
 

Meeting: Housing Bond Oversight Committee Meeting 
Date: Wednesday, May 10, 2023 
Time: 9:30 a.m. to 11:30 a.m. 
Place: Virtual meeting (Zoom link)  
Purpose: Committee discussion and finalization of their findings and recommendations for 

the Affordable Housing Bond 
  

 
9:30 a.m. Welcome and Introductions 
 
9:45 a.m. Public comment  
 
9:55 a.m. Committee discussion: Committee findings and recommendations to Metro Council 

 
10:50 a.m. Staff presentation: Quarterly report 
  
11:00 a.m. Staff updates and next steps  
 
11:30 a.m. Adjourn  
 
 
 
  

https://us02web.zoom.us/j/88525678202?pwd=dTVPdHkzSGc3eXZ5QVNGUER6S0xZZz09
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Meeting: Housing Bond Oversight Committee Meeting 
Date: Wednesday, April 19, 2023  
Time: 9:30 a.m. to 12:00 p.m. 
Place: Virtual meeting (Zoom) 
Purpose:           Staff presentation and committee discussion of regional trends and key findings for 

2022 annual report. 
 
Attendees 
Kira Cador (she/her), Ann Leenstra (she/her), Willie Poinsette (she/her), Mara Romero (she/her), 
Co-chair Steve Rudman (he/him), Andrea Sanchez (she/her), Nicole Stingh (she/her), Trinh Tran 
(he/him), Juan Ugarte Ahumada (he/him)  
Absent Members 
Brandon Culbertson (he/him), Scott Greenfield (he/him), Co-chair Jenny Lee (she/her), Karen 
Shawcross (she/her) 
Metro Councilor 
Mary Nolan (they/them) 
Metro staff 
Melissa Arnold (she/her), Ash Elverfeld (they/she), Emily Lieb (she/her), Jimmy Oporta (he/him), 
Alison Wicks (she/her), Choya Renata (she/her), Patricia Rojas (she/her)  
Facilitator 
Ben Duncan (he/him) 
 
Note: The meeting was recorded via Zoom; therefore, details will be mainly focused on the 
discussions, with less detail regarding the presentations. Presentation slides are included in the 
archived meeting packet. 
 
Welcome and introductions 

Co-chair Steve Rudman welcomed the Committee to the meeting.  

Ben Duncan, Kearns & West, facilitated introductions between Committee Members and reviewed 
the agenda. 

Kira Cador provided an edit to the March 15 meeting summary. 

Ben Duncan, Kearns & West, facilitated introductions between Committee Members. 

The Committee approved the March 8 and March 15 meeting summaries with the above edit. 
 
Public comment 

Chuck Crockett provided written and verbal public comment. 
 
Metro staff updates 
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Emily Lieb, Metro, shared updates regarding funding alignment with State funds. including. She 
shared that Local Innovation and Fast Track (LIFT) funds are under new Department of Justice 
guidance causing concern from lenders, and the Oregon Housing and Community Services 
Department (OHCS) and the Governor’s Office are aware of this. She added that this caused the 74th 
and Glisan project to be at-risk, but OHCS was able to replace the funding for the project to close. 
She shared that Private Activity Bonds (PAB) information is being shared with the State to advocate 
for greater transparency. Emily stated that the Alcena Project is being withdrawn and the Aloha Inn 
Project is having a grand opening on Thursday.  
 
Mara Romero referred to the public comment and noted that the Alcena Project was in 
North/Northeast (N/NE) Portland. She asked why it wasn’t moving forward and noted that N/NE 
projects are preferred and should be prioritized. 

Emily Lieb, Metro, replied that Portland Housing Bureau will talk to the N/NE Preference 
Committee and the reason the project was withdrawn was due to land donation issues. She 
said she will keep the committee updated.  

 
Patricia Rojas, Metro, shared that Metro’s Housing Department is hiring and that Metro Council has 
approved allocating the remaining administrative funds to jurisdictions.  
 
Co-chair Steve Rudman asked if the 5% administrative funding cap allocated contingency.  

Patricia Rojas, Metro, confirmed it does with 2.5% designated to Metro and 2.5% designated 
to jurisdictions.  

 
Metro staff presentation and committee discussion: Regional trends and key findings for 
annual report    
 
Unit production, Geographic distribution, Equitable contracting and workforce 

Jimmy Oporta, Metro, detailed the unit production progress and committed resources. He covered 
the projects that are leased up and shared that the program is on track to exceed 30% Area Median 
Income (AMI), family-sized units, and production outcomes. He then shared the geographic 
distribution of units. Jimmy detailed workforce and occupancy data for the projects that have 
completed construction.  
 
Andrea Sanchez asked that portion of very low-income units have rental assistance. 

Alison Wicks, Metro, replied that will be covered in the next section.  
 
Co-chair Steve Rudman noted that workforce data could be improved and that having at least 65% 
report data would be a good data baseline.  
 
Mara Romero stated that the presentation was a good summary of discussions. She noted that 
moving forward reporting should be improved to get the data needed.  
 
Kira Cador shared that it’s difficult to analyze if the equitable contracting outcomes are good or not 
as the soft costs goal was exceeded, but the hard costs goal was under.  
 
Trinh Tran asked if there were disaggregated limited English proficiency data for N/NE Portland. 

Jimmy Oporta, Metro, replied that is a great suggestion and that the data resource team would 
need to complete that analysis. He said Metro could consider that for future reports.  
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Emily Lieb, Metro, clarified that that the data comes from Metro census and the analysis is 
completed at a regional level. She believes they have disaggregated data for the N/NE 
Preference Policy but isn’t sure about other types of disaggregated data. She added that the 
Annual Report’s appendix should have details.  
 
Alison Wicks, Metro, added that the Report will be part of the packet for the next meeting and 
further disaggregation would need to be completed by the data resource team.  
 
Mara Romero noted it’s important to see what specific communities are being served by this 
work.  
 
Choya Renata, Metro, wanted to clarify if Trinh was asking about how the data is collected and 
what parts of the region have limited English proficiency, or who is living in the developments 
in those areas. She noted that there are data collection challenges, but there will be more 
demographic data about occupants.  
 
Trinh Tran responded that he is asking about both, who is living in the developments and what 
the neighborhoods are like. He noted that it is a human-interest story.  
 

Mara Romero noted that it seems that Clackamas County is behind in affordable unit creations and 
asked why.   

Emily Lieb, Metro, clarified that there could be more context around how Bond funding was 
allocated proportionally across each county and that Clackamas County only serves the 
proportion that’s within the Metro area. 

 
Andrea Sanchez highlighted that the projects in Clackamas County are the first ever affordable 
housing projects in those communities.  

 
Equitable access and community engagement 

Melissa Arnold, Metro, presented on equitable access to housing and serving priority communities. 
She detailed designated units and occupancy outcomes. She shared how the jurisdictions reduced 
barriers to access using affirmative marketing and low-barrier screening. 
 
Choya Renata shared that in 2022, 12 projects had 31 community engagement opportunities which 
had more than 720 participants. Of those participants, 71% identified as people of color (POC), and 
63% as people with low incomes. The most common design requests heard from the community 
were around community gathering and family friendly spaces, unit and amenities, and safety and 
security.  
 
Kira Cador asked how the race and ethnicity data could be accurate.  
 Melissa Arnold, Metro, replied that it is self-identified data.  
 
Kira Cador asked for future reports to have disaggregated data as POC is a wide-ranging term. 

Melissa Arnold, Metro, shared that Metro is collecting disaggregated demographic profiles, but 
it has inconsistencies as some projects report only head of households and others have low 
response rates. She added that jurisdictions and property managers have expressed different 
challenges in collection. 
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Alison Wicks, Metro, clarified that disaggregated data is not in the annual report but the data 
resources team could provide disaggregated data for future reporting. She added that there 
are privacy concerns to consider.  
 
Emily Lieb, Metro, stated that disaggregating by race and ethnicity is something Metro would 
like to do portfolio wide in the future.  

 
Mara Romero stated she had the same question regarding disability status. She shared that one 
project has a 100% response rate yet only 69% self-reported a disability, even though living with a 
disability was an eligibility requirement. 

Melissa Arnold, Metro, reflected that is part of the reason for discrepancies and that many 
communities are nervous to share information due to a history of systemic oppression. She 
added that Metro is looking into other options.  

 
Willie Poinsette reflected that POC is a catch-all term and expressed her concern about Black 
representation in the program and the Committee. 

Patricia Rojas, Metro, agreed and noted that Metro is grappling with this reality.  
 
Andrea Sanchez shared that projects could have eligibility requirements and preferences but that 
doesn’t preclude someone else living in those units.  

Melissa Arnold, Metro, replied that there is an order of preference which could add to the 
discrepancies and there is work to be done regionally.   

 
Juan Ugarte Ahumada highlighted that language is important and that the affirmative marketing 
slide showcased an error in translation, which raised the question of who is reviewing the materials 
for targeted communities and that bad marketing could be why those communities aren’t applying.  

Melissa Arnold, Metro, replied that jurisdictional partners develop the marketing materials, 
but Metro could share best practices.  
 
Emily Lieb, Metro, added that Metro receives the marketing plans for review and can ask 
questions.  

 
Mara Romero wondered if the jurisdictions need to build trust with community-based 
organizations as their flyer reflects lack of community input and highlights a need for relationship.    
 
Andrea Sanchez said she doesn’t want jurisdictions reviewing marketing materials and they should 
trust the community.  

Patricia Rojas, Metro, responded that was a great point and that culturally specific 
organizations have played a role in helping populations access materials and services. She 
noted that Metro could do better in establishing common practices across systemically. 

 
Sustainability and climate resilience and Efficient use of funds 

Alison Wick, Metro, shared the cooling strategies used for units and the Bond’s portfolio of energy 
efficiency and sustainability commitments. She then detailed the Bond’s development costs and 
capital funding sources, as well as operating costs and subsidies. She noted that development costs 
have increased. 
 
Nicole Stingh asked what the costs per unit are and if developers have indicated that cost increases 
are causing project risk.  
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Alison Wick, Metro, responded that they have the overall cost per unit and per bedroom and 
the report has a high-level summary of the portfolio and per project.  
 
Nicole Stingh asked if the Committee should set aside reserve dollars for cost increases and 
noted she is curious about the overall health of projects.  
 
Andrea Sanchez responded that costs are rising, and the projects are entering into a different 
market. She noted that the market is shifting in a unique way and added that the Committee’s 
responsibility is to report to Metro Council on all achievements.  
 
Emily Lieb, Metro, acknowledged the cost increases and the need to offset them. She noted that 
so far, projects have been delayed due to PAB availability and Metro is anticipating delays for 
projects closing in 2024. She said State funding could cause further delays and that project 
readiness is an evaluation criterion and they are working with OHCS on what the pipeline 
looks like. She noted that every delay results in a cost increase, and so far, those have been 
addressed by a combination of strategies.  

 
Kira Cador suggested elected officials and jurisdictions could help with the pre application and 
entitlement processes and encourage advocacy from jurisdictions to solve the housing crisis. 

 
Adapting the affordable housing bond program to respond to challenges and opportunities and 
anticipated 2023 focus areas  

Emily Lieb, Metro, shared that in response to changes in the funding landscape, Metro is advocating 
to focus and expand PABs and coordinate and align local and state funding. She shared that 
regionally, Metro is working to align Supportive Housing Services (SHS) funding and evaluate and 
engage partners to identify barriers and best practices regarding equitable leasing practices. She 
also shared that occupancy data reporting improvements, Permanent Supportive Housing (PSH), 
equitable access, state coordination and alignment, and administrative funding capacity are 
anticipated focus areas for 2023. 
 
Co-chair Steve Rudman stated that the administrative funding capacity has been mostly addressed 
and may not need to be a focus area. He highlighted PSH and state coordination and alignment as 
areas for significant potential and improvement. 
 
Andrea Sanchez agreed that administrative funding capacity has been mostly solved. She noted that 
with occupancy data reporting, the burden is placed on the property management companies, and 
that administrative capacity could limit occupancy data reporting. She suggested clarifying the why, 
need, and how for data.  

Emily Lieb, Metro, clarified that Bond funds can’t be spent on operational costs and that post-
occupancy data is not intended to be ongoing, but only reported once.  
 
Melissa Arnold, Metro, noted that there is an interplay between who is collecting data and who 
is responsible for data oversight.   

 
Mara Romero asked where COBID aspects would fall on the list of focus areas.  
 
Nicole Stingh asked how Bond funds are used for homeownership.  

Emily Lieb, Metro, replied that Metro is reviewing the first affordable homeownership projects 
and can share more in the future.  
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Andrea Sanchez said if the capital stack has more Metro funds, then operating expenses can be 
increased. She noted that the lease-up budget could be increased to help pay for data collection 
during the lease-up period. 

Melissa Arnold, Metro, responded that she is engaging in conversations and surfacing best 
practices and barrier mitigation for improving data collection. 

 
Ben Duncan, Kearns & West, noted that the Committee was at time and closed the conversation.  
 
Committee discussion: Formulate preliminary findings and recommendations to inform the 
Committee’s annual report to Metro Council 

The Committee did not address this agenda item.  

Next steps 

Co-chair Steve Rudman provided closing remarks.  
 
Ben Duncan, Kearns & West, shared that the next drop-in work session on April 26th is an 
opportunity for the committee to have further discussion. He then detailed the timeline for the 
Annual Report.  
 
Next steps include:  

• April 26th drop-in work session with Metro staff, co-chairs, and facilitator to dive deeper 
into topic/s elevated at today’s meeting. Optional meeting but encouraged to attend. 

• May 10th Committee meeting will be focused on solidifying committee findings and 
recommendations to Metro Council 

Adjourn 

The meeting adjourned at 12:00 p.m. 
 
Minutes respectfully submitted by Ariella Dahlin, Kearns & West. 
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Meeting: Optional Housing Bond Oversight Committee Work Session Meeting 
Date: Wednesday, April 26, 2023  
Time: 9:30 a.m. to 11:30 p.m. 
Place: Virtual meeting (Zoom) 
Purpose:           To have a deeper discussion based on themes elevated at previous meetings to 

inform findings and recommendations in the annual report to Metro Council. 
 
Attendees 
Scott Greenfield (he/him), Co-chair Jenny Lee (she/her), Mara Romero (she/her), Co-chair Steve 
Rudman (he/him), Andrea Sanchez (she/her), Karen Shawcross (she/her) 
Absent Members 
Kira Cador (she/her), Brandon Culbertson (he/him), Ann Leenstra (she/her), Willie Poinsette 
(she/her), Nicole Stingh (she/her), Trinh Tran (he/him), Juan Ugarte Ahumada (he/him)  
Metro Councilor 
Mary Nolan (they/them) 
Metro staff 
Melissa Arnold (she/her), Ash Elverfeld (they/she), Emily Lieb (she/her), Alison Wicks (she/her)  
Facilitator 
Ben Duncan (he/him) 
 
Note: The meeting was recorded via Zoom; therefore, details will be mainly focused on the 
discussions, with less detail regarding the presentations. Presentation slides are included in the 
archived meeting packet. 
This meeting was optional for members to attend. 
 
Welcome and introductions 
Co-chairs Jenny Lee and Steve Rudman welcomed the Committee to the meeting and provided 
context for the discussion.  

Ben Duncan, Kearns & West, facilitated introductions between Committee Members and reviewed 
the agenda. 

Committee member discussion: preliminary findings and recommendations for 2022 annual 
report 
Ben Duncan, Kearns & West, shared the discussion notes table, which can be found below, and 
asked the Committee what findings it would like to highlight in its annual report. He noted that the 
topics had been pulled out from prior discussion.  
 

Topics  Discussion Notes 
Lessons learned from 
this Bond 

Issues such as adequate 
administrative funding, 

Co-chair Steve Rudman recommended coming back to this topic at the 
end of the discussion.  
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the multi-jurisdictional 
model, etc. 
 
Occupancy Outcomes 

Issues such as whether 
bond units are being 
leased up on schedule, 
screening outcomes, 
demographic outcomes, 
etc. 

 

Karen Shawcross stated that she was worried about equitable lease-ups 
and property management companies adjusting to low-screen 
applications. She noted that only one property had an 8% occupancy 
rate of Black, Indigenous, or People of Color (BIPOC), and added that 
receiving occupancy data late can make it difficult to intervene. 

Mara Romero highlighted that while units are being filled, the structure 
and support for equitable lease-ups such as affirmative marketing and 
application support are missing. She suggested providing guidance for 
collecting data. 

Scott Greenfield asked how affirmative marketing is being applied 
across housing authorities and if it’s consistent. He also asked if there 
are generalized services that firms can access.  

Mara Romero noted that there were better data outcomes with 
companies that worked with service organizations. She added that 
there is some pushback on low barrier screening and a lack of 
consistency.  

Karen Shawcross stated that there are multiple funding sources and 
asked if another agency, such as Oregon Housing and Community 
Services Department (OHCS), could get data earlier.  

Emily Lieb, Metro, replied that OHCS does not receive data earlier, and 
Metro has an agreement with OHCS to receive their data. She noted that 
the entities that could get information earlier are local jurisdictions. She 
stated that Metro is not in the position to provide real time data 
monitoring and collection, and the range of practices and capacity lies in 
local jurisdictions.  

Co-chair Steve Rudman noted that this topic overlaps with equitable 
access and highlighted the importance of marketing. He noted that the 
number of jurisdictions involved in a project can cause difficulties.   

Mara Romero stated that many of the topics intersect. She added that 
she is unsure if occupancy data is accurate and noted that it takes trust 
to collect data. She emphasized that context is important for 
inconsistencies and reporting on occupancy data.  

Melissa Arnold, Metro, confirmed that she will be drafting the letter and 
will ensure topics fall in the correct places.  

Equitable Access 

Issues such as 
addressing barriers to 

Karen Shawcross noted that the Bond lacks capacity to monitor and 
intervene early in the lease-up and pre-marketing processes.  
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access, meeting 
community needs for 
affirmative marketing, 
culturally specific 
partnerships, etc. 

 

Emily Lieb, Metro, noted that there are varying practices in jurisdictions 
and asked what best practices and long-term opportunities Metro could 
share.  

Mara Romero noted that properties that have Supportive Housing 
Services (SHS) funding can leverage support and work with providers. 
She shared that this promotes equitable access and noted that there is a 
data gap. 

Karen Shawcross shared that change must start with systemic 
structures and that the Committee should highlight best practices and 
intervene when there are problems.  

Co-chair Steve Rudman agreed that systemic structures and changes are 
how to move forward. He emphasized that the Bond helped establish a 
regional housing delivery system and noted that now it’s important to 
align SHS funding.   

Mara Romero and co-chair Jenny Lee agreed with the systemic 
structures and changes approach. 

Data and Reporting 

Issues such as 
improving data quality, 
ensuring alignment 
with workplan, 
accountability for 
accurate and timely 
report submission, etc. 

Co-chair Steve Rudman stated that jurisdictions are sending reports and 
while there are questions on data quality, the results are aligned with 
the workplan. He noted that the data and reporting process has been 
iterative and there are staff capacity issues.   

Mara Romero stated that the true measure of success will be in 
evaluation. She noted that previous annual reports state that data is 
coming, but now the Committee can highlight that it has received data 
and can now recommend improving data accuracy. 

Karen Shawcross asked the Committee to consider better reporting on 
resident services over time.  

Workforce and COBID 
Certification  

  

Mara Romero noted that the Certification Office for Business Inclusion 
and Diversity (COBID) numbers were good, and that the Committee 
should look at increasing those numbers.  

Scott Greenfield asked if COBID firms are shared across housing 
authorities and if sharing is effective. He asked if information on 
contractors is being shared and if projects are using COBID firms in the 
best way possible.  

Melissa Arnold, Metro, replied that there is a state list of COBID firms that 
can be accessed.  

Mara Romero replied that there are barriers to COBID certification 
which could fall under systems change or equitable access.  
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Karen Shawcross stated this relates to system change and asked if there 
was capacity for convening subgroups of jurisdictions, like property 
managers, to share best practices.  

Co-chair Steve Rudman stated that equitable benefits for construction 
and workforce is not called out as a separate topic, but it could be. He 
asked if Metro and the Bond are adding value to workforce diversity 
and what the Construction Career Pathways Program (C2P2) was doing. 
He suggested highlighting economic benefits in the letter.  

Metro Councilor Mary Nolan asked if the Committee has received a 
briefing on C2P2.  

Emily Lieb, Metro, replied that there was a briefing during the first year of 
the Bond and another briefing can be added to the calendar. She noted 
that Metro staff meets with C2P2 staff and that C2P2 staff don’t see a path 
to apply their criteria to Bond projects as they are focused on public 
infrastructure projects.  

Metro Councilor Nolan suggested asking why C2P2 can’t link to the 
largest capital investment Metro is making and noted that they hope to 
give voters another opportunity to invest in another bond.  

Co-chair Steve Rudman thanked Metro Councilor Nolan and noted that 
C2P2’s criteria could be revised as housing has become a priority issue. 
He added that Bond dollars are publicly owned, and that affordable 
housing is public infrastructure.  

Co-chair Jenny Lee noted that there are reference materials available, 
and that the Committee should consider approaches for future 
investments.  

Property 
Management, Asset 
Management 

Issues such as ensuring 
property management 
best practices, long term 
monitoring and 
portfolio viability, etc. 

 

Andrea Sanchez shared that each jurisdiction varies in asset 
management and monitoring.  

Co-chair Steve Rudman stated that the Committee should develop asset 
management plans. He noted that the Bond funds will go away, and this 
could be the first time for some jurisdictions to have an asset 
management portfolio and it’s important that the investments last a 
long time.  

Mara Romero agreed that it’s important to ensure that the investments 
and assets stay in place.  

Andrea Sanchez stated that an asset management plan includes the 
physical and financial health of property. She noted that assets can be a 
liability for smaller organizations and it’s important not to compromise 
the organization’s health. She added that case management and other 
services can also impact health.  
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Karen Shawcross shared that operating budgets detail resident support 
services which can be one of the first things to disappear when an 
organization is trying to get out of debt. She noted that this impacts 
residents.  

Melissa Arnold, Metro, added that inadequate services are a risk to 
residents and costs property management companies’ money.  

Andrea Sanchez asked if the asset management plan could be part of the 
application process.  

Mara Romero noted that there are concerns that property managers 
will flip affordable housing into market rate housing. She noted that it’s 
reassuring to know that properties are public infrastructure.   

Permanent 
Supportive Housing 
(PSH) 

Issues such as alignment 
of definitions, ensuring 
PSH units are serving 
target populations, 
quality standards, etc.  

 

Co-chair Steve Rudman stated that PSH is an important piece, and that 
SHS allows for rent assistance and ongoing services. He noted that some 
jurisdictions are using SHS. He shared that the SHS Oversight 
Committee hasn’t completed its first report yet, but it would be good to 
review the report to see if the two committees could make links.   

Karen Shawcross asked if the two committees would be merged.  

Emily Lieb, Metro, responded that is under consideration. She shared that 
currently, the co-chairs of the committees meet and have overlapping 
membership. She noted that Metro is open to suggestions on what would 
be helpful for sharing information across committees.  

Mara Romero stated that PSH is working well. She suggested discussing 
how funds were able to implement PSH with vouchers and partnering 
with service organizations.  

Andrea Sanchez noted that the two oversight committees could 
intermingle and that accessing Regional Long-term Rent Assistance 
(RLRA) funds is important since RLRA has risk mitigation funds. She 
shared that investors are more likely to support PSH with access to risk 
mitigation funds.  

Co-chair Steve Rudman reminded the Committee that the Bond 
predates PSH, so there aren’t PSH goals. He noted that about 18% of 
Bond units are PSH and that it’s important to report on even if it wasn’t 
a part of the original goals.  

Andrea Sanchez asked how the coordinated entry system works to 
house Population A effectively. 

Mara Romero stated that the longer folks are unhoused, the harder it is 
to get housed. She highlighted the importance of outreach work and 
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trust building to identify where Population A is coming from and how 
they receive supportive housing.   

Melissa Arnold, Metro, reflected that she’s heard concerns of providing 
housing at a higher percentage to Population B, than Population A. She 
reflected that it’s important to ask why that is happening.  

Karen Shawcross suggested providing internships to build up the 
service provider workforce. 

Mara Romero replied that retaining and appropriately paying service 
workers is a focus for SHS funding.  

Andrea Sanchez noted that the Portland Housing Bureau report shared 
the need for service dollars to be increased on a per unit basis and that 
staffing is a challenge.  

State Coordination 
and Transparency  

Issues such as 
addressing funding and 
regulatory alignment 
opportunities, 
establishing sub-
allocations, etc.  

 

Karen Shawcross noted that conversations seem to lean towards 
identifying a single regional coordinating entity and asked if the Tri 
County Planning Body (TCPB) is looking at Metro for leadership, or if 
this is something the Committee could support.   

Co-chair Steve Rudman noted that there are many ways to redesign 
systems and that Metro did a good job of addressing funding gaps, and 
highlighted how things are coordinated with the State. 

Mara Romero felt that there was transparency and asked the Committee 
if it wanted to focus on the good work that’s been done.  

Emily Lieb replied that Metro has made progress in working with the 
State regarding private activity bonds (PAB) and suballocating other 
types of funding. She noted that there is more work to be done around 
PABs. She shared that there are some transparency challenges at the 
State level regarding pipeline forecasting.  

Andrea Sanchez emphasized the importance of coordination in general. 
She noted that projects have multiple funding streams with different 
notice of funding award dates, which is why coordination is key for 
efficiency. She shared that coordination around funding awards could 
lead to greater efficiency for development timelines and meet Governor 
Tina Kotek’s housing goal.  

Co-chair Steve Rudman agreed with Andrea Sanchez and suggested that 
Metro and local jurisdictions should work with the State to align 
allocations with local sources for greater efficiency.  

Karen Shawcross agreed that this should be included in the letter.  

Emily Lieb, Metro, shared that Governor Kotek has convened a housing 
production council which has workgroups. She will attend the 
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Affordable Housing Finance Committee to track conversations and will 
share updates with this Committee.   

 
  
Next steps 
Ben Duncan, Kearns & West, provided closing remarks.  
 
Next steps include:  

• May 10th Committee meeting will be focused on solidifying committee findings and 
recommendations to Metro Council 

Adjourn 
The meeting adjourned at 11:30 p.m. 
 
Meeting summary respectfully submitted by Ariella Dahlin, Kearns & West. 
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Affordable Housing Bond Oversight Committee: Follow-up Questions 
and Answers from Housing Bond Implementers Annual Report 
Presentations 
 

Beaverton 

Follow-up on funding gap for Wishcamper. 

The Wishcamper project currently has an estimated gap of $6.6 million. 
The developer is working on a couple angles to bridge the gap. One of 
them is through a local jurisdiction, securing a Biz Oregon loan for 
roughly $3 million. The developer has been talking with the mayor of 
Beaverton and has reached out to Washington County to gauge their 
willingness to support this ask. 

Washington County 

How are your projects adapting to the rapidly shifting financial landscape and 
market volatility? How are projects filling financial gaps? What support is 
needed?  

 
The Housing Authority of Washington County successfully 
recommended Housing Oregon and the Oregon Housing Authority 
Alliance put in their policy agenda their recommendation to renew the 
Market Cost Offset Program (MCOF). A successful passage will allow for 
projects in the Metro region to utilize this fund to bridge identified 
project gaps. The County recommends Metro also engages with the state 
to encourage this program in order to reduce the impact that cost 
overruns have on available Metro bond funds.  

  
How are you working to ensure that your investments serve households 
experiencing homelessness? What opportunities are you exploring to expand 
PSH integration / PSH in your portfolio? 
 

Washington County is urgently scaling up services to provide 
emergency shelter options, permanent housing solutions and wrap 
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around supports to reduce homelessness and help people who have 
experienced chronic homelessness achieve housing stability. The 
County has increased our CoC from a $5 million annual program to a 
$80 million annual program in the past three years, with new funding 
made possible with the regional supportive housing service measure. 
The county contracts with more than 20 service providers, 6 of which 
provide culturally specific services, to deliver these services and has 
released more than 800 regional vouchers to create new PSH 
placements, since the program began in 2021. The program offers an 
open funding opportunity for affordable housing developers interested 
in creating PSH in new or existing buildings. The non-competitive 
funding opportunity offers a menu of funding to provide: project based 
vouchers, building operations funding, enhanced resident services, and 
onsite case management support to ensure robust PSH services for 
eligible residents who have experienced chronic homelessness. 

  
How are you working to ensure low barrier lease up? How are you monitoring 
lease up to ensure that households with barriers are served? 

 
Washington County provides the Metro Low-barriers screening criteria 
and lease-up tracking to project sponsors at both concept endorsement 
and final endorsement so they are aware of program expectations prior 
to disbursement of Metro Housing Bond funds. The County monitors 
these projects and communicates with developers during the 
construction process to ensure that the adopted lease-up process meets 
program expectations. In addition, Washington County hired an 
AmeriCorps fellow who focused specifically on targeting lease-up, 
affirmative marketing, and outreach to marginalized communities and 
community-based organizations to make them aware of upcoming 
lease-up opportunities. In addition, this position worked closely to hold 
design charrettes to gain feedback from culturally specific providers on 
building design and program amenities to make sure that the building 
will serve the needs of marginalized residents. Although this position 
has completed the fellowship process, Washington County will be hiring 



 
 

Follow-up Q&A from Housing Bond Implementers Annual Report Presentations           3 

a development coordinator who will take the model adopted by the 
AmeriCorps fellow to utilize on upcoming projects that are reaching 
building occupancy to ensure households with barriers are being 
targeted.  

 

Home Forward 

What additional costs are there to the Troutdale project due to delays? 

We’ve projected about $1.9 million in cost increases due to delays and 
redesign we’ve experienced in Troutdale. These costs do not include 
attorney fees and additional delays if we have to go to Oregon Land Use 
Board of Appeals, which takes about 6 months. I don’t have an estimate 
on that yet, but I assume it’s at least another $100k in attorney fees. 

 
If committee members are interested in providing support, they can 
testify to the legislature on May 9th for HB 3414. It will reduce city’s 
abilities to delay housing for issues that are not health and safety 
related and increase production. 

Portland 

What are some lessons learned around low-barrier leasing? 

Learnings and feedback from housing and service providers, on the major 
challenges they are experiencing in building and operating PSH: 
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• Higher operating expenses per unit, and escalating costs: 
o See per unit per year (PUPY) costs ranging $8,500 to $16,500  
o 20% increases in PM costs 
o Property insurance costs (increased 50-150%) 
o Costs most pronounced in full PSH projects 

• Service provider capacity is intensely strained: several industries 
experiencing staff burnout, turnover and difficulty in hiring. Peoples’ 
jobs are becoming increasingly harder. Contracted service providers 
are backing out of partnerships due to capacity. Impacts PSH and 
resident services. 

• Residents with higher acuity service needs: Owners finding increased 
staffing (24-hr), and at times, security, needed to ensure safety and 
provide stability at properties for residents (especially those in 
integrated PSH projects), and respond to high acuity of MH, health 
and service needs. 

• Investors not accepting RLRA rental support due to short term (10 
years) unlike PBS8 (20 years).  LIHTC investors need to ensure that 
rental support is available for as long as they are in the project (i.e. 
15 years or more).  

 

Hillsboro 

How are you working to ensure low barrier lease up? How are you monitoring 
lease up to ensure that households with barriers are served? 

• The City of Hillsboro requires that all proposals for bond-funded 
projects describe a plan for low-barrier screening and lease up and 
well as affirmative marketing led by racial equity. 

• The City reviews and approves the sponsor’s low-barrier lease up 
plans and screening criteria as part of the final approvals process for 
disbursement of bond funds. 

• The City holds regular check-ins with the project sponsor beginning 
with marketing and outreach and continuing through screening and 
selection to ensure that appropriate metrics are being tracked and 
that low-barrier screening is operationalized. 
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• For Hillsboro’s first bond project, Nueva Esperanza, which has just 
started lease up for Phase I, the following provisions and activities 
have been reported in response to the City’s monitoring: 

o The development team worked with 5 local community 
partners 6 months prior to construction close to help review 
screening barrier criteria.  After meeting with community 
partners, the Sponsor met with the property management’s 
compliance team to discuss and review and ensure that these 
changes would be implemented.  

o To mitigate credit barriers:  the Sponsor does pull credit, but 
the score is not taken into account. They are only looking to see 
if the applicant has any past due payments (above $1,000) on 
rents and if so, to ask for a payment arrangement to pay any 
past due rents. 

o To mitigate rental history barriers:  The Sponsor has 
workarounds on rental history deficits, so that this doesn’t 
automatically result in a denial. 

o To mitigate lack of documentation barriers: Social Security 
Number is not required on applications. 

o To mitigate income barriers:  Sponsor is requiring that 
applicants’ gross income be only 1.5 times more than their 
rent.  

o To mitigate criminal history barriers:  Sponsor will not 
reject applicants convicted of crimes in other states that are 
not illegal in Oregon, including marijuana use or possession. 

o The Sponsor’s property management company sends a weekly 
report to a review group that shows all applicants that are in 
process.  In addition to the reports each week, the Sponsor’s 
review team receives all denials and reasoning and provides 
input. 
 Sponsor has designated a reviewer that will evaluate all 

denied applications of community members who apply 
to rent at Nueva Esperanza. 

 Sponsor’s reviewer(s) will periodically evaluate appeals 
submitted by denied applicants to ensure that appeals 
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are handled appropriately, and will communicate their 
findings to property management staff. 

• The City will continue to monitor these activities and will ensure that 
the appropriate metrics are being tracked by the Sponsor for lease 
up and post-occupancy reporting. 

For the idea bucket 

Track and monitor deferred development fees. 

Structuring COBID certification into a future bond. 
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Metro respects civil rights  

Metro fully complies with Title VI of the Civil Rights Act of 1964 that requires that no 
person be excluded from the participation in, be denied the benefits of, or be otherwise 
subjected to discrimination on the basis of race, color or national origin under any program 
or activity for which Metro receives federal financial assistance. 

Metro fully complies with Title II of the Americans with Disabilities Act and Section 504 of 
the Rehabilitation Act that requires that no otherwise qualified individual with a disability 
be excluded from the participation in, be denied the benefits of, or be subjected to 
discrimination solely by reason of their disability under any program or activity for which 
Metro receives federal financial assistance. 

If any person believes they have been discriminated against regarding the receipt of 
benefits or services because of race, color, national origin, sex, age or disability, they have 
the right to file a complaint with Metro. For information on Metro’s civil rights program, or 
to obtain a discrimination complaint form, visit oregonmetro.gov/civilrights or call 503-
797-1536.  

Metro provides services or accommodations upon request to persons with disabilities and 
people who need an interpreter at public meetings. If you need a sign language interpreter, 
communication aid or language assistance, call 503-797-1700 or TDD/TTY 503-797-1804 
(8 a.m. to 5 p.m. weekdays) 5 business days before the meeting. All Metro meetings are 
wheelchair accessible. For up-to-date public transportation information, visit TriMet’s 
website at trimet.org.  

 

 

  

https://www.oregonmetro.gov/civilrights
http://trimet.org/
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INTRODUCTION  

Rents in greater Portland have risen swiftly in recent years, pricing out people 

with low incomes, who are disproportionately people of color, immigrants, 

veterans, people with disabilities, seniors and many families with children. More 

people need affordable housing, and there is not enough to meet the demand. 

According to the most recent data from the Low-Income Housing Coalition, we are 

almost 90,000 homes short for households making 50% or less of the Area Median 
Income ($53,250 for a household of four). 

On November 6, 2018, voters took action to address the region's housing crisis, 

passing the nation's first regional affordable housing bond by a 19-point margin. 

Since voter approval, Metro and partners in community, government and business 

have worked together to deliver the results sought by voters.  

This report provides an update on implementation progress for the Metro 

affordable housing bond. The report summarizes bond implementation through 

December 2022, building upon and aggregating information provided in progress 

reports from seven local implementing partner jurisdictions plus Metro’s site 

acquisition program. The report includes: 

• A summary of local and regional progress toward unit production targets, 

funding commitments and expenditures 

• Analysis of progress to advance racial equity through geographic distribution of 

investments, commitments for equitable contracting and hiring, low-barrier 

screening, affirmative marketing and strategies to provide ongoing services to 
meet the needs of residents 

• Activities and outcomes for community engagement to ensure that feedback 

from communities of color and other marginalized groups meaningfully shapes 

project outcomes to meet their needs 

• Financial analysis of the current portfolio to analyze efficient use of subsidy and 

alignment with leveraged funds to maximize the benefits of these investments 
for the priority groups they intend to serve. 
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BACKGROUND 

When it referred the 2018 bond to voters, the Metro Council adopted an 

implementation framework developed through months of engagement with 

partners and community members. The framework continues to guide 

implementation today. 

Core values 

The framework includes four core values that guide implementation: 

1. Lead with racial equity. Ensure that racial equity considerations guide and 

are integrated throughout all aspects of implementation, including community 

engagement, project location, inclusive workforce, tenant marketing and 

screening, and resident and/or supportive services strategies. 

2. Create opportunity for those in need. Ensure that program investments 

serve people currently left behind in the region’s housing market, especially 

communities of color, families with children and multiple generations, people 

with disabilities, seniors, veterans, households experiencing or at risk of 

homelessness and households at risk of displacement. 

3. Create opportunity throughout the region. Ensure that investments are 

distributed across the region to: a) expand affordable housing options in 

neighborhoods that have not historically included sufficient supply of 

affordable homes, b) increase access to transportation, employment, education, 

nutrition, parks and natural areas, and c) help prevent displacement in 

changing neighborhoods where communities of color live today. 

4. Ensure long-term benefits and good use of public dollars. Provide for 

community oversight to ensure transparency and accountability in program 

activities and outcomes. Ensure financially sound investments in affordable, 

high quality homes. Allow flexibility and efficiency to respond to local needs 

and opportunities, and to create immediate affordable housing opportunities 

for those in need. 

Leading with racial equity 

Because people of color have been and continue to be among those most harmed 

by housing discrimination and lack of access to safe, stable, affordable homes, the 

Metro Council directed the housing bond program to lead with racial equity in all 

aspects of the program. Explicitly focusing policies and investments to benefit 

communities of color can reduce racial disparities while benefiting the whole 

community. 
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The housing bond program partially addresses these barriers through its 

ambitious goals for family-size and deeply affordable homes. The program also 

prioritizes racial equity throughout implementation – from community 

engagement that informs projects, to the geographic distribution of investments, to 

creating economic opportunity with the development of affordable housing, to 

strategies for reducing barriers to access and promoting culturally appropriate 
services to meet the needs of future residents. 

Implementation partner jurisdictions 

Metro is working to deliver the housing bond program in close partnership with 

seven local implementation partners: the cities of Beaverton, Gresham, Hillsboro 

and Portland; Clackamas and Washington counties; and Home Forward, as the 

implementation partner for east Multnomah County. In recognition of the unique 

knowledge, experience and opportunities in communities across the region, each 

partner has developed its own implementation strategy to meet local needs while 

serving the bond's regional goals. Jurisdictions are responsible for administering 

funds to invest in property acquisition and eligible development projects. Some 

projects are being developed and operated by public housing authorities, but the 

majority are public-private partnerships with third-party affordable housing 

developers, owners and property managers. 

Metro is responsible for providing oversight and accountability, including 

reviewing each proposed investment at concept and final stages to ensure 

alignment with program requirements and contribution to the production 

outcomes promised to voters. In addition, Metro directly invests housing bond 

funds through its site acquisition program, which strategically acquires and invests 

in the development of promising sites for affordable housing in collaboration with 

local implementation partners. 

Work plan and local implementation strategies 

In 2019, the Metro Council adopted a housing bond work plan to provide 

operational guidance for program administration activities including roles and 

responsibilities, funding allocation and eligibility criteria, and processes for 

funding approvals. In accordance with requirements set forth in the work plan, 

each implementing partner created a local implementation strategy informed by 

local community engagement. Each strategy includes a development plan to 

achieve the local share of unit production goals and commitments for advancing 
racial equity and ensuring community engagement input informs projects. 

Community Oversight Committee 

Independent community oversight is a hallmark of accountability to voters and the 

community. The Metro Council appointed a Housing Bond Community Oversight 
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Committee in January 2019 to provide independent and transparent oversight of 

implementation, including evaluating local implementation strategies for 

consistency with program goals and guiding principles, monitoring investment 

outcomes and providing an annual report to the Metro Council.  

Throughout 2019, the committee reviewed and recommended local partners' 

implementation strategies for approval by Metro Council. During this time, the 

committee also identified considerations for ongoing monitoring and evaluation. In 

2020, the committee monitored early implementation, and in 2021 the committee 

submitted its first annual report to Metro Council. The second annual report, 

released in 2022, recommended working with partners to address new challenges 

related to shifts in the financial and funding landscape, continuing to identify and 

support opportunities for integration with supportive housing services funding, 

and working with partners to support equitable lease-up practices (Exhibit G). 

Funding requirements and intergovernmental agreements 

The Metro Council approved local implementation strategies as part of 

intergovernmental agreements with each local implementation partner describing 

the terms and conditions for using bond funds for eligible investments and 
program administration. Intergovernmental agreements include these provisions: 

• All projects selected for bond funding must demonstrate contribution to unit 

production targets and consistency with approved local implementation 

strategies as confirmed through Metro staff review at the concept endorsement 

and final approval stages. 

• All funded projects will have a regulatory agreement ensuring long-term 

affordability and monitoring obligations for a term of at least 60 years (or 30 
years for acquired buildings that are more than 10 years old). 

• Implementing jurisdictions will submit annual progress reports to Metro, to 

support the oversight committee’s annual progress review. 

• Metro will disburse administrative funding to implementation partners 

annually based on a schedule established in the intergovernmental agreement. 

One exception is City of Portland, which will have its administrative share 

included in project funding, to be reimbursed to the City through a “project 

delivery fee.” 

• Implementing jurisdictions will submit annual end-of-fiscal-year reports to 

Metro summarizing direct project expenditures and program administrative 

expenditures, the latter of which is subject to the 5% administrative cap 

included in the housing bond measure. 

The community oversight committee completed its review and recommendation of 

local implementation strategies between July 2019 and February 2020, and Metro 

Council approved strategies as part of intergovernmental agreements. Six 
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intergovernmental agreements were executed between November 2019 and August 

2020. The intergovernmental agreement for Home Forward was approved in March 

2021 due to the relatively small funding allocation in Multnomah County outside the 

cities of Portland and Gresham. 

Funding allocation 

The housing bond framework called for funding to be allocated region-wide based 

on assessed value of property in each of the three counties and identified a 5% cap 

on administrative funding across the measure.   

The housing bond work plan allocated $632,606,296 for investments in property 

acquisition and development, to be allocated as follows:  

• Ten percent of total funds ($62,016,000) allocated for investment through 

Metro’s site acquisition program, which acquires regionally significant sites 

and supports their development in coordination with local implementing 
jurisdictions.  

• All remaining funds allocated to support local implementation, with 

distribution on the basis of share of assessed property value to achieve a 

proportionate distribution of investments across the region (45% in 

Multnomah County, 34% in Washington County and 21% in Clackamas 
County).   

The work plan allocated $570,590,295 toward local implementation efforts, 

distributed across the seven implementing partners on the basis of assessed value. 

Since that time, additional funding has been generated through bond sale 

premiums and interest earnings, and additional funding has been allocated toward 

investments in air conditioning and permanent supportive housing, in alignment 

with Metro Council direction. Current funding availability and adjusted allocations 
are reflected in Exhibit F.   

The bond measure included an administrative funding cap of 5% of total bond 

proceeds. Including interest earnings through December 2022, $34,375,341 is 

available for administrative costs. Of these funds, $13,056,000 is directed to 

Metro’s regional oversight and accountability functions, and an equal amount is 

allocated for implementing partner administration costs across all seven 

implementing partners plus Metro’s site acquisition program. The remaining 

$12,706,638 within the 5% cap is designated as “reserved for future allocation as 

determined necessary to achieve targets.”  

The administrative activities for the bond program are expected to span fiscal 

years 2019-2028. Averaged over that 10-year period the program has a total of 

$3,437,534 per year in administrative funding for all implementation and 

oversight activities of Metro and its seven local implementation partners 
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combined. This funding is insufficient to cover the full administrative costs of 

implementation, a challenge which has led to capacity gaps and the need for 

supplemental administrative funding from Metro and other funding sources.  

Targets and metrics 

From 2019 through 2020, Metro engaged implementation partners, stakeholders, 

practitioners and the community oversight committee to further define metrics for 
evaluating progress toward goals and targets in the measure. 

The implementation framework established the following goals for the program: 

• Create 3,900 affordable homes. 

o Reserve 1,600 homes for people with very low incomes (30% or less of 
area median income, or less than $31,950 per year for a family of four). 

o Build half of the homes with two or more bedrooms – big enough to 
accommodate families. 

o Up to 10% of homes may be moderately affordable for people with 
below average incomes (61-80% of area median income, or less than 
$85,200 per year for a family of four). 

• Distribute investments across the region to create 21% of homes in Clackamas 

County, 34% in Washington County and 45% in Multnomah County. 

• No more than 5% of total funding may be spent on program administration 

activities. 

• At least 20% of construction contracts for each project should be awarded to 

state certified minority- or women-owned and emerging small business 

(MWESB) firms, and jurisdictions should demonstrate progress toward 
increasing equitable contracting outcomes over time. 

Metro defined additional metrics to further operationalize the values and goals in 

the framework and support program evaluation. These metrics relate to the 
following areas: 

• Community engagement outcomes, including demographics of participants 

• Location outcomes related to access, fair housing and community stabilization 

• Outreach to MWESB/COBID (Certification Office for Business Inclusion and 

Diversity) certified firms 

• Construction workforce diversity 

• Affirmative marketing activities and outcomes (e.g., referral sources) 

• Screening and lease-up outcomes (e.g., application denials) 

• People served and resident diversity 

• Efficient use of subsidy. 
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It is important to note that many metrics will not be reported until after projects 

reach completion (e.g., contracting/workforce outcomes) and lease-up (e.g., 

marketing/lease-up outcomes, resident demographics). The first post-completion 

outcomes were reported in December 2022 for seven projects. 

Metro supportive housing services fund 

In May 2020, voters in greater Portland passed a marginal income tax and net 

profits business tax to fund supportive housing services, an unprecedented effort 

to direct funding toward investments in rental assistance and supportive services 

for people experiencing or at risk of homelessness. The fund aims to provide 

services for as many as 5,000 people experiencing prolonged homelessness with 

complex disabilities, and as many as 10,000 households experiencing short-term 

homelessness or at risk of homelessness. 

The supportive housing services fund presents an opportunity to integrate rental 

assistance and supportive services funding with capital investments through the 

bond program to maximize the ability of both programs to serve households 

experiencing or at risk of homelessness, with a particular focus on providing 

permanent supportive housing. Integration of supportive housing services funding 

with bond investments enables the bond program to further advance its racial 

equity commitments. 
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2022 POLICY EFFORTS  

Continuous improvement and adaptation are essential to support regional 

alignment and coordination to respond to emerging challenges and opportunities. 

Key policy and program refinement work undertaken in 2022 is summarized 

below. These efforts directly relate to recommendations provided by the Housing 

Bond Community Oversight Committee as part of its annual report to the Metro 

Council in June 2022.  

• Advocacy to focus and expand private activity bonds: Over the past year, 

Metro has worked with partners across the region and state to advocate for 

policies that address constraints in the availability of private activity bonds 

(PABs), which are necessary for the financing of 4% low income housing tax 

credits (LIHTC), the most significant source of leveraged funding in the housing 

bond portfolio. Metro has supported federal strategies to expand PAB 

availability and statewide strategies to focus and prioritize limited PAB 

resources for affordable housing. At the state level, Metro has advocated for 

prioritization of PAB resources for projects with local voter-approved funding 

and a strong commitment to advancing racial equity and serving households 

with the lowest incomes and those experiencing homelessness. Metro has 

supported legislation (SB 225) that is expected to pass during the 2023 session 

that would ensure that PABs are prioritized for affordable housing and would 

support stronger coordination in the affordable housing pipeline to eliminate 

statutory blackout periods that delay projects. At the federal level, Metro has 

been working with the Oregon congressional delegation to urge Congress to 

support Oregon and the 22 states that have reached their PAB cap by allowing 

a lower percentage of PABs needed to access 4% LIHTC. The change would 

reduce the percentage of a project funded by PABs to 25% instead of 50% and 

ensure that this critical federal tool remains available to build more affordable 

housing.  

• Coordination and alignment with state funding: In addition to supporting 

coordinated pipeline planning for PABs, Metro also worked with Oregon 

Housing and Community Services (OHCS) to advance broader strategies for 

state and local funding alignment to ensure that limited resources are focused 

on projects with the greatest benefits for serving communities of color and 

those experiencing or at risk of homelessness. In 2022, OHCS partnered with 

Metro to develop a suballocation framework for directing $16 million in federal 

Housing Trust Fund and $23.6 million in state Local Innovation Fast Track 

funding for layering in Metro affordable housing bond projects. This will ease 

demand for PABs, mitigate delays due to PAB constraints, address funding gaps 

due to cost escalation, and ensure that limited state resources are prioritized 

for projects with local voter-approved funding, deep affordability, permanent 

supportive housing and strong commitments to racial equity.  
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• Supportive housing services fund integration and alignment: In 2022, 

Metro earmarked $20 million in unallocated bond interest earnings to support 

additional investments in expanding permanent supportive housing, with a 

priority for acquisition-based models that could rapidly produce housing 

and/or support interim shelter uses. These investments would be aligned with 

supportive housing services funding commitments for ongoing rental 

assistance and wraparound services tailored to meet the needs of individuals 

and families experiencing long-term homelessness. Counties are actively 

exploring acquisition opportunities to deploy funding, which is allocated as 

follows:  

o Multnomah County (45.44%): up to $9,088,000  

o Washington County (33.73%): up to $6,746,000  

o Clackamas County (20.82%): up to $4,164,000 

• Evaluation and engagement to support effective equitable leasing 

practices: Metro has continued to engage jurisdictional partners and housing 

providers to identify barriers to and effective practices for equitable lease-up, 

and to refine lease-up and demographics reporting tools to support strong 

accountability for ensuring low-barrier access to housing. Given the well-

documented relationship between many disqualifying factors found in 

commonly used screening criteria and systemic discrimination based on race 

and ethnicity, this work is vital to ensuring Metro and its partners are meeting 

bond program goals. Metro is currently evaluating near- and medium-term 

opportunities to strengthen outcomes for equitable leasing and fair housing. 

Metro anticipates convening stakeholder conversations around this policy area 
in the coming fiscal year. 

• Adding capacity to support housing bond and supportive housing services 

fund integration and alignment: In 2022, Metro created a housing 

department charged with overseeing implementation of the affordable housing 

bond and the supportive housing services fund. Metro has worked to 

significantly expand the new department’s staffing capacity to support its work 

to advance equitable housing solutions. This includes the creation of a new 

planning and policy coordinator role that will be focused on leading policy 

work related to permanent supportive housing, supportive housing services 

alignment and integration, and equitable leasing.  
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UNIT PRODUCTION PROGRESS 

The bond program is on track to meet the goal of creating 3,900 affordable 

homes, including 1,950 family-size homes and 1,600 homes regulated for 
affordability to households making 30% of area median income or below.  

As of December 2022, the program had committed funding to 34 projects 

representing 3,243 new affordable homes, including: 

• 10 projects (1,060 units) that are in pre-construction 

• 17 projects (1,672 units) that are under construction 

• 7 projects (511 units) that have completed construction. 

Of these homes: 

• 1,678 will have two or more bedrooms, representing 86% of the program’s 

production goal of 1,950 family-size homes. 

• 1,242 will be affordable to households with incomes at or below 30% of area 

median income (AMI)1, representing 78% of the program’s production goal of 
1,600 deeply affordable homes.  

Once completed, these homes will provide affordable housing for an estimated 

6,000 to 10,000 people (detailed occupancy estimates are available in Exhibit A).  

By December 2022, the first 528 of these occupants had moved into their new 

homes in the first six projects to complete lease-up, located across the region in 

Beaverton, Forest Grove, Gladstone, Gresham, Portland and Tigard.  

The current portfolio’s 3,243 affordable homes represent 83% of the bond 

program’s total production target. Figure 4.1 shows regional progress toward 

production goals relative to funding committed. About 56% of total bond 

resources have been encumbered to fund the 3,243 homes already in progress. 

Plans are in place that will commit all remaining bond resources to projects by 
2024. 

  

 
1 In the Portland metropolitan area, 30% of area median income in 2022 was an annual income of 
$22,380 for a household with one person and $31,950 for a household with four people. 
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Figure 4.1 Regional progress toward production goals relative to funding committed 

While the program is currently tracking ahead on unit production relative to 

funding committed, changes in the funding and financial landscape present 

significant challenges, and it is expected that projects added to the pipeline 

in 2022 and 2023 will require a higher Metro bond subsidy per unit. Through 

December 2022, the weighted average of Metro bond subsidy was $102,829 per 

unit (see Exhibit A for more details).  

The production goals for the affordable housing bond were established based on 

modeling that reflected conditions and projections in 2018. Favorable tax credit 

pricing and low interest rates, as well as swift action by implementing partners, 

enabled the program to exceed expectations in early phases of implementation. 

However, staff have expected that market cost escalation would impact costs and 

subsidy needs throughout the course of the planned implementation timeframe 

(2019-2026), and the past two years have brought unprecedented cost escalation 

due to broader economic factors impacting the cost of materials and labor. 

Ongoing impacts of the COVID-19 pandemic have created a construction cost 

premium for wood-framed projects with slab-on-grade foundations that is 

estimated at 8%-12% above standard construction cost escalation. Inflation and 

interest rate increases since early 2022 have further impacted costs, with the 

Portland Housing Bureau reporting an average cost escalation of approximately 
1% per month for projects in its pipeline. 
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In addition, the state of Oregon faces new funding constraints as a result of 

oversubscription of private activity bonds, necessary for financing 4% low income 

housing tax credits, which represent the largest source of leveraged funding across 

the portfolio. This challenge is creating uncertainty across the state’s affordable 

housing development pipeline and poses a risk to the ability of Metro bond 

projects to close on time. Metro is working closely with state and local partners to 

support state and federal policy solutions and ensure inter-agency coordination 

and alignment in responding to emerging challenges related to private activity 
bond constraints and cost escalation.  

Local production progress 

As of December 2022, six of the seven implementing jurisdictions were on track to 

meet their local share of the production goal. Local progress toward the total, 
family-size and very affordable units goals is shown in Figures 4.2-4.4.  

Three jurisdictions have already exceeded or nearly met their local share of 

the production goal with significant funding remaining: 

• Beaverton’s portfolio meets 100% of its unit goal, 69% of its goal for 30% AMI 

units, and 100% of its goal for family-size units, with 65% of funding 

committed. 

• Gresham’s portfolio meets 104% of its unit goal, 100% of its goal for 30% AMI 

units, and 75% of its goal for family-size units, with 61% of funding committed. 

• Washington County’s portfolio meets 99.5% of its unit goal, 95% of its goal 

for 30% AMI units, and 97% of its goal for family-size units, with 88% of 

funding committed.  

Clackamas, Hillsboro and Portland released competitive solicitations in 2022 and 

early 2023 with commitments to additional units that will meet at least 100% of 

their total unit production goals.   

Home Forward may not fully meet its unit production goal because it is using bond 

funding for a single project that has encountered challenges with parking 

requirements and land use approvals. However, any shortfall will be offset by the 
units produced by other jurisdictions. 

Details about local implementation partners’ plans for remaining funds are 

included in their local progress reports, posted on the bond program’s webpage. 



 

Metro affordable housing bond 2022 annual report| May 2023 13 

Figure 4.2 Local progress toward total unit production goals 

Implementation partners are on track to meet overall targets for very 

affordable (30% AMI or below) units, with funding committed to 1,242 units 

currently planned to serve households with incomes at or below 30% AMI 

(78% of the regional goal for very affordable units). As anticipated, the targets for 

very affordable units have been the most challenging to achieve. These units 

require additional subsidy because their rental income is lower and their 

operating expenses can be higher, creating operating funding gaps and limiting 

projects’ ability to carry debt. Additionally, buildings serving households with very 

low incomes often require investment in ongoing services that are beyond the 
scope of traditional real estate related operating expenses. 

Figure 4.3 Local progress toward 30% AMI unit production goals 
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Implementation partners are also on track to exceed the overall 1,950 goal 

for homes with two or more bedrooms, with 1,678 family-size units already 

in the portfolio (86% of the target for family-size homes). Of the family-size 

homes in the portfolio, 16% are regulated for affordability at 30% AMI or below 

and 15% are larger unit sizes with three or more bedrooms. 

Figure 4.4 Local progress toward family-size production goals 

The bond program limits the number of homes provided for households 

making 61%- 80% AMI to 10 percent of overall units. To date, 0.8 percent of 

the portfolio’s units are affordable to households making 61%-80% AMI. This 

includes five units located in the Fuller Road Station project and 22 units located in 

the Scholls Ferry project. 

Metro site acquisition program 

Metro’s site acquisition program (SAP) manages implementation of 10 percent of 

total bond funds toward investments in property acquisition as well as 

development of sites already controlled by Metro. Development is facilitated 

through joint solicitations with implementing jurisdictions, and properties are 

transferred from Metro to a long-term owner prior to development. The site 

acquisition program aims to proportionately invest funds in implementing 

jurisdictions to contribute toward local production goals; funding remaining after 

acquisition is used to support the development of the site. In most cases, projects 

developed on Metro-acquired properties require additional development funding 

from an implementing jurisdiction’s bond allocation. 

As of December 2022, the program had expended or allocated program funds for 

sites in Beaverton, Clackamas County, Gresham, Hillsboro, Portland and east 

Multnomah County, and was actively working with staff in Washington County on 
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a property acquisition. SAP acquires property in areas with strong access to 

amenities important to households with low incomes such as transit, grocery 

stores, parks and elementary schools, and in areas with limited existing regulated 

affordable housing. The program prioritizes deep stakeholder engagement to set 

priorities for the development of its sites. By acquiring and competitively offering 

high quality development sites, SAP brings regulated housing to communities 

where affordable housing developers have not been able to secure property and is 

able to attract proposals from a wide range of developers, not just those that 
control properties within the implementing jurisdiction. 

Figure 4.5 Site acquisition program resources committed per jurisdiction 

Jurisdiction 
Total SAP 
allocation 

SAP funds committed: 

Notes 
For due 

diligence 
 and site 

acquisition 

For 
development 

of Metro 
owned sites 

Total 
committed 

Percent 
committed 

Beaverton $3,460,066 $0 $3,460,066 $3,460,066 100% 

All funds invested in Elmonica 
Station; project being developed by 
Reach CDC 

Clackamas $12,909,788 $2,561,542 $10,348,246 $12,909,788 100% 

Boones Ferry Road site acquired in 
Lake Oswego; developer selection 
anticipated in May 2023 

Gresham $2,972,999 $16,564 $2,956,435 $2,972,999 100% 

Metro owned Gresham Civic site 
previously purchased using TOD 
funds; City of Gresham NOFA issued 
in January 2023 and closing in March 
2023 

Hillsboro $4,517,453 $2,645,316 $1,872,137 $4,517,453 100% 
Walker Road site acquired; Hacienda 
CDC selected as developer 

Home Forward $1,764,347 $0 $1,764,347 $1,764,347 100% 

Project developed by Home Forward; 
no construction start date due to 
land use approval delays 

Portland $23,450,731 $4,609,746 $18,840,985 $23,450,731 100% 

All SAP funds committed to 
development of two sites: 74th and 
Glisan (TOD-purchased site) set to be 
developed by Related beginning 
construction in May 2023, and 
Barbur Portland Value Inn (SAP-
funded acquisition) to be developed 
by Community Partners for 
Affordable Housing in partnership 
with HAKI Community Organization 
and the Urban League 

Washington $12,940,615 $3,000,000 $0 $3,000,000 23% 

Metro has a signed Letter of 
Intent and is negotiating a Purchase 
and Sale Agreement with the owner 
of a property in Aloha; committed 
SAP funding of $3M is for acquisition. 
Gap funding for Washington County 
site TBD. 

Totals $62,015,999 $12,833,168 $39,242,216 $52,075,384 84%  
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Pipeline forecasting 

In fall 2022, Metro worked with local implementation partners to develop a 

forecast of the spend-down of remaining funding and expected development 

timelines for the remaining portfolio. Implementation partners are actively 

working on funding solicitations and plans to commit remaining funds. All 

remaining funds are expected to be committed by 2024 with final projects 

currently expected to break ground by 2026. More than $138 million is expected to 

be awarded by mid-2023 for solicitations that closed in late 2022. Another $106 

million has been earmarked for the development of two large publicly-owned sites 

in Clackamas County and Portland. The remaining $28 million is expected to be 
committed to other housing bond projects by the end of 2023. 

Figure 4.6 shows the anticipated timeline for disbursement of remaining funds and 

completion of remaining units. In 2023-2025, annual disbursements are expected 

in the range of $130-$135 million. The final disbursement of approximately $23 

million is expected in 2026. Some funding that was originally expected to be 

disbursed in 2024 will be delayed until 2025 due to private activity bond 

constraints. Projects typically take 39 to 47 months from solicitation and pre-

development through construction and lease-up, so all remaining units are 

expected to be complete by 2028. 

Figure 4.6 Forecasted timeline for remaining disbursements and unit completion  
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Figure 4.7 shows expected outcomes when accounting for all remaining funds. The 

bond program is projected to achieve at least 120% of its original production 

target once all funds are expended, with an estimated total production of 

4,700 units that will provide housing for 9,000 to 15,000 people. These 

projections are based on conservative assumptions about cost escalation and 

delays due to project activity bond availability.  

Figure 4.7 Forecasted production outcomes 
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ADVANCING RACIAL EQUITY THROUGH PROJECT LOCATIONS  

Metro’s bond work plan required local implementation strategies to include a 

location strategy that considers geographic distribution of housing 

investments, access to opportunity, strategies to address racial segregation, 

and strategies to prevent displacement and stabilize communities. Local 

implementation strategies were consistent in describing prioritization for project 

locations that consider geographic distribution and access to public transportation, 
groceries, schools, jobs and open spaces. 

Metro analyzes project locations to assess how they are distributed and how they 

support goals for advancing racial equity. Each implementing jurisdiction’s 

progress report provides additional detail on access to transportation, 

employment, education, nutrition, parks and natural areas for specific project 
locations. 

Figure 5.1 summarizes the percentages of the total eligible units that meet 

different location-based characteristics. See Exhibit B for a more detailed table. 

Each metric is described after the table, including how it supports the program’s 

core values and how it has been measured for this analysis. 
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Figure 5.1 Summary of project location metrics 

 
 

Project 

 
 

County 

 
Eligible 

units 

Areas where 
communities at 

risk of 
displacement live 

today 

Areas 
historically 

inaccessible to 
communities of 

color 

Areas with 
limited 

regulated 
affordable 

housing 

 
Areas with 
access to 

transit 

 
Walkable 

 areas 

Valfre at Avenida 26 Wash 36  X   X 

Plaza Los Amigos Wash 112 X  X X X 

Nueva Esperanza Wash 149 X  X X  

Aloha Quality Inn Wash 54 X   X X 

Scholls Ferry 
Apartments 

Wash 164 X  X   

Goldcrest Wash 74  X X   

Aloha Housing 
Development 

Wash 81 X   X X 

Elmonica Station Wash 80 X   X X 

Mary Ann Wash 54 X  X X X 

Saltzman Road Wash 53 X    X 

Plambeck Gardens Wash 116  X X   

Terrace Glen Wash 144 X X X X X 

Tigard Senior Housing Wash 57  X  X X 

Viewfinder Wash 81  X   X 

Tilistial Village  Mult 24 X   X X 

5020 N Interstate  Mult 64 X   X X 

Hattie Redmond  Mult 60  X  X X 

Waterleaf Mult 176 X X  X X 

Albina One  Mult 94  X  X X 

Marylhurst Commons Clack 100  X X   

Dekum Court Mult 147 X  X X X 

Hollywood Hub Mult 199  X  X X 

PCC Killingsworth Mult 84 X  X X X 

Findley Commons Mult 35  X X X X 

Tukwila Springs Clack 48  X X  X 

74th and Glisan Mult 137 X   X X 

Maple Apartments Clack 171  X    

Fuller Road Station Clack 99 X   X X 

Meridian Gardens Mult 85 X   X X 

Powellhurst Place Mult 64 X   X  

Wynne Watts 
Commons 

Mult 147 X   X X 

Good Shepherd Village Clack 141 X  X   

Rockwood Village  Mult 47 X   X X 

Troutdale Apartments Mult 94 X X  X X 

Barbur Blvd Mult  X X X X X 

Percent of total eligible units 67% 45% 42% 70% 70% 
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GEOGRAPHIC DISTRIBUTION 

The housing bond framework allocates funding to achieve the following 

distribution of new homes across the region: 21% in Clackamas County, 45% in 

Multnomah County and 34% in Washington County. This distribution formula was 

based on the assessed value of property within the portion of each county located 

in Metro’s jurisdictional boundary, and the percentages also tie closely to 

population distribution. Local implementation strategies in each partner 

jurisdiction further include goals for distributing investments across their 

jurisdictions in locations that advance fair housing choices, stabilize communities 
vulnerable to displacement and expand access to transit, food, jobs and amenities. 

Figure 5.2 Affordable housing bond project locations 

Larger versions of the maps in this section are available in Exhibit B.  
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Advancing fair housing access and reducing segregation 

The geographic distribution of affordable homes in the bond portfolio 

demonstrates strong outcomes for advancing regional fair housing goals and 

reducing segregation. This goal was measured by analyzing a) the percentage of 

bond-funded homes that are located in areas where the population has a lower 

proportion of people of color than the region and b) the percentage of homes 

located in areas with a lower rate of affordable housing compared to the region. 

Of the total affordable homes in the current bond portfolio, 45% are located in 

areas historically inaccessible to communities of color, defined as areas where the 

percentage of people of color is less than or equal to the regional average (based 

on recent American Community Survey estimates). 

Figure 5.3 Projects located in areas that have been inaccessible to communities of color 
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Of the total affordable homes in the current portfolio, 42% are located in 

areas with limited existing affordable housing, defined as areas where the 

percentage of regulated affordable housing units (out of all units within a one-mile 

radius) is lower than the average rate for the region. Four projects, representing 

15% of the total units, have no existing regulated affordable housing within a one-

mile radius. 

Figure 5.4 Project locations relative to existing regulated affordable housing 

 

Preventing displacement and stabilizing communities 

In addition to supporting investments in places that have historically lacked 

affordable homes, the affordable housing bond framework also includes a goal of 

supporting investments in places that stabilize communities at higher risk of 

displacement. This is measured by identifying which projects are located in areas 

where the population has a high proportion of communities of color and/or people 

with limited English proficiency (people age five or older who speak English less 

than “very well”), based on recent American Community Survey estimates. Of the 

total affordable homes in the current portfolio, 67% are located in areas with 

higher proportions than the region of people of color and/or people with 

limited English proficiency.  

Because there are limitations in ACS estimates, the analysis also identified areas 

where the percent of people of color and/or people with limited English 

proficiency exceeds the regional average by more than the margin of error. These 
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represent areas where there is more certainty of concentrations of communities of 

color and people with limited English proficiency: census tracts with up to 49% 

people of color and up to 16% people with limited English proficiency, compared 

to regional averages of approximately 29% people of color and 8% people with 

limited English proficiency. See the detailed table in Exhibit B for more 

information. 

Figure 5.5 Projects located in areas where communities of color live today 

 

Access to transit and amenities 

Of the total eligible units in the portfolio, 70% are within either ¼ mile of a 

frequent service bus stop or ½ mile of a MAX station, and 70% are rated with 

a Walkscore of 50 (“somewhat walkable”) or better. The detailed table in 

Exhibit B provides the Walkscore and the distance to the nearest frequent service 
bus stop or light rail station for each project location. 

Many of the projects also have access to a range of amenities, including grocery 

stores, natural areas, schools and jobs. Each implementing jurisdiction’s progress 

report provides additional detail on nearby amenities. 
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ADVANCING RACIAL EQUITY THROUGH OPPORTUNITY IN 

CONSTRUCTION  

Equitable contracting progress 

In their local implementation strategies, all implementing partners established a 

minimum goal of awarding 20% of project contracts to minority- or women- 

owned and/or emerging small businesses (MWESB) certified by the state 

Certification Office for Business Inclusion and Diversity (COBID), and the City of 

Portland committed to a goal of 30% COBID participation. In certain cases, projects 

have set higher aspirational goals exceeding the jurisdictional minimum.  

Metro requires that projects report on contracting outcomes within six months of 

certificate of occupancy. While most projects have not reached this milestone, 

seven projects reached completion in 2022 and submitted contracting and 

workforce outcomes data. Across the seven projects, COBID certified firms 

were paid a combined $33.1 million in contracts, representing 24.7% of total 
construction costs for those projects. 

Figure 6.1 Summary of equitable contracting goals and outcomes for completed projects 

Jurisdiction Project 
Construction 

costs 
COBID contract 

dollars paid 

COBID goal COBID outcome 

Hard 
costs 

Soft 
costs 

Hard 
costs 

Soft 
costs 

Beaverton Mary Ann $14,389,822 $3,921,179 20% 20% 27.5% 22.6% 

Clackamas 
County 

Tukwila 
Springs 

$11,208,808 $2,476,081 25% 20% 21.9% 75% 

Portland 
Findley 

Commons 
$5,006,088 $1,318,505 24% 20% 19.7% 58.4% 

Gresham 

Wynne Watts 
Commons 

$32,577,823 $8,286,752 
Hard and soft costs 

20% 25.4% 

Rockwood 
Village 

$39,460,973 $9,172,867 20% 21.9% 

Washington 
County 

Viewfinder $22,635,382 $4,964,925 20% 21.9% 

The Valfre at 
Avenida 26 

$9,047,142 $2,990,573 20% 30% 

Totals $134,326,038 $33,130,882 
24.7% of total construction dollars 

paid to COBID firms 
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Workforce diversity progress 

While equitable contracting goals measure participation by smaller firms and 

those owned by women and people of color, workforce diversity goals aim to track 

the diversity of workers involved in the construction process. Efforts to support 

construction workforce diversity are limited in jurisdictions without a history of 

setting goals or tracking workforce diversity. Currently, no projects located outside 

Multnomah County have established project-specific goals for workforce diversity. 

All implementation strategies included, at a minimum, a commitment to explore 

opportunities to support workforce diversity, and several jurisdictions stated an 

intention to consider tracking and reporting on workforce diversity if they 

determined this to be feasible based on contractor and jurisdiction capacity. 

Additionally, some jurisdictions have taken steps to invest in their own capacity to 

support tracking through implementing new software. Currently, 22 of 34 projects 

have committed to report on workforce diversity outcomes. This data will help to 

establish a baseline on which future workforce diversity goals could be 

established. 

Metro has developed reporting metrics and templates to support consistent 

tracking for projects and jurisdictions that are able to report on workforce 

diversity. Figure 6.2 summarizes the outcomes reported by the projects that 

completed construction in 2022 and reported on workforce diversity. Some 

projects that are not yet complete provided preliminary workforce data in their 
local progress reports. 

Figure 6.2 Summary of workforce outcomes for completed projects 

Jurisdiction Project 

Workforce Goal 
% of labor hours worked by: 

Workforce Outcomes 
% of labor hours worked by: 

Apprentices POC Women Apprentices POC Women 

Portland 
Findley 

Commons 
20% 18% 9% 18.4% 41.9% <1% 

Washington 
County 

Viewfinder 
Jurisdiction did not set 

workforce diversity goals 
18.4% 42.3% 2.5% 

Beaverton Mary Ann 
Jurisdiction did not set 

workforce diversity goals 
11.8% 41.9% <1% 

Of the three completed projects tracking workforce participation, only Portland’s 

Findley Commons had defined workforce goals. The Washington County and 

Beaverton projects committed to tracking workforce participation in order to 

understand workforce activity and establish a baseline on which future workforce 
diversity goals could be established.  

Across the three projects, more than 40% of labor hours were worked by people of 

color (POC), 12-18% of labor hours were worked by apprentices, and less than 3% 
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of labor hours were worked by women. More work is needed to ensure that 

affordable housing investments can tackle broader workforce equity issues, which 
also require upstream investments to create a pipeline of diverse workers. 

A project by project breakdown of COBID goals, workforce tracking commitments, 

and prevailing wage requirements is provided in Exhibit C. 
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ADVANCING EQUITABLE ACCESS AND HOUSING STABILITY  

All local implementation strategies for the housing bond include fair housing 

strategies and/or policies to eliminate barriers in accessing housing for 

communities of color and other marginalized communities, as well as plans to 

align culturally specific programming and supportive services to meet the needs of 

tenants. In addition, many projects designate units for restricted or priority access, 

including permanent supportive housing and other units designated to receive 

referrals through coordinated entry systems that serve households experiencing 
homelessness. 

Serving priority communities 

The housing bond framework identified the following priority communities to be 

served by program investments: 

• Communities of color 

• Families with children and multiple generations 

• Seniors and older adults 

• Veterans 

• Households experiencing or at risk of homelessness 

• Households experiencing or at risk of displacement 

• People with disabilities 

The regional portfolio includes buildings with different mixes of unit sizes 

intended to serve different household sizes and configurations. Additionally, many 

units are restricted for households with very low incomes and/or households 

experiencing homelessness, including a subset of units designated as permanent 

supportive housing (PSH) for individuals and families living with a disability who 

have experienced prolonged homelessness. 

Figure 7.1 provides information on the projects and units designated to serve each 

of the bond’s priority populations and the outcome metrics that are being used to 
track the program’s effectiveness in serving each priority population. 
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Figure 7.1 Designated units/projects and outcome metrics for serving priority populations 

Priority population Designated units/projects Outcome metrics 

Communities of color 

 All projects committed to low-barrier 
screening and affirmative marketing to 
ensure access for communities of color 

 26 projects include partnerships with 
culturally specific organizations 

 Race/ethnicity for head of 
household 

Families with children and 
multiple generations 

 26 projects aim to serve families 
 3 projects aim to serve both families and 

seniors 

 Number of households that include 
seniors and children 

Seniors and older adults 
 6 projects aim to serve seniors or older 

adults (2 of these are restricted to seniors) 
 Number of seniors 

Veterans 
 4 projects aim to serve veterans 

experiencing chronic homelessness 
 Number of veterans 

Households experiencing 
or at risk of homelessness  

 1,242 units are restricted for households 
with extremely low incomes (30% AMI) 

 747 of these units have project-based rental 
assistance 

 Household income/AMI level 
 Number of households who were 

homeless prior to housing 
placement 

Households experiencing 
or at risk of displacement 

 3 projects are participating in the City of 
Portland’s N/NE Preference Policy 

 23 projects are located in areas where 
communities at risk of displacement live 
today 

 Number of residents placed 
through N/NE Preference Policy 

 Number of units located in areas 
where communities at risk of 
displacement live today 

People with disabilities 

 595 units are designated as PSH for people 
who have experienced prolonged 
homelessness and have at least one 
disabling condition 

 Number of applicants requesting 
reasonable accommodations who 
were matched with a unit 

 Number of households placed in 
PSH units 

Occupancy outcome data 

Metro received occupancy outcome reports in 2022 from the first six bond-funded 

projects to reach the milestone of at least 95% occupancy. These projects are listed 

in Figure 7.2. The occupancy reports collect information on the demographics of 

the initial building occupants, including race and ethnicity, disability status, age, 
veteran status, household size and household composition.  

Figure 7.2 Projects reaching at least 95% occupancy in 2022 

Project Location Eligible 
units 

30% AMI 
units 

2+ BR 
units 

PSH 
units 

The Valfre Forest Grove 36 8 30 8 

Rockwood Village Gresham 47 47 39 0 

Mary Ann Beaverton 54 11 29 0 

Tukwila Springs Gladstone 48 48 0 48 

Viewfinder Tigard 81 34 56 27 

Findley Commons Portland 35 0 0 35 
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It is important to note that demographic characterizations of diverse, multifaceted 

and intersectional communities are often difficult to get right. For Metro’s 

demographic collection and reporting purposes, efforts have been made to align 

with existing data and reporting sources specific to the affordable housing 
industry and emerging best practices in reporting on priority communities. 

Across the six projects, demographic data were reported for 53% of occupants, 

although the reporting percentages varied significantly from project to project. In 

some cases the projects only reported on household-level demographics rather 

than on the demographics of individual occupants, and some households chose not 

to disclose their demographic information. This section provides an analysis of the 

submitted data, recognizing that it is incomplete. 

For each demographic category, the data for occupants of bond-funded units are 

compared with data at the neighborhood and regional levels. The neighborhood 

comparison data points were created using a half-mile buffer around each site. The 

data sources for the comparisons are based on Census and American Community 
Survey data sets. 

Race and ethnicity 

Figure 7.3 shows the percentage of total occupants of bond-funded units who 

provided race and ethnicity data followed by the percentage of those occupants 

who identified as people of color (POC), defined as all races and ethnicities except 

white non-Hispanic. The table compares these percentages with the percentage of 

people of color households within a half-mile buffer around each project location, 

and the percentage of people of color households with incomes less than $60,000 
within the half-mile buffer. 

Figure 7.3 Occupancy outcome data: race and ethnicity 

    Demographic data for 
surrounding neighborhood 

 # of occupants in 
bond-funded  

units 

% of total 
occupants who 
provided race/ 
ethnicity data 

% POC  
of occupants who 

provided race/ 
ethnicity data 

% of 
households 

that are POC 

% of households 
with incomes 
<$60,000 that 

are POC 

The Valfre  
 

92 100% 79% 20% 26% 

Rockwood 
Village  

141 22% 65% 45% 50% 

Mary Ann  
 

117 74% of 
households 

25% of 
households 

48% 71% 

Tukwila 
Springs  

48 77% 41% 16% 19% 

Viewfinder 
 

189 33% 19% 20% 34% 

Findley 
Commons  

35 94% 12% 19% 30% 

Total 528 53% 45% 30% 44% 
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In the aggregate, the six projects have a higher percentage of households of color 

than their surrounding neighborhoods and the region as a whole. Overall, 45% of 

occupants of bond-funded units identified as people of color, compared with a 

regional rate of 27% and a rate of 30% in the neighborhoods surrounding the 

projects. Among families with incomes less than $60,000, the regional rate is 38% 

and the rate is 44% in the neighborhoods surrounding the projects.  

Disability status 

Figure 7.4 shows the percentage of occupants of bond-funded units who provided 

disability status, followed by the percentage of those occupants who identified as 

living with a disability. These data are compared with the percentage of the 

population living with a disability in the surrounding neighborhood.  

Figure 7.4 Occupancy outcome data: disability status 

 # of occupants 
in bond-funded 

units 

% of total 
occupants who 

provided disability 
status 

% living with a 
disability of 

occupants who 
provided data 

% living with a 
disability in 
surrounding 

neighborhood 

The Valfre  
 

92 92% 11% 11% 

Rockwood Village  
 

141 33% 11% of 
households 

13% 

Mary Ann  
 

117 N/A N/A 16% 

Tukwila Springs  
 

48 100% 69% 17% 

Viewfinder 
 

189 43% 7% of  
households 

15% 

Findley Commons  
 

35 100% 34% 13% 

Total 528 56% NA 14% 

Overall, the percentage of occupants living with a disability ranges from 7% to 

69%. Only Rockwood Village and Viewfinder – both of which have low reporting 

rates – show the percentage living with a disability as lower than the comparison 
neighborhood data points and the regional rate of 11%. 

Age 

Figure 7.5 shows the percentage of occupants of bond-funded units who are 

children under age six, children and youth under age 18, and seniors ages 62 and 

older. These data are compared with age demographics for the surrounding 
neighborhood. 
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Figure 7.5 Occupancy outcome data: age 

 Occupants of bond-funded units 
Demographic data for  

surrounding neighborhood 

 % under 
age 6 

% under 
age 18 

% 62 or 
over 

% under 
age 5 

% under 
age 18 

% 62 or 
over 

The Valfre  
 

18% 51% 1% 5% 24% 11% 

Rockwood 
Village  

13% 52% 6% 8% 31% 12% 

Mary Ann  
 

N/A N/A N/A 5% 20% 19% 

Tukwila 
Springs  

0% 0% 35% 3% 16% 25% 

Viewfinder 
 

21% 50% 4% 6% 21% 20% 

Findley 
Commons  

0% 0% 37% 4% 16% 12% 

Total 18% 43% 9% 6% 22% 15% 

In projects with a focus on families with larger unit sizes – The Valfre, Rockwood 

Village, and the Viewfinder – close to 50% of occupants are under age 18. This is 

higher than both the neighborhood averages and the regional rate of 21%. Tukwila 

Springs and Findley Commons both have rates of seniors over age 62 (35% and 

37%) that are higher than the neighborhood rates and the regional rate of 18%. 

Data reporting improvements 

The occupancy reports submitted in 2022 for the first cohort of fully leased-up 

projects provide initial insights into the outcomes of projects’ marketing and 

leasing strategies, but they also point to areas where occupancy data collection can 

be improved in the future. Metro will work with the oversight committee and 

jurisdictional partners on strategies to improve occupancy demographic reporting 

over the upcoming year. Follow-up conversations with project teams identified 

several barriers to data collection and opportunities for improvement: 

• Collecting occupant-level demographic information represents a shift for most 

housing providers, as other funders collect head of household-level 

demographic data exclusively. Working with partners to support project teams 

in effectively flagging this difference ahead of lease-up, clarifying that it 

remains a requirement, and providing a fillable form from which custom 

property management software reports can be built may improve reporting.  

• Multiple partners noted the lack of safety that prospective residents may feel in 

voluntarily disclosing information on race and ethnicity at lease-up, given the 

long history of systemic racism and oppression related to housing access 

experienced by people of color. One partner suggested that a survey or similar 

technique – with a financial incentive for response and delivered in partnership 

with a property’s services staff after lease signing – may feel safer to residents 

and elicit a higher response rate. 
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• Reporting form improvements and technical assistance, including providing 

additional fields or clarifying instructions, will support greater accuracy in 

future reporting. 

Permanent supportive housing 

The policy framework for the affordable housing bond included a commitment to 

serve households experiencing homelessness. For households experiencing 

prolonged homelessness, permanent supportive housing (PSH) that pairs a 

housing unit with long-term rental assistance and wraparound services is the 

nationally recognized solution. Because resources for PSH were limited when the 

housing bond measure passed in 2018, Metro’s framework included goals for deep 

affordability (30% AMI units) but not a regional goal for PSH. Two partners 
established PSH goals: 

• Portland set a goal of 300 PSH units that would be supported with capital 

investments through the Metro bond, as part of the City’s contribution toward 

the City of Portland/Multnomah County joint goal established in October 2017 

of creating 2,000 additional PSH units over ten years. As of December 2022, 

Portland had a total of 1,914 new PSH units open or in the pipeline, including 

308 units that will receive capital funding through the Metro affordable 
housing bond, thus exceeding its goal for Metro-funded PSH units.  

• Washington County’s local implementation strategy for the Metro bond 

included a goal of at least 100 PSH units. As of December 2022, Washington 

County had exceeded that goal with 163 units open or in the pipeline. 

While other local implementation strategies did not establish formal PSH goals, the 

regional portfolio includes PSH units distributed across the region, in alignment 

with the goal of serving households experiencing homelessness. As of December 

2022, partners reported a total of 595 PSH units across the Metro-funded 

portfolio: four projects (Aloha Inn, Findley Commons, Tukwila Springs and 

Hattie Redmond) that are entirely PSH, and an additional 17 projects that 

include a subset of PSH units. 

Units designated as PSH are intended to serve households that have experienced 

prolonged homelessness and have at least one disabling condition. In addition to 

providing long-term affordability for households with extremely low incomes, PSH 

is intended to provide ongoing case management and wraparound services to 

support housing stability.  

Voters’ approval of the Metro supportive housing services (SHS) measure in 2020 

has created opportunities to increase PSH production by matching bond-funded 

units with SHS-funded rent subsidies and housing case management services. 

Among the many examples of ways that jurisdictions are aligning bond funding 

with SHS resources: 



 

Metro affordable housing bond 2022 annual report| May 2023 33 

• In Clackamas County, the development teams behind Fuller Station 

Apartments, Tukwila Springs and Good Shepherd Village have each committed 

to reserving additional PSH units within their projects. The Housing Authority 

of Clackamas County is working with the sponsors on integrating SHS funding 

to support very low income households and households experiencing or at risk 
of homelessness, with the goal of producing 85 additional PSH units.  

• Washington County added 11 units of PSH to the Viewfinder supported by SHS-

funded rental assistance and case management services. The bond-funded 

Aloha Inn will provide PSH to 54 households with SHS-funded case 

management and wraparound supports. Additional households with tenant-

based SHS-funded rent assistance and case management services are securing 

housing in bond-funded projects. In addition, the County is working with 

developers on a per project basis to identify opportunities for additional 
project-based PSH units supported with SHS resources. 

Figure 7.6 summarizes PSH units across the current bond portfolio based on 

information provided in partners’ annual progress reports and post-completion 

reporting. For some projects, PSH unit commitments and other details are still 

being finalized. Metro has also identified a need to work with partners to ensure 

clarity and consistency in the definition of PSH. The information in the table will be 

updated in future reports as needed to reflect the results of this work. 

Figure 7.6 Distribution, target population and service partners for permanent supportive 

housing units across the portfolio 

LIP Project  
Total 
units 

PSH 
units 

Target population Service Partners 

C
la

ck
am

as
 (

1
5

7
) 

Fuller Road 
Station 

99 25 

Families and individuals who are 
homeless or at risk of homelessness, 
including foster youth exiting or 
having exited the system 

Clackamas Women’s Services, 
Cornerstone Community Housing, 
DevNW 

Good Shepherd 
Village 

141 35 

Families and individuals who have 
experienced homelessness or are at 
risk of becoming homeless, including 
15 units expressly for veterans 

Veterans Administration, Catholic 
Charities of Oregon, APANO, El 
Programa Hispano Católico, Familias 
en Acción, Do Good Multnomah 

Maple 
Apartments 

171 9 
Those who have experienced 
homelessness or are at risk of 
becoming homeless 

Northwest Housing Alternatives, 
Hacienda Youth and Family Services 

Tukwila Springs 48 48 

Near-elderly (age 50+) households 
currently experiencing homelessness 
or at risk of becoming unhoused 
and/or disabled; all units will serve 
households with incomes of 30% AMI 
and below 

NARA 

Marylhurst 
Commons 

100 40 Families who have experienced 
homelessness or are at risk of 
becoming homeless  

Mercy Housing NW 



 

34                                                      Metro affordable housing bond 2022 annual report| May 2023 

LIP Project  
Total 
units 

PSH 
units 

Target population Service Partners 
G

re
sh

am
 

(3
0

) Wynne Watts 
Commons 

147 30 

Those with intellectual and 
developmental disabilities  

Integration with the State’s K Plan 
which provides services to those living 
independently, Albertina Kerr 

W
as

h
in

gt
o

n
 (

1
6

3
) 

Aloha Quality 
Inn 

54 54 
Formerly homeless individuals Community Partners for Affordable 

Housing, Bienestar, Sequoia Mental 
Health 

Plambeck 
Gardens 

116 8 
Individuals and families Centro Cultural, Neighborhood Health 

Center 

Plaza Los 
Amigos 

112 16 
Individuals and families Sequoia Mental Health  

Saltzman Road 53 24 
Seniors (emphasis on LGBTQIA+ 
community) 

Bienestar, SAGE, Friendly House 

Terrace Glen 144 3 
Individuals and families HomePlate Youth Services, EngAGE, 

IRCO 

The Valfre at 
Avenida 26 

36 8 
Individuals and families Bienestar, Sequoia Mental Health  

Tigard Senior 
Housing 

57 23 
Seniors Veterans Administration, SAGE Metro 

Portland, DAVS Washington County 

Viewfinder 81 27 
Individuals and families; 8 units set-
aside for veterans 

Good Neighbor Center, Veterans 
Administration 

H
ill

sb
o

ro
 

(8
) Nueva 

Esperanza 
149 8 

Low and very low income families Virginia Garcia, Community Action, 
Adelante Mujeres, Centro Cultural 
 

P
o

rt
la

n
d

 (
2

3
7

) 

Hattie Redmond 60 60 
BIPOC singles/couples experiencing 
chronic homelessness 

Urban League of Portland 

Findley 
Commons 

35 35 
Veterans who are homeless and 
those at risk of homelessness 

National Association of Black Veterans, 
Do Good Multnomah 

Waterleaf 176 20 

Veterans and individuals experiencing 
homelessness 

Impact NW, Latino Network, El 
Programa Hispano Católico, SEI, IRCO, 
NAYA, Iron Tribe, Bridges to Change, 
Transition Projects 

74th and Glisan 137 41 
BIPOC, seniors, survivors of domestic 
violence/sexual assault coming out of 
homelessness 

We All Rise, IRCO, Catholic Charities 

Meridian 
Gardens 

85 65 

BIPOC individuals and couples 
experiencing or at risk of 
homelessness who are in substance 
abuse treatment or recovery 

Puentes, Imani Center, Flip the Script, 
SUDS, LifeWorks, NARA, NW Pilot 
Project, Portland Rescue Mission, 
Salvation Army Adult Rehabilitation 
Center, Transition Projects 

Tilistial Village 24 16 
Native American and other BIPOC 
families coming out of homelessness 

NARA, NAYA 

 Total PSH units 595 

Strategies for affirmative marketing and low-barrier screening 

All local implementation strategies included commitments to affirmative 

marketing and low-barrier screening. Affirmative marketing approaches include 

working with property management companies to ensure materials and services 

are accessible to people with limited English proficiency via translation and 
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interpretation in multiple languages, as well as strategies to market units through 

partnerships with community-based organizations that can leverage informal 

channels and word of mouth. Low-barrier screening is specifically designed to 

promote accessibility to households with adverse credit, rental and legal histories, 
and with very low incomes.  

Each of the six projects that completed lease-up in 2022 implemented affirmative 

marketing strategies in partnership with community-based organizations. For 

example:  

• Rockwood Village’s leasing team developed a marketing and leasing plan 

specific to the property using information gathered from community outreach. 

Marketing flyers for the property are available in seven languages based on the 

predominant languages in the Rockwood community, and leasing forms are 

available in more than 100 languages. The leasing team partnered with 

Immigrant and Refugee Community Organization (IRCO) and Hacienda CDC to 

assist prospective residents with translation and application paperwork. 

Leasing information was distributed to a wide range of community partners 

including Hacienda, Native American Youth and Family Services (NAYA), Urban 

League, Beyond Black, Rosewood Initiative, Asian Pacific American Network of 

Oregon (APANO) and IRCO. 

• The Valfre’s management team reached out to community partners including 

Centro Cultural, Adelante Mujeres, Community Action, Family Promise of 

Greater Washington County, Good Neighbor Center and IRCO during the lease-

up process. On-site services at the property are provided by Bienestar, a 

culturally specific organization serving Washington County’s Latine 

community. During lease-up, Bienestar partnered with Sequoia Mental Health 

Services to reach out to the Latine community as well as people receiving 

services from Sequoia who would qualify as being homeless or at risk of 

homelessness. 

• Tukwila Springs partnered with Native American Rehabilitation Association 

(NARA NW) to provide applicant referrals because Native American/ 

Indigenous residents are chronically underserved across Clackamas County’s 

programs. Because Tukwila Springs is a 100% PSH project, all applicants are 

referred through the county’s coordinated entry system for homeless services. 

Referrals are sent by NARA NW to the coordinated entry system where they 
are screened and then referred to Tukwila Springs. 

Leasing outcomes 

The affordable housing bond’s occupancy outcome report collects data on 

applications received, applicant screening results (including denials and appeals), 

PSH unit placements, placements in accessible units, and affirmative marketing 

outcomes. The occupancy reports submitted in 2022 by the six initial projects to 
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complete lease-up do not provide sufficient data to support a comprehensive 

analysis of the projects’ leasing outcomes, but they do offer some initial insights. 

Unit availability relative to applications 

The volume of applications across the six properties suggests that the need for 

affordable units is greater than the number of units available. Figure 7.7 shows the 

number of applications received compared with the number of units available 

across the six projects, broken out by unit size. The number of applications 

received far outpaced unit availability, and these data do not include the 

prospective applicants who remained on waitlists and were not able to apply for a 
unit.  

Figure 7.7 Availability of units relative to applications across six leased properties 

 Studios 1 BR units 2 BR units 3 BR units Total 

Total units available* 63  123  170  122  478  

Total rental applications received 73  225  309  231  838  

Total percentage of applicants housed 86%  55%  55%  53%  57%  

*Rockwood Village reported leasing information for all of its affordable units (224) rather than just the 
bond-funded units (47), increasing the total units and applications included in the analysis. 

The discrepancy between applications and available units highlights both the 

important role of the bond in alleviating the region’s severe shortage of affordable 

housing and the remaining need for deeply affordable units. Unmet need appears 

most pronounced for larger unit sizes. The discrepancy is least pronounced for 

studio units, perhaps because those are within 100% PSH properties with different 

eligibility criteria and direct referrals. Additional analysis of regional need may 

support future leasing outcome data analysis. 

Opportunities for improvements 

The occupancy reports submitted in 2022 surfaced data reporting challenges that 

Metro will work to address over the upcoming year. Metro conducted follow-up 

with implementing partners and project sponsors to better understand the 

information provided, improve data quality where possible, and identify 

opportunities to support future reporting. Several themes emerged from this 

process: 

• Improvements can be made to the reporting form to strengthen data quality. 

Partners shared feedback on several aspects of the form where language or 

options could be clarified. Sharing the form proactively before each project’s 

lease-up will ensure property management is able to collect the requested 

information, as opposed to working to fit already collected information into the 
form at the time of required report submittal. 
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• Initial reporting demonstrated inconsistencies between PSH units reported and 

referrals from local coordinated entry systems and/or disability status totals. 

Reviewing these areas of the report with partners demonstrated that there 

may be key differences regionally in the criteria used by coordinated entry 

systems to identify households for referral into designated PSH units. More 

conversation and research may be warranted to better understand and align 

definitions regionally so that PSH placement data is appropriately 
contextualized. 

• There does not yet exist a shared regional understanding of low-barrier 

screening criteria, nor a common practice among implementing partners to 

support and/or monitor low-barrier screening outcomes. Metro appears well 

positioned to support a regional conversation around best practices for 

equitable lease-up more broadly, but especially for bond-funded units. 

Culturally responsive services 

Metro’s bond framework and implementing jurisdictions’ local implementation 

strategies have established expectations that all projects offer connections to 

services that are culturally responsive and meet the needs of residents. All bond-

funded projects include resident services intended to connect individuals and 

families to other resources such as food, energy assistance, transportation, 

financial planning and health services. Some homes, including those designated as 

permanent supportive housing, provide additional supports to help residents 

maintain housing stability through ongoing case management and wraparound 
services to meet their specific needs. 

Almost 90% of the bond-funded projects report partnerships with culturally 

responsive and/or culturally specific service providers who will provide resident 

services, case management and/or wraparound services. (Some projects have not 

finalized service partnerships yet.) For example: 

• Hattie Redmond Apartments will provide permanent supportive housing for 

people exiting chronic homelessness who have requested culturally specific 

services for Black/African American people, with priority given to displaced or 

longtime residents of north/northeast Portland. This property was developed 

in response to the high disproportionality of Black/African American people 

experiencing homelessness in Multnomah County and intentionally seeks to 

create opportunities in an area of the city where the Black community has 

experienced historic and ongoing displacement. Urban League, an organization 

that serves and advocates for the Black community in Portland, will provide 

trauma-informed, culturally specific programming and services. The on-site 

services team will include a resident services coordinator, case managers and 
peer support specialists. 
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• Nueva Esperanza project co-sponsor Bienestar, a culturally specific 

organization serving Latines, immigrants, and families in need, will provide 

resident services staffing through on-site staff and its Promotores program. 

The Promotores program recruits and empowers resident leaders who act as 

community connectors, doing home visits and providing residents with 

referrals to relevant services. Bienestar will also leverage a wide array of 

services for Nueva Esperanza residents through partnerships with more than 
10 community-based organizations. 

• Rockwood Village co-developer Hacienda CDC, a Latine community 

development corporation, will employ a bilingual Resident Advocate who will 

conduct site visits with tenants to help identify their needs and connect them 

with services to ensure successful tenancy. Potential service connections may 

include access to a food pantry, rental assistance, assistance with housekeeping 

and connections to behavioral healthcare. The Resident Advocate will also train 

property management staff on trauma informed communication and culturally 
sensitive lease enforcement. 

• Saltzman Road Senior Apartments will provide housing for people aged 50-75, 

with explicit anti-discriminatory policies for people who identify as LGBTQIA+. 

Service partner SAGE will offer educational, social, recreational, fitness, 

wellness and community-building opportunities designed to support residents 

to live with resilience and independence. Service coordination will include 

benefits screenings, resource navigation and referral, and coordination of in-

home services and supports as needed with the goal of supporting people to 

live active and independent lives. Bienestar will provide culturally specific 
services. 
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COMMUNITY ENGAGEMENT TO SHAPE PROJECT OUTCOMES 

Metro’s bond implementation work plan described elements required of each 

implementing jurisdiction regarding community engagement. To remedy decades 

of disinvestment and displacement, a priority focus is effectively engaging 

communities of color and other marginalized groups (including people with low 

incomes, seniors, people with disabilities, people with limited English proficiency, 

immigrants and refugees, existing tenants in acquired buildings, and people who 

have experienced or are experiencing housing instability or homelessness) and 

ensuring their input informs project outcomes. Each jurisdiction submits plans for 

and reports on this community engagement, including participant demographic 

information, descriptions of outreach and activities, themes from engagement, and 

how feedback informed implementation. 

In 2022, community engagement was conducted for 12 projects across the seven 

implementing jurisdictions and Metro’s site acquisition program. A total of 31 

specific engagement opportunities were organized for the 12 projects, with more 

than 720 participants.  

Engagement of communities of color and other marginalized groups 

Demographic information was reported for about half the people who participated 
in the 2022 engagement opportunities (369 people). Of those participants: 

• 71% were people of color 

• 63% were people with low incomes 

Data were not tracked consistently for other demographic categories. Descriptive 

information in the jurisdictions’ reports indicates that people with lived 

experience of homelessness and housing instability, immigrants, refugees, and 

people with limited English proficiency participated in meaningful numbers in 

many of the engagement opportunities. 

Partnerships for engagement 

Jurisdictions partnered with local community-based organizations to achieve their 

engagement goals, with a particular focus on culturally specific organizations. 

Partner jurisdictions and Metro’s site acquisition program reported a total of 43 

community-based organization partnerships that supported their engagement 

efforts in 2022. Partner organizations included homeless services organizations, 

social services providers, neighborhood organizations, schools and early childhood 

programs, behavioral health providers, family services organizations, racial justice 

organizations and affordable housing providers. 
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Sixty-three percent of the partnerships were with culturally specific organizations 

such as Hacienda CDC, NAYA, IRCO, NARA NW, Bienestar, Somali Empowerment 

Circle, Latino Network, Adelante Mujeres, El Programa Hispano Católico, Self 

Enhancement Inc., HAKI Community Organization and Unite Oregon. 

Engagement methods 

Jurisdictions organized engagement opportunities to inform priorities for future 

solicitations, project design and planning. The most common types of engagement 

opportunities were: 

• Focus groups and listening sessions 

• Advisory committees 

• Neighborhood meetings 

• Discussions with community-based organizations 

• Surveys 

Outreach methods included email, direct outreach to community organizations, 

public notices, project websites, social media, local media and tabling. 

Themes of input 

Most of the engagement opportunities were for projects that are in the design and 

planning phases. The most common themes from the input across those projects 

were related to: 

• Community gathering spaces, such as requests for outdoor spaces with 

seating, and input on the design of community rooms and common areas 

• Family-friendly design, such as safe places for children to play, and building 

and unit configurations that support the needs of families with children 

• Unit design and amenities, such as bathroom features, storage space, 

bedroom size and number, and laundry facilities 

• Safety and security, such as indoor and outdoor lighting and security cameras 

• Impacts on the surrounding neighborhood, such as traffic, parking and 

construction noise. 

How engagement input informed projects 

Partner jurisdictions’ reports demonstrate how input gathered during community 

engagement was incorporated into project planning. Some examples of ways that 

projects were changed in response to feedback include: 
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Input to inform future solicitations 

• Metro’s site acquisition program conducted stakeholder outreach to gather 

input on priorities for the Portland Value Inn site. The input was incorporated 

into a statement of values for the property that was included in the Portland 
Housing Bureau’s solicitation for development proposals for the site. 

Input to inform project design and planning 

• In response to community input asking for safer play areas for children, larger 

soccer fields and larger outdoor benches, The Valfre’s development team 

increased the amount of children’s play area, created a larger field area, added 

larger benches that view the play areas, and moved the larger family units 

closer to the courtyard and play areas.  

• Community input for Nueva Esperanza identified priorities for bathroom 

amenities, unit configurations and laundry access. In response, the design team 

adjusted the three- and four-bedroom units to add a second bathroom, place 

washer and dryer hook ups near the kitchen and dining areas for easier multi-
tasking, and add a partition between the kitchen and living room. 

• In acknowledgment of the N/NE Oversight Committee’s recommendation to 

include an on-site service delivery space at 5020 North Interstate, the project’s 

development team removed a ground-floor unit to add a dedicated resident 

services space. The team also increased the number of 30% AMI units to meet 

policy objectives identified by stakeholders. 

• Community input helped to inform the Powellhurst Place development team’s 

parking egress/ingress strategy. The development team also placed security 

cameras throughout the property, wide-angle peepholes in resident doorways, 

and lighting features in common spaces in response to input related to safety 

and security. 
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EFFICIENT USE OF FUNDS 

Good use of public funds is a core guiding principle of the affordable housing bond 

for Metro and its partners. The average per-unit investment of Metro bond subsidy 

is $102,829, which is considerably lower than the average of $143,000 per unit in 

Metro bond subsidy available to achieve the goals. This reflects a variety of factors, 

including some projects that are only utilizing Metro bond funds to fill a small gap. 

In general, it is anticipated that higher Metro bond subsidy levels will be needed 

for remaining projects due to significant cost escalation and anticipated delays due 

to emerging constraints in the availability of private activity bonds, which are 
necessary to finance 4% low income housing tax credits. 

This section highlights key findings related to development costs and capital and 

operating funding sources. Exhibit A provides a summary of the portfolio projects, 

including configuration, size, unit mix, cost and Metro bond subsidy. Exhibit D 

provides additional detail regarding capital financing sources, and Exhibit E 

provides a summary of ongoing rental assistance and services funding attached to 

Metro bond units. 

Development costs 

The Metro affordable housing bond portfolio includes 34 projects ranging in size 

from 13,150 to 245,705 square feet, with an average size of 122,894 square feet. 

Projects range from one to 13 buildings, with an average of three buildings, and 

they range from 35 to 224 apartments, with an average of 128 units. 

The housing development industry recognizes two general categories of cost: hard 

costs, which are focused on construction itself, and soft costs, which include a 

variety of project development, permitting and financing costs. Compared to 

market rate housing, affordable housing is widely recognized to have higher per-

unit soft costs, due to the need to combine various public and private funding 

sources and greater regulatory and compliance requirements. 

In general, the housing bond portfolio’s development costs align with similar 

affordable housing trends in the region and nationally. Development costs 

across the portfolio span a wide range and are influenced by a variety of factors 

including project size, unit configurations and construction type. The bond 

program’s priority focus on family-size units contributes to higher average hard 

costs per unit. For this reason, cost per square foot and cost per bedroom are 

important metrics. Similarly, the program’s priority focus on advancing racial 

equity was established with an understanding that prioritizing equitable 

contracting and workforce diversity may mean additional development costs. A 

number of other factors impact costs including prevailing wage requirements, 

parking requirements and more. 
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Figure 9.1 Average and range of total project costs  

Metric Minimum Maximum 
Weighted 
average 

Total project cost per unit $186,030 $527,283 $387,283 

Total project cost per bedroom $116,842 $396,922 $225,979 

Total project cost per square foot $253.83 $716.32 $417.25 

Development costs have escalated across the affordable housing industry over the 

past two years due to broader economic factors impacting the cost of materials 

and labor. Supply chain issues and labor shortages along with inflation and interest 

rate increases have significantly increased construction costs. The impact of these 

increases is evident in the construction costs for bond projects approved after 

2021. The average cost of construction per square foot for new construction 

projects financed with 4% low income housing tax credits was $314 for bond 

projects approved in 2021 or earlier and $334 for projects approved after 2021. 

The full impact of the cost increases is masked by wide variations in other factors 

that affect construction costs across the portfolio, such as construction type, 

prevailing wage requirements, and on- and off-site construction requirements. 

Alignment with other subsidy sources 

The affordable housing bond program was structured to provide flexible gap 

funding that can be layered with other capital sources to achieve desired 

outcomes. While the production goals were modeled assuming the leverage of 4% 

low income housing tax credits and modest bank debt, the program requirements 
are intentionally flexible to allow for a range of models. 

The current affordable housing bond portfolio represents $1.37 billion in 

investments, of which approximately 24.4%, or $333 million, is Metro 

affordable housing bond funding and over $1 billion is leveraged from other 

sources. 

Figure 9.2 provides a high-level breakdown of funding sources; Figure 9.3 provides 

more detail. 
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Figure 9.2 Project funding sources 

Low income housing tax credits (LIHTC) represent the most substantive 

leveraged funding source in bond projects. Of the 34 projects in the portfolio, 

32 are utilizing LIHTC. Of these, two projects (the Mary Ann and Tistilal Village) 

are financed using highly competitive 9% LIHTCs. For these projects, the Metro 

bond subsidy represents 13% of project costs due to deep subsidy from the tax 

credits. The remaining 30 projects are utilizing or plan to utilize 4% LIHTCs. These 

projects require higher levels of Metro bond funding, averaging 24% of project 

costs.  

Unlike 9% LIHTCs, 4% LIHTCs are not subject to an annual cap but are based on 

federal requirements for utilization of private activity bonds (PABs), which are 

dependent on a federal allocation to states. Historically, PABs were 

undersubscribed in Oregon. However, in 2021, Oregon Housing and Community 

Services announced a pause on reviewing 4% LIHTC applications due to 

oversubscription of PABs. Combined with construction cost escalation, this poses a 

significant challenge for the bond program and the statewide affordable housing 

pipeline. Metro is working with implementation partners and Oregon Housing and 

Community Services to develop a coordinated strategy to ensure that projects with 

local funding commitments and deeply affordable units are prioritized and don’t 

face delays in accessing PABs. 

Two projects – Aloha Inn and Findley Commons – are being financed without tax 

credits, relying primarily on Metro bond funds and other local sources. Aloha Inn is 

an acquisition rehab project sponsored by Washington County. The project is 

100% PSH units and Washington County wanted to keep costs as low as possible. 

Findley Commons is also a 100% PSH unit project. At 35 total units the project is 
too small to effectively utilize LIHTC funding. 
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After LIHTC, other funding sources include Metro housing bond funds, permanent 

loans, sponsor contributions, and state and local grants and loans. Figure 9.3 

shows a breakdown of total leveraged funding by source. Exhibit D provides 

additional details on the financing mix for each project. 

Figure 9.3 Capital funding sources 

Operating costs and subsidy 

The affordable housing bond program includes ambitious goals for very affordable 

units, defined as those affordable to households making less than 30% of the area 

median income (AMI). In greater Portland this is an annual income of $22,380 for a 

household with one person and $31,950 for a household of four. Providing deeply 

affordable units requires additional subsidy. Rental income from these units is 

lower and their operating expenses can be higher, creating operating funding gaps 
and limiting projects’ ability to carry debt. 

Across the housing bond portfolio, 1,242 units are designated to serve 

households with very low incomes (30% AMI or below). Of these very 

affordable homes, 747 (60%) include project-based rental assistance, funded 

through a combination of federal and local sources, including Metro 

supportive housing services rental assistance. 

Additionally, buildings serving very low income households often require 

investment in ongoing services that are beyond the scope of traditional real estate 

related operating expenses and require external operating funding to be 

financially feasible. Lender and/or tax credit investors may also require the 
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capitalization of reserves to mitigate the risk that these operating expenses may 

not be able to be adequately funded from projects’ operating revenue. Of the 747 

30% AMI units supported with rental assistance, 595 are designated as 

permanent supportive housing and include additional funding commitments 
to provide wraparound services. 

Exhibit E provides a summary of the total units, 30% AMI units, and units with 

project-based rental assistance and ongoing services funding. 

Local affordable housing policy tools and incentives 

Affordable housing development can be supported or hindered by local 

jurisdictions’ policies and regulations. Some bond projects have encountered 

barriers or delays due to zoning and permitting challenges in local jurisdictions. 

For example, the City of Troutdale denied Home Forward’s land use application for 

the Troutdale Apartments because it requested a reduction in parking from the 

city’s two spaces per unit requirement to approximately 1.5 spaces per unit and 

minor adjustments to the city’s development code. Revised design plans to 

accommodate additional parking and other proposed compromises have also been 

denied, preventing the project from moving forward.  

There are also affordable housing policy tools and incentives in place across the 

region that can ease the development of affordable housing, including housing 

bond projects. Tracking these policies helps the program anticipate what 

resources and incentives exist to encourage the development of affordable housing 

throughout the region, and which are being leveraged in Metro affordable housing 

bond projects. In 2020, Metro staff surveyed all 24 cities in the region to clarify 

incentives and policies in place to support affordable housing development. This 

information was further refined and updated in spring 2022. Figure 9.4 reflects the 

21 responses received. 
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Figure 9.4 Local affordable housing policy tools and incentives (as of spring 2022) 

Responding 
jurisdiction 

Property tax 
abatement 

or 
exemption 

SDC waiver 
for 

affordable 
housing 

Local general 
funding for 
affordable 

housing 
Public land 
availability 

Reduced 
parking 
require-
ments 

Density 
bonus 

Vertical 
housing 

tax credit 

By-right 
develop-
ment or 

accelerated 
approvals 

Flexible 
design 

Inclu-
sionary 
zoning 

Beaverton X X X X X   X       

Cornelius X                   

Durham           X         

Forest Grove X         X X       

Gladstone                     

Happy Valley   X     X X   X     

Hillsboro X X X X X     X X   

King City               X X   

Milwaukie X   X X     X       

Oregon City         X X X       

Portland X X X X X X X X X X 

Rivergrove                     

Tigard X X X X X X X X X   

Tualatin                     

West Linn                     

Lake Oswego   X   X   X         

Sherwood                     

Wilsonville X X   X     X   X   

Wood Village         X   X   X   

Gresham     X   X   X X X   

Maywood 
Park 

                    

Washington 
County* 

X   X   X           

*unincorporated 

 

Survey respondents provided some additional context on the above tools: 

• Milwaukie’s Construction Excise Tax program was scheduled to sunset in June 

of 2022. 

• Oregon City’s reduced parking requirements are not outright for affordable 

housing development. 

• Lake Oswego provides a development review fee waiver for affordable housing. 

• The City of Gresham provides deferred system development charges (SDCs) for 

residential development.  
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Additionally, some jurisdictions were pursuing new policies and incentives: 

• The City of Tualatin was in the process of adopting a nonprofit low-income 

housing limited tax exemption program. 

• The City of Wilsonville was in the process of creating a local general fund for 

affordable housing. 

• The City of Tigard was creating a new revolving loan fund to provide 

construction lending to middle housing developers who agree to provide 20- 

30% of the units at market rate to qualified low-income buyers supported by a 

down payment assistance program. 

The cities of Rivergrove and Maywood Park responded to the survey but noted 

that due to their small size (geographic and population) and lack of developable 

land, development incentives were not relevant in their context. 

Administrative costs 

The Metro affordable housing bond framework includes a cap of 5% of bond 

proceeds for administrative costs. While only a small portion of the overall budget, 

these costs are vital to delivering on bond outcomes through the effective and 

efficient implementation of the work plan. They include expenses related to 

financial and legal administration and oversight, monitoring and evaluation, 

oversight committee engagement, communications and policy development, to 

name a few. 

While most of the administrative funding was allocated to implementing partners 

and Metro via the initial work plan, the work plan also designated $6,528,000 

within the administrative funding cap as “reserved for future allocation as 

determined necessary to achieve targets.” This amount has increased to 

$12,706,638 due to interest earnings and a change in the Portland Housing Bureau 

administrative funding plan. This funding is subject to future allocation by the 

Metro Council. Any administrative costs over the 5% cap stipulated in the bond 
measure must be funded with non-bond funding sources. 

As of December 2022, $14,848,380 in administrative funding had been expended 

or disbursed to partners; this is 53% of the administrative funding budgeted in the 

work plan. Based on direction provided by Metro Council in March 2023, 

additional funding available under the 5% cap will be distributed according to the 

formula established in the initial work plan allocation. Details of administrative 

expenditures can be found in Exhibit F. 
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SUSTAINABILITY AND CLIMATE RESILIENCE 

In the Portland region, as in many places around the globe, events in recent years 

have made the effects of climate change clear. With issues such as prolonged 

wildfires and extreme heat, it’s apparent that the building industry will need to 

adapt to new climate-related challenges. These challenges are much bigger than a 

single funding program can address and will require ongoing work to support 

policy and funding alignment.  

Based on lessons learned from the unprecedented heat wave in the Pacific 

Northwest in June 2021, Metro took action to help residents stay safe in future 

extreme heat events by providing policy guidance and funding to encourage 

development partners to incorporate in-unit cooling strategies into their buildings. 

In addition, while Metro has not developed sustainability related metrics or 

requirements for bond-funded projects, the program tracks information our 

partners report on related to a project’s sustainability features. 

Cooling strategies 

Metro issued a policy statement in September 2021 to request that implementing 

jurisdictions work with development partners to incorporate cooling strategies for 

projects, including in-unit air conditioning, to ensure safety and livability for 

residents. Metro also allocated $8 million in unprogrammed affordable housing 

bond interest earnings/premiums to support additional investments in cooling. 

Of the 31 projects in the affordable housing bond portfolio when Metro issued this 

guidance, 22 had already planned to include in-unit air conditioning and others 

committed to evaluate including in-unit air conditioning. All jurisdictions also 

committed to include in-unit air conditioning for new projects going forward. The 

three additional projects added to the pipeline in 2022 all include in-unit air 

conditioning, and jurisdictions incorporated the requirement into funding 

solicitations for future projects. 

Some projects that were already near completion when the guidance was issued 

will not be able to incorporate in-unit air conditioning but will offer other cooling 

options. For example, the Mary Ann in Beaverton will include in-unit ports for 

residents to utilize with portable air conditioning units and other cooling 

strategies throughout the building such as ceiling fans and cooled common areas. 

Metro will continue to explore opportunities to identify best practices for cooling 

solutions that balance sustainability, operating cost impacts to projects and 

tenants, and considerations related to indoor air quality and circulation. 

Jurisdictional partners have identified a number of issues for regional discussion 

and coordination, including: 

• Exploring best practices and cost-benefits of various cooling solutions 
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• Ensuring that the region’s energy assistance programs include support for 

residents unable to meet the added utility costs of in-unit air conditioning 

• Building shared frameworks for assessing development costs that factor in the 

added benefits of climate resilience and sustainability features 

• Considering the trade-offs between cooling and other sustainability goals and 

funder requirements. 

Sustainability strategies 

Jurisdictional partners’ annual progress reports demonstrate a strong 

commitment to energy efficiency and sustainability across the portfolio. The bond 

work plan did not include specific sustainability metrics or requirements in order 

to support a range of project types and provide greater flexibility for projects to 

meet the requirements of other funding sources. Many projects pursue Earth 

Advantage certification and commonly achieve the silver, gold or platinum levels. 

About two-thirds of projects also participate in Oregon Housing and Community 

Services’ Multifamily Energy Program. This program provides financial incentives 

to affordable housing projects for energy efficiency measures aimed at reducing 
electricity consumption.  

Highlights of partners’ sustainability strategies include: 

• Nueva Esperanza is aiming for Earth Advantage gold or platinum certification 

based on the use of durable materials, increased insulation values, and efficient 

lighting, heating and exhaust systems. In addition, the project will install solar 

panels to support the electrical needs of the house panel, which will include 
lighting for the site, common spaces and community building. 

• Marylhurst Commons is pursuing Passive House USA certification. When 

completed, it will be one of the largest multifamily projects in the country to 

achieve the rigorous, performance-based certification. Passive House certified 

buildings are more efficient to operate, more resilient to extreme weather 

events, and have central air filtration systems that improve comfort and indoor 

air quality. The building is expected to use more than 40% less energy than a 

conventional design. 

• Tistilal Village, Garden Park and Albina One were awarded grants from the 

Portland Clean Energy Fund to design and implement high-efficiency heating 

and cooling strategies, high-efficiency water heating strategies, and renewable 
energy generation and storage capacity. 

• Phase 1 of the Hillside Park Redevelopment is planning to include a resilience 

hub. Resilience hubs, which are supplied with basic resources like food, water 

and medical supplies and have backup electrical capacity, are designed to 

support residents and coordinate resource distribution and services before, 

during or after a natural hazard event.  
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LOOKING AHEAD 

Looking ahead, Metro bond program staff have identified the following priority 

focus areas for Metro and implementation partners to work collaboratively to 
address: 

Insert Metro staff plan in response to Committee’s recommendations. 

  



 

52                                                      Metro affordable housing bond 2022 annual report| May 2023 

Acknowledgements 

Metro staff: Melissa Arnold, Clint Chiavarini, Liam Frost, Joe Gordon, Rachael 

Lembo, Emily Lieb, Jimmy Oporta, Choya Renata, Patricia Rojas, Alison Wicks, 
Jonathan Williams.  

Consultants: Kris Smock, John Warner.



 

Metro affordable housing bond 2022 annual report| May 2023 53 

EXHIBIT A. SUMMARY OF AFFORDABLE HOUSING BOND PORTFOLIO THROUGH DECEMBER 2022 
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EXHIBIT B. DETAILED SUMMARY OF LOCATION METRICS FOR AFFORDABLE HOUSING BOND PROJECTS  
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EXHIBIT C. SUMMARY OF CONTRACTING GOALS AND PRELIMINARY OUTCOMES, 
WORKFORCE TRACKING COMMITMENTS AND PREVAILING WAGE REQUIREMENTS 

Jurisdiction Project 

COBID Goal COBID Progress 
Workforce 
tracking? 

Prevailing Wage Hard 
costs 

Soft 
costs 

Hard 
costs 

Soft 
costs 

Beaverton 

Mary Ann 20% 20% 27.5% 22.6% Y  

Scholls Ferry 20% 20% n/a n/a Y  

Elmonica 25% 25% n/a n/a Y Davis Bacon 

Clackamas 

Fuller Road Station 20% 20% n/a n/a  
Davis Bacon, 

BOLI 

Good Shepherd Village 25% 20% 32% 29% Y Davis Bacon 

Maple Apartments 20% 20% 34.2% 94% Y Davis Bacon 

Tukwila Springs 20% 20% 21.9% 75%  Davis Bacon 

Marylhurst Commons 20% 20% 31% 17.9% Y  

Gresham 
Wynne Watts Commons 20% 25.4%   

Rockwood Village 20% 21.9%   

Washington 

Aloha Family Housing 25% 20% 22% 20%   

Aloha Quality Inn 20% 20% 20% 30%  BOLI 

Plambeck Gardens 20% 20% n/a n/a   

Goldcrest 20% 20% n/a n/a   

Plaza Los Amigos 20% 20% 20% 20% Y Davis Bacon 

Saltzman Road 20% 20% n/a n/a  Davis Bacon 

Terrace Glen 20% 20% 20% 20%   

The Valfre at Avenida 26 20% 20% 33.1% n/a   

Tigard Senior 20% 20% 22% 20% Y Davis Bacon 

Viewfinder 20% 20% 21.8% 26% Y Davis Bacon 

Hillsboro Nueva Esperanza 20% 20% n/a n/a   

Home 
Forward 

Troutdale 28% 20% n/a n/a Y Davis Bacon 

Portland 

Hattie Richmond 30% 20% 31% 29% Y  

Dekum (Home Forward) 28% 20% n/a n/a Y Davis Bacon 

Findley Commons 24% 20% 19% 57% Y Davis Bacon 

Waterleaf 30% 20% 35% n/a Y 
Davis Bacon, 

BOLI 

74th and Glisan 30% 20% n/a n/a Y 
Davis Bacon, 

BOLI 

5020 N Interstate 30% 20% 28% n/a Y BOLI 

Albina One 30% 20% n/a n/a Y 
Davis Bacon, 

BOLI 

Meridian Gardens 30% 20% n/a n/a Y Davis Bacon 

Hollywood Hub 30% 20% n/a n/a Y 
Davis Bacon, 

BOLI 

PCC Killingsworth 30% 20% n/a n/a Y 
Davis Bacon, 

BOLI 

Tistilal Village 30% 20% n/a n/a Y  

Powellhurst 30% 20% 19% n/a Y  
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EXHIBIT D. SUMMARY OF LEVERAGED CAPITAL FUNDING SOURCES 

 
Jurisdiction 

 
Project  

LIHTC 
equity 

 
Grants 

Permanent 
loan 

Metro 
housing 

bond 

Sponsor 
contribution 

 
Other 

 

Beaverton 

Elmonica Station 42.8% 2.7% 16.4% 34.9% 2.2% 1.0% 

Mary Ann 54.9% 6.1% 14.6% 13.7% 0.0% 10.7% 

Scholls Ferry 36.1% 11.3% 28.7% 11.3% 7.0% 5.6% 

 

 

Clackamas 

Fuller Road Sta. 42.8% 2.0% 31.7% 18.1% 3.6% 1.8% 

Good Shepherd 32.3% 0.0% 20.8% 30.1% 9.2% 7.6% 

Maple Apts. 33.1% 1.6% 36.5% 25.6% 3.1% 0.0% 

Marylhurst Commons 43.5% 0.3% 29.2% 7.1% 5.9% 14.0% 

Tukwila Springs 33.0% 0.0% 24.2% 15.1% 13.2% 14.4% 

Gresham Wynne Watts 40.8% 0.0% 22.1% 24.8% 11.9% 0.4% 

Rockwood Village 36.3% 0.0% 40.9% 7.9% 8.3% 6.6% 

Hillsboro Nueva Esperanza 43.7% 0.6% 21.5% 31.4% 2.5% 0.3% 

Home Forward Troutdale 36.2% 0.0% 19.5% 36.2% 8.2% 0.0% 

 

 

 

 

 

 

 

Portland 

5020 Interstate 45.7% 0.0% 20.4% 28.6% 4.9% 0.5% 

74th & Glisan 32.7% 2.2% 20.9% 35.1% 8.2% 1.0% 

Albina One 38.6% 7.8% 17.8% 27.4% 7.1% 1.3% 

Dekum Court 41.4% 0.0% 20.4% 25.4% 12.8% 0.0% 

Findley Commons 0.0% 31.3% 7.2% 27.9% 4.3% 29.3% 

Hattie Redmond 40.2% 0.9% 0.0% 18.0% 4.7% 36.2% 

Hollywood Hub 45.2% 0.0% 15.6% 28.8% 9.7% 0.7% 

Meridian Gardens 40.7% 2.5% 0.0% 46.6% 8.1% 2.2% 

PCC Killingsworth 46.1% 2.9% 18.9% 15.8% 7.0% 9.3% 

Powellhurst Place 43.0% 0.2% 18.5% 15.6% 2.8% 20.0% 

Tistilal Village 60.5% 9.1% 11.6% 12.1% 4.1% 2.6% 

Waterleaf 35.5% 33.6% 17.8% 2.2% 8.0% 2.9% 

 

 

 

 

 

 

Washington 

Aloha Hsg 42.7% 0.2% 11.7% 30.4% 3.2% 11.8% 

Aloha Quality Inn 0.0% 7.0% 0.0% 92.4% 0.0% 0.6% 

Goldcrest 41.6% 0.1% 15.1% 29.5% 9.6% 4.1% 

Plambeck Gardens 37.1% 1.8% 19.0% 32.9% 6.2% 3.0% 

Plaza Los Amigos 34.3% 1.5% 26.1% 29.2% 4.5% 4.3% 

Saltzman Road 37.4% 0.0% 32.2% 25.6% 4.8% 0.0% 

Terrace Glen 42.6% 0.0% 18.8% 32.3% 5.4% 0.9% 

The Valfre Ave 26 30.4% 3.7% 35.3% 27.9% 2.8% 0.0% 

Tigard Senior 34.8% 6.6% 22.6% 24.5% 10.4% 1.0% 

Viewfinder 34.8% 0.0% 27.2% 35.2% 2.1% 0.8% 
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EXHIBIT E. SUMMARY OF ONGOING FUNDING FOR LONG-TERM RENTAL 
ASSISTANCE AND WRAPAROUND SERVICES 

 
Jurisdiction 

 
Project 

Total affordable 
units 

Metro bond-funded units 

30% AMI 
With project-
based rental 

assistance 

With ongoing 
funding for 

wraparound 
services 

 

Beaverton 

Elmonica Station 80 33 8 0 

Mary Ann 54 11 8 0 

Scholls Ferry 164 17 0 0 

 

 

Clackamas 

Fuller Road Sta. 99 25 25 25 

Good Shepherd 142 58 30 35 

Maple Apts. 171 70 70 9 

Marylhurst Commons 100 40 40 40 

Tukwila Springs 48 48 48 48 

Gresham Wynne Watts 147 30 30 30 

Rockwood Village 224 47 0 0 

Hillsboro Nueva Esperanza 149 60 8 8 

Home Forward Troutdale 94 39 25 0 

 

 

 

 

 

 

 

Portland 

5020 Interstate 63 17 0 0 

74th & Glisan 137 56 41 41 

Albina One 94 32 16 0 

Dekum Court 187 61 27 0 

Findley Commons 35 0 20 35 

Hattie Redmond 60 60 60 60 

Hollywood Hub 199 69 36 0 

Meridian Gardens 85 70 65 65 

PCC Killingsworth 84 28 12 0 

Powellhurst Place 64 12 12 0 

Tistilal Village 57 24 24 16 

Waterleaf 176 17 20 20 

 

 

 

 

 

 

Washington 

Aloha Hsg 81 33 0 0 

Aloha Quality Inn 54 54 54 54 

Goldcrest 74 14 0 0 

Plambeck Gardens 116 47 8 8 

Plaza Los Amigos 112 26 16 16 

Saltzman Road 54 28 24 24 

Terrace Glen 144 51 8 3 

The Valfre Ave 26 36 8 8 8 

Tigard Senior 57 23 23 23 

Viewfinder 81 34 16 27 

Total 3522 1242 782 595 
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EXHIBIT F. AFFORDABLE HOUSING BOND FINANCIAL REPORT THROUGH 
DECEMBER 2022 
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EXHIBIT G. OVERSIGHT COMMITTEE 2021 ANNUAL REPORT MEMO TO THE 
METRO COUNCIL (SUBMITTED JUNE 2022) 
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EXHIBIT H. OVERSIGHT COMMITTEE 2020 ANNUAL REPORT MEMO TO THE 
METRO COUNCIL (SUBMITTED APRIL 2021) 
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EXHIBIT I. OVERSIGHT COMMITTEE 2019 CONSIDERATIONS FOR 
IMPLEMENTATION AND MONITORING 
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METRO HOUSING BOND QUARTERLY REPORT | JANUARY – MARCH 2023 

April 25, 2023 

This is the first quarterly progress report for the Metro Affordable Housing Bond of 2023. Similar 
reports are produced quarterly with the goal of keeping the Housing Bond Community Oversight 
Committee, Metro Council, and other stakeholders and partners informed about ongoing 
implementation progress. A more detailed report will be provided annually for each calendar year, 
following submission of local progress reports by each participating implementation jurisdiction. 

REGIONAL PRODUCTION PROGRESS 

As of the end of March 2023, the Affordable Housing Bond program has 35 projects representing 
3,392 new affordable homes in the pipeline, including twelve projects (1,209 units) that are in pre-
construction. Twenty-eight projects have received final approval, of which thirteen (1,346 units) 
are under construction, and eleven projects (837 units) have completed construction and are 
accepting residents. Of these homes, 1,780 will have two or more bedrooms, representing 91% of 
the program’s production goal of 1,950 family-sized homes; and 1,274 will be affordable to 
households with incomes at or below 30% of area median income (AMI), representing 80% of the 
program’s production goal of 1,600 deeply affordable homes. Collectively, the 35 projects in the 
pipeline represent 3,392 new affordable homes, or 87% of the total production target for the 
Housing Bond, while utilizing approximately 59% of allocated project funding.  

Production and funding dashboard 



REGIONAL PRODUCTION PROGRESS 

Eligible units 30% AMI units 2+ BR units PSH units 
Total units in pipeline 3,392 1,274 1,780 595 

Total unit production targets 3,900 1,600 1,950 N/A 

% of unit progress underway 87% 79.6% 91.3% N/A 

Total funding committed or underway 
% of funding committed  
Total funding remaining  

$387,291,871 
59.1% 

$267,527,685 

LOCAL PRODUCTION PROGRESS 

Portland  

Name 
Metro Bond 

Funds 
Status 

Eligible 
units 

30% AMI 
units 

2+ BR 
units 

PSH 
units 

Construction 
Start 

Anticipated 
Completion 

Hattie Redmond $4,411,737 Complete 60 60 0 60 Oct-2021 Nov-2022 
Dekum Court* see Home Forward Pre-construction  147 61 78 0 Apr-2022 Jan-2025 
Findley Commons $1,945,175 Complete  35 0 0 35 Oct-2020 Dec-2021 
Waterleaf $1,929,219 Complete 176 17 48 20 Dec-2020 Nov-2022 
74th and Glisan – 
Phase I and Phase II 

$8,472,884 Pre-construction  137 56 63 41 Feb-2023 May-2024 

5020 N Interstate  $9,216,838 Construction 63 17 48 0 Jul-2022 Jan-2024 
Albina One  $13,572,107 Pre-construction  94 32 54 0 Mar-2023 Feb-2025 
Meridian Gardens $13,365,160 Pre-construction  85 70 0 65 Feb-2023 Feb-2024 
Hollywood Hub $29,084,328 Pre-construction  199 69 129 0 Nov-2023 May-2025 
PCC Killingsworth $2,538,237 Pre-construction  84 28 60 0 Jun-2023 Aug-2024 
Tistilal Village  $4,632,538 Pre-construction  24 24 22 16 Jan-2023 May-2024 
Powellhurst Place $4,091,048 Construction 64 12 45 0 Aug-2022 Nov-2023 
Barbur Apartments $22,519,248 Pre-construction 149 32 102 0 Jun-2024 Dec-2025 

Total units in pipeline 
Total unit production targets 

% of commitment complete 

1,317 
1,475 

89.2% 

478 
605 

79% 

649 
737 

88% 

237 
300 

79% 

Total committed or underway 
Total LIS funding  

% of funding committed  
Remaining LIS funding 

$115,778,519 
$197,490,792 

58.6% 
$81,712,273 

*Home Forward is the developer of Dekum Court, but the units will count toward Portland's production goals. Dekum Court’s funding was 
allocated directly to Home Forward, based on an agreement between Portland, Home Forward, and Metro prior to the execution of IGAs 
allocating funds, and as part of Metro's early commitment of funding to four "Phase I projects" (also including Viewfinder, Mary Ann, and 
Tukwila Springs). 



Washington County 

Name 
Metro Bond 

Funds 
Status 

Eligible 
Units 

30% AMI 
units 

2+ BR 
units 

PSH 
units 

Construction 
Start 

Anticipated 
Completion 

Aloha Family Housing  $10,230,000 Construction 81 33 50 0 Apr-2022 Apr-2023 

Aloha Quality Inn $9,283,000 Complete 54 54 0 54 Dec-2021 Aug-2022 

Plambeck Gardens $14,320,000 Pre-construction  116 47 60 8 Mar-2023 Jun-2024 

Goldcrest $12,000,000 Construction 74 14 45 0 Sep-2022 Mar-2024 

Plaza Los Amigos $13,670,523 Construction 112 26 72 16 Jul-2022 Sep-2023 

Saltzman Road $5,400,000 Construction 54 28 9 24 Jun-2022 Aug-2023 

Terrace Glen $17,484,000 Construction 144 51 74 3 Nov-2021 May-2023 

The Valfre at Avenida 
26 

$3,792,088 Complete 36 8 30 8 Jul-2021 Sep-2022 

Tigard Senior $6,270,000 Construction 57 23 0 23 Jul-2022 Sep-2023 

Viewfinder $11,583,000 Complete  81 34 56 27 Jun-2020 Dec-2021 

Total units in pipeline 
Total unit production targets 

% of commitment complete  

809 
814 

99.5% 

318 
334 

95.2% 

396 
407 

97.2% 

163 
100 
N/A 

Total committed or underway 
Total LIS funding 

% of funding committed 
Remaining LIS funding 

$104,412,611 
$118,135,532 

88.4% 
$13,722,921 

Clackamas County 

Name 
Metro Bond 

Funds 
Status 

Eligible 
units 

30% AMI 
units 

2+ BR 
units 

PSH 
units 

Construction 
Start 

Anticipated 
Completion 

Fuller Road Station $8,570,000 Complete 99 25 82 25 Apr-2021 Sep-2022 

Good Shepherd Village $18,330,000 Construction 142 58 79 35 Mar-2022 Aug-2023 

Maple Apartments $15,903,000  Construction 171 70 129 9 May-2022 Dec-2023 

Tukwila Springs $5,548,542  Complete 48 48 0 48 Jun-2021 Jun-2022 

Marylhurst Commons $3,000,000 Construction 100 40 83 40 Sep-2022 Jan-2024 

Total units in pipeline 
Total unit production targets 

% of commitment complete 

560 
812 

68.9% 

241 
333 

72.3% 

373 
406 

91.8% 

157 
0 

N/A 

Total committed or underway 
Total LIS funding 

% of funding committed 
Remaining LIS funding 

$51,351,542 
$122,018,094 

42.1% 
$70,666,552 



Hillsboro 

Name 
Metro Bond 

Funds 
Status 

Eligible 
units 

30% AMI 
units 

2+ BR 
units 

PSH 
units 

Construction 
Start 

Anticipated 
Completion 

Nueva Esperanza $16,940,731 Construction 149 60 105 8 Mar-2022 Oct-2023 

Total units in pipeline 
Total unit production targets 

% of commitment complete 

149 
284 

52.4% 

60 
117 

51.2% 

105 
142 

74% 

8 
0 

N/A 

Total committed or underway 
Total LIS funding 

% of funding committed 
Remaining LIS funding 

$16,940,731 
$41,240,081 

41% 
$24,299,350 

Gresham 

Name 
Metro Bond 

Funds 
Status 

Eligible 
units 

30% AMI 
units 

2+ BR 
units 

PSH 
units 

Construction 
Start 

Anticipated 
Completion 

Albertina Kerr $11,292,447.42  Complete 147 30 31 30 Jan-2021 Jun-2022 

Rockwood Village  $5,237,813.69 Complete 47 47 39 0 Jan-2020 Apr-2022 

Total units in pipeline 
Total unit production targets 

% of commitment complete 

194 
187 

104% 

77 
77 

100% 

70 
93 

75% 

30 
0 

N/A 

Total committed or underway 
Total LIS funding 

% of funding committed 
Remaining LIS funding 

$16,530,261 
$27,140,995 

61% 
$10,610,734 

Beaverton 

Name 
Metro Bond 

Funds 
Status 

Eligible 
units 

30% AMI 
units 

2+ BR 
units 

PSH 
units 

Construction 
Start 

Anticipated 
Completion 

Mary Ann $3,000,000 Complete  54 11 29 0 Jun-2020 Sep-2021 

Elmonica  $8,439,934 Pre-construction  80 33 32 0 Jan-2023 Dec-2024 

Scholls Ferry Road $9,000,000 Construction 135 17 79 0 Jun-2022 Jan-2024 

Total units in pipeline 
Total unit production targets 

% of commitment complete 

269 
218 

100% 

61 
89 

68.5% 

140 
109 

100% 

0 
N/A 
N/A 

Total committed or underway 
Total LIS funding 

% of funding committed 
Remaining LIS funding 

$20,439,934 
$31,587,595 

64.7% 
$11,147,661 



Home Forward (East Multnomah County) 

Name 
Metro Bond 

Funds 
Status 

Eligible 
units 

30% AMI 
units 

2+ BR 
units 

PSH 
units 

Construction 
Start 

Anticipated 
Completion 

Troutdale Apartments $13,449,238 Pre-construction 94 39 47 0 Apr-2023 Oct-2024 

Dekum Court (PHB)* $21,034,083 Pre-construction  Counts toward PHB’s unit production goals Apr-2022 Jan-2025 

Total units in pipeline 
Total unit production targets 

% of commitment complete 

94 
111 

84.6% 

39 
46 

84.7% 

47 
55 

85.4% 

0 
0 

N/A 

Total committed or underway 
Total LIS funding 

% of funding committed 
Remaining LIS funding 

$34,483,321 
$37,141,206 

92.84% 
$2,657,885 

*Home Forward is the developer of Dekum Court, but the units will count toward Portland's production goals. Dekum Court’s funding was 
allocated directly to Home Forward, based on an agreement between Portland, Home Forward, and Metro prior to the execution of IGAs 
allocating funds, and as part of Metro's early commitment of funding to four "Phase I projects" (also including Viewfinder, Mary Ann, and 
Tukwila Springs). 



PROJECT ENDORSEMENTS AND FINAL APPROVALS 

The following projects were endorsed or approved during the first quarter of 2023. Staff reports for 
these approvals are included in the Quarterly Report Project Approvals Addendum.* 

Project Endorsement/Approval 

Barbur Apartments  

74th and Glisan – Phase 1 (Family) 

Meridian Gardens 

Tistilal Village  

Concept Endorsement 

Final Approval 

Final Approval 

Final Approval 

*Staff reports for projects approved in the first quarter can be found at https://www.oregonmetro.gov/public-projects/affordable-homes-
greater-portland/progress

https://www.oregonmetro.gov/public-projects/affordable-homes-greater-portland/oversight
https://www.oregonmetro.gov/public-projects/affordable-homes-greater-portland/oversight
https://www.oregonmetro.gov/public-projects/affordable-homes-greater-portland/progress


$689,283,742

$260,121,973

$142,865,549

$286,296,220

FY 2018 - 2022 FY 2022 - 2023 TOTAL REVENUE

Bond Proceeds $652,800,000 $652,800,000
Premiums on Bonds $2,630,335 $2,630,335
Interest Earnings $29,965,748 $3,887,659 $33,853,407

TOTAL REVENUE: $685,396,083 $3,887,659 $689,283,742

TOTAL REVENUE

TOTAL EXPENSES and DISBURSEMENTS

TOTAL COMMITTED

TOTAL FUNDING REMAINING

METRO AFFORDABLE HOUSING BOND
Financial Report Through March 2023

FINANCIAL SUMMARY

REVENUE



Prior Years
Expended or 

Disbursed

FY2022-23 
Expended or 

Disbursed

Committed --
Not Yet 

Disbursed

TOTAL EXPENDED, 
DISBURSED or 
COMMITTED

WORK PLAN 
FUNDING

(Amended)

Jurisdiction:
Beaverton $12,000,000 $0 $8,439,934 $20,439,934 $31,587,595 64.71%
Clackamas County $48,351,542 $3,000,000 $0 $51,351,542 $122,018,094 42.09%
Gresham $16,341,505 $188,756 $0 $16,530,261 $27,140,995 60.91%
Hillsboro $16,940,731 $0 $0 $16,940,731 $41,240,081 41.08%
Home Forward (East Multnomah Co.) $21,034,083 $0 $13,449,238 $34,483,321 $37,141,206 92.84%
Portland $8,096,131 $18,130,424 $89,551,964 $115,778,519 $197,490,792 58.62%
Washington County $76,894,611 $12,818,000 $14,700,000 $104,412,611 $118,135,532 88.38%
Metro Site Acquisition Program $7,656,656 $2,839,669 $16,724,413 $27,220,737 $62,016,000 43.89%
Other Metro Direct Project Costs $71,131 $63,083 $0 $134,214 $0 N/A

PSH IGAs in progress $15,834,000 N/A
Funding to be allocated (interest earnings) $2,215,260 N/A

$207,386,390 $37,039,932 $142,865,549 $387,291,871 654,819,556$     59.14%

Prior Years
Expended or 

Disbursed

FY2022-23 
Expended or 

Disbursed

TOTAL 
EXPENDED or  
DISBURSED

WORK PLAN 
FUNDING

(Amended)

Jurisdiction:
Beaverton $454,134 $0 $454,134 $974,615 46.60%
Clackamas County $1,467,639 $244,607 $1,712,246 $3,636,371 47.09%
Gresham $309,817 $140,826 $450,643 $837,421 53.81%
Hillsboro $513,564 $171,188 $684,752 $1,272,457 53.81%
Home Forward (East Multnomah Co.) $334,297 $0 $334,297 $496,973 67.27%
Portland* $0 $0 $0 $2,162,200 N/A
Washington County $1,414,140 $345,450 $1,759,590 $3,645,054 48.27%
Metro Site Acquisition Program** $0 $0 $0 $1,940,932 N/A
Metro Accountability and Financial 
Transaction Costs

$7,740,373 $2,559,616 $10,299,989 $19,409,319 53.07%

Funding to be allocated (interest earnings) $88,845 N/A

$12,233,964 $3,461,687 $15,695,651 $34,464,187 45.54%

EXPENSES

PROJECTS
% of Work Plan 

Funding 
Expended, 

Disbursed or 
Committed

TOTAL:

TOTAL:

ADMINISTRATIVE
% of Work Plan 

Funding 
Expended or 

Disbursed



Memo 
Date:   May 30, 2023 

To:   Metro Council 

From:   Metro Housing Bond Community Oversight Committee 

Subject: 2022 Annual Report 

A report to the Metro Council and the community from the Metro Housing Bond 

Community Oversight Committee 

We are pleased to present the 2022 annual report for the Metro affordable housing bond, 

covering the period from January 1, 2022 through December 31, 2022. 

The Metro Housing Bond Community Oversight Committee has reviewed progress reports from 

all eight implementation partner agencies, as well as an analysis of regional progress and 

performance presented by Metro staff. The committee also reviews quarterly progress and 

expenditure reports on an ongoing basis to monitor and evaluate progress toward production 

and policy goals outlined in the Metro Council’s adopted policy framework for the bond.  

The bond framework established a goal of creating at least 3,900 new homes, as well as policy 

expectations for advancing racial equity throughout the implementation process. This report 

demonstrates that the bond is delivering on the promises made to voters, creating housing 

opportunities and addressing racial disparities in access to housing for people across the 

region. These new affordable homes help tackle the crisis of homelessness and stabilize 

communities so that all people can thrive. 

KEY HIGHLIGHTS 

In its third year of implementation, the bond program outpaced housing production targets 

while continuing to make significant progress in advancing regional goals to increase equitable 

access to housing. 

Production progress 

As of December 2022, there were 34 bond-funded projects underway representing 3,243 new 

affordable homes.  

• Total units: The pipeline of bond projects underway represents 83% of total unit production

target of 3,900 affordable homes. These projects (which are collectively referred to as the

“bond portfolio” throughout the report) include 7 projects that have completed

construction, 17 projects under construction and 10 projects in pre-construction.
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• Family-size units: 1,678 of these homes will have two or more bedrooms, representing 86% 

of the program’s production goal for family-size homes.  

• Deeply affordable units: 1,242 of these homes will be affordable to households with 

incomes at or below 30% of area median income, representing 78% of the program’s 

production goal for deeply affordable homes. 

Plans are in place that will commit all remaining bond funds by 2024 with final projects 

expected to break ground by 2026. The program is projected to achieve at least 120% of its 

original production target once all funds are expended, creating an estimated 4,700 affordable 

homes that will provide housing for 9,000 to 15,000 people across the region. 

The bond program reached an important milestone in 2022, with the first cohort of projects 

completing construction and lease-up. By December 2022, 528 people had moved into their 

new homes in six bond-funded projects located in Beaverton, Forest Grove, Gladstone, 

Gresham, Portland and Tigard.  

Addressing disparities and advancing racial equity 

Metro and its implementation partners are making ongoing progress in moving forward the 

bond program’s goals of addressing disparities, increasing equitable access to housing and 

advancing racial equity: 

• Addressing disparities through project location: The locations of the bond portfolio’s homes 

expand access to housing options in a diversity of areas throughout the region. 42% of units 

are located in areas that have historically lacked affordable housing, 67% are located in 

areas where communities at risk of displacement live today, and 45% are located in areas 

historically inaccessible to communities of color. This not only improves access to 

affordable housing in communities across greater Portland and provides residents with 

greater choice about where to live; it also helps connect people to schools, jobs and other 

opportunities while preventing displacement in changing neighborhoods. 

• Advancing racial equity through opportunity in construction: To ensure equitable access to 

the opportunities provided by bond investments, the bond program aims to direct 

construction contracts to underrepresented firms. The bond’s development projects are on 

track to meet or exceed the regional goal of at least 20% of construction contract funding 

going to state certified minority- or women-owned and/or emerging small businesses 

(MWESB). Seven projects reached completion in 2022 with a combined $33.1 million in 

contracts paid to certified MWESB firms, representing 24.7% of total construction costs. 

• Promoting equitable access through marketing and lease-up: All bond projects are required 

to develop plans for affirmatively marketing housing opportunities and reducing lease-up 

barriers to ensure equitable access to bond-funded units. Initial data from the six projects 

that completed lease-up in 2022 suggest that the projects’ affirmative marketing and lease-up 
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strategies are working, with a higher percentage of people of color housed in bond-funded units 

than in the projects’ surrounding neighborhoods or the region as a whole.  

• Advancing housing stability through services: On-site services can support households with 

low incomes to remain stably housed. Many bond-funded projects include formal 

partnerships with culturally responsive and culturally specific service providers to provide 

resident services. Twenty-one projects will also provide ongoing case management for 595 

households in permanent supportive housing units intended for people exiting long-term 

homelessness. Many of these units are leveraging funding for services and rent assistance 

from Metro’s regional supportive housing services fund.  

• Promoting community engagement: Implementation partners and developers are working 

with a wide range of community-based organizations to conduct outreach and engage the 

community. In 2022, more than 720 people and 43 community-based organizations 

participated in community engagement opportunities to inform planning for 12 projects. 

Addressing emerging opportunities and challenges 

Along with significant progress, the past year was marked by continued challenges with funding 

gaps due to cost escalations and constraints in the availability of state-issued private activity 

bonds (PABs), which are necessary for the financing of 4% low income housing tax credits. 

Metro worked with its partners to respond to these challenges, including: 

• Advocacy to focus and expand private activity bonds: Metro worked with partners to 

advocate for federal expansion of PAB availability and statewide strategies to focus and 

prioritize limited PAB resources for affordable housing, including Metro bond-funded 

projects. This includes advocacy for state legislation (SB 225), expected to pass during the 

2023 session, that would ensure that PABs are prioritized for affordable housing and would 

support stronger coordination in the affordable housing pipeline. 

• Coordination and alignment with state funding: Metro worked with Oregon Housing and 

Community Services to advance strategies for state and local funding alignment to ensure 

that limited resources are focused on projects with the greatest benefits for communities 

of color and those experiencing or at risk of homelessness. This includes the development 

of a suballocation framework for directing Housing Trust Fund and Local Innovation Fast 

Track (LIFT) funding for layering with Metro bond-funded projects. 

Metro also worked with its partners to support regional coordination to strengthen housing 

access and stability, including: 

• Supportive housing services fund integration and alignment: Metro earmarked $20 million 

in unallocated bond interest earnings to support additional investments in expanding 

permanent supportive housing. These investments will be aligned with funding from 

Metro’s supportive housing services fund to support rental assistance and wraparound 

services to meet the needs of people experiencing long-term homelessness. 
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• Evaluation and engagement to support effective equitable leasing practices: Metro has 

continued to engage jurisdictional partners and housing providers to identify barriers to 

and effective practices for equitable lease-up, and to refine lease-up and demographic 

reporting tools to support strong accountability for ensuring low-barrier access to housing. 

 

RECOMMENDATIONS  

The committee applauds the work of Metro and its implementation partners in building a 

successful local funding program for regional affordable housing production and addressing 

opportunities and threats as they have arisen throughout the life of the program. This solid 

foundation allows the committee to make the following recommendations that will further 

maximize this important resource's impact and equip the region for essential work to come.  

 

Convene stakeholders to regionalize best practices:  

In 2022, our region celebrated the lease up of the first seven Metro Housing Bond projects. A 

review of these early projects has allowed this committee to identify inconsistencies in local 

approaches, and a need for Metro to convene stakeholders to define and share effective 

strategies. 

As this report outlines, real improvements can and should be made in regionally systematizing 

best practices that strengthen equitable access to bond-funded homes. We must also be sure 

that when bond units are designated as permanent supportive housing, they are able to 

effectively house and serve those who need it most. Through better understanding existing local 

standards and practices, barriers to access, and effective practices for affirmative marketing and 

proactive leasing supports, Metro can support greater consistency and improved long-term 

outcomes.  

Additionally, for the public to fully understand the program’s progress toward its stated racial 

equity goals, we recommend that Metro and its partners prioritize improvements in reporting 

and data quality, especially as it relates to occupancy and workforce outcomes. This committee 

is eager to see reporting improvements that allow for a more disaggregated picture of bond 

outcomes. Through collaboration and sharing of emerging best practices and standards, Metro 

can aid implementing partners in better collecting, monitoring, and reporting information that 

more fully tells the story of this program’s successes and when warranted, allows for timely 

adjustments to improve outcomes.  

When we come together to address challenges, our community benefits. Metro staff should 

prioritize continued efforts to convene conversations and elevate regional best practices in 

partnership with jurisdictions, technical experts, and communities with lived experience.  

DR
AF
T



 

Focus on systemic integration: 

The program has made significant progress over the past year in aligning and integrating 

resources to strengthen the program’s outcomes and mitigate against risks due to a shifting 

financial landscape. As mentioned above, creating permanent supportive housing through 

layering supportive housing service fund (SHS), and coordinating with Oregon Housing and 

Community Services (OHCS) to facilitate suballocations of state and federal funding were 

highlights of this work. There is more work to do to fully integrate and align funding resources 

across the system. 

Local affordable housing developers have consistently called for better coordination between 

funding entities such as Metro and OHCS, to reduce the risks and overall cost escalations their 

projects see due to lack of alignment in timing and criteria across different funding sources.  

Metro should work to strengthen its relationship and coordination with OHCS and participate in 

conversations to create a more efficient and effective system.  

We also want to encourage Metro to think more holistically about system alignment 

opportunities. The committee is enthusiastic about the recommendations put forth by the 

Metro-convened Tri-County Planning Body, including planned work in aligning Medicaid tenancy 

support resources with SHS funding. In addition to continuing work in SHS and bond integration, 

we ask that Metro consider better supporting workforce diversity and other bond outcomes 

through leveraging Metro programs, such as the Careers to Construction Pathways Program 

(C2P2), and through encouraging the development of strategic, cross-system partnerships that 

address barriers to housing production, successful building operations, and most importantly, 

opportunities for the people who call bond-funded properties home.  

 

Analysis and planning for the future: 

The end of the bond pipeline is on the horizon, and the committee is confident the region has 

benefitted from these investments. Now is the time for Metro to evaluate its impact, and plan 

for the future.  

We are eager to see Metro continue this regional housing pipeline beyond its planned end, but 

also believe we must have a better understanding of the bond’s overall performance. This region 

and others stand to benefit from an analysis of the strengths of the program and through an 

independent review of areas where the structure or implementation could be improved as well 

as other lessons learned. We also support Metro in its planned work to launch bodies of analysis 

that will contextualize the bond within the broader housing landscape to best understand the 

overall impact of the program. Through considering the full housing pipeline, funding ecosystem, 

and projected population and systems shifts, Metro can best prepare for meeting future regional 

needs.  
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Along with assessing lessons learned and the housing landscape, it is imperative that Metro 

analyze risks related to the long-term asset management strategy of this new portfolio. We know 

that bond-funded properties have been thoroughly evaluated for financial success, but also must 

raise that proactive asset management is a vital aspect of maintaining the long-term public 

benefits in which voters invested. We do not yet have a clear picture of how asset management 

will work and wish to understand this better as an oversight committee. We call for this to be a 

focus as the program moves forward.  

We are honored to have the opportunity to provide oversight for this important program and 

would like to thank Metro and jurisdictional partner staff for their support. 

Thank you, 

Jenny Lee (Co-chair) 
Steve Rudman (Co-chair) 
Kira Cador 
Brandon Culbertson 
Scott Greenfield 
Ann Leenstra 
Willie Poinsette 
Mara Romero 
Andrea K. Sanchez 
Karen Shawcross 
Nicole Stingh 
Trinh Tran 
Juan Ugarte Ahumada 
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The following materials were received 

during the meeting. 



  00:29:32 Ash Elverfeld: I see "Housing Program" in the audience. If you are
a committee member, will you raise your hand?

  00:37:59 Nicole Stingh: my internet connection is unstable, still here!
  00:50:05 Nicole Stingh: So exciting ‐ thanks for the clarification!
  00:50:08 Ash Elverfeld: Stepping away momentarily.
  01:00:15 Emily Lieb: That's really helpful framing, Steve ‐‐ 

understanding the different components and roles related to asset monitoring and 
stewardship, and what that looks like as a system into the future.

  01:02:32 Ash Elverfeld: From Emily Lieb to All Panelists 10:05 AM
That's really helpful framing, Steve ‐‐ understanding the different components and 
roles related to asset monitoring and stewardship, and what that looks like as a 
system into the future.

  01:06:31 Nicole Stingh: The projection of being 120% successful in 
production targets could be made into a graphic and put on the first page

  01:07:15 Emily Lieb: Great suggestion, Nicole. We can explore that.
 01:21:04 Melissa Arnold: Big fan of a metaphor!

  01:23:09 Emily Lieb: We have some talking points around costs.
  01:24:02 Nicole Stingh: I would also add ‐ DOES it cost more than market 

rate? OHCS data shows new construction developments are typically in line with 
market costs.

  01:24:49 Melissa Arnold: Thank you for sharing that, Nicole, yet another 
reason why a regional housing landscape analysis will support the public in getting
the right information!

  01:27:02 Emily Lieb: Nicole, to your suggestion about the tenant story. 
We are also working on a complementary communications package which we call the 
"Story report" that focuses more on highlighting stories of people/organizations 
and case studies of projects.

  01:27:18 Nicole Stingh: Thanks, Emily, I love that!
  01:27:32 Emily Lieb: That report will likely come out later in the 

summer and will include some of the data highlights from the technical report in 
your packet, but more focused on stories.

  01:31:31 Nicole Stingh: Would love to see it in the letter as well!
  01:32:47 Nicole Stingh: I'll own, I haven't made it through the full report

yet!
  01:40:43 Nicole Stingh: brb
  01:41:24 Emily Lieb:

https://www.oregonmetro.gov/public‐projects/affordable‐housing‐bond‐program
  01:42:00 Emily Lieb: Scroll to the bottom of that link
  01:42:51 Melissa Arnold: I'll grab the link for last year's story report and

make sure the committee gets that either today or as follow up
 01:44:09 Emily Lieb:

https://storymaps.arcgis.com/stories/b08dbe20c2454ff1b2f6b7bb490b4b12?mc_cid=a7db4c
5767&mc_eid=6f70d6b87f

  01:44:20 Emily Lieb: Sorry there is a better URL somewhere.
  01:44:37 Emily Lieb: This is last year's story report.
  01:46:01 Nicole Stingh: back, sorry about that!
  01:53:20 Nicole Stingh: Thank you staff!!!
  01:54:33 Alison Wicks: and a thank you to our consultants Kris Smock and 

John Warner who do so much behind the scenes!
 01:54:59 Melissa Arnold: YES, agreed with Alison about that!! Grateful for 
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their fantastic work.
 02:01:13 Nicole Stingh: back

  02:01:18 Emily Lieb: I'm back
  02:01:50 Jimmy Oporta:

https://www.oregonmetro.gov/public‐projects/affordable‐homes‐greater‐portland/progr
ess

  🤩02:07:12 Melissa Arnold:
  02:07:25 Kira Cador: Jimmy, does Expenses mean disbursements of the bond

for development and administrative costs?
  02:08:29 Mary Nolan: Thanks for a rich and thorough discussion.  I have 

to leave to get to my next meeting.  Cheers to all!
  02:09:31 Jimmy Oporta: thanks Rachael!
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