


Homes.

Good.

Homes for Good is Lane County’s housing
agency and our primary work is to help low-income
residents with the logistics of affordable housing.

At a higher level, we are neighbors united
to get every Lane County resident who
needs help, into a home.
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STRATEGIC EQUITY PLAN

Homes for Good's Strategic Equity Plan is unlike other strategic plans in
that it infuses our Diversity, Equity, and Inclusion goals into a larger strategic
plan for the Agency to make sure all of our efforts are steering us in the
direction of more equitable and inclusive services.

Our Strategic Equity Plan is an annual plan that outlines our goals, and the actions
we are going to take to achieve those goals. Each goal builds and transforms
over a three year period and the steps to achieve those are evaluated and adjusted
on an annual basis based on progress.

We have identified four main areas of focus for our plan:

Listen to our Communities

Our Agency lives within the the sphere of our community, and can not be
separated from that context. In order to be a responsible community
organization, we must collaborate-- and most importantly listen-- to other
organizations and people within our community. We must learn from their
experiences and base operational changes on them to improve their
experience. These goals focus on local partnership and collaboration.

Tell the Human Story

The people we serve are the heart of our work. As a social service
organization, we work for and with people. These goals focus on keeping a
human-centered approach. They include efforts to gather participant feedback
and use that in programmatic changes, amplifying those voices on our media
platforms, and improved empathy and client interactions for non-client facing
staff.

Lead and Grow Ethically

"Leading and Growing Ethically" means we will lead the way in creating a
racially and socially just organizational culture. These goals focus on improving
our employee experience, recruiting and retaining a diverse workforce,
utilizing technologies to provide more access to our programs, and reducing
the Agency's carbon footprint.





























































































































































RENT ASSISTANCE

Moving to Work (MTW)

Homes for Good submitted its first Move to Work Supplement Plan in 2023. As a MTW Agency, we can flex our funding between Public
Housing Operating Funds, Housing Assistance Payment Funds and Capital Project Funds. Additionally, we can submit waivers to implement
policies that create administrative efficiency and support family self-sufficiency. In 2024 we implemented an income review process,
moving the majority of families we serve to a three-year review cycle as opposed to an annual review. This change is anticipated to save
737 hours per month of staff time.

Admin Reserve and HAP Reserve

For every voucher leased Homes for Good receives money from HUD to run its housing programs. Admin fees pay for salaries, supplies,
building space, etc. HUD pays Admin fees up to the number of units Homes for Good is required to lease. If Homes for Good leases more
vouchers than HUD allocates HUD doesn't give Homes for Good more Admin Fee.

Admin fees are pro-rated by HUD on an annual basis. CY24 has a current pro-ration of 92%. Admin fee reserves accumulate when the cost

of running the program is lower than the fees received. Admin fees reserves are important to maintain as they can pad a program in years
where the overall lease rate does not reach 100% or the pro-ration is lower than Homes for Good expected. Homes for Good monitors its
Admin Fee reserves weekly and has observed that they remain at around $600K.

HAP reserves are funds Homes for Good did not spend on HAP. As an example, HUD provides Homes for Good with $1,000 in HAP for the
year. Homes for Good leases 50% of the vouchers provided and doesn’t use all the HAP. Homes for Good uses $500.00 in HAP. The
remaining $500.00 is held in reserves for future use. However, in setting a national budget HUD can look at HAP reserves of all PHAs and
reallocate the money if they believe a PHA's HAP reserves have grown too large.

Homes for Good monitors these funds on a monthly basis, and are approximately 1 million. These funds are projected to be exhausted by
December of 2024. If housing costs continue to outpace funding, then future years could see a reduction in Admin Fee as we would not be
able to utilize all the vouchers.




REAL ESTATE DEVELOPMENT
& ASSET MANAGEMENT

The Homes for Good Development Team is prioritizing providing more housing options for those that need it most in the community while

moving Strategic Equity Goals forward this fiscal year. In addition, the team continues to support wildfire rebuild efforts along the
McKenzie River.

In this coming year, the team will be prioritizing:

» Targeting our housing resources to communities most marginalized in our community with an emphasis on serving people from the
BIPOC community and people with disabilities. This includes further developing partnerships to provide access to marginalized
communities in the housing in both the Eugene-Metro area and rural Lane County
Implementing the Equitable Contracting Initiative that will increase the amount of Minority and Women owned businesses we contract
with. Increase the number of low-income businesses we contract with. Increase the number of low-income workers on Homes for
Good jobs.

Increasing accessibility of our housing across our portfolio by increasing the number and access to accessible units and adopting

universal design standards for new developments.

Developing Permanent Supportive Housing (PSH) units to provide much needed housing with services in the community.
Work with community partners in rebuild efforts along the McKenzie River.

Develop low-income housing paired with early learning.

Develop transitional housing for community members exiting the prison system to support reintegration and reduce recidivism.

Projects to support these priorities include:

Bridges on Broadway —

599 East Broadway, Eugene OR, Bridges on Broadway is the evolution of the Lane County’s Project Turnkey, which had provided
temporary housing for people that lost their homes to recent wildfires. Homes for Good Housing Agency and Lane County will convert the
former 50-room Red Lion Hotel into a 57-unit Permanent Supportive Housing (PSH)apartment community serving people experiencing
chronic homelessness. Homes for Good will provide Project Based Vouchers and Lane County will refer vulnerable people experiencing
homelessness from the Coordinated Entry waitlist to Bridges on Broadway. The project was awarded PSH funding from OHCS. Construction
started in summer of 2024 and is expected to reach substantial completion within 12 months.




REAL ESTATE DEVELOPMENT
& ASSET MANAGEMENT

Ollie Court (The former Naval Reserve Site) —

13th Avenue, Eugene OR - Homes for Good is proud to partner with Head Start of Lane County and Early Childhood CARES to develop an
innovative model for housing that will co-locate 81 units of new Affordable Housing with an Early Learning Center to address the need for
affordable housing and affordable childcare in our community. A mix of one, two, and three-bedroom units will accommodate households
large and small. Construction started in summer of 2024 and is expected to reach substantial completion within 16 months.

Lazy Days —

Lazy Days is a mobile home park that was destroyed in the Holiday Farm Fire. Homes for Good is leading the effort with support from the
State of Oregon and Lane County to rebuild the entire park and provide 30 units of housing. Construction is underway and the park is
expected to be completed by the end of 2024.

Homes for Good has a robust pipeline of affordable housing projects and continues to work with the community to identify new possible
communities.

Planned Projects:

The Coleman —

Is a partnership with Lane County and Sponsors Inc. to provide housing at 4 corners on Highway 99. This project is designed to provide
transitional housing to community members exiting the prison system in efforts to reduce recidivism. The project did not receive funding in
2022. A revised, new application was submitted in August 2024.

The Field on Quince —

Homes for Good owns a 7 -acre site on Quince Street in Florence. Real Estate Staff have engaged Homes for Good staff and the larger
Florence Community in the type of housing and populations served. The project did not receive LIFT funding in the 2023 application so
staff is preparing to revise and improve the application and re-submit for funding in Fall of 2024.

Glenwood —
Homes for Good owns a key parcel in Glenwood and is working closely with the City of Springfield on the master planning of the area in
Glenwood. As soon as the planning process is complete Homes for Good will begin to apply for funding.







REAL ESTATE DEVELOPMENT
& ASSET MANAGEMENT

Developer Fees

Developer fees for Lazy Days, Bridges on Broadway and Ollie Court are estimated at $2,524,062 for 2024-2025 fiscal year. Historically the
operating costs for the Development staff, pre-development project costs, and subsidies for other agency activities such as COCC were
funded with development fee revenue generated by previous projects, however, we are excited to partner with Pacific Source to utilize a
no interest loan to use for predevelopment costs. Due to developer fees that were expected but not realized in FY 2022 and FY 2023
related to the Commons on MLK and that have been delayed for the Nel, we are continuing to work toward stabilization to obtain those
additional developer fees.

Other Funds

Homes for Good is receiving the proceeds from ongoing RAD scattered site home sales. There is one duplex that will be sold in the

upcoming 2024-2025 fiscal year, that is valued at approximately $500,000. The first $13 million of proceeds were re-invested in
replacement housing.

Future Funding

At the State level, funding for affordable housing is increasingly challenging and complicated. Due to the excessive costs of construction,
the same dollars in the funding limits are not able to accomplish as much as they have in the past. In addition, there are limited Private
Activity Bonds to pair with tax credits. In, 2024 the state paused on new applications seeking Private Activity Bonds and 4 % tax credits in
order to fund available for applications in 2025. The state is now limiting the number of applications a developer can submit to 2
applications at a time per phase, with 3 defined phases. Homes for Good may need to be more selective than it has in the past in deciding
which order to pursue projects and postpone some pipeline projects further than initially intended.

Asset Management

The Asset Management Team is working on reviewing the Agency portfolio and positioning for the future. There are 23 properties that are
asset managed in the portfolio. The Asset Management Team reviews the asset managed portfolio regularly.




Energy Services Division

Home for Good’s Energy Services Division (ESD) operates as a Subrecipient for Lane County’s Energy Assistance and Weatherization
Programs. Our programs are designed to help reduce the energy burden for low-income families and individuals residing in Lane County.
The funding for the Weatherization program comes primarily from the Department of Energy (USDOE), the Bonneville Power
Administration and Oregon Housing and Community Services. ESD also partners with local utilities and takes advantage of rebates and
other utility programs to leverage funds.

Given that ESD is funded by (USDOE), we are obliged to adhere to USDOE regulations and restrictions. Our funding is strictly for the
implementation of energy efficiency programs.

Long Range Planning

As we enter the third year of the Bipartisan Infrastructure Legislation (BIL) funding, 50% of the grant has been released for
weatherization. Additionally, ESD secured supplementary funds from the Oregon Heath Authority through a Healthy Homes Initiative. ESD
anticipates receiving these funds at the beginning of the fiscal year. This grant represents an opportunity to expand services for our
participants. We hope to address health and safety issues that impact our community and traditionally fall outside of the energy efficiency
scope of work.



GRANTS & SUPPORTIVE SERVICES

Homes for Good will continue to seek new funding opportunities to support our various programs including building out systems to
streamline Medicaid billing for Traditional Health Worker and Health Related Social Needs services.

Due to financial challenges in the Shelter+PlusCare/Madrone program, Homes for Good is moving services in house and is working with
Lane County to develop stabilization strategies.







SUPPORTIVE HOUSING

Capital Improvements

Public Housing is expected to receive $1,146,019 in capital funding to complete capital improvement projects across the portfolio including
security and community room improvements. These funds will also allow us to replace some aging infrastructure and continue to

modernize our fleet management system and upgrades to vehicles. We will work to prepare for and leverage new funding for preservation
and Public Housing capital improvements to ensure long-term stability of our portfolio.




The Central Office Cost Center (COCC) consists of those activities of Homes for Good that are funded through fees including management
fees, bookkeeping fees, asset management fees, maintenance fee for service charges, and occupancy fees. Costs within the COCC include
the Executive Team, Human Resources, Information Technology, Finance, Capital Fund Administration, Public Housing Administration,
Maintenance Fee for Service, Resident Services Fee for Service, administrative building costs, board activities, and other management
staff.

The COCC is funded by all non-overhead divisions using federal and non-federal overhead allocation methodologies. Under the Department
of Housing and Urban Development (HUD) federal allocation, the Agency can charge management and bookkeeping fees to Public Housing
and the Housing Choice Voucher programs monthly. The Agency can also charge fees for maintenance services using the HUD fee for
service model. Operations that are not mandated to follow HUD’s federal allocation methodology are allocated expenses of the COCC. In
addition to fees and overhead allocations the Agency funds COCC through monthly occupancy charges to each program based on square
footage utilized. This Year we reviewed a roll up of COCC Shared Services to isolate the true overhead costs of the organization.

The financial planning that the Leadership Team and the Board need to continue to engage in is related to the overall financial
sustainability of the organization with a particular emphasis on personnel expense growth.

For Fiscal Year 2025 the following activities will support the financial planning and considerations needed for the COCC:

Board retreat focused on how to strategically utilize the proceeds from the sale of the scattered sites.

Board training(s) on cash management and financial reporting.

Review and revise as necessary the numerous overhead allocation methodologies.

Continuing the work on financial stabilization of the affordable housing apartment communities managed by 3rd party management
companies with an emphasis on stabilizing the Permanent Supportive Housing apartment communities

e Exploring new revenue sources and maximizing cost savings across the COCC



GLOSSARY

Annual Housing Assistance Payment Budget
Americans with Disabilities Act

Asset Management Project

The Coronavirus Aid, Relief, and Economic Security Act
Capital Projects

Central Office Cost Center

Coronavirus

Calendar Year

Diversity, Equity, and Inclusion

Ductless Heat Pump

Emergency Housing Assistance

Emergency Housing Voucher

Electronic Line of Credit Control System
Energy Performance Contracting

Fee for Service

Fair Market Rent

Family Self Sufficiency

Full-Time Equivalent

Fiscal Year

Foster Youth to Independence Initiative
Housing Assistance Payment

Health Care for Homeless Veterans Program
Housing Choice Voucher

Human Resources

U.S. Department of Housing and Urban Development
Information Technologies

Light Emitting Diode

Landlord Compensation Fund

Lane Transit District

Oregon Emergency Rental Assistance
Oregon Housing and Community Services
Project Based Rent Assistance

Project Based Voucher

Public Housing

Public Housing Authority

Permanent Supportive Housing

Per Unit Cost

Resident Advisory Board

Rental Assistance Demonstration

Real Estate Assessment Center

Resident Opportunities and Supportive Services
Section 8

Uniform Physical Condition Standard
Veterans Assistance for Supportive Housing




