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l. Introduction

Housing is critical to the success and livability of the City of Gresham. And like every city in
Oregon, the challenges related to housing are significant. Costs for housing have risen faster
than incomes have grown over the last few years. In addition, since the Great Recession the
construction of new housing units has not kept pace with demand. These challenges have
impacted many residents in Gresham, particularly households with lower incomes. The Metro
Regional Affordable Housing Bond Program is a significant funding source for the three-county
Portland metropolitan region. The investment of funds from the regional affordable housing
bond can complement efforts to create a full range of quality housing for current and future
residents.

The City of Gresham has over 111,000 residents living in over 43,000 housing units citywide.
Gresham has become more diverse; our population is approximately six percent African
American, double the region’s rate, and seventeen percent Hispanic, 1.5 times the region’s
rate. Families comprise a significant share of households, with nearly a quarter of the City’s
residents under 18. Seniors comprise thirteen percent of the population. The City is committed
to supporting a variety of housing types to meet the needs of all residents at all stages in life.

This Local Implementation Strategy (LIS) is the City of Gresham’s approach to invest regional
bond funds for the development and construction of regulated affordable housing within the
City. This Local Implementation Strategy (LIS) will guide the City’s efforts as it identifies key
investments as part of the Metro Affordable Housing Bond. This document provides the
planning context and considerations related to project selection, implementation, and ongoing
operations to ensure that investments provide the greatest public benefits to Gresham
residents and the region as a whole.

Summary
Gresham Housing Production Targets
Total regulated affordable housing units 187
Number of units at 30% of Area Median Income (AMI) 77
Number of family sized units with 2 or more bedrooms 93

e This LIS provides the strategy to meet the Housing Production Targets required in the table
above.

e Gresham’s role in the development of regulated housing has traditionally been in the
administration of Housing and Urban Development (HUD) grant funding.

e The City anticipates a solicitation process to identify experienced third-party developers to
finance and construct units.

* Gresham has been working with an existing developer base that has developed over 2,200
units of regulated affordable housing; Gresham is also exploring relationships with
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developers that have not worked in the City. Proven experience to deliver the unit targets
and further equity goals will be a necessary component of developer selection.

e Gresham has been actively reviewing potential projects within the City development
pipeline that could be candidates for Bond funds. There is opportunity to fund development
that has already progressed in project development.

¢ While the Metro Bond resources are substantial, these funds will need to be combined with
other public and private funding sources. Gresham has limited capacity to directly fund
capital and operating costs, but does have incentive programs to support housing
development.

e There are opportunities and constraints to provide additional capital funding. Gresham has
incentive programs, but limited capital funding for housing development. While programs
such as Local Innovation and Fast Track (LIFT) and Low Income Housing Tax Credits (LIHTC)
are contemplated as a source of funding, access to Section 8 Project-based vouchers within
Multnomah County are limited. No Section 8 Project-based vouchers have been identified
to date for implementation in Gresham.

e Development of ownership housing is a component of this LIS. There is significant interest
to allocate a portion of available bond funding towards ownership housing.

City of Gresham housing resources

Gresham is the fourth most populous city in Oregon, and the second most populous in the
Portland metropolitan region. Housing costs have been historically lower in Gresham relative to
Portland and the region; however, costs are rising with demand, and vacancies are low. The
need for housing in good condition that fit the incomes of local households is significant. To
address the community’s complex housing needs, Gresham has established a variety of near
and long-term tools, resources and administrative structures suited to its current capacity.

The City utilizes Housing and Urban Development (HUD) grant funding as a primary means of
funding regulated affordable housing and community development resources. Gresham is a
Federal Entitlement jurisdiction and receives Community Development Block Grant (CDBG) and
HOME Investment Partnership Program (HOME) funds. As a member of the Consortium,
Gresham operates under the 2016-2020 Consolidated Plan. Gresham participates with the
Consolidated Plan Jurisdictions (Portland, Gresham and Multnomah County) in regional
planning concerning housings, public services, homelessness, special needs, economic
development and transportation. Through an annual competitive project selection process
Gresham evaluates potential recipient projects for HOME and CDBG investments. Eligible
activities including the acquisition of real property, rehabilitation of residential properties,
provision of public facilities and improvements, homeownership assistance, tenant-based
assistance, new construction of housing, demolition, relocation and assistance to for-profit
businesses for economic development activities. For HOME program rental housing, at least
90% of the benefitting families must have incomes at or below 60% of the area median income.
The remaining 10% of the families benefited must have incomes at or below 80% of the area
median income. Assistance to homebuyers and homeowners must be to families with incomes
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at or below 80% of the area median income. Gresham is directly responsible for administering
the CBDG and HOME funding selection process. Gresham contracts with Portland Housing
Bureau for the administration of some responsibilities such as construction monitoring.

Gresham’s Vertical Housing Development Zone was created to encourage mixed-use
development in the Downtown and Civic neighborhoods. Eligible projects include commercial
space on the ground floor with housing above. Projects meeting the criteria receive a partial
property tax exemption for 10 years, based on the number of equalized floors of residential
development. The abatement is 20-80%. As housing development efforts evolve, there may be
an opportunity to evaluate the boundary of the Vertical Housing Development Zone, so future
projects may leverage housing development programs.

System Development Charges (SDCs) are one-time fees paid by all new development in
Gresham for wastewater, water, stormwater, transportation and parks — collected by the City
when a development permit is issued. Gresham's incentive allows for deferral of SDC payments
until occupancy, or financing SDCs over a period of up to 10 years. To qualify for deferral or
financing of SDCs, the City must obtain a superior lien on the property. As such, this program
may not accommodate all new or expanding developments.

Gresham has developed a land use process for Innovative Housing Demonstration Projects,
which create housing choices that are not generally allowed in the City. Cottage cluster housing
has recently been approved using this process. The initiative responds to changing household
size and composition and an interest in more efficiently using urban residential land. Projects
must promote a sense of community and be compatible with adjacent developments.

A limited quantity of properties owned by the City of Gresham and the Gresham-Rockwood
Urban Renewal Agency may be considered housing development assets. These properties are
primarily in downtown Gresham. An initial assessment of land has been completed and
Gresham will continue to evaluate whether there is a strong candidate for housing
development.

There are several non-profit and private development partners with experience developing
housing in Gresham. Moving forward these partnerships can be a significant resource for units
developed in the bond program. Partnerships have been cultivated through the HOME and
CBDG project selection processes, land use application review, and collaborative efforts to
develop Gresham’s Civic neighborhood. For example, Station 162 Apartments is a successful
completed project developed by QUAD, Inc., which contains below market rents for households
with incomes below 60% of area median income. Twenty-five one-bedroom units are specially
designed for residents who use wheelchairs and 19 units are targeted for elderly residents.
Habitat for Humanity has built and sold over 100 homes in Gresham. HOME funds helped
support the acquisition of the 1.6-acre Glisan Gardens site, which includes housing appropriate
for multigenerational households. Today over 70 children live at Glisan Gardens. Human
Solutions manages nearly 200 units of regulated housing in the City. Cascadia Behavioral Health
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operates over 80 units. There are over 1,000 regulated housing units on Low Income Housing
Tax Credit (LIHTC) properties in Gresham.

Framework Targets from the Metro Bond Program

The adopted Metro Affordable Housing Bond Program Work Plan identifies bond targets for
partner jurisdictions. Overall, the Regional Bond Program is anticipated to develop 3,900
housing units, of which 1,600 will be for units below 30% of Area Median Income (AMI), and
1,950 will be for units with two-bedrooms or more. The Metro Work Plan identifies a target of
187 units for Gresham, of which 77 will be for units below 30% AMI, and 93 will be for two
bedrooms or more.

The Initial Housing Bond Framework calls for distribution of targets and funding to counties on
the basis of assessed value, but provides flexibility for how partners within each county further
distribute targets and funding. If an alternative distribution is not agreed to by partners for
distribution of funding within a county, assessed value will be used as the basis of distribution
to all partners. Metro’s Regional Site Acquisition Program aims to distribute investments
proportionately across the region to support local progress toward the Unit Production Targets.
In the event that regional investments are not proportionately distributed, the Unit Production
Targets may be adjusted pursuant to a Work Plan amendment. For acquired properties, the
targets and cap on homes for households making 61-80% of AMI will be applied upon turnover.

Advancing Racial Equity

The City of Gresham is committed to furthering racial equity in City policies, practices, and
projects. The Metro Housing Bond implementation is an important opportunity to make
investments that can address historic imbalances in housing patterns, access, and opportunity.
This work is demonstrated in the City Core Values: Equity. This is also codified in the City work
regarding housing to date, specifically federal investments in the Community Development
Block Grant (CBDG) and HOME programs. In this work, the City is committed to Affirmatively
Further Fair Housing, and uphold fair housing and non-discriminatory practices in operating City
programs. This means that City work related to housing is actively addressing significant
disparities in access to community assets, and overcoming the unequal and separate living
patterns which have resulted from historic policies in housing.

This LIS ensures that racial equity considerations guide and are integrated throughout all
aspects of Program implementation, including community engagement, project location
prioritization, tenant screening and marketing, resident services, and inclusive workforce
strategies.
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INVENTIVE

We seize opportunities.

COLLABORATIVE y @

We work together.

./ LW
EQUITABLE

We remove barriers.

NIMBLE

We roll with it.

Core Values of the City of Gresham
Affirmatively Furthering Fair Housing

The City of Gresham is committed to taking active steps beyond simply combating
discrimination to foster more inclusive communities and access to community assets for all.
This includes providing fair housing choice, where individuals and families have the information,
options, and protection to live where they choose without unlawful discrimination and other
barriers.

It is apparent that there are disparities in housing access and income. For example, there are
significant differences in the rate of home ownership. In Gresham, the home ownership rate for
white households is 65%?; in other words, sixty-five percent of white households own a home.
This is 27% higher than the home ownership rate for Hispanic households (47%). The
ownership gap is even higher for African American households; there is a 39% gap between the
ownership rate of white and African American households (25%). The home ownership rates in
Gresham are larger than the gap within the metropolitan region overall (29% for African
Americans; 20% for Hispanic households). Investments in home ownership opportunities for
communities of color is one of the themes that has emerged in both demographic information
and community engagement. There are also similar differences in income. The median income
of white households in Gresham ($54,3182) is more than $9,000 higher than Hispanic
households ($45,043), and more than $30,000 higher than African American households
(523,716).

L All ownership data from ACS 2017 1-year, Tables B25003, B25003A, B25003B, B25003|
2 All income data from ACS 2017 1-year, Tables B19013, B19013A, B19013B, B19013
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Equity Themes

Several themes have emerged that this LIS responds to as part of the ongoing engagement
related to housing policy in the City, and the Metro Housing Bond implementation specifically.
These include:

Residents should have choices for where to live, including the opportunity to remain in the
community one lives in now.

The City should support the development of assets and opportunities in historically
underserved areas.

City investments related to the bond program should create opportunities to participate in
the wealth created, specifically for historically marginalized communities. This includes jobs
and other workforce opportunities in the program, as well as family asset and equity
building, and meaningful ways to foster generational wealth.

The City will administer the program to ensure meaningful participation in decisions being
made, specifically for those who will be affected by the decisions.

Equity Actions

Based on demographics, needs shared, and the community themes, the following actions have
been identified in this LIS. Among the actions included in the development plan and other
sections of this LIS are:

Home Ownership: Home ownership has not historically been an attainable option for
African American, Hispanic, or other historically marginalized communities. Homeownership
resources to these communities as part of Gresham’s LIS is a means of addressing these
historic inequities. Home ownership is also an effective way to stabilize families, allowing
them a chance to live in a neighborhood more permanently, as well as build generational
wealth.

Business and Workforce Equity Goals: This LIS identifies a requirement for all organizations
funded through the program to submit a solicitation plan for subcontracting, with supports
for access, opportunity, and education. This LIS also establishes a MWESB target of 20%,
and recognizes the Gresham City policy to Buy Local to support purchasing from local
businesses in East County.3

Culturally specific programming and supportive services: This LIS identifies that all
investment proposals by a third party must demonstrate culturally-specific programming
through partnerships with existing organizations with trust and experience in communities
being served, and to demonstrate a residential services and site management program.

3 City of Gresham Resolution No.3015, effective 5/18/2010.
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e Reduce barriers to find and apply for housing: This LIS identifies that all investment
proposals must include an engagement plan and identify strategies to eliminate barriers in
accessing housing for communities of color and historically marginalized communities. The
City will make resources such as the Fair Housing Council of Oregon’s Inclusive Communities
Toolkit available to all project proposals, and require that they demonstrate actions to build
long-term community support as identified in the toolkit.

Il. Strategy Development

The City of Gresham developed this local implementation strategy through a variety of
coordinated efforts that reflect community interest in stable, affordable housing. The
cornerstone of this effort has been the needs expressed by City residents through a variety of
engagement discussions. Staff incorporated the existing Housing Policy and identified existing
conditions and needs based on demographics, housing stock, supply, and the current portfolio
of affordable housing units. The strategy was refined over the course of several City Council
Policy Development discussions, including in March and July of 2019. Below is a summary of the
several components that contributed to the overall strategy.

Housing Policy Background

The City recognizes addressing housing issues is fundamental to community vitality, advancing
equity, and promoting greater economic benefits. Gresham’s existing housing policy, internal
resources and stakeholder feedback will guide future bond investments. The Housing Policy is a
local framework for decision-making and is crafted to foster specific housing characteristics and
guantities adequate for Gresham’s current and future residents. To this aim Gresham
emphasizes:

e Promoting home-ownership;

e Prioritizing the rehabilitation of the existing aging housing stock;

e Avoiding concentrations of any one housing type;

* Promoting mixed use development in its core areas;

e Fostering creative housing types, such as cottage developments, cohousing and

accessory dwellings; and
e Developing partnerships with the private sector.

Gresham’s proactive strategies for advancing housing opportunities fall under the overarching
categories of research, partnerships, infrastructure development and program expansion.

Infrastructure & Program Development priorities include investing in capital improvements that
enhance residential and mixed-use developments, increasing the number and diversity of
programs that promote the rehabilitation of existing housing stock, and fine-tuning the
CDBG/HOME application process.
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Expanding and developing partnerships with private and non-profit housing providers shall
promote collaboration on the siting of market rate and affordable housing. These efforts shall
support the development of:

e Multi-family housing units that offer more bedrooms,

e Smaller sized multi-family and single-family housing units,

e Units that allow residents to age in place,

e The proper proportion of workforce and higher end housing,

e Supportive and deeply affordable housing options.

The City of Gresham facilitates a competitive process annually for the distribution of CDBG and
HOME funds. As a Federal Entitlement jurisdiction and a member of the Consortium the City
participates in regional planning and recognizes the three broad needs identified in the
Consolidated Plan. Each need contains a corresponding goal for the City:
e Need: Affordable Housing Choice; Goal: Increase and preserve affordable housing
choice.
e Need: Basic services and homeless prevention/intervention; Goal: Reduce
homelessness and increase stability.
e Need: Community and Economic Development; Goal: Infrastructure, facilities and
economic development.

Gresham continually evaluates new approaches to accelerate housing development. These
strategies include but are not limited to the feasibility of City land banking, revitalization
programs for urban centers, marketing city-owned properties, and refining permitted land uses
and densities. As Gresham’s efforts advance, opportunity mapping may also help assess specific
locations for housing of varying types and densities in relation to services and amenities.

Housing Needs

This section provides an overview of identified housing needs within the City based on the
Housing Needs Analysis and community meetings.

Gresham has over 43,000 housing units Citywide. Of those, approximately 47% are multifamily
units, which is higher than the regional rate (38%), and slightly higher than the rate in the City
of Portland (44%). Gresham’s rents have increased since the Great Recession, but at a lower
rate relative to other communities in the Metro region that have seen substantial new
development. As rents have increased in other communities, some households have relocated
to Gresham in search of lower housing costs, creating more competition for the city’s lower
cost housing supply. Sales of ownership housing have increased at a rate similar to the rest of
the metro region and remain more affordable relative to the region. Based on the 4" quarter of
2018 home sales, Gresham is one of the last places in the region to purchase a home for less
than $320,000. Despite the change in housing costs, overall household incomes in Gresham
have not kept pace. Approximately 62% of renter households and 29% of owner households
spend more than 30% of their household income on housing. Most residents of Gresham
commute outside the City to their jobs.
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Housing providers have developed approximately 2,200 regulated affordable housing units
within Gresham. This is a little over 11% of the City’s total rental housing, and about 6% of all
housing. Gresham’s housing stock also contains market-based units that are affordable to lower
income households. These units are frequently older, have fewer amenities, and/or less
expansive furnishings, and therefore command lower rental prices. One measure to assess
housing units is by the Co-Star rating system. In Gresham, approximately 87% of units are
identified as one, two, or three-star based on the Co-Star system, which is higher than the 74%
of such units regionwide. Another measure is by units available under the area median income.
Based on the Comprehensive Housing Affordability Strategy (CHAS) data, approximately 90.3%
of units are available below 80% of Area Median Income (AMI); regionwide only Forest Grove
and Cornelius have a higher share of units available below 80% AMI. Approximately 55% of
multifamily units in Gresham were constructed prior to 1990, which creates opportunity for the
construction of new high quality housing units.

Family housing typically contains more than one-bedroom, and is an identified need within the

region. Gresham’s multifamily housing stock is different from the regional supply in this regard.
According to Co-star data, over 60% of multifamily units in Gresham are two-bedroom or larger.
At the same time, the need for homes with at least two-bedrooms continues to be a consistent

request expressed in community meetings.

The City’s Housing Needs Analysis estimates that 10,400 new dwellings will be needed in 2032.
It is anticipated that 62% of the new demand will be for home-ownership units. The anticipated
proportion of ownership units falls short at 54%, suggesting a re-balancing of the housing
tenure will need to occur to accommodate the projected demand. As a result, Gresham is
attentive to fostering home-ownership opportunities.

Housing needs are shaped by the characteristics of Gresham’s current and expected population
and the qualities of existing housing. Gresham has been experiencing a shift in the make-up of
its population relating to overall diversity, family size and the age of its residents. It also
experiences the effects of historical housing development trends. The housing needs and
market analysis in Gresham’s Housing Policy and the Consolidated Plan provide a more detailed
overview of current and projected conditions.

Recommendations from the City’s Housing Policy

On March 12, 2019, staff presented an overview of the Bond Work Program to Gresham City
Council. Staff received feedback and developed the following guiding principles to shape the
future City work program.

Guiding Principles for Affordable Housing Bond Investment
Opportunity
e Provide a range of housing types and sizes that reflect the needs of Gresham’s citizens
through all life stages and circumstances.
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e Support the development of housing that reflects the square footage and number of
bedrooms needed.
e Ensure that new housing developments are of high quality.

Location

* Avoid concentrations of any one housing type: strive to balance investments throughout
the City.

* Permit appropriate housing types in locations that most benefit the viability of the
overall City and its centers.

e Ensure new housing developments complement or enhance the character of existing
quality neighborhood development.

* Promote a mix of housing types where appropriate.

Housing Types
* Promote home ownership.
e Endorse incentives promoting the rehabilitation of deteriorated but still good quality
housing.
e Provide opportunity for mixed use developments.

Community Discussions and Feedback

Community feedback has been essential to the development of this LIS. A number of related
efforts have informed the approach. First, the City has utilized existing processes and feedback.
For example, the City conducts an annual community needs meeting every fall to discuss
priorities for investments, and feedback from these conversations have informed the priorities.
The City has also engaged the Coalition of Gresham Neighborhood Associations and other
bodies to help inform the priorities and community needs. The City has held sessions with
practitioners in affordable housing in east County. This has included a listening session with
Home Forward residential service coordinators and a summit of approximately twenty-five
organizations the provide residential services and housing. The Gresham Task Force on Housing
was a citizen stakeholder group that met from the Fall of 2018 through the Spring of 2019 to
review the City’s existing work and recommend strategies to further housing in the City.
Testimony was heard at every meeting regarding housing needs. This LIS incorporates actions
from the recommendation of the Housing Task Force.

Most importantly, the City has engaged community organizations that have trust relationships
within communities that will be impacted by the bond. For example, staff conducted
interviews with organizations that work with populations of seniors, residents with physical
disabilities and mental health support, including QUAD Inc. and Cascadia Behavioral Health.
Gresham staff also met with staff at the three school districts within Gresham (Centennial,
Gresham-Barlow, and Reynolds). Gresham has also worked with members in the African
American, Hispanic, and Slavic communities within the City. This current draft of the LIS
(September 2019) incorporates the feedback to date. There will be additional outreach to
communities prior to the final adoption of the LIS, identified for the fall of 2019.
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Who we are engaging — demographics in the City of Gresham

Gresham has become more racially diverse in the last twenty years, and is one of the most
diverse communities in the state. The Hispanic population in the City is currently 17%, which is
about 1.5 times the region as a whole (12%), and the African American population is 6.4%,
which is a higher rate than the City of Portland (5.3%), and almost double the rate in the region
overall (2.7%)*.

The City has increasingly become a place for families. About two-thirds of the households in
Gresham are families with children, and Gresham has a higher proportion of young residents
compared to the Portland metro area and cities of similar size. Over 28% of the City — which
means over 26,000 residents — are under the age of 20°. Gresham’s senior population
represents about 13.1% of the population, which is similar to the rate in the region (14.4%)°

The diversity in the City of Gresham is one of the strengths of the City, and an important asset
from which to build. City neighborhoods such as Rockwood are among the youngest and most
diverse in the Metro region’ and state of Oregon. Gresham has also been the first home in the
state for many refugee and immigrant households. The foreign-born population Citywide is
17.3%, which is about 1.4 times the regionwide rate (12.5%), and more than one and a half
times the rate in Oregon (9.9%). There are some census tracts in the City where the foreign-
born population exceeds 30%3.

Key themes from engagement

Themes and feedback from engagement to date include:

Affordability

e There are fewer safe and affordable choices for low income families, especially those
with children.

e Seniors, particularly those on fixed incomes, are finding less options for housing.

e Increased competition due to rising rents and cost; families are moving east to seek
more affordable housing.

e Less available for ‘working families’ in between market rate and deeply affordable
housing.

e There are fewer choices for ownership housing, especially for communities of color.

Services
* There is a desire that any new investment includes the necessary services for residents,
and also increase services within the neighborhood overall.

4 Race and Ethnicity from ACS 2017 1-year, Table B03002

5 ACS 2017 1-year; Table BO9001

6 ACS 2017 1-year, Table S0101

7 Portland Business Journal, Portland metro’s 25 most diverse ZIP codes, January 2019.
8 Foreign-born from ACS 2017 1-year; Table BO5012
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On-site services are desired with any investment. This includes financial assistance
(subsidies as well as educational resources), culturally appropriate services and
activities, health care (including mental health and addiction services), and childcare
assistance.

A concern about the lack of childcare options, activities and programs for children has
been a consistent theme expressed in nearly every engagement opportunity. The cost of
childcare has become very expensive, with few affordable options. There is a need for
more activities for children.

There is also an expressed need for permanent supportive housing services that can
provide resources for families that have experienced homelessness. Access to
community health workers is strongly supported.

Consider including on-site management for any investment. There is a desire to ensure
that all investments are well managed, and that residents know who to talk with when
guestions about the property or their residence arise.

Location

Safety, security and a sense of well-being are essential. Residents want to feel safe and
part of the community where they live. Investments should nurture a sense of
welcoming to residents.

Invest near jobs and schools. When looking for housing, residents prefer to find
neighborhoods near where they work and children attend school. Proximity to schools,
and maintaining stability in schools, is identified as a key priority.

Transit access is important. Proximity to MAX or frequent bus is consistently rated as a
high priority when looking for a home. But transit is harder for families with children,
particularly with the distances and level of transit service in east county.

Access to a grocery store and daily needs has been the third priority listed. Residents
want to find affordable options to meet the daily needs of their household.

Residents also expressed a desire for improved sidewalks, lighting, and safety
improvements. There is an identified need for parks and programs for youth in the
community.

A lot of older buildings need maintenance. Residents want to see buildings in their
community maintained and updated.

Barriers

Residents experience discrimination and lack of their cultural understanding. This was
identified as the primary barrier for people of color. There is a need for culturally
responsive services, and training for staff.

Screening criteria has been raised as a significant barrier to residents applying for
housing. It is requested that bond investments consider lower barrier screening that
balances access to target populations, project operations, and community stability.
Tenants have a difficult time understanding rights; make it easy to find and lease units,
and understand rights as a tenant. Need for coaching and navigation support. Many
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agencies dedicate a significant amount of resources for residential service coordination,
coaching and navigation, but more resources are needed.

e Cost and navigation: Understanding the application process, and how complicated the
‘maze’ of programs can be (navigation), plus the costs of deposits and fees.

A more detailed list of community needs and considerations is identified in the engagement
report.

Local Implementation Strategy Approval

It is anticipated that further community engagement will lead to the final LIS, which is
scheduled to be reviewed by Gresham City Council, the Metro Housing Bond Oversight
Committee, and subsequently by Metro Council in the fall of 2019.

1. Implementation Timing

Implementation of Bond funded projects is anticipated to occur over a period of five to seven
years. This time will allow for the identification of sites, securing needed resources for capital
and operations, developing partnerships with developers and service providers, and completing
construction. During this period, community needs and opportunities may change. New census
data will become available, new community planning efforts will be initiated or completed, and
new resources or opportunities may become available while other resources or opportunities
may not materialize as anticipated. In addition, certain framework goals may be easily fulfilled
while others may prove more challenging. Because of the dynamic nature of this work,
Gresham proposes to periodically review this Local Implementation Strategy.

Gresham staff proposes a portfolio-based approach to manage the number of units and unit
targets to be delivered by the bond. The City anticipates issuing a solicitation for projects
shortly after this LIS and the Metro-City of Gresham Intergovernmental Agreement is approved.

Gresham proposes to monitor and adjust this LIS based on the commitment and/or expenditure
of bond resources to specific projects. Gresham will use a tracking worksheet to monitor bond
investments made into individual projects, the project’s yield of unit production targets, and
the overall portfolio of unit production relative to bond investments. This will provide an
ongoing, up-to-date evaluation to guide selection of subsequent projects and keep resource
investments on track with unit production. Another area of monitoring and review will be racial
equity outcomes — namely, the performance of each project and the overall project portfolio in
achieving the racial equity components contained in this LIS. If these ongoing reviews indicate
that a modification to the LIS is advisable, the amendment process will include community
outreach and engagement, review and amendment by the Gresham City Council and submittal
to Metro for review and approval.
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AR Organizational Plan for Implementation

Gresham will use a combination of staff and consultants to administer this LIS. City staff will be
responsible for community engagement and outreach, project selection process, project
documentation and funding processes, as well as overall program monitoring and reporting.
Gresham may utilize consultants with expertise in financial packaging of affordable housing to
review proposed projects during the selection and commitment phases. Similarly, Gresham may
engage consultants or partner with other project funders to leverage their expertise in
construction management to help oversee project development. Some aspects of
implementation will require the development of systems new to Gresham, or that are not
efficient for the handful of projects that are expected to be funded with the Housing Bond. In
these cases, City staff may work with consultants and/or other agencies for various components
of project implementation.

Metro has also committed $563,305 for bond implementation to augment Gresham'’s staffing
plan for bond implementation. Initially, Gresham anticipates these funds will help support a
City position for project implementation. This would include community engagement, racial
equity strategies, contracting, and monitoring regulatory compliance agreements. Any
administrative funding from bond proceeds must be consistent with the requirements of
Oregon law and the Bond Measure and Metro will, in consultation with bond and tax counsel,
request certification from jurisdictions that proceeds are being applied to qualified capital
costs.

V. Project Selection Process

Gresham will work in partnership with developers/owners that are skilled and interested in
providing affordable housing and services in the community. The City of Gresham itself does
not intend to be a developer or owner of housing funded under the Bond, but may choose to
acquire land on a strategic basis. The primary role of the City in implementation will be to
provide financing to private and nonprofit development partners for delivery of the housing
production targets identified in this LIS. Gresham currently anticipates that the Bond funds will
provide support for approximately four regulated affordable housing investments. The final
number of projects may vary.

Gresham’s Community Development and Housing Subcommittee (CDHS) advises City Council on
community development and housing goals, objectives, policies, programs, projects, and
budgets to assist low to moderate-income residents. Their primary function is to recommend
projects and budgets for the use of Gresham’s allocation of U.S. Department of Housing and
Urban Development (HUD) Community Development Block Grant (CDBG) and HOME
Investment Partnership (HOME) funds each year. These projects include the construction and
renovation of affordable housing, down payment assistance grants to first-time homebuyers,
and tenant-based rental assistance. This subcommittee is comprised of seven to eleven Council
appointed Gresham residents and includes individuals with diverse backgrounds in the banking,
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healthcare, automotive, and construction industries as well as several local small business
owners. In addition to their role on the CDHS many members further contribute to the
Gresham community through work with other local organizations. The group includes
individuals who participate in volunteer work with local nonprofits, a member of Gresham’s
Housing Task Force, and a member of TriMet’s Board of Directors. The subcommittee promotes
greater public understanding of community development and housing matters for low- and
moderate-income residents.

The Community Development and Housing subcommittee will provide feedback to staff on the
selection of regulated affordable housing site investments. For all proposed applicants, staff will
conduct a completeness check and forward to CDHS for evaluation. CDHS will review proposals
and submit recommendations of finalists to City Council for consideration and approval.

Sites identified by the City

The City of Gresham is exploring sites the City already owns, controls, or has already advanced
towards development of new housing units. The City may also choose to purchase property on
a strategic basis. With City Council approval, the City of Gresham will consider direct investment
for the following types of projects if they are viable for regulated affordable housing
development, help fulfill production targets and implement Local Implementation Strategy
goals:

e Strategic real estate acquisition: The City may choose to purchase property that will
contribute to the completion of the City unit target goals. The purchase of land is an
allowable use under the bond, and will be subject to current opportunities that may
exist in the real estate market. The real estate market in Gresham is fluid, and the City
may need to respond to market opportunities as they arise. Property acquisition may
include land without housing, or may include housing units to be acquired,
rehabilitated, and include a new regulatory agreement for affordability. Given this LIS’s
policy priorities for ownership housing and deeply affordable units (below 30% AMI),
real estate acquisition will focus on these two priorities for real estate acquisition.

e City supported project: The City may choose to invest in a project for new construction
if: a) the developer currently has site control or land is in public ownership; b) has
already been selected as part of a public competitive process; c) the development
already contemplates public funding that can further leverage bond funds; and d) the
development has demonstrated significant project development such as completing
land use review and/or design review and approvals.

Sites identified by Metro

Metro Regional Site Acquisition will be spending $62,016,000 regionwide to acquire and
develop affordable housing. Metro intends to invest these regional funds proportionately in
implementing jurisdictions based on the share of regional assessed value. Initial estimates
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identify a proportional share for Gresham of just under $3 million ($2,972,999). Projects
developed on Metro-acquired properties will contribute to the City’s unit production targets.
While it is undetermined whether any such sites will be in Gresham, the City will work with
Metro to identify potential strategic sites that will contribute to the completion of Gresham’s
identified unit targets, and the City is committed to working closely with Metro should such
sites be identified and agreed upon by both parties for acquisition and investment. If such sites
are identified and meet LIS criteria, Metro and Gresham will plan to jointly select a
developer/owner and/or project through a competitive process.

Solicitations

The project selection process will include public and open solicitations via Notice of Funds
Availability (NOFA), Requests for Qualification (RFQ), Requests for Proposals (RFP) and/or
another competitive public process. Staff and the CDHS will review proposals and make
recommendations to the City Council. The recommended project(s) and feedback will be
presented as a recommendation to City Council for their selection decision.

Every solicitation document will include a set of expectations for all developers/owners to
ensure selected projects achieve both the framework goals and racial equity outcomes. These
requirements include a 60-year regulatory agreement for new construction and 30-year
regulatory agreement for acquisition and rehabilitation projects, inclusion of minority and
women owned contractor participation in the development process, strategies to support
marketing and identifying residents for the units. Specific requirements are fully described in
the Project Selection Criteria and Project Implementation sections below.

The City of Gresham anticipates two solicitations: an initial one for construction or
rehabilitation to create new regulated affordable housing rental units, and a second one
specifically for ownership housing of new regulated affordable units. The initial solicitation will
establish a clear path for achieving City unit production targets at 30% AMI. Developer/owners
are encouraged to work closely with the City to ensure that their proposals for all solicitations
are responsive to the needs identified in this LIS and comply with all requirements of this LIS
and the bond framework.

VI. Leveraging Other Affordable Housing Resources

The Metro Affordable Housing Bond is a significant funding source for affordable housing in the
region. It complements other State and Federal sources and provides an opportunity to
increase the number of units that can be developed. While the Metro Bond resources are
substantial, in order to accomplish the unit targets of the Bond, these funds will need to be
combined with other public and private funding sources. There are several principles that will
guide our efforts to leverage the Bond funds:

. Maximize the use of non-competitive resources. For example, the 4% Low Income
Housing Tax Credit (LIHTC) program is available on a non-competitive basis to provide equity for
affordable housing development. This program is especially useful for larger projects or
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scattered site projects that can be bundled to achieve the scale desired by equity investors.
Developing projects in Qualified Census Tracts (QCTs) or Difficult to Develop Areas (DDAs) can
maximize the usefulness of the 4% tax credits.

. Maximize use of private resources. Some projects will generate sufficient income to be
able to make debt service payments on loans from private banks. While ensuring that projects
have appropriate operating budgets and reserves, private debt should be secured for projects
whenever feasible. This will be more difficult to achieve for projects with a significant share of
units below 30% AMI. Owner mortgages are also an available resource for ownership housing.
J Home Investment Partnership Grant (HOME): Gresham administers funds from HUD on
an annual basis. Regional Bond projects have the potential to utilize HOME grants with bond
funds.

. Vertical Housing Tax Credit: Gresham’s current Vertical Housing Development Zone
encourages mixed-use development in Gresham’s regional center. Projects meeting the criteria
receive a partial property tax exemption for 10 years, based on the number of equalized floors
of residential development (the abatement is 20-80%).

. SDC financing: Gresham's incentive allows for deferral of SDC payments until final
occupancy, or financing SDCs at a competitive interest rate over a period of up to 10 years.
] Pre-development services: Gresham staff will be available to assist projects with the

land use, design review, and building permitting process in order to be as efficient as possible in

City approvals.

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

Gresham recognizes that despite the substantial amount of Bond, projects may have financing

gaps that are best filled with other traditional affordable housing program resources. Sources

such as State Document Recording Fee, OAHTC, and other sources may be needed to complete
financing packages for specific projects. Gresham recognizes that due to the existing
commitment to the Portland Housing Bond, use of Section 8 project-based vouchers for the

Regional Bond will be limited in Multnomah County. Gresham will work to explore additional

resources that could include HUD-VASH vouchers, Multifamily LIFT Rentals, the Federal Housing

Trust Fund, and other sources. Gresham will work with other funders in a transparent way to

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

housing projects.

° Gresham is participating in ongoing conversations to identify necessary capital and
operating resources. There is a need for continued conversations with Home Forward,
Multnomah County, and the Joint Office on Homelessness to explore additional resources to
support operating costs for units to meet the target for 30% AMI units.

J Support the pipeline of other affordable housing projects: While much of Gresham’s

efforts during the implementation of the Affordable Housing Bond will be focused on moving

the pipeline of Bond funded projects forward, the ongoing availability of other Federal and

State affordable housing resources mean that there is a likelihood of other projects moving

forward during the same timeframe. Gresham will monitor the pipeline of projects being
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proposed in Gresham and will collaborate with developers to identify the most appropriate
funding packages and other support that can be provided to those projects.

VIl. Project Selection Criteria

Gresham will consider a number of factors in the selection of Housing Bond projects. These
include but may not be limited to Gresham’s Affordable Housing Goals; Metro Targets; Racial
Equity; Capacity and Readiness to Proceed; and Operations and Management. The following
section will describe each of these criteria.

Metro Framework Unit Production Targets

Every project must contribute to the City’s goals under the Metro Framework. As stated earlier,
Gresham has the following targets:

Gresham Housing Production Targets
Total regulated affordable housing units 187
Number of units at 30% of Area Median Income (AMI) 77
Number of family sized units with 2 or more bedrooms 93

Gresham does not expect that each project will reflect the ratios expressed by these targets,
but instead will ensure that the overall portfolio of funded projects will achieve or exceed this
mix.

In some cases, projects will be targeted to low wage earners, while others may be targeted to
people with disabilities or other special needs, or people who have experienced homelessness.
Projects that include 30% AMI units will require consistent, ongoing funding to maintain rents
at this level of affordability, and the corresponding supportive services needed. Properties that
are selected will need to demonstrate sources for consistent, ongoing funding.

Gresham will consider the inclusion of 61%-80% AMI units when they can allow for a site to be
developed with a mix of income ranges, help the City to meet unit production targets, or be
developed in areas with a smaller share of units available at this income range.

Gresham’s Affordable Housing Goals

Gresham will align the housing developed from the bond to support local goals and policies.
This will include the existing adopted housing policy, goals identified in the Consolidated Plan,
recommendations from the Gresham Task Force on Housing, and from community engagement
while developing this LIS. Consistent with the feedback developed from this work, Gresham
criteria will include:

e Ownership housing as a component of the bond. For investments that are not explicitly
investing in ownership housing, the City will seek ways an investment can demonstrate
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programs that promote home ownership, or opportunities to increase asset building.
This could include, for example, incorporating Individual Development Accounts (IDA)
for residents or other strategies.

e A priority to rehabilitate deteriorating but still good quality housing. This can prevent
rent increases in some areas of the City while increasing the quality and habitability of
housing.

e A priority for a mix of uses. For new construction investments, the City will be looking
for efforts to create mixed-use developments that can provide commercial services
and/or resources that benefit residents, particularly the services identified from public
engagement.

e A priority for a mix of incomes. The City will prioritize investments and an overall
portfolio of units that avoid concentrations of a specific income level. This will help
create mixed-income and inclusive communities as well as geographic variation that
increases choices for residents. New housing will benefit the overall viability of the City
and its centers to enhance the quality of neighborhood development. For investments
identified in areas with existing stock of affordable housing, the project must
demonstrate opportunities to increase education, recreation, and/or employment in
order to increase services in the community. The City will also consider investments for
areas that have historically lacked a supply of affordable housing but are located near
transit, groceries, and other services identified from public outreach.

Racial Equity

Gresham’s approach to racial equity in project selection is shaped by community engagement
and will include factors such as:

e Location Strategy

0 Consistent with Gresham’s Affordable Housing Goals listed above, the overall portfolio
of sites should increase choice for residents on where to live. This includes:

0 Providing new affordable housing in high opportunity neighborhoods and sites. This
would include sites that have good access to educational, economic, recreational
opportunities in addition to access to transit. Development proposals should
demonstrate an analysis of these opportunities and community assets in relation to
the project area by utilizing resources including the Opportunity Atlas or other tools.

0 Increasing affordable housing in areas with existing underserved diverse populations,
including areas with increasing housing cost. For investments in these areas, the
project must demonstrate community development opportunities that will increase
overall services in the neighborhood. Gresham will support development proposals by
providing demographic and socioeconomic data.

e Fair Housing Strategies

0 Development proposals will abide by best practices to affirmatively further fair
housing, and will incorporate practices to reduce and eliminate barriers to housing for
historically marginalized communities.

Page 20 of 28


https://opportunityinsights.org/

Development proposals will be assessed by taking proactive steps beyond simply
combating discrimination to foster more inclusive communities and access to
community assets for all regardless of protected class status under fair housing laws,
including: address significant disparities in access to community assets, overcome
segregated living patterns and support and promote integrated communities, end
racially and ethnically concentrated areas of poverty, and foster and maintain
compliance with civil rights and fair housing laws.

e Business and Workforce Equity Goals

(0}

Development projects will work with Gresham to select multiple quality conscious and
financially sound subcontractors and suppliers, consistent with the City’s Buy Local
Policy; and to support minority, women, and veteran owned businesses and emerging
small businesses from the Gresham community. The Gresham City Council defines
“local” as businesses that have a physical location in the City of Gresham or in East
County jurisdictions.

Gresham intends to provide professional, supplier, and construction contracting
opportunities to disadvantaged, minority, women, or emerging small businesses
certified pursuant to ORS 200.055 (“Certified Firms”), and to encourage the
participation of businesses owned by veterans, and businesses with a physical location
in the City of Gresham. Gresham identifies a target goal of 20% utilization for Certified
Firms in connection with this LIS.

Gresham anticipates a requirement that Developer shall prepare a competitive
subcontractor bidding process (“Solicitation Plan”) as part of the project materials.
The Developer shall include provisions in its contract with its General Contractor that
require the General Contractor to adhere to the Solicitation Plan for encouraging
Certified Firms to bid on the Project.

e Culturally Specific Programming and Supportive Services

(0}

Gresham recognizes that culturally specific programs can achieve strong outcomes for
diverse groups in the community. As such, it will be supporting project teams that
provide culturally specific resources and services.

Public outreach, notices regarding the project and leasing opportunities will be
communicated to emerging community and immigrant media publications and City
neighborhood organizations.

Programming and non-housing related uses on a development site should draw from
City efforts involving diversity, equity, and inclusion.

Gresham may require that project sponsors use low barrier screening criteria that
balances access to target populations, project operations, and community stability.
Project sponsors will be required to review appeals to denials of standard screening
criteria that take into consideration efforts of applicants that demonstrate stability
and potential for residential success. Project sponsors are also required to review
appeals if the disqualifying aspects of a denial are related to a disability and make
reasonable accommodations as appropriate.

Connection to Services
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Gresham expects that Resident Service Coordination will be provided at all projects,
appropriate to the level of need of the target population. Resident Services will focus on
residential stability in order to be successful in their tenancy or mortgage payments, helping
residents access mainstream services for which they may be eligible, and community building
activities.

Projects serving high needs populations will require robust supportive services to ensure
resident stability and positive outcomes. Gresham may require full-time on-site management of
projects developed with Regional Bond funds. Gresham will work with existing service providers
in the City to leverage resources that may be available. Gresham will evaluate a projects’ target
population and service plan to ensure that it is appropriate and durable.

Project Cost/Leveraging Funds

The City plans to use Bond funds to support a portfolio of projects that provide the best return
on investment in the form of long-term, sustainable affordable housing. These projects will be
characterized by quality design and durable construction. When possible, they will use cost
effective sustainable building measures to create efficient use of energy and water and select
materials to create healthy living environments. They will be well-aligned with the needs of the
target households in terms of space, amenities and service requirements, and will be valuable
assets in the communities in which they are located. The City’s Urban Planning and Design
department will be available as a technical resource and provide information regarding best
practices in design within Gresham.

The blend of funding sources will have an impact on both hard and soft costs. Hard costs will be
impacted by development standards of investors, lenders and other public funders. Soft costs
will vary with requirements for specific legal, accounting, reserve requirements, and fees.
Leverage will also be impacted by the service needs of the residents.

The City will evaluate all proposed projects to ensure that the costs are reasonable and
appropriate to the specific project, focusing on the amount of Bond funds requested relative to
the housing product(s) delivered. This evaluation may consider:

e Scale appropriate to the target population and income levels.

e Scale appropriate to the size of the units, including number of bedrooms.
e Scale appropriate to the neighborhood in which the project is located.

e Costs associated with mixed-use or mixed-income projects.

e Quality of construction materials.

e Costs associated with service needs of the target population.

e Resident amenities and other services provided.

e Project-related public infrastructure costs.

e Reasonable fees and reserves.
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The City recognizes that in order to accomplish the overall unit production target, it will need to
have an average Housing Bond expenditure per unit of approximately $143,000. Gresham
expects that some projects may receive significantly less Bond funds than this amount, while
others may receive significantly more, depending in part on the factors listed above. Gresham
will monitor the overall pipeline of projects to ensure that the target number of units will be
achieved.

Capacity/Readiness to Proceed

Gresham recognizes that regulated affordable housing is a specialty business that differs in
many ways from market rate housing or other real estate development. Gresham will seek to
partner with non-profit, for-profit, or governmental organizations that have demonstrated skills
as affordable housing developer/owners. Expertise with the framework target unit types and
with the specific population proposed by a project, will also be considered.

Timely implementation of the Housing Bond is critically important. Gresham will prioritize
projects that have a clear path to timely completion. This may include a priority for projects
that have appropriate zoning, have secured much or all of the other financing sources, have
secured needed service partnerships, and have secured necessary land use approvals. While
Gresham may not make funding commitment until projects meet “ready to proceed” criteria,
Gresham suggests that interested developers begin conversations with Gresham at the earliest
stages of pre-development to ensure that project programming aligns with the Implementation
Strategy.

VIIl. Project Implementation

Review & Approval of Projects

Bond funded projects are anticipated to go through a multi-stage review and approval process
as follows:

e Concept Endorsement

O Gresham concept endorsement. To be forwarded to Metro for concept endorsement
a project must, at a minimum, include a preliminary development plan, preliminary
estimate of total development costs, preliminary estimate of needed Housing Bond
funds, and an identified development team. The Community Development and
Housing subcommittee will provide feedback to staff on the selection of regulated
affordable housing site investments. CDHS will review proposals and submit
recommendations of finalists to City Council for consideration and approval. The
concept endorsement will be reviewed and approved for forwarding to Metro by the
Community Development Director or designee.

0 Metro concept endorsement. Gresham staff, in conjunction with Metro staff, will
present the project to Metro for endorsement by the Metro COO. Metro will review
the project for conformance to the adopted Local Implementation Strategy and the
Bond Framework.

e Approval and Funding Authorization
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O Gresham project approval & funding authorization. As the project moves towards
financial closing, Gresham will review final project details and present to City Council
for action appropriate to the project. Funding approval will be done by City Manager
or City Manager designee and subject to City contracting policy.

O Metro project approval & funding authorization. Gresham staff, in conjunction with
Metro staff, will present the project to Metro for final approval and funding
authorization.

Release of Funds. Once a project has received approval by the Gresham City Council and
Metro, funds will be released to the City of Gresham and disbursed to the project in
accordance with the provisions of the project documents and Metro Intergovernmental
Agreement.

Project Closing

Metro-Approved Regulatory Agreement. All projects will be required to execute a Metro-
approved Regulatory Agreement that acknowledges the use of Metro Housing Bond funds
and the restrictions associated with the use of such funds. The Regulatory Agreement shall
be recorded against the project at or prior to closing.
Period of Affordability. The Regulatory Agreement will generally specify a 60-year period of
affordability for new construction, and for acquisition projects that are more than 10 years
old, a period of no less than 30 years. The Regulatory Agreement will provide a first right of
refusal for qualified nonprofit organizations or government entities to acquire the project
upon expiration of the affordability period.
Accomplishment of Framework Targets. The Regulatory Agreement will also specify the
level of affordability and the unit bedroom sizes of the project.
Reporting Requirements & Monitoring During Operations. The Regulatory Agreement or
similar agreement will also provide requirements for periodically providing information
relating to the project’s financial performance, physical condition, occupancy, tenant
income verification, and voluntarily collected tenant demographics. The reports will be
made for the benefit of both Metro and Gresham. The agreement shall also stipulate
physical access to the property when requested by Metro, Gresham, or other project
financing partners.
e Jurisdiction Documents. The City of Gresham will require a variety of other documents
relating to the project. These may include:
= Disposition & Development Agreements. In the case of properties controlled by
the City of Gresham, the City will develop agreements relating to the transfer of
property or initiate a long-term ground lease to the developer/owner and
associated development commitments.
= Gresham will develop documents relating to the form of investment of Bond
Funds. These may vary depending on projected cash flow of different projects and
may take the form of cash flow dependent loans or grants. In general, Gresham
will support the allocation of modest amounts of program income to restricted
reserve accounts dedicated first to the provision of Resident Services. Projects that
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are expected to have more significant program income may have requirements for
cash flow dependent distributions to the City.

= Gresham will specify requirements relating to implementation of Racial Equity
Strategies. Strategies will be developed for each project, and requirements will be
documented in agreements with the City. This will include:

MWESB (Minority, Women, Emerging Small Business and Disabled
Veterans) Contracting. Project sponsors will be requested to achieve a
target of 20% of total development costs for contracts to certified
minority, women, and emerging small businesses pursuant to ORS
200.055. Specific NOFAs, RFQs, or RFPs may have additional goals and/or
requirements. Project sponsors will be required to provide
documentation of contracting efforts and results.
Workforce and Apprenticeship Participation. Gresham is interested in
encouraging participation in project workforce hours by minorities,
women and disabled veterans. Gresham will work with Metro, other
implementing jurisdictions, and with project sponsors to explore ways to
maximize participation in project workforce hours. Gresham will explore
opportunities to coordinate additional outreach efforts across the region
through partnerships with trusted community organizations and
community leaders. Gresham may require monitoring or reporting of job
training of apprentices, and seek opportunities to formalize mentorship
resources.
Affirmative Marketing, Tenant Selection & Lease-Up. Consistent with
the Bond Framework and with community feedback, Gresham will work
with developers/owners to ensure that Bond financed housing serves
communities of color, families with children and multiple generations,
people living with disabilities, seniors, veterans, households experiencing
or at risk of homelessness, and households at risk of displacement.
Gresham will require that project developers/owners make units
available to minorities and disadvantaged populations using best
practices. In general, this will require:
e Affirmative outreach and marketing to target populations.
Developers/owners, and their property management companies
(if applicable) will be expected to engage in proactive efforts to
make disadvantaged populations aware of the availability of units,
and the process and timeline for application. The City will work
with project sponsors to help identify specific target populations
for each project and will review the proposed outreach and
marketing strategy for each project. Consistent with the feedback
provided in the community engagement phase, affirmative
marketing may include working with community-based
organizations that serve communities of color, low-income and/or
special needs populations.
e The City of Gresham will require project sponsors use low barrier
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screening criteria that balances access to target populations,
project operations, and community stability. Typical requirements
may include less than standard market apartment income-to-rent
ratios, reduced credit history requirements, and criminal history
requirements that are most directly tied to tenant success. Project
sponsors will be required to review appeals to denials of standard
screening criteria that take into consideration efforts of applicants
that demonstrate stability and potential for tenant success.
Project sponsors are also required to review appeals if the
disqualifying aspects of a denial are related to a disability and
make reasonable accommodations as appropriate.

Project Monitoring

Projects will be subject to monitoring throughout the development process and period of
affordability. The monitoring process and expectations will be documented in agreements with
the City. In general, this will include:

e Monitoring During Development & Lease Up. Gresham will require monthly reports
during the project development and lease up period, and will conduct monthly site
inspections in coordination with other funding partners to ensure progress to on-
time and on-budget completion. Gresham will sign off of any change orders and on
monthly draw requests.

e During Operations. Gresham will require annual reports that include information
about project physical condition, fiscal condition, occupancy, tenant income
verification, and voluntarily collected tenant demographics. Gresham will conduct
periodic site inspections in coordination with other funding partners.

IX. Ongoing Public Engagement

Staff will use multiple methods of outreach to inform community members about the bond
implementation process and major project milestones to ensure community members stay
informed. Staff will provide information to assist the public in understanding the decisions
made throughout the planning process and implementation information will be made broadly
accessible through multiple means, channels, and sources. Opportunities for such feedback will
be provided via open houses, housing forums, and City Council meeting, as well as online.
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All project communication should include in-person opportunities, online opportunities,
and a focus on culturally relevant engagement to communities that reside in Gresham.

* Project events

* Focus groups

* Community events

* Neighborhood
meetings

* One-on-one meetings
and interviews

* Project web site

*  Email updates

* Online surveys

* Social Media on
Facebook, Instagram,
Twitter

* Electronic material
(reports, meeting
summaries)

Culturally
relevant

¢ Partner with community-
based organizations

¢ Community liaisons and
leadership

* Community events

* Translation

As identified in the themes for racial equity of this LIS, the City will administer the program to
ensure meaningful participation in decisions being made, specifically for those who will be
affected by the decisions. A number of attributes will be included in all future engagement,
such as culturally specific opportunities and updates with community based organizations that
will include opportunities to build long-term capacity for continued civic engagement. This
program is an opportunity to increase the capacity of both City staff and organizations within
the community that will extend beyond this program.

Build + strengthen trust
Create opportunities for inclusive + culturally relevant participation
Collaborate + inform decision-making

Build long-term capacity for civic engagement

Facilitate early + ongoing participation

Communicate the vision + related benefits

The City will maintain a project web site and an email list to share updates for the project. Staff
contact will be available, including arranging in-person meetings as requested. The City will also
promote, publish and share information in multiple formats and languages as needed. The City
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will also ensure that opportunities are available by being held at different times and different
locations, as well as coordinated with significant community events in which people currently
gather. The City will work to ensure that ongoing engagement is timely, transparent, and
include materials in a culturally appropriate way. The City will also develop evaluation measures
that allow for feedback and adjustments to the engagement strategy.

X. Reporting on the Implementation Strategy

Annual Report

Gresham staff will prepare a publicly available annual report to City Council on overall progress
of this LIS. The report will be made available to the public and interested stakeholders. The
report will include information on committed and completed projects (e.g. project status, Bond
funding amounts, total project cost, and units produced by unit size, type and income level
served). The report will also include information on overall progress toward achievement of the
framework goals and balance of funding available.

Reporting to Metro

Gresham will submit annual reports to Metro in accordance with the Intergovernmental
Agreement (IGA).
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Exhibit 1
CITY OF Community Engagement Report for development of the

G R ES H A /\/\ Local Investment Strategy

Implementation of the regional affordable housing bond program in the City of Gresham is an
important project that will support a wide range of housing and services for our residents.
Community engagement is critical to ensuring that the City investment maximizes public
benefits and advances racial equity. City staff has been meeting with organizations, service
providers, and those directly impacted by the housing market. Input received shapes this Local
Implementation Strategy (LIS). The City of Gresham will continue to coordinate with our
regional neighbors, such as Metro, Portland Housing Bureau, Home Forward, local jurisdictions
and bordering community organizations to make sure efforts are not being duplicated, as well
as identifying opportunities to collaborate when possible. Many of the engagement efforts
described in this report were done in collaboration with Home Forward.

Questions asked of the community
Throughout the engagement process to date, there have been a consistent set of questions for
discussion to help inform the LIS.

e What are the ways you currently find out about housing?

e What types of services and amenities would help you? (both on-site and in

neighborhood)
e What kinds of housing do you look for? (Number of bedrooms, rental, ownership?)
e What would help you to find housing, and what challenges or barriers do you have?

Many of the engagement meetings have been coordinated with focus groups and other efforts
that have included a wider discussion of housing concerns, issues, opportunities, and assets.

Summary of findings
Themes and feedback from engagement to date include:
Affordability
e There are fewer safe and affordable choices for low income families, especially those
with children.
e Seniors, particularly those on fixed incomes, are finding less options for housing.
e Increased competition due to rising rents and cost; families are moving east to seek
more affordable housing.
e Less available for ‘working families’ in between market rate and deeply affordable
housing.
e There are fewer choices for ownership housing, especially for communities of color.

Services
* There is a desire that any new investment includes the necessary services for residents,
and also increase services within the neighborhood overall.



On-site services are desired with any investment. This includes financial assistance
(subsidies as well as educational resources), culturally appropriate services and
activities, health care (including mental health and addiction services), and childcare
assistance.

A concern about the lack of childcare options, activities and programs for children has
been a consistent theme expressed in nearly every engagement opportunity. The cost of
childcare has become very expensive, with few affordable options. There is a need for
more activities for children.

There is also an expressed need for permanent supportive housing services that can
provide resources for families that have experienced homelessness. Access to
community health workers is strongly supported.

Consider including on-site management for any investment. There is a desire to ensure
that all investments are well managed, and that residents know who to talk with when
guestions about the property or their residence arise.

Location

Safety, security and a sense of well-being are essential. Residents want to feel safe and
part of the community where they live. Investments should nurture a sense of
welcoming to residents.

Invest near jobs and schools. When looking for housing, residents prefer to find
neighborhoods near where they work and children attend school. Proximity to schools,
and maintaining stability in schools, is identified as a key priority.

Transit access is important. Proximity to MAX or frequent bus is consistently rated as a
high priority when looking for a home. But transit is harder for families with children,
particularly with the distances and level of transit service in east county.

Access to a grocery store and daily needs has been the third priority listed. Residents
want to find affordable options to meet the daily needs of their household.

Residents also expressed a desire for improved sidewalks, lighting, and safety
improvements. There is an identified need for parks and programs for youth in the
community.

Residents want to see buildings in their community maintained and updated. A lot of
older buildings need maintenance.

Barriers

Residents experience discrimination and lack of their cultural understanding. This was
identified as the primary barrier for people of color. There is a need for culturally
responsive services, and training for staff.

Screening criteria has been raised as a significant barrier to residents applying for
housing. It is requested that bond investments consider lower barrier screening that
balances access to target populations, project operations, and community stability.
Tenants have a difficult time understanding their rights; make it easy to find and lease
units, and understand rights as a tenant. Need for coaching and navigation support.
Many agencies dedicate a significant amount of resources for residential service
coordination, coaching and navigation, but more resources are needed.



e Cost and navigation: Understanding the application process, and how complicated the
‘maze’ of programs can be (navigation), plus the costs of deposits and fees.

Impact of findings

A summary of some key elements of the LIS that have been shaped by the engagement findings
identified above are included in the table below.

Affordability

Shaped equity themes and actions, including creation of opportunities for
wealth creation as part of the program.

Informed a priority for ownership housing as a component of the bond
portfolio to stabilize communities.

Confirmed need to invest in family-size housing as a component of the bond.
Confirmed identified need to consider units that allow residents to age in
place.

Services

Shaped project selection criteria, including Gresham’s Affordable Housing
Goals to prioritize mixed use investments with services such as childcare,
residential service coordinators, financial assistance, and childcare.
Shaped the project selection criteria regarding connection to services.

Location

Shaped the equity themes identified in the LIS, including the need to
increase choices for residents and remain in existing communities.
Informed the location strategy for project selection criteria, which includes
increasing housing in areas with underserved diverse populations, as well as
providing housing in areas with access to transit and proximity to schools
and work.

Barriers

Shaped the equity themes and actions, including need to reduce barriers to
find and apply for housing.

Shaped the equity actions regarding culturally specific programming and
supportive services for residents.

Shaped the project selection criteria regarding connection to services.
Informed the requirements for developer plans and documentation
regarding affirmative marketing, tenant selection & lease-up.

Engagement approaches
e Incorporate existing outreach regarding housing, including Community Needs Hearings
and Consolidated Plan.
0 To good stewards of resources, the City of Gresham started by understanding

previous outreach that has recently been done. Over the last few years there has
also been significant outreach, including in the Rockwood and West Gresham
neighborhoods. This work focused on bringing diverse voices to the table from
underrepresented communities of color. Similar data has been collected through
community needs assessment hearings for our Housing and Urban Development
(HUD) consolidated plan. These along with other information start as a
foundation for outreach.

e Incorporate the data from Metro’s Community Partners Report.




0 This is valuable outreach, and the City will take into account groups that have

already been engaged in this process and where there are additional
conversations to be had around more specific topics as needed, should some of
these community partners pertain to East County.

Resident Services Meeting
0 This meeting spoke with individuals in the multifamily housing sector that work

closely with residents of existing properties in East County. Meeting with
Residential Service Coordinators, in collaboration with Home Forward, allowed
the City to hear from individuals that have trust relationships with residents.

East County Community Based Organization Meeting
0 This meeting was in collaboration with Home Forward and Portland Housing

Bureau. It involved service providers from a number of organizations that work
closely with residents in East County. These community partners, like the
Residential Service Coordinators, are ideal conduits for gathering information
from underrepresented, hard to reach populations within the Gresham
community.

Coalition of Gresham Neighborhood Associations
0 Staff presented the policy outcomes and approach of the Local Investment

Strategy to the Coalition of Gresham Neighborhood Associations on July 13,
2019. Key themes included: housing should be built for low-income and those at
risk of homelessness, working families, and seniors; housing should include
family units and ownership housing; and there are needs for childcare, parks and
recreation for children, and more grocery stores. There was also interest in
supportive housing and wrap around services. One note of caution was to be
intentional with mixed-use buildings; some have been developed where ground
floor retail has not been commercially strong. There was also significant interest
in being financially stable and ensuring that all investments are a good use of
public dollars and limit financial risk to the City.

Gresham Planning Commission
0 Staff provided an overview of the housing bond and local implementation

strategy on March 25, 2019. The Commission and staff discussed various points
of the project including the financial aspects of the project and how that will be
managed, public engagement and its connection to planning efforts such as the
innovative housing project, and accessible housing. Staff presented the LIS to the
Planning Commission on October 28, 2019.

Gresham City Council review and discussion
0 Gresham City Council has discussed the proposed local investment plan on

March 12, 2019 and July 9, 2019. These meetings including establishing the
policy goals and guiding principles for the Local Implementation Strategy, a

review of the Local Implementation Strategy elements, and the approach to
project development and selection.

Gresham Task Force on Housing



0 The Gresham Task Force on Housing was convened by Gresham City Council to
facilitate a wide-ranging discussion regarding housing challenges, opportunities,
The Gresham Task Force on Housing convened monthly from September 2018 —
May 2019. The Task Force was comprised of community members, including
property managers, community organizations, those directly impacted by the
renting and home ownership market. This group developed recommendations
for investment of housing in the City and the services the City can provide to
support residents in the City. Public testimony was received at each meeting that
discussed barriers and challenges to current housing in the City. The final
strategy identified key areas for future investment of the Housing Bond,
including considering land trusts and land acquisition, new construction of
deeply affordable housing, and ownership housing. The Task Force also explored
incentives to support efficient and cost-effective development.

e Nonprofit and developer outreach

0 The City has met with over twenty organizations to discuss housing barriers and
opportunities in the City, including Human Solutions, Cascade Behavioral Health,
Casa of Oregon, Habitat for Humanity, Proud Ground, Community Development
Partners, Albertina Kerr, Wells Fargo, Home Forward, Home First Development,
El Progama Hispano Catolico (EPHC), Manufactured Housing/Oregon State
Tenants Association (OSTA), Beyond Black CDC and others.

Engagement with communities of color

Gresham has become more racially diverse in the last twenty years, and engagement with
communities of color and historically marginalized community members is essential to the
success of this program. The Hispanic population of Gresham is 17%, which is about 1.5 times
the region as a whole, and the African American population is 6.4%, almost double the region
as a whole. The approach to date has included: drawing from existing reports and work done
with communities of color and housing in East County; ensuring that City meetings are done
according to best practices for engaging communities, including providing language services;
and partnering with culturally-specific community based organizations with existing
relationships within the City of Gresham.

In partnership with Home Forward, the City of Gresham has been working with El Progama
Hispano Catolico (EPHC) to identify needs within the Lantinx Community. The development of
the Local Investment Strategy was informed by work performed by EPHC in partnership with
the Corporation for Supportive Housing in the summer of 2019. This work included focus
groups and listening sessions in June 2019 which identified the housing experiences and
community needs of residents relating to supportive housing as well as recommendations and
opportunities for strategic advocacy. In addition, two additional focus groups were conducted
by EPHC in partnership with Home Forward in September 2019; one of which was done in
Spanish. These focus groups explored key questions regarding types of housing, location,
services and needs.



As part of this LIS, the City has also been working with African American community
organizations to engage residents in Gresham. The City has been working with Beyond Black
this fall to conduct focus group interviews with residents in the City of Gresham. The City is
exploring additional engagement with the African American community in the winter of 2019.
City staff has also met with the Nehemiah Group to discuss service needs, development, and
job and workforce opportunities. The City has conducted initial outreach to the Slavic
community; there is a need for continued and sustained engagement with leaders in the Slavic
community. Engagement with communities of color will continue throughout the life of the City
implementation program. One important theme with residents has been that many have
moved to East County from somewhere else; from displacement, or arriving from a different
country. Businesses and services have not been developed to fully support social ties and
community development. Staff has heard the need to support the systems for residents to feel
fully welcome in the community. It is important to develop services and businesses that focus
on communities of color, and ensure that new housing provides culturally relevant services and
support.

City Engagement with special needs communities

City of Gresham staff held meetings with Cascadia Behavioral Health and QUAD Inc. The
discussions identified several considerations. There is an increasing need for housing for seniors
and residents with physical disabilities and mental health needs. There is a demand for
supportive services and case managers. Many of the historic support structures have been in
downtown Portland, and some people are interested in moving further east to access daily
needs. Transit is also very important; most residents with physical disabilities that QUAD Inc.
serves do not drive, so they are reliant on transit to meet daily needs or rely on delivery visits.
Special consideration needs to paid to the design of buildings, and QUAD, Inc. provided a lot of
insight into their Station 162 development. All of the units in the building are accessible for
individuals in wheel chairs or age-adaptable. The community rooms and meeting spaces are
flexible. This LIS is also informed by information from Gresham homeless services staff, who
work directly with residents facing housing instability in the City.

City Engagement with Schools

Gresham staff met with representatives of the three school districts in Gresham (Centennial,
Gresham-Barlow, and Reynolds) on July 30, 2019. Housing stability and homelessness is a
significant challenge for the school districts and the families, with the homeless count near 10%
for some of the districts. Staff discussed the Federal McKinney-Vento Act and its requirements.
Maintaining a stable school environment is a key to educational success, and mobility is a
common barrier. It takes four to six months to academically recover after changing schools.
Staff discussed best practices, including avoid using the word ‘homeless’ in contacts with
families and youth, increasing awareness, and coordination with community service agencies.
While the need for services is a consistent challenge, staff discussed opportunities to make the
services currently available more widely understood and accessed. For example, there has been
coordination with City homeless services staff, and there are opportunities to communicate
resources that are unique to Gresham such as the rental inspection program. In addition, there
is interest to coordinate future bond program investments with the school districts. For



example, staff at the school districts are an important resource for future public engagement to
ensure that services on properties can address needs for families in the district. Development
teams will be encouraged to engage school staff contacts.

On-going engagement opportunities
There are a number of activities that will support future development with housing bond
resources.

Feedback Sessions: Going forward, the City anticipates future hosted meetings by
community organizations for feedback, review, and engagement of the ongoing bond
program administration.

Housing events: City of Gresham staff will be available to present and discuss bond
resources at existing events. There is a strong interest to engage the community at standing
events and community meetings in which people already gather.

City of Gresham program administration: The City of Gresham will have public engagement
staff to support the bond program, and is planning to provide resources to community
organizations as part of a liaison program for engagement with communities of color.
Developer requirements: All development teams will be required to conduct meaningful
community based engagement as stipulated in the LIS requirements and the future
development solicitation.



Attachment 1

Summary of Community Needs Meetings

The Gresham Local Investment Strategy has incorporated the housing needs and opportunities
that have been expressed at public meetings over the last few years. Previous engagement has
been an important starting point to recognize the considerations raised by residents. This
summary shares the comments expressed at community needs meetings at the City regarding
housing, most recently in November 2018. These meetings discussed positive and challenges to
community experiences, community services, and barriers to housing:

Attendees highlighted the lack of affordable housing, high move-in costs, and the stigma
around multi-family or low-income housing.

Participants shared their experiences with unfair treatment from landlords and emphasized
the need for advocacy and communication with landlords and property management.
Discussions called attention to senior citizen’s housing needs and their increased
vulnerability due to rising rents and property taxes. Seniors are often on fixed incomes and
cannot afford drastic increases in their expenses. Many programs to prevent homelessness
are only available to families with children.

Participants identified activities for youth as an area of high need and noted the closing of
Skate World has had a negative impact on the community. The group recommends
improved and additional parks and a new community center.

Increased housing costs have highlighted the need for affordable healthcare, as many
citizens cannot afford both and are going without medical care so they can afford rent.
Participants highlighted the lack of jobs, especially living wage jobs, in the Gresham area
and noted that many historical employers have left the area due to increasing rents.
Attendees suggested that the City partner with community colleges and local businesses to
create career pathways for youth to receive training and get connected with jobs upon
program completion.

Street improvements including better lighting, improved signage, additional flashing beacon
cross walks, pothole repairs and increased parking were identified as areas of need by
participants.

Participants noted certain low-income neighborhoods lack grocery stores, making it difficult
for residents to buy affordable food for their families.

Services Needed

Need for more youth programs (after school programs) and additional childcare options
Gresham needs parks for all age groups, public pools

Need for areas with more sidewalks, tree maintenance, street lighting, and safety
Better coordination with TriMet for access to stops and street lighting

Better access to food and groceries

Need for mental health services

Increase of legal services, particularly in other languages including Spanish



Infrastructure Needed

Parking and street improvements: Participants expressed concern about increasing demand
for parking as new developments come into the area and the population continues to
increase. The groups specifically mentioned a need for more flashing beacon crossings,
better lighting, improved signage and more sidewalks.

Grocery Stores: Many neighborhoods where working people live lack adequate grocery
stores.

Community Center: The Gresham area could benefit from a community center.

Better Bus Stops: Many bus stations are not covered, which makes them less accessible to
families with children in certain weather

Housing

Affordability: There are fewer safe and affordable choices for low income families,
especially those with children. There is increased competition for affordable units as more
families are pushed East due to Portland’s rising rents. Many residents, especially seniors,
are going without necessities such as medical care and food in order to afford rent.

Senior Citizen Renters: There is an increased need for housing for seniors in the area.
Senior Citizen Homeowners: Seniors who own their homes and are on a fixed income may
not be able to afford the increased taxes, putting them at risk for homelessness.

Low Income Families & Move-in Costs: Many families who may be able to afford an
apartment still cannot find a place to rent because landlords will require two times the rent
as a deposit. Landlords may also force low income families to sign longer term leases that
they may not be able to commit to. If the family can find a unit to rent, move-in costs
deplete all their resources.

Stigma Around Multi-Family Housing: There is a negative perception around “affordable” or
multi-family housing projects.

Homelessness: Homelessness overall is increasing in the area due to rising rents and an
increase in population as people from Portland get pushed East for more affordable
housing.

Advocacy & Communication with Property Managers: Service providers who build
relationships with their clients’ property managers have an easier time keeping their clients
housed. The property manager will be more likely to work with the service provider on
behalf of the client when they have a positive relationship with the service provider.



Attachment 2

3 home

Focus Group with Internal Community Services staff working in East County
Notes from April 23, 2019 discussion
Attending:
e Melissa Arnold, facilitating (RCSC manager)
e (QOdalis Perez-Crouse (Goals manager)
e Rebecca Enriquez, RCSC
e Jessica Rayos, Goals coordinator
e Nikki Long, Goals coordinator
e Anna Wilson, RCSC
e Tabetha Suda Opoka, RCSC

Observers: Gresham staff Brian Monberg (housing policy) and Alex Logue (community
engagement); Pamela Kambur, Home Forward staff working on East County engagement
What are some of the most important locational factors for residents choosing their housing?
e Transportation (can take 2-3 buses to reach places)
0 Transit can be anxiety provoking (presents barriers for riders with mental health
concerns or undocumented status)
0 Transit can be impossible for mom with 3 small children without stroller or car
seats
e Grocery stores
e Proximity to services (example: food pantry)
e Proximity to youth programming

What do people look for at their apartment community? What type of housing is needed?
e Space for community gatherings (community rooms)
O Balance bringing services to the property with encouraging people to self-
advocate and go out into community
0 Central City Concern model is good with service providers on first floor
e Mixed communities: example of New Columbia with grocery, rentals and
homeownership
e Biggest desire: single family homes or duplexes where there is a yard and they get
practice of what it’s like to be a homeowner (paying utilities, yardwork, etc.)
e Studios and 1-bedrooms are lacking in Home Forward’s portfolio in East County
O Needed by seniors and single parents who’s kids have moved out
e Larger family units also needed (recognize need for a mix)
e Well insulated (need to avoid huge utility bills)
e Overall energy-efficient (appliances, insulation)
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Elevator access needed (not just for seniors and physically disabled; helpful for families
too)

Desire for washer, dryers and air conditioners in units

Outdoor space “that makes you proud of where you live”

Durable flooring materials

Focus on safety; adequate lighting

Adequate space for garbage and recycling (larger properties need multiple locations for
enclosures)

Containers for pet waste disposal and needle disposal

Seismic safety

Recognition that noise from kids in natural

What are some of the most common barriers to accessing affordable housing?

Money for security deposits

Expenses related to moving

Jargon is hard to navigate

Leases are not easy to understand; even when translated into other languages
Requirements related to standards for numbers of bedrooms household is eligible for
(concern with having children of different genders or ages having to share rooms)
Screening criteria regarding credit history and criminal backgrounds limit access
People don’t understand how to request reasonable accommodations

How do people find affordable housing?

Finding information about current availability is difficult
People have to try multiple methods
O Events
0 Internet
0 Community partner agencies and non-profits
= Especially housing case managers that help people fill out the paperwork
0 Culturally-specific advocacy groups

Initial take-aways: Brian and Alex thanked participants for their expert input. He noted a few
things that struck him:

Need for an east county “resource guide”

Need for jurisdictions to consider how can we support housing case managers better
help people access affordable housing

Transit can be a barrier — can we consider using Metro’s “Regional Travel Options” grant
program for innovative ride-share options to help for situations where transit is just not
reasonable

Need for more ADA, accessible and visitable options

Need to balance need for studios/1-bedrooms with need for larger 2+ bedroom
apartments
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Attchment 3 - Community Partners Focus Group

Input for Affordable Housing Planning in east Multnomah County
Executive Summary
During May 2019, 24 social service providers and affordable housing advocates representing 19
agencies serving areas of East Multnomah County (east of 1-205) came together for a discussion
in four key areas:

1) Housing location preferences;
2) Types of housing needs;

3) Social services needed; and
4) Barriers to access.

Agency participants included specialties in workforce training, healthcare, food insecurity,
housing providers, crisis services, and advocates working with specific communities of color.
Participants were asked to respond from the perspective of the people they serve in order to
help decision-makers better understand priorities. The focus group questions were composed
by the host agencies* as a way to verify, prioritize, and identify gaps from comments gathered
through outreach by communities of color during Spring 2018 (prior to passing the regional
affordable housing bond).

A series of questions at each “station” around the room allowed participants to respond with
comments and/or “dots” (priority votes). After all participants had rotated to each station, a
large group discussion gathered additional comments. Below are the primary themes that
came through in each topic area during the stations and large group discussion:

1) Housing location preferences —

a. Amenities - When given a wide range of community amenities, access to bus or MAX
was the highest priority, followed by proximity to a school where students are already
enrolled. Access to a grocery store came in as the third highest priority. Overall, safety
and social connections were identified as drivers of location choice.
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Willingness to relocate for better services - When asked to choose between an existing

neighborhood or moving to a similarly affordable home in an “opportunity
neighborhood” (with higher school rankings, more amenities, etc.), more than half the
participants (56%) believe their clients would choose to stay in their existing
neighborhoods. There was a strong belief that closeness to social networks of friends
and family were key determinants of choice, especially during times of economic stress.

2) Types of housing needs —

a.

Unit sizes - A continuum was provided that included small units (studio & 1-bedroom)
on one end and larger units (2, 3,& 4 bedrooms) on the other. The majority of
participants (64%) indicated larger units are the highest priority in order to
accommodate larger families and intergenerational families from immigrant
communities. A 50/50 mix of housing types was indicated by 21% and another 14%
indicated a need for smaller units to house seniors and previously homeless individuals.

Homeownership opportunities — Advocates emphasized that options for affordable
homeownership need to be considered as part of the Metro affordable housing bond
implementation.

Design features needed - better sidewalks & streetlights; safe and green areas for
children to play outdoors; needs for greater ADA accessibility, better soundproofing &
insulation; larger community rooms; laundry facilities; safer enclosures for
recycling/refuse; and safe areas for walking pets.

Populations needing assistance — Participants advocated for households at 30% MFI who
need resident services support to be successful (i.e. Not only the current focus on the
wrap-around supports needed as Permanent Supportive Housing); expressed needs for
more culturally sensitive programming and staffing; identified needs of LGBTQ, foster
kids, and survivors of trafficking/sex workers, plus people with a range of disabilities (in
addition to populations typically served); and suggested congregate SRO (single-room
occupancy) models for chronically homeless.

Differences between jurisdictions in East County — In East Portland, lack of sidewalks is a
key factor leading to needs for better pedestrian safety/lighting. Also needs for
affordable grocery stores; more parks, and coordination with community-driven
planning efforts. In Gresham, concerns about stabilizing rents and potential
displacement were high, especially for the diverse population in Rockwood and the
Rockwood Rising development. In Wood Village, issues around older trailer parks are
impacting vulnerable immigrant families (many from indigenous areas of Mexico that
are non-Spanish speaking). In Troutdale, workforce housing and rent burden (costs of
housing) are issues. In Fairview, similar to all communities, transportation access was
cited as a concern.
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3) Social Services Needed —

a.

Four top priorities - The following services surfaced as the top four: (i) Financial
assistance (subsidies such as vouchers, down payments, etc.); (ii) Culturally appropriate
services and activities; (iii) Mental health and addiction services; and (iv) Childcare
assistance.

Permanent Supportive Housing (PSH) - In prioritizing populations who need PSH
services, over 78% of the participants indicated that the east county focus should be on
services for families who have experienced homelessness. When prioritizing the types of
PSH services, access to Community Health Workers (a peer support model providing
knowledge in criminal justice, mental health and substance abuse issues) were strongly
supported and prioritized above more traditional counseling models. The need for
culturally-specific services was also highlighted.

4) Barriers to Access —

a.

Screening criteria — Identified as the largest barrier during the voting process, 49%
indicated issues of rental history, criminal background, credit history, and citizenship
status seriously limit access to affordable housing.

Racial discrimination and lack of cultural responsiveness — During the large group
discussion, race was called out as a primary barrier to housing access for people of color.
Along with lack of training for property management staff (including topics of racial
justice, equity and trauma-informed practices), the lack of culturally responsive services
was highlighted.

Overall costs and navigation - Understanding the application process and maze of
programs (navigation), plus the associated costs of deposits/fees also were identified as
barriers (32% combined).

Supporting access — Participants indicated a large number of staff positions in their
agencies that provide housing advocacy, plus direct coaching and navigation supports
for their clients. They indicated a need for better education so clients know their rights
under fair housing and tenant laws.

In closing, on-going outreach to those most impacted by the lack of affordable housing is essential.
In addition, continued collaboration between housing and social service providers is needed to
address systemic barriers to initial access to affordable housing and on-going success.
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Organizations represented

Sherry Gray

Bridge Housing Corporation

Jim Hlava

Cascadia Behavioral Health

Mary-Rain O’Meara

Central City Concern

Mercedes Elizalde

Central City Concern

Yesenia Delgado

El Programa Hispano Catolico

Steve Lara

El Programa Hispano Catolico

Erika kennel

Habitat for Humanity Portland/Metro East

Jamie Johnson

Human Solutions

Sarah Schobert

Human Solutions

Andy Miller

Human Solutions

RJ Strangland

Impact NW

Debbie D. Cabraces

Latino Network

David Dimatteo

Latino Network

Anne Sires

Metropolitan Family Services

Natalie Martin

NARA NW

Tony Bethune

New Avenues for Youth

Michelle DePass

Portland Housing Bureau

Tiana Hammon

Portland Opportunities Industrialization Center (POIC)

Jackie Keogh

Proud Ground

Erik Pattison

Rose CDC

Kirsten Wageman

Snowcap

Laura Gumpert

Trash for Peace

Christine Sanders

Wallace Medica Concern

Victoria Libov

Worksystems, Inc.
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Attachment 5: Interview with QUAD, Inc.

On August 19, 2019 Gresham staff conducted a phone interview with Quad, Inc. staff to discuss
the needs and opportunities for residents with disabilities. Brian Monberg facilitated the call
for the City of Gresham. Curt Germundson and Alena Guggemos participated for Quad, Inc.

Below provides a summary of the residents served, housing needs, and attributes of housing.

Residents served

Quad Inc. serves residents that are low-income, primarily reliant on a wheelchair for
mobility, medically stable, and able to show good judgment in managing their own care
and personal needs. Qualifying persons pay 30% of adjusted gross income for rent and a
monthly utility allowance.

Over 12,000 people in metro Portland have limited independence due to a disability that
requires full-time, permanent wheelchair use.

Housing Needs

Currently have a waitlist of over 100 individuals to move into one of Quad’s five properties.

There is demand to serve individuals with mental health needs. There is a demand for
supportive services and case managers for mental health support.

Quad receives a lot of requests for low-income housing for seniors. They may not need a
fully accessible unit, but there are very limited choices for housing units outside of assisted
living that may have roll-in showers, no stairs and/or on-site support. This is very hard for
those with low incomes.

Attributes of housing

Increasing demand for east county: Many people are looking for housing outside of
downtown Portland, and interest in moving further to east to access daily needs.

Residents seek studio, 1-bed, and 2-bed units.

Transit really important — most residents with disabilities do not drive, so they are reliant
on transit to meet daily needs, or rely on delivery or visits via transit.

Interested in services that can be brought directly to the building, such as food and health
(nutrition, cooking classes, food delivery), medical appointments, or veterinary
appointments. These are hard to do within the apartment units.

Housing design: buildings designed with spaces for residents to meet life needs and

goals. For example, having rooms that can be shared office or meeting space for medical
visits and other appointments. Residents are interested in cooking and nutrition, but there
are very few accessible community gardens.
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Attachment 6: Community Interviews

In November of 2019, Beyond Black Community Development Corporation conducted
interviews with community members that gave feedback on what they look for in housing, and
challenges that they have faced over the years. All of the interviewees identified as African
American and live in Gresham.

Below provides a summary of the responses.

How do you find housing?

Housing Authority

Internet & word of mouth

Internet

By being out and about

Online, housing brochures

Human Solutions or Stark Firs Management

I look for housing when | am out and about driving around. | search for 'for rent' signs. | call
realtors. | use rent.com and the internet/Google (online searching). | also use word of
mouth and community boards at the grocery store.

Ask a friend or someone | know. Ask for recommendations from the community. You get a
recommendation from someone you know that has experience living in that situation; lived
experience.

Online and from recommendations of friends and family.

What kind of housing? And what attributes are important to you?

2 bedroom, 2 bath, affordable housing where they don't raise the rent frequently. | would
rather move back to NE Portland.

More diverse communities. Attributes: parks, schools

parks, transportation, shopping, housing needed: An apt. W/multiple bathroom, 1-2 bdrm.
In a low crime neighborhood.

| need income based housing, section 8 or voucher based. Stores, public transportation &
the library are important to me.

At least a 2bd. apt, condo, or townhome. Should be all electric.

Close to shopping, parks, and public transportation.

Also | would like it to be in a low crime area, because | like nice things and don't want my
home broken into.

Parking, like a garage or driveway is important.

Washer/dryer hookup in the unit is preferred over having to travel to a Laundromat. A pool
and exercise room are also preferred.

I look for 1-2 bed apts. Attributes | need are close to a bus & store. | also want washer/dryer
hookup in the apt. | need the apt. to be on the main level/first floor. Tenant & visitor
parking are important & I'd like it to be close to my front door. Multiple bathrooms in my
apt., and a great internet signal are very important.
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Access to public transit, parks, grocery stores, community centers, and work are all
extremely important amenities in a community.

Renting or Own: Personally, he would like to own a home but can’t because of where he is
financially. He feels as though that for a lot of people that he is connected to in the
community owning a home is far fetch and out of reach. Primarily because they don’t have
enough income, credit score and or knowledge on the difference responsibilities that come
with owning vs. renting.

Access to public transit, parks, grocery stores, community centers, and work are all
extremely important amenities in a community.

Activities that are family friendly. Seems like there is more to do in Portland. It would be
nice to have more food/restaurant options.

What are challenges or barriers to housing?

price range, rent control and gentrification

Cost and the housing has to be affordable.

maintaining a stable rent, no frequent rent increases, and at least a good landlord, one that
will take care of the apartment as they should.

Expenses, you have to get an apt. you can afford. Barriers - area, activities in the community
(ie. crime)

Population overcrowding, pricing (cost of living) depending on the area, homeless
population.

Barriers & challenges could be budgeting/money management, ethnicity- depending on if
the neighborhood is diverse, ability to pay all the move in fees, etc.

Renting: the size of the living quarters is small and the rental costs are steadily increasing.
Education — knowing what opportunities are available for future home owners is ideal.
Many don’t plan for the future because we are focus on the day to day.

Costs of living has gone up and the rental costs is steadily increasing.

19



Attachment 7: Gresham City Council Listening Session

On September 24, 2019, Gresham City Council hosted a listening session at St. Aidan’s Episcopal
Church to discuss and listen to housing needs in the City of Gresham. A brief presentation,
including an overview of the housing bond, was followed by small group discussion at stations
that included: the Gresham Task Force on Housing final recommendations; Gresham Rental
Inspection Housing Program; Gresham CDBG/HOME program; and the Gresham Local
Implementation Strategy public review draft. Copies of the Draft LIS were available at the
meeting. Below is a summary of comments that pertain to the housing bond and new housing
investments.

e  Manufactured homes don’t fit the mold in housing policy, but their owners and occupants
should not be forgotten. Not enough funding is available to revitalize manufactured
homes.

e The City is encouraged to participate with Habitat for Humanity when considering Metro
Housing Bond implementation.

e  Housing support staff are critical resources and should be embedded within low income
rental communities.

e  Most existing apartments on the market are too small for families. It would be helpful to
have more low-income apartment units in Gresham large enough to accommodate
families.

e Government housing assistance can change which not only affects access and availability.
For example, there is concern voiced regarding federal government rule changes on public
benefits. Concern regarding the change to the “public charge” rule and its impacts to
benefits and immigration was voiced.

e (From property company employees) Many renters struggle with the criteria needed to
qualify for affordable housing, such as income. Our company lowered income barriers and
gives rejected applicants a second change to apply. Other management companies should
have this practice.
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Having a housing navigator at the City would be helpful. Such a person could, for example,
guide community members through all the different requirements different properties
have, such as Section 8 vouchers. {Note: Landlords cannot refuse to rent to an applicant, or
treat an applicant or tenant differently, because the applicant is using a Section 8 voucher
or other local, state, or federal rental housing assistance. Nor can landlords advertise “no
Section 8.” This has been in effect since 2014 from HB2639.}

The ‘maze’ of housing services is a nightmare. Streamlining services would help.

There is a need for housing resources to refer people to. Private companies would like a
list, but keeping and maintaining one is not really their job.

The system is difficult to navigate for different languages such as Spanish.
The City should be building new affordable senior housing.

When “AMI” is used, actual income is rarely shared, making it difficult for a reader to know
what’s being discussed.
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In addition to the draft Local Implementation Strategy, the following materials were shared at

the listening session:
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