlord Self-Certification of Minor Repairs

Approved FY2013, Implemented FY2013

In many cases, units may fail an initial or biennial MTW authorization:
inspection due to minor items, such as cracked socket ) - ) )
plates or closet doors that are off track.— Requiring a Attachment C, Section D(5) — Ability to Certify Housing

Home Forward inspector to make a trip back to a unit to Quality Standards

verify such minor repairs is inefficient and costly.— Home | statutory objective:
Forward has implemented a policy that in cases where
there are no more than four minor deficiencies, we may Reduce cost and achieve greater cost effectiveness in
accept an owner’s certification that required repairs Federal expenditures

were made.— This allowance is made at Home
Forward’s discretion, and in cases where all deficiencies are minor items as determined by an approved list
maintained by Home Forward.

Allowing a landlord to self-certify a minor repair is left to each individual inspector’s discretion, and inspectors remain
cautious and thoughtful about when the option is best utilized.— Because of this, the activity has not yet produced the
level of savings originally hoped for.— However, the inspections supervisor continues to work with inspectors on
identifying situations where the strategy can be employed to save additional staff time.— Home Forward believes this
activity is still an effective strategy for saving time and money.

Changes or modifications:
We are not anticipating any changes to this activity.

Activity Metrics:
Metric Baseline Benchmark ‘ Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task Before implementation, EY2024FY2025: Less than $125,000 to
$140,092 $112,557 complete re- inspections

Staff time savings (Standard Metric: CE#2)

Total time to complete Before implementation, 1,326 | F¥2024FY2025: 1,090 Less than 1,100 hours
the task hours hours annually

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

Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical
impact of this activity.

Average error rate in FY2015: 0% FY¥2024FY2025: Less Less than 3%
completing a task than 3%
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08 Inspections and Rent Reasonableness at Home Forward-Owned Properties

Approved FY2013, Implemented FY2013

Home Forward owns over 5,000 units of affordable MTW authorization:

housing in Multnomah County.— Many of these units ) B ) )
have project-based Section 8 vouchers attached, and Attachment C, Section D(5) — Ability to Certify Housing
additional units are rented to families that are utilizing Quality Standards

tenant-based Section 8 vouchers.— In cases where a Attachment C, Section D(2)(c) — Rent Policies and Term
voucher holder is renting a unit we own, Home Forward Limits

utilizes our own staff to perform inspections and L
determine rent reasonableness. Statutory objective:

Reduce cost and achieve greater cost effectiveness in

In cases where Home Forward both owns and manages )
Federal expenditures

the unit, we hire a third party to conduct quality control
inspections and rent reasonableness testing at a sample
of these units.— This ensures standards are being met while mitigating any conflict of interest.— Since the
implementation of this activity, 100% of quality control inspections reported the same result as the Home Forward
inspection, and no problems have been identified with rent reasonableness.

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

Metric Baseline Benchmark ‘ Final Projected Outcome
Agency cost savings (Standard Metric: CE#1)

Total cost of task Prior to implementation, EY2024FY2025: $0
$17,750

Staff time savings (Standard Metric: CE#2)

Total time to complete Prior to implementation, 370 FY¥2024FY2025: 0 hours | 0 hours
the task hours

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

Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical
impact of this activity.

Average error rate in FY2015: 0% FY2024FY2025: Less Less than 3%
completing a task than 5%
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09 Measures to Improve the Rate of Voucher Holders Who Successfully Lease-Up

Approved FY2010, Implemented FY2010

Since 2010, Home Forward has implemented a variety
of measures to improve landlord acceptance of HCVs in
our community and improve the ability of voucher
holders to successfully lease up. These measures
include:

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

Landlord Incentive Payment: Since July 2014, Home
Forward makes a one-time payment of $200 to new
landlords, defined as those who have not worked in

MTW authorization:

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

Attachment C, Section D(1)(d) — Operational Policies
and Procedures

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

Attachment D, Section D(1) — Establishment of a Local
Section 8 / HCV Program

Statutory objective:

Increase housing choice for low-income families

partnership with us for the past two years. At the time of receiving payment, landlords are also given the opportunity
to complete a survey to provide feedback on their experience and Home Forward’s lease-up process.

Tenant Education Classes: Since May 2016, Home Forward contracts with the Community Alliance of Tenants

(CAT) to teach a tenant education class to voucher holders. Class graduates have access to up to $200 to help with a

security deposit in their housing search.

We have continued with a variety of policy changes (which do not require MTW flexibility) to make the voucher

program more appealing to landlords. These include:

¢ Allowing flexible lease terms based on an individual landlord’s standard practice (including month-to-month);

e -Accepting electronic Requests for Tenancy Approval from landlords to speed the process; and

e Posting tools for landlords on our website so landlords ean-may assess whether their unit is likely to pass rent

reasonable and affordability tests

In addition to the above, we continue to support voucher holders with an improved program orientation, an increased
focus on housing search, and utilizing the higher payment standards in opportunity neighborhoods-_in hopes of
helping voucher holders be better prepared for their housing search.

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric Baseline

Benchmark Final Projected Outcome

Households assisted by services that increase housing choice (Standard Metric: HC#7)

Number of households Before implementation, 0
receiving services aimed | households

at increasing housing

choice

FY¥2024FY2025: 350 At least 300 households
households per year will benefit from
the Landlord Incentive

= { Formatted: 6 Bulleted List
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Additional Metrics:
Metric Baseline Benchmark ‘ Final Projected Outcome

Improve voucher success rate

FY2009: 74% EY2024FY2025: 80% At least 80%
rate

Decrease in lease-up time

Average number of days | Before implementation, 51 FY¥2024FY2025: 50 days | Less than 50 days
for a voucher holder to days
lease up
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10 Local Project-Based Voucher Program

Approved FY2012, Implemented FY2012

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

The objective of the PBV program is to provide housing
stability for low- income, high-barrier households who
would be unlikely to succeed with a tenant-based
voucher.— With that in mind, we are focusing PBVs on
buildings with on-site services, ideally in opportunity
areas, offering tenants affordable rents and access to
community resources. As the original PBV contracts
expire Home Forward offers renewals only to owners

MTW authorization:

Attachment C, Section D(7) — Establishment of an
Agency MTW Section 8 Project-Based Program

Attachment C, Section D(4) — Waiting List Policies

Attachment C, Section D(2) — Rent Policies and Term
Limits

Attachment C, Section D(1)(e) — Operational Policies
and Procedures

Statutory objective:
Increase housing choice for low-income families

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

who have agreed_both to set waiting list preferences for one or more vulnerable populations; and to make services
available to those households. As contracts are renewed, Fthis results in all PBV buildings offering affordable housing

with services to those most in need-as-contracts-are-renewed.

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

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

required assessments for voluntary conversion.

In addition, Home Forward’s local PBV Program:

e Exceeds the traditional 25% limit of PBVs in a single building; and allows project-based vouchers to be
awarded to more than 25% of units in a given complex.

e Modifies waitlist policies to allow each PBV building to maintain its own site-based waiting list with its own

preferences.

e Does not provide a preference on the tenant-based waiting list for PBV residents; and requires PBV residents
to apply for and remain on the tenant-based waitlist in order to transfer to a tenant-based voucher unit.

e Modifies screening and eligibility requirements to differ from the traditional criteria at certain PBV properties

which offer supportive services, therefore-thereby increasing housing choice for participants who might
otherwise be ineligible for Section 8 housing. Home Forward determines an applicant’s eligibility for a specific

PBYV property based on the capacity of the service provider who owns or contracts to manage the property.
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e Adopts the local city and county site selection standards for PBV units in order to ensure alignment with
jurisdictional partners in-regards-teregarding site selection for low-income housing aimed at ending
homelessness.— Site selection standards are designed to deconcentrate poverty and expand housing and
economic opportunities in census tracts with poverty concentrations of 20% or less.

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

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

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

o Modifies the way contract rents are determined for PBV units by limiting PBV contract rents to a maximum of
the payment standard less any applicable tenant paid utility allowance, ensuring that PBV units are affordable
even to zero-income households.

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

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

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

o Home Forward-owned units that utilize Rental Assistance Demonstration (RAD) PBVs, or
o Units that utilize special purpose voucher PBVs.

e Allows Home Forward staff to conduct inspections, set rents and determine rent reasonableness for Home
Forward-owned units that utilize PBVs.— When Home Forward both owns and manages the unit, it hires a
third party to conduct quality control testing of inspections and rent reasonableness determinations for a
sample of these units.— This activity is also described under Activity 08 Inspection and Rent Reasonableness
to Home Ferward-Forward-Owned Properties.
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e Eliminates the cap limiting project-basing to up to 20% of the amount of budget authority allocated to the
agency by HUD in the voucher program.

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric Baseline Benchmark Final Projected Outcome

Additional units of housing made available (Standard Metric: HC#1)

Number of new housing FY2011: 1,100 units EY2024FY2025: 1,820 Maintain at least 1,800
units made available for units made available units that have been made
households at or below available through this

80% AMI activity

Units of housing preserved (Standard Metric: HC#2)

Number of units preserved | Prior to implementation: FY¥2024FY2025: 654 units 654 units will be preserved

for households at or below | 0 units preserved through conversion from
80% AMI that would public housing to project-
otherwise not be available based vouchers

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

Average applicant time on FY2014: 15 months FY¥2024FY2025: 50 months | 50 months
wait list in months

Displacement prevention (Standard Metric: HC#4)

Note: Because Home Forward does not have a pre-implementation baseline for this metric, we are not able to
show the historical impact of this activity

Number of households at FY2015: 904 households | FY¥2024FY2025: 900 Over 800 additional

or below 80% AMI that households project-based voucher
would lose assistance or units are available through
need to move our ability to exceed the

25% building cap

Increase in Resident Mobility (Standard Metric: HC#5)

Number of households FY2011: 93 households FEY2024FY2025: 400 400 households
able to move to a better households

unit and/or neighborhood

of opportunity

Agency Cost Savings (Standard Metric: CE#1)

Total cost of task in dollars | Prior to implementation: EY2024FY2025: $20,340 Less than $20,000
$30,720

Staff time savings (Standard Metric: CE#2)

Total time to complete the Prior to implementation, FY¥2024FY2025: 450 hours | Less than 500 hours
task 917 hours

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

Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical
impact of this activity
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Metric Baseline Benchmark ‘ Final Projected Outcome
Average error rate in FY2015: 2% FY¥2024FY2025: Less than | Less than 5%
completing task 5%

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

Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical
impact of this activity

Total annual tenant share FY2014: $3,570,859 EY2024FY2025: Annual tenant rent share
of rent $7,350,000 of $7,350,000
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11 Align Utility Allowance Adjustment Procedures

Approved FY2011, Implemented FY2011

This activity aligns the public housing process for
calculating and implementing utility allowance
adjustments with that of Sectien-8the Housing Choice
Voucher (HCV) program.— Previously, the public

housing utility allowance process required Home

MTW authorization:

Attachment C, Section C(11) — Rent Policies and Term
Limits

Statutory objective:

Forward to conduct engineering surveys to determine

energy consumption, which was cumbersome and Reduce cost and achieve greater cost effectiveness in
| costly.— Additionally, public housing protocol required Federal expenditures.

that a re-certification be completed for each resident

when there were adjustments to the utility allowance.

Aligning the utility allowance adjustment process with that of Seetion-8HCV allows public housing to adopt the
methodology of using HUD’s standard calculation, which is based on the type of utility and type of building.— As in the
Section-8HCV program, public housing staff will review the utility allowance adjustments annually, with the adjustment
going into effect at the resident’s next regular review.

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric Baseline Benchmark ‘ Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

| Total cost of task Before implementation, EY2024FY2025: $0 $0 to complete survey
$8,000 per year

Staff time savings (Standard Metric: CE#2)

| Total time to complete task | Before implementation, FY¥2024FY2025: 0 hours 0 hours
approximately 393 hours
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13 Broaden Range of Approved Payment Standards

Approved FY2015, Implemented FY2015, Amended FY2017

Regulations require that payment standards are set MTW authorization:
between 90% and 110% of Fair Market Rents (FMR); as
defined by HUD for a Housing Authority’s jurisdiction.
Home Forward serves all of Multhomah County, a large
geographic area with rents that differ throughout several | statutory objective:
submarkets.— When the rental market conditions tighten,
it is not uncommon for 110% of FMR to fall short of what | Increase housing choice for low-income families
is needed to rent a quality unit in large, and often higher
opportunity, areas of Multnomah County.— In addition, payment standards that are too high in particular
neighborhoods can create concentrations of poverty.

Attachment C, Section D(2)(a) — Rent Policies and Term
Limits

In order to ensure that payment standards are sufficient to allow HCV participants reasonable choice in
neighborhoods, Home Forward uses MTW authority to broaden its “base range” for payment standards to between
80% and 160% of the FMR without prior HUD approval.

Home Forward uses the following parameters to establish payment standards:

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

e Payment standards are set at or near the market rate_using local housing market data.

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

Home Forward continues to utilize triannual In-response-te-a-FMR studyies commissioned by the local metro-area
housing authorities, and adjusts payment standards based on those FMR outcomes;-en-February-3,-2046, HUD

horo— OR-WA  HUD Metrobo a Are MSA
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Studio 1 Bedroom 2 Bedroom
Submarket Avg | Shelter | Avg | Shelter | Avg | Shelter

Shelter | Costas | Shelter | GCostas | Shelter | Costas
DowntownPortland 1584 | = 1406% | = 4833 | @ 1M4% | @ 2375 0 129%

We will always need to balance the opportunity created with higher payment standards with the increased per family
costs associated with higher payment standards.— Higher payment standards can put limits on our ability to respond
to the overwhelming need in our community, but given the nature of the rental market in Multnomah County, the
flexibility to set payment standards up to 160% of FMR may be necessary to create reasonable choice for participant
families, particularly in low-poverty, high-opportunity areas. We most recently revised payment standards in July
2022, and depending on updated market survey data, utilization levels, and lease-up success, we may implement
payment standards above 120% in some areas.

Home Forward has also been authorized to approve Exception Payment Standards up to 160% of Fair Market Rents
in low-poverty areas or as a reasonable accommodation for a family that includes a person with disabilities.

Home Forward uses a higher payment standard for our VASH voucher-holders as well as Emergency Housing
Vouchers (EHV).— VASH and EHV households have all payment standards set at 120% of FMR, regardless of the
area within Multnomah County.

Home Forward participants are on biennial and triennial recertification schedules, per Activity 01 Rent Reform.
Because of this, there is sometimes a delay of several months or even years before the increased payment standard
is applied to a participant’s rent calculation.— To address this delay, Home Forward has been authorized to apply
updated payment standards at a participant’s interim review.

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric Baseline Benchmark Final Projected Outcome

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

Number of households FY2013: 1,896 (30%) EY2024FY2025: 2,100 At least 2,100 (31%)
living in better households lived in (31%) households households
neighborhoods better neighborhoods
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Metric Baseline Benchmark Final Projected Outcome
Agency cost savings (Standard Metric: CE#1)

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

Total cost of task FY2014: $48,597,556 EY2024FY2025: At least $73,200,000
$73,200,557

Additional Metrics:
Metric Baseline Benchmark Final Projected Outcome

Average Housing Assistance Payment Expense

Average annual HAP FY2014: $6,690 FY2024FY2025: $13,020 $13,020
expense by household
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14 Program Based Assistance

Approved FY2015, Implemented FY2015

The need for rental assistance in Multnomah County far MTW authorization:
outstrips-the-exceeds supplyavailable resources.
Attachment C, Section D(2)(a) — Rent Policies and Term

In an attempt to increase the number of households Limits
served over a given period of time, Home Forward has
designed Program Based Assistance.— This local, non-
traditional rent assistance program offers rent Increase housing choice for low-income families
assistance, often paired with services, to help families
access and/or retain stable housing.— While the HCV and public housing programs provide permanent subsidies in
order to ensure long-term affordability for low-income families, the focus of Program Based Assistance is helping
families and households achieve stability.— These households may remain rent-burdened, but with services available
to help families address other challenges in their lives, many will be able to avoid homelessness and remain
permanently housed.

Statutory objective:

To administer Program Based Assistance, Home Forward sets aside a pool of flexible rent assistance funds to serve
targeted populations, in partnership with one or more local housing and service providers who work to ensure that the
households have access to the supportive services or resources they need to be stable and successful.— Target
populations for Program Based Assistance are households for whom: 1) success on the HCV program would be
unlikely; 2) athe delay in accessing rent assistance permanent subsidies would most likely have devastating results
(recidivism, relapse, death, homelessness, etc.); 3) the need for rental subsidy is short term while the client is
receiving the support needed to stabilize in permanent housing; or 4) the household is representative of populations
that experience disparities revealed in recent Point in Time counts or other surveys of homelessness and housing
insecurity.— Examples of target populations include families who are homeless or at risk of homelessness, families
with children attending Alder Elementary School (which has one of the highest mobility rates in the County), former
foster youth, or households representing those experiencing homelessness and housing insecurity disparities.

Program Based Assistance partners work with Home Forward to set program policies that are specific to the target
population they are serving.— Home Forward ensures that polices are clear, equitably managed, and in compliance
with Fair Housing laws.—_All programs have common elements which include:

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

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

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

e Service Requirements: Home Forward makes these funds available to target populations in partnership with
one or more partners who are experts in providing the housing and supports families may need to remain
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Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric Baseline Benchmark ‘ Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task FY2020: $198,000 FY2024FY2025: $75,000161.400 annually
$75,000164.,400

Staff time savings (Standard Metric: CE#2)

Total time to complete the | FY2020: 25 hours E¥2024FY2025: 0 hours 0 hours annually

task

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

Average error rate in FY2020: 0% FY2024FY2025: 0% Maintain 0%
completing task

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

Amount of funds leveraged | FY2019: $198,000 EY2024FY2025: No-morethan

$75,000236,400 $123,000/yearAt least
$236,000

Additional units of housing made available (Standard Metric: HC#1)

Number of new housing FY2019: 0 units FEY2024FY2025: 25-60 25-60 units

units made available for units

households at or below

80% AMI

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

Number of households FY2019: 0 households EY2024FY2025: 4785 47-85 households

able to move to a better households

unit and/or neighborhood

of opportunity

Households Assisted by Services that Increase Housing Choice (Standard Metric: HC #7)

Number of households Before implementation, 0 | FY¥2024FY2025: 76-137 76-137 households

receiving services aimed to | households unduplicated households receive services annually

increase housing choice through Program Based

partner agencies, and the community’s Homeless Management Information System (HMIS) software.

- ‘{Formatted: Font: (Default) Arial, 10 pt
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15 Tenant-Based Voucher Set Aside Policies

Approved FY2016, Implemented FY2016

Home Forward operates or participates in a number of MTW authorization:

programs designed to align housing with supportive

services in order to ensure success for participating Attachment C, Section D(4) — Waiting List Policies
families including local pon-traditional rent assistance Statutory objective:

programs, our local project based voucher programs,

and the VASH program.—_In all cases, jurisdictional or Reduce cost and achieve greater cost effectiveness in
community partners provide supports for families who Federal expenditures

access the housing, with target populations including
families exiting homelessness, former foster youth, seniors, and people with disabilities.

Home Forward has found that leveraging our housing resources with services from partners results in better housing
stability and success for families with barriers to succeeding with a voucher alone.— In addition to the above
programs, we have also established a series of limited preferences for tenant-based vouchers.— Through these
limited preferences, specific community partners refer target populations to Home Forward for housing as they
provide services.— Among the set aside programs we’ve instituted are:

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

e Home Forward sets aside up to 50 vouchers for families that include a veteran experiencing homelessness,
who are ineligible for VASH vouchers.— These families are referred by and received services from Transition
Projects, Inc.

HUD regulations for tenant-based vouchers require a PHA to select all participants from a waiting list.—_This activity
allows Home Forward to accept referrals from the specified partners and award those households the dedicated
vouchers.— Written documentation of the referral is maintained in the tenant file by Home Forward, but Home Forward
does not add these households to the waiting list to be immediately selected.—_This flexibility increases efficiency and
may reduce the number of days a family has to wait between referral and issuance of the voucher. Home Forward
may use this activity with our authorized Family Unification Program, Foster Youth to Independence, and Mainstream
vouchers. Applicants selected for FUP, FYI, and Mainstream assistance under this activity will continue to meet all
applicable eligibility requirements and will be administered in accordance with the HUD requirements for each SPV

type.

For each limited preference program, Home Forward executes a Memorandum of Understanding (MOU) with the
partner specifying:

e Number of vouchers set aside for the preference;

o Eligibility criteria for the preference;

e Criteria for determining how families will be selected and referred to Home Forward by the partner(s);
e Type and duration of services the partner(s) will make available to the household; and

e That all referrals must be in writing and include a certification from the partner(s) that the family was selected
and referred to Home Forward in accordance with the criteria outlined in the MOU.

Home Forward audits partner agencies to ensure that they adhere to selection criteria specified in the MOU.

Home Forward 51

Home Forward Board of Commissioners
September 2024

72



Home Forward MTW Plan Fiscal Year 20254

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric Baseline Benchmark ‘ Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task FY2016: $875 EY2024FY2025: $0 so |

Staff time savings (Standard Metric: CE#2)

Total time to complete the | FY2016: 29.5 hours FY2024FY2025: 0 hours
task

Decrease in wait list time (Standard Metric: HC#3)

Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level.
Because households are immediately pulled from the waiting list, this will have no impact on this metric; but we
have included it at HUD’s request

Average applicant time on FY2016: 0 months FY2024FY2025: 0 months 0 months
wait list in months
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16 Affordable Housing General Obligation Bond Project-Based Voucher Allocation

Approved FY2018, Implemented FY2018
MTW authorization:

Home Forward received approval to allocate up to 400

PBVs to support the goals of a $258.4 million Portland Attachment C, Section D(7)(b) — Local Competitive

Housing General Obligation Bond that was approved by Process

voters in 2016.—_From time to time, local jurisdictions Statutory objective:

may issue general obligation bonds to acquire, develop,

and rehabilitate land and/or properties for affordable Additional Units of Housing Made Available.

housing. Home Forward, as a MTW agency, is granted
the ability to support such local housing programs. This includes collaborating with local jurisdictions to provide
affordable housing and services for low income and/or disabled households in our community.

Given that local jurisdictions may be the only owner of such housing when using general obligation bonds, for this
specific financing situation, Home Forward is defining the ballot initiative as a competitive process. Ultimately, the
local jurisdiction is competing for the use of vouchers and is seeking authorization from voters. If the voters elect to
pass such a ballot measure, it is done so with the public’s knowledge that the sole owner of these properties must be
the jurisdiction issuing the bonds. Home Forward will have permission to allocate PBVs to such general obligation
bond funded properties to ensure housing opportunities for very-low and extremely low-income families. Home
Forward will measure the number of units made available to members of the community through utilization of this
designation.

The Portland Housing Bond was designed to increase the affordable housing stock in a community with rapidly rising
rents that limit choice for families living with low incomes.— One of the location priorities of the Portland Housing
Bond'’s framework is to prioritize acquiring land for new housing in high opportunity areas with access to education
and economic opportunities, among other amenities. The Portland Housing Bond’s framework includes
recommendations for services related to “workforce skill development/employment resources and parenting
resources, youth engagement and academic assistance” among other resident services’ priorities.

The Portland Housing Bond will create approximately 1,300 permanently affordable units throughout the City of
Portland, with 600 designated for households earning 0-30% of the area median incomes.—_According to the City of
Portland, the allocation of up to 400 vouchers to the affordable housing general obligation bond will leverage an
additional 200 units of housing for families earning between 0-30% of the area median income, netting a total of 600
units of deeply affordable, permanent housing added to the City of Portland. These permanent units will increase
choice across the city for families living with low and extremely low incomes.—_The vouchers will be allocated over five
to seven years as properties are acquired and built.—_ On average, Home Forward anticipates that 57-70 vouchers will
be deployed each year.

Changes or modifications:

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

Baseline

Benchmark

Final Projected Outcome

Additional units of housing made available (Standard Metric: HC#1)

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

FY2018: 0

EY2024FY2025: 400 units

600 units

Home Forward will measure the number of units made available to members of the community through the City of
Portland’s Housing Bond reports to the community. Home Forward will measure the number of units made available
to members of the community internally through utilization of this designation.
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17 Mod Rehab and Mod Rehab SRO Rent Assistance Demonstration Rent Reform

Approved FY2019, Implemented FY2019 MTW authorization:
Home Forward administers project-based rent Attachment C, Section D(3)(b) — Eligibility of
assistance for 517 units of housing assisted through Participants

HUD’s Section 8 Moderate Rehabilitation and McKinney
Moderate Rehabilitation Single Room Occupancy (SRO)
programs.— This housing is a critical component of our
community’s housing stock available to people leaving Statutory objective:
homelessness.— Owners of these properties have the
opportunity to participate in HUD’s Rent Assistance
Demonstration (RAD) in order to preserve and improve
their properties.— Participation in RAD can involve the Increase housing choices for low-income families
conversion of a properties existing subsidy contract into
a PBV contract that may operate under the program requirements of Home Forward’s Local Project Based Voucher
MTW activity.— Participants in Home Forward’s Local Project Based Voucher program are subject to Home Forward’s
Rent Reform Activity.

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

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

While the Rent Reform activity has been successful in meeting its cost savings and self-sufficiency objectives,
analysis shows that implementing the full Rent Reform activity at our Section 8 Mod Rehab and Mod Rehab SRO
properties, which serve sigficant numbers of households moving out of homelessness, may result in household
displacement over time and have a significant effect on these properties’ ability to continue to serve these
households. As a result, Home Forward implements an alternative rent reform initiative for these properties post-RAD
to allow owners to take advantage of RAD while continuing to serve the same tenant population profile.

The SRO Mod Rehab Rent Reform initiative mirrors our existing Rent Reform activity but eliminates certain aspects of
that activity, such as the tiered rent structure for work-focused households. Specifically the SRO Mod Rehab Rent
Reform Activity implements the following policies:

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

e Implements a triennial income re-certification schedule. Home Forward utilizes 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.

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

e Eliminates the earned income disallowance. Makes use of actual past income to determine annual income for
participant families._Uses all income sources as currently defined by HUD to determine a household’s
assistance, with the following exceptions:

o 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.— A A elf-certi i
$5,000 orless-
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o 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.

o 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.

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

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

Home Forward utilizes an annual proration when reviewing agency rents and payment standards based upon funding
availability for mixed status households. 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.

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

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

Activity Metrics:

Metric Baseline Benchmark Final Projected
Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task FY2018: $6,656 FEY2024FY2025: Less Less than $3,370
than $3,370 annually

Staff time savings (Standard Metric: CE#2)

Total time to complete FY2018: 320 hours FY¥2024FY2025: Less Less than 162 hours

the task than 162 hours annually

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

Average error rate in FY2018: 7.5% EY2024FY2025: 7.5% Maintain 7.5% or less
completing task or less

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

Total annual tenant FY2018: $58,000 FY2024FY2025: $61,000

share of rent $61,000

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

Average earned income | FY2018: $1,360 FY2024FY2025: $3,060 | At least $3,060

of households
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Metric

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

Note: Home Forward does not collect detailed employment data from SRO participants. The number
provided reflects the total number of work-focused households.

Baseline

Benchmark

Final Projected
Outcome

(6)—_Other
Households Removed fro

Number of households
receiving TANF
assistance

FY2018: 0 households

m Temporary Assistance for Needy Families (TANF)

EY2024FY2025: 0
households

Households transitioned to self-sufficiency (Standard Metric: SS#8)
Note: Home Forward’s SRO properties assist households transitioning from homelessness to

Number of heads of FY2018: 40 FY2024FY2025: 115 115 households
households who: households households

(6)— Other

Percent of work-focused | FY2018: 40 FY2024FY2025: 115 115 households
households who: households households

(Standard Metric: SS#4)

0 households

permanent, stable housing. Rather than moving to self-sufficiency, Home Forward aniticipates
participant households will move from an SRO property into a long-term Home Forward subsidy
program.

Number of households
transitioned to self-
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)

FY2018: 0 hosueholds

FY2024FY2025: 0
households

0 households
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18 Transfer of Project-Based Voucher Contract to Support Local Preservation or Development of
Affordable Housing

Approved FY2019, Implemented FY2019

MTW authorization:
Home Forward works closely with local affordable
housing owners and developers to preserve and Attachment C, Section B(2) ~ Partnerships with For-
increase the affordable housing stock in the community. Profit and Non-Profit Entifies
For many property owners participating in our -PBV Attachment C, Section D(7) — Establishment of an

program, the ability to transfer an existing PBV contract Agency MTW Section 8 Project Based Program
to a new location before its expiration greatly increases

the owner’s ability to expand the number of affordable Qttachment D, Section B(3) — Local Unit Based Subsidy
units in the region. Traditionally, only a project owner rogram

that has completed a RAD conversion may request a Statutory objective:

contract transfer. Non-RAD PBV Project Owners have

no such recourse. Reduce cost and achieve greater cost effectiveness in

Federal expenditures
Home Forward believes this situation discouraged some
property owners from entering a HAP Contract as it
limits the property owner’s ability to engage in short- and long-term development and planning. In addition, Home
Forward was concerned that with the extreme pressures on Portland’s housing stock, property owners may opt to not
renew a HAP Contract, as witnessed in similar tight housing markets. Such a situation would create a significant
increase in the number of existing households switching to tenant-based assistance. This increase would tie up
valuable staff resources and reduce our ability to help new households off the waiting list. Fiscally, an unanticipated
increase in tenant-based vouchers reduces our ability to predict costs and may require us to redirect resources
currently allocated to opportunity neighborhoods.

Increase housing choices for low-income families

In response, Home Forward created the Transfer of Project-Based Voucher Contract to Support Local Preservation or
Development of Affordable Housing activity for all non-RAD PBYV property owners. This activity balances the needs to
provide a streamlined process for PBV Project Owners with the need to ensure existing households retain their
subsidy without impacting our ability to serve new households.

With Home Forward approval, a Project Owner may request a transfer of assistance after 5 years from the effective
date of the initial HAP Contract. Home Forward may waive the 5-year requirement if:

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

* Atransfer is needed sooner as a result of events such as eminent domain proceedings, natural disasters or
unforeseen events; or

e HUD provides approval of a transfer for any other reason.

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

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

e The proposed new development must otherwise comply with environmental review and subsidy layering review;
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 Home Forward does not require a competitive process for the proposed new development as the initial PBV
allocation removes the need for a subsequent competition. However, the proposed new development must meet
all Home Forward’s Site Selection Standards as well as any appropriate laws and regulations.

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

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

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

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

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

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

In addition to the criteria above, Home Forward retains full discretion to deny a transfer of PBV assistance.
Changes or Modifications to Activity:

We do not anticipate any changes to this activity.

Activity Metrics:

Metric Baseline Benchmark Final Projected
Outcome

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

Total cost of task FY2018: $0 EY2024FY2025: $0 so |

Staff time savings (Standard Metric: CE#2)

Note: Home Forward is unable to calculate anticipated costs absent the activity.

Total time to complete the task | FY2018: 0 hours EY2024FY2025: 0 hours

Displacement prevention (Standard Metric: HC#4)

Note: Number of households in a unit that has completed, or will complete, RAD conversion by December 31,
2018 used as a proxy for potential displacement absent the proposed activity.

Number of households at or FY2018: 903 households | F¥2024FY2025: 432 0 households
below 80% AMI that would households
lose assistance or need to
move
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19 Program Transfer Flexibility Bridge

Approved FY2020, Implemented FY2020

Under current regulations, whenever an active
household transfers from one Home Forward program to
another (e.g. from Public Housing to a HCV), 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
RAD efforts, and has impacts on both staff and
residents alike.

The Program Transfer Flexibility Bridge removes the

MTW authorization:

Attachment C, Section C(4)— - Initial, Annual, and
Interim Review Process (Public Housing)

Attachment D, Section D(3) — Eligibility of Participants
(HCV)

Attachment D - Use of Funds Amendment to
Attachment D of the Amended and Restated MTW
Agreement.

Statutory objective:

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

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.

Changes or Modifications to Activity
We do not anticipate any changes to this activity.

Activity Metrics

Metric

CE #1: Agency cost savings

Baseline

Final Projected
Outcome

Benchmark

Total cost of task in dollars (decrease).

Total time to complete the task in staff
hours (decrease).

Average error rate in completing task as
a percentage (decrease).

FY2020: $6,007

CE #2: Staff Time Savings

FY2020: 229 hours

CE #3: Decrease in Error Rate of Task Execution

FY2020: 7.5%

EY2024FY2025: $0 At least $0

FY2024FY2025: 0
hours

0 hours

EY2024FY2025: 0% 0%

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.
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20 Local Inspection Policies

Approved FY2020, Implemented FY2021

Under current regulations (24 CFR 982.405(a),
983.103(d)), PHAs are required to inspect the unit not
less often than biennially during the term of the Housing
Authority Payment (HAP) contract. In the event of a
local disaster, emergency, or other situation which
affects the health and/or safety of Home Forward
participants, residents, staff, and/or the general public,
Home Forward may implement certain temporary
changes to biennial inspection protocols to ensure
continuity of safe operations to the extent possible and
practical. This modification was proposed in response to
the COVID-19 pandemic, which created a need for

MTW authorization:

Attachment C, Section D(5) - Ability to Certify Housing
Quality Standards

Attachment C, Section D(7)(d): Establishment of an
Agency Section 8 Project-Based Program

Statutory objective:

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

physical and social distancing to protect against the spread of the disease. In compliance with the recommendations
of the Centers for Disease Control (CDC), the “Stay Home Stay Safe” Executive Order issued by Oregon Governor
Brown, and other guidance from local, state, and federal agencies, Home Forward reduced contact between
individuals, including closing offices to the public and reducing the number of employees in the office. As a result,
Home Forward foresees that some operations may need to be modified and/or deferred to a later time in response to
the COVID-19 pandemic and in response to future local disasters or emergencies to protect the health and safety of
Home Forward staff, residents, and participants. The proposed inspection protocols which Home Forward may

temporarily implement are:

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

year.

e The due date of the family’s next biennial HQS inspection would be one year from the original due date, and
subsequent inspections would occur on a regular biennial schedule based on the new adjusted biennial due

date.

e Home Forward will continue to perform emergency inspections and initial HQS inspections in un-occupied

units.

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

Changes or Modifications to Activity
We do not anticipate any changes to this activity.

Activity Metrics

Metric Baseline Benchmark

Agency Cost Savings (Standard Metric CE #1):

Final Projected
Outcome

Total cost of task FY2020: $744,190 | FY2024FY2025: $0 ;ﬁii;ﬂ;” $701,000

Staff time savings (Standard Metric: CE#2)
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Final Projected

Metric Baseline Benchmark
Outcome

. . FY2024FY2025: 0 Less than 7,250
Total time to complete the task FY2020: 7,730 hours hours annually

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

Average error rate in completing task FY2020: 3.5% 3.5% FY2025: Maintain 3.5% or less

Cost Implications

Home Forward anticipates this activity will defer the administrative and staff time costs of inspections resulting in an
overall savings of $43,190 and 480 staff time hours in the initial year.
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21 Self Certification of Income

Approved FY2021, Implemented FY2021

As evidenced by the COVID-19 public health
emergency, there are circumstances during which
temporarily accepting self-certification of income is
necessary to maintain efficient operations and promote
housing stability. Home Forward implemented HUD
waivers allowing self-certification of income in
responses to the COVID-19 public health emergency
provided in the current HUD Notice PIH 2020-33(HA)
Rev-2 which was preceded by HUD Notices PIH 2020-
05, PIH 2020-13, and PIH 2020-33 (HA). This activity
allows Home Forward to continue to accept self-
certification as the highest form of income verification to

MTW authorization:

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

Attachment C, Section C(2) — Local Preferences and
Admission and Continued Occupancy Policies and
Procedures

Statutory objective:

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

process annual and interim reexaminations. Home Forward may also accept self-certification of income as the highest
form of income verification to process annual and interim reexaminations in response to future local, State, or
National emergencies or disasters that result in significant barriers to households being able to access information
from their employer to verify their income.—_ The proposed protocols which Home Forward may temporarily implement
in response to the COVID-19 and other local, state, or national emergencies or disasters are:

1) Annual Re-examination Income Verification (PH and HCV-3): Home Forward may forgo third-party income

2)

verification requirements for annual reexaminations.— Home Forward may consider self-certification as the
highest form of income verification to process annual reexaminations. This may occur over the telephone
(with a contemporaneous written record by a Home Forward staff person), through-an email or postal mail
with a self-certification form by the tenant, or through other electronic communications. After a period of
temporarily using this alternative flexibility, Home Forward will be responsible for addressing any material
discrepancies that may arise later. For example, if a tenant self-certified that the tenant lost their job, but later
the EIV Income Validation Tool (IVT) shows that the tenant's employment continued, Home Forward will take
enforcement action in accordance with our policies and procedures. While HUD waives the use of EIV (e.g.,
HUD Notice PIH 2020-33 (HA) Rev-2), Home Forward may also forgo the use of EIV when doing annual re-
examination income verification but must resume use of EIV when HUD waivers are no longer in effect.

Interim Re-examinations (PH and HCV-4): Home Forward may forgo third-party income verification
requirements for interim reexaminations. Home Forward may consider self-certification as the highest form of
income verification to process interim reexaminations. This may occur over the telephone (with a
contemporaneous written record by a Home Forward staff person), through an email with a self-certification
form by the family, or through other electronic communications. After a period of temporarily using this
alternative flexibility, Home Forward will be responsible for addressing any material discrepancies that may
arise later. For example, if a tenant self-certified that the tenant lost their job, but later the EIV Income
Validation Tool (IVT) shows that the tenant’s employment continued, Home Forward will take enforcement
action in accordance with our policies and procedures. While HUD waives the use of EIV (e.g., HUD Notice
PIH 2020-33 (HA) Rev-2, Home Forward may also forgo the use of EIV when doing annual re-examination
income verification but must resume use of EIV when HUD waivers are no longer in effect.

Changes or modifications

We are not anticipating any changes to this activity.
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Activity Metrics:
Metric Baseline Benchmark ‘ Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task FY2021: $127,195 EY2024FY2025: $94,204 | Less than $94,500
annually

Staff time savings (Standard Metric: CE#2)

Total time to complete the | FY2021: 3,027 hours EY2024FY2025: 2,241 Less than 2,300 hours
task hours annually

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

Average error rate in FY2021: 5.5% FEY2024FY2025: 5.5% or | Maintain 5.5% or less
completing a task less

Cost Implications:
Home Forward anticipates cost savings of $31,795 as a result of implementing this activity.
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22 Modernizing HCV/PBV Oral Briefings

Approved FY2021, Implemented FY2021

Under 24 Code of Federal Regulations (CFR) 982.301, MTW authorization:
PHAs are required to provide families eligible to
participate in the voucher program with an “oral Attaqhment C, Section D(5) — Ability to Certify Housing
briefing.”- During the COVID-19 public health Quality Standards

emergency, Home Forward implemented HUD waiver Statutory objective:

HCV-2 provided in HUD Notice PIH 2020-05, which was
extended and superseded by HUD Notice PIH 2020-13 Reduce cost and achieve greater cost effectiveness in
and, HUD PIH Notice 2020-33(HA) Rev-2, allowing Federal expenditures

flexibility in how the required oral briefing for HCV and
PBV households are conducted. Through this activity, Home Forward_is conductings the required oral/virtual briefings
(as well as other appointments) for new HCV and PBV households through alternative means in response to COVID-
19 and_will continue to do so in the future when necessary to protect the health and safety of participants and staff
due to local, state, or national state of emergencies or disasters. Home Forward will also conduct in person meetings
if the applicant/participant family does not have access to technology or per request from the family. -Heme Fornard

These alternative means may include: webcast, video call, or expanded written information packet. Home Forward
ensures that the method of communication for the briefing effectively communicates with, and allows for equal
participation of, each family member, including those with vision, hearing, and other communication-related
disabilities, and ensures meaningful access for persons with limited English proficiency.

Changes or modifications

We are not anticipating any changes to this activity.

Activity Metrics
Metric Baseline Benchmark ‘ Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task FY2021: $14,177 FY2024FY2025: Less Less than $8,900 annually
than $8,861

Staff time savings (Standard Metric: CE#2)

Total time to complete the | FY2021: 312 hours FY¥2024FY2025: 195 At least 195 hours
task hours

Cost Implications

Home Forward does not anticipate any cost implications as a result of this activity.
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23 Independent Entities: Use of Staff Instead of Third Parties for Home Forward Owned Properties

Approved FY2023, Implemented FY2023

This activity consolidates and clarifies the scope of
Home Forward’s use of staff rather than independent
entities to perform various functions with respect to HCV
or PBV units owned by Home Forward.— The activity
covers all such functions otherwise required to be
performed by independent entities by applicable law,
regulations or notices.— For PBVs, this includes all of the
functions listed in “Table 1: Overview of Independent
Entity Functions” in Attachment B of Notice PIH 2017-21
(pp. 14-15), except for functions related to the voucher
homeownership option.

Activity 08, Alternative Inspection Requirements for
Partner-Based Programs, and Activity 10, Local Project-
Based Voucher Program references use of staff for
rather than independent entities in connection with.
Both of those activities state that where Home Forward

MTW authorization:

Attachment C, Section D(1)(f) —_ Property Eligibility
Criteria

Attachment C, Section D(2)(c) — Rent Policies and Term
Limits

Attachment C, Section (D)(5) -—_Ability to Certify
Housing Quality Standards

Attachment C, Section D(7) -— Establishment of an
Agency MTW Section 8 Project-Based Program

Statutory objective:

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

both owns and manages a unit, it hires a third party to conduct quality control testing of inspections and rent
reasonableness determinations for a sample of these units.— Home Forward continues that practice.

Changes or modifications

We are not anticipating any changes to this activity.

Activity Metrics
Metric Baseline

Agency cost savings (Standard Metric: CE#1)

‘ Benchmark Final Projected Outcome

Total cost of task Prior to implementation: FY2024FY2025: $88,466 Less than $88,500
$0

Staff time savings (Standard Metric: CE#2)

Total time to complete the | Prior to implementation: 0
task hours

EY2024FY2025: 1,697 Less than 1,700 hours
hours

Cost Implications

Home Forward anticipates cost savings of $88,500 as a result of implementing this activity.

Home Forward

Home Forward Board of Commissioners
September 2024

66

87



Home Forward MTW Plan

Fiscal Year 20254

24 Rent Assistance Termination Reform

Approved FY2023, Implemented FY2024

This activity authorizes Home Forward to adopt and
implement policies that limit the circumstances in which
Home Forward will terminate HCV assistance to
recipients. This activity was the result of extensive
resident, participant, and Home Forward staff
collaboration through a a work group that met for over a
year and reviewed data on demographic disparities in
program terminations. The work group members
engaged the broader rent assistance department and
key decision makers at Home Forward. This group’s

MTW authorization:

Attachment C, Section D(1)(h) added by the Ninth
Amendment to Moving to Work Agreement - Policies for
terminating program assistance

Statutory objective:

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

Increase housing choices for low-income families

work resulted in a report entitled “Policy Recommendations—Rent Assistance Termination Policy” that included a
summary of how the work group reviewed the rent assistance termination policies and HUD regulatory requirements
with a racial equity framework and a goal of increasing housing stability for households who have a HCV.

As a result of this activity, Home Forward does not terminate HCV assistance to a recipient/household:

e If the owner evicts the household. Eviction and lease enforcement is a landlord/tenant issue. Home Forward’s

mission is to shelter people.

e If the household’s income reaches the level where Home Forward will pay no subsidy (Housing Assistance
Payments) on behalf of the family for 180 days. Home Forward allows an assisted household to go without
assistance for 365 days prior to termination. - This gives households more time to complete an income
recertification and regain assistance if they subsequently have a loss of income, thus promoting housing

stability.

e Who are-is absent for 180 days from the assisted unit. Home Forward allows a recipient to be absent from the
assisted unit for up to 270 days when the absence is due to attendance at specific institutional settings, as
detailed in Home Forward’s administrative plan, rather than at the overall regulatory limit of 180 days.-

Changes or modifications

We are not anticipating any changes to this activity.

Activity Metrics

While no HUD Standard metrics would apply to this activity, Home Forward will track the number of households who

retain housing assistance because of this activity.

Cost Implications

Home Forward anticipates cost savings of $21,425 as a result of implementing this activity.
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25 Preservation and Expansion of Affordable Housing

Approved FY2023, Implemented FY2024

This activity authorizes Home Forward to use MTW
funding to preserve and expand affordable housing units
in any manner that Home Forward judges most
effective.— Alternatives include direct grants, hard or soft
loans, loan guarantees, property purchases, purchases
of investor interests and others. This activity authorizes
Home Forward to provide critical flexible assistance to
affordable housing units serving households with
incomes not exceeding 80% of the Area Median
Income, which Home Forward is not subsidizing under
the PBV or public housing program.

Changes or modifications
We are not anticipating any changes to this activity.

Activity Metrics
Metric Baseline

MTW authorization:
Attachment D - Use of MTW Funds

Attachment D, Section (B)(3) -— Local Unit-Based
Subsidy Program

Statutory objective:

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

Increase housing choices for low-income families

Benchmark Final Projected Outcome

Additional Units of Housing Made Available (Standard Metric: HC#1)

Number of new housing Before implementation, 0
units made available for units made available
households at or below

80% AMI

FY2024FY2025: 84 units 84 units

Units of Housing Preserved (Standard Metric: HC#2)

Number of housing units
preserved for households
at or below 80% AMI

Before implementation, 0
units preserved

FEY2024FY2025: 0 units 0 units

Cost Implications

Home Forward does not anticipate any cost implications as a result of this activity.
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26 Initial HQS Inspection and HAP Contract Execution

Approved FY2023, Implemented FY2023

MTW authorization:
This activity authorizes Home Forward to use flexibilities .
granted by HUD during the COVID-19 pandemic to Attachment C, Section (D)(1)(a) - HCV Program
. . . . . Operational Policies and procedures
support households in leasing up with their voucher in
perpetuity.— Specifically, Home Forward: Attachment C, Section (D)(5) - Ability to Certify Housing

Quality Standards
e Executes the Housing Assistance Payment (HAP)

contract within 120 days of the start of the lease Statutory objective:
term. HUD initially granted PHAs the authority to do

this in waiver HCV-4, Notice PIH 2021-14(HA); Reduce cost and achieve greater cost effectiveness in

Federal expenditures

» Executes the Housing Assistance Payment (HAP) Increase housing choices for low-income families
contract despite minor discrepancies between the
lease and the HAP contract; and

e Makes Housing Assistance Payments (HAP) to the owner before the Housing Quality (HQS) Inspection is
complete, as needed. Home Forward requires the owner’s self-certification that— “the owner has no reasonable
basis to have knowledge that life threatening conditions exist in the unit or units in question instead of conducting
an initial inspection.” For any unit for which Home Forward accepted an owner’s self-certification, Home Forward
completes the initial inspection as soon as is reasonably possible, but no later than 60 days of the owner’s self-
certification. While the HQS inspection is pending, a tenant may request an expedited inspection as a
Reasonable Accommodation request or if the tenant makes a report of a life-threatening condition. If, upon
inspection, a unit is found to not meet the HQS standards, Home Forward follows the process to enforce an
owner’s obligation to comply with HQS standards outlined in Home Forward’s Administrative Plan including owner
notification, reinspection, HAP abatement, and, in limited cases, termination of the HAPC. HUD initially granted
PHAs the authority to do this in waiver HQS-1, Notice PIH 2021-14(HA).:

This activity furthers the_objective of increaseing housing choice for low income families ebjective-by giving
households more flexibility to access stable housing_sooner or to stay assisted in current housing-seener.

Changes or modifications
We are not anticipating any changes to this activity.

Activity Metrics
Metric Baseline ‘ Benchmark Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task Prior to implementation: FY2024FY2025: $2,960 Less than $3,000
$0

Staff time savings (Standard Metric: CE#2)

Total time to complete the | Prior to implementation: 0 | F¥2024FY2025: 285 Less than 300 hours
task hours hours

Cost Implications

Home Forward anticipates cost savings of $3,000 as a result of implementing this activity.
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27 Income Verification at Admission to Housing Choice Voucher Program

Approved FY2023, Implemented FY2023
MTW authorization:

This activity allows Home Forward to accept self-
certifications and allows for the delay of receipt of
documentation and/or third party verification past the
regulatory 60-day required time from all applicants to the | Statutory objective:
HCV program.— HUD provided a similar waiver with
respect to the Emergency Voucher Program in Notice Reduce cost anq achieve greater cost effectiveness in
PIH 2021-15, Section 9.h. (pp. 32-33); Home Forward Federal expenditures

will consider that waiver language as general advisory
guidance in connection with this activity.

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

Increase housing choices for low-income families

The program regulations under § 982.201(e) require that the PHA must receive information verifying that an applicant
is eligible within the 60-day period before the PHA issues a voucher to the applicant. For verification purposes, Notice
PIH 2018-18 states that third-party generated documents be dated within 60 days of the PHA’s request.

For homeless families and other vulnerable HCV applicant families, documentation may not be readily on-hand and
may be difficult to obtain quickly.— Accepting self-certifications and allowing for the delay of receipt of documentation
and/or third-party verification allows the family to obtain necessary documentation without unduly delaying the family’s
housing assistance.— This activity enables Home Forward to move more rapidly through intake and voucher issuance,
allowing vulnerable families to lease up and increase their housing stability as they are collecting necessary
documentation.

With self-certification, applicants—_submit an affidavit attesting to reported income, assets, expenses and known
pending income that would affect an income eligibility determination. Self-certification serves as the highest form of
income verification at admission and no additional third-party document is needed. Subsequent to admission, when
Income Validation Tool reports are available through EIV, Home Forward compares the reports to the participant’s
self-certification. Any inconsistencies or discrepancies are addressed in accordance with Home Forward’s
Administrative Plan, which may entail entering into a repayment plan or termination, if found ineligible.

Additionally, applicants may provide third-party documentation that represents the applicant’s income within the 60-
day period prior to admission or voucher issuance but is not dated within 60 days of the PHA’s request.

Activity Metrics

Metric Baseline ‘ Benchmark Final Projected Outcome
Agency cost savings (Standard Metric: CE#1)

Total cost of task Pnor to implementation: FY2024FY2025: $3,358 Less than $3,500

Staff time savings (Standard Metric: CE#2)

Total time to complete the | Prior to implementation: 0 | FY2024FY2025: 122 Less than 130 hours
task hours hours

Cost Implications

Home Forward anticipates cost savings of $3,358 as a result of implementing this activity.
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28 MTW Alternative Rent Reasonableness Standard for Housing Choice Vouchers (HCV) Used at Low-

Income Housing Tax Credit (LIHTC)-Assisted Units

Approved FY2024, Implemented FY2024

This activity wedld-allows Home Forward to use an alternative

rent reasonableness standard at certain LIHTC units, in order
to avoid additional rent burdens to HCV participants that

MTW authorization:

Attachment C. Section D(2)(c) — Rent Policies

undermine affordability and housing stability. Current law and
regulations require that HCV contract rents in LIHTC units

and Term Limits

Statutory objective:

where the contract rent is greater than the rents charged for

non-voucher families meet a two-part rent comparability study;

Increase housing choices for low-income families

the first being rent reasonableness compared to comparable

|

.

units in the private market and the second being the payment standard. Home Forward would change the second prong

of the rent comparability study to subtract any utility allowance from the payment standard—therefore, rents would not

be considered reasonable if they exceed the greater of either 1) rents for comparable units in the private market, or 2)

the-greaterofrents paid for non-HCV LIHTC units in the project or the payment standard minus any utility allowance.

This activity does not apply to PBV.

Agency Metrics: This activity increases housing choice, by increasing the affordability of the affected HCV units.

Home Forward expects the net housing choice impact to be positive.

Number of new housing

FY2024: 3,850 units

FY2025: 4,000 units At least 4,000 units

units made available for
households at or below
80% AMI

Number of units
preserved for
households at or below
80% AMI that would
otherwise not be
available

Number of households

Before implementation,

FY2025: 100 units At least 100 units

0 units preserved

FY2024: 200

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

households

FY2025: 0 households | 0 households

Cost Implications:

~
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The result of this activity is anticipated to result in no cost implications to Home Forward and savings to participants in+ - - {Formatted: *BodyTxt-0"

reduced shelter burden.
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B. Not Yet Implemented Activities

All activities have been implemented. 24-Rent-Assistance-Termination-Reform

Approved-FY¥2023 . { Formatted: 5 Report Body Text
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12 Alternative Initial Housing Assistance Policy

Approved FY2015, Never Implemented

Home Forward determined that the administrative costs to manage this activity would offset the proposed savings.
Alternate Rent Calculation for Public Housing Units

Approved FY2011, Implemented FY2022, Closed Out FY2012

This activity was discontinued on April 1, 2012 when our current Rent Reform activity was implemented and the units
at those buildings shifted to the Rent Reform calculation.

Limits for Zero-Subsidy Participants

Approved FY2012, Implemented FY2020, Closed out FY2012

This activity was discontinued on April 1, 2012 with the implementation of Rent Reform.

Limiting Portability in Higher Cost Areas

Approved FY2013, Never Implemented

Home Forward determined that the administrative costs to manage this activity would offset the proposed savings.
04 Bud Clark Commons

Approved FY2010, Implemented FY2010, Closed Out FY2014

Home Forward has determined that operations at Bud Clark Commons do not utilize MTW flexibility.
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05 Biennial Insections

Approved FY2008, Implemented FY2008, Closed out FY2015

The FY2014 Appropriations Act allows all housing authorities to conduct inspections on a biennial basis.—_This activity
no longer requires MTW flexibility.
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Sourcesarcuses o Planned Application of MTW
Funds

i. Estimated Sources of MTW Funds
The MTW PHA shall provide the estimated sources and amount of MTW funding by Financial Data Schedule
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PLANNED USE OF MTW SINGLE FUND FLEXIBILITY

| Replacement Housing Factor Funds/Demolition or Disposition Transition Funding: Home Forward’s -

efforts to reposition its public housing portfolio can result in a formal disposition approval from HUD and

| then the sale of the asset.— In these instances, Replacement Housing Factor (RHF) or Demolition or
Disposition Transitional Funding (DDTF) funds are received by Home Forward as part of the Capital Fund

| Formula and used to create a new public housing unit.— Home Forward utilizes MTW authority to use these
RHF or DDTF funds within its single fund flexibility to create new public housing units in a mixed-finance

| project.—_In doing so, these funds provide a portion of the total development capital needed for a particular
project. Given the development cash flow needs of any particular mixed-finance project, Home Forward

| may also use these funds to repay construction financing.— This would be done without formally pledging
the future RHF or DDTF funds to the lender as collateral.

MTW Initiative Funds: Home Forward has created MTW Initiative Funds, comprised of Home Forward’s
MTW block grant funding. Funding for these programs is first provided by a combination of PHA and HUD-
held reserves prior to using any current year appropriations.—_This is a funding source to support initiatives
that will advance the goals and objectives of MTW and Home Forward’s i i

Planoperational needs.— Some of these initiatives are aspects of our MTW Activities, described earlier in
this Plan.
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Listed below are initiatives that only use single-fund flexibility:

Wealth Creatlon Wealth Creatlon |n|t|at|ves help youth and adults |mprove thelr quahty of life. Wealth

For adults, initiatives include an Employment and Training Interest Inventory; aligning existing self- B {Formatted: No bullets or numbering

sufficiency programs into a single program (GOALS) with site-based and non-site-based component;
facilitating the hiring of low-income (Section 3) residents and participants by Home Forward and
contractors; and integrating Action for Prosperity into Economic Opportunity work. Ultimately, the goals for
this initiative include increases in resident/participant earned income, increases in residents’/participants’
contribution to rent, and residents/participants reaching a living wage if they exit housing subsidy. For
youth, programming includes attaining education success and developing leadership skills.

B “{ Formatted

Aging at Home Strategies: Home Forward is developing and implementing initiatives to increase
independence and a sense of community at our properties that serve seniors and people with disabilities.
In addition, we plan to continue administering the Congregate Housing Services Program at five properties
and are evaluating expansion of this program and/or implementing certain aspects of this program at other
properties.

ethePHome FonNard contlnues to re-evaluate best practlces and approaches to offer relevant |nformat|on
and training for staff.— Training includes Fraumatrauma--linformed practice, a recognized model that
recognizes-acknowledges the impact trauma can have on people and commits to not repeating traumatic
experiences.— The goal is to provide staff with knowledge and tools suitable for their position to
recognizeing symptoms of trauma and applying trauma-a-informed awareness in engaging in the work and
to support this by creating Fraumatrauma--linformed policies and procedures that encourage healing and a
sense of safety.

Security Deposit Assistance: Home Forward uses single-fund flexibility to offer security deposit
assistance to t-participants leasing up with \eterans-Affairs-Suppertive-Heusing{VASH) vouchers.— For
homeless veterans, a lack of funds for security deposits is a serious barrier to successful use of VASH
vouchers.—— Home Forward’s funds are to be used only when the service agencies working with these
populations are not able to otherwise arrange for deposit assistance.

Tenant Education Class and Deposit Assistance:— During-FY¥2016,-Home Forward entered-partners inte
a-contract-with a community--based tenant advocacyte organization, the Community Alliance of Tenants
{EAT), to teach new and transferring HCV holders about their rights and responsibilities as tenants.— Upon
completing the class, voucher holders are given one--time access to $200 in deposit assistance for their
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housing search. This partnership grew out of concern that in the current-cempetitive- rental market, and
with the-recent-changes in Oregon landlord/tenant law, voucher holders needed more education about how
to be successful applicants and tenants.

Inter-jurisdictional Transfer Program for Survivors of Domestic Violence: In collaboration with other
| MTW-autherized agencies heusing-autherities-and the local domestic violence service system, Home

Forward has implemented an inter-jurisdictional transfer program to assist participants who are survivors of
| domestic violence.—_The program ensures continued access to stable and safe housing when it is deemed
necessary that the household move to another jurisdiction to avoid violence that is likely to become lethal
or near-lethal.— A local domestic violence service provider has assigned two full-time advocates to work on-
site with Home Forward participants and residents.— The advocates can recommend voucher participants
to this transfer program and provide advocacy and assistance with relocation to the new jurisdiction.
Clients are connected with a local domestic violence agency in the new jurisdiction for support after their
transfer - Home Forward aIIocates J)proprlate fundlnq for relocatlon costs and up-to-$2,000-per-household

" intends to absorb the

vouchers e#%e#wefawhe&referred by partnerlng MTW agen0|es

Expungement Partnership: Home Forward collaborates is-coliaborating-with Metropolitan Public
Defender-(MPDB), a non-profit legal-law firm, to provide legal services to assist Home Forward residents,
participants, and waitlist households with criminal record expungements along with consultation on any
outstanding obligations to the court system. By reducing a-barriers to housing and employment that is-are
associated with a criminal background, Home Forward wil-helpsupports residents gain-to have greater
housing choice eptiens-in our community and ability for increased opportunity forwerk-foeused-househelds
to obtain employment. Home Forward also plans to see a decrease in administrative costs related to

| screening denials as an outcome of this project. Home Forward is-usinguses MTW Initiative Funds to
support this program.

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

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

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

Landlord portal: —-Home Forward developed an online portal to allow landlords to schedule inspections
view payment information, and communicate with Home Forward. Home Forward is still building out the
ability to electronically process a Request for Tenancy Approval. It is our objective to streamline the
process and reduce the time reqmred to lease a home toa voucher holder. Heme—Eemterd—develeped—an—e—

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

Housing Navigators: Home Forward created a Housing Navigator program to support new Housing _ - [ Formatted: Font: Italic

applicants who are pulled from the Housing Choice Voucher waitlist. The Leasing team identifies and refers . { Formatted: Font color: Auto

applicants who have barriers such as zero income or low/fixed income. Navigators provide unit search
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assistance and can offer financial support to cover application fees or security deposits. Navigators assist

with voucher paperwork during the housing search process and maintain connections to resources such as
expungement clinics. The Navigators seek out and maintain landlord connections in the community with
varying rental criteria to assist in the housing search. They take opportunities to explain the HCV program

to new landlords, share vacancies with searching voucher holders, and assist voucher holders with appeals
if their rental application is denied.

| Formatted: Font color: Auto
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iv. Planned Application of PHA Unspent Operating Fund and HCV Funding

Original Funding Source Beginning of FY - Unspent Planned Application of PHA
Balances Unspent Funds during FY
HCV HAP* $19,616,708 $0
HCV Admin Fee $0 $0
PH Operating Subsidy $0 $0
TOTAL: | $19,616,708 $0

Description of Planned Expenditures of Unspent Operating Fund and HCV Funding

Home Forward is planning on utilizing all of it’s current year Admin Fee and Operating Subsidy Revenue.— The
reserves will be made up of solely HCV funds.— Home Forward will continue to use it's MTW authority to meet it's
financial and progammatic goals.

Home Forward anticipates not having to use any previously unspent balances unless there are unforeseen needs
or shortages of funding for the upcoming year. Home Forward could provide a revised schedule if that situation
were to occur.

* Unspent HAP funding should not include amounts recognized as Special Purpose Vouchers reserves.

A_ o _____________%__
*

* HUD'’s approval of the MTW Plan does not extend to a PHA’s planned usage of unspent funds amount entered as an agency’s
operating reserve. Such recording is to ensure agencies are actively monitoring unspent funding levels and usage(s) to ensure
successful outcomes as per the short- and long-term goals detailed in the Plan.

Formatted: Space Before: 0 pt, After: 0 pt

e ‘{ Formatted: Space Before: 0 pt, After: 0 pt

For HCV funding, the biannual cash management reconciliation for HUD-held reserves includes both HCV and SPV
reserves. MTW PHA(s)’ accounting records should include sufficient detail to report on the amount that are HCV
versus SPV reserves. Where possible, please identify the planned use, the estimated amount, to which funding
source the planned use(s) is attributable, as well as the projected timeline or timeline update.

Note: the information collected in this section is to fulfill MTW programmatic reporting requirements and does not
replace the MTW PHA'’s obligation to annually complete its audited financial statements through HUD’s Financial
Data Schedule.

i. Isthe MTW PHA allocating costs within statute? NO

ii. Isthe MTW PHA implementing a local asset management plan (LAMP)? YES

ii. Has the MTW PHA provide a LAMP in the appendix? YES

iv. If the MTW PHA has provided a LAMP in the appendix, please describe any proposed changes to the LAMP
in the Plan Year or state that the MTW PHA does not plan to make any changes in the Plan Year.

Home Forward does not plan to make any changes to its Local Asset Management Plan in F¥2021the Plan Year.
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Rental Assistance Demonstration (RAD) Participation
i. Description of RAD Participation

Home Forward uses our development expertise to advance innovative solutions that expand housing supply
and address community needs. To that end, we continue to prioritize transitioning public housing units to
project-based vouchers by deploying the tools available including the Rental Assistance Demonstration
(RAD), Faircloth to RAD, and Section 18 regulatory mechanisms.

A h nrovide-a-brief de ntion-o pnarticin

Amendments-should-alse-beprovided-
RENTAL ASSISTANCE DEMONSTRATION (RAD) PARTICIPATION
Additional detail about Home Forward’s RAD conversion can be found in Attachment R

Has the MTW PHA submitted a RAD Significant Amendment in the appendix? A RAD Significant Amendment
should only be included if it is a new or amended version that requires HUD approval. NO

RAD Significant Amendment submitted or describe any proposed changes from the prior RAD Significant \[Formatted: Normal, Indent: Left: 0.31"

Amendment? N/A
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Administrative

A. Board Resolution and Certifications of Compliance
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homeforward

RESOLUTION 23-10-01

RESOLUTION 23-10-01 AUTHORIZES HOME FORWARD STAFF TO SUBMIT THE 25™
YEAR ANNUAL MOVING TO WORK (MTW) PLAN TO THE DEPARTMENT OF HOUSING
AND URBAN DEVELOPMENT (HUD)

WHEREAS, the MTW Plan provides Home Forward with the authority to adopt new policies
and to flexibly use HUD funding to maximize the effectiveness of this important resource;
and

WHEREAS, the plan was posted for public comment on Home Forward’s website and social
media on July 28, 2023 and was publicly noticed in the Oregonian on July 28, 2023; and

WHEREAS, on August 22, 2023 the Director of Policy and Planning conducted a public
hearing on the draft MTW plan where no public comment was made; and

WHEREAS, HUD has requested that the Home Forward Board of Commissioners authorize
the execution of its Twenty fifth Year MTW Annual Plan.

NOW, THEREFORE, BE IT RESOLVED, by the Board of Commissioners of Home Forward
that the Chair of the Board of Commissioners is authorized to enter into and execute the
Twenty fifth Year Annual MTW Plan with the Department of Housing and Urban
Development.

ADOPTED: OCTOBER 4, 2023

Attest: Home Forward:
Kandy L. Sage, Chief Financial Officer Damien R. Hall, Chair
Home Forward 81
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CERTIFICATIONS OF COMPLIANCE

U.5. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT
OFFICE OF PUBLIC AND INDIAN HOUSING

Certifications of Compliance with Regulations:
Board Resolution to Accompany the Annual Moving to Work Plan

(1)

12)

i3

(4)

Acting on behalf of the Board of Commissionars of the Moving to Work Public Housing Agency (MTW PHA) listed below, as its Chair or
other authorized MTW PHA official if there is no Board of Commiszioners, | approve the submission of the Annual Moving to Work Plan
for the MTW PHA Plan Year beginning (QL/01/2023), hereinafter referred to as "the Plan”, of which this document is a part and make the
following certifications and agreements with the Department of Housing and Urban Development (HUD] in connection with the
submission of the Plan and implementation thereof:

The MTW PHA published a notice that a hearing would be held, that the Plan and all information relevant to the public hearing was
available for public inspection for at least 30 days, that there were no less than 15 days between the public hearing and the
approval of the Plan by the Board of Commissioners, and that the MTW PHA conducted a public hearing to discuss the Plan and
invited public comment.

The MTW PHA took into consideration public and resident comments {including those of its Resident Advisory Board or Boards)
before approval of the Plan by the Board of Commissioners or Board of Directors in order to incorporate any public comments into
the Annual MTW Plan.

The MTW PHA certifies that the Board of Directors has reviewed and approved the budget for the Capital Fund Program grants
contained in the Capital Fund Program Annuzl Statement/Performance and Evaluation Report, form HUD-50075.1 (or successor
form as required by HUD).

The MTW PHA will carry out the Plan in conformity with Title VI of the Civil Rights Act of 1564, the Fair Housing Act, section 504 of
the Rehabilitation Act of 1973, and title || of the Americans with Disabilities Act of 1930

P T - il P PR . PR L - : L A
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(8)

o]

(&)

18)
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PP P
for the jurisdictien in which the PHA is located.

The Plan contains a certification by the appropriate state or local officials that the Plan is consistent with the applicable
Consolidated Plan.

The MTW PHA will affirmatively further fair housing by fulfilling the requirements set out in HUD regulations feund at Title 24 of
the Code of Federal Regulations, including regulations in place at the time of this certification, and any subsequently promulgated
regulations governing the obligation to affirmatively further fair housing. The MTW PHA is always responsible for understanding
and implementing the requirements of HUD regulations and policies, and has a continuing ebligation to affirmatively further fair
housing in compliance with the 1968 Fair Housing Act, the Housing and Community Development Act of 1574, The Cranston-
Gonzalez Mational Affordable Housing Act, and the Quality Housing and Work Responsibility Act of 1938, (42 U.5.C. 3608,
S304{b)(2), 5306(d){7}B), 12705(b){15], and 1437C-1(d){16]). The MTW PHA will affirmatively further fair housing by fulfilling the
requirements at 24 CFR 503.7(o) and 24 CFR 303.15, which means that it will take meaningful actions to further the goals identified
in its Analysis of Impediments to Fair Housing Choice(Al], Assessment of Fair Housing [AFH), and/or ather fair housing planning
documents conducted in accordance with the requirements of 24 CFR Part 5, that it will take no action that is materially
inconsistent with its obligation to affirmatively further fair housing, and that it will address fair housing issues and contributing
factors in its programs, in accordance with 24 CFR 303.7(o), and will address impediments to fair housing choice identified in its Al,
AFH, and/or other fair housing planning decumients associated with any applicable Consolidated or Annual Action Plan under 24
CFR Part 51

The MTW PHA will comply with the prohibitions against discrimination on the basis of age pursuant to the Age Discrimination Act
of 1975 and HUD's implementing regulations at 24 C.F.R. Part 146,

In accordance with 24 CFR 5.105(a (2}, HUD's Equal Access Rule, the MTW PHA will not make a determination of eligibility for
housing based on sexual orientation, gender identity, or marital status.

{10} The MTW PHA will comply with the Architectural Barriers Act of 1968 and 24 CFR Part 41, Policies 2nd Procedures for the

Enforcement of Standards and Requirements for Accessibility by the Physically Handicapped.

[11) The MTW PHA will comply with the requirements of section 3 of the Housing and Urban Development Act of 1368, Employment

Opportunities for Low-or Very-Low Income Persons, and with its implementing regulation at 24 CFR Part 75.

form HUD 50800: Certifications of Compliance (3/2021)
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OMB Approval Ho. 2577-0216 [exp. 3/31/2024)

(12} The MTW PHA will comply with requirements with regard to a drug free workplace required by 24 CFR Part 24, Subpart F.

(13} The MTW PHA will comply with requirements with regard to compliance with restrictions on lobbying required by 24 CFR Part 87,
together with disclosure forms if required by this Part, and with restrictions on payments to influence Federal Transactions, in
accordance with the Byrd Amendment and implementing regulations at 4% CFR Part 24.

(14) The MTW PHA will comply with acquisition and relocation requirements of the Uniform Relocation Assistance and Real Property
Acquisition Policies Act of 1970 and implementing regulations at 43 CFR Part 24 as applicable.

[15) The MTW PHA will take appropriate affirmative action to award contracts to minority and women's business enterprises under 24
CFR 5.105(a).

[1&6) The MTW PHA will provide HUD or the responsible entity any documentation needed to carmy out its review under the Mational
Environmental Policy Act and other related authorities in accordance with 24 CFR Part 58. Regardless of who acts as the
responsible entity, the MTW PHA will maintain documentation that verifies compliance with envirenmental requirements pursuant
to 24 Part 58 and 24 CFR Part 50 and will make this documentation available to HUD upon its request.

(17} With respect to public housing and applicable local, non-traditional development the MTW PHA will comply with Davis-Bacon or
HUD determined wage rate requirements under section 12 of the United 5tates Housing Act of 1937 and the Contract Work Hours
and Safety Standards Act.

(18) The MTW PHA will keep records in accordance with 24 CFR 85.20 and facilitate an effective audit to determine compliance with
program requirements.

(13} The MTW PHA will comply with the Lead-Based Paint Poisoning Prevention Act and 24 CFR Part 35.

(20} The MTW PHA will comply with the policies, guidelines, and requirements of 2 CFR Part 225 (Cost Principles for State, Local and
Indian Tribal Governments) and 2 CFR Part 200.

(21) The MTW PHA must fulfill its responsibilities to comply with and ensure enforcement of Housing Quality Standards, as defined in
24 CFR Part 982 or as approved by HUD, for any Housing Choice Voucher units under administration.

(22) The MTW PHA will undertake only activities and programs covered by the Plan in 3 manner consistent with its Plan and will utilize
covered grant funds only for activities that are approvable under the Moving to Work Agreement and Statement of Authorizations
and induded in its Plan.

(23) All attachments to the Plan have been and will continue to be available at all times and all locations that the Plan is available for
public inspection. All required supporting decuments have been made available for public inspection aleng with the Plan and
additional requirements at the primary business office of the PHA and at all other times and locations identified by the MTW PHA
in itz Plan and will continue to be made available at least at the primary business office of the MTW PHA.

Home Forward ORO002

MTW PHA NAME MTW PHA NUMBER/HA CODE

I/We, the undersigned, certify under penalty of perjury that the information provided above is true and correct.
WARNING: Anyone who knowingly submits o false cloim or makes o folse statement is subject to criminal and/or civil
penalties, including confinement for up to 5 years, fines, and civil and administrative penalties. (18 U.5.C. §§ 287, 1001,
1010, 1012; 31 LL5.C, §3729, 3802).

Damien R. Hall Board Chair

TITLE

October 4, 2023

SIGNATURE DATE

form HUD 50900: Certifications of Compliance (3/2021)
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B. Documentation of Public Process

PUBLIC HEARING

jHome Forward will hold a public
hearing on Tuesday, August 20 at
200 PM via a conference call/Zoom
meeting: Dial ln (877) 853-5257 or]
click; Meeting 8043 8665,
Passcode 342274 Tbe purpose of
this meeting Is to Inform and seek
input from the public. The draft plan
Is avallable for review online at
http://www.hometorward.org/ home

-forward/moving-to-work
jHome Forward will be accwtlng wﬂt-
ten comments regarding the
FY2025 MTW Plan from July 29, 2024
through August 29, 2024,  Please
submit written comments to Terren
Wing via emall at terren.wing®
hometorward.org.

&b

homeforward

PUBLIC HEARING
Home Forward will hold a public|
hearing on Tuesday, August 22 at
2:00 PM via a conference call/zoom
meeting: Dial In (888) 475-4499 or
click; Meeting ID 840 9848 8997,
Passcode 266200. The purpose off
this meeting is to inform and seek|
input from the public. Home For-
ward is proposing two new activi-
ties in the FY2024 annual plan as|
outlined in the “Draft FY2024 MTW
Annual Plan.” The draft plan is avall-
able for review online at
http://www.homeforward.org/home
-forward/moving-to-work

Home Forward will be accepting writ-|

teTrCommTeTTts —regardiny e PTo
posed Annual Plan from July 28
2023 through August 27, 2023
Please submit written comments to
Christina Dirks via email at christina
Jdirks@homeforward.org.

&3

homeforward

Number of Attendees: 0

Public Comments

Home Forward did not receive public comment.

C. Planned and Ongoing Evaluations

Fiscal Year 20254

Home Forward is not participating in any third-party evaluations at this time.
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Fiscal Year 20254

D. Lobbying Disclosures

To be updated upon Board of Commissioners approval.

Certification of Payments

OMB Approval No. 2577-0157 (Exp. 01/31/2017)
U.5. Department of Housing
and Urban Development

to Influence Federal Transactions Office of Public and Indian Housing

Appicant Name:

Home Forward

ProgramiAziiviy Recehing Fegeral Grant Funding
Moving To Wark

The undersigned certifies, to the best of his or her knowledge and belief that:

{1} Mo Federal sppropriated funds hawve been paid or will be
paid, by or on behalf of the undersizmed. to amy person for
influencing or aftempting to influence an officer or employee of
an agency, 3 Member of Congress, an officer or employee of
Congress, or an employee of a Member of Congress in connec-
tion with the awarding of any Federal conmact, the making of any
Federal grant, the making of any Federal lean, the entering into
of any cooperative agresment, and the extension, contnuston,
renewal, amendment, or modification of any Federal comtract,
grant, lean, or cooperstive agreement

(I) If aoy funds other than Federal sppropriated funds have
been paid or will be paid to amy person for influencing or
anemptng o induence an officer or employes of an agency, &
Member of Congress, an officer or employes of Congress, or an
employee of a Member of Congress in comnection with this
Federal comiract, gramt, loan, or cooperative agreement.
desimmad—shall Leteand it Ciand

(3) The undersigned shall require that the languaze of this
certification be inchnded in the award documents for zll subawards
at all tiers (including subcontracts, subgrants, and confracts
under zrants, loans, and cooperative agresments) and that all
sub recipients shall certify and discloze accordingly.

This certification is a material representsdon of fact upon which
reliance was placed when thic tramsaction was made or entsred
into. Submission of this certification is a prerequizite for making
or entering info this trensaction imposed by Section 1352, Title
31, U5, Code Any person who fails to Sle the required
cerification shall be subject to a civil penalty of not less than
$10,000 and not more than $100,000 for each such faihare.

-k, IIL
Disclosure Form to Feport Lobbying, in accordsnce with its

I hereby ceriify that all the information stated herein, as well &s any information provided in the accompaniment herewith, is e and accurate.
Warning: HUD will prosecute false ¢laims and sialements. Conviction may result In cimina andfor civil penalties. (18 WES.C. 1001, 1010,

1012 31 U.5.C. 3728, 3802)

Name of Authorized Gickal

Ivory M. Mathews

Executive Director

Signature

“ 'L-\z‘..w;g-'-: -11..*1 Rt tnes

Dot (MmAdayyyy)
10V04/2023

Previows 2dion s obsoiele

form HUD 50071
naf. Handbooks T

75.13,7485.1, A 74853

“n { Formatted: 5 Report Body Text
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Home Forward Asset Management Program

The First Amendment to the Amended and Restated Moving to Work (MTW) Agreement allows Home Forward to
develop a local asset management program for its Public Housing Program. The following describes Home Forward’s
asset management program and identifies where differences exist from HUD’s asset management guidance.

Home Forward operates a property/project-based management, budgeting, accounting, and reporting system. Our
project-based management systems include:

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

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

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

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

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

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

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

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

Home Forward’s Cost Objectives

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

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

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

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

e Development

Home Forward 86
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Home Forward’s Treatment of Certain Costs

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

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

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

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

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

Resident Services: A large share of tenant/resident services are funded from grants and foundations and these funds
augment local funds to provide supportive services and self-sufficiency services to residents. In order to optimize
available services, any costs not eligible for state and local grants will be funded by Home Forward’s public housing
properties and HCV program.

Rent: Home Forward charges rent to each cost objective based on the space they occupy in our central office
building. Rent is based on estimated costs and adjusted for actual costs at year-end.

Home Forward’s Treatment of Public Housing Operating Subsidy

Home Forward’s flexibility to use MTW funding resources to support its low-income housing programs is central to our
Asset Management Program. Home Forward will exercise our contractual authority to move our MTW funds and
project cash flow among projects and programs as the Authority deems necessary to further our mission and
preserve our low income housing assets and local programs.
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Home Forward’s Indirect Cost Allocations

Costs that can specifically and efficiently be identified to a cost objective are counted as direct costs to that objective.
Costs that cannot be readily or efficiently identified as specifically benefiting a cost objective will be considered
indirect and allocated. The Home Forward Allocation Process — Process Flow Diagram shown at the end of this policy
is a graphic representation of Home Forward’s allocation methodology. Home Forward has determined that some
costs, defined as “direct costs” by HUD for asset management, require effort disproportionate to the results achieved
and have included those costs as part of the indirect cost pool allocated to cost objectives as overhead.

Home Forward Indirect Costs

OMB Circular A-87 defines indirect costs as those (a) incurred for a common or joint purpose benefiting more than
one cost objective, and (b) not readily assignable to the cost objectives specifically benefitted, without effort
disproportionate to the results achieved. Home Forward’s indirect costs include, but are not limited to:

e Executive

e Policy & Planning

e Accounting & Finance

e Purchasing

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

e Information Technology: costs not specifically identified and charged as a direct expense to a cost objective
-Differences — HUD Asset Management vs. Home Forward Local Asset Management Program
Home Forward is required to describe in the MTW Annual Plan differences between our asset management program

and HUD’s asset management program as described in HUD’s Financial Management Guidebook. Below are several
key differences:

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

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

These differences include, but are not limited to:
o HUD Indirect/Home Forward Direct:

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

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

= Development and oversight of office furniture, equipment and vehicle replacement plans will be
considered a direct cost of the program.
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= Advertising (notification) costs specific to HCV, including applicants and landlords, will be
considered a direct expense.

o HUD Direct/Home Forward Indirect:
= Advertising for new hires will be considered indirect and allocated to the program and properties.

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

o Other:

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

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

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

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

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

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

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

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

Balance Sheet Accounts

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

e Cash
e Restricted Cash
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Petty Cash

Investments

Selected Prepaid Expenses and Deferred Charges
Selected Accrued Liabilities

Payroll Liabilities

Compensated Absences

Other Post-Employment Benefits (OPEB) Liability
Unfunded Pension Liabilities (GASB 68)

Unrestricted and Restricted Net Assets

Home Forward’s asset management program will maintain the above balance sheet accounts centrally. Maintaining
these accounts centrally has proven to be the most cost effective and least labor intensive method ensuring efficient
accounting operations and ultimately reducing costs charged to the programs. This deviates from HUD’s asset
management requirements as these accounts will not be reported at the AMP or program. Additionally, the
centralization of cash and investments is in keeping with the single fund precept of our MTW authority. For those
balance sheet accounts that are originated from expense entries, the related expenses will continue to be reported as
an expense to the appropriate program, department and AMP-based income and expense statement through direct
charges or allocations.

The agency is continually reviewing our asset management practices and will likely revise our approach over the
coming years.
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Home Forward Allocation Process
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AppendixBces
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Section 1.6 — Special Provisions Affecting Conversions to Project-Based Vouchers from PIH Notice 2013-23

C_PBV Resident Ri | Particioati

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

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

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

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

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

Three Year Phase-in:

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

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

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

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

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

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

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

Year 5 AR and all subsequent recertifications — Full standard TTP

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

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

However, PHAs should note that there are certain FSS requirements (e.g. escrow calculation and escrow
forfeitures) that apply differently depending on whether the FSS participant is a participant under the HCV
program or a public housing resident, and PHAs must follow such requirements accordingly. All PHAs will be
required to administer the FSS program in accordance with FSS regulations at 24 CFR Part 984, the
participants’ contracts of participation, and the alternative requirements established in the “Waivers and
Alternative Requirements for the FSS Program” Federal Register notice, published on December 29, 2014, at
79 FR 78100.# Further, upon conversion to PBV, already escrowed funds for FSS participants shall be
transferred into the HCV escrow account and be considered TBRA funds, thus reverting to the HAP account if
forfeited by the FSS participant.

Current ROSS-SC grantees will be able to finish out their current ROSS-SC grants once their housing is
converted under RAD. However, once the property is converted, it will no longer be eligible to be counted
towards the unit count for future ROSS-SC grants, nor will its residents be eligible to be served by future
ROSS-SC grants, which, by statute, can only serve public housing residents.

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

3. Resident Procedural Rights. The following items must be incorporated into both the Section 8
Administrative Plan and the Project Owner’s lease, which includes the required tenancy addendum,
as appropriate. Evidence of such incorporation may be requested by HUD for purposes of monitoring
the program.

1. Termination Notification. HUD is incorporating additional termination notification requirements to
comply with section 6 of the Act for public housing projects that convert assistance under RAD. In
addition to the regulations at 24 CFR § 983.257 related to Project Owner termination of tenancy and
eviction (which MTW agencies may not alter) the termination procedure for RAD conversions to PBV
will require that PHAs provide adequate written notice of termination of the lease which shall not be
less than:

a. A reasonable period of time, but not to exceed 30 days:

i. If the health or safety of other tenants, PHA employees, or persons residing in the
immediate vicinity of the premises is threatened; or ii.—_ In the event of any drug-
related or violent criminal activity or any felony conviction;

b. 14 days in the case of nonpayment of rent; and

c. 30 days in any other case, except that if a State or local law provides for a shorter period of
time, such shorter period shall apply.

2. Grievance Process. Pursuant to requirements in the RAD Statute, HUD is establishing additional
procedural rights to comply with section 6 of the Act. For issues related to tenancy and termination of
assistance, PBV program rules require the Project Owner to provide an opportunity for an informal
hearing, as outlined in 24 CFR § 982.555. RAD will specify alternative requirements for 24 CFR §
982.555(b) in part, which outlines when informal hearings are not required, to require that:

a. In addition to reasons that require an opportunity for an informal hearing given in 24 CFR §
982.555(a)(1)(i)-(vi),>—_an opportunity for an informal hearing must be given to residents for
any dispute that a resident may have with respect to a Project Owner action in accordance
with the individual’s lease or the contract administrator in accordance with RAD PBV
requirements that adversely affect the resident’s rights, obligations, welfare, or status.

i. For any hearing required under 24 CFR § 982.555(a)(1)(i)-(vi), the contract
administrator will perform the hearing, as is the current standard in the program. The
hearing officer must be selected in accordance with 24 CFR § 982.555(e)(4)(i).

ii. For any additional hearings required under RAD, the Project Owner will perform the
hearing.

b. There is no right to an informal hearing for class grievances or to disputes between residents
not involving the Project Owner or contract administrator.

5§ 982.555(a) (1) (IV) is not relevant to RAD as the tenant-based certificate has been repealed.

Home Forward 94

Home Forward Board of Commissioners
September 2024

115



Home Forward MTW Plan Fiscal Year 20254

c. The Project Owner gives residents notice of their ability to request an informal hearing as
outlined in 24 CFR § 982.555(c)(1) for informal hearings that will address circumstances that
fall outside of the scope of 24 CFR § 982.555(a)(1)(i)-(vi).

d. The Project Owner provides opportunity for an informal hearing before an eviction.

Current PBV program rules require that hearing procedures must be outlined in the PHA’s
Section 8 Administrative Plan.

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

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

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

6. When Total Tenant Payment Exceeds Gross Rent.—_Under normal PBV rules, the PHA may only
select an occupied unit to be included under the PBV HAP contract if the unit's occupants are eligible
for housing assistance payments (24 CFR §983.53(d)). Also, a PHA must remove a unit from the
contract when no assistance has been paid for 180 days because the family’s TTP has risen to a
level that is equal to or greater than the contract rent, plus any utility allowance, for the unit (i.e., the
Gross Rent)) (24 CFR §983.258). Since the rent limitation under this Section of the Notice may often
result in a family’s TTP equaling or exceeding the gross rent for the unit, for current residents (i.e.
residents living in the public housing property prior to conversion), HUD is waiving both of these
provisions and requiring that the unit for such families be placed on and/or remain under the HAP
contract when TTP equals or exceeds than the Gross Rent. Further, HUD is establishing the
alternative requirement that the rent to owner for the unit equal the family’s TTP until such time that
the family is eligible for a housing assistance payment. HUD is waiving as necessary to implement
this alternative provision, the provisions of Section 8(0)(13)(H) of the Act and the implementing
regulations at 24 CFR 983.301 as modified by Section 1.6.B.5 of this Notice.® In such cases, the
resident is considered a participant under the program and all of the family obligations and
protections under RAD and PBV apply to the resident. Likewise, all requirements with respect to the
unit, such as compliance with the HQS requirements, apply as long as the unit is under HAP contract.
Assistance may subsequently be reinstated if the tenant becomes eligible for assistance. The PHA is
required to process these individuals through the Form- 50058 submodule in PIC.
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Following conversion, 24 CFR §983.53(d) applies, and any new families referred to the RAD PBYV project
must be initially eligible for a HAP payment at admission to the program, which means their TTP may not
exceed the gross rent for the unit at that time. Further, a PHA must remove a unit from the contract when no
assistance has been paid for 180 days. If units are removed from the HAP contract because a new
admission’s TTP comes to equal or exceed the gross rent for the unit and if the project is fully assisted, HUD
is imposing an alternative requirement that the PHA must reinstate the unit after the family has vacated the
property; and, if the project is partially assisted, the PHA may substitute a different unit for the unit on the
HAP contract in accordance with 24 CFR §983.207 or, where “floating” units have been permitted, Section
1.6.B.10 of this Notice.

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

D-PBV: Other Miscellaneous Provisions

1.

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

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

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

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

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

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

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

A PHA must maintain any site-based waiting list in accordance with all applicable civil rights and fair housing
laws and regulations unless the project is covered by a remedial order or agreement that specifies the type of
waiting list and other waiting list policies.

To implement this provision, HUD is specifying alternative requirements for 24 CFR § 983.251(c)(2).
However, after the initial waiting list has been established, the PHA shall administer its waiting list for the
converted project in accordance with 24 CFR § 983.251(c).

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

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

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

8. Administrative Fees for Public Housing Conversions during Transition Period. For the remainder of the
Calendar Year in which the HAP Contract is effective (i.e. “transition period”), RAD PBV projects will be
funded with public housing funds. For example, if the project’s assistance converts effective July 1, 2015, the
public housing Annual Contributions Contract (ACC) between the PHA and HUD will be amended to reflect
the number of units under HAP contract, but will be for zero dollars, and the RAD PBV contract will be funded
with public housing money for July through December 2015. Since TBRA is not the source of funds, PHAs
should not report leasing and expenses into VMS during this period, and PHAs will not receive section 8
administrative fee funding for converted units during this time.

For fiscal years 2014 and 2015, PHAs operating HCV program received administrative fees for units under a
HAP contract, consistent with recent appropriation act references to "section 8(q) of the [United States
Housing Act of 1937] and related appropriations act provisions in effect immediately before the Quality
Housing and Responsibility Act of 1998" and 24 CFR § 982.152(b). During the transition period mentioned in
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10.

the preceding paragraph, these provisions are waived, and PHAs will not receive section 8 ongoing
administrative fees for PBV RAD units.

After this transition period, the section 8 ACC will be amended to include section 8 funding that corresponds
to the units covered by the section 8 ACC. At that time, the regular section 8 administrative fee funding
provisions will apply.

Choice-Mobility. One of the key features of the PBV program is the mobility component, which provides that
if the family has elected to terminate the assisted lease at any time after the first year of occupancy in
accordance with program requirements, the PHA must offer the family the opportunity for continued tenant
based rental assistance, in the form of either assistance under the voucher program or other comparable
tenant-based rental assistance.

If as a result of participation in RAD a significant percentage of the PHA’'s HCV program becomes PBV
assistance, it is possible for most or all of a PHA’s turnover vouchers to be used to assist those RAD PBV
families who wish to exercise mobility. While HUD is committed to ensuring mobility remains a cornerstone of
RAD policy, HUD recognizes that it remains important for the PHA to still be able to use tenant based
vouchers to address the specific housing needs and priorities of the community. Therefore, HUD is
establishing an alternative requirement for PHAs where, as a result of RAD, the total number of PBV units
(including RAD PBYV units) under HAP contract administered by the PHA exceeds 20 percent of the PHA’s
authorized units under its HCV ACC with HUD.

The alternative mobility policy provides that an eligible voucher agency would not be required to provide more
than three-quarters of its turnover vouchers in any single year to the residents of Covered Projects. While a
voucher agency is not required to establish a voucher inventory turnover cap, if such a cap is implemented,
the voucher agency must create and maintain a waiting list in the order in which the requests from eligible
households were received. In order to adopt this provision, this alternative mobility policy must be included in
an eligible PHA’s administrative plan.

To effectuate this provision, HUD is providing an alternative requirement to Section 8(0)(13)(E) and 24 CFR
part 983.261(c). Please note that this alternative requirement does not apply to PBVs entered into outside of
the context of RAD. MTW agencies may not alter this requirement.

Reserve for Replacement. The Project Owner shall establish and maintain a replacement reserve in an
interest-bearing account to aid in funding extraordinary maintenance and repair and replacement of capital
items in accordance with applicable regulations. The reserve must be built up to and maintained at a level
determined by HUD to be sufficient to meet projected requirements. For FHA transactions, Replacement
Reserves shall be maintained in accordance with the FHA Regulatory Agreement. For all other transactions,
Replacement Reserves shall be maintained in a bank account covered under a General Depository
Agreement (HUD-51999) or similar instrument, as approved by HUD, where funds will be held by the PHA.
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Attachment1B:-

This Attachment contains two sections, describing:

1B.1 Summary of Resident Provisions
1B.2 Resident Participation and Funding

1B.1 Summary of Resident Provisions

The following is a summary of special provisions and alternative requirements related to tenants of public housing
projects converting under RAD:

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

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

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

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

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

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

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

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

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

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

For additional information, refer to Notice H2014-09; PIH 2014-17 for additional information on relocation
requirements under RAD.

1B.2 Resident and Participation Funding®

The following provisions contain the resident participation and funding requirements for public housing conversions to
PBRA and PBV, respectively.
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A. PBRA: Resident Participation and Funding

Residents of Covered Projects converting assistance to PBRA will have the right to establish and operate a resident
organization in accordance with 24 CFR Part 245 (Tenant Participation in Multifamily Housing Projects). In addition, a
Project Owner must provide $25 per occupied unit annually for resident participation, of which at least $15 per
occupied unit shall be provided to the legitimate tenant organization at the covered property. These funds must be
used for resident education, organizing around tenancy issues, and training activities.

In the absence of a legitimate resident organization at a Covered Project:

1. HUD encourages the Project Owner and residents to work together to determine the most appropriate
ways to foster a constructive working relationship, including supporting the formation of a legitimate
residents organization. Residents are encouraged to contact the Project Owner directly with questions or
concerns regarding issues related to their tenancy. Project Owners are also encouraged to actively
engage residents in the absence of a resident organization; and

2. Project Owners must make resident participation funds available to residents for organizing activities in
accordance with this Notice. Residents must make requests for these funds in writing to the Project
Owner. These requests will be subject to approval by the Project Owner.

B. PBV: Resident Participation and Funding

To support resident participation following conversion of assistance, residents of Covered Projects converting
assistance to the PBV program will have the right to establish and operate a resident organization for the purpose of
addressing issues related to their living environment, which includes the terms and conditions of their tenancy as well
as activities related to housing and community development.

1. Legitimate Resident Organization. A Project Owner must recognize legitimate resident organizations
and give reasonable consideration to concerns raised by legitimate resident organizations. A resident
organization is legitimate if it has been established by the residents of a Covered Project, meets regularly,
operates democratically, is representative of all residents in the project, and is completely independent of
the Project Owner, management, and their representatives.

In the absence of a legitimate resident organization at a Covered Project, HUD encourages the Project
Owner and residents to work together to determine the most appropriate ways to foster a constructive
working relationship, including supporting the formation of a legitimate residents organization. Residents
are encouraged to contact the Project Owner directly with questions or concerns regarding issues related
to their tenancy. Project Owner s are also encouraged to actively engage residents in the absence of a
resident organization; and

2. Protected Activities. Project Owners must allow residents and resident organizers to conduct the
following activities related to the establishment or operation of a resident organization:

Distributing leaflets in lobby areas;

a
b. Placing leaflets at or under residents' doors;

o

Distributing leaflets in common areas;

o

Initiating contact with residents;

e. Conducting door-to-door surveys of residents to ascertain interest in establishing a resident
organization and to offer information about resident organizations;

f. Posting information on bulletin boards;

g. Assisting resident to participate in resident organization activities;
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h. Convening regularly scheduled resident organization meetings in a space on site and accessible
to residents, in a manner that is fully independent of management representatives. In order to
preserve the independence of resident organizations, management representatives may not
attend such meetings unless invited by the resident organization to specific meetings to discuss a
specific issue or issues; and

i. Formulating responses to Project Owner's requests for:
ii. Rentincreases;
iii. Partial payment of claims;
iv. The conversion from project-based paid utilities to resident-paid utilities;
v. Areduction in resident utility allowances;

vi. Converting residential units to non-residential use, cooperative housing, or
condominiums;

vii. Major capital additions; and

viii. Prepayment of loans.

In addition to these activities, Project Owners must allow residents and resident organizers to conduct
other reasonable activities related to the establishment or operation of a resident organization.

Project Owner s shall not require residents and resident organizers to obtain prior permission before
engaging in the activities permitted in this section.

3. Meeting Space. Project Owners must reasonably make available the use of any community room or
other available space appropriate for meetings that is part of the multifamily housing project when
requested by:

a. Residents or a resident organization and used for activities related to the operation of the
resident organization; or

b. Residents seeking to establish a resident organization or collectively address issues related to
their living environment.

Resident and resident organization meetings must be accessible to persons with disabilities, unless this
is impractical for reasons beyond the organization's control. If the project has an accessible common area
or areas, it will not be impractical to make organizational meetings accessible to persons with disabilities.

Project Owners may charge a reasonable, customary and usual fee, approved by the Secretary as may
normally be imposed for the use of such facilities in accordance with procedures prescribed by the
Secretary, for the use of meeting space. A PHA may waive this fee.

4. Resident Organizers. A resident organizer is a resident or non-resident who assists residents in
establishing and operating a resident organization, and who is not an employee or representative of
current or prospective Project Owners, managers, or their agents.

Project Owners must allow resident organizers to assist residents in establishing and operating resident
organizations.

5. Canvassing. If a Covered Project has a consistently enforced, written policy against canvassing, then a
non-resident resident organizer must be accompanied by a resident while on the property of the project.

If a project has a written policy favoring canvassing, any non-resident resident organizer must be afforded
the same privileges and rights of access as other uninvited outside parties in the normal course of
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operations. If the project does not have a consistently enforced, written policy against canvassing, the
project shall be treated as if it has a policy favoring canvassing.

A resident has the right not to be re-canvassed against his or her wishes regarding participation in a
resident organization.

6. Funding. Project Owners must provide $25 per occupied unit annually for resident participation, of which
at least $15 per occupied unit shall be provided to the legitimate resident organization at the covered
property. These funds must be used for resident education, organizing around tenancy issues, and
training activities.

In the absence of a legitimate resident organization at a Covered Project:

a. HUD encourages the Project Owner s and residents to work together to determine the most
appropriate ways to foster a constructive working relationship, including supporting the formation
of a legitimate residents organization. Residents are encouraged to contact the Project Owner
directly with questions or concerns regarding issues related to their tenancy. Project Owner are
also encouraged to actively engage residents in the absence of a resident organization; and

b. Project Owner s must make resident participation funds available to residents for organizing
activities in accordance with this Notice. Residents must make requests for these funds in writing
to the Project Owner. These requests will be subject to approval by the Project Owner.
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Attachment R

A—Rental Assistance Demonstration

Home Forward began converting public housing to RAD in 2017. As of December 31, 2023, Home Forward had

successfully converted 1,148 public housing units to RAD.

Home Forward is converting to project-based vouchers under the guidelines of PIH Notice 2012-32, REV-1 and any
successor Notices.— Upon conversion to project-based vouchers, Home Forward will adopt the resident rights,
participation, waiting list and grievance procedures listed in Section 1.6 of PIH Notice 2012-32, REV-2; and Joint
Housing PIH Notice H-2014-09/PHI-2014-17.—_These resident rights, participation, waiting list and grievance
procedures are appended to this attachment.— Additionally, Home Forward certifies that it is currently compliant with
all fair housing and civil rights requirements.

RAD was designed by HUD to assist in addressing the capital needs of public housing by providing Housing
Authorities access to private sources of capital to repair and preserve its affordable housing assets.— Please be
aware that upon conversion, Home Forward’s Capital Fund Budget will be reduced by the pro rata share of Public
Housing Developments converted as part of the Demonstration, and that Home Forward may also borrow funds to
address their capital needs. Project-based voucher subsidy is sized to replace the reduction in Capital Funds and

operatlng sub5|dy lost from the RAD conversions.— Heme—Emwar&ewenﬂy—ha&deb%unéeHhe@apﬁa#Fuﬂd

ad@heaqalﬁzeduenen&eﬂea%ﬁuﬂd%Regardless of any fundmg changes that may occur as a result of conversion

under RAD, Home Forward certifies that it will maintain its continued service level.

Under HUD Notice PIH-2012-32, REV-2, Home Forward’s RAD conversion is detailed below as part of its Annual
Moving to Work Plan.

The following are the remaining public housing properties that Home Forward anticipates converting via RAD by the
end of F¥2024FY2025.

Development
#1

Development Name Dekum Court (Receiving Property for Transfer
of RAD Assistance)

PIC Development ID# OR002000111
Conversion Type See “Other Information” Below

Total Current Units  No RAD Units Total Post-RAD Units 27 RAD units
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Pre-RAD Unit Type Not Applicable (it's the receiving site) Post-RAD Unit Type  Family

Capital Fund Allocation $0

Transfer of Assistance Yes (as a receiving site)

Pre-Conversion 16 2BR and 11 3BR at sending sites Post-Conversion Bedroom
Bedroom Type:—_ 16 2BR and 11
Type 3BR at receiving site

De Minimus Reduction None

----- Will occur from transferring

Transfer of Waiting List

properties upon lease up in 2025.
Other Information Dekum Court has-a-received a Section 18 Demolition / Disposition Approval.
Pursuant to this approval, Home Forward wiltis in the process of demolishing
the project’s existing 40 public housing units and replace them with 187 new
affordable housing apartments. Ground-breaking occurred in April 2022.-

Dekum Court’s redevelopment will-is occurring in two phases.

In Phase 1:
e Home Forward wilt-builté 478 new units on a portion of the site.

e Forty of these 478 apartments will-have project-based Housing
Choice Vouchers.

e These 478 apartments will-replaced, on a one-for-one basis, all forty
of the existing-Dekum Court’s previous two and three-bedroom
apartments-currently-comprising-Dekum-Court.

e Home Forward will-moved all current Dekum residents from their
their-previous eurrent-homes to their newly-built apartments.

In Phase 2:
e Home Forward wil-demolished Dekum’s 40 existing apartments-ence

e Home Forward will build 439-140 new affordable apartments.

e 27 of these 139-140 new apartments will have RAD PBVs due to the
transfer of assistance from the following public housing properties
utilizing RAD Transfer of Assistance: Cora Park, Chateau Apartments
and Scattered East A.

e Those 27 RAD PBYV units will replace, on a one-for-one basis, the 16
two-bedroom and 11 three-three-bedroom apartments at the three
transferring properties.

. Phase 1 is complete, fully occupied and has converted to its “ =~ Formatted: No bullets or numbering
permanent financing. Phase 2 is slated for completion in July 2025.

Development

#2

Development Name Peaceful Villa
PIC Development ID # OR002000108

Conversion Type Project-Based Vouchers

Total Current Units 7069 Total Post-RAD
Units: 16669
Home Forward 104
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Pre-RAD Unit Type
Capital Fund Allocation
Transfer of Assistance
Pre-Conversion

Bedroom
Type

De Minimus Reduction

Transfer of Waiting List

Other Information

Family Post-RAD Unit Type Family
$0
N/A
8 studios Post-Conversion Bedroom Replacement Housing
543 1BRs Type 8 studios
8 2BRs 5354 1BRs
8 2BRs
New Homes via
Faircloth to RAD
4 studios
9 1BRs
45 2BRs
34 3BRs
4 4BRs
None

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

CHAP received April 2018.

Peaceful Villa is a 7069 unit public housing property that has a CHAP and will
be converting to RAD. It is approximately 80 years old and sits on four acres
in a high opportunity neighborhood close to frequent service transit, affordable
groceries and parks.— The property has been significantly upzoned and can
accommodate far more than 7069 affordable homes for households with low -
incomes.

Due to Peaceful Villa’s age and condition, and the opportunity to add a
significant number of new affordable homes to the site, Home Forward plans
to demolish and redevelop Peaceful Villa. Site planning and design began in
2022 and Home Forward successfully competed for approximately $19 million
of state funding for the site’s redevelopment in 2023. Construction is
scheduled to begin in the 3 quarter of 2024..

The redeveloped Peaceful Villa will (a) contain total of 166 affordable homes,
which more the doubles the density on the site (b) replace the 7069 current
public housing units with 7069 RAD PBV units of identical bedroom sizes (8
studios, 5453 one-bedrooms, 8 two-bedrooms.)— (c) use Faircloth to RAD to
provide rental assistance for all the additional, new homes added to the site.

The site complies with the site selection requirements set forth at [[24 CFR §
983.57 | Appendix Ill of PIH-Notice H2019-09/PIH 2019-23 (HA)]]. The site is
suitable from the standpoint of facilitating and furthering full compliance with
the applicable provisions of Title VI of the Civil Rights Act of 1964, Title VIII of
the Civil Rights Act of 1968, Executive Order 11063, and HUD regulations
issued pursuant thereto. In conducting its review of site selection for the
proposed project, the PHA completed a review with respect to accessibility for
persons with disabilities and the proposed site is consistent with disabilities
and the proposed site is consistent with applicable accessibility standards
under the Fair Housing Act, Section 504, and the ADA.
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Development Name
PIC Development ID #

Conversion Type

Total Current Units

Pre-RAD Unit Type
Capital Fund Allocation
Transfer of Assistance

Pre-Conversion
Bedroom

Type

De Minimus Reduction

Transfer of Waiting List

Other Information

Killingsworth-Housing(42"-and
Killingswerth)Civic Drive

Not applicable; no public housing currently on-

site

Faircloth to RAD

Total Post-RAD Units: 59-

7228
Post-RAD Unit Type

Not applicable

Not applicable

$0

N/A

Not applicable Post-Conversion Bedroom
Type

12 studios

e

e

4-3BRsExact unit mix still

being determined. Current

plans are predominantly
three--bedroom apartments

e ‘{Formatted: Indent: Left: 0"

None

Not applicable.

Home Forward will build 84-59-72 affordable
rental homes on a site

i awarded through a
competitive Request for Proposals process. The
site, which is adjacent to a light rail stop, will also
house-_early learning spaces operated by the
Immigrant and Refugee Community

OrganizationPGC’'s-rew-Opportunity-Center—a

build-and

feet of earhsl snag tad by
¥ 9o Y

Home Forward plans to break ground on this
property in October2023Winter 20256.

Changes in policies that govern eligibility, admission, selection, and occupancy of units at the project after
conversion, including any waiting list preferences that will be adopted for the converted project:

Home Forward’s Board of Commissioners approved changes to the Section 8 Administrative Plan to accommodate
the RAD transition on April 19, 2016. The changes include adopting guidelines for choice mobility.— Home Forward is
continuing to review RAD requirements and may submit additional changes to the Section 8 Administrative Plan and
the Admissions and Continued Occupancy Policy for public housing.— All policy changes adhere to RAD requirements
listed below under Appendix A, that informs resident rights, participation, waiting list and grievance procedures.
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Compliance agreements: Home Forward is currently compliant with all fair housing and civil rights requirements and
is not under a Voluntary Compliance Agreement.

Site selection: This-All conversions cemplies-comply with all applicable site selection and neighborhood reviews
standards.— All appropriate procedures have been followed.

Substantial Deviation Definition: As part of RAD, Home Forward is redefining the definition of a substantial
deviation from the PHA Plan to exclude the following RAD specific items:

1. The decision to convert to either Project Based Rental Assistance or Project Based Voucher Assistance;

2. Changes to the Capital Fund Budget produced as a result of each approved RAD conversion, regardless
of whether the proposed conversion will include use of additional Capital Funds;

3. Changes to the construction and rehabilitation plan for each approved RAD conversion; and
4. Changes to the financing structure for each approved RAD conversion.

Information regarding use of MTW Fungibility as defined in PIH Notice 2012-32, REV-2: Impact on Capital
Fund:

1. Estimate the amount of the current Capital Fund grant that is associated with the proposed
projects and the impact on the PHA'’s current Five-Year PHA Plan and Five-Year Capital Action
Plan: Home Forward is currently providing substantial capital rehab work to three of our affordable
housing properties which include Schiller Way, Gretchen Kafoury, and Sequoia Square. Capital funds in
the amount of approximately $3.9 million will be used along with grant funds from the state of Oregon to
complete with capital maintenance work. Approximately $3.6 million in capital funds will be used for

construchon costs dunnq constructlon at Peaceful V|IIa and Troutdale Housing. Mewrenumpaet

2. If the RAD conversion will impact an existing CFFP or EPC, or if it proposes to utilize RHF funds
to facilitate conversion, the PHA should also |nd|cate the estlmated |mpact of those act|V|t|es Not

lelcable -

Special Provisions Affecting MTW Agencies: MTW agencies will be able to apply activities impacting the PBV
program that are approved in its MTW Plan to those properties as long as they do not conflict with RAD requirements.
RAD requirements include statutory requirements or specifically identified special provisions affecting conversions to
PBVs, or other conditions and requirements, as detailed in PIH Notice 2012-32 REV-1, including, but not limited to,
RAD contract forms or Riders.— With respect to any existing PBV regulations that are waived or modified below in
Appendix B, except where explicitly noted below in Appendix B, MTW agencies may modify these or other
requirements to the PBV program if the activity is approved in its MTW Plan.— All other RAD Requirements listed
below in Appendix A or elsewhere in PIH Notice 2012-32 REV-1 shall apply to MTW agencies.
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INtroduction

Moving to Work (MTW) is a U.S. Department of Housing and Urban Development (HUD) demonstration program that
offers public housing authorities (PHASs), 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 (HCV) 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:

1. Reduce cost and achieve greater cost effectiveness in Federal expenditures;

2. 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

3. Increase housing choices for low-income families.

Home Forward has been designated an MTW agency since 1998. The Consolidated Appropriations Act of 2024
included a ten-year extension of MTW from 2028 until 2038. This allows Home Forward to continue to utilize MTW
flexibility to support our mission of assuring that the people of our community are sheltered.

The following Fiscal Year 2025 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 partners 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 which the Portland City Council has recognized as a State of
Housing Emergency since 2016 and has extended through March 2025.

Home Forward’s strategic plan reaffirms our commitment to equity, diversity, inclusion, and systemic change. The
development of the strategic plan included input from staff, the Board of Commissioners, our Resident Advisory
Committee, and partners. Being agile, responsive, creative, and innovative with this plan defines Home Forward's
position as a leader within the housing stability ecosystem and our commitment to building in mission and equity
alignment across the entire supply chain of affordable housing production, acquisition, and preservation. We aim to
improve our systems of offering seamless pathways for accessing housing stability and quality of life resources for the
people we serve. The plan identifies key priority areas that Home Forward will make progress on over the next three
years of the strategic plan. These key priorities are: 1) improving service to residents and program participants; 2)
supporting employees; and 3) leading within the housing stability ecosystem.

While Home Forward works towards housing our community with MTW flexibility, we also strive to hold ourselves
accountable to our community, partners, and funders. Our goals reflect the significance and importance of serving our
community, currently and for generations to come.

While no new Moving to Work activites are proposed for this year, Home Forward will continue using our Moving to
Work authority and internal policy reform work to advance our mission, promote housing stability, improve access to
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our programs, and advance racial equity. As an example, Home Forward eliminated our rent reform minimum rent
policy because of its disproportionate negative impact on Black, multiracial, and Hawaiian/Pacific Islander
households. Home Forward continues to use our Moving to Work authority to set payment standards in a way that
reduces racial disparities in shelter burden for Black and brown households, minimize terminations from the Housing
Choice Voucher program in response to racial disparities in termination practices, and deploy different rent
reasonableness standards for rent assistance participants living in LIHTC units to address racial disparities in rent
burden. This work will continue within Home Forward’s programs, policies, and practices in this plan year. Perhaps
more importantly, we will work to amplify this work locally and nationally to counter the racist outcomes we see daily
in our nation’s housing system.

VASH Households

Veterans Affairs Supportive Housing (VASH) vouchers are an important and valuable resource for homeless veterans
in our community. The sucess of our VASH program is a testament to our successful partnerships with the local
Veterans Administration Medical Center, Multhomah County, the City of Portland and a host of non-profit agencies
including Transition Projects, our community’s 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, fund additional flexible placement and retention assistance which can be used to remove barriers related to
lease-up costs, such as application fees, utility and housing debt, and transportation costs associated with housing
search. Additionally, Home Forward works with the VA and partners to increase the number of Project Based VASH
vouchers, in order to increase access to housing for veterans that face the greatest barriers to lease up in the private
rental market.

General Obligation Bonds - City of Portland and Metro Regional Government

Home Forward benefits from three different locally-approved bond funding streams that support our work.

City of Portland Housing Bond: In November 2016, Portland voters passed the city’s first housing bond, dedicating
$258.4 million in general obligation bonds to create over 1,300 permanently affordable homes. Home Forward is
participating in the Portland Housing Bond in various ways:

1) Rent Assistance: Home Forward aligned approximately 400 Housing Choice Vouchers with this effort to
ensure deep affordability for households residing in these affordable homes. The 400 vouchers will be
project based and attached to projects selected by funding opportunities conducted by City of Portland in
collaboration with Home Forward.

2) Asset Management: Home Forward’s asset management team oversees third-party property
management on behalf of the City of Portland.

3) Development and Long-term Ownership of City-Purchased Site: During 2023 and 2024, Home Forward
continued to make progress on construction for a new development, Hazel Ying Lee Apartments (HYL).
The development will provide 206 units of housing at or below 60% AMI. Of the 206 units, 50 will benefit
from Project-Based Vouchers and 30 will be designated as Permanent Supportive Housing for families
who have previously experienced homelessness. HYL received its Certificate of Occupancy in June 2024
and began its lease-up the following month.

Metro Regional Housing 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 Regional Housing Bond aims to
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create 3,900 affordable units with 1,600 of these homes deeply affordable to households at or below 30% AMI. Half of
the homes created will have two or more bedrooms to ensure access by families. Home Forward has committed over
100 HCVs to this effort to ensure deep affordability for housing in Multnomah County using Metro Bond proceeds.

As of December 2023, there are five Home Forward projects with Metro Regional Housing Bond allocations:

1) Dekum Court (began construction December 2023): 187 units total; includes the project-basing of 40
replacement vouchers created through a Section 18 Demolition/Disposition approval and 27 RAD
Transfer of Assistance units. 61 units will be income- and rent-restricted at 30% AMI, and 126 units at
60% AMI. Dekum Court’s first phase (47 unit) is now fully occupied and has converted to permanent
financing. Its second phase (140 units) is scheduled to complete construction in Summer 2025.

2) Killingsworth Housing (began construction February 2024): 84 units total; includes 28 project-based
vouchers which will serve low-income households aligned with supportive services from Native American
Youth and Family Center (NAYA). There will be 28 units income- and rent-restricted at 30% AMI, and 56
units at 60% AMI. Killingsworth Housing also has three early learning classrooms that will be operated by
NAYA. The anticipated construction completion for the project is Summer 2025.

3) Hattie Redmond (fully operational as a 100% Permanent Supportive Housing project as of December
2023): 60 units total, all of which come with state-funded rental assistance and supportive services. 60
units income-restricted at 30% AMI and state vouchers are rent-restricted at 60% AMI.

4) Troutdale (began construction July 2024): 85 units total; 36 units income- and rent-restricted at 30% AMI;
49 units income- and rent-restricted at 60% AMI.

5) Civic Drive (anticipated construction start Winter 2026): 59 — 72 units total. This property will consist
primarily of family-sized apartments and provide early learning classrooms operated by the Immigrant
and Refugee Community Organization.

Metro Supportive Housing Services Bond: Voters in the three-county area (including Multnomah County which is
served by Home Forward) approved a measure in May 2020 to provide long-term rental assistance and aligned
supportive services to populations experiencing chronic homelessness. This effort has resulted in significantly
increased capacity for local supportive housing efforts, with a three-county goal of connecting at least 5,000
households experiencing homelessness to permanent supportive housing and stabilizing at least 10,000 households
at risk of experiencing homelessness in permanent housing. This effort has been guided by a Strategic Plan to
Advance Racial Equity, Diversity and Inclusion, which aims to serve people of color at higher rates with affirming and
effective services. Home Forward has supported this effort by building, overseeing, and directly administering the
Regional Long-term Rent Assistance (RLRA) effort, which Home Forward modeled in part on the federal Housing
Choice Voucher program, informed by local adjustments using the Moving to Work program. Home Forward has
advised on jurisdictional efforts to connect the referral and distribution model with the Coordinated Entry System as
well as other local systems of care and has been a partner on systems change efforts.

Public Housing Strategy

As of December 31, 2023, Home Forward operates 369 apartment units as public housing. Given waning federal
support, mounting capital needs, and growing demand for affordable housing, we continue to prioritize transitioning
our public housing units to project-based vouchers by deploying the tools available including the Rental Assistance
Demonstration (RAD), Faircloth to RAD, and Section 18 regulatory mechanisms.
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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.

ASSET

MANAGEMENT SestLon Sescgzon
PROJECT 0/1 2 3 4 5 6+ TOTAL POPULATION , - .. = | s
(AMP) FILLIN Bdm Bdm Bdm Bdm Bdm Bdm UNITS TYPE** o )
Units (Hearing
NAME AND Mobilit I Vision
NUMBER (Mobility) ision)
N/A | o] ol o] o] oo N/A | 0 | 0 |

oo

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

* The federal accessibility standard under HUD’s Section 504 regulation is the Uniform Federal Accessibility Standards (UFAS) for
purposes of Section 504 compliance (24 CFR 8.32). HUD recipients may alternatively use the 2010 ADA Standards for Accessible
Design under Title Il of the ADA, except for certain specific identified provisions, as detailed in HUD’s Notice on “Instructions for
use of alternative accessibility standard,” published in the Federal Register on May 23, 2014 (“Deeming Notice”) for purposes of
Section 504 compliance, https://www.govinfo.gov/content/pkg/FR-2014-05-23/pdf/2014-11844.pdf

** 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
NUMBER TO BE REMOVED EXPLANATION FOR REMOVAL
| N/A N/A N/A |
0 Total Public Housing Units to be Removed in the Plan
Year

iii. Planned New Project Based Vouchers
Tenant-based vouchers that the MTW PHA anticipates project-basing for the first time during the Plan Year.

These include only those in which at least an Agreement to enter into a Housing Assistance Payment (AHAP)
will be in place by the end of the Plan Year. Indicate whether the unit is included in the Rental Assistance
Demonstration (RAD).

NUMBER OF
VOUCHERS TO
PROPERTY NAME BE PROJECT- RAD? DESCRIPTION OF PROJECT
BASED
| N/A N/A NA | N/A
TOTAL:
Planned new Project 0
Based Units in Plan
Year
Home Forward 8
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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
PROJECT- STATUS AT
PROPERTY NAME BASED END OF PLAN  RAD? DESCRIPTION OF PROJECT
VOUCHERS YEAR*
| N/A 0 0 | 0 | N/A
0

*

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

v. Planned Other Changes to MTW Housing Stock Anticipated During the Plan Year
Examples of the types of other changes can include (but are not limited to): units held off-line due to
relocation or substantial rehabilitation, local, non-traditional units to be acquired/developed, etc.

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

General Description of All Planned Capital Expenditures During the Plan Year

Percentage of Total Percentage of
Community Activity Capital Fund entag Total
Capital Fund | Expended
expended
___
PHA Wide 15% A’Tﬁ)”\;g‘r'fctgat"’e 402,216 4.02% 402,216 4.02%
PHA Wide D'Scre“l‘__’ﬂﬁéﬁ Project 1,296,915 12.95% 1,296,915 12.95%
Holgate House Resea"”g/giz'g“”g South 95,000 0.95% 95,000 0.95%
Ruth Haefner Sewer Lines Replacement 100,000 1.00% 100,000 1.00%
Schiller Way Affordab'ev'\*/g;’kzng Capital | g1 608 6.81% 681,698 6.81%
Schiller Way SeC“LrEyDCL?;]eﬁfgs and 600,000 5.99% 600,000 5.99%
Gretchen Kafoury | Aflordable Housing Capital | 49,90 8.99% 900,000 8.99%
Sequoia Square | AT1Ordable tiousing Capiial |5 330 459 23.27% 2,330,489 23.27%
Pea%if;'n\g/'"a Development Project 1,644,000 16.42% 1,644,000 16.42%
Troutdale Housing Development Project 1,963,000 19.60% 1,963,000 19.60%
Total Capital 0 0
Exponditurcs Budget | 10013318 100% 10,013,318 100%
Home Forward 9
Home Forward Board of Commissioners 137

September 2024



Home Forward MTW Plan Fiscal Year 2025

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 NUMBEI;;):OI-:J%L:-ISEHOLDS SERVED UNIT MONTHS HOUSEHOLDS TO BE
OCCUPIED/LEASED* SERVED**
MTW Public Housing Units Leased 4,339 362
MTW Housing Choice Vouchers (HCV) Utilized 117,636 9,803
Local, Non-Traditional: Tenant-Based” 876 73
Local, Non-Traditional: Property-Based” 468 39
Local, Non-Traditional: Homeownership”? 0 0
Planned Total Households Served 122,919 10,277

*  “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.

LOCAL, NON- PLANNED NUMBER PLANNED NUMBER
TRADITIONAL MTW ACTIVITY NAME/NUMBER OF UNIT MONTHS OF HOUSEHOLDS TO
CATEGORY OCCUPIED/LEASED* BE SERVED*
Tenant-Based Program Based Assistance / 14 876 3
Property-Based Program Based Assistance / 14 468 39
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.

DESCRIPTION OF ANTICIPATED LEASING ISSUES AND POSSIBLE
HOUSING PROGRAM SOLUTIONS

MTW Public Housing There are no anticipated issues related to leasing public housing units.
We continued to pull from our HCV waitlist in 2024 and anticipate exhausting
the waitlist by the end of 2024. In 2025, we are planning to open the HCV
waitlist and continues pulls to lease-up households.

MTW Housing Choice In the Portland area rental market, vacancy rates decreased while average
Voucher rents significantly increased in the last year which has made it difficult for
voucher holders to find housing to utilize their vouchers. To support voucher
holders in their search, we offer 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.

Local, Non-Traditional

Home Forward 10
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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
HOaBER OF.  WAITING LIST OPEN, OPEN THE
WAITING LIST NAME DESCRIPTION ON WAITING PARTIALLY OPEN OR WAITING LIST
LIST CLOSED DURING THE
PLAN YEAR
MIIW Public Site-Based 15,918 Partially Open Yes
ousing
MTW Housing : : .
Choice Voucher Community-Wide 1,679 Partially Open No
MTW Housing . .
Choice Voucher Site-Based 18,756 Partially Open Yes
Tenant-Based
Local, Non-
Traditional MTW Other (see below) 0 Open No
Program
Project-Based
Local, Non- . .
Traditional MTW Site-Based 0 Partially Open No
Program

Please describe any duplication of applicants across waiting lists: 60 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 iliness with a life expectancy of less than 12 months. Our Community-
Wide MTW HCV waitlist is currently closed except for applicants who have a documented terminal illness with a life
expectancy of less than 12 months.

If Local, Non-Traditional Housing Program, please describe:

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

Project-Based Local, Non-Traditional MTW Program: Home Forward funds three project-based, local, non-traditional
rent assistance programs under Activity 14. The first is for former foster youth who are working or are in school. Rent
assistance is contracted to a local non-profit that specializes in working with homeless youth. Because this program
houses only five people, the waiting list opens only when a vacancy is projected and remains open for two weeks.
The other two provide assistance aligned with Indian Housing Block Grant (IHBG) funded units at two projects. This
assistance is accessed via the open waitlists for the IHBG units.

If Other Wait List Type, please describe:

Our Tenant Based Local Non-Traditional program is our Program-Based Assistance program (described in detail in
Activity 14) which contracts funds to partner agencies, who then manage the participant selection process, sometimes
in partnership with Home Forward. There are three currently funded projects that will continue in FY2025. Two of
these projects utilize waitlists. The third tenant-based program, Economic Opportunity Program, does not utilize a
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waiting list. Rather, when funding becomes available, the funded partner begins accepting referrals from their partner

agency, WorkSystems Inc, 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.

Tenant-Based MTW Housing Choice Voucher: Based on the pace we are currently working through our waiting list
for Tenant-Based MTW Housing Choice Vouchers, we anticipate a community-wide waiting list opening in 2025.

Tenant-Based, Local, Non-Traditional MTW Assistance: We are currently in the process of selecting additional
partners for Program-Based Assistance. These partners will be funded in FY2025. All these programs will target
families who are homeless or at risk of homelessness. The agencies will use some combination of four different
methods for participant selection:

o Waitlists

o First-come-first-served basis to applicants who are already receiving services within their agencies. When
funds become available, the next eligible household to inquire receives the resources.

o First-come-first-served basis to any eligible households that apply, regardless of whether they are currently
receiving services within the agency.

o Monthly lottery from a list of all eligible households that requested assistance during that month.

Proposed MTW Activities

Home Forward is not proposing any new MTW activities for this Plan Year.
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Fiscal Year 2025

Approved MTW Activities

01 Rent Reform

Approved FY2012, Implemented FY2012, Amended FY2014, FY2015, FY2020, & FY2021

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 to 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
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.

Seniors and People with Disabilities

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

MTW authorization:

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

Attachment C, Section D(2)(b) — Rent Policies and Term
Limits

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

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

Attachment D, Section D(1) — Establishment of a local
Section 8/HCV program

Statutory objective:

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

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

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.

Work-Focused Households

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 and utility reimbursements are allowed.

e Years 3 and 4: rent is based on 29.5% of gross income and utility reimbursements are allowed.

e Years 5 and 6, and biennially thereafter: rent is based on 31% of gross income and utility reimbursements

are allowed.

The following policies apply to all households:

Home Forward
Home Forward Board of Commissioners
September 2024

13

141




Home Forward MTW Plan Fiscal Year 2025

Home Forward has removed the set subsidy proration amount for mixed status families and replaced it with a
proration of $1 after reviewing impacts on overall agency finances, per-voucher costs, and a review of
demographics of impacted households which revealed a large impact on households with minor children.

The ceiling rent for public housing is set to match HCV 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 HCV 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 HCV 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 affordability. Home
Forward will not require a re-examination to verify income for this purpose, unless the family requests it.

When a HCV 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.
Households with countable income are not required to report income increases outside of regular

reexaminations. For households with countable income a reexamination will not be processed for increases in
income except for adding income of a newly added family member.

All income sources used to determine a household’s public housing rent or HCV 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 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. Housing Choice Voucher participants who choose to rent housing where
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the total shelter costs exceed 50% of total monthly income at the time of initial lease-up will not generally qualify for
hardship review; however, all households have the right to request a hardship review and exceptions may be made.
The committee has a menu of remedies to reduce a qualifying household’s burden.

Home Forward may 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:

e A consideration of financial and administrative impact on Home Forward;
e 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.

Rent reform has been fully implemented. Currently, all MTW public housing and Housing Choice Voucher
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 third level of rent payment beginning in FY2017. 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.

In FY2020, Home Forward made two modifications to this activity. The first modification was adjusting the set subsidy
proration amount for mixed status families after reviewing impacts on overall agency finances, per-voucher costs, and
a review of demographics of impacted households. This analysis revealed a large impact on households with minor
children compared against minor impacts to the overall annual agency budget and per unit voucher costs. The
second modification was to allow Home Forward to temporarily deny all rent increase requests, or pause processing
rent increase requests, from landlords of Tenant Based Voucher holders for rent increases that would go into effect
during calendar year 2021 in response to the COVID-19 public health emergency. Home Forward implemented this
approach based upon a consideration of the following factors:

e A consideration of financial and administrative impact on Home Forward;

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

e Impact on participating landlords; and

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

This modification ended on December 31, 2021 and rent increase requests consideration and approvals from
landlords of Tenant Based voucher holders resumed in 2022.

In FY2021, Home Forward made a modification to this activity that eliminated minimum rent and allows for all
households to be eligible for utility reimbursement payments. Previously, work-focused year 3 & 4 households were
subject to a $100 minumum rent and were not eligible for utility reimbursement payments. Work-focused year 5
households were subject to a $200 minumum rent and were not eligible for utility reimbursement payments.

Changes or Modifications:

We are not anticipating any changes to this activity.
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Activity Metrics:

Metric ‘ Baseline ‘ Benchmark Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task FY2011: $140,228 FY2025: $101,292 Less than $111,000
annually

Staff time savings (Standard Metric: CE#2)

Total time to complete the | FY2011: 5,340 hours FY2025: 4,200 Less than 4,200 hours
task annually

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 FY2015: 7.5% FY2025: 7.5% Maintain 7.5% or less
completing task

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

Total annual tenant share | FY2012: $25,342,942 FY2025: $37,095,696 At least $37,000,000
of rent

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

Average earned income of | FY2011: $3,324 FY2025: $4,121 At least $4,100
households

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

Note: Because Home Forward has implemented biennial and triennial review schedules, the number of households
who report an increase in earned income each year is reduced.

Number of heads of FY2011: 866 heads of FY2025: 525 heads of At least 525 heads of
households who: 6) Other | households households households annually
(defined as having an
increase in earned

income)
Percent of work-focused FY2011: 16% of work- FY2025: 16% of work- At least 16% of work-
households who: 6) Other | focused households focused households focused households

(defined as having an
increase in earned
income)

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

Number of households FY2012: 229 households FY2025: 100 households At least 100 households
receiving TANF assistance | (2.0%) (1.0%) (1.0%)

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

Average amount of FY2012: $524 per FY2025: $1,238 Less than $1,150 per
subsidy per household household household

Households transitioned to self-sufficiency (Standard Metric: SS#8)
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Metric ‘ Baseline ‘ Benchmark Final Projected Outcome
Number of households FY2014: 521 households FY2025: 330 households At least 330 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 FY2025: 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%) FY2025: 2,969 (24.6%) 2,969 (24.6%) 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, FY2025: 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: FY2025: Maintain an average total
+ utility allowance) for Section 8 average - $267 | Section 8 average tenant payment of at least
work-focused households Public housing averaqe - $4.391 $390 for Section 8 and
9 9 ’ $150 for Public Housing
$249 Public housing average
$158
Increased income in work-focused households
Average income for work- | Before implementation, FY2025: 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.
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02 GOALS - Home Forward’s Family Self Sufficiency Program

Approved FY2014, Implemented FY2014

This activity consolidated existing self-sufficiency MTW authorization:
programs into one program, which we refer to as the
GOALS (Greater Opportunities to Advance, Learn and Attachment C, Section E — Family Self Sufficiency
Succeed) program. This program is tailored to meet the Programs

needs of our community and be efficient for staff to Attachment C, Section B(1) — Single Fund Budget with
administer. GOALS program requirements are the same | Full Flexibility

regardless of funding source, program, or property, with
a few minor exceptions for site-based programs. 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

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

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

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

The traditional escrow account used in HUD Family Self-Sufficiency (FSS) programs has been replaced with a
managed savings account. Any rent paid by a participant household above $351 (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 HCV families). Households participating in GOALS whose unit is converted under RAD are
subject to policies consistent with the RAD program.

Notwithstanding 24 CFR 984.303 (c), the length of time on the program will be five years from the date the contract is
effective, with the opportunity to extend for an additional two years. The effective date of the contract is the first day of
the month following the date the contract was signed by the designated GOALS participant and the Home Forward’s
representative. Eligibility for the two-year extension follows current policy and HUD guidelines.

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

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

Staff implementing the GOALS program will be funded by a combination of HUD-funded FSS Coordinator money,
grant funding, and agency budgeting. FSS Coordinator funds will be used only for FSS Coordinator salaries, as
directed by the respective NOFAs.

At properties where participation in GOALS was previously 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.

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. Public housing residents can continue to
participate in the program for an additional six months and voucher participants can continue to participate in the
program for an additional 365 days, but no savings will accrue during this time. If the family is still at ceiling rent or
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zero assistance after six months, they will graduate from the program. If the family’s income decreases to a level that
housing assistance is reinstated during that six-month period, they may begin to earn escrow again, and continue
participation in the program as long as the contract determines they are still eligible.

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

Changes or Modifications:

Due to activity 24, Rent Assistance Termination Reform, approved in FY2023, voucher participants can now continue
to participate in the GOALS program for an additional 365 days, rather than six months, after their housing assistance
payment becomes zero. There will be no deposits into the family’s managed savings account during the 365 days.

Activity Metrics:
Metric Baseline Benchmark Final Projected
Outcome
Agency cost savings (Standard Metric: CE#1)

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

Total cost of task FY2017: $512,070 FY2025: $873,794 $873,794

Staff time savings (Standard Metric: CE#2)

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

Total time to complete task FY2017: 18,509 hours FY2025: 16,806 16,806

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

Note: Because Home Forward does not have a pre-implementation baseline for this metric, we are not able to
show the historical impact of this activity.

Average error rate in completing FY2017: 2% FY2025: 2%
task

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

Amount of funds leveraged FY2017: $190,507 FY2025: $191,500 $195,500

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

Average earned income of FY2017: $12,472 FY2025: $12,750 12,900
households

Increase in household savings (Standard Metric: SS#2)

Average amount of escrow of FY2017: $2,295 FY2025: $2,350 $2,350
households
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Metric Baseline Benchmark Final Projected
Outcome

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

Number of heads of households: FY2017: FY2025:

1) Employed full-time 1) 187 1) 187 1) 187
2) Employed part-time 2)120 2)120 2)120
3) Enrolled in an educational 3) 129 3) 130 3) 80
program

4) Enrolled in a job-training 4) 81 4) 82 4) 82
program

5) Unemployed 5) 155 5) 155 5) 155
6) Other (defined as having 6) 54 6) 55 6) 55

completed an education or job
training program)

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

Percentage of work-able FY2017: FY2025:

households:

1) Employed full-time 1) 40% 1) 40% 1) 40%
2) Employed part-time 2) 27% 2)27% 2) 27%
3) Enrolled in an educational 3) 28% 3) 28% 3)17%
program

4) Enrolled in a job-training 4)18% 4) 18% 4) 18%
program

5) Unemployed 5) 33% 5) 33% 5) 33%
6) Other (defined as having 6) 12% 6) 12% 6) 12%

completed an education or job
training program)

Households removed from TANF (Standard Metric: SS#4)
Note: This metric is measured as a point in time count, which does not account for individual households who give

up TANF assistance, graduate from the GOALS program, and are then replaced by income GOALS participants
who have not yet given up TANF assistance.

Number of households receiving FY2017: 61 households | FY2025: 61 61
TANF assistance

Households assisted by services that increase self-sufficiency (Standard Metric: SS#5)

Number of households enrolled in | FY2013: 462 FY2025: 462 462
GOALS households enrolled

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

Average amount of subsidy per FY2017: $671 per FY2025: $671 $671
household household

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

Tenant share of rent FY2017: $1,926,589 FY2025: $1,575,195 $1,575,195

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

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

Number of households transitioned | FY2017: 27 households | FY2025: 27 27
to self-sufficiency?

2 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
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03 Local Blended Subsidy

Approved FY2012, Implemented FY2012

Home Forward has created a local blended subsidy MTW authorization:
(LBS) program to improve the financial viability of _ _ '
adding “banked” public housing units back into the Attachment C, Section B(1) — Single Fund Budget with

portfolio. Public housing operating subsidy alone is Full Flexibility

often insufficient to support bringing these units back to Attachment C, Section C(2) — Local Preferences and
properties. The LBS program uses a blend of MTW HCV | Admission and Continued Occupancy Policies and
and public housing operating funds to subsidize units Procedures

reserved for families earning 80 percent or below of
area median income. These units may be new
construction, rehabilitated, or existing housing.

Attachment D, Section B(3) — Local Unit Based Subsidy
Program

) ) Statutory objective:
The LBS program combines tenant paid rent, HCV

funds, and public housing funds, resulting in a total per Increase housing choice for low-income families
unit rent amount. Rents are set by an internal process to
determine the amount of subsidy that will meet property needs, and are subject to completion of rent reasonableness
tests. Home Forward uses the payment standard as the maximum rent for LBS units, or up to 125% of Fair Market
Rents in the case of service-enriched units. This leveraging of resources allows for a more adequate revenue stream
and increases the number of households that can be served.

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric Baseline Benchmark Final Projected Outcome

Additional units of housing made available (Standard Metric: HC#1)

Number of new housing Before implementation, 0 | FY2024: 239 units made 239 units made available
units made available for units made available available

households at or below

80% AMI

Units of housing preserved (Standard Metric: HC#2)

Number of housing units Before implementation, 0 | FY2024: 45 units preserved | 45 units preserved
preserved for households units preserved after full implementation

at or below 80% AMI

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

Number of households Before implementation, 0 | FY2024: 109 households 109 LBS households
living in better households located in better
neighborhoods neighborhoods

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

Amount of funds leveraged | Before implementation, FY2024: $11,145,307 $11,145,307 in leveraged
$0 debt, equity and increased
services
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06 Alternative Inspection Requirements for Partner-Based Programs

Approved FY2012, Implemented FY2012

Home Forward aligns our housing resources with the MTW authorization:
services of jurisdictional and community partners in _ 3 ) _
order to maximize impact and effectiveness. In an effort | Attachment C, Section D(5) — Ability to Certify Housing

to reduce costs and increase efficiencies, Home Quality Standards

Forward uses MTW authortiy to allow alternate Statutory objective:

inspection standards for units assisted with rent

assistance, including Program Based Assistance Units, | Reduce cost and achieve greater cost effectiveness in
where we contract out resources to be administered by Federal expenditures

partners. Rather than requiring full Housing Quality
Standards (HQS) inspections, Home Forward requires that these units meet the habitability standards, unit inspection
requirement, and lead-based paint visual assessment requirements of HUD’s Homelessness Prevention and Rapid
Re-Housing Program. In cases where the unit is subject to Uniform Physical Condition Standards, Real Estate
Assessment Center (REAC), or other inspections as part of the Low-Income Housing Tax Credit compliance
obligations, Home Forward will not require HQS inspections. Alternative inspections are recorded in the tenant file to
demonstrate compliance. Staff from jurisdictional and community providers are able to arrange for and conduct
required inspections themselves, in conjunction with other required visits to the assisted units, which is often more
efficient and allows clients to move in faster than if they had to wait for a scheduled Home Forward inspection. These
alternate inspection requirements ensure housing standards are met while increasing efficiency and cost
effectiveness.

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric Baseline Benchmark Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task Before implementation, FY2025: $0 $0
$35,500

Staff time savings (Standard Metric: CE#2)

Total time to complete the | Before implementation, 500 | FY2025: 0 hours 0 hours

task hours

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

Note: Because this metric was established after implementation, Home Forward does not anticipate a change in
the error rate.

Average error rate in FY2014: 4% FY2025: Less than 5% Less than 5%
completing a task
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07 Landlord Self-Certification of Minor Repairs

Approved FY2013, Implemented FY2013

In many cases, units may fail an initial or biennial MTW authorization:
inspection due to minor items, such as cracked socket
plates or closet doors that are off track. Requiring a
Home Forward inspector to make a trip back to a unit to
verify such minor repairs is inefficient and costly. Home Statutory objective:
Forward has implemented a policy that in cases where
there are no more than four minor deficiencies, we may Reduce cost and achieve greater cost effectiveness in
accept an owner’s certification that required repairs Federal expenditures

were made. This allowance is made at Home Forward’s
discretion, and in cases where all deficiencies are minor items as determined by an approved list maintained by
Home Forward.

Attachment C, Section D(5) — Ability to Certify Housing
Quality Standards

Allowing a landlord to self-certify a minor repair is left to each individual inspector’s discretion, and inspectors remain
cautious and thoughtful about when the option is best utilized. Because of this, the activity has not yet produced the
level of savings originally hoped for. However, the inspections supervisor continues to work with inspectors on
identifying situations where the strategy can be employed to save additional staff time. Home Forward believes this
activity is still an effective strategy for saving time and money.

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric Baseline Benchmark Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task Before implementation, FY2025: $112,557 Less than $125,000 to
$140,092 complete re- inspections

Staff time savings (Standard Metric: CE#2)

Total time to complete Before implementation, 1,326 | FY2025: 1,090 hours Less than 1,100 hours

the task hours annually

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

Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical
impact of this activity.

Average error rate in FY2015: 0% FY2025: Less than 3% Less than 3%
completing a task
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08 Inspections and Rent Reasonableness at Home Forward-Owned Properties

Approved FY2013, Implemented FY2013

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

In cases where Home Forward both owns and manages
the unit, we hire a third party to conduct quality control
inspections and rent reasonableness testing at a sample

MTW authorization:

Attachment C, Section D(5) — Ability to Certify Housing
Quality Standards

Attachment C, Section D(2)(c) — Rent Policies and Term
Limits

Statutory objective:

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

of these units. This ensures standards are being met while mitigating any conflict of interest. Since the
implementation of this activity, 100% of quality control inspections reported the same result as the Home Forward
inspection, and no problems have been identified with rent reasonableness.

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric

‘ Baseline

Agency cost savings (Standard Metric: CE#1)

Total cost of task Prior to implementation,

$17,750
Staff time savings (Standard Metric: CE#2)

Total time to complete
the task

Prior to implementation, 370
hours

Benchmark Final Projected Outcome

FY2025: $0 $0

FY2025: 0 hours 0 hours

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

Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical
impact of this activity.

Average error rate in FY2015: 0%

completing a task

FY2025: Less than 5% Less than 3%
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09 Measures to Improve the Rate of Voucher Holders Who Successfully Lease-Up

Approved FY2010, Implemented FY2010

Since 2010, Home Forward has implemented a variety
of measures to improve landlord acceptance of HCVs in
our community and improve the ability of voucher
holders to successfully lease up. These measures
include:

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

Landlord Incentive Payment. Since July 2014, Home
Forward makes a one-time payment of $200 to new
landlords, defined as those who have not worked in

MTW authorization:

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

Attachment C, Section D(1)(d) — Operational Policies
and Procedures

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

Attachment D, Section D(1) — Establishment of a Local
Section 8 / HCV Program

Statutory objective:

Increase housing choice for low-income families

partnership with us for the past two years. At the time of receiving payment, landlords are also given the opportunity
to complete a survey to provide feedback on their experience and Home Forward’s lease-up process.

Tenant Education Classes: Since May 2016, Home Forward contracts with the Community Alliance of Tenants

(CAT) to teach a tenant education class to voucher holders. Class graduates have access to up to $200 to help with a

security deposit in their housing search.

We have continued with a variety of policy changes (which do not require MTW flexibility) to make the voucher

program more appealing to landlords. These include:

e Allowing flexible lease terms based on an individual landlord’s standard practice (including month-to-month);

e Accepting electronic Requests for Tenancy Approval from landlords to speed the process; and

e Posting tools for landlords on our website so landlords may assess whether their unit is likely to pass rent

reasonable and affordability tests

In addition to the above, we continue to support voucher holders with an improved program orientation, an increased
focus on housing search, and utilizing the higher payment standards in opportunity neighborhoods in hopes of helping
voucher holders be better prepared for their housing search.

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:

Metric Baseline Benchmark Final Projected Outcome

Households assisted by services that increase housing choice (Standard Metric: HC#7)
FY2025: 350 households

Number of households Before implementation, 0 At least 300 households

receiving services aimed | households per year will benefit from
at increasing housing the Landlord Incentive
choice
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Additional Metrics:

Metric Baseline Benchmark Final Projected Outcome

Improve voucher success rate

Issued voucher success | FY2009: 74% FY2025: 80% At least 80%

rate

Decrease in lease-up time

Average number of days | Before implementation, 51 FY2025: 50 days Less than 50 days

for a voucher holder to days

lease up
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10 Local Project-Based Voucher Program

Approved FY2012, Implemented FY2012

Home Forward has created a project-based voucher MTW authorization:
(PBV) program tailored to meet the needs of the local
community. We currently administer over 2,000 PBVs in | Attachment C, Section D(7) — Establishment of an
the community . The program continues to represent our Agency MTW Section 8 Project-Based Program

focus on coordinating with jurisdictional partners and Attachment C, Section D(4) — Waiting List Policies

enhancing the supply of permanent supportive housing

for households with barriers to housing. Attachment C, Section D(2) — Rent Policies and Term
Limits

The objective of the PBV program is to provide housing
stability for low- income, high-barrier households who
would be unlikely to succeed with a tenant-based

Attachment C, Section D(1)(e) — Operational Policies
and Procedures

voucher. With that in mind, we are focusing PBVs on Statutory objective:

buildings with on-site services, ideally in opportunity

areas, offering tenants affordable rents and access to Increase housing choice for low-income families
community resources. As the original PBV contracts

. Reduce cost and achieve greater cost effectiveness in
expire Home Forward offers renewals only to owners Federal expenditures

who have agreed both to set waiting list preferences for
one or more vulnerable populations and to make services available to those households. As contracts are renewed,
this results in all PBV buildings offering affordable housing with services to those most in need.

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

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

In addition, Home Forward’s local PBV Program:

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

¢ Modifies waitlist policies to allow each PBV building to maintain its own site-based waiting list with its own
preferences.

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

e Modifies screening and eligibility requirements to differ from the traditional criteria at certain PBV properties
which offer supportive services, thereby increasing housing choice for participants who might otherwise be
ineligible for Section 8 housing. Home Forward determines an applicant’s eligibility for a specific PBV property
based on the capacity of the service provider who owns or contracts to manage the property.
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e Adopts the local city and county site selection standards for PBV units in order to ensure alignment with
jurisdictional partners regarding site selection for low-income housing aimed at ending homelessness. Site
selection standards are designed to deconcentrate poverty and expand housing and economic opportunities
in census tracts with poverty concentrations of 20% or less.

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

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

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

¢ Modifies the way contract rents are determined for PBV units by limiting PBV contract rents to a maximum of
the payment standard less any applicable tenant paid utility allowance, ensuring that PBV units are affordable
even to zero-income households.

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

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

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

o Home Forward-owned units that utilize Rental Assistance Demonstration (RAD) PBVs, or
o Units that utilize special purpose voucher PBVs.

e Allows Home Forward staff to conduct inspections, set rents and determine rent reasonableness for Home
Forward-owned units that utilize PBVs. When Home Forward both owns and manages the unit, it hires a third
party to conduct quality control testing of inspections and rent reasonableness determinations for a sample of
these units. This activity is also described under Activity 08 Inspection and Rent Reasonableness to Home
Forward-Owned Properties.
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¢ Eliminates the cap limiting project-basing to up to 20% of the amount of budget authority allocated to the
agency by HUD in the voucher program.

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric

Baseline

Benchmark

Additional units of housing made available (Standard Metric: HC#1)

Number of new housing
units made available for
households at or below
80% AMI

Number of units preserved
for households at or below
80% AMI that would

otherwise not be available

FY2011: 1,100 units

Units of housing preserved (Standard Metric: HC#2)

Prior to implementation:
0 units

Decrease in wait list time (Standard Metric: HC#3)
Note: Because Home Forward does not have a pre-implementation baseline for this metric, we are not able to

show the historical impact of

this activity

FY2025: 1,820 units made
available

FY2025: 654 units
preserved

Final Projected Outcome

Maintain at least 1,800
units that have been made
available through this
activity

654 units will be preserved
through conversion from
public housing to project-
based vouchers

Average applicant time on FY2014: 15 months FY2025: 50 months 50 months
wait list in months

Displacement prevention (Standard Metric: HC#4)
Note: Because Home Forward does not have a pre-implementation baseline for this metric, we are not able to

show the historical impact of

Number of households at
or below 80% AMI that
would lose assistance or
need to move

Number of households
able to move to a better
unit and/or neighborhood
of opportunity

Agency Cost Savings (Stand

Total cost of task in dollars

Staff time savings (Standard

Total time to complete the
task

this activity
FY2015: 904 households

Increase in Resident Mobility (Standard Metric: HC#5)

FY2011: 93 households

ard Metric: CE#1)

Prior to implementation:
$30,720

Metric: CE#2)

Prior to implementation,
917 hours

FY2025: 900 households

FY2025: 400 households

FY2025: $20,340

FY2025: 450 hours

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

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

400 households

Less than $20,000

Less than 500 hours

Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical

impact of this activity
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Metric ‘ Baseline Benchmark Final Projected Outcome

Average error rate in FY2015: 2% FY2025: Less than 5% Less than 5%
completing task

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

Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical
impact of this activity

Total annual tenant share FY2014: $3,570,859 FY2025: $7,350,000 Annual tenant rent share
of rent of $7,350,000
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11 Align Utility Allowance Adjustment Procedures

Approved FY2011, Implemented FY2011

This activity aligns the public housing process for
calculating and implementing utility allowance
adjustments with that of the Housing Choice Voucher
(HCV) program. Previously, the public housing utility
allowance process required Home Forward to conduct
engineering surveys to determine energy consumption,
which was cumbersome and costly. Additionally, public
housing protocol required that a re-certification be
completed for each resident when there were
adjustments to the utility allowance.

MTW authorization:

Attachment C, Section C(11) — Rent Policies and Term
Limits

Statutory objective:

Reduce cost and achieve greater cost effectiveness in
Federal expenditures.

Aligning the utility allowance adjustment process with that of HCV allows public housing to adopt the methodology of
using HUD’s standard calculation, which is based on the type of utility and type of building. As in the HCV program,
public housing staff will review the utility allowance adjustments annually, with the adjustment going into effect at the

resident’s next regular review.

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric

‘ Baseline

Agency cost savings (Standard Metric: CE#1)

Total cost of task Before implementation,

$8,000 per year
Staff time savings (Standard Metric: CE#2)

Total time to complete task | Before implementation,

approximately 393 hours

Benchmark Final Projected Outcome

FY2025: $0 $0 to complete survey

FY2025: 0 hours

0 hours
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13 Broaden Range of Approved Payment Standards

Approved FY2015, Implemented FY2015, Amended FY2017

Regulations require that payment standards are set
between 90% and 110% of Fair Market Rents (FMR) as
defined by HUD for a Housing Authority’s jurisdiction.
Home Forward serves all of Multhomah County, a large
geographic area with rents that differ throughout several
submarkets. When the rental market conditions tighten,
it is not uncommon for 110% of FMR to fall short of what
is needed to rent a quality unit in large, and often higher
opportunity, areas of Multnomah County. In addition, payment standards that are too high in particular neighborhoods
can create concentrations of poverty.

MTW authorization:

Attachment C, Section D(2)(a) — Rent Policies and Term
Limits

Statutory objective:

Increase housing choice for low-income families

In order to ensure that payment standards are sufficient to allow HCV participants reasonable choice in
neighborhoods, Home Forward uses MTW authority to broaden its “base range” for payment standards to between
80% and 160% of the FMR without prior HUD approval.

Home Forward uses the following parameters to establish payment standards:

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

o Payment standards are set at or near the market rate using local housing market data.

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

Home Forward continues to utilize triannual FMR studies commissioned by the local metro-area housing authorities,
and adjusts payment standards based on those FMR outcomes.We will always need to balance the opportunity
created with higher payment standards with the increased per family costs associated with higher payment standards.
Higher payment standards can put limits on our ability to respond to the overwhelming need in our community, but
given the nature of the rental market in Multnomah County, the flexibility to set payment standards up to 160% of
FMR may be necessary to create reasonable choice for participant families, particularly in low-poverty, high-
opportunity areas. We most recently revised payment standards in July 2022, and depending on updated market
survey data, utilization levels, and lease-up success, we may implement payment standards above 120% in some
areas.

Home Forward has also been authorized to approve Exception Payment Standards up to 160% of Fair Market Rents
in low-poverty areas or as a reasonable accommodation for a family that includes a person with disabilities.

Home Forward uses a higher payment standard for our VASH voucher-holders as well as Emergency Housing
Vouchers (EHV). VASH and EHV households have all payment standards set at 120% of FMR, regardless of the area
within Multnomah County.

Home Forward participants are on biennial and triennial recertification schedules, per Activity 01 Rent Reform.
Because of this, there is sometimes a delay of several months or even years before the increased payment standard
is applied to a participant’s rent calculation. To address this delay, Home Forward has been authorized to apply
updated payment standards at a participant’s interim review.
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Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric Baseline Benchmark Final Projected Outcome

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

Number of households FY2013: 1,896 (30%) FY2025: 2,100 (31%) At least 2,100 (31%)
living in better households lived in households households

neighborhoods better neighborhoods

Agency cost savings (Standard Metric: CE#1)

Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level.

Home Forward does not save costs through this activity, but we have included it at HUD’s request

Total cost of task FY2014: $48,597,556 FY2025: At least $73,200,000
$73,200,557

Additional Metrics:
Metric Baseline Benchmark Final Projected Outcome

Average Housing Assistance Payment Expense

Average annual HAP FY2014: $6,690 FY2025: $13,020 $13,020
expense by household
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14 Program Based Assistance

Approved FY2015, Implemented FY2015

The need for rental assistance in Multnomah County far MTW authorization:

exceeds available resources.
Attachment C, Section D(2)(a) — Rent Policies and Term

In an attempt to increase the number of households Limits
served over a given period of time, Home Forward has
designed Program Based Assistance. This local, non-
traditional rent assistance program offers rent Increase housing choice for low-income families
assistance, often paired with services, to help families
access and/or retain stable housing. While the HCV and public housing programs provide permanent subsidies in
order to ensure long-term affordability for low-income families, the focus of Program Based Assistance is helping
families and households achieve stability. These households may remain rent-burdened, but with services available
to help families address other challenges in their lives, many will be able to avoid homelessness and remain
permanently housed.

Statutory objective:

To administer Program Based Assistance, Home Forward sets aside a pool of flexible rent assistance funds to serve
targeted populations, in partnership with one or more local housing and service providers who work to ensure that the
households have access to the supportive services or resources they need to be stable and successful. Target
populations for Program Based Assistance are households for whom: 1) success on the HCV program would be
unlikely; 2) a delay in accessing rent assistance permanent subsidies would most likely have devastating results
(recidivism, relapse, death, homelessness, etc.); 3) the need for rental subsidy is short term while the client is
receiving the support needed to stabilize in permanent housing; or 4) the household is representative of populations
that experience disparities revealed in recent Point in Time counts or other surveys of homelessness and housing
insecurity. Examples of target populations include families who are homeless or at risk of homelessness, families with
children attending Alder Elementary School (which has one of the highest mobility rates in the County), former foster
youth, or households representing those experiencing homelessness and housing insecurity disparities.

Program Based Assistance partners work with Home Forward to set program policies that are specific to the target
population they are serving. Home Forward ensures that polices are clear, equitably managed, and in compliance
with Fair Housing laws. All programs have common elements which include:

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

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

e Subsidy Determination Method: Each partner is required to write clear policies and procedures for how
subsidy amount and duration will be determined. These policies must be applied to all participants in that
partner’'s program.
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e Service Requirements: Home Forward makes these funds available to target populations in partnership with
one or more partners who are experts in providing the housing and supports families may need to remain
stably housed and move towards a stable, permanent housing situation.

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:

Metric Benchmark

‘ Baseline

Final Projected Outcome
Agency cost savings (Standard Metric: CE#1)
Staff time savings (Standard Metric: CE#2)
FY2020: 25 hours

Total time to complete the FY2025: 0 hours

task

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

Average error rate in FY2020: 0% FY2025: 0% Maintain 0%
completing task

0 hours annually

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

Amount of funds leveraged | FY2019: $198,000 FY2025: $236,400 At least $236,000

Additional units of housing made available (Standard Metric: HC#1)
FY2019: 0 units FY2025: 60 units

Number of new housing 60 units
units made available for
households at or below

80% AMI

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

Number of households FY2019: 0 households FY2025: 85 households 85 households
able to move to a better
unit and/or neighborhood

of opportunity

Households Assisted by Services that Increase Housing Choice (Standard Metric: HC #7)

Number of households
receiving services aimed to
increase housing choice

Before implementation, 0
households

FY2025: 137 unduplicated
households

137 households receive
services annually through
Program Based

Home Forward tracks this information through a combination of our Yardi Voyager database system, reporting by
partner agencies, and the community’s Homeless Management Information System (HMIS) software.
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15 Tenant-Based Voucher Set Aside Policies

Approved FY2016, Implemented FY2016

Home Forward operates or participates in a number of MTW authorization:
programs designed to align housing with supportive
services in order to ensure success for participating
families including local non-traditional rent assistance

Attachment C, Section D(4) — Waiting List Policies

) Statutory objective:
programs, our local project based voucher programs,
and the VASH program. In all cases, jurisdictional or Reduce cost and achieve greater cost effectiveness in
community partners provide supports for families who Federal expenditures

access the housing, with target populations including
families exiting homelessness, former foster youth, seniors, and people with disabilities.

Home Forward has found that leveraging our housing resources with services from partners results in better housing
stability and success for families with barriers to succeeding with a voucher alone. In addition to the above programs,
we have also established a series of limited preferences for tenant-based vouchers. Through these limited
preferences, specific community partners refer target populations to Home Forward for housing as they provide
services. Among the set aside programs we’ve instituted are:

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

o Home Forward sets aside up to 50 vouchers for families that include a veteran experiencing homelessness,
who are ineligible for VASH vouchers. These families are referred by and received services from Transition
Projects, Inc.

HUD regulations for tenant-based vouchers require a PHA to select all participants from a waiting list. This activity
allows Home Forward to accept referrals from the specified partners and award those households the dedicated
vouchers. Written documentation of the referral is maintained in the tenant file by Home Forward, but Home Forward
does not add these households to the waiting list to be immediately selected. This flexibility increases efficiency and
may reduce the number of days a family has to wait between referral and issuance of the voucher. Home Forward
may use this activity with our authorized Family Unification Program, Foster Youth to Independence, and Mainstream
vouchers. Applicants selected for FUP, FYI, and Mainstream assistance under this activity will continue to meet all
applicable eligibility requirements and will be administered in accordance with the HUD requirements for each SPV

type.

For each limited preference program, Home Forward executes a Memorandum of Understanding (MOU) with the
partner specifying:

e Number of vouchers set aside for the preference;

o Eligibility criteria for the preference;

o Criteria for determining how families will be selected and referred to Home Forward by the partner(s);
e Type and duration of services the partner(s) will make available to the household; and

e That all referrals must be in writing and include a certification from the partner(s) that the family was selected
and referred to Home Forward in accordance with the criteria outlined in the MOU.

Home Forward audits partner agencies to ensure that they adhere to selection criteria specified in the MOU.

Home Forward 38
Home Forward Board of Commissioners 166
September 2024



Home Forward MTW Plan Fiscal Year 2025

Changes or modifications:

We are not anticipating any changes to this activity.

Activity Metrics:
Metric ‘ Baseline Benchmark Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task FY2016: $875 FY2025: $0 _

Staff time savings (Standard Metric: CE#2)

Total time to complete the FY2016: 29.5 hours FY2025: 0 hours
task

Decrease in wait list time (Standard Metric: HC#3)

Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level.
Because households are immediately pulled from the waiting list, this will have no impact on this metric; but we
have included it at HUD’s request

Average applicant time on | FY2016: 0 months FY2025: 0 months 0 months
wait list in months
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16 Affordable Housing General Obligation Bond Project-Based Voucher Allocation

Approved FY2018, Implemented FY2018
MTW authorization:

Home Forward received approval to allocate up to 400
PBVs to support the goals of a $258.4 million Portland Attachment C, Section D(7)(b) — Local Competitive
Housing General Obligation Bond that was approved by Process

voters in 2016. From time to time, local jurisdictions may | sStatutory objective:

issue general obligation bonds to acquire, develop, and
rehabilitate land and/or properties for affordable Additional Units of Housing Made Available.
housing. Home Forward, as a MTW agency, is granted
the ability to support such local housing programs. This includes collaborating with local jurisdictions to provide
affordable housing and services for low income and/or disabled households in our community.

Given that local jurisdictions may be the only owner of such housing when using general obligation bonds, for this
specific financing situation, Home Forward is defining the ballot initiative as a competitive process. Ultimately, the
local jurisdiction is competing for the use of vouchers and is seeking authorization from voters. If the voters elect to
pass such a ballot measure, it is done so with the public’s knowledge that the sole owner of these properties must be
the jurisdiction issuing the bonds. Home Forward will have permission to allocate PBVs to such general obligation
bond funded properties to ensure housing opportunities for very-low and extremely low-income families. Home
Forward will measure the number of units made available to members of the community through utilization of this
designation.

The Portland Housing Bond was designed to increase the affordable housing stock in a community with rapidly rising
rents that limit choice for families living with low incomes. One of the location priorities of the Portland Housing Bond’s
framework is to prioritize acquiring land for new housing in high opportunity areas with access to education and
economic opportunities, among other amenities. The Portland Housing Bond’s framework includes recommendations
for services related to “workforce skill development/employment resources and parenting resources, youth
engagement and academic assistance” among other resident services’ priorities.

The Portland Housing Bond will create approximately 1,300 permanently affordable units throughout the City of
Portland, with 600 designated for households earning 0-30% of the area median incomes. According to the City of
Portland, the allocation of up to 400 vouchers to the affordable housing general obligation bond will leverage an
additional 200 units of housing for families earning between 0-30% of the area median income, netting a total of 600
units of deeply affordable, permanent housing added to the City of Portland. These permanent units will increase
choice across the city for families living with low and extremely low incomes. The vouchers will be allocated over five
to seven years as properties are acquired and built. On average, Home Forward anticipates that 57-70 vouchers will
be deployed each year.

Changes or modifications:

We are not anticipating any changes to this activity.
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Activity Metrics:

Metric Baseline Benchmark Final Projected Outcome

Additional units of housing made available (Standard Metric: HC#1)

The Portland Housing FY2018: 0 FY2025: 400 units 600 units
Bond anticipates adding
1,300 units of affordable
housing over a seven year
period. The 400 vouchers
will be used to leverage an
additional 200 units being
available for households
earning between 0 and
30% median family
income.

Home Forward will measure the number of units made available to members of the community through the City of
Portland’s Housing Bond reports to the community. Home Forward will measure the number of units made available
to members of the community internally through utilization of this designation.

Home Forward 41
Home Forward Board of Commissioners 169
September 2024



Home Forward MTW Plan Fiscal Year 2025

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

Approved FY2019, Implemented FY2019 MTW authorization:
Home Forward administers project-based rent Attachment C, Section D(3)(b) — Eligibility of
assistance for 517 units of housing assisted through Participants

HUD’s Section 8 Moderate Rehabilitation and McKinney
Moderate Rehabilitation Single Room Occupancy (SRO)
programs. This housing is a critical component of our
community’s housing stock available to people leaving Statutory objective:
homelessness. Owners of these properties have the
opportunity to participate in HUD’s Rent Assistance
Demonstration (RAD) in order to preserve and improve
their properties. Participation in RAD can involve the Increase housing choices for low-income families
conversion of a properties existing subsidy contract into
a PBV contract that may operate under the program requirements of Home Forward’s Local Project Based Voucher
MTW activity. Participants in Home Forward’s Local Project Based Voucher program are subject to Home Forward’s
Rent Reform Activity.

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

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

While the Rent Reform activity has been successful in meeting its cost savings and self-sufficiency objectives,
analysis shows that implementing the full Rent Reform activity at our Section 8 Mod Rehab and Mod Rehab SRO
properties, which serve sigficant numbers of households moving out of homelessness, may result in household
displacement over time and have a significant effect on these properties’ ability to continue to serve these
households. As a result, Home Forward implements an alternative rent reform initiative for these properties post-RAD
to allow owners to take advantage of RAD while continuing to serve the same tenant population profile.

The SRO Mod Rehab Rent Reform initiative mirrors our existing Rent Reform activity but eliminates certain aspects of
that activity, such as the tiered rent structure for work-focused households. Specifically the SRO Mod Rehab Rent
Reform Activity implements the following policies:

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

e Implements a triennial income re-certification schedule. Home Forward utilizes 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.

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

o Eliminates the earned income disallowance. Makes use of actual past income to determine annual income for
participant families. Uses all income sources as currently defined by HUD to determine a household’s
assistance, with the following exceptions:

o 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.
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o 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.

o 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.

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

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

Home Forward utilizes an annual proration when reviewing agency rents and payment standards based upon funding
availability for mixed status households. 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.

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

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

Activity Metrics:

Metric Baseline Benchmark Final Projected

Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task FY2018: $6,656 FY2025: Less than Less than $3,370
$3,370 annually

Staff time savings (Standard Metric: CE#2)

Total time to complete FY2018: 320 hours FY2025: Less than 162 | Less than 162 hours

the task hours annually

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

Average error rate in FY2018: 7.5% FY2025: 7.5% or less Maintain 7.5% or less
completing task

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

Total annual tenant FY2018: $58,000 FY2025: $61,000 $61,000
share of rent

Increase in household income (Standard Metric: SS

Average earned income | FY2018: $1,360 FY2025: $3,060 At least $3,060
of households
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Metric Baseline Benchmark Final Projected
Outcome

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

Note: Home Forward does not collect detailed employment data from SRO participants. The number
provided reflects the total number of work-focused households.

Number of heads of FY2018: 40 FY2025: 115 115 households
households who: households households

(6) Other

Percent of work-focused | FY2018: 40 FY2025: 115 115 households
households who: households households

(6) Other

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

Number of households FY2018: 0 households | FY2025: 0 households 0 households
receiving TANF
assistance

Households transitioned to self-sufficiency (Standard Metric: SS#8)
Note: Home Forward’s SRO properties assist households transitioning from homelessness to

permanent, stable housing. Rather than moving to self-sufficiency, Home Forward aniticipates
participant households will move from an SRO property into a long-term Home Forward subsidy
program.

Number of households FY2018: 0 hosueholds | FY2025: 0 households 0 households
transitioned to self-
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)
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18 Transfer of Project-Based Voucher Contract to Support Local Preservation or Development of
Affordable Housing

Approved FY2019, Implemented FY2019

MTW authorization:
Home Forward works closely with local affordable
housing owners and developers to preserve and Attachment C, Section B(2) — Partnerships with For-
increase the affordable housing stock in the community. Profit and Non-Profit Entities
For many property owners participating in our PBV Attachment C, Section D(7) — Establishment of an

program, the ability to transfer an existing PBV contract Agency MTW Section 8 Project Based Program
to a new location before its expiration greatly increases

the owner's ability to expand the number of affordable éttachment D, Section B(3) — Local Unit Based Subsidy
units in the region. Traditionally, only a project owner rogram

that has completed a RAD conversion may request a Statutory objective:

contract transfer. Non-RAD PBV Project Owners have

no such recourse. Reduce cost and achieve greater cost effectiveness in

Federal expenditures
Home Forward believes this situation discouraged some
property owners from entering a HAP Contract as it
limits the property owner’s ability to engage in short- and long-term development and planning. In addition, Home
Forward was concerned that with the extreme pressures on Portland’s housing stock, property owners may opt to not
renew a HAP Contract, as witnessed in similar tight housing markets. Such a situation would create a significant
increase in the number of existing households switching to tenant-based assistance. This increase would tie up
valuable staff resources and reduce our ability to help new households off the waiting list. Fiscally, an unanticipated
increase in tenant-based vouchers reduces our ability to predict costs and may require us to redirect resources
currently allocated to opportunity neighborhoods.

Increase housing choices for low-income families

In response, Home Forward created the Transfer of Project-Based Voucher Contract to Support Local Preservation or
Development of Affordable Housing activity for all non-RAD PBYV property owners. This activity balances the needs to
provide a streamlined process for PBV Project Owners with the need to ensure existing households retain their
subsidy without impacting our ability to serve new households.

With Home Forward approval, a Project Owner may request a transfer of assistance after 5 years from the effective
date of the initial HAP Contract. Home Forward may waive the 5-year requirement if:

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

e A transfer is needed sooner as a result of events such as eminent domain proceedings, natural disasters or
unforeseen events; or

e HUD provides approval of a transfer for any other reason.

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

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

e The proposed new development must otherwise comply with environmental review and subsidy layering review;
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e Home Forward does not require a competitive process for the proposed new development as the initial PBV
allocation removes the need for a subsequent competition. However, the proposed new development must meet
all Home Forward’s Site Selection Standards as well as any appropriate laws and regulations.

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

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

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

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

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

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

In addition to the criteria above, Home Forward retains full discretion to deny a transfer of PBV assistance.
Changes or Modifications to Activity:
We do not anticipate any changes to this activity.

Activity Metrics:

Metric Baseline Benchmark Final Projected
Outcome

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

Total cost of task FY2018: $0 FY2025: $0 _

Staff time savings (Standard Metric: CE#2)
Note: Home Forward is unable to calculate anticipated costs absent the activity.

Total time to complete the task | FY2018: 0 hours FY2025: 0 hours

Displacement prevention (Standard Metric: HC#4)

Note: Number of households in a unit that has completed, or will complete, RAD conversion by December 31,
2018 used as a proxy for potential displacement absent the proposed activity.

Number of households at or FY2018: 903 households | FY2025: 432 households | 0 households
below 80% AMI that would

lose assistance or need to

move
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19 Program Transfer Flexibility Bridge

Approved FY2020, Implemented FY2020

Under current regulations, whenever an active
household transfers from one Home Forward program to
another (e.g. from Public Housing to a HCV), 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
RAD efforts, and has impacts on both staff and
residents alike.

The Program Transfer Flexibility Bridge removes the

MTW authorization:

Attachment C, Section C(4) - Initial, Annual, and Interim
Review Process (Public Housing)

Attachment D, Section D(3) — Eligibility of Participants
(HCV)

Attachment D - Use of Funds Amendment to
Attachment D of the Amended and Restated MTW
Agreement.

Statutory objective:

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

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.

Changes or Modifications to Activity
We do not anticipate any changes to this activity.

Activity Metrics

Metric

Baseline

Final Projected
Outcome

Benchmark

CE #1: Agency cost savings

Total cost of task in dollars (decrease).

Total time to complete the task in staff
hours (decrease).

Average error rate in completing task as
a percentage (decrease).

FY2020: $6,007

CE #2: Staff Time Savings

FY2020: 229 hours

CE #3: Decrease in Error Rate of Task Execution

FY2020: 7.5%

FY2025: $0 At least $0

FY2025: 0 hours

0 hours

FY2025: 0% 0%

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.
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20 Local Inspection Policies

Approved FY2020, Implemented FY2021

Under current regulations (24 CFR 982.405(a), MTW authorization:
983.103(d)), PHAs are required to inspect the unit not
less often than biennially during the term of the Housing | Attachment C, Section D(5) - Ability to Certify Housing
Authority Payment (HAP) contract. In the event of a Quality Standards

local disaster, emergency, or other situation which
affects the health and/or safety of Home Forward
participants, residents, staff, and/or the general public,

Attachment C, Section D(7)(d): Establishment of an
Agency Section 8 Project-Based Program

Home Forward may implement certain temporary Statutory objective:
changes to biennial inspection protocols to ensure
continuity of safe operations to the extent possible and Reduce cost and achieve greater cost effectiveness in

practical. This modification was proposed in response to | Federal expenditures

the COVID-19 pandemic, which created a need for
physical and social distancing to protect against the spread of the disease. In compliance with the recommendations
of the Centers for Disease Control (CDC), the “Stay Home Stay Safe” Executive Order issued by Oregon Governor
Brown, and other guidance from local, state, and federal agencies, Home Forward reduced contact between
individuals, including closing offices to the public and reducing the number of employees in the office. As a result,
Home Forward foresees that some operations may need to be modified and/or deferred to a later time in response to
the COVID-19 pandemic and in response to future local disasters or emergencies to protect the health and safety of
Home Forward staff, residents, and participants. The proposed inspection protocols which Home Forward may
temporarily implement are:

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

e The due date of the family’s next biennial HQS inspection would be one year from the original due date, and
subsequent inspections would occur on a regular biennial schedule based on the new adjusted biennial due
date.

¢ Home Forward will continue to perform emergency inspections and initial HQS inspections in un-occupied
units.

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

Changes or Modifications to Activity
We do not anticipate any changes to this activity.

Activity Metrics

Final Projected

Metric Baseline Benchmark
Outcome

Agency Cost Savings (Standard Metric CE #1):

Total cost of task FY2020: $744,190 | FY2025: $0 ;ﬁii;ﬂ;” $701,000

Staff time savings (Standard Metric: CE#2)
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Final Projected

Metric Baseline Benchmark
Outcome

Total time to complete the task FY2020: 7,730 hours | FY2025: 0 hours Less than 7,250
hours annually

Decrease in error rate of task execution (Standard Metric: CE#3)
Average error rate in completing task FY2020: 3.5% FY2025: 3.5% Maintain 3.5% or less

Cost Implications

Home Forward anticipates this activity will defer the administrative and staff time costs of inspections resulting in an
overall savings of $43,190 and 480 staff time hours in the initial year.
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21 Self Certification of Income

Approved FY2021, Implemented FY2021

As evidenced by the COVID-19 public health MTW authorization:

emergency, there are circumstances during which

temporarily accepting self-certification of income is Attachment C, Section D(3)(b) — Eligibility of
necessary to maintain efficient operations and promote Participants

housing stability. Home Forward implemented HUD Attachment C, Section C(2) — Local Preferences and
waivers allowing self-certification of income in Admission and Continued Occupancy Policies and
responses to the COVID-19 public health emergency Procedures

provided in the current HUD Notice PIH 2020-33(HA)

Rev-2
05, PI

allows Home Forward to continue to accept self- Federal expenditures
certification as the highest form of income verification to

which was preceded by HUD Notices PIH 2020- | Statutory objective:
H 2020-13, and PIH 2020-33 (HA). This activity Reduce cost and achieve greater cost effectiveness in

process annual and interim reexaminations. Home Forward may also accept self-certification of income as the highest
form of income verification to process annual and interim reexaminations in response to future local, State, or
National emergencies or disasters that result in significant barriers to households being able to access information
from their employer to verify their income. The proposed protocols which Home Forward may temporarily implement
in response to the COVID-19 and other local, state, or national emergencies or disasters are:

1) Annual Re-examination Income Verification (PH and HCV-3): Home Forward may forgo third-party income

2)

verification requirements for annual reexaminations. Home Forward may consider self-certification as the
highest form of income verification to process annual reexaminations. This may occur over the telephone
(with a contemporaneous written record by a Home Forward staff person), through email or postal mail with a
self-certification form by the tenant, or through other electronic communications. After a period of temporarily
using this alternative flexibility, Home Forward will be responsible for addressing any material discrepancies
that may arise later. For example, if a tenant self-certified that the tenant lost their job, but later the EIV
Income Validation Tool (IVT) shows that the tenant’s employment continued, Home Forward will take
enforcement action in accordance with our policies and procedures. While HUD waives the use of EIV (e.g.,
HUD Notice PIH 2020-33 (HA) Rev-2), Home Forward may also forgo the use of EIV when doing annual re-
examination income verification but must resume use of EIV when HUD waivers are no longer in effect.

Interim Re-examinations (PH and HCV-4): Home Forward may forgo third-party income verification
requirements for interim reexaminations. Home Forward may consider self-certification as the highest form of
income verification to process interim reexaminations. This may occur over the telephone (with a
contemporaneous written record by a Home Forward staff person), through an email with a self-certification
form by the family, or through other electronic communications. After a period of temporarily using this
alternative flexibility, Home Forward will be responsible for addressing any material discrepancies that may
arise later. For example, if a tenant self-certified that the tenant lost their job, but later the EIV Income
Validation Tool (IVT) shows that the tenant’s employment continued, Home Forward will take enforcement
action in accordance with our policies and procedures. While HUD waives the use of EIV (e.g., HUD Notice
PIH 2020-33 (HA) Rev-2, Home Forward may also forgo the use of EIV when doing annual re-examination
income verification but must resume use of EIV when HUD waivers are no longer in effect.

Changes or modifications

We ar

e not anticipating any changes to this activity.
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Activity Metrics:
Metric Baseline Benchmark Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task FY2021: $127,195 FY2025: $94,204 Less than $94,500
annually

Staff time savings (Standard Metric: CE#2)

Total time to complete the | FY2021: 3,027 hours FY2025: 2,241 hours Less than 2,300 hours
task annually

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

Average error rate in FY2021: 5.5% FY2025: 5.5% or less Maintain 5.5% or less

completing a task

Cost Implications:
Home Forward anticipates cost savings of $31,795 as a result of implementing this activity.
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22 Modernizing HCV/PBV Oral Briefings

Approved FY2021, Implemented FY2021

Under 24 Code of Federal Regulations (CFR) 982.301, MTW authorization:
PHAs are required to provide families eligible to
participate in the voucher program with an “oral
briefing.” During the COVID-19 public health

Attachment C, Section D(5) — Ability to Certify Housing
Quality Standards

emergency, Home Forward implemented HUD waiver Statutory objective:

HCV-2 provided in HUD Notice PIH 2020-05, which was

extended and superseded by HUD Notice PIH 2020-13 Reduce cost and achieve greater cost effectiveness in
and, HUD PIH Notice 2020-33(HA) Rev-2, allowing Federal expenditures

flexibility in how the required oral briefing for HCV and
PBV households are conducted. Through this activity, Home Forward is conducting the required oral/virtual briefings
(as well as other appointments) for new HCV and PBV households through alternative means in response to COVID-
19 and will continue to do so in the future when necessary to protect the health and safety of participants and staff
due to local, state, or national state of emergencies or disasters. Home Forward will also conduct in person meetings
if the applicant/participant family does not have access to technology or per request from the family.

These alternative means may include: webcast, video call, or expanded written information packet. Home Forward
ensures that the method of communication for the briefing effectively communicates with, and allows for equal
participation of, each family member, including those with vision, hearing, and other communication-related
disabilities, and ensures meaningful access for persons with limited English proficiency.

Changes or modifications

We are not anticipating any changes to this activity.

Activity Metrics
Metric Baseline Benchmark Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task FY2021: $14,177 FY2025: Less than Less than $8,900 annually
$8,861

Staff time savings (Standard Metric: CE#2)

Total time to complete the | FY2021: 312 hours FY2025: 195 hours At least 195 hours

task

Cost Implications

Home Forward does not anticipate any cost implications as a result of this activity.

Home Forward 52
Home Forward Board of Commissioners 180
September 2024



Home Forward MTW Plan

Fiscal Year 2025

23 Independent Entities: Use of Staff Instead of Third Parties for Home Forward Owned Properties

Approved FY2023, Implemented FY2023

This activity consolidates and clarifies the scope of
Home Forward’s use of staff rather than independent
entities to perform various functions with respect to HCV
or PBV units owned by Home Forward. The activity
covers all such functions otherwise required to be
performed by independent entities by applicable law,
regulations or notices. For PBVs, this includes all of the
functions listed in “Table 1: Overview of Independent
Entity Functions” in Attachment B of Notice PIH 2017-21
(pp. 14-15), except for functions related to the voucher
homeownership option.

Activity 08, Alternative Inspection Requirements for
Partner-Based Programs, and Activity 10, Local Project-
Based Voucher Program references use of staff for
rather than independent entities in connection with. Both
of those activities state that where Home Forward both

MTW authorization:

Attachment C, Section D(1)(f) — Property Eligibility
Criteria

Attachment C, Section D(2)(c) — Rent Policies and Term
Limits

Attachment C, Section (D)(5) - Ability to Certify Housing
Quality Standards

Attachment C, Section D(7) - Establishment of an
Agency MTW Section 8 Project-Based Program

Statutory objective:

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

owns and manages a unit, it hires a third party to conduct quality control testing of inspections and rent
reasonableness determinations for a sample of these units. Home Forward continues that practice.

Changes or modifications

We are not anticipating any changes to this activity.

Activity Metrics
Metric

‘ Baseline

Agency cost savings (Standard Metric: CE#1)

Total cost of task Prior to implementation:

$0
Staff time savings (Standard Metric: CE#2)

Total time to complete the
task

Prior to implementation: 0
hours

‘ Benchmark

Final Projected Outcome

FY2025: $88,466 Less than $88,500

FY2025: 1,697 hours Less than 1,700 hours

Cost Implications

Home Forward anticipates cost savings of $88,500 as a result of implementing this activity.
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24 Rent Assistance Termination Reform

Approved FY2023, Implemented FY2024 MTW authorization:

This activity authorizes Home Forward to adopt and Attachment C, Section D(1)(h) added by the Ninth
implement policies that limit the circumstances in which | Amendment to Moving to Work Agreement - Policies for
Home Forward will terminate HCV assistance to terminating program assistance

recipients. This activity was the result of extensive
resident, participant, and Home Forward staff
collaboration through a a work group that met for over a Reduce cost and achieve greater cost effectiveness in
year and reviewed data on demographic disparities in Federal expenditures

program terminations. The work group members
engaged the broader rent assistance department and
key decision makers at Home Forward. This group’s
work resulted in a report entitled “Policy Recommendations—Rent Assistance Termination Policy” that included a
summary of how the work group reviewed the rent assistance termination policies and HUD regulatory requirements
with a racial equity framework and a goal of increasing housing stability for households who have a HCV.

Statutory objective:

Increase housing choices for low-income families

As a result of this activity, Home Forward does not terminate HCV assistance to a recipient/household:

e If the owner evicts the household. Eviction and lease enforcement is a landlord/tenant issue. Home Forward’s
mission is to shelter people.

o If the household’s income reaches the level where Home Forward will pay no subsidy (Housing Assistance
Payments) on behalf of the family for 180 days. Home Forward allows an assisted household to go without
assistance for 365 days prior to termination. This gives households more time to complete an income
recertification and regain assistance if they subsequently have a loss of income, thus promoting housing
stability.

e Who is absent for 180 days from the assisted unit. Home Forward allows a recipient to be absent from the
assisted unit for up to 270 days when the absence is due to attendance at specific institutional settings, as
detailed in Home Forward’s administrative plan, rather than at the overall regulatory limit of 180 days.

Changes or modifications
We are not anticipating any changes to this activity.

Activity Metrics

While no HUD Standard metrics would apply to this activity, Home Forward will track the number of households who
retain housing assistance because of this activity.

Cost Implications

Home Forward anticipates cost savings of $21,425 as a result of implementing this activity.
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25 Preservation and Expansion of Affordable Housing

Approved FY2023, Implemented FY2024
MTW authorization:

This activity authorizes Home Forward to use MTW
funding to preserve and expand affordable housing units
in any manner that Home Forward judges most

Attachment D - Use of MTW Funds

Attachment D, Section (B)(3) - Local Unit-Based

effective. Alternatives include direct grants, hard or soft Subsidy Program
loans, loan guarantees, property purchases, purchases
of investor interests and others. This activity authorizes | Statutory objective:

Home Forward to provide critical flexible assistance to
affordable housing units serving households with
incomes not exceeding 80% of the Area Median
Income, which Home Forward is not subsidizing under
the PBV or public housing program.

Reduce cost and achieve greater cost effectiveness in
Federal expenditures

Increase housing choices for low-income families

Changes or modifications

We are not anticipating any changes to this activity.

Activity Metrics

Metric Baseline Benchmark Final Projected Outcome
Additional Units of Housing Made Available (Standard Metric: HC#1)

Number of new housing Before implementation, 0 FY2025: 84 units 84 units

units made available for units made available

households at or below

80% AMI

Units of Housing Preserved (Standard Metric: HC#2)

Number of housing units Before implementation, 0 FY2025: 0 units 0 units

preserved for households | units preserved

at or below 80% AMI

Cost Implications

Home Forward does not anticipate any cost implications as a result of this activity.
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26 Initial HQS Inspection and HAP Contract Execution

Approved FY2023, Implemented FY2023

MTW authorization:
This activity authorizes Home Forward to use flexibilities .
granted by HUD during the COVID-19 pandemic to Attachment C, Section (D)(1)(a) - HCV Program
. . . . . Operational Policies and procedures
support households in leasing up with their voucher in
perpetuity. Specifically, Home Forward: Attachment C, Section (D)(5) - Ability to Certify Housing

Quality Standards
e Executes the Housing Assistance Payment (HAP)

contract within 120 days of the start of the lease Statutory objective:
term. HUD initially granted PHAs the authority to do

this in waiver HCV-4, Notice PIH 2021-14(HA); Reduce cost and achieve greater cost effectiveness in

Federal expenditures

» Executes the Housing Assistance Payment (HAP) Increase housing choices for low-income families
contract despite minor discrepancies between the

lease and the HAP contract; and

o Makes Housing Assistance Payments (HAP) to the owner before the Housing Quality (HQS) Inspection is
complete, as needed. Home Forward requires the owner’s self-certification that “the owner has no reasonable
basis to have knowledge that life threatening conditions exist in the unit or units in question instead of conducting
an initial inspection.” For any unit for which Home Forward accepted an owner’s self-certification, Home Forward
completes the initial inspection as soon as is reasonably possible, but no later than 60 days of the owner’s self-
certification. While the HQS inspection is pending, a tenant may request an expedited inspection as a
Reasonable Accommodation request or if the tenant makes a report of a life-threatening condition. If, upon
inspection, a unit is found to not meet the HQS standards, Home Forward follows the process to enforce an
owner’s obligation to comply with HQS standards outlined in Home Forward’s Administrative Plan including owner
notification, reinspection, HAP abatement, and, in limited cases, termination of the HAP. HUD initially granted
PHAs the authority to do this in waiver HQS-1, Notice PIH 2021-14(HA).

This activity furthers the objective of increasing housing choice for low income families by giving households more
flexibility to access stable housing sooner or to stay assisted in current housing.

Changes or modifications

We are not anticipating any changes to this activity.

Activity Metrics

Metric ‘ Baseline ‘ Benchmark Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task Prior to implementation: FY2025: $2,960 Less than $3,000
$0

Staff time savings (Standard Metric: CE#2)

Total time to complete the | Prior to implementation: 0 | FY2025: 285 hours Less than 300 hours

task hours

Cost Implications

Home Forward anticipates cost savings of $3,000 as a result of implementing this activity.
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27 Income Verification at Admission to Housing Choice Voucher Program

Approved FY2023, Implemented FY2023
MTW authorization:

This activity allows Home Forward to accept self-
certifications and allows for the delay of receipt of
documentation and/or third party verification past the
regulatory 60-day required time from all applicants to the | statutory objective:
HCV program. HUD provided a similar waiver with
respect to the Emergency Voucher Program in Notice Reduce cost and achieve greater cost effectiveness in
PIH 2021-15, Section 9.h. (pp. 32-33); Home Forward Federal expenditures

will consider that waiver language as general advisory
guidance in connection with this activity.

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

Increase housing choices for low-income families

The program regulations under § 982.201(e) require that the PHA must receive information verifying that an applicant
is eligible within the 60-day period before the PHA issues a voucher to the applicant. For verification purposes, Notice
PIH 2018-18 states that third-party generated documents be dated within 60 days of the PHA'’s request.

For homeless families and other vulnerable HCV applicant families, documentation may not be readily on-hand and
may be difficult to obtain quickly. Accepting self-certifications and allowing for the delay of receipt of documentation
and/or third-party verification allows the family to obtain necessary documentation without unduly delaying the family’s
housing assistance. This activity enables Home Forward to move more rapidly through intake and voucher issuance,
allowing vulnerable families to lease up and increase their housing stability as they are collecting necessary
documentation.

With self-certification, applicants submit an affidavit attesting to reported income, assets, expenses and known
pending income that would affect an income eligibility determination. Self-certification serves as the highest form of
income verification at admission and no additional third-party document is needed. Subsequent to admission, when
Income Validation Tool reports are available through EIV, Home Forward compares the reports to the participant’s
self-certification. Any inconsistencies or discrepancies are addressed in accordance with Home Forward’s
Administrative Plan, which may entail entering into a repayment plan or termination, if found ineligible.

Additionally, applicants may provide third-party documentation that represents the applicant’s income within the 60-
day period prior to admission or voucher issuance but is not dated within 60 days of the PHA'’s request.

Activity Metrics

Metric ‘ Baseline ‘ Benchmark Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)

Total cost of task Prior to implementation: FY2025: $3,358 Less than $3,500
$0

Staff time savings (Standard Metric: CE#2)

Total time to complete the | Prior to implementation: 0 | FY2025: 122 hours Less than 130 hours

task hours

Cost Implications

Home Forward anticipates cost savings of $3,358 as a result of implementing this activity.
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28 MTW Alternative Rent Reasonableness Standard for Housing Choice Vouchers (HCV) Used at Low-
Income Housing Tax Credit (LIHTC)-Assisted Units

Approved FY2024, Implemented FY2024

This activity allows Home Forward to use an alternative rent
reasonableness standard at certain LIHTC units, in order to | MTW authorization:
avoid additional rent burdens to HCV participants that
undermine affordability and housing stability. Current law and
regulations require that HCV contract rents in LIHTC units
where the contract rent is greater than the rents charged for | Statutory objective:
non-voucher families meet a two-part rent comparability study;
the first being rent reasonableness compared to comparable
units in the private market and the second being the payment
standard. Home Forward would change the second prong of the rent comparability study to subtract any utility allowance
from the payment standard—therefore, rents would not be considered reasonable if they exceed the greater of either
1) rents for comparable units in the private market, or 2) rents paid for non-HCV LIHTC units in the project or the
payment standard minus any utility allowance. This activity does not apply to PBV.

Attachment C. Section D(2)(c) — Rent Policies
and Term Limits

Increase housing choices for low-income families

Agency Metrics: This activity increases housing choice, by increasing the affordability of the affected HCV units.
Home Forward expects the net housing choice impact to be positive.

Metric Baseline Benchmark Final Projected
Outcome

Additional units of housing made available (Standard Metric: HC#1)
Number of new housing | FY2024: 3,850 units FY2025: 4,000 units At least 4,000 units
units made available for
households at or below

80% AMI
Number of units Before implementation, | FY2025: 100 units At least 100 units
preserved for 0 units preserved

households at or below
80% AMI that would
otherwise not be

available
Displacement prevention (Standard Metric: HC#4)
Number of households | FY2024: 200 FY2025: 0 households | 0 households

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

Cost Implications:

The result of this activity is anticipated to result in no cost implications to Home Forward and savings to participants in
reduced shelter burden.
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All activities have been implemented.

12 Alternative Initial Housing Assistance Policy

Approved FY2015, Never Implemented

Home Forward determined that the administrative costs to manage this activity would offset the proposed savings.
Alternate Rent Calculation for Public Housing Units

Approved FY2011, Implemented FY2022, Closed Out FY2012

This activity was discontinued on April 1, 2012 when our current Rent Reform activity was implemented and the units
at those buildings shifted to the Rent Reform calculation.

Limits for Zero-Subsidy Participants

Approved FY2012, Implemented FY2020, Closed out FY2012

This activity was discontinued on April 1, 2012 with the implementation of Rent Reform.

Limiting Portability in Higher Cost Areas

Approved FY2013, Never Implemented

Home Forward determined that the administrative costs to manage this activity would offset the proposed savings.
04 Bud Clark Commons

Approved FY2010, Implemented FY2010, Closed Out FY2014

Home Forward has determined that operations at Bud Clark Commons do not utilize MTW flexibility.

05 Biennial Insections

Approved FY2008, Implemented FY2008, Closed out FY2015

The FY2014 Appropriations Act allows all housing authorities to conduct inspections on a biennial basis. This activity
no longer requires MTW flexibility.
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Planned Application of MTVW Funds

i. Estimated Sources of MTW Funds
The MTW PHA shall provide the estimated sources and amount of MTW funding by Financial Data Schedule

(FDS) line item.

FDS LINE ITEM NUMBER FDS LINE ITEM NAME DOLLAR AMOUNT
70500 (70300+70400) Total Tenant Revenue $0
70600 HUD PHA Operating Grants $147,027,484
70610 Capital Grants $1,120,258
708000 Other Government Grants $0
70700
(70710+70720+70730+70740+ Total Fee Revenue $0
70750)
71100+72000 Interest Income $0
71600 Gain or Loss on Sale of Capital Assets $0
71200+71 3001+5701031 0+71400+7 Other Income $11,032,879
70000 Total Revenue $159,180,621

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

FDS LINE ITEM NUMBER FDS LINE ITEM NAME DOLLAR AMOUNT
91000
(91100+91200+91400+91500+ Total Operating - Administrative $17,158,812
91600+91700+91800+91900)
91300+91310+92000 Management Fee Expense $0
91810 Allocated Overhead $5,489,198
92500 .
(92100+92200+92300+92400) Total Tenant Services $565,303
93000
(93100+93600+93200+93300+ Total Utilities $10,011
93400+93800)
93500+93700 Labor $0
94000 Total Ordinary Maintenance $1,683,388
(94100+94200+94300+94500) T
95000 . .
(95100+95200+95300+95500) Total Protective Services $0
96100 .
(96110+96120+96130+96140) Total Insurance Premiums $176,232
96000
(96200+96210+96300+96400+ Total Other General Expenses $873,948
96500+96600+96800)
96700 (96710+96720+96730) Total Interest Exré%n;e & Amortization $0
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97100+97200 Total Extraordinary Maintenance $0
97300+97350 HAP + HAP Portability-In $155,130,404
97400 Depreciation Expense $9,090
97500+97600+97700+97800 All Other Expense $0
90000 Total Expenses $181,096,386

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

There is no variance between Estimated Total Revenue and Estimated Total Expenses.

iii. Description of Planned Use of MTW Single Fund Flexibility

PLANNED USE OF MTW SINGLE FUND FLEXIBILITY

Replacement Housing Factor Funds/Demolition or Disposition Transition Funding: Home Forward’s
efforts to reposition its public housing portfolio can result in a formal disposition approval from HUD and
then the sale of the asset. In these instances, Replacement Housing Factor (RHF) or Demolition or
Disposition Transitional Funding (DDTF) funds are received by Home Forward as part of the Capital Fund
Formula and used to create a new public housing unit. Home Forward utilizes MTW authority to use these
RHF or DDTF funds within its single fund flexibility to create new public housing units in a mixed-finance
project. In doing so, these funds provide a portion of the total development capital needed for a particular
project. Given the development cash flow needs of any particular mixed-finance project, Home Forward
may also use these funds to repay construction financing. This would be done without formally pledging the
future RHF or DDTF funds to the lender as collateral.

MTW Initiative Funds: Home Forward has created MTW Initiative Funds, comprised of Home Forward’s
MTW block grant funding. Funding for these programs is first provided by a combination of PHA and HUD-
held reserves prior to using any current year appropriations. This is a funding source to support initiatives
that will advance the goals and objectives of MTW and Home Forward’s operational needs. Some of these
initiatives are aspects of our MTW Activities, described earlier in this Plan.

Listed below are initiatives that only use single-fund flexibility:

Wealth Creation: Wealth Creation initiatives help youth and adults improve their quality of life. For adults,
initiatives include an Employment and Training Interest Inventory; aligning existing self-sufficiency
programs into a single program (GOALS) with site-based and non-site-based component; facilitating the
hiring of low-income (Section 3) residents and participants by Home Forward and contractors; and
integrating Action for Prosperity into Economic Opportunity work. Ultimately, the goals for this initiative
include increases in resident/participant earned income, increases in residents’/participants’ contribution to
rent, and residents/participants reaching a living wage if they exit housing subsidy. For youth, programming
includes attaining education success and developing leadership skills.

Aging at Home Strategies: Home Forward is developing and implementing initiatives to increase
independence and a sense of community at our properties that serve seniors and people with disabilities.
In addition, we plan to continue administering the Congregate Housing Services Program at five properties
and are evaluating expansion of this program and/or implementing certain aspects of this program at other
properties.

Staff Training: Home Forward continues to re-evaluate best practices and approaches to offer relevant
information and training for staff. Training includes trauma-informed practice, a recognized model that
acknowledges the impact trauma can have on people and commits to not repeating traumatic experiences.
The goal is to provide staff with knowledge and tools suitable for their position to recognize symptoms of
trauma and apply trauma-informed awareness in engaging in the work and to support this by creating
trauma-informed policies and procedures that encourage healing and a sense of safety.
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Security Deposit Assistance: Home Forward uses single-fund flexibility to offer security deposit
assistance to participants leasing up with VASH vouchers. For homeless veterans, a lack of funds for
security deposits is a serious barrier to successful use of VASH vouchers. Home Forward’s funds are to be
used only when the service agencies working with these populations are not able to otherwise arrange for
deposit assistance.

Tenant Education Class and Deposit Assistance: Home Forward partners with a community-based
tenant advocacy organization, the Community Alliance of Tenants, to teach new and transferring HCV
holders about their rights and responsibilities as tenants. Upon completing the class, voucher holders are
given one-time access to $200 in deposit assistance for their housing search. This partnership grew out of
concern that in the current rental market, and with changes in Oregon landlord/tenant law, voucher holders
needed more education about how to be successful applicants and tenants.

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

Expungement Partnership: Home Forward collaborates with Metropolitan Public Defender, a non-profit
law firm, to provide legal services to assist Home Forward residents, participants, and waitlist households
with criminal record expungements along with consultation on any outstanding obligations to the court
system. By reducing barriers to housing and employment that are associated with a criminal background,
Home Forward supports residents to have greater housing choice in our community and ability for
increased opportunity to obtain employment. Home Forward also plans to see a decrease in administrative
costs related to screening denials as an outcome of this project. Home Forward uses MTW Initiative Funds
to support this program.

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

Grant shortfalls: A large share of tenant/resident services are funded from grants and foundations. These

funds augment local funds to provide supportive services and self-sufficiency services to residents. In order
to optimize available services, any costs not eligible for state and local grants will be funded by single-fund

flexibility.

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

Landlord portal: Home Forward developed an online portal to allow landlords to schedule inspections,
view payment information, and communicate with Home Forward. Home Forward is still building out the
ability to electronically process a Request for Tenancy Approval. It is our objective to streamline the
process and reduce the time required to lease a home to a voucher holder.

MTW Operating Reserve: Home Forward will set aside funds each year, as determined by the Board of
Commissioners, towards building an Operating Reserve sufficient for Operating Expenses and Housing
Assistance Payments.
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Housing Navigators: Home Forward created a Housing Navigator program to support new Housing
Choice Voucher recipients in successfully leasing up with their voucher. Housing Navigators assist
applicants who are pulled from the Housing Choice Voucher waitlist. The Leasing team identifies and refers
applicants who have barriers such as zero income or low/fixed income. Navigators provide unit search
assistance and can offer financial support to cover application fees or security deposits. Navigators assist
with voucher paperwork during the housing search process and maintain connections to resources such as
expungement clinics. The Navigators seek out and maintain landlord connections in the community with
varying rental criteria to assist in the housing search. They take opportunities to explain the HCV program
to new landlords, share vacancies with searching voucher holders, and assist voucher holders with appeals
if their rental application is denied.

iv. Planned Application of PHA Unspent Operating Fund and HCV Funding

Original Funding Source

Beginning of FY - Unspent
Balances

Planned Application of PHA
Unspent Funds during FY

HCV HAP* $19,616,708 $0
HCV Admin Fee $0 $0
PH Operating Subsidy $0 $0

TOTAL: | $19,616,708 $0

Description of Planned Expenditures of Unspent Operating Fund and HCV Funding

Home Forward is planning on utilizing all of its current year Admin Fee and Operating Subsidy Revenue. The
reserves will be made up of solely HCV funds. Home Forward will continue to use its MTW authority to meet its
financial and progammatic goals.

Home Forward anticipates not having to use any previously unspent balances unless there are unforeseen needs
or shortages of funding for the upcoming year. Home Forward could provide a revised schedule if that situation
were to occur.

* Unspent HAP funding should not include amounts recognized as Special Purpose Vouchers reserves.

**HUD'’s approval of the MTW Plan does not extend to a PHA’s planned usage of unspent funds amount entered as an agency’s
operating reserve. Such recording is to ensure agencies are actively monitoring unspent funding levels and usage(s) to ensure
successful outcomes as per the short- and long-term goals detailed in the Plan.

For HCV funding, the biannual cash management reconciliation for HUD-held reserves includes both HCV and SPV
reserves. MTW PHA(s) accounting records should include sufficient detail to report on the amount that are HCV
versus SPV reserves. Where possible, please identify the planned use, the estimated amount, to which funding
source the planned use(s) is attributable, as well as the projected timeline or timeline update.

Note: the information collected in this section is to fulfill MTW programmatic reporting requirements and does not
replace the MTW PHA'’s obligation to annually complete its audited financial statements through HUD’s Financial
Data Schedule.

i. Isthe MTW PHA allocating costs within statute? NO

ii. Isthe MTW PHA implementing a local asset management plan (LAMP)? YES

iii. Has the MTW PHA provide a LAMP in the appendix? YES

iv. If the MTW PHA has provided a LAMP in the appendix, please describe any proposed changes to the LAMP
in the Plan Year or state that the MTW PHA does not plan to make any changes in the Plan Year.

Home Forward does not plan to make any changes to its Local Asset Management Plan in the Plan Year.
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Rental Assistance Demonstration (RAD) Participation

i. Description of RAD Participation

Home Forward uses our development expertise to advance innovative solutions that expand housing supply
and address community needs. To that end, we continue to prioritize transitioning public housing units to
project-based vouchers by deploying the tools available including the Rental Assistance Demonstration
(RAD), Faircloth to RAD, and Section 18 regulatory mechanisms.

RENTAL ASSISTANCE DEMONSTRATION (RAD) PARTICIPATION
Additional detail about Home Forward’s RAD conversion can be found in Attachment R

Has the MTW PHA submitted a RAD Significant Amendment in the appendix? A RAD Significant Amendment
should only be included if it is a new or amended version that requires HUD approval. NO

If the MTW PHA has provided a RAD Significant Amendment in the appendix, please state whether it is the first
RAD Significant Amendment submitted or describe any proposed changes from the prior RAD Significant
Amendment? N/A
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Administrative

A. Board Resolution and Certifications of Compliance

To be updated upon Board of Commissioners approval.
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B. Documentation of Public Process

PUBLIC HEARING

me Forward will hold a public
hearing on Tuesday, August 20 at
200 PM via a conference call/Zoom
meeting: Dial In (877) 853-5257 or]
click; Meeting ID 843 8043 8666;
Passcode 342274. The purpose of
this meeting Is to Inform and seek
input from the public. The draft plan
Is avallable for review online at
http://www.homeforward.org/ home

-forward/moving-to-work

JHome Forward will be accepting writ-
ten comments regarding the Draft
FY2025 MTW Plan from July 29, 2024
through August 29, 2024, Please
submit written comments to Terren
Wing via emall at terrenwing®
hometforward.org.

&b

homeforward

Number of Attendees: 0

Public Comments

Home Forward did not receive public comment.
C. Planned and Ongoing Evaluations

Home Forward is not participating in any third-party evaluations at this time.
D. Lobbying Disclosures

To be updated upon Board of Commissioners approval.
E. Local Asset Management Plan

Home Forward Asset Management Program

The First Amendment to the Amended and Restated Moving to Work (MTW) Agreement allows Home Forward to
develop a local asset management program for its Public Housing Program. The following describes Home Forward’s
asset management program and identifies where differences exist from HUD’s asset management guidance.

Home Forward’s Local Asset Management Program

Home Forward operates a property/project-based management, budgeting, accounting, and reporting system. Our
project-based management systems include:

¢ Annual budgets are developed by on-site property managers. These budgets are reviewed and further
consolidated into portfolio level budgets managed by housing program managers.
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e Budgets at the property level are provided an allocation of public housing operating subsidy based on factors
which differentiate subsidy based on building age, type, size, and relative poverty of the population of the various
public housing properties.

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

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

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

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

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

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

Home Forward’s Cost Objectives

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

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

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

e Moving to Work - includes activities related to our MTW agreement and local programs
o Affordable Housing

e Development

Home Forward’s Treatment of Certain Costs

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

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

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

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

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

Resident Services: A large share of tenant/resident services are funded from grants and foundations and these funds
augment local funds to provide supportive services and self-sufficiency services to residents. In order to optimize
available services, any costs not eligible for state and local grants will be funded by Home Forward’s public housing
properties and HCV program.

Rent: Home Forward charges rent to each cost objective based on the space they occupy in our central office
building. Rent is based on estimated costs and adjusted for actual costs at year-end.

Home Forward’s Treatment of Public Housing Operating Subsidy

Home Forward’s flexibility to use MTW funding resources to support its low-income housing programs is central to our
Asset Management Program. Home Forward will exercise our contractual authority to move our MTW funds and
project cash flow among projects and programs as the Authority deems necessary to further our mission and
preserve our low income housing assets and local programs.

Home Forward’s Indirect Cost Allocations

Costs that can specifically and efficiently be identified to a cost objective are counted as direct costs to that objective.
Costs that cannot be readily or efficiently identified as specifically benefiting a cost objective will be considered
indirect and allocated. The Home Forward Allocation Process — Process Flow Diagram shown at the end of this policy
is a graphic representation of Home Forward’s allocation methodology. Home Forward has determined that some
costs, defined as “direct costs” by HUD for asset management, require effort disproportionate to the results achieved
and have included those costs as part of the indirect cost pool allocated to cost objectives as overhead.

Home Forward Indirect Costs

OMB Circular A-87 defines indirect costs as those (a) incurred for a common or joint purpose benefiting more than
one cost objective, and (b) not readily assignable to the cost objectives specifically benefitted, without effort
disproportionate to the results achieved. Home Forward’s indirect costs include, but are not limited to:

e Executive
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e Policy & Planning
e Accounting & Finance
e Purchasing
e Human Resources, including job applicant screening, payroll, labor negotiations & organization wide training
o Information Technology: costs not specifically identified and charged as a direct expense to a cost objective
Differences — HUD Asset Management vs. Home Forward Local Asset Management Program
Home Forward is required to describe in the MTW Annual Plan differences between our asset management program

and HUD'’s asset management program as described in HUD’s Financial Management Guidebook. Below are several
key differences:

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

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

These differences include, but are not limited to:
o HUD Indirect/Home Forward Direct:

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

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

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

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

o HUD Direct/Home Forward Indirect:
= Advertising for new hires will be considered indirect and allocated to the program and properties.

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

o Other:

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

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

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

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

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

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

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

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

Balance Sheet Accounts

Most balance sheet accounts will be reported in compliance with HUD’s Asset Management Requirements and some
will deviate from HUD’s requirements, as discussed below:
e Cash
e Restricted Cash
e Petty Cash
¢ Investments
e Selected Prepaid Expenses and Deferred Charges
e Selected Accrued Liabilities
e Payroll Liabilities
e Compensated Absences
e  Other Post-Employment Benefits (OPEB) Liability
o Unfunded Pension Liabilities (GASB 68)

e Unrestricted and Restricted Net Assets

Home Forward’s asset management program will maintain the above balance sheet accounts centrally. Maintaining
these accounts centrally has proven to be the most cost effective and least labor intensive method ensuring efficient
accounting operations and ultimately reducing costs charged to the programs. This deviates from HUD’s asset
management requirements as these accounts will not be reported at the AMP or program. Additionally, the
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centralization of cash and investments is in keeping with the single fund precept of our MTW authority. For those
balance sheet accounts that are originated from expense entries, the related expenses will continue to be reported as
an expense to the appropriate program, department and AMP-based income and expense statement through direct
charges or allocations.

The agency is continually reviewing our asset management practices and will likely revise our approach over the
coming years.
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Appendices

Section 1.6 — Special Provisions Affecting Conversions to Project-Based Vouchers from PIH Notice 2013-23

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

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

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

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

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

Three Year Phase-in:

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

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

Year 3: Year 3 AR and all subsequent recertifications — Full standard TTP

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

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

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

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

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

Year 5 AR and all subsequent recertifications — Full standard TTP

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

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

However, PHAs should note that there are certain FSS requirements (e.g. escrow calculation and escrow
forfeitures) that apply differently depending on whether the FSS participant is a participant under the HCV
program or a public housing resident, and PHAs must follow such requirements accordingly. All PHAs will be
required to administer the FSS program in accordance with FSS regulations at 24 CFR Part 984, the
participants’ contracts of participation, and the alternative requirements established in the “Waivers and
Alternative Requirements for the FSS Program” Federal Register notice, published on December 29, 2014, at
79 FR 78100.# Further, upon conversion to PBV, already escrowed funds for FSS participants shall be
transferred into the HCV escrow account and be considered TBRA funds, thus reverting to the HAP account if
forfeited by the FSS participant.

Current ROSS-SC grantees will be able to finish out their current ROSS-SC grants once their housing is
converted under RAD. However, once the property is converted, it will no longer be eligible to be counted
towards the unit count for future ROSS-SC grants, nor will its residents be eligible to be served by future
ROSS-SC grants, which, by statute, can only serve public housing residents.

2. Resident Participation and Funding. In accordance with Attachment 1B, residents of Covered
Projects with converted PBV assistance will have the right to establish and operate a resident

4 The funding streams for the PH FSS Program and the HCV FSS Program were first merged pursuant to the FY 2014 Appropriations Act. As a

result, PHAs can serve both PH residents and HCV participants, including PBV participants, with FSS funding awarded under the FY 2014 FSS

Notice of Funding Availability (FSS NOFA) and any other NOFA under which the combination of funds remains in the applicable appropriations act.

For PHAs that had managed both programs separately and now have a merged program, a conversion to PBV should not impact their FSS

participants.
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organization for the purpose of addressing issues related to their living environment and be eligible
for resident participation funding.

3. Resident Procedural Rights. The following items must be incorporated into both the Section 8
Administrative Plan and the Project Owner’s lease, which includes the required tenancy addendum,
as appropriate. Evidence of such incorporation may be requested by HUD for purposes of monitoring
the program.

1. Termination Notification. HUD is incorporating additional termination notification requirements to
comply with section 6 of the Act for public housing projects that convert assistance under RAD. In
addition to the regulations at 24 CFR § 983.257 related to Project Owner termination of tenancy and
eviction (which MTW agencies may not alter) the termination procedure for RAD conversions to PBV
will require that PHAs provide adequate written notice of termination of the lease which shall not be
less than:

a. Areasonable period of time, but not to exceed 30 days:

i. If the health or safety of other tenants, PHA employees, or persons residing in the
immediate vicinity of the premises is threatened; or ii. In the event of any drug-
related or violent criminal activity or any felony conviction;

b. 14 days in the case of nonpayment of rent; and

c. 30 days in any other case, except that if a State or local law provides for a shorter period of
time, such shorter period shall apply.

2. Grievance Process. Pursuant to requirements in the RAD Statute, HUD is establishing additional
procedural rights to comply with section 6 of the Act. For issues related to tenancy and termination of
assistance, PBV program rules require the Project Owner to provide an opportunity for an informal
hearing, as outlined in 24 CFR § 982.555. RAD will specify alternative requirements for 24 CFR §
982.555(b) in part, which outlines when informal hearings are not required, to require that:

a. In addition to reasons that require an opportunity for an informal hearing given in 24 CFR §
982.555(a)(1)(i)-(vi),? an opportunity for an informal hearing must be given to residents for
any dispute that a resident may have with respect to a Project Owner action in accordance
with the individual’s lease or the contract administrator in accordance with RAD PBV
requirements that adversely affect the resident’s rights, obligations, welfare, or status.

i. Forany hearing required under 24 CFR § 982.555(a)(1)(i)-(vi), the contract
administrator will perform the hearing, as is the current standard in the program. The
hearing officer must be selected in accordance with 24 CFR § 982.555(e)(4)(i).

ii. For any additional hearings required under RAD, the Project Owner will perform the
hearing.

b. There is no right to an informal hearing for class grievances or to disputes between residents
not involving the Project Owner or contract administrator.

5 § 982.555(a) (1) (IV) is not relevant to RAD as the tenant-based certificate has been repealed.
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c. The Project Owner gives residents notice of their ability to request an informal hearing as
outlined in 24 CFR § 982.555(c)(1) for informal hearings that will address circumstances that
fall outside of the scope of 24 CFR § 982.555(a)(1)(i)-(vi).

d. The Project Owner provides opportunity for an informal hearing before an eviction.

Current PBV program rules require that hearing procedures must be outlined in the PHA’s
Section 8 Administrative Plan.

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

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

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

6. When Total Tenant Payment Exceeds Gross Rent. Under normal PBV rules, the PHA may only
select an occupied unit to be included under the PBV HAP contract if the unit’'s occupants are eligible
for housing assistance payments (24 CFR §983.53(d)). Also, a PHA must remove a unit from the
contract when no assistance has been paid for 180 days because the family’s TTP has risen to a
level that is equal to or greater than the contract rent, plus any utility allowance, for the unit (i.e., the
Gross Rent)) (24 CFR §983.258). Since the rent limitation under this Section of the Notice may often
result in a family’s TTP equaling or exceeding the gross rent for the unit, for current residents (i.e.
residents living in the public housing property prior to conversion), HUD is waiving both of these
provisions and requiring that the unit for such families be placed on and/or remain under the HAP
contract when TTP equals or exceeds than the Gross Rent. Further, HUD is establishing the
alternative requirement that the rent to owner for the unit equal the family’s TTP until such time that
the family is eligible for a housing assistance payment. HUD is waiving as necessary to implement
this alternative provision, the provisions of Section 8(0)(13)(H) of the Act and the implementing
regulations at 24 CFR 983.301 as modified by Section 1.6.B.5 of this Notice.® In such cases, the
resident is considered a participant under the program and all of the family obligations and
protections under RAD and PBV apply to the resident. Likewise, all requirements with respect to the
unit, such as compliance with the HQS requirements, apply as long as the unit is under HAP contract.
Assistance may subsequently be reinstated if the tenant becomes eligible for assistance. The PHA is
required to process these individuals through the Form- 50058 submodule in PIC.

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

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

PBV: Other Miscellaneous Provisions

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

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

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

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

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

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

iii. Informing applicants on a public housing community-wide waiting list on how to apply for a voucher-
wide, PBV program-wide, or site-based waiting list. If using a site-based waiting list, PHAs shall
establish a waiting list in accordance with 24 CFR § 903.7(b)(2)(ii)-(iv) to ensure that applicants on

" For PBV conversions that are not FHA-insured, a future HUD notice will describe project financial data that may be required to be submitted by a
PBV owner for purposes of the evaluation, given that PBV projects do not submit annual financial statements to HUD/REAC.
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the PHA’s public housing community-wide waiting list have been offered placement on the converted
project’s initial waiting list. In all cases, PHAs have the discretion to determine the most appropriate
means of informing applicants on the public housing community-wide waiting list given the number of
applicants, PHA resources, and admissions requirements of the projects being converted under RAD.
A PHA may consider contacting every applicant on the public housing waiting list via direct mailing;
advertising the availability of housing to the population that is less likely to apply, both minority and
non-minority groups, through various forms of media (e.g., radio stations, posters, newspapers) within
the marketing area; informing local non- profit entities and advocacy groups (e.g., disability rights
groups); and conducting other outreach as appropriate. Applicants on the agency’s public housing
community-wide waiting list who wish to be placed onto the newly-established site-based waiting list
must be done so in accordance with the date and time of their original application to the centralized
public housing waiting list. Any activities to contact applicants on the public housing waiting list must
be conducted in accordance with the requirements for effective communication with persons with
disabilities at 24 CFR § 8.6 and with the obligation to provide meaningful access for persons with
limited English proficiency (LEP).

A PHA must maintain any site-based waiting list in accordance with all applicable civil rights and fair housing
laws and regulations unless the project is covered by a remedial order or agreement that specifies the type of
waiting list and other waiting list policies.

To implement this provision, HUD is specifying alternative requirements for 24 CFR § 983.251(c)(2).
However, after the initial waiting list has been established, the PHA shall administer its waiting list for the
converted project in accordance with 24 CFR § 983.251(c).

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

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

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

8. Administrative Fees for Public Housing Conversions during Transition Period. For the remainder of the
Calendar Year in which the HAP Contract is effective (i.e. “transition period”), RAD PBV projects will be
funded with public housing funds. For example, if the project’s assistance converts effective July 1, 2015, the
public housing Annual Contributions Contract (ACC) between the PHA and HUD will be amended to reflect
the number of units under HAP contract, but will be for zero dollars, and the RAD PBV contract will be funded
with public housing money for July through December 2015. Since TBRA is not the source of funds, PHAs
should not report leasing and expenses into VMS during this period, and PHAs will not receive section 8
administrative fee funding for converted units during this time.

For fiscal years 2014 and 2015, PHAs operating HCV program received administrative fees for units under a
HAP contract, consistent with recent appropriation act references to "section 8(q) of the [United States
Housing Act of 1937] and related appropriations act provisions in effect immediately before the Quality
Housing and Responsibility Act of 1998" and 24 CFR § 982.152(b). During the transition period mentioned in
the preceding paragraph, these provisions are waived, and PHAs will not receive section 8 ongoing
administrative fees for PBV RAD units.
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After this transition period, the section 8 ACC will be amended to include section 8 funding that corresponds
to the units covered by the section 8 ACC. At that time, the regular section 8 administrative fee funding
provisions will apply.

9. Choice-Mobility. One of the key features of the PBV program is the mobility component, which provides that
if the family has elected to terminate the assisted lease at any time after the first year of occupancy in
accordance with program requirements, the PHA must offer the family the opportunity for continued tenant
based rental assistance, in the form of either assistance under the voucher program or other comparable
tenant-based rental assistance.

If as a result of participation in RAD a significant percentage of the PHA’'s HCV program becomes PBV
assistance, it is possible for most or all of a PHA'’s turnover vouchers to be used to assist those RAD PBV
families who wish to exercise mobility. While HUD is committed to ensuring mobility remains a cornerstone of
RAD policy, HUD recognizes that it remains important for the PHA to still be able to use tenant based
vouchers to address the specific housing needs and priorities of the community. Therefore, HUD is
establishing an alternative requirement for PHAs where, as a result of RAD, the total number of PBV units
(including RAD PBYV units) under HAP contract administered by the PHA exceeds 20 percent of the PHA’s
authorized units under its HCV ACC with HUD.

The alternative mobility policy provides that an eligible voucher agency would not be required to provide more
than three-quarters of its turnover vouchers in any single year to the residents of Covered Projects. While a
voucher agency is not required to establish a voucher inventory turnover cap, if such a cap is implemented,
the voucher agency must create and maintain a waiting list in the order in which the requests from eligible
households were received. In order to adopt this provision, this alternative mobility policy must be included in
an eligible PHA’s administrative plan.

To effectuate this provision, HUD is providing an alternative requirement to Section 8(0)(13)(E) and 24 CFR
part 983.261(c). Please note that this alternative requirement does not apply to PBVs entered into outside of
the context of RAD. MTW agencies may not alter this requirement.

10. Reserve for Replacement. The Project Owner shall establish and maintain a replacement reserve in an
interest-bearing account to aid in funding extraordinary maintenance and repair and replacement of capital
items in accordance with applicable regulations. The reserve must be built up to and maintained at a level
determined by HUD to be sufficient to meet projected requirements. For FHA transactions, Replacement
Reserves shall be maintained in accordance with the FHA Regulatory Agreement. For all other transactions,
Replacement Reserves shall be maintained in a bank account covered under a General Depository
Agreement (HUD-51999) or similar instrument, as approved by HUD, where funds will be held by the PHA.
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This Attachment contains two sections, describing:

1B.1 Summary of Resident Provisions
1B.2 Resident Participation and Funding

1B.1 Summary of Resident Provisions

The following is a summary of special provisions and alternative requirements related to tenants of public housing
projects converting under RAD:

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

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

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

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

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

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

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

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

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

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

For additional information, refer to Notice H2014-09; PIH 2014-17 for additional information on relocation
requirements under RAD.

1B.2 Resident and Participation Funding?®

The following provisions contain the resident participation and funding requirements for public housing conversions to
PBRA and PBV, respectively.

8 For the purposes of this Attachment, HUD uses the term “Project Owner” to refer to the owner of a converting or Covered Project. In some
instances, the owner of a project could be a public, non-profit, or for-profit, e.g., mixed finance projects).
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A. PBRA: Resident Participation and Funding

Residents of Covered Projects converting assistance to PBRA will have the right to establish and operate a resident
organization in accordance with 24 CFR Part 245 (Tenant Participation in Multifamily Housing Projects). In addition, a
Project Owner must provide $25 per occupied unit annually for resident participation, of which at least $15 per
occupied unit shall be provided to the legitimate tenant organization at the covered property. These funds must be
used for resident education, organizing around tenancy issues, and training activities.

In the absence of a legitimate resident organization at a Covered Project:

1. HUD encourages the Project Owner and residents to work together to determine the most appropriate
ways to foster a constructive working relationship, including supporting the formation of a legitimate
residents organization. Residents are encouraged to contact the Project Owner directly with questions or
concerns regarding issues related to their tenancy. Project Owners are also encouraged to actively
engage residents in the absence of a resident organization; and

2. Project Owners must make resident participation funds available to residents for organizing activities in
accordance with this Notice. Residents must make requests for these funds in writing to the Project
Owner. These requests will be subject to approval by the Project Owner.

B. PBV: Resident Participation and Funding

To support resident participation following conversion of assistance, residents of Covered Projects converting
assistance to the PBV program will have the right to establish and operate a resident organization for the purpose of
addressing issues related to their living environment, which includes the terms and conditions of their tenancy as well
as activities related to housing and community development.

1. Legitimate Resident Organization. A Project Owner must recognize legitimate resident organizations
and give reasonable consideration to concerns raised by legitimate resident organizations. A resident
organization is legitimate if it has been established by the residents of a Covered Project, meets regularly,
operates democratically, is representative of all residents in the project, and is completely independent of
the Project Owner, management, and their representatives.

In the absence of a legitimate resident organization at a Covered Project, HUD encourages the Project
Owner and residents to work together to determine the most appropriate ways to foster a constructive
working relationship, including supporting the formation of a legitimate residents organization. Residents
are encouraged to contact the Project Owner directly with questions or concerns regarding issues related
to their tenancy. Project Owner s are also encouraged to actively engage residents in the absence of a
resident organization; and

2. Protected Activities. Project Owners must allow residents and resident organizers to conduct the
following activities related to the establishment or operation of a resident organization:

Distributing leaflets in lobby areas;

Placing leaflets at or under residents' doors;

Distributing leaflets in common areas;

Initiating contact with residents;

® 2 0 T o

Conducting door-to-door surveys of residents to ascertain interest in establishing a resident
organization and to offer information about resident organizations;

f.  Posting information on bulletin boards;

g. Assisting resident to participate in resident organization activities;
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h. Convening regularly scheduled resident organization meetings in a space on site and accessible
to residents, in a manner that is fully independent of management representatives. In order to
preserve the independence of resident organizations, management representatives may not
attend such meetings unless invited by the resident organization to specific meetings to discuss a
specific issue or issues; and

i. Formulating responses to Project Owner's requests for:
ii. Rentincreases;
iii. Partial payment of claims;
iv. The conversion from project-based paid utilities to resident-paid utilities;
v. A reduction in resident utility allowances;

vi. Converting residential units to non-residential use, cooperative housing, or
condominiums;

vii. Major capital additions; and

viii. Prepayment of loans.

In addition to these activities, Project Owners must allow residents and resident organizers to conduct
other reasonable activities related to the establishment or operation of a resident organization.

Project Owner s shall not require residents and resident organizers to obtain prior permission before
engaging in the activities permitted in this section.

3. Meeting Space. Project Owners must reasonably make available the use of any community room or
other available space appropriate for meetings that is part of the multifamily housing project when
requested by:

a. Residents or a resident organization and used for activities related to the operation of the
resident organization; or

b. Residents seeking to establish a resident organization or collectively address issues related to
their living environment.

Resident and resident organization meetings must be accessible to persons with disabilities, unless this
is impractical for reasons beyond the organization's control. If the project has an accessible common area
or areas, it will not be impractical to make organizational meetings accessible to persons with disabilities.

Project Owners may charge a reasonable, customary and usual fee, approved by the Secretary as may
normally be imposed for the use of such facilities in accordance with procedures prescribed by the
Secretary, for the use of meeting space. A PHA may waive this fee.

4. Resident Organizers. A resident organizer is a resident or non-resident who assists residents in
establishing and operating a resident organization, and who is not an employee or representative of
current or prospective Project Owners, managers, or their agents.

Project Owners must allow resident organizers to assist residents in establishing and operating resident
organizations.

5. Canvassing. If a Covered Project has a consistently enforced, written policy against canvassing, then a
non-resident resident organizer must be accompanied by a resident while on the property of the project.

If a project has a written policy favoring canvassing, any non-resident resident organizer must be afforded
the same privileges and rights of access as other uninvited outside parties in the normal course of
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operations. If the project does not have a consistently enforced, written policy against canvassing, the
project shall be treated as if it has a policy favoring canvassing.

A resident has the right not to be re-canvassed against his or her wishes regarding participation in a
resident organization.

6. Funding. Project Owners must provide $25 per occupied unit annually for resident participation, of which
at least $15 per occupied unit shall be provided to the legitimate resident organization at the covered
property. These funds must be used for resident education, organizing around tenancy issues, and
training activities.

In the absence of a legitimate resident organization at a Covered Project:

a. HUD encourages the Project Owner s and residents to work together to determine the most
appropriate ways to foster a constructive working relationship, including supporting the formation
of a legitimate residents organization. Residents are encouraged to contact the Project Owner
directly with questions or concerns regarding issues related to their tenancy. Project Owner are
also encouraged to actively engage residents in the absence of a resident organization; and

b. Project Owner s must make resident participation funds available to residents for organizing
activities in accordance with this Notice. Residents must make requests for these funds in writing
to the Project Owner. These requests will be subject to approval by the Project Owner.
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Attachment R

Home Forward began converting public housing to RAD in 2017. As of December 31, 2023, Home Forward had
successfully converted 1,148 public housing units to RAD.

Home Forward is converting to project-based vouchers under the guidelines of PIH Notice 2012-32, REV-1 and any
successor Notices. Upon conversion to project-based vouchers, Home Forward will adopt the resident rights,
participation, waiting list and grievance procedures listed in Section 1.6 of PIH Notice 2012-32, REV-2; and Joint
Housing PIH Notice H-2014-09/PHI-2014-17. These resident rights, participation, waiting list and grievance
procedures are appended to this attachment. Additionally, Home Forward certifies that it is currently compliant with all
fair housing and civil rights requirements.

RAD was designed by HUD to assist in addressing the capital needs of public housing by providing Housing
Authorities access to private sources of capital to repair and preserve its affordable housing assets. Please be aware
that upon conversion, Home Forward’s Capital Fund Budget will be reduced by the pro rata share of Public Housing
Developments converted as part of the Demonstration, and that Home Forward may also borrow funds to address
their capital needs. Project-based voucher subsidy is sized to replace the reduction in Capital Funds and operating
subsidy lost from the RAD conversions. Regardless of any funding changes that may occur as a result of conversion
under RAD, Home Forward certifies that it will maintain its continued service level.

Under HUD Notice PIH-2012-32, REV-2, Home Forward’s RAD conversion is detailed below as part of its Annual
Moving to Work Plan.

The following are the remaining public housing properties that Home Forward anticipates converting via RAD by the
end of FY2025.

Development Name Dekum Court (Receiving Property for Transfer
of RAD Assistance)

PIC Development ID# OR002000111

Conversion Type See “Other Information” Below

Total Current Units No RAD Units Total Post-RAD Units 27 RAD units
Pre-RAD Unit Type Not Applicable (it's the receiving site) Post-RAD Unit Type Family
$0

Capital Fund Allocation

Transfer of Assistance Yes (as a receiving site)

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

De Minimus Reduction None

Transfer of Waiting List ~ Will occur from transferring properties upon lease up in 2025.
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Other Information Dekum Court received a Section 18 Demolition / Disposition Approval.
Pursuant to this approval, Home Forward is in the process of demolishing the
project’s existing 40 public housing units and replace them with 187 new
affordable housing apartments. Ground-breaking occurred in April 2022.

Dekum Court’s redevelopment is occurring in two phases.
In Phase 1:
e Home Forward built 47 new units on a portion of the site.

e Forty of these 47 apartments have project-based Housing Choice
Vouchers.

e These 47 apartments replaced, on a one-for-one basis, all forty of
the Dekum Court’s previous two and three-bedroom apartments.

e Home Forward moved all current Dekum residents from their
previous homes to their newly-built apartments.

In Phase 2:
e Home Forward demolished Dekum’s 40 existing apartments.
e  Home Forward will build 140 new affordable apartments.

e 27 of these 140 new apartments will have RAD PBVs due to the
transfer of assistance from the following public housing properties
utilizing RAD Transfer of Assistance: Cora Park, Chateau Apartments
and Scattered East A.

e Those 27 RAD PBYV units will replace, on a one-for-one basis, the 16
two-bedroom and 11 three-bedroom apartments at the three
transferring properties.

Phase 1 is complete, fully occupied and has converted to its permanent
financing. Phase 2 is slated for completion in July 2025.

Development Name Peaceful Villa
PIC Development ID# OR002000108
Conversion Type Project-Based Vouchers
Total Current Units 70 Total Post-RAD Units:166
Pre-RAD Unit Type Family Post-RAD Unit Type Family
Capital Fund Allocation  $0

Transfer of Assistance N/A

Pre-Conversion 8 studios Post-Conversion Bedroom Replacement Housing
Bedl:?;:; 54 1BRs Type 8 studios
8 2BRs 54 1BRs
8 2BRs

New Homes via
Faircloth to RAD

4 studios
9 1BRs
45 2BRs
34 3BRs
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4 4BRs

De Minimus Reduction None

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

Other Information CHAP received April 2018.

Peaceful Villa is a 70 unit public housing property that has a CHAP and will be
converting to RAD. It is approximately 80 years old and sits on four acres in a
high opportunity neighborhood close to frequent service transit, affordable
groceries and parks. The property has been significantly upzoned and can
accommodate far more than 70 affordable homes for households with low
incomes.

Due to Peaceful Villa’s age and condition, and the opportunity to add a
significant number of new affordable homes to the site, Home Forward plans
to demolish and redevelop Peaceful Villa. Site planning and design began in
2022 and Home Forward successfully competed for approximately $19 million
of state funding for the site’s redevelopment in 2023. Construction is
scheduled to begin in the 3™ quarter of 2024.

The redeveloped Peaceful Villa will (@) contain total of 166 affordable homes,
which more the doubles the density on the site (b) replace the 70 current
public housing units with 70 RAD PBV units of identical bedroom sizes (8
studios, 54 one-bedrooms, 8 two-bedrooms.) (c) use Faircloth to RAD to
provide rental assistance for all the additional, new homes added to the site.

The site complies with the site selection requirements set forth at [[24 CFR §
983.57 | Appendix Ill of PIH-Notice H2019-09/PIH 2019-23 (HA)]]. The site is
suitable from the standpoint of facilitating and furthering full compliance with
the applicable provisions of Title VI of the Civil Rights Act of 1964, Title VIII of
the Civil Rights Act of 1968, Executive Order 11063, and HUD regulations
issued pursuant thereto. In conducting its review of site selection for the
proposed project, the PHA completed a review with respect to accessibility for
persons with disabilities and the proposed site is consistent with disabilities
and the proposed site is consistent with applicable accessibility standards
under the Fair Housing Act, Section 504, and the ADA.

Development Name Civic Drive

PIC Development ID # Not applicable; no public housing currently on-
site

Conversion Type Faircloth to RAD
Total Post-RAD Units: 59-72

Post-RAD Unit Type

Total Current Units  Not applicable
Pre-RAD Unit Type Not applicable
Capital Fund Allocation  $0

Transfer of Assistance N/A
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Post-Conversion Bedroom

Pre-Conversion Not applicable Type

Bedroom

Type Exact unit mix still being
determined. Current plans
are predominantly three-
bedroom apartments.

De Minimus Reduction None

Transfer of Waiting List Not applicable.

Other Information Home Forward will build 59-72 affordable rental
homes on a site awarded through a competitive
Request for Proposals process. The site, which is
adjacent to a light rail stop, will also house early
learning spaces operated by the Immigrant and
Refugee Community Organization. Home
Forward plans to break ground on this property in
Winter 2026.

Changes in policies that govern eligibility, admission, selection, and occupancy of units at the project after
conversion, including any waiting list preferences that will be adopted for the converted project:

Home Forward’s Board of Commissioners approved changes to the Section 8 Administrative Plan to accommodate
the RAD transition on April 19, 2016. The changes include adopting guidelines for choice mobility. Home Forward is
continuing to review RAD requirements and may submit additional changes to the Section 8 Administrative Plan and
the Admissions and Continued Occupancy Policy for public housing. All policy changes adhere to RAD requirements
listed below under Appendix A, that informs resident rights, participation, waiting list and grievance procedures.

Compliance agreements: Home Forward is currently compliant with all fair housing and civil rights requirements and
is not under a Voluntary Compliance Agreement.

Site selection: All conversions comply with all applicable site selection and neighborhood reviews standards. All
appropriate procedures have been followed.

Substantial Deviation Definition: As part of RAD, Home Forward is redefining the definition of a substantial
deviation from the PHA Plan to exclude the following RAD specific items:

1. The decision to convert to either Project Based Rental Assistance or Project Based Voucher Assistance;

2. Changes to the Capital Fund Budget produced as a result of each approved RAD conversion, regardless
of whether the proposed conversion will include use of additional Capital Funds;

3. Changes to the construction and rehabilitation plan for each approved RAD conversion; and
4. Changes to the financing structure for each approved RAD conversion.

Information regarding use of MTW Fungibility as defined in PIH Notice 2012-32, REV-2: Impact on Capital
Fund:

1. Estimate the amount of the current Capital Fund grant that is associated with the proposed
projects and the impact on the PHA’s current Five-Year PHA Plan and Five-Year Capital Action
Plan: Home Forward is currently providing substantial capital rehab work to three of our affordable
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housing properties which include Schiller Way, Gretchen Kafoury, and Sequoia Square. Capital funds in
the amount of approximately $3.9 million will be used along with grant funds from the state of Oregon to
complete with capital maintenance work. Approximately $3.6 million in capital funds will be used for
construction costs during construction at Peaceful Villa and Troutdale Housing.

2. If the RAD conversion will impact an existing CFFP or EPC, or if it proposes to utilize RHF funds
to facilitate conversion, the PHA should also indicate the estimated impact of those activities: Not
applicable.

Special Provisions Affecting MTW Agencies: MTW agencies will be able to apply activities impacting the PBV
program that are approved in its MTW Plan to those properties as long as they do not conflict with RAD requirements.
RAD requirements include statutory requirements or specifically identified special provisions affecting conversions to
PBVs, or other conditions and requirements, as detailed in PIH Notice 2012-32 REV-1, including, but not limited to,
RAD contract forms or Riders. With respect to any existing PBV regulations that are waived or modified below in
Appendix B, except where explicitly noted below in Appendix B, MTW agencies may modify these or other
requirements to the PBV program if the activity is approved in its MTW Plan. All other RAD Requirements listed below
in Appendix A or elsewhere in PIH Notice 2012-32 REV-1 shall apply to MTW agencies.
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MEMORANDUM

To: Board of Commissioners Date: September 17, 2024

rom: Jonathan Trutt Subject Inter-Governmental
Director of Development Agreement with Gresham
503.802.8507 Regarding Property Tax

Exemption
Resolution 24-09-02

The Board of Commissioners is requested to authorize Home Forward to execute an
Intergovernmental Agreement (IGA) with Gresham. The IGA outlines the terms under which
Home Forward may elect to provide property tax exemption to new affordable housing
developments and affordable housing preservation within Gresham.

These actions support Home Forward’s 2023-2026 Strategic Plan Goal to lead within the
housing stability ecosystem and use our developmental expertise to advance innovative
solutions that expand supply and address community needs.

BACKGROUND

Property tax exemption is an effective affordable housing financing tool because it
increases the private mortgage a project can obtain. For any given project, a larger private
mortgage translates into less reliance on limited state and local funding sources such as
general obligation bonds.

Oregon law allows for affordable housing property tax exemptions through a variety of
methods.

e One common method—utilized by non-for-profit developers in Portland—relies on
the approval of local taxing jurisdictions.

e Housing authority property ownership is another route to property tax exemption.

135 SW Ash Street, Portland, Oregon 97204 teL 503.802.8300 71v 503.802.8554 homeforward.org
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o Affordable apartments in properties owned by Oregon housing authorities
receive property tax exemption so long as they are income and rent-
restricted at rents affordable to households earning at or below 80% of area
median income level.

o This exemption is available to a project even when a housing authority has
an extremely limited role in its development and operations—e.g. a 0.01%
ownership stake, no fiduciary responsibilities and no role in daily operations
(a “Limited Partner Role.”)

o Property tax exemption provided via a housing authority’s Limited Partner
Role does not require approval by any local taxing jurisdictions.

OVERVIEW

In September of 2021, Gresham and Home Forward executed an IGA outlining how and
when Home Forward would facilitate property tax exemption for new affordable housing
construction within city limits. This IGA was authorized via Resolution 21-09-03. Per the
IGA, Home Forward provided tax exemption to two projects in the past three years—
Rockwood Village and Terracina Vista—totaling 316 affordable homes.

Key elements of the 2021 IGA included:

e Alump sum payment in lieu of taxes shared by Gresham and Home Forward.
o Gresham received receive 60% of this payment.
o Home Forward will use its share of the payment towards resident services
efforts within Gresham.

e An agreement that Home Forward will offer property tax exemption via a Limited
Partner Role only to projects that meet both Home Forward and Gresham
requirements.

e Limitations on time and extent. Property tax exemptions were available to only four
new construction projects and the agreement expired on June 30, 2023. In 2023,
Home Forward and Gresham agreed to extend the IGAs by one year to June 30,
2024.
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Home Forward and Gresham now seek to execute a new IGA which:
e (Continues the key elements of the 2021 IGA through June 30, 2027.

e Expands the category of eligible projects to include affordable housing
preservation—i.e. not just new construction.

CONCLUSION

Executing the IGA can help expand and preserve Gresham’s affordable housing supply
without subjecting Home Forward to development or operational risk. Staff recommends
that the Commissioners authorize Home Forward to enter into the attached IGA with
Gresham.

The Real Estate and Development (READ) Committee of Home Forward’s Board of
Commissioners reviewed a draft of this resolution at its September 6, 2024 meeting.

ATTACHMENT
Intergovernmental Agreement Between City of Gresham and Home Forward
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RESOLUTION 24-09-02

RESOLUTION 24-09-02 AUTHORIZES THE CHIEF EXECUTIVE OFFICER TO EXECUTE
AN INTERGOVERMENTAL AGREEMENT WITH THE CITY OF GRESHAM REGARDING
PROPERTY TAX EXEMPTION FOR AFFORDABLE HOUSING

WHEREAS, Multnomah County faces an affordable housing shortage;

WHEREAS, property tax exemptions are an effective affordable housing financing tool that
decreases reliance on state and local capital funding sources;

WHEREAS, the City of Gresham recognizes property tax exemption’s value as an
affordable housing financing tool;

WHEREAS, per Oregon law, Home Forward can provide property tax exemptions to
affordable housing efforts spearheaded by other organizations;

WHEREAS, consistent with Gresham’s affordable housing development goals, Home
Forward wishes to provide property tax exemption to new affordable housing
developments and affordable housing preservation within Gresham spearheaded by other
organizations;

WHEREAS, Gresham and Home Forward have jointly drafted an Intergovernmental
Agreement regarding property tax exemption for new affordable housing and affordable
housing preservation;

NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward authorizes and directs the Chief Executive Officer to execute an
Intergovernmental Agreement with the City of Gresham substantially in accordance with
the document attached as Exhibit 1.
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ADOPTED: SEPTEMBER 17, 2024

Attest: Home Forward:
lvory N. Mathews, Secretary Matthew Gebhardt, Chair
5
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Exhibit 1

INTERGOVERNMENTAL AGREEMENT
BETWEEN THE CITY OF GRESHAM AND HOME FORWARD

City of Gresham Contract No.

This agreement (Agreement) is made and entered into by and between the City of Gresham
(Gresham), a municipal corporation in the State of Oregon, and Home Forward (HF), a housing
authority and a public body corporate and politic of the State of Oregon, (each, a Party and

together, the Parties) effective as of

RECITALS

A.

B.

WHEREAS, Gresham and HF have a shared vision for providing affordable housing
to meet the needs of its community members; and

WHEREAS, a property tax exemption is essential to the development and
preservation of certain properties as regulated affordable housing; and

WHEREAS, per Oregon Revised Statute (ORS) 307.092, HF has statutory authority
as a general partner, limited partner, director, member, manager or general
manager, if the property is leased or rented to persons of lower income for housing
purposes, for the property to be exempt from all taxes and special assessments,
which includes property tax assessments by Gresham; and

WHEREAS, HF recognizes the financial impacts to Gresham for employing its
statutory rights under ORS 307.092; and

WHEREAS, HF has made an organizational decision to date not to employ its
statutory rights for other affordable housing developers without the agreement of
Gresham; and

WHEREAS, effective the date of execution, Gresham and HF wish to establish an
intergovernmental agreement going forward that would establish general
parameters, criteria and obligations for a program by which Gresham and HF would
collaborate on reviewing and approving qualifying projects for property tax
exemption for affordable housing owners and developers other than Home Forward;
and

. WHEREAS, HF has established and will maintain its own policy (EXHIBIT A) to

furnish property tax exemption to other affordable housing developers unable to
utilize ORS 307.540, provided that requirements and conditions established by HF
are satisfied; and

WHEREAS, HF has established a methodology for calculating the fee associated with
Home Forward’s participation as a special limited partner in an affordable housing
project’s ownership structure (“SLP Fee”) (EXHIBIT B); and

WHEREAS, Gresham has established and will maintain its own program criteria
(EXHIBIT C) with additional requirements and conditions for eligible projects to receive
approval by HF for the property tax exemption, and HF agrees that it will not approve
qualifying projects from other owners and developers that do not meet Gresham’s
program criteria; and

WHEREAS, execution of this Agreement does not prohibit Gresham from further
establishing other economic development incentives as applicable by Oregon
Revised Statutes; and
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Now therefore, for good and valuable consideration, the receipt and sufficiency of which is
hereby acknowledged, it is agreed by and between Gresham and HF as follows:

DEFINITIONS

In addition to the definitions above, capitalized terms used in this Agreement have the definitions set
forth in this section.

“Person of Lower Income” or “Family of Lower Income” means a person or family, residing in the
state, whose income is not greater than 80 percent of the area median income, adjusted for family
size, at the time the person or family moves into the residential unit, as determined by the Housing
and Community Services Department using United States Department of Housing and Urban
Development information.

“Affordable Housing” means land and improvements for residential units occupied by a Person of
Lower Income or Family of Lower Income.

TERMS OF AGREEMENT

1. HF shall serve as primary contact for reviewing/approving requests from
Affordable Housing owners and developers wishing to receive property tax
exemption from Gresham per ORS 307.092. Gresham agrees to refer any
inquiries about the program to HF. Gresham and HF mutually agree to update
each other on any potential projects where this option is potentially applicable.
Primary staff contacts for this Agreement for each Party are as follows:

o Gresham: Eric Schmidt, City Manager, eric.schmidt@greshamoregon.gov
e HF: Jonathan Trutt, Director of Development, jonathan.trutt@homeforward.org

2. Home Forward’s Application Processing Obligations. Upon receipt of a formal
application from an Affordable Housing owner or developer to establish a
special limited partnership with HF for purposes of receiving a property tax
exemption from Gresham, HF shall notify Gresham of such application and
forward to Gresham within 10 business days. HF will be responsible for
coordinating with the applicant as needed to meet applicable program criteria
and for providing period updates to Gresham on the application review process.
Home Forward will also be responsible for issuing conditional and final
approvals following confirmation from Gresham that the application has met
Gresham’s program criteria.

3. Gresham’s Application Processing Obligations. Upon receipt of the application from HF,
Gresham will review the proposed project in accordance with its own program criteria.
Gresham will provide HF comments within 10 business days of receipt of the initial
application or subsequent drafts, indicating whether the application has met Gresham’s
program criteria.

4. Gresham and HF will coordinate regarding their respective application analyses under
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Exhibits A and C.

5. Gresham and HF agree that projects approved through this program will receive a 20-
year tax exemption. After 20 years, upon mutual agreement of both Parties, the
property tax exemption may be renewed if the project is still in compliance with HF and
Gresham policies, requirements, and conditions and a newly calculated SLP fee is paid
by the applicant and distributed in accordance with this Agreement.

6. HF agrees to split the SLP fee received, as calculated in Exhibit B, for a given project
within Gresham. HF agrees to remit in one lump sum payment to Gresham 60% of the
SLP fee received within 30 calendar days of receipt of the SLP fee from the applicable
Affordable Housing developer.

7. HF agrees to utilize its portion of the SLP fee within the Gresham city limits for the
primary purpose of providing resident services for community members.

8. Gresham and HF wish to establish this as a “pilot program”. As such, this
Agreement expires June 30, 2027. Either Party may terminate the Agreement at any
time prior to that expiration date by providing a minimum sixty (60) days written notice
to the other Party. This Agreement may be extended in one-year increments with
not less than ninety (90) days prior written notice and the mutual consent of both
Parties in writing. Projects wishing to be considered must submit their complete
application and application fee prior to June 30, 2023. Any project approved by HF
per this Agreement must complete their efforts to admit HF as a Special Limited
Partner into the owning partnership within 2 years of said approval.

9. Gresham and HF may establish rules and practices necessary to carry out this
Agreement. Such rules and practices shall be put in writing and bear the signatures
of the Gresham City Manager (or designee) and HF Chief Executive Officer (or
designee) to signify mutual agreement. Rules and practices adopted under this
paragraph shall not modify the terms of this Agreement.

10. Gresham and HF agree that for the duration of this base Agreement, unless mutually
agreed upon, this program can only be utilized for four (4) qualifying projects.

11.Gresham and HF agree that this HF may extend property tax exemption per ORS
307.092 and the attached Exhibits for qualifying ground up, new construction of
affordable multi-family residential rentals or the preservation of existing rent and/or
income-regulated affordable housing within the Gresham city limits.

12. Subject to the limitations of the Oregon Constitution and the Oregon Tort Claims
Act, codified at ORS 30.260 through 30.300, each of the Parties shall hold
harmless, indemnify and defend the other and its officers, employees and agents
from and against all claims, demands, penalties and causes of action of any kind or
character relating to or arising from this Agreement (including the cost of defense
thereof, including attorney fees) in favor of any person on account of a violation of
law which arises out of or results from the willful misconduct or negligent acts or
omissions of the indemnitor, its officers, employees or agents.
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13. Gresham and HF are the only Parties to this Agreement and are the only Parties
entitled to enforce its terms and the sole beneficiaries hereof. Nothing in this
Agreement gives, or is intended to give, or will be construed to give or provide any
benefit or right, whether directly, indirectly, or otherwise, to third persons any greater
than the right and benefits enjoyed by the general public.

14. Gresham and HF may respectively amend the terms of Exhibits A and Exhibit C without
amending the Agreement provided the Party making the amendment notifies the other
Party and the amendment is consistent with the terms of the Agreement.

15. This Agreement may be executed in counterparts, each of which will be an original,
but all of which will constitute one and the same instrument.

Note: Agreement continues and signatures on following page.
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The parties by execution of this Agreement hereby acknowledge that they have read and
understand this Agreement, that each has the authority to sign and bind respectively
Gresham and HF and that Gresham and HF shall be bound by its terms and conditions.
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CITY OF GRESHAM

Eric Schmidt, City Manager

Date

APPROVED AS TO FORM: CITY OF GRESHAM

City Attorney's Office

Home Forward

Ivory N. Mathews, Chief Executive Officer

Date
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Exhibit A

Proposed Policy

Consistent with the terms of the Agreement, Home Forward will furnish property tax
exemption to spur new affordable housing construction and preserve existing affordable
housing, provided that the requirements and conditions below are satisfied.

Threshold requirements

Project rent and income levels that, on average, provide affordable housing (as defined
by the federal Low Income Housing Tax Credit program) to households at or below 60%
of area median income.
An affordability commitment consistent with Low Income Housing Tax Credit (LIHTC)
requirements that lasts at least 60 years.
An ownership structure in which Home Forward
o Serves as a special limited partner (within a limited partnership) or non-managing
member (within a limited liability company)
o Provides no guarantees and
o Accepts no underwriting, operational or fiduciary responsibilities.
Sole recourse in the event of any default is limited to Home Forward’s partnership or
member interest.
Full indemnification by the general partner / managing member for any and all claims
arising from our participation in the project, including but not limited to any environmental
claims.
Evidence from the developer that
o The property tax exemption is necessary for the project’s sources and uses to
balance appropriately.
o The project’s budget does not rely on any applications for competitive federal,
state or local funding sources for which Home Forward is also applying.
Property tax exemption in proportion to a project’s percentage of units regulated at or
below the 60% of area median income level.
o For example, a project comprised of 40% LIHTC apartments would be eligible for
to a 40% property tax exemption in accordance with the terms of the next bullet.
Payment of a fee (which may be a portion of the development fee for the project) equal
25% of the value of full property tax exemption for 20 years, assuming a 3% annual
increase per in property tax costs, discounted back at the current U.S 20 Year Treasury
Rate. Such payment becomes due upon Home Forward’s admission to the ownership
structure
For LIHTC projects, Home Forward’s right of refusal to purchase the property at the end
of the fifteen-year federal compliance period at the Minimum Purchase Price as defined
by U.S.C. 26 Section 42 (i)(7). Such right of refusal may be subordinate to any refusal
rights granted to the general partner or managing member.
The right to withdraw from the partnership under certain circumstances—e.g. non-
compliance with affordability covenants, acts of fraud, negligence, etc.
Payment by the applicant of all Home Forward legal costs associated with providing
property tax exemption.
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Exhibit B

Home Forward’s Special Limited Partnership (SLP) Fee Calculation
Purpose:

The purpose of this document is to explain how Home Forward will calculate the fee associated
with Home Forward’s participation as a special limited partner in an affordable housing project’s
ownership structure (“SLP Fee). Our goal is to provide a transparent, predictable fee
methodology such that affordable housing developers can determine, during a project’s initial
underwriting, whether to seek Home Forward’s participation as a special limited partner.

Fee Overview:
e For the propose of this fee, “affordable housing” means rental units with maximum rents
and initial household income levels equal consistent with federal Low Income Housing
Tax Credit (LIHTC) requirements.

e The SLP fee is a one-time fee equal to 25% of a full property tax exemption for 20 years,
assuming a 3% annual increase in property tax costs, discounted back at the current US
20-year Treasury rate. The annual property tax is calculated using the Multnomah
County’s Assessors methodology for calculating property tax payments.

e The SLP Fee becomes due upon Home Forward’s admission to the ownership structure.
e The SLP Fee calculation is property/project specific.

e The SLP Fee is nonrefundable, even in the event of Home Forward’s withdrawal from
the ownership structure.

Calculation:

The SLP fee to Home Forward is calculated as 25% of the potential 20-year total of property tax
payments using Multnomah County’s Assessors methodology, with annual 3% escalations and
discounting using the 20-year Treasury rate:

19
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Property Tax Payment = PTP,
_ NOI # Change Property Ratlo * Levy Code Millage Rate

Capitalization Rate

Please see an explanation of each item in the equation below.

Variable Explanation

to This is the US 20-year Treasury rate quoted for the month of financial
closing.

Net Operating Income (NOI) This is the project’s annual net operating income, which is defined as in

OHCS’s pro forma:
Net Operating Income Formula:

Rental Income*
+  Other Income
- Vacancy
- Operating Expenses**

= Net Operating Income

*Rental Income is only residential rental income.

**Note for calculation purposes, Operating Expenses will have no real
estate property taxes. Note for calculation purposes, outlier values for
operating expenses will be brought to a reasonable industry standard.

Changed Property Ratio The Changed Property Ratio is published by Multnomah County annually.
See https://multco.us/assessment-taxation/reports. Look for the pdf under

“Changed Property Ratios.”

Note that column (7XX) Residential will be used and the corresponding
row for if the project is located in Wood Village, Troutdale, Gresham,
Fairview, or the balance of Multnomah County.

Levy Code Millage Rate Levy Code Area Rate Sheets are published for tax years by Multnomah
County. See https://multco.us/assessment-taxation/reports. Look for the
pdf under “Levy Code Area Rate Sheets.”

Note the row with the project’s Levy Code Area will be used and the
corresponding column of “Total All Rates.” Take that rate and divide by
1000 to calculate the Levy Code Millage Rate.
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NTS DR
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To look up a project’s Levy Code Area, simply look to a recent Property

7/1/14 TO 6/30/15 REAL PROPERTY TAX STATEMENT
JMAH COUNTY, OREGON * P.O.BOX 2716 * PORTLAND, OREGON 97208-27"
Phone: (503) 988-3326 WWW.MULTCOTAX.ORG

ACCH
201 d—

2014-15 CURRENT TAX E

CODE AREA:

Capitalization Rate

The Capitalization Rate is the market capitalization rate as published in
Multifamily NW’s Apartment Report. This is published bi-annually. This
capitalization rate is typically contained in a table named the “Trend Report
for the Portland Metro Area”. All projects in Multnomah County will use
this capitalization rate. The most recent quarter will be used as the value.

Example:

A project developer is interested estimating the payment required for Home Forward’s
participation as a special limited partner in their project. Assume this calculation takes place in
fall 2019. This project is 180 units. It has a Net Operating Income (NOI) of $1,600,000,
assuming no residential property taxes as an above the line operating expense. The 2019
Changed Property Ratio for Gresham and the Multi-Family class is 0.478. The Levy Code for
the property is 901 and for the 2018-2019 Tax Year the millage rate was 17.0614. Dividing this
by 1000, gives the Levy Code Millage Rate of .0170614. The published Spring 2019
Multifamily NW capitalization rate was 5.5% for the 4Q2018 (most recent data). The US 20-
year treasury for the month of September 10%, 2019 was 3.02%.

Summarizing above:

to 3.02%
NOI (OHCS proforma) $1,600,000
Changed Property Ratio (Gresham, Multi- 0.478
Family)
Levy Code Millage Rate (Levy Code 901) .0170614
Capitalization Rate 5.5%
Therefore:

1,600,000 = 0,478 # ,0170614
PTRy = —— = $237,246.52

0.055
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SLP Fee = 25% = §1,184,047.39
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Exhibit C

Proposed Policy
Gresham, in partnership with HF’s utilization of ORS 307.092, agree to furnish property tax
exemption, provided that the requirements and conditions below are satisfied.

The Gresham City Manager or designee will review development proposals provided to
Home Forward and recommend support based on the following Threshold Requirements.

City of Gresham Threshold Requirements:

An affordability commitment consistent with Low Income Housing Tax Credit (LIHTC)
requirements that lasts at least 60 years, with the added requirement that Gresham
and Home Forward will be copied on any required compliance reporting to Oregon
Housing & Community Services (OHCS) related to their LIHTC approvals.
Development will provide on-site property management and provide the contact
information for such to the City of Gresham.

If new construction, the property will provide no more than two hundred fifty (250)
regulated affordable units.

If new construction, the property must be located within a City of Gresham Design
District.

Consistent with Gresham’s goals for equitable housing development, investments
should demonstrate increased choice for residents on where to live. This includes:

o Providing new affordable housing in high opportunity neighborhoods and
sites. This would include sites that have good access to educational,
economic, recreational opportunities in addition to access to transit.
Proposals should demonstrate an analysis, to the satisfaction of the City, of
these opportunities and community assets in relation to the project area by
utilizing resources including the Opportunity Atlas or other tools.

o Increasing affordable housing in areas with existing underserved diverse
populations, including areas with increasing housing cost. For investments in
these areas, the project must demonstrate, to the satisfaction of the City,
community development opportunities that will increase overall services in the
neighborhood. Gresham will support development proposals by providing
summary level demographic and socioeconomic data

Developer will provide the OHCS Affirmative Fair Housing Marketing Plan and
OHCS Resident Services Plan to the City of Gresham.

Development proposals will abide by best practices to affirmatively further fair
housing and will incorporate practices to reduce and eliminate barriers to housing for
historically marginalized communities.

Development proposals will be assessed by taking proactive steps to foster more
inclusive communities and access to community assets for all regardless of
protected class status under fair housing laws, including: address significant
disparities in access to community assets, overcome segregated living patterns and
support and promote integrated communities, end racially and ethnically
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concentrated areas of poverty, and foster and maintain compliance with civil rights
and fair housing laws.

e Dwelling Units will be maintained in a safe, clean, and habitable condition. The
Project will be managed consistent with all City, State, and Federal regulations to
meet standards of fire, health, and life safety. A rental housing license is required to
maintain or operate a residential rental property in Gresham.

e Owner will provide tenants the City’s “Rights and Responsibilities of Tenants and
Landlords” form.

e Gresham retains the right to engage Home Forward if concerned about the property
management or maintenance of the property.
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MEMORANDUM

To: Board of Commissioners pae: September 17, 2024

suect. - GoONstruction Contract Authority
Increase for Hazel Ying Lee
Apartments
Resolution 24-09-03

From: Amaﬂda SaU|
Assistant Director of Development
503.802.8552

Patrick Rhea, Project Manager
Development
503.802.8311

The Board of Commissioners is requested to authorize the Chief Executive Officer or her
designee to approve:

e Additional construction expenditures to complete the construction of Hazel Ying
Lee Apartments. The requested authorization will increase construction
expenditures by up to $1,000,000.

These actions support Home Forward’s 2023-2026 Strategic Plan Goal to lead within the
housing stability ecosystem and use our development expertise to advance innovative
solutions that expand supply and address community needs.

BACKGROUND

Hazel Ying Lee is a 206-unit Portland Bond funded project located at SE 30" and SE
Powell. Rents will be affordable at multiple ranges: 138 homes will lease at rents that are
affordable to households earning at or below 60% area median income (AMI) and 68 will
lease at rents that are affordable to households earning at or below 30% AMI. Fifty of
these 68 30% AMI homes will be supported with Project-Based Section 8 rental
assistance. Permanent Supportive Housing (PSH) services will be available for 30 families
who have experienced homelessness where one person has a disabling condition. A full
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range of supportive services will be provided by the Immigrant and Refugee Coalition of
Oregon (IRCO).

The project started construction in November of 2021. On August 17, 2021, Resolution
21-08-03 authorized $48,860,604 in construction expenditures plus $5,235,632 in owner
contingencies. On December 19, 2023, Resolution 23-12-04 authorized the creation of a
not-to-exceed $6,000,000 sponsor loan and $1,000,000 in additional construction
expenditure, authorizing a total additional construction expenditure beyond pre-
construction costs to $55,096,236.

OVERVIEW

To pay for project completion, Home Forward will need to increase our construction
expenditures above the $55,096,236 amount authorized in Resolution 24-12-04. At the
time, construction was 81% complete and Temporary Certificate of Occupancy (TCO) was
targeted for February 29, 2024. Hazel Ying Lee received the TCO on June 13, 2024. Due
to this delay, we are seeking additional authorization to pay for construction expenses to
reach completion.

Per Home Forward’s Procurement policies, additional Board of Commissioners
authorization is needed to exceed initial construction expenditure levels. Staff anticipates
that up to $1,000,000 of additional construction spending authorization is needed to pay
for the completed construction of Hazel Ying Lee. Home Forward will pay these additional
construction costs using the sponsor loan authorized by Resolution 23-12-04.

CONCLUSION
Home Forward staff requests that the Board of Commissioners approve the resolution
increasing the construction contract amount by $1,000,000.

The Real Estate and Development (READ) Committee of Home Forward’s Board of
Commissioners reviewed a draft of this resolution at its September 6, 2024 meeting.
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RESOLUTION 24-09-03

RESOLUTION 24-09-03 AUTHORIZES THE CHIEF EXECUTIVE OFFICER OR HER
DESIGNEE TO INCREASE CONSTRUCTION EXPENDITURES FOR 3000 POWELL
LIMITED PARTERNSHIP (HAZEL YING LEE APARTMENTS) BY $1,000,000

WHEREAS, the Home Forward Board of Commissioners previously authorized the
execution of a contract with Colas Construction for the construction of the Hazel Ying Lee
Apartments;

WHEREAS, the Home Forward Board of Commissioners previously authorized the
execution of $55,096,236 of construction expenditures for the Hazel Ying Lee Apartments;

WHEREAS, time delays at the Hazel Ying Lee require additional construction expenditure
authorization to pay for the completion of the project;

NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby authorizes the Chief Executive Officer, or her designee, to increase the
amount of the Colas construction contract above the previously authorized level of
$55,096,236 by $1,000,000 to complete Hazel Ying Lee’s construction.

ADOPTED: September 17, 2024

Attest: Home Forward:
Ilvory N. Mathews, Secretary Matthew Gebhardt, Chair
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MEMORANDUM

To: Board of Commissioners bae September 17, 2024

~or lan Slingerland sunect Authorize Short Term Rent
Director, Homeless Initiatives and Assistance Contracts
Supportive Housing Resolution 24-09-04

503.802.8370

The Board of Commissioners is requested to authorize Home Forward to enter into
contracts and amendments with Immigrant and Refugee Community Organization (IRCO)
and Self Enhancement Inc. (SEl) for the delivery of short-term housing assistance. These
contracts continue and expand Home Forward’s role as administrator of multiple
emergency, short- and medium-term housing assistance programs in alignment with the
strategic plan goal of prioritizing housing stability for residents and participants.

BACKGROUND

While Home Forward’s Short Term Rent Assistance program contracts with twenty-four
community-based organizations, this authorization is limited to enabling Home Forward to
enter into annual contracts with Immigrant and Refugee Community Organization (IRCO)
and Self Enhancement Inc. (SEI), respectively. Over the period of September 1, 2024 — June
30, 2030, IRCO and SEI will administer amounts determined annually based on 1) the
amounts jurisdictional funding partners have contracted with Home Forward for that
purpose; and 2) the amount of Moving to Work funds Home Forward has budgeted for this
purpose. The remaining Short Term Rent Assistance contracts land below $1 million and
have been executed within Home Forward’s delegated signing authority.

OVERVIEW

The Short-Term Rent Assistance (STRA) program provides flexible emergency and short-
term housing assistance to prevent and end homelessness. Primary funding for STRA
comes from the Joint Office for Homeless Services (JOHS), the Multnomah County
Department of County Human Services (DCHS) including pass through funding from Oregon
Housing and Community Services, and Home Forward.

135 SW Ash Street, Portland, Oregon 97204 teL 503.802.8300 t1v 503.802.8554 homeforward.org
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Funding for these STRA programs is determined annually, for contracts that typically run
July 1 through June 30. This year’s contracts will formally begin on September 1, 2024 due
to delay associated with the recent procurement work to establish new grantee partners.
Funding amounts from Home Forward are determined through Home Forward’s budget.
Funding amounts from JOHS and DCHS are set through the budget processes at
Multnomah County and the City of Portland and are often not determined until mid-June (for
the contract year beginning July 1). Once funding amounts are determined, Home Forward
must be able act quickly to contract funds with providers in order to ensure uninterrupted
services.

Home Forward, in collaboration with our jurisdictional partners, recently solicited and
received proposals from agencies to provide emergency and short-term housing assistance.
Upon completion of the evaluation process, the evaluation committee recommended
contract awards to the providers identified below for delivery of Short-Term Rent Assistance
services:

e Immigrant and Refugee Community Organization
e Self Enhancement, Inc.

e Black Educational Achievement Movement

e (Cascade AIDS Project

e (Cascadia Health

e El Program Hispano Catolico

e Family Essentials

e Impact Northwest

¢ Insights Teen Parent Program, Janus Youth

e JOIN

e Latino Network

e Multnomah County Intellectual and Developmental Disabilities Services
¢ Native American Rehabilitation Association, NW
e Native American Youth and Family Center

e New Avenues for Youth

e Northwest Pilot Project

e (Oregon Chinese Coalition

e QOur Just Future

e QOutside In (lead in collaborative for Homeless Youth Continuum)
e Path Home

e Transition Projects

e Urban League
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e Volunteers of America Home Free (lead in collaborative for DV system)

Home Forward has independently entered into contracts with all entities for amounts that
do not exceed the Board of Commissioners’ delegated signing authority of $1 million.
However, contracts with Immigrant and Refugee Community Organization (IRCO) and Self
Enhancement Inc. (SEl) exceed $1 million in anticipated annual funding.

CONCLUSION

Accordingly, the Board of Commissioners is requested to authorize Home Forward to enter
into contracts and amendments with Immigrant and Refugee Community Organization
(IRCO) in the amount of $1,297,041 and Self Enhancement Inc. (SEl) in the anticipated
amount of $1,617,442 for the delivery of short-term housing assistance.
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home

RESOLUTION 24-09-04

RESOLUTION 24-09-04 AUTHORIZES HOME FORWARD STAFF TO ENTER INTO
PERSONAL SERVICES AGREEMENTS TO PROVIDE EMERGENCY AND SHORT-TERM
HOUSING ASSISTANCE

WHEREAS, Home Forward is the administrator of the Short-Term Rent Assistance Program;
and

WHEREAS, Home Forward, in collaboration with our jurisdictional partners, has solicited and
received proposals from agencies to provide emergency and short-term housing assistance;
and

WHEREAS, Home Forward in its role as administrator of Short-Term Rent Assistance must
enter into personal service agreements with selected providers responsible for selecting
participants and delivering assistance; and

WHEREAS, Home Forward, for purposes of administrative efficiency, consolidates funding
and program requirements single contracts with each provider for delivery of services; and

WHEREAS, Home Forward’s Board of Commissioners has delegated contract execution
authority to the Chief Executive Officer for contract amounts below $1 million; and

WHEREAS, Annual agreement amounts exceed $1 million for two contracted entities,
Immigrant and Refugee Community Organization and Self Enhancement Inc., necessitating
approval by the Board of Commissioners,

NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home Forward
authorizes the Chief Executive Officer, or her designee, to execute contracts and
amendments with the Immigrant and Refugee Community Organization in the anticipated
amount of $1,297,041 and Self Enhancement Inc. in the anticipated amount of $1,617,442.
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ADOPTED: SEPTEMBER 17, 2024

Attest: Home Forward:
lvory N. Mathews, Secretary Matthew Gebhardt, Chair
5
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STAFF REPORTS
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Procurement & Contracts Department
MONTHLY CONTRACT REPORT

Contracts Approved 07/01/24 - 08/31/24

PUBLIC IMPROVEMENT

(CONSTRUCTION & MAINTENANCE SERVICES)

Able Fence Compan New permanent black coated chain-link fence with
C339%4 0 Iie pany, $17,500.00 gate at PHB property, adjacent to the New Hazel DCR 7/17/2024 9/30/2024
Ying Lee development.
Sequoia Square Envelope Rehab; Material change
€3304 0 balgen $43,985.67 from 2-Lite 4 Panel, Reeded Glass doors to Half- DCR 8/28/2024 10/31/2025
glass door at kitchens. Temporary stairs for
occupied second floor
Subtotal $61,485.67 2
GOODS & SERVICES
Ambassador Window . . .
C3386 0 Cleaning $8,992.00 BCC exterior window cleaning Property Management 7/8/2024 8/30/2024
C3388 0 Just Rgggﬁ'ﬂ‘z’a“"g & $16,200.00 HVAC preventative maintenance at Sellwood Centef  Property Management 7/16/2024 7/31/2027
C3385 0 MJ General Contracting $1,200.00 Repair drywall form HVAC leak at Madison House Asset Mgmt 7/17/2024 8/15/2024
C3399 0 Hughes Electrical $61,705.00 Install 2 EV charging stations at HWE IFS 7/29/2024 12/1/2024
Contractors
C3397 0 Al (P & $250,000.00 On-call plumbing services IFS 8/6/2024 7/23/2027
Drain Cleaning
C3398 0 Lovett Inc $250,000.00 On-call plumbing services IFS 8/6/2024 7/23/2027
C3416 0 NW Enforcement $6,037.50 Security at Celilo Property Management 8/14/2024 1/12/2025
Subtotal $594,134.50 7

Home Forward Board of Commissioners
September 2024

PERSONAL SERVICE CONTRACTS

244




3333 0 Ergirees Epleyment $50,000.00 Temporary maintenance staffing positions HR 71212024 113112025
Professionals
3390 0 Art Larger Than Me $20,000.00 Art creation and installation for Fairfield PSH DCR 71912024 12/31/2024
LimitedPartnership
NEWYD AmEisE Permanent Supportive Housing support services for
C3374 0 Rehabilitation $326,216.00 + supportive Housing supp Community Services 7/16/2024 6/30/2025
_ 36 units at Tukwila Springs; Rule 46-0340
Association (NARA)
QEDLAB Qualified ) . . .
3392 0 Envelope Diagnostics. $14,35000 | VWindow testing of Mock up window and windows at DCR 7116/2024 7/31/2025
Inc Killingsworth project.
3393 0 Birdee Media $50,000.00 el adm'”'s"at"’:é;’i;‘f" [PIROEYEER, il Executive 711612024 6/30/2025
C3387 0 Neighborhood Tree LLC $3,000.00 Arborist consulting services for Troutdale DCR 7/17/12024 1/30/2026
C3391 0 IR TR (DEEAIEE & $50,000.00 MTW Consulting Executive 7/22/2024 7/31/2026
Wood LLP
C3400 0 A to Be Partners LLC $14,400.00 Systems and fundraising discovery and assessment] Executive 7/30/2024 1/31/2025
C3395 0 Fireball Solutions LLC $50,000.00 Photography, videography, marketing consultant Executive 7/30/2024 6/30/2025
QEDLAB Qualified Dekum phase 2 building envelope air and window
3403 0 Envelope Diagnostics, $19,890.00 P tegﬁng P DCR 7/31/2024 71312025
Inc.
C3401 0 e DI_T_"(‘:%'Opme"t $50,000.00 Financing consulting assistance DCR 8/1/2024 7/28/2025
C3401 0 Dream ':I’_‘T_"(‘f"’pme"t $50,000.00 Financing consulting assistance DCR 8/1/2024 7/28/2025
C3402 0 ISV [ROEUITg & $30,000.00 Temp for HR HR 8/7/2024 10/31/2024
Staffing Inc.
. " JOHS funded supportive services and client I
C3407 0 Catholic Charities $89,675.00 assistance for SPC participants; Rule 46-0340 Homeless Initiatives 8/7/2024 6/30/2025
C3408 0 el Cleer $2,100.00 Career coaching eelenti & CligenlZ el 8/8/2024 12/1/2024
Consulting Development
C3417 o  |Cterity Loan Forgivenesst ¢4 444 oo Loan Forgiveness Webinar Talent & Organizational 8/13/2024 9/30/2024
Consulting Development
C3409 0 Nico Serra 529000 CONE i A I I B RS DCR 8/14/2024 713112027
major remodel
C3389 0 The U’;’srr:l:r‘?jgue of | $1312,500.00 PSH and Supportive Services at Fairfield Community Services 8/20/2024 6/30/2025
C3415 0 Poca Tech $3,300.00 Community acupuncture for wellness Community Services 8/21/2024 6/30/2025
C3445 0 Pregame $31,800.00 Launch, growth, brand & marketing strategy Executive 8/26/2024 1/31/2025
C3446 0 Vf/:zﬁfo?sfi‘sd $2,365.00 personal growth and life skills classes at SCC Community Services 8/29/2024 6/16/2025
Subtotal $2,220,396.00 21
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PROFESSIONAL SERVICE CONTRACTS (A&E)

AKS Engineering & . nere
C3413 0 Forestry, LLC $9,500.00 Boundary survey for potential acquisition DCR 8/20/2024 12/31/2024
Total $9,500.00 1
AMENDMENTS TO EXISTING CONTRACTS
C3364 1 Pacific Paint Northwest $ On-call painting services; amending to update IFS 7/1/2024 5/31/2027
compensation
C2445 9 Lever Architects $24,070.00 Dekum court architect additonal services DCR 71212024 6/30/2025
C2931 2 Jones and Roth $- Audits for Baldwin PSH Limited Partnership; DCR 7/3/2024 6/1/2025
amended to add time
C3297 1 Life After Patriarchy LLC $150.00 Facilitate Learning Group; amended to add funds Executive 7/8/12024 9/30/2024
C2735 2 Earth Advantage, Inc $5,000.00 Contract time extension plus closeout energy model DCR 7/16/2024 12/31/2024
Bach h Constructi Project extension due to Pacific Power Scheduling
C3026 10 acharac LLg"S fuction $- for Meter Repair at Celilo. Electrical/meter work DCR 7/16/2024 8/31/2024
scheduled for 7.23.
C2976 18 Walsh Construction Co. $52,358.00 Grace Peck CO #13 DCR 7/18/2024 12/31/2024
c3107 3 Unfold LLC $4,560.00 Bi-Monthly yoga at Tukwila Springs; amended to Community Services 7/22/2024 6/30/2025
extend contract
C3365 1 Bl C'?'L%m"ac“"g $- On-call painting services; amended to update rates IFS 7122/2024 5/31/2027
Adding an Arborist to the project for BDS tree
protection requirements at the Floresta Apts. site.
C3299 1 Forensic Building $2,250.00 The deﬂv_erables are a tree proltectlon p!apfor the DCR 7/23/2024 6/30/2025
Consultants permit set and support during permitting
andconstruction if issues arise from the tree
protection plan.
©3349 1 Mossy Tree Care $- ER R el Ha""th"t:g;”°”se; 2nencedicladd Asset Mgmt 7/25/2024 8/15/2024
€2800 2 First Response $- Security Services at North Maryland; amended to Asset Mgmt 7/29/2024 8/1/2025
extend contract
C2973 3 Carlson Testing, Inc. $30,000.00 Dekum phase 2 special inspections DCR 7/30/2024 8/19/2025
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2539 4 NW Enforcement $- Security at Strong Pfg’rif:zf amended foextend | )\ ot Management 7/30/2024 8/31/2024
C2919 20 Walsh Construction Co. $99,500.00 Fairfield Design-Build CO #13 DCR 7/31/2024 12/31/2024
C279 2 KPFEigCiEZ:’S'"“g $9,000.00 Grace Peck adding post-rehab survey scope DCR 8/2/2024 12/31/2024
C3039 4 Central City Concern $90,000.00 el el @D eIl Seness & Community Services 8/2/2024 8/31/2024
BCC; amended to extend contract
C3384 1 Cascade Em_nronmental $770.10 Added _sgope to include lead testing omitted in DCR 8/2/2024 0/20/2024
Solutions original proposal for Peter Paulson.
C2447 11 Hacker Architects $3,253.00 Killingsworth HVAC noise design DCR 8/6/2024 12/31/2025
C3286 1 Diana's Cleaning $94,080.00 Weekly cleaning services at BCC; amended to Property Management 8/6/2024 6/30/2025
Professional Services extend contract
Amending contract to include the removal of
Cc2857 7 Bremik Construction $284,631.00  |contaminated soil from the Troutdale Site. Amending DCR 8/9/2024 12/29/2025
contract completion date to match Notice to
Proceed.
C3209 1 Melody Martmez $5,000.00 Equity Consultation; amended to update scope and Executive 8/12/2024 7131/2025
Consulting LLC extend contract
Youth engagement at Rockwood Station/Landing,
C3267 1 Trash for Peace $8,480.00 Madrona, and Fairview Oaks/Woods; amended to Community Services 8/13/2024 12/31/2024
add funds for summer camps
C3214 1 Air X LLC $7,708.72 St Francis HVAC CO#1 Power Supply DCR 8/14/2024 4/1/2025
Cc2857 8 Bremik Construction $2,863.00 Troutdale CMGC Adding scope of work o remove DCR 8/19/2024 12/29/2025
two drains inlets and cap drain pipe.
Celilo court Project extension due to building permit
C3026 1 Bacharach Construction $5,089.97 final mspgctlon & closeout documentatloq. Project DCR 8/19/2024 10/31/2024
LLC extension & added cost due to vandalism of
pedestrian gate hinges and handle.
c3170 3 CarboneIIACIeanlng $92,248.00 Common area cleaning at Tukwila; amended to Prpensy MEmEmmet 8/20/2024 017/2026
Solutions extend contract
C2965 4 LMC, Inc. $26,057.00 Additional pre'°°“l;m?:é'29 up and securing DCR 8/26/2024 10/31/2024
C3259 1 Central Qeotechnlcal $13,000.00 K|!I|ng§vyonh Housing AddAItIOI'?al s@e visits ldlue to DCR 8/26/2024 12/31/2025
Services, LLC site visits consumed by differing site conditions
C2447 12 Hacker Architects $37,112.00 Killingsworth FF&E, safety glass, ADA consult DCR 8/27/2024 12/31/2025
C3227 4 Walsh Construction Co. $5,693,230.00 Peter Paulson/ Gretchen Kafoury GMP Amendment Asset Mgmt 8/27/2024 12/31/2025
Event planning and media coordination for ground
C3300 1 Le Chevallier Strategies $12,500.00 breakings and grand openings; amended to add Executive 8/27/2024 12/31/2024
funds
Subtotal $6,602,910.79 32
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OTHER AGREEMENTS (Revenue contracts, 3rd Party contracts, MOU's, IGA's)

Subtotal $0.00 0
Total $9,488,426.96 63
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Procurement & Contracts Department
FUTURE FORMAL PROCUREMENTS
Look Ahead - September 2024

Estimated Contract

Amount Description Dept. Solicitation Period
$10,202,238 STRA 'I"n?tlrgi'f;: In Progress
$42 million Group 8 DCR Late 2024
TBD Gresham CM/GC DCR Late 2024
$1.650 million A&E for N. Maryland DCR Late 2024
$13.2 million CM/GC for N. Maryland DCR Late 2024
TBD Townhouse Terrace Construction Project DCR Late 2024
TBD Nightly security at Tukwila Cg;“rr\;:g:;ty Early 2025
TBD Slavin Court Construction Project DCR Early 2025
$1.5 million CHSP Housekeeping & Personal Care Cé);nrr\;lgg;ty TBD
$1 million Rosenbaum Plaza Plumbing Repairs Phase 2/3 DCR TBD
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