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I. Introduction 

The City of Beaverton thrives as an ethnically diverse, welcoming city, where all its 

residents are an essential part of the Beaverton community.  As stated by Mayor Denny 

Doyle in his 2019 State of the City address, “We are a community that cares for every 

person who calls our region home.  We continue to make diversity, equity and inclusion 

a priority.” People want to be part of this community because of the quality of life and 

diversity we enjoy, but many existing residents increasingly struggle to remain in 

Beaverton.   

This Local Implementation Strategy (LIS) aims to sustain Beaverton’s livability, particularly 

for those most in need.  It will guide the city’s efforts as it works to create affordable 

housing using the Metro Affordable Housing Bond. Beaverton is pleased to be an 

implementing jurisdiction of this program as these resources will play a critical role in 

meeting a range of important housing needs in the community, ensuring the livability 

discussed above.  The City will strive to deploy resources and help housing projects 

develop expeditiously in order to minimize inflationary pressures and receive additional 

funding from the program should resources be available. 

Principles of Autonomy & Collaboration  

Three jurisdictions in Washington County will participate in implementation of the Metro 

Affordable Housing Bond—Washington County, the City of Hillsboro and the City of 

Beaverton.  While each will have a separate LIS, the jurisdictions have agreed to several 

principles and practices with respect to the development and operation of their 

strategies. 

 First, the three jurisdictions have agreed to share both the bond resources and 

the goals established for Washington County as a whole, based on the share of 

bond revenue generated by each of the three jurisdictions.   

 Second, each jurisdiction will have autonomy in project selection, commitment 

of bond resources, and oversight of bond-funded projects.  The jurisdictions may 

choose to collaborate on specific projects that will serve their individual as well 

as collective community needs.  This may result in actual expenditure of bond 

proceeds across the three jurisdictions in a different blend than envisioned at the 

outset. 

 Third, recognizing that many community partners serve the larger Washington 

County area, and that many residents perceive that their needs could be met 

without respect to jurisdictional boundaries, the three implementing jurisdictions 

will collaborate on community engagement efforts and on developing the 

partnerships that will help to ensure the success of all bond projects throughout 

Washington County. 

Beaverton Housing Needs 

Currently, Beaverton has 876 regulated affordable housing units that are disbursed 

across the city based on lists compiled by Metro, the City of Beaverton, Washington 
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County, and Oregon Housing and Community Services. Juxtaposed with the need for 

regulated affordable housing in Beaverton highlights a severe shortage within our 

community. In 2015, the City of Beaverton contracted with Angelo Planning Group and 

Johnson Economics to complete a Housing Strategies Report. Among other things, this 

report looked at demographic trends, associated housing needs, and a determination 

of land needs for housing over the next 20 years.  The table below represents 

Beaverton’s estimated rental housing needs over a 20-year period starting with 2016: 

Total rental housing needed 4,672 

Total affordable rental housing needed 2,663 

Total 30% AMI (Area Median Income) rental housing needed 841 

Total 60% AMI rental housing needed 1,028 

Total 80% AMI rental housing needed 794 

 

Available Resources and Framework Targets 

Beaverton’s Local Implementation Strategy focuses on the needs of city residents 

based on feedback from an in-depth community engagement process and Metro’s 

Affordable Housing Bond Program Work Plan (Work Plan) approved by Metro Council 

on January 31, 2019. 

The Metro Work Plan illustrates how the regional goal of creating 3,900 restricted 

affordable units (1,600 of which are to be available to households earning 30% or less of 

the Area Median Income (AMI), and 1,950 housing units which are to have two or more 

bedrooms) is distributed between implementing jurisdictions.  From the region, 

$31,140,595 in bond proceeds is dedicated to Beaverton. The overall goal for 

Beaverton is to support at least 218 units of affordable housing within the city.  These 

may be newly built units or existing units at risk of rapidly rising rents.  While affordable 

homeownership is an option for bond resources, the city expects to invest its portion of 

bond proceeds in rental housing. 

Recognizing Beaverton’s lowest income neighbors have the greatest challenges in 

securing affordable housing, and consistent with the Work Plan, Beaverton has set a 

goal that at least 89 of the 218 units will be affordable for households with income at or 

below 30% AMI.  These units may serve people with special needs, people who earn low 

wages, or live on fixed incomes.  As least 35 of these deeply affordable units will be 

supported with rental assistance provided by the Housing Authority of Washington 

County, targeting the most fragile households.  

The “Tri-County Equitable Housing Strategy to Expand Supportive Housing for People 

Experiencing Chronic Homelessness” is a strategic plan prepared in February 2019 by 

the Corporation for Supportive Housing and Context in Action to provide 

recommendations for Clackamas, Multnomah and Washington Counties to reduce 

chronic or long-term homelessness for people with complex health conditions. 
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The plan identified a need for 226 Permanent Supported Housing units (PSH) in 

Washington County.  PSH is an intervention for chronic homelessness, aligning deeply 

affordable housing with effective delivery of supportive services.  The City of Beaverton 

strives to work with the County and other public partners to identify opportunities to 

include PSH units within the 89 deeply affordable units the city will fund. 

An on-going funding source for services is critically important to make PSH units 

sustainable.  If funding is made available, Beaverton will work with developers, social 

service agencies, Washington County, and other community partners to link supportive 

services to the affordable housing to ensure that residents are stable and secure. 

Beaverton may explore options to include units with rents appropriate for households 

with incomes from 61% to 80% AMI (Low Income as defined by HUD).  The need for 

affordable housing crosses income levels and serving higher income households can 

create cross subsidization for very low-income households. No more than 22 Bond-

financed units will have rents at this level.  

The need for rental housing crosses a range of household sizes.  The private rental 

housing market has concentrated on small unit sizes – typically studios and one-

bedroom apartments. This is also a concern voiced by Beaverton community members 

in many listening sessions throughout our community engagement process.  This 

mismatch between need and available units is especially difficult for lower-income 

households. As a result, the Metro Bond Framework set a goal that half the units 

developed under the bond program must include two or more bedrooms.  For 

Beaverton, this means that at least 109 units will include two or more bedrooms. 

Advancing Racial Equity 

The City of Beaverton prioritizes advancing racial equity for all its activities.  The Diversity 

Advisory Board and Human Rights Advisory Commission inform the city’s activities and 

advance equity through their effort and input. This is an ongoing priority of elected 

leadership to mitigate decades of government policy from the federal to local level 

that contributed to disparate outcomes for communities of color. People of color 

struggle disproportionately with unaffordable housing, displacement and homelessness.  

The implementation of the Affordable Housing Bond provides an opportunity to work to 

address this inequity and to meet the needs of historically marginalized communities. 

Efforts and opportunities to address racial equity occur at many points in the 

implementation of the Affordable Housing Bond.  Opportunities to advance racial 

equity include community engagement to plan development, project selection, and 

inclusion of minority businesses and workforce in the design and construction of housing 

with a 20% subcontracting goal of development hard and soft costs to certified 

minority, women, emerging and disabled veteran-owned businesses.  

To ensure we are successful in meeting this goal, staff invested significant time towards 

meeting with minority owned subcontracting businesses and trade associations to 

discuss the barriers to participation and to determine solutions and steps the city can 
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take to overcome these barriers. Beyond this, staff formed culturally specific 

partnerships for outreach and services, and will continue to focus on accessible tenant 

selection/screening criteria processes, contracting opportunities post construction, and 

ongoing reporting of outcomes.  The specific implementation strategies Beaverton will 

employ are discussed in the various sections below. 

II. Strategy Development  

Meaningful community engagement, especially with communities of color and 

marginalized communities, is the cornerstone of the LIS development.  Washington 

County, Hillsboro, and Beaverton jointly developed an outreach plan that focused on 

regional and local nonprofit partners.  In developing this outreach plan, equal focus 

was placed on reaching non-housing organizations and their constituents as housing-

related service providers.  To be consistent with the outreach and the information being 

gathered, the plan included six question asked consistently throughout this process.  As 

of April 30, 2019, the collaborative work of the three jurisdictions resulted in hearing from 

451 community members and over 100 agencies, which represented an array of 

communities and interests, see Outreach Report (Exhibit 1). Efforts were made to reach 

low-income community members, people of color, people with limited English 

proficiency, immigrants and refugees, senior residents and people who have 

experienced housing instability. The City of Beaverton divided its outreach into two 

phases – Listening and Feedback. 

Listening Phase 

The City of Beaverton has established boards and commissions that provide input and 

feedback on city related activities and initiatives.  40% of the city’s board and 

commission members self-identify as a person of color.  Due to the importance the 

city’s boards and commissions have in civic engagement, it was imperative to seek 

input with relevant boards and commissions as part of the LIS development.  Staff made 

presentations to and sought input from the Beaverton Committee for Community 

Involvement (BCCI), Human Rights Advisory Commission (HRAC), Beaverton Committee 

on Aging, and the Diversity Advisory Board (DAB).  Some members shared personal 

experiences on access to housing, affordability, discrimination, displacement, etc.   

To engage the community at large, over 80 community members attended a widely 

publicized listening session.  This listening session included city board and commission 

members who acted as volunteer facilitators during breakout sessions. At this session, 

attendees were able to vote electronically after discussing the six listening session 

questions in small groups to provide live input to staff throughout.  Some of the key take-

away from this event included a need to having access to affordable/stable housing, 

and the challenge of income not keeping up with housing costs/rent increases.  

Included in the Outreach Report are summaries of three listening sessions that exemplify 

the city’s community engagement efforts with underrepresented communities. These 

include a conversation with Habitat for Humanity constituents, an Arabic-speaking 

community conversation, and participation in a Latino Family Night.  Attendees at 
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these sessions came from a wide variety of backgrounds and represented a diverse 

cross-section of the Beaverton population.  Members of the Beaverton Iraqi community 

led the Arabic-language session, which allowed for more nuanced input than 

simultaneous interpretation. Beaverton High School’s Latino Family Night invited staff to 

share information and hear from parents about their housing challenges.  Common 

comments from these sessions were the need for family size housing, including a larger 

number of 3 and 4-bedroom units, and proximity to good schools and other amenities.  

At one of the sessions, one attendee said, “it’s sometimes easier to get a job than it is to 

get housing”. 

Listening sessions included conversations with developers (for profit and nonprofit), 

general contractors, minority subcontractors and minority small business advocates.  

Due to limited past participation of developers in creating affordable housing in 

Beaverton, the conversations with developers focused on opportunities, challenges, 

and invitations to participate in creating quality affordable housing for the city’s most in 

need. Conversations with contractors focused on potential cost containment and 

efficiencies. The conversation with minority contractor advocates represented the first 

step in establishing a system to connect minority subcontractors to city-funded projects, 

beyond city procurement.  Because there are multiple contracting opportunities once 

an affordable housing project comes online, outreach to minority small business 

advocates focuses on connecting minority small businesses with property 

owners/property management companies for contracting opportunities. 

Public Review Draft Feedback 

The LIS was drafted using the Work Plan and information received through the listening 

and feedback phase as guides.  Staff presented the draft to City Council for feedback 

on May 7, 2019.  Thereafter, the LIS draft was available for community feedback on the 

city’s website, as well as comments from Metro staff, members of the Metro Housing 

Bond Oversight Committee, and community groups engaged in the Listening phase, 

and trade associations interested in increasing minority and women participation in 

housing development projects. 

 Community Feedback 

During the feedback sessions, staff took the opportunity to further engage community 

participants by asking the following three targeted questions: 

 Given the location and the need, what would you prioritize for the 60 to 80 units 

at the Elmonica site? (Choices listed were people experiencing homelessness, 

Veteran housing, senior housing, intergenerational housing, and three 

bedroom/family housing) 

 What type of housing units do you think Beaverton has the greatest need for? 

(Choices listed were studio/one bedroom, two-bedroom, and three-bedroom 

units) 

 How would you prioritize allocating deeply affordable units, knowing the need 

and services required are greater than available resources? (Choices listed were 
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working households, Social Security households/fixed income, mental 

health/addictions stabilization and/or people experiencing homelessness) 

The City of Beaverton hosted an Open House for residents on May 16, 2019, a follow-up 

session with the Arabic community using trusted facilitators, and a follow-up 

presentation in Spanish at the Beaverton School District Latino Night. The open house 

and feedback sessions were an opportunity for community members to learn more 

about the LIS and provide their feedback on previously mentioned questions. 33 people 

attended the Open House, 18 adults participated in the Beaverton School District Latino 

Night, and 23 adults attended the Arabic Night follow-up session. 

To answer the questions above, community members walked around the room with a 

sequence of posters designed to provide education and insight into these difficult 

decisions. We asked community members to vote with stickers in different colors (green 

for highest priority and red for lowest priority) to indicate how they would prioritize 

different unit types and services on three different posters. Staff were available to 

answer questions and feedback sheets were available for community members with 

more detailed comments. The same posters (translated into Spanish and Arabic) were 

used in follow-up sessions at the Beaverton School District Latino Night with Spanish 

speaking staff and for the Arabic community with staff and Arabic facilitators, who also 

recruited participants for the event to build trust. 
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May 16 Open House Results: 

 

 

Other comments from the event included the need for separate housing for people 

experiencing homelessness, the need for family housing with nearby amenities and 

the need for pet friendly housing. 
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Beaverton School District Latino Night Results: 

 

 

 

Overwhelmingly, attendees identified the need for three bedroom/family housing. 
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Arabic Community Follow-up Results: 

 

 

 

Similar to the Beaverton School District event, attendees of the Arabic Community 

event stressed the need for three bedroom/family housing at the Elmonica site and 

beyond. 
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Trade Association Feedback 

Like the community engagement process, outreach to MWESB-DV Trade Associations 

(COBID Registered) and pre-apprenticeship programs is ongoing. Beaverton desires to 

ensure contracting and employment opportunities are available to women and 

minority contractors.  Therefore, the city is developing partnerships with agencies that 

can provide guidance its development partners on how to achieve established goals 

and connect their members to contracting opportunities.  To that end, staff met with 

representatives of the Portland Development Business Group (PDBG), LatinoBuilt, 

Oregon Association of Minority Entrepreneurs (OAME), Oregon Tradeswomen, Portland’s 

Opportunities Industrialization Center (POIC) and Constructing Hope. The city discussed 

upcoming opportunities created by the Metro Bond and asked for feedback.  The 

following information was shared with staff:  

 Hurdles MWESB-DVs would encounter in providing successful low bids and ideas 

on overcoming these hurdles 

 Difficulty in developing trust with General Contractors (GC) 

 Pitfalls of cold calling from the COBID registry list 

 Hosting traditionally unsuccessful meet and greet events 

 The need for assuring accountability from developers and GCs 

 Journeyman to apprentice ratios given the ongoing construction boom in the 

area 

 Lack of developer partnerships with MWESB-DV GCs 

 Language Barriers 

 Non-COBID registered small businesses  

 Lastly, an overall experience of agencies/companies relying on known 

contractors and previous relationships 

 

Local Implementation Strategy Approval 

The community engagement detailed above led to this final LIS draft, which is 

scheduled to be reviewed by the Metro Housing Bond Oversight Committee on July 26, 

2019, and subsequently by Metro Council.  It will also be considered and approved by 

the Beaverton Council. 

III. Implementation Phases 

Implementation of Bond funded projects is expected to occur over a period of four to 

seven years. This timeline will allow for the identification of sites, securing needed 

resources for capital and services, forming partnerships with developers and service 

providers, procurement of projects through public solicitations, and completing 

construction. During this period, community needs and opportunities may change.  

New census data will become available, new community planning efforts may be 

initiated or completed, and new resources or opportunities may become available 

while other resources or opportunities may not materialize as anticipated. In addition, 

certain framework goals may be easily fulfilled, while others may prove more 

Attachment 2 to Staff Report



Page 13 
 

challenging. Because of the dynamic nature of this work, Beaverton proposes to 

periodically review, and potentially alter, this Implementation Strategy. 

Notwithstanding the four to seven years implementation timeline, being responsive to 

the demonstrated community need for affordable housing is essential and Beaverton 

will work to fund projects as soon as possible.  The Mary Ann, a Phase 1 project, has 

already been approved (more details about this project can be found in the Project 

Selection Process). In addition, the City expects to issue solicitations for two projects 

shortly after the Metro-City of Beaverton Intergovernmental Agreement (IGA) is 

approved.  A third and final solicitation is expected to be issued in the spring/summer 

2020.  

Beaverton proposes to take a portfolio approach to implementing Bond resources, 

monitoring and adjusting the LIS when appropriate (Exhibit 2).  Because the pace of 

implementation is uncertain, these review points will not occur at specific points in time, 

but instead will be based on the commitment of Bond resources to specific projects.  

Beaverton will use Exhibit 2 tracking worksheet as an addendum to this Implementation 

Strategy.  As project commitments are made, the tracking worksheet will be updated 

to show balances of funds available, and the framework goals met and still to be 

achieved.  This will provide a real-time update that can guide the selection of the 

subsequent projects to ensure that overall goals and resource commitments are 

consistent with the Metro framework.  Should the tracking worksheet indicate that a 

modification to the adopted Implementation Strategy is advisable; the amendment 

process will include community engagement based on our on-going community 

engagement process, review and approval by the Beaverton City Council, and 

submission to Metro for review and approval. 

IV. Organizational Plan for Implementation 

Beaverton will use a combination of staff and consultants to administer this 

Implementation Strategy.  In-house staff will be responsible for community engagement 

and outreach, project selection process, project documentation and funding 

processes, as well as overall program monitoring and reporting.  Beaverton may 

engage consultants with expertise in financial packaging of affordable housing to 

review proposed projects during the selection and commitment phases.  Similarly, 

Beaverton may engage consultants or partner with other project funders to leverage 

their expertise in construction management to help oversee project development.  

Some aspects of implementation will require the development of systems new to 

Beaverton, or that are not efficient at the scale of the handful of projects that are 

expected to be funded with the Housing Bond.  Depending on the activity, either 

Beaverton will create its own tracking/compliance system or may work with Metro or 

other jurisdictions to create effective implementation strategies. 

In addition to the city’s General Fund dollars supporting the housing staffing necessary 

to implement the bond, Metro has also committed $655,591 over five years to augment 

Beaverton’s staffing plan for bond implementation. Initially, Beaverton anticipates these 
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funds will support the addition of one full time equivalent position for community 

engagement, racial equity work, and monitoring restricted covenants via regulatory 

compliance agreements.  City Council approved this new position effective April 1, 

2019. 

V. Project Selection Process 

Beaverton will work in partnership with developers/owners that are skilled and interested 

in providing affordable housing and services in the community. The City of Beaverton 

itself does not intend to be a developer or owner of housing funded under the Bond.  

Beaverton expects that the Bond funds will provide support for four projects.   

The City of Beaverton is in the process of creating a Housing Technical Advisory Group 

(HTAG), which will provide feedback to staff and advise the Mayor on affordable 

housing related manners, including Housing Bond projects.  Like other City of Beaverton 

advisory groups, every attempt will be made to ensure gender/ethnic diversity as well 

as industry and end-user expertise.     

The city’s Real Estate Committee (REC) is an internal committee advisory to the Mayor 

charged with reviewing city real estate investments.  The REC will review proposed 

projects prior to staff presenting them to the Mayor and subsequently City Council. 

The project selection process will include public and open solicitations via Notice of 

Funds Availability (NOFA), Requests for Qualification (RFQ), and Requests for Proposals 

(RFP), etc.  Both internal housing staff and an external review committee will review 

proposals and make recommendations to the Mayor.  Each external review committee 

will be comprised of experts in affordable housing finance, resident services, 

homelessness, and development.  Prior to the recommendation being presented to the 

Mayor, the selected proposals will be reviewed by the HTAG and REC for their 

feedback.  The recommended project and feedback are forwarded to the Mayor, 

who will forward a recommendation to City Council for its selection decision.   

Every solicitation document will include a set of expectations for all developers/owners 

to ensure selected projects achieve both the framework goals and racial equity 

outcomes. These requirements include a 60-year affordability covenant, inclusion of 

minority and women owned contractor participation in the development process, and 

the use of best practice outreach and tenant selection criteria.  Specific requirements 

are fully described in the Project Selection Criteria and Project Implementation sections 

below. 

An exemption to this process is The Mary Ann affordable housing project.  This project is 

expected to be the first project to be funded with Housing Bond resources in Beaverton, 

and the reasons for being exempted from this selection process are detailed below. 

 Phase 1 Project – The Mary Ann (1st & Main) 

Consistent with Metro and Beaverton’s intent to demonstrate timely progress in Bond 

implementation, the City of Beaverton identified a Phase 1 early project: The Mary Ann. 
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This project will be located at First & Main on a half block site with the capacity for 

approximately 54 units. Beaverton currently owns a portion of the site and REACH 

Community Development Corporation (REACH CDC) controls the balance of the half 

block. Given the property ownership structure, Beaverton selected REACH CDC through 

a sole source negotiation, as the combined properties can provide for an efficiently 

scaled development. REACH has a 30+-year history of affordable housing development 

and operations expertise across the metro region.  

The site is a block from Beaverton High School, has great access to transit, and is in a 

qualified census tract for the purposes of low-income housing tax credits.  The adjacent 

high school has a majority minority enrollment, so housing located near the school 

could serve a diverse tenant population. The project location supports feedback 

received during the Listening Phase from community members stressing the need for 

affordable housing with access to amenities and schools. The city also prioritized this 

project to leverage city-owned property and the Washington County’s commitment of 

federal HOME Investment Partnership Program funds. 

The project is currently envisioned to include a beneficial mix of housing units, including 

26 two-bedroom and 3 three-bedroom units targeted to families with children.  Eleven 

of the 54 units will be priced at 30% AMI, and eight Project-Based Section 8 vouchers will 

ensure those units are affordable to Beaverton’s lowest income households and help 

the project perform financially. While no special needs sub-populations have been 

identified at this point, REACH CDC and the city will explore opportunities for 

partnerships with Washington County for the funding of services, and/or service 

providers who may have clientele needing housing and/or providers who may have 

valuable services to offer to residents. 

The Mary Ann has an estimated total development cost of $20.9 million.  Anticipated 

funding sources include 9% Low Income Housing Tax Credits (LIHTC), Metro Regional 

Bond funds, permanent debt, Washington County HOME funds, land write-down of the 

city’s parcel, among other funds. If REACH CDC is successful in receiving 9% LIHTC 

allocation this summer, the project is scheduled to break ground in the first quarter of 

2020 and open 18 months thereafter. 

Other Sites Identified by the City 

Elmonica – The city, in partnership with Metro, has also identified the Elmonica site for a 

project using Housing bond funds.  The Elmonica site is a Metro-owned property, 

located in west Beaverton on Baseline Rd in the Elmonica light rail station area.  The site 

benefits from excellent access to transit and is in a mixed income neighborhood with 

commercial services. The site has capacity for 75-85 units. Because of the location, the 

site can accommodate many different objectives such as senior housing, family 

housing, and deeply affordable (30%) units, all of which community members expressed 

a need for during the Listening Phase of our community engagement process. The site is 

in a federally designated Qualified Census Tract (QCT).  A QCT is a geographic area 

defined by the Census Bureau in which at least 50% of households have income less 
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than 60% AMI.  This designation enables the project to maximize the amount of tax 

credits and the impact of 4% LIHTC as part of the financing package. 

The developer/owner of this site will be selected using an RFP jointly managed by 

Beaverton and Metro. Metro will lead negotiations with the selected developer for 

disposition of the land.  Beaverton will lead financing/funding negotiations.  

Other Sites – Beaverton is exploring other sites that the city owns or controls that may be 

desirable for Housing Bond financed projects. Based on feedback received from the 

early community engagement process, the city will prioritize such sites if they support 

Implementation Strategy goals and are consistent with feedback. The city will take into 

consideration: 

 the beneficial leverage of free or discounted land; 

 high opportunity areas, these areas are defined by with access to good transit, 

good schools, services, and other amenities; 

 opportunities to meet community development goals or develop beneficial 

service partnerships; and/or 

 opportunities to use 4% LIHTC resources 

Should Beaverton identify additional city-owned sites under its Local Implementation 

Strategy, the developer/owner of such sites will be selected using an RFQ or RFP 

process. 

Sites Identified by Metro 

The allocation of Affordable Housing Bond funds includes an allocation for land 

acquisitions carried out by Metro rather than by the implementing jurisdictions. Metro 

has allocated an estimated $21 million for acquisition in Washington County. The city 

will encourage Metro to purchase sites within Beaverton to further leverage the city’s 

allocation of bond funds. 

While it is uncertain whether any such sites will be in Beaverton, the city is committed to 

working closely with Metro should such sites be identified and align with the established 

LIS.  If such sites are identified that meet LIS criteria, Beaverton would work with Metro on 

the acquisition and jointly select a developer/owner through a competitive process. 

Sites Proposed by Developers 

The City of Beaverton expects that one of the four projects to be funded using Metro 

Regional Bond Funds will be selected through a NOFA process.  Through this NOFA, the 

city will target areas with little or no affordable housing and emerging areas near good 

schools.  The NOFA process will follow all Metro and city requirements pertaining to the 

bond and the selected developer will be required to meet cost, unit mix, affordability, 

accessibility, and racial equity goals. 
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VI. Leveraging Other Affordable Housing Resources 

While the Metro Bond resources are substantial, those funds will need to be blended 

with other public and private funding sources, including city resources, to accomplish 

the unit targets of the Bond.  Several principles will guide city efforts to leverage the 

Bond funds: 

 Maximize the use of non-competitive resources. The 4% LIHTC program is 

available on a non-competitive basis to provide equity for affordable housing 

development. This program is especially useful for larger projects or scattered 

site projects that can be bundled to achieve the scale desired by equity 

investors. Developing projects in QCTs or Difficult to Develop Areas (DDAs) can 

maximize the usefulness of the 4% tax credits. 

 Maximize use of private resources. Many projects will generate enough rental 

income to be able to make debt service payments on loans from private 

banks. While ensuring that projects have appropriate operating budgets and 

reserves, private debt should be secured for projects whenever feasible.   

 Maximize local resources. A variety of local resources may be available to 

support capital and operating expenses: 

o Project based rental assistance. Washington County Housing Services 

has committed project-based Section 8 assistance for 33 units to 

Beaverton Bond projects. This assistance will allow residents to pay based 

on their household income, while the project will receive a set rental 

income based on the Section 8 payment standard.  

o Property tax exemption. The City offers property tax exemption to 

developer/owners that are non-profits under the provisions of ORS 

307.540 and apply to the city’s program.  Other options for property tax 

exemption may be possible on a project-by-project basis. 

o Publicly owned land. The City will prioritize projects developed on City-

owned or other publicly owned sites. The ability of the City or other 

jurisdictions to donate the full value of the sites may vary, but discounted 

values would be available. 

o Direct grants or investments. The City has historically made direct 

investments in affordable housing. While there is not a specific 

appropriation at this time, the City is exploring project needs and 

possible City resources that can support Bond-funded housing projects.  

Current program modeling shows an additional gap of $2 - $6 million for 

Housing Bond funded projects. 

o System Development Fees (SDC) assistance. City Council adopted a 

resolution on December 4, 2018, to provide limited SDC relief for 

regulated affordable housing projects and directed staff to collaborate 

with other jurisdictions that charge SDCs to Beaverton projects for 

additional SDC relief. 

 Seek other existing affordable housing resources (Federal, State and County 

resources). The City recognizes that despite the substantial amount of Bond 

Attachment 2 to Staff Report



Page 18 
 

funding and the strong commitment of resources from the City, projects may 

have financing gaps that are best filled with other traditional affordable 

housing program resources. Sources such as the county HOME funds, State 

Document Recording Fee, OAHTC, and other sources may be needed to 

complete financing packages for specific projects.  In partnership with the 

selected developer, Beaverton will work with other funders in a transparent way 

to find the most effective and efficient way to bring these resources to Bond 

funded housing projects.  

 Support the pipeline of other affordable housing projects. While much of 

Beaverton’s efforts during the implementation of the Affordable Housing Bond 

will be focused on moving the pipeline of Bond funded projects forward, the 

ongoing availability of other Federal and State affordable housing resources 

means that there is a likelihood other projects may move forward during the 

same timeframe. Beaverton will monitor the pipeline of projects proposed and 

funded in Beaverton and will collaborate with developers to identify the most 

appropriate funding packages and other support that can be allocated to 

those projects. 

 Funding for resident and supportive services.  Beaverton will work with regional 

and state partners to identify a consistent funding source to serve vulnerable 

homeless or at the risk populations.  It is through consistent funding of resident 

and supportive services that vulnerable populations can remain housed and 

help the project succeed financially. 

 

VII. Project Selection Criteria 

Metro Framework 

Beaverton will consider a number of factors in the selection of Housing Bond projects.  

The first consideration will be how each project contributes to the accomplishment of 

city’s goals in the Metro Framework.  Under the Framework, Beaverton has the following 

targets: 

 

 

 

 

 

Beaverton does not expect that each project will reflect the ratios expressed by these 

targets, but instead will ensure that the overall portfolio of funded projects will achieve 

this mix.    

Framework Targets 

Total Units 218 

Minimum number of 30% AMI Units (33 

units with Project Based Sec 8 rent 

assistance) 

89 

Minimum number of 2 Bedroom & 

Larger Units 
109 
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The ratio of small and large units will reflect the characteristics of the target population 

of specific projects, and that in turn, should reflect characteristics of a site in terms of 

whether it is best suited to families with children or smaller households. 

Beaverton also anticipates that all projects will include some units with rents at 30% AMI.  

In some cases, projects will be targeted to low wage earners, while others may be 

targeted to people with disabilities or other special needs, or people who have 

experienced homelessness.  Some projects may include high concentrations of 30% 

units so long as there is an identified consistent funding source for the corresponding 

supportive services needed. 

Beaverton is open to considering the inclusion of 61%-80% AMI units when that helps to 

cross subsidize lower income units or reduces the amount of Bond financing needed for 

the project, although no such units are currently contemplated.  

Beaverton will focus its Bond financed affordable housing on new construction of multi-

family rental projects and may also consider multi-family acquisition/rehabilitation 

projects.  Although allowable, Beaverton is not considering investing Bond resources in 

home ownership strategies. 

Furthering Beaverton’s Affordable Housing Goals 

In addition to fulfilling the Work Plan, Beaverton will work to align the affordable housing 

developed with the Bond to also support a variety of local goals. These include:  

 Geographic Goals – Beaverton desires to support projects in opportunity 

neighborhoods that have good access to transportation, commercial services, 

community amenities, and provide the opportunity to create inclusive mixed 

income neighborhoods. This feedback was also received during listening sessions 

and reinforced during the feedback phase, with requests for housing with access 

to schools and amenities. These areas include the emerging downtown, recently 

annexed areas, and areas where private/public investment is being made to 

improve the livability of the area. Beaverton will seek to disperse units throughout 

the city, where these locational attributes meet. 

 Target Population Goals – During the Listening phase, the city received reminders 

of the need for senior housing, family housing (to include three and four-

bedroom units), housing accessible to high needs populations, housing that is 

compliant with the American with Disabilities Act (ADA) by utilizing universal 

design, and housing for individuals exiting the foster care system. Due to limited 

resources and the small number of projects to be funded under the bond, 

addressing all these needs will not be feasible, but the city will strive to assist as 

many of these needs as possible.  

 Complement other affordable housing related activities – The Housing Bond 

funds allow the city to leverage its funds to continue its work on other affordable 

housing strategies. These include working with property owners to identify ways 

to improve the housing stock while avoiding forced displacement of tenants, 

collaborating with market rate developers to include affordable/restricted units 
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in their development, working with homebuilders to increase affordable 

homeownership stock, and providing down-payment assistance for additional 

affordable home ownership opportunities. 

Racial Equity 

Beaverton’s approach to racial equity in project selection will take into consideration 

factors such as: 

 Increasing affordable housing in areas with existing underserved diverse 

populations, especially in areas that may be subject to displacement. 

 Providing new affordable housing in high opportunity neighborhoods and sites.  

This would include sites that have good access to transit, jobs, quality schools, 

commercial services, parks & open space, etc. 

 Supporting project teams that have a proven track record of: 

o Outreach, engagement, and ensuring participation of minority and 

women owned contractors in pre-development and construction of the 

project, as well as the on-going maintenance of the building; 

o Engaging targeted and/or marginalized communities, communities of 

color as part of its leasing process;  

o Creating an inclusive tenant screening criteria process, minimizing barriers 

to housing experience by communities of color;  

o Providing culturally specific resources and services. Beaverton recognizes 

that culturally specific programs can achieve strong outcomes for diverse 

groups in the community.   

 

Beaverton will prioritize projects addressing the historical racism and lack of housing 

access experienced by communities of color, whether that is represented by projects 

sponsored by culturally specific organizations, or projects sponsored by partnerships in 

which culturally specific organizations have a meaningful role in project design and 

operations, or sponsors provide sufficient proof of their ability to connect with 

communities of color. 

Connection to Services  

Beaverton expects that Resident Service Coordination will be provided at all projects, 

appropriate to the level of need of the target population. Resident Services will focus 

on eviction prevention, helping residents’ access mainstream services for which they 

may be eligible, and community building activities. 

Projects serving high needs populations will require robust supportive services to ensure 

resident stability and positive outcomes. While Beaverton is not a significant provider or 

funder of supportive services, it is available, in partnership with Washington County, to 

help connect developer/owners to public and private service providers in the 

community to create needed partnerships. Beaverton will evaluate each projects 

target population and service plan to ensure that it is appropriate and durable.  
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Project Cost/Leveraging Funds 

Beaverton plans to use Bond funds to support a portfolio of projects that provide the 

best return on investment in the form of long-term sustainable housing.  These projects 

will be characterized by efficient design and durable construction.  They will use cost 

effective green building measures to create efficient use of energy and water, and 

select materials to create healthy living spaces. They will be well aligned with the needs 

of the target households in terms of space, amenities and service requirements, and will 

be valuable assets in the communities in which they are located.   

The blend of funding sources will have an impact on both hard and soft costs. Hard 

costs will be impacted by development standards of investors, lenders and other public 

funders. Soft costs will vary with requirements for specific legal, accounting, reserve 

requirements, and fees. Leverage will also be impacted by the service needs of the 

residents. 

Beaverton will evaluate all proposed projects to ensure that the costs are reasonable 

and appropriate to the specific project.  In doing this evaluation Beaverton will focus on 

the amount of Bond funds needed rather than the total development costs of projects.  

This evaluation may consider: 

 Scale appropriate to the target population. 

 Scale appropriate to the neighborhood in which the project is located. 

 Costs associated with mixed use projects. 

 Quality of construction materials. 

 Costs associated with service needs of the target population. 

 Reasonable fees and reserves. 

Beaverton recognizes that in order to accomplish the overall unit target, it will need to 

have an average Housing Bond expenditure per unit of approximately $143,000. Some 

projects may receive significantly less Bond funds than this amount, while others may 

receive significantly more.  The Bond funding levels available for specific projects or 

funding processes will be clear in the tracking worksheet that is attached to this 

Implementation Strategy.  To the greatest degree possible, Beaverton will try to curate 

the overall pipeline of projects to achieve the framework goals within the available 

resources, including private, state, federal and local funds.  However, additional 

resources, including local, may be needed as displayed in Exhibit 2, Beaverton 

Allocation table, where it shows an estimated deficit of $2.3 million.  

Capacity/Readiness to Proceed 

Affordable housing is a specialty business that differs in many ways from market rate 

housing or other real estate development. Beaverton will seek to partner with non-profit, 

for-profit, or governmental organizations that have demonstrated skills as affordable 

housing developer/owners. Expertise with the framework target unit types and with the 

specific population proposed by a project will also be considered. 
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Timely implementation of the Housing Bond is critically important. In its selection process, 

Beaverton will prioritize projects that have a clear path to timely completion. The City 

may prioritize projects that have appropriate zoning, have secured much or all of the 

other financing sources, have secured needed service partnerships, have a clear and 

achievable racial equity plan, etc.  Once a project is selected, the city will work and 

assist the selected developer, to whatever degree possible, through the land use and 

permitting processes.    

VIII. Project Implementation 

 Review & Approval of Projects 

Bond funded projects will go through a multi-level review and approval process as 

follows:   

 Beaverton concept endorsement.  The project solicitation and selection process 

include review and recommendation by an ad-hoc review committee. The 

recommendation is reviewed by the HTAG and REC for feedback and 

subsequent recommendation is made to the Mayor.  The Mayor makes a 

recommendation to City Council.  Staff will present the potential project to City 

Council for concept approval and to authorize the Mayor to submit the project 

to Metro for concept endorsement. To be presented at Council and later be 

forwarded to Metro for concept endorsement a project must, at a minimum, 

have site control, a preliminary development plan, preliminary estimate of total 

development costs, preliminary estimate of needed Housing Bond funds, an 

identified development team, and a preliminary racial equity plan.   

 Metro concept endorsement. Metro staff will review the request, assess the 

project’s compatibility with the LIS and provide a recommendation for 

endorsement by the Metro COO.   

 Beaverton project approval & funding authorization. As the project completes 

due diligence and moves to financial closing, Beaverton will process project 

approval by presenting final project details to the HTAG and REC for final review 

and recommendation.   These recommendations will be presented to the Mayor 

for review, and the Mayor will present the funding request to City Council for the 

appropriate action. 

 Metro project approval & funding authorization.  Metro staff will present the 

project to Metro for final approval and funding authorization per the Beaverton-

Metro Intergovernmental Agreement (IGA) process. 

 Release of Funds.  Once a project has received approval by the Beaverton City 

Council and Metro, funds will be released to Beaverton and disbursed to the 

project in accordance with the provisions of the project documents and the 

IGA.  

Project Closing 

 Metro-Approved Regulatory Agreement.  All projects will be required to execute 

a Metro-approved Regulatory Agreement that acknowledges the use of Metro 
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Housing Bond funds and the restrictions associated with the use of such funds.  

The Regulatory Agreement will be recorded against the project at or prior to 

closing. 

 Period of Affordability.  The Regulatory Agreement will generally specify a 60-

year period of affordability. The Regulatory Agreement will provide a right of first 

refusal for qualified nonprofit organizations or government entities to acquire the 

project upon expiration of the affordability period. 

 Accomplishment of Framework Targets.  The Regulatory Agreement will also 

specify the level of affordability and the unit bedroom sizes of the project. 

 Resident and Supportive Services for Permanent Supported Housing units.  The 

Regulatory Agreement will align services associated with PSH units to the 

availability of funding for the services. The unit will cease to operate as a PSH 

should funding for services no longer be available. 

 Reporting Requirements & Monitoring During Operations.  The Regulatory 

Agreement or similar agreement will also provide requirements for periodically 

providing information relating to the project’s financial performance, physical 

condition, occupancy, tenant income verification, and voluntarily collected 

tenant demographics.  The agreement calling for these reports will provide that 

reports will be made for the benefit of both Metro and the City of Beaverton.  

The agreement will also provide physical access to the property when requested 

by Metro, the City of Beaverton, or other project financing partners. 

 Jurisdiction Documents.   The City of Beaverton will require a variety of other 

documents relating to the project.  These may include: 

o Disposition and Development Agreements. In the case of properties 

controlled by the City of Beaverton, the City will develop agreements 

relating to the transfer of property to the developer/owner. 

o Beaverton will develop documents relating to the form of investment of 

Bond Funds. These may vary depending on projected cash flow of 

different projects and may take the form of cash flow dependent loans or 

grants. In general, Beaverton will support the allocation of modest 

amounts of program income to restricted reserve accounts dedicated to 

capital accounts and/or the provision of Resident Services.  Projects that 

are expected to have more significant program income may have 

requirements for cash flow dependent distributions to the City.  

o Beaverton will specify requirements relating to implementation of Racial 

Equity Strategies. Strategies will be developed for each project, and 

requirements will be documented in agreements with the City.  This will 

include: 

 MWESB (Minority, Women, Emerging Small Business and Disabled 

Veterans) Contracting. Bond project sponsors will be required to 

make good faith efforts to achieve 20% subcontracting 

participation on the development hard and soft costs to COBID 

certified MWESBDVs. Specific NOFAs, RFQs or RFPs may have 

additional goals or requirements. Those responding to Bond 
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offerings will be required to provide documentation of how they 

intend to meet COBID subcontracting effort requirements, and 

successful awardees will be required to report their ongoing project 

participation to the City.   

In order to reach these goals, the City hopes to assist contractors 

make connections with agencies who work with the promoting, 

hiring and development of MWESB-DVs. The City has been 

proactive in meeting with Trade Associations and attending events 

to promote upcoming Bond projects in the region.  As an example 

of this strategy, Beaverton, in partnership with the City of Hillsboro 

and Washington County, are hosting a structured informational 

event for developers, GCs, and trade associations about 

upcoming opportunities from jurisdictions, developers, and GCs.  

Complemented by a team building exercise, this event hopes to 

foster connections, build trust, and begin creating relationships that 

can lead to increased contracting opportunities and wealth 

among the MWESBDV population.     

 Workforce and Apprenticeship Participation.  Beaverton is 

interested in understanding the labor force make-up of each 

project and encouraging the utilization of apprenticeship 

programs.  The City will track the labor force demographic and 

hours worked by each apprentice. While specific programs to 

further this goal are not developed at the time of writing the LIS, 

staff has engaged in conversation and outreach to pre-

apprenticeship programs such as Oregon Tradeswomen, 

Constructing Hope and Portland Opportunities Industrialization 

Center. The city will also engage Metro, other implementing 

jurisdictions, and project sponsors to explore ways to maximize 

apprenticeship participation.  

 Affirmative Marketing, Tenant Selection & Lease-Up.  Consistent 

with Metro policy, Beaverton will work to ensure that Bond financed 

housing serves communities of color, families with children and 

multiple generations, people living with disabilities, seniors, 

veterans, households experiencing or at risk of homelessness, and 

households at risk of displacement. Beaverton will require that 

project developers/owners make best faith efforts to make units 

available to minorities and disadvantaged populations using best 

practice strategies. In general, this will require:  

 Affirmative outreach and marketing to target populations.  

Developers/owners, and their property management 

companies (if applicable) will be expected to engage in 

pro-active efforts to make disadvantaged populations 

aware of the availability of units, and the process and 

timeline for application. Beaverton will work with project 
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sponsors to identify specific target populations for each 

project and will review the proposed outreach and 

marketing strategy for each project. 

 Beaverton will require that project sponsors use low barrier 

screening criteria that balances access to target 

populations, project operations, and community stability.  

Typical requirements may include less than standard market 

apartment income-to-rent ratios, reduced credit history 

requirements, and criminal history requirements that only 

consider recent convictions that are most directly tied to 

tenant success. Project sponsors will be required to review 

appeals to denials of standard screening criteria that take 

into consideration efforts of applicants that demonstrate 

stability and potential for tenant success. Project sponsors 

are also required to review appeals if the disqualifying 

aspects of a denial are related to a disability and make 

reasonable accommodations as appropriate.  

Project Monitoring  

Projects will be subject to monitoring throughout the development process and period 

of affordability. The monitoring process and expectations will be documented in 

agreements with the city.  In general, this will include: 

 Monitoring During Development & Lease Up.  Beaverton will require monthly 

reports during the project development and lease up period and will 

conduct monthly site inspections in coordination with other funding partners 

to ensure progress to on-time and on-budget completion. Beaverton will sign 

off on any change orders and on monthly draw requests.  

 During Operations.  Beaverton will require annual reports that include 

information about project physical condition, fiscal condition, occupancy, 

tenant income verification, and voluntarily collected tenant demographics.  

Beaverton will conduct periodic site inspections in coordination with other 

funding partners. 

Ongoing Community Engagement 

Community engagement opportunities will be organized to allow people to engage 

across a spectrum of interest levels: 

Inform Community Members: Some community members will be interested in 

hearing the highlights about the Local Implementation Strategy for the bond; 

others will continue to track the process and stay up to date on the latest project 

news. Staff will use multiple methods of outreach to inform community members 

about the bond implementation process and major project milestones to ensure 

community members stay informed. Staff will provide information to assist the 
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public in understanding the decisions made throughout the planning process and 

implementation information will be made broadly accessible through multiple 

means, channels, and sources. 

 

Consult Community Members: Some community members will want to make sure the 

process and outcomes of the LIS broadly address the topics they are interested in. 

These individuals may desire to weigh in and provide feedback at key points in the 

process and have their voice be heard.  Opportunities for such feedback will be 

provided via open houses, housing forums, City Council meetings. 

Involve Community Members: Some community members, such as the Housing 

Technical Advisory Group (HTAG), relevant Beaverton Boards & Commissions, and other 

community groups will want to contribute concerns and directed advice throughout 

bond implementation on a long-term basis. Staff will engage these groups with timely 

and direct answers to questions, regular updates, and sit-down meetings when possible 

to discuss the feedback in greater depth.  These groups may also act as “champions” 

of affordable housing and voice their support throughout project selection and 

development. 

 

IX. Reporting on the Implementation Strategy 

 Annual Report 

Beaverton staff will prepare an annual report to the Beaverton City Council on overall 

progress of the LIS.  This report will be made available to the public and interested 

stakeholders.  The report will include information on committed and completed projects 

(e.g. project status, Bond funding amounts, total project cost, and units produced by 

unit size, type and income level served).  The report will also include information on 

overall progress toward achievement of the framework goals and balance of funding 

available.  

Reporting to Metro 

Beaverton will submit annual reports to Metro in accordance with the 

Intergovernmental Agreement.  
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Exhibit 1 

OUTREACH REPORT: 

AFFORDABLE HOUSING AND METRO REGIONAL BOND 

Summary 

The Affordable Housing Program undertook extensive consultation with the community 

to discuss the Metro Affordable Housing Bond and listen to community feedback 

including multiple Community Conversations. Events were hosted in trauma informed 

spaces and environments to ensure inclusivity. The City of Beaverton also partnered 

with Washington County and the City of Hillsboro to supplement findings and extend 

resources for engagement and outreach. At all Beaverton events 

interpretation/bilingual facilitators was available and actively utilized, childcare was 

provided, and refreshments were available. Events also utilized live polling to capture 

in-depth feedback. To make engagement opportunities inclusive and accessible 

events and presentations were conducted in a variety of locations, languages, and 

times. Every effort was made to approach all community engagement activities 

through a lens of equity and inclusion, with special attention paid to reaching 

historically underrepresented groups. Efforts were made to reach low income 

community members, people of color, people with limited English proficiency, 

immigrant and refugees, senior residents, people with disabilities and people who have 

experienced housing instability by hosting targeted opportunities directed towards the 

Arabic community, Latino parents in the Beaverton School District, and Habitat for 

Humanity clients and by attending meetings for groups and organizations representing 

these communities. The City of Beaverton asked the following questions: 

1. What are the things that are most important to you and/or your family when you 

think about where you want to live? 

2. What do you think are the biggest challenges people have with keeping their 

housing? 

3. What types of services, programs, and/or activities are needed to overcome 

these challenges? 

4. What do you think are the biggest challenges people face when trying to find a 

place to live? 

5. What is the best way for you to find out about available housing? 

The listening session held on March 31 was completed in partnership with Habitat for 

Humanity and focused on Habitat clients. This was the most diverse audience of all 

presentations.  Attendees represented recent immigrants, longtime residents, multiple 

nationalities, different age groups, and multiple ethnicities and races. At the request of 

an Iraqi community member, the listening session held on April 19 focused on the 

Arabic community. Two members from that community promoted the event, translated 

the materials and guided group discussions. In partnership with the City’s Planning team 

and the Beaverton School District, staff held a listening session at Beaverton High 

School’s Latino Night on April 24.  City staff conducted this event in Spanish to better 
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connect with the audience. The Community Conversation held April 4 was directed at 

the community, with postcards sent to multi-family residences in Beaverton and a robust 

social media campaign. The April 4 event relied on group discussions facilitated by 

members of the Beaverton Committee for Community Involvement (BCCI). This event 

was supplemented by an open house on May 16, designed as a follow-up opportunity 

for those who attended the April 4 listening session and for those who have not 

provided feedback yet. The open house format provided an informal opportunity for 

staff to greet and interact with attendees, while continuing to build community trust 

and close the feedback loop. At both events open to the public, attendees included 

senior residents and people with disabilities who expressed the challenges of making 

ends meet on a fixed income. 

In addition, the City attended a variety of other meetings and events including City 

boards and commissions. Committees such as the Diversity Advisory Board (DAB), 

Human Rights Advisory Commission (HRAC), Beaverton Committee for Community 

Involvement (BCCI), and Beaverton Committee on Aging, provided first-hand 

knowledge of their housing experience and insight on the best outreach and 

engagement methods to reach the diverse Beaverton population. 40% of people 

serving on a Beaverton board or commission are a person of color. A majority of the 

members of DAB and HRAC are people of color. The Beaverton Committee on Aging is 

made up of a combination of community members with direct experience with seniors 

and people with disabilities either in their personal or professional experiences. 

Through opportunities detailed above, the City of Beaverton was able to hear 

feedback from over 200 people. Sixty-nine percent of those who attended feedback 

events were people of color, where demographic information was provided. 

Demographic information was collected at events in table marked with an asterisk. This 

included 8 presentations, events, and meetings. See table below for more information 

on each engagement opportunity. 

Date 

Stakeholder Group (Asterisk 

indicates demographic 

information compiled) 

Location 
Total 

Participants 
Agencies 

3/21/19 
Habitat for Humanity Listening 

Session* 

Beaverton 

City Library 

29 1 

3/25/19 
Beaverton Committee for 

Community Involvement 

Beaverton 

City Hall 

22 1 

4/03/19 
Human Rights Advisory 

Commission 

Beaverton 

City Hall 

11 1 

4/4/19 
City of Beaverton Community 

Conversation* 

Highland 

Middle 

School 

97 1 

4/08/19 Diversity Advisory Board 
Beaverton 

City Hall 

15 1 

4/09/19 Beaverton Committee on Aging 
Beaverton 

City Hall 

12 1 
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4/19/19 
Arabic Community Listening 

Session* 

Beaverton 

City Library 

11 1 

4/24/19 
City of Beaverton and Beaverton 

School District Latino Night* 

Beaverton 

High School 

13 2 

5/16/19 
Affordable Housing LIS Open 

House 

Highland 

Middle 

School 

33 1 

5/22/19 
City of Beaverton and Beaverton 

School District Latino Night* 

Beaverton 

Middle 

School 

18 2 

6/6/19 
Arabic Community Feedback 

Session* 

Beaverton 

City Library 

23 1 

 

Staff connected with the following nonprofit and for-profit developers: Hacienda 

Community Development Corporation (Hacienda CDC), Native American Youth and 

Family Center (NAYA), REACH Community Development Corporation (REACH CDC), 

Central City Concern (CCC), Community Partners for Affordable Housing (CPAH), 

Innovative Housing Initiative (IHI), Bridge Housing, Related, and Community 

Development Partners (CDP). Conversations with these organizations ranged from 

responding to affordable housing development interests and opportunities, 

development challenges, zoning/permitting, incentives, timing, and other related 

topics.  Staff attended the METRO event, “Developing with the Regional Housing Bond: 

Progress Update and Discussion” geared towards community development 

corporations and other developers.   

Requiring minority and women contracting as well as workforce apprenticeship 

participation are key components of the implementation strategy.  Due to limited 

capacity and resources, the City has been historically unable to be more active in 

these programs.  To grow and enhance these programs, staff met with a variety of 

trades, advocacy organizations and general contractors.  The objective of these 

conversations was to establish connections, understand barriers, help facilitate 

partnerships between developers and contractors, and discuss affordable housing cost 

containment strategies. 

The table below lists the contacts made thus far with developers, contractors and trade 

organizations. 

Date Stakeholder Group Topics of Discussion 

10/10/18 REACH CDC 
Development opportunities, programing, 

services 

1/8/19 Central City Concern 
Development opportunities, programing, 

services 

1/16/19 
Community Partners for 

Affordable Housing 

Development opportunities, programing, 

services 
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2/1/19 Bridge Housing 
Development opportunities, programing, 

services 

3/11/19 Walsh Construction 
Apprentice program, minority contracting, 

cost containment strategies 

3/22/19 Innovative Housing Inc. Development opportunities 

3/26/19 Related Development opportunities 

3/29/19 Hacienda CDC 
Development opportunities, programing, 

services 

4/5/19 
Native American Youth and 

Family Center 

Development opportunities, programing, 

services 

4/9/19 
Oregon Association of Minority 

Entrepreneurs  

Minority contracting, partnership 

opportunities and engagement 

4/15/19 MESO 
Micro enterprises and minority contracting, 

partnership opportunities  

4/18/19 
Community Development 

Partners 

Development opportunities 

4/18/19 
National Association of Minority 

Contractors 

Minority contracting, partnership 

opportunities 

4/19/19 Latino Built 
Minority contracting, partnership 

opportunities 

4/24/19 Prosper Portland Program implementation strategy  

4/24/19 

IMPACT Beaverton/Beaverton 

Chamber of  

Commerce 

Partnership opportunities and information 

sharing 

4/24/19 Best HQ Outreach for partnership opportunities 

4/25/19 
Professional Business 

Development Group 

Minority Contracting Opportunities and 

information sharing  

4/26/19 Oregon Tradeswomen 
Partnership opportunities for women in the 

trades and information sharing 

5/30/19 Constructing Hope Pre-apprentice programs engagement  

6/6/19 Adelante Mujeres 
Partnership opportunities for Latinx small  

business 

6/11/19 
Portland Opportunities 

Industrialization Center (POIC) 
Pre-apprentice programs engagement 

6/19/19 
Metropolitan Hispanic 

Chamber 

Partnership opportunities for Latinx small  

business and partnerships 

6/19/19 Native American Chamber 
Minority contracting, partnership 

opportunities 

6/18/19 Skanska 
Minority contracting, partnership 

participation 

 

By collaborating with Washington County and Hillsboro, Beaverton gleaned feedback 

from an additional 300+ people representing over 50 agencies (see Washington County 

Community Engagement Phase 1 summary). At each opportunity, the team provided a 

brief overview of the Metro Affordable Housing Bond and its impact in Washington 

County, and a description of the collaborative community engagement conducted 
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between the three jurisdictions. Opportunities also included facilitated discussions to 

answer the following questions: 

1. What community-based organizations, service providers, advocacy groups, and 

communities should we connect with for input about Metro bond 

implementation strategies? 

2. What are the things that are most important to you and/or your family when you 

think about where you want to live? 

3. What do you think are the biggest challenges people have with keeping their 

housing? 

4. What types of services, programs, and/or activities are needed to overcome 

these challenges?   

5. What do you think are the biggest challenges people face when trying to find a 

place to live? 

6. What is the best way for you to find out about available housing? 

7. Is there anything else you would like to share about your experience or the need 

for housing in your community? 

The table below outlines the community engagement opportunities conducted 

through Beaverton and Washington County collaboration: 

Date Stakeholder Group Location 
Total 

Participants 
Agencies 

2/07/19 Community Housing Advocates Beaverton 12 11 

2/06/19 
Housing Support Services 

Network 

Beaverton 57 42 

2/13/19 
Washington County Resident 

Advisory Board 

Hillsboro 20  

3/11/19 Self Determination Resources Beaverton 5 1 

3/14/19 
SOAR Immigration Legal 

Services/EMO 

Hillsboro 3 1 

3/18-3/27 Homeplate Youth Services (survey) 10 1 

3/18/19 Con Plan Workgroup Hillsboro 31 17 

3/25/19 
Washington County Parole and 

Probation 

Hillsboro 11 2 

3/26/19 OR Law Center (survey) 15 1 

3/27/19 
Community Action/CPOs 

Homeless Forum 

Cornelius 43 2 

4/4/19 

Community Action – Family 

Advocates & Housing 

Specialists 

Hillsboro 15 1 

4/16/19 
Head Start Policy Council 

(parents) 

Hillsboro 23 1 

4/15-4/17 Con Plan Focus Groups (6) Hillsboro 38 4 

5/22/19 Behavioral Health Council Hillsboro 20 8 
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Overall, these sessions and meetings were very successful. By partnering with the City of 

Hillsboro and Washington County, the City of Beaverton was able to reach individuals 

and families experiencing homelessness and people with disabilities, as well as service 

providers working with these communities, outside of Beaverton’s readily available 

network. Through both targeted and broad-brush marketing, the city reached a wide 

range of residents to discuss priorities for the Metro housing bond, provide education 

and awareness around the impact of the bond, and build community trust. Staff are 

cultivating and maintaining an interested and affected group’s contact list that will be 

utilized as Beaverton moves into the feedback phase of the community engagement 

for the Metro bond and beyond. 

Agencies reached through Hillsboro and Washington County collaboration are as 

follows: 

 Boys & Girls Aid 

 Beaverton School District Help 

Center 

 Beaverton Social Justice League 

 Bienestar 

 City of Tigard 

 CODA Inc. 

 Community Action Organization 

 Community Housing Fund 

 Community Partners for 

Affordable Housing  

 Community Participations 

Organizations 10, 12C, 12F, 13, 15  

 Ecumenical Ministries-Second 

Home 

 Families for Independent 

Living/DEAR 

 Good Neighbor Center 

 HomePlate Youth Services 

 Housing Independence 

 Impact NW 

 Just Compassion 

 LifeWorks NW 

 Luke-Dorf, Inc. 

 Hillsboro School District 

 McKinney-Vento Liaison/HEN 

 Marjorie Stewart Senior Center 

 Mental Health Association of 

Oregon 

 Old Town Church 

 Open Door Counseling Center 

 Oregon Department of Human 

Services - Tigard 

 Oregon Law Center  

 Portland Community College 

 Portland Rescue Mission 

 Portland State University - Impact 

Entrepreneurs/HRAC 

 Project Access Now 

 Proud Ground 

 REACH CDC 

 Sequoia Mental Health Services, 

Inc. 

 Self Determination Resources Inc. 

 Sequoia Mental Health  

 SOAR Immigration Legal Services 

 Veteran Affairs HUD-VASH 

 Vose Neighborhood Advisory 

Council 

 WC County Administrative Office 

 WC Dept. of Community 

Corrections, Parole and 

Probation 

 WC Dept. of Aging & Veteran 

Services 

 WC Dept. of Housing Services 

 WC Dept. of Land Use and 

Transportation 

 WC Office of Community 

Development  

 Write Around Portland 
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In many ways, the input and suggestions received during the community engagement 

opportunities substantiated the findings from other documents reviewed. Documents 

reviewed include: 

 Community Alliance Tenants – Data Report 

 Coalition of Communities of Color – Leading with Race Research Justice in 

Washington County 

 Metro Equitable Housing Report 

 Oregon Housing Committee Statewide Supportive Housing Report  

 Washington County Consolidated Plan 2015-2020 

Outreach Summary 

A robust outreach strategy was developed and 

implemented for the events, including: 

 Multi-family Housing targeted City 

postcard (10,000 households) 

 March/April and May/June Your City 

newsletter  

 Flyers distributed to neighborhood 

groups, boards & commissions meetings 

 Leveraging Partner Organizations (Habitat 

for Humanity, Beaverton School District, 

etc.) 

 Farmers Market tabling 

 Press Release 

 City website  

 City online calendar 

 City Facebook page  

 Neighborhood Program Friday Update e-mail distribution list: 230 inboxes/week 

for four weeks 

 Targeted outreach to BOLD (Beaverton Organizing & Leadership Development) 

participants 

 E-Blast to growing Affordable Housing distribution list: 240 inboxes 

 Cultural Inclusion monthly e-mail distribution list: 1,146 inboxes  

Emails to Neighborhood Association Committee distribution list (2,857) and 

Beaverton Board and Commission members (160 members) 

Evaluation Summary 

Since the same questions were utilized by the participating jurisdictions, staff were able 

to compile, code, and analyze responses for the same key themes. The key themes 
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illustrated throughout community responses included barriers to housing, service needs, 

location, marketing, and a small number of answers did not fit into any of these 

categories necessitating an “other” category. A detailed description of each theme is 

listed below and the percentage of responses that spoke to each theme. 

Washington County, City of Beaverton and City of Hillsboro Engagement Opportunities 

Results: 

 Barriers (52% of total) 

 Service Needs (21% of total) 

 Location (16% of total) 

 Marketing (8% of total) 

 Other (3% of total) 

 

A summary of detail within each category is below.  

 

Barriers  

This category includes a variety of factors that prevent people from being able to 

secure or maintain housing. Specifically, these responses fell into one of the following 

categories:  

 Cost (33%) – affordability of rent; application fees; costs to move; deposits; costs 

related to past rental history, criminal history, and credit history; and utility costs 

 Screening Criteria (31%) – rental history; criminal history; credit history; citizenship 

status; and understanding what purpose screening serves and why it is necessary  

 Navigation (16%) – complex system of finding and securing housing; complex 

application process; ability to understand and follow through with finding and 

securing housing; bureaucracy is overwhelming; mobility/transient nature of 

clientele;   

 Housing Needs (9%) – unit size; accessibility for developmentally delayed people; 

safety/livability of units; spaces not trauma informed  

 Cultural and Trust (8%) – Cultural differences in understanding of norms and 

compliance; and fear or distrust about stability of housing, neighbors, 

environment  

 

Service Needs 

This category includes factors that are related to specific services that could be offered 

onsite or ways in which services could better meet the needs of tenants. For the most 

part, responses were categorized as the following: 

 Education (37%) – skills building for self-sufficiency, housing sustainability; 

vocational training and mentorships; and renter education related to navigating 

the system, understanding tenant rights, and compliance with rules 

 Service Alignment (31%) – coordination between community-based 

organizations, agencies and other service providers; coordination of services 

specific to families and seniors;  
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 Addictions/Mental Health or other Case Management (16%) – onsite mental 

health and addictions services as well as case management for others who 

need that level of support 

Other mentions included accommodations within the physical space such as 

community rooms, common space, and storage space 

 

Location  

This category includes specifics about where housing is located, proximity to things 

people may need to thrive and the environment in which housing is situated. Responses 

primarily fell into the following groups: 

 Services (29%) – proximity to grocery stores, employment, medical providers, and 

other supportive services 

 Safe/Sense of community (35%) – good schools; sense of community; and safe, 

quiet, walkable neighborhood  

 Transit (21%) – close to public transportation; and accessible for special needs 

transportation (LIFT) 

 Other comments included equitable distribution of housing in mixed-income 

areas with broad geographical dispersal 
 

Marketing  

This category was specifically focused on how people hear about housing and 

considerations in how to share information about housing with communities. This was a 

much smaller number of comments that predominately focused on sharing information 

through community-based organizations and other word-of-mouth opportunities as well 

as communicating information in multiple languages and formats.  

 

City of Beaverton Specific Events Engagement Results: 
 

See above for detailed description of each category and sub-category. Below are the 

results of community feedback compiled by the City of Beaverton at listening sessions: 

Habitat for Humanity on March 22, Community Conversation on April 4, Arabic Listening 

Session on April 19, and Latino Night on April 24. 

 

 Barriers (54% of total) 

 Service Needs (14% of total) 

 Location (32% of total) 

 

Barriers  

 Cost (56%)  

 Screening Criteria (12%)  

 Navigation (13%)  

 Housing Needs (15%)  

 Cultural and Trust (4%)  

 Other mentions included unstable family situations (i.e. divorce). 
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Service Needs 

 Education (42%)  

 Service Alignment (46%)  

 Addictions/Mental Health or other Case Management (8%)  

 

Location  

 Services (29%)  

 Safe/Sense of community (48%)  

 Transit (17%)  

 Other mentions were too generic to fall into any one category. 

 

Outreach Recommendations from City of Beaverton Engagement (based on Question 5 

results): 

 

 Internet  

 Word of Mouth 

 Leveraging Partner Organizations  

 Utilizing Community Locations 

 Cellphone Based 

 Creating Database of housing for renters and landlords 

 Print Media 

 

The most popular answers to this question were utilizing the internet, word of mouth 

outreach through community leaders and networks, leveraging partner organizations, 

and utilizing well-known community-specific locations (i.e. library, places of worship, 

etc.). However, several people noted that internet access is limited; necessitating 

continued and expanded print marketing to ensure affordable housing outreach is 

accessible to all.  One idea that came out of this conversation was the need to create 

a “brand,” so the community would know the availability of housing notice is from a 

trusted source. 

 

Conclusion 

Beaverton is pleased to be an implementing jurisdiction of the Metro Affordable 

Housing Bond Program.  The city seeks to sustain its livability, particularly for those most in 

need.  To that end, Beaverton’s Local Implementation Strategy will guide the city’s 

efforts to create affordable housing using proceeds from the Metro Affordable Housing 

Bond.  These and other resources will play a critical role in the city meeting a range of 

important housing needs in the community, ensuring the livability of the community 

through the availability of affordable housing meeting the needs of the community.  

The community engagement process will continue inform every step of the way 

through the plan’s implementation 
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Exhibit 2 

BEAVERTON LOCAL IMPLEMENTATION STRATEGY 

PORTFOLIO APPROACH 

Beaverton Portfolio       

    Metro Bond 
% of 
Total         

Beaverton Allocation $31,140,595  100.0%     

            

Used           

1st & Main   $3,000,000        

Elmonica   $10,147,258        

Project C   $11,089,856        

Project D   $9,171,202        

Total   $33,408,316  107.3%     

Balance (Deficit) ($2,267,721) -7.3%     

                

Beaverton Portfolio             

Production 
Per Project Modeling Total 

Modeling Beaverton-Metro Units 
Target 

 
 

 

  
The Mary 

Ann Elmonica Project C Project D Total Metro Variance 

Units 54  79  66 51 250  218  32  
                

≥2 Bdrm 29  37  42 6 114  109  5  
                

30% 3 19 22 12 56      

PBV 8 9 16 2 35      

Total 11 28 38 12 89  89  0  
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