
From: Anna Slatinsky
To: "Alicia DeMellier"; Madeline Baron; Lorelei Juntunen
Cc: Cadence Petros; Terry Muralt
Subject: RE: ECONorthwest—Submittal of Proposal #3323-18
Date: Friday, March 23, 2018 9:39:18 AM
Attachments: Beaverton VHDZ Diplacement Assessment .pdf

Dear Proposers,
 

The City would like to thank you for submitting a proposal in response to
the RFP for VHDZ Displacement Assessment. The evaluation team
have completed their evaluation.  This is the City’s official notice to
award a contract to _ECONorthwest.    Attached is the evaluation
scoring sheet.  If you have any questions please contact me.
 
Best,
Anna
 

 
Anna Slatinsky
Planning Division Manager | Community Development Department
City of Beaverton | 12725 SW Millikan Way, 4th Floor
PO Box 4755 | Beaverton OR  97076-4755
p: 503-526-2429 | f: 503-526-2550 | www.BeavertonOregon.gov
 
 

 
 
 
From: Alicia DeMellier [mailto:demellier@econw.com] 
Sent: Thursday, March 08, 2018 3:51 PM
To: Anna Slatinsky <aslatinsky@beavertonoregon.gov>; Madeline Baron <baron@econw.com>;
Lorelei Juntunen <juntunen@econw.com>
Subject: ECONorthwest—Submittal of Proposal #3323-18
 
Ms. Slatinsky,
 
ECONorthwest is pleased to submit our team's qualifications for City of Beaverton's Vertical Housing
Development Zone Displacement Assessment. You will find our submittal attached. We would like to
request an email of receipt confirming you received our proposal by the deadline. We appreciate the
opportunity to submit and look forward to hearing from you. Should you require anything further, please
let me know. 

Thank you, 
 

mailto:aslatinsky@beavertonoregon.gov
mailto:demellier@econw.com
mailto:baron@econw.com
mailto:juntunen@econw.com
mailto:cpetros@beavertonoregon.gov
mailto:tmuralt@beavertonoregon.gov
http://www.beavertonoregon.gov/



Vertical Housing 
Development Zone 


Displacement Assessment 


March 8, 2018 


Prepared for: 
City of Beaverton 


KOIN Center 
222 SW Columbia Street 


Suite 1600 
Portland, OR 97201 


503.222.6060 







This page intentionally blank 







Cover Page/Letter of Transmittal 
Dear Ms. Slatinsky and Members of the Selection Committee, 


The City of Beaverton’s growth strategies encourage new housing and mixed use development 
near transit service as a key mechanism to accommodate new growth in the coming decades. As 
part of this strategy, the City of Beaverton is using Oregon’s Vertical Housing Program to incent 
higher-density, mixed use development in its designated Vertical Housing Develoment Zones 
(VHDZs). While this type of development can help achieve some of Beaverton’s growth goals, 
the City would like to better understand whether it results in rising prices that exacerbate existing 
housing affordability challenges, leading to displacement of lower-income residents. In response 
to these concerns about housing affordability challenges, cities now need to consider the 
potential for displacement when designating a VHDZ. 


This is not a simple task. Housing markets are complex. They function at a regional scale and 
consist of numerous individual actions and decisions. Evaluating a tax abatement’s impact on 
displacement—separate from broader market changes—requires a sophisticated, regional, and 
data-driven approach. ECONorthwest and project partner Angelo Planning Group have the local 
knowledge and subject expertise to assess the financial and development impact of the Vertical 
Housing Program and its possible effects on displacement. Our knowledge of current real estate 
and market dynamics and our use of advanced statistical and analytical methods refine our 
approach and sharpen our understanding of development impacts in Beaverton. 


ECONorthwest will serve as the project lead, and will work closely with Angelo Planning Group 
throughout the project. Our two organizations have successfully collaborated on several local, 
relevant projects, such as the ongoing Anti-Displacement Housing Strategy for the City of 
Beaverton. We look forward to the opportunity to further collaborate with the City through this 
VHDZ project and to help the City realize its growth strategy and outcomes. 


For references please contact: 
• Brian Martin, Long Range Planning Manager at City of Beaverton. P.O. Box 4755


Beaverton, OR 97076 | Email: bmartin@beavertonoregon.gov


• Chris Hartye, Senior Project Manager at City of Hillsboro. 150 E. Main St. Hillsboro, OR
97123| Phone: 503-681-5233 | Email: Chris.Hartye@hillsboro-oregon.gov


• Emily Lieb, Senior Project Manager at Metro Planning Department. 600 NE Grand Ave.
Portland, OR 97232-2736 | Phone: 503-797-1921 | Email: emily.lieb@oregonmetro.gov


Sincerely, 


Lorelei Juntunen, Project Director/Partner 
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Knowledge and Experience 
ECONorthwest specializes in the application of economic and financial principles and methods 
to the evaluation of public policies and investments. Providing economic expertise for 44 years, 
ECONorthwest has a staff of approximately 50 people; personnel have advanced degrees and 
decades of work experience in planning, development, economics, finance, and public policy. 
ECONorthwest projects in real estate development span the range from concept development to 
implementation, including strategic planning, fiscal impact analysis, site-specific development 
analysis (financial pro formas and permitting), disposition assistance, and public/private 
partnerships for development. Resumes can be found in Appendix A. Work Samples can be 
found in Appendix B. 


Key Personnel 
Lorelei Juntunen—Project Director. Lorelei Juntunen is a Project Director specializing in 
evaluation of the intersection between public investment and community revitalization. Lorelei 
will manage the project strategy and direction. 


Madeline Baron—Project Manager. Madeline specializes in affordable housing development, 
finance, and research and policy analysis, and synthesizes these skills across an array of 
economic, social and urban development projects. Madeline will manage the project day-to-day. 
Erik Rundell—Market Specialist. Erik Rundell is a senior policy and GIS analyst and urban 
planner specializing in land use, demographic, economic and market analysis, as well as fiscal 
impacts and funding strategies. Erik will provide market analysis and strategy.  


Subcontractor Qualifications 
We have teamed with Angelo Planning Group which will bring its land use and planning 
expertise, as well as deep experience with planning and development in Beaverton to the project. 
Angelo Planning Group will be included in each of the project tasks.  


Angelo Planning Group 
APG was established in 1999 and has become a leader in the urban and community planning 
field. Our services include comprehensive planning, concept and master planning, transportation 
planning, public facility planning, environmental planning, development code updates, and 
development services, with extensive experience in housing policy planning. APG’s staff of 
eleven professional planners (supported by our business manager) offers well over 150 years of 
combined experience working with complex land use, housing and transportation issues in the 
Pacific Northwest. We are proud of our outstanding record of efficient, responsive service to our 
clients. APG is certified in Oregon as a DBE/WBE organization (#2893). 


Resumes can be found in Appendix A. 


Matt Hastie—Project Manager. Matt Hastie has a wide range of education and experience in 
housing studies, land use planning, project management, public involvement, environmental 
regulation, geographic information systems, transportation, and economic development issues. 


Becky Hewett—Senior Planner. Becky is an urban planner with strong analytical and writing 
skills and the ability to integrate Geographic Information Systems (GIS) analysis with land use 
planning expertise with over 10 years of experience in the field. 
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Project Approach and Understanding 
The following tasks outline our approach to assess the potential for an expanded Vertical 
Housing Development Zone to impact development feasibility, and both physical and economic 
displacement of existing residents.  


Task 1. Kick Off and Ongoing Project Management 
§ Activities and Methods: We will kick off the project with a phone call with City of


Beaverton staff to confirm project objectives, schedule, and make any necessary changes
and schedule regular meetings with the City of Beaverton for the project duration.


§ Team members: ECONorthwest: Lorelei Juntunen, Madeline Baron. Angelo Planning
Group: Matt Hastie


§ Work products: A written document clarifying any changes to the scope or schedule
(email or revised scope of work).


§ Points for input from the City: The City of Beaverton will provide guidance on the
proposed scope and schedule and will have the opportunity to suggest changes.


§ Expected timeframe: Expected between March 19th and 30th 2018


Task 2. Analysis 
§ Activities and methods: Our proposed analysis will evaluate both physical and


economic impacts on displacement, using the following steps. We will begin by
estimating the impact of VHDZs on rents by using a ‘difference in difference’
approach to measure how VDHZ rents grow relative to areas without VHDZs. We will
then document trends for development projects in Beaverton that have used the VHDZ
tax abatement to date, enabling us to evaluate a mismatch between existing uses and
zoning that might affect displacement. Next, we will analyze physical displacement. As
VHDZ affects development feasibility, we will estimate which parcels might redevelop
with and without VHDZ by modelling two versions of a pro forma. This allows us to
identify properties that may redevelop in current conditions and those that may redevelop
with VHDZ. We will then estimate the number of households currently living on those
parcels, who are at risk of direct displacement, using Beaverton’s multi-family housing
inventory. Our economic displacement analysis will then estimate the total number of
households living near the VHDZ, who might experience rent increases due to the
VHDZ developments, using the inventory of naturally occurring affordable housing
developed by Angelo Planning Group for the Beaverton Anti-Displacement Strategy. To
estimate household displacement due to increased rent, we will evaluate how income
distributions and cost burden would shift as a result of VHDZ program implementation.


§ Team members: ECONorthwest full team, Angelo Planning Group full team
§ Work products: Excel files and maps estimating of the number of households at risk of


direct or indirect displacement in the proposed VHDZ
§ Points for input from the City: The City of Beaverton can offer guidance on


boundaries, guidance on recent market activity within boundaries, guidance on specific
parcels to closely evaluate, review draft results and maps, and provide feedback


§ Expected timeframe: Completed in April; draft results to share in early May 2018
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Task 3: Draft and Final Deliverable 
§ Activities and methods: The deliverable will be a 20-page technical memorandum


outlining the methods, key findings and solutions for potential displacement mitigation.
§ Team members: ECONorthwest full team, Angelo Planning Group full team
§ Work products: Draft and final report
§ Points for input from the City: The City of Beaverton can review the draft report and


provide feedback for the final report.
§ Expected timeframe: Completed in May 2018


We are confident that the tasks outlined here will help the City of Beaverton understand how the 
tax abatement incentives offered in an expanded VHDZ may impact development feasibility, and 
how new growth and changing market dynamics may impact physical and economic 
displacement of low-income residents.  


Timeline 
We understand that the City needs to complete this analysis by the end of May 2018. We propose 
to perform the analysis in April; share a draft report and draft results in early-May; City to 
review in mid-May; revisions and final report in late-May. The overall timeline suggested works 
for our team, but we would like to discuss timing for project kick-off. 


M/W/SDV/ESB Program 


While not a MWSDV and ESB enterprise ourselves, our teaming partner, Angelo Planning 
Group, is a certified ESB, and will be involved in all tasks proposed for the project, amounting to 
approximately 23% participation in the project. ECONorthwest has met or exceeded 
requirements for DBE (WBE/MBE) participation in contracts for federal and state agencies 
throughout the Pacific Northwest. By our commitment to diversity, we attempt to be responsive 
to our clients and the communities in which we work. M/W/ESB certified firms with which 
ECONorthwest has subcontracted in the past year include (with certification #): Elaine Howard 
Consulting LLC (5093), Winterbrook Planning (4523), Angelo Planning Group (2893), 
Communitas (4423), IRCO (5092), Economics International Corp (5455), Mark Ford & 
Associates LLC (5295), EnviroIssues (575), and Broadview Planning LLC (W2F0023515). 
While we do not have the percentage of total contract dollars spent with MWSDV and ESB 
enterprises from the last year, we have begun tracking this for reference on future projects. 


Contract Price 
We estimate a time and materials budget not to exceed $40,000. This estimate includes data fees 
and a $5,000 contingency task for additional presentations, meetings, or analysis.   


Table 1. Billing Rates 
ECONorthwest Billing Rates Angelo Planning Group Billing Rates 


Staff Member Title Rate Staff Member Title Rate 
Lorelei Juntunen Partner, Senior Project Director $185 Matt Hastie Project Manager $167 
Erik Rundell Project Manager $140 Becky Hewitt Senior Planner $109 
Madeline Baron Project Associate $115 


References 
Please see our references in our Cover Page/Letter of Transmittal. 







Appendix A. Team Resumes 
Resumes are attached for the following key personnel: 


ECONorthwest 
§ Lorelei Juntunen


§ Madeline Baron
§ Erik Rundell


Angelo Planning Group 
§ Matt Hastie
§ Becky Hewett







Lorelei Juntunen, Partner and Project Director 


M.A. Community and Regional Planning, University of Oregon
M.A. Public Administration, University of Oregon


B.A. English and Global Studies, Pacific Lutheran University


Lorelei Juntunen is a Partner and Project Director specializing in the evaluation of the 
intersection between public investment and community development. Her recent projects have 
identified creative approaches to investment in redevelopment and affordable housing for local 
governments. Lorelei is well-versed with tools such as public-private partnerships, urban 
renewal, and catalytic investments. Recent projects include implementation analysis for 
Southern Nevada Strong’s Regional Plan, which included redevelopment planning of four TOD 
demonstration sites in and around Las Vegas. Other recent projects include feasibility and 
implementation strategies for bringing new private development to Olympia, Washington’s 
downtown; a strategy for redeveloping a former industrial property in downtown St. Helens, 
Oregon; and an evaluation of the role that new development might play in causing residential 
displacement and gentrification in Portland and its suburbs. She has also worked on projects 
exploring options for development or redevelopment in a number of communities, including 
downtown Beaverton, Oregon, various redevelopment sites in San Antonio, Texas, and 
downtown Boise, Idaho. Lorelei is a Partner and sits on the Board of Directors for 
ECONorthwest. She is a Trustee for Oregon’s Chapter of the Nature Conservancy.  


Representative Projects 


Lorelei Juntunen has served as Project Director on the following projects, unless otherwise noted: 


Implementation Planning 


§ Portland SW Corridor Equitable Housing Strategy—Portland, OR (Ongoing).
Currently directing ECONorthwest’s work on a multidisciplinary team to help the City
set targets for affordable housing preservation and production as part of the Southwest
Corridor Light Rail transit project.


§ Oregon State Housing Plan—State of Oregon (2017). Is currently working with the
Oregon Housing and Community Services Department to develop a State Housing Plan
that will guide policies and implementation of affordable housing programs. The State
Housing Plan will set annual goals and develop measurable outcomes for


§ Affordable Housing Policy Evaluation—Hillsboro, OR (2017). Directed the effort to
identify the potential benefits and drawbacks of the City’s current policy evaluation
toolkit, evaluated the effectiveness of specific tools at filling development feasibility
gaps, and provided recommendations for tools and strategies that should be further
evaluated.







§ Oregon City Equitable Housing Strategy—Oregon City (2017). Directed the creation of
a strategy document to address development barriers and incentives to the creation of
affordable housing in Oregon City.


§ Beaverton Anti-Displacement Housing Strategy—Beaverton, OR (2017). Assisted the
City and its funding partners in the creation of new programs that help maintain
Beaverton’s current multi-family affordable housing stock and encourage the creation of
new affordable housing.


§ Beaverton Downtown Design and Development Readiness—Beaverton, OR (2017).
Provided development feasibility analysis and implementation assistance to support a
downtown-wide project to fix the Development Code; remove obstacles to development;
make sure density comes with design; and integrate thinking and actions about
buildings, streets, parks, plazas and other essential urban elements to ensure a vibrant
and livable Downtown.


Affordable Housing Policy Evaluation 


§ Gresham, OR Neighborhood Change Analysis—Gresham, OR (2015). For the City of
Gresham, completed a detailed analysis of market forces driving gentrification and
displacement in the City’s neighborhoods, and an analysis of the likely impacts of a new
bus rapid transit line connecting the City to downtown Portland on housing
affordability. As a follow up, ECONorthwest is currently working with a multi-
disciplinary team to develop implementation, funding, and redevelopment plans for
station areas and major development sites surrounding the BRT line.


§ Bend2030 Collaborative Housing Workgroup—Bend, OR (2016). For Bend2030 (a
nonprofit organization), assisted with research and recommendations about policies to
encourage the development of workforce housing.


§ Ketchum Inclusionary Housing Policy Evaluation—Ketchum, ID (2016). Helped the
City to understand how well the current development incentives offset the cost of the
community housing obligations, whether or not the current requirements are inhibiting
development, and provided recommendations on how to modify these standards.


§ Columbia Affordable Housing Analysis—Columbia County, OR (2016). For the
Community Action Team, developed an analysis and provided policy assistance to
understand the demand for all housing, with an emphasis on affordable housing, in
Columbia County, Oregon.


§ City of Portland Nexus Study and IZ Analysis—Portland, OR (2016). Conducted a
study to determine the nexus between a new linkage fee levied on development and
funding for affordable housing in Portland.


§ PHC Housing Affordability Tool—Portland, OR (2016). For the Portland Housing
Center, developed an interactive, web-based housing tool to assess and spread
awareness of housing affordability issues in the Portland UGB from 2000 to 2015.
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Madeline Baron, Project Associate 


M.P.P. Public Policy, Georgetown University
B.A. Global Business, University of Portland


Madeline Baron joined ECONorthwest as a Project Associate in 2017. She specializes in 
affordable housing, finance, research, and policy analysis. Prior to joining ECONorthwest, 
Madeline was an Asset Management Project Assistant and assisted with CDFI lending at the 
Housing Development Center. She provided asset management services, consulting and 
technical assistance to over 25 affordable housing organizations across the Pacific Northwest 
including cash flow modeling, capital needs analysis, loan underwriting, and pro-forma 
analyses. She ran a data analysis of the financial and physical health of many of these 
properties, and helped develop and present policy solutions to public and private funders. 
Before the Housing Development Center, she held numerous research and data internships, 
including with the City of Beaverton, the Economist Intelligence Unit Custom Research 
consulting, the U.S. Securities and Exchange Commission, and The Brookings Institution, and 
has published a paper on social policies in the Children and Youth Services Review.


Representative Projects 


Madeline Baron has served as Project Associate on the following projects, unless otherwise noted: 


§ Meyer Data Analysis—Portland, OR (2017). While with Housing Development Center,
analyzed the financial and physical health of over 240 affordable housing properties
across Oregon, and working with the project director, drafted policy solutions that were
presented to community members, industry experts, and public funders.


§ Meyer Sustaining Portfolios Strategies—Portland, OR (2017). While with Housing
Development Center, provided asset management consulting services for 19 affordable
housing organizations including portfolio cash flow analysis, capital needs and reserve
assessments, and systems and data improvement projects, for clients’ portfolio needs.


§ Fairview Arms Rehabilitation Project—Fairview, OR (2017). While with Housing
Development Center Community Fund, assisted in underwriting a loan to provide
predevelopment funding for the rehabilitation of the Fairview Arms Apartments.


§ The Jade District—Portland, OR (2017). While with Housing Development Center
Community Fund, assisted in underwriting a loan to provide predevelopment and
bridge funding for the new construction of a 47-unit affordable housing property in
southwest Portland.


§ Tacoma Housing Authority—Tacoma, WA (2016). While with Housing Development
Center, worked with the housing authority’s property management department to
improve efficiencies, reorganize, and reduce costs as the agency converted its Public
Housing to investor-backed Low-Income Housing Tax Credit housing.







§ Food Cart Feasibility Study—Beaverton, OR (2015). While with the City of Beaverton’s
Economic Development Division, worked on a feasibility study that analyzed the
market viability of extending the operating hours and locations for mobile food carts
and food trucks in the City of Beaverton.


OTHER RECENT PROJECTS 


§ Northwest Oregon Housing Authority Preservation Project—Warrenton, OR


§ Housing Development Center’s Lenders Forum—Portland, OR


§ Access to Capital Event—Beaverton, OR


§ EIU/Center for Financial Inclusion Global Microscope on Financial Inclusion—
Washington, DC


§ EIU/Robert Half Career and City Livability Index—Washington, DC


§ EIU/Citi Foundation Youth Economic Success Index—Washington, DC


§ EIU Latin America Infrascope—Washington, DC
§ The Brookings Institution: The Geography of Foreign Students in U.S. Higher Education:


Origins and Destinations—Washington, DC


§ Mary Elizabeth Meloy; Shannon T. Lipscomb and Madeline J. Baron, (2015), “Linking
state child care and child welfare policies and populations: Implications for children,
families, and policymakers,” Children and Youth Services Review, 57, (C), 30-39.







Erik Rundell, Project Manager 


M.U.R.P. Portland State University
Certificate, Commercial Real Estate, University of Washington 


Graduate Certificate, GIS, University of Wisconsin-Madison 
B.A. Geography, University of Wisconsin-Madison 


Erik Rundell is a Project Manager specializing in urban planning and development. Erik’s work 
focuses on land use and real estate development potential and fiscal analysis to inform policy 
and investment decisions and to develop strategies for growth and redevelopment, 
infrastructure investments, and policy implementation. Erik is actively involved in the Puget 
Sound planning community and currently serves on the Capitol Hill EcoDistrict Steering 
Committee in Seattle.   


Representative Projects 


Erik Rundell has served as Project Manager on the following projects, unless otherwise noted: 


§ Issaquah Mixed-Use Development Feasibility—Issaquah, WA (2016). Conducted a
market analysis of the viability of vertical mixed-use housing development in the city,
and developed policy actions for the city to encourage mixed-use development.


§ Issaquah 2040 Housing Study—Issaquah, WA (2016). Analyzed housing market and
demographic trends, created a parcel-based housing inventory of units within the city,
and developed future housing growth alternatives based on market conditions and the
city’s buildable land base.


§ City of Gresham Neighborhood Change Study—Gresham, OR (2015). Conducted and
managed a study analyzing the impacts of proposed bus rapid transit improvements on
residential rents and neighborhood demographic changes in Gresham. Developed
strategies and recommendations to encourage mixed-income neighborhoods and avoid
significant involuntary, market-driven displacement of residents.


§ Downtown Boise Housing Study—Boise, ID (2014). Conducted and managed a study
looking at the market for multi-family housing, achievable rents, and opportunities and
challenges associated with housing development in downtown Boise.


§ Spokane Transit Economic Impact Study—Spokane, WA (2014). Analyst. Conducted a
market analysis for development in downtown Spokane and quantified the anticipated
economic development impacts of a proposed bus rapid transit through downtown
Spokane on development.


§ Southern Nevada Strong Opportunity Sites—Las Vegas, NV (2014). Analyst.
Evaluated opportunities for implementing redevelopment in the Las Vegas region.
Specifically focused on transit-oriented development opportunities along Maryland
Parkway where the Regional Transit Commission is considering a high-capacity transit
line.







Matt	Hastie	
AICP,	Project	Manager	


Angelo	Planning	Group		::		www.angeloplanning.com	::		921	SW	Washington	Street,	Suite	468,	Portland,	Oregon	97205	


Angelo	Planning	Group,	Inc.	is	an	Oregon	Certified	WBE/DBE	Firm	#2893	


RECENT	AND	RELEVANT	EXPERIENCE		


• Goal	10	Housing	Needs	Analyses,	Buildable	Lands	Inventories
and	Policy	Recommendations	for	the	cities	of	Astoria,
Beaverton,	Boardman,	Irrigon,	Ione,	Keizer,	Manzanita,
Milwaukie,	Nehalem,	Silverton,	The	Dalles,	Tigard,	Troutdale,
Warrenton,	and	Wheeler,	including	recommended
development	code	amendments


• Affordable	Housing	Plans	for	the	Cities	of	Ashland,
Beaverton,	and	Bend


• Metro	Title	7	Compliance	Report	and	Housing	and
Neighborhood	Stabilization	Report,	City	of	Beaverton


• Equitable	Housing	Grant	Studies,	City	of	Beaverton	and
Washington	County


• Ten-Year	Plan	to	Address	Homelessness	in	Clackamas	County


• Housing	Elements	of	Comprehensive	Plan	for	communities
listed	above,	as	well	as	the	Kenai	Peninsula	and	Kodiak	Island
Boroughs	of	Alaska,	Ada	County,	Idaho,	and	Multnomah
County	and	West	Linn,	Oregon.


• Development	code	audits	and	updates	for	the	cities	of
Astoria,	Canby,	Dundee,	Eugene,	Independence,	and	others


• Public	outreach	program	design	and	implementation	for	land
use	and	transportation	planning	projects	throughout	Oregon,
Idaho	and	Alaska


CONTACT	
mhastie@angeloplanning.com	


503.542.3403	


EXPERTISE	
Housing	Planning	


Project	Management	


Land	Use	Planning	


Transportation	Planning	


Transportation/Land	Use	
Coordination	


Stakeholder	and	Public	
Involvement	


Comprehensive	Plan	and	
Development	Code	Updates	


EDUCATION	
Masters	in	Regional	Planning,	
Cornell	University	


BS,	Engineering,	Cornell	
University	


MEMBER	
Women’s	Transportation	
Seminar	


American	Planning	Association	


American	Institute	of	Certified	
Planners	


Matt	Hastie	has	a	wide	range	of	education	and	experience	in	housing	studies,	land	use	
planning,	 project	 management,	 public	 involvement,	 environmental	 regulation,	
geographic	information	systems,	transportation,	and	economic	development	issues.	He	
has	 conducted	 strategic	 planning,	 stakeholder	 and	 public	 involvement	 services	 for	
numerous	projects	throughout	the	Pacific	Northwest.	He	has	provided	land	use,	housing,	
growth	management,	comprehensive	planning	and	transportation	planning	for	clients	in	
Oregon,	Washington,	 Alaska,	 and	 Idaho.	Matt	 is	 a	member	 of	 the	 American	 Planning	
Association,	 has	 served	 as	 a	 visiting	 lecturer	 on	 the	 faculty	 of	 the	 City	 and	 Regional	
Planning	 Department	 at	 Cornell	 University,	 and	 is	 a	 Past	 President	 of	 Women’s	
Transportation	 Seminar	 (WTS)	 in	 Portland,	 Oregon.	 	 Matt	 has	 conducted	 numerous	
housing	 studies	 and	 managed	 a	 variety	 of	 development	 code	 audits	 and	 updates	 for	
communities		throughout	Oregon.	







Becky	Hewitt	
AICP,	Senior	Planner	


Angelo	Planning	Group		::		www.angeloplanning.com	::		921	SW	Washington	Street,	Suite	468,	Portland,	Oregon	97205	


Angelo	Planning	Group,	Inc.	is	an	Oregon	Certified	WBE/DBE	Firm	#2893	


RECENT	AND	RELEVANT	EXPERIENCE		
Anti-Displacement	Housing	Program,	City	of	Beaverton,	Oregon	
Assisting	the	City	to	develop	a	program	to	preserve	existing	affordable	housing	
units	and	create	new	affordable	units.	Leading	creation	of	a	multi-family	
housing	inventory	to	identify	opportunities	for	program	implementation;	
developing	and	specific	program	strategies;	and	preparing	and	presenting	
information	to	staff,	advisory	committee	members	and	decision-makers.	


Housing	and	Neighborhood	Stability	Analysis,	City	of	Beaverton,	Oregon		
Gathered	data	and	used	GIS	to	analyze	a	variety	of	housing	and	neighborhood	
considerations	including	demographics,	ownership,	crime,	home	values,	
foreclosure,	and	code	enforcement	within	the	City	of	Beaverton	and	
surrounding	area.	The	analysis	was	used	to	formulate	recommendations	for	
improving	neighborhood	stability	and	meeting	housing	needs.	


Beaverton	Land	Use	Element	Update,	City	of	Beaverton,	Oregon	
Led	a	process	to	update	and	re-write	the	land	use	element	of	the	Beaverton	
Comprehensive	Plan	to	reflect	an	updated	vision	and	new	goals	related	to	
complete	neighborhoods	and	commercial	corridors.	Led	creation	of	an	
interactive	online	map	tool	to	provide	information	and	gather	input	on	
proposed	plan	designation	and	policy	changes.	


South	Cooper	Mountain	Concept	Plan,	City	of	Beaverton,	Oregon		
Served	as	lead	planner	for	the	South	Cooper	Mountain	Concept	and	Community	
Plans.		Coordinated	analysis	by	a	multi-disciplinary	team,	provided	land	use	and	
GIS	analysis,	played	a	lead	role	in	writing	and	producing	technical	reports	and	
plan	documents,	and	supported	City	staff	in	drafting	comprehensive	plan	and	
code	amendments	to	implement	the	Community	Plan.	


Bend	Urban	Growth	Boundary	Remand,	City	of	Bend,	Oregon	
Provided	project	coordination,	technical	analysis,	development	code	
amendments,	and	other	support	for	a	large	and	multi-faceted	UGB	expansion	
effort.	Becky	played	a	lead	role	in	estimating	capacity	for	housing	and	
employment	growth	and	working	with	City	staff	and	advisory	committees	to	
identify,	prioritize,	and	strategies	to	increase	housing	development	potential.		


CONTACT	
rhewitt@angeloplanning.com	


503-224-1496


EXPERTISE	
Land	Use	Planning	and	Analysis	


Geographic	Information	
Systems	(GIS)	Analysis		


Project	Management	and	
Coordination	


Public	Involvement	


Code	Amendments	


Natural	Resources	Protection	


EDUCATION	
Candidate,	Master	of	Real	
Estate	Development,	Portland	
State	University	


Master	of	Urban	and	Regional	
Planning,	Portland	State	
University	


Bachelor	of	Science	in	Civil	and	
Environmental	Engineering,		
Duke	University	


RECOGNITION	
WTS	Portland	2012	President’s	
Award	


American	Institute	of	Certified	
Planners	Student	Project	Award	
2010	


Becky	is	an	urban	planner	with	strong	analytical	and	writing	skills	and	the	ability	to	integrate	Geographic	
Information	Systems	(GIS)	analysis	with	land	use	planning	expertise.	With	over	10	years	of	experience	
in	the	field,	Becky	has	collaborated	on	a	wide	range	of	projects,	including	housing	analyses,	concept	
plans	for	urbanizing	areas,	land	use	and	transportation	plans	for	highway	corridors,	scenario	planning	
for	 urban	 growth	 boundary	 expansions,	 development	 code	 updates,	 and	 downtown	 revitalization	
efforts.	She	has	experience	coordinating	multi-disciplinary	teams	on	complex	projects,	including	and	
synthesizing	and	distilling	complex	information	from	multiple	team	members	into	focused	conclusions	
and	recommendations.	She	has	also	planned	and	carried	out	many	successful	public	outreach	efforts,	
including	a	range	of	online	engagement	tools.	







Appendix B. Work Samples 
Work Samples 
Anti-Displacement Housing Strategy—Beaverton, OR (Ongoing) 
Working with Angelo Planning Group, ECONorthwest is providing affordable housing policy 
analysis in support of the Beaverton Residential Anti-Displacement Housing Strategy (ADS). 
Through this project, which will wrap up in Spring 2018, ECONorthwest and Angelo Planning 
Group have assisted the City of Beaverton and its funding partners in the creation of new city-
wide programs that help to mitigate displacement in Beaverton by maintaining the current stock 
of affordable housing and encouraging new affordable housing development. Working with an 
advisory group, this project includes extensive stakeholder engagement, a detailed inventory of 
existing multi-family housing stock, comprehensive research into innovative tools and national 
best practices for preserving and creating affordable housing, the creation and application of a 
program evaluation framework to assess the potential impacts of each tool, and assistance in 
framing the program requirements for implementation. 


Southwest Corridor Equitable Housing Strategy—Portland, OR (Ongoing) 
ECONorthwest is working together with Enterprise Community Partners to identify funding and 
implementation strategies to support the development of equitable and affordable housing along 
the corridor, in advance of a 12-mile light rail investment from downtown Portland, Oregon to 
Tigard, Oregon. In addition, ECONorthwest’s team has identified the existing organizations that 
are active in advocating for affordable housing in the corridor. This work will inform research 
about potential steering organization structures that could help to guide and leverage public 
investments in affordable housing development and preservation. 


Rockwood Rising Market Study and Hedonic Analysis—Gresham, OR (Ongoing) 
For the City of Gresham, ECONorthwest is analyzing the multifamily housing market of the 
Rockwood neighborhood and estimating the potential market effects related to the addition of 
new housing units at the Rockwood Rising project—an upcoming 108-unit mixed use 
development supported by the Gresham Redevelopment Commission. The study will document 
regional housing demand drivers that are currently affecting Rockwood’s multifamily housing 
market and conduct several analyses to estimate the potential effects related to the addition of 
new housing units. The study estimates that new market rate units may have a small marginal 
effect on local multifamily rents, however regional market forces are overwhelmingly the largest 
contributor to changes in local multifamily rents. 


Affordable Housing Strategy—Bellevue, WA (2017) 
ECONorthwest worked with the City of Bellevue on its Affordable Housing Strategy, which 
assessed the City’s regulatory approach toward affordable housing. On this project, 
ECONorthwest evaluated the successes and shortcomings of the City’s policy tools, reviewed 
best practices from other jurisdictions, and assisted in the identification of additional tools that 
might help Bellevue meet its housing goals. ECONorthwest used research and financial analytic 
tools to identify barriers and guide the implementation of the right tools to support the realization 
of the city’s Affordable Housing Strategy. The analysis explicitly examined the financial impact 







of parking requirements (e.g., off-street parking) and parking form (i.e., surface, structured, 
underground) on development feasibility and the incentives offered by the City. 


Affordable Housing Policy Evaluation—Hillsboro, OR (2017)
The City of Hillsboro was interested in exploring the best approach for encouraging the 
development of new affordable housing units and the preservation of existing affordable housing 
units. ECONorthwest evaluated a set of tools, which city staff compiled based on developer and 
stakeholder feedback, for their effectiveness at stimulating development. ECONorthwest used a 
pro forma model to quantitatively evaluate each tool, including land banking, land trusts, reduced 
parking requirements, Washington County property tax exemption, Multiple Unit Limited 
Property tax exemption, financing of system development charges, and general fund grants. In 
addition, we qualitatively evaluated other tools include incentives for space-efficient housing, 
inclusionary zoning, incentives for preservation of existing housing. The result of the analysis 
was a final document that identified the potential benefits and drawbacks of each tool, and 
evaluated the effectiveness of specific tools at filling development feasibility gaps. 


Angelo Planning Group Work Samples 
Beaverton Housing and Neighborhood Analysis (2010) 
APG assisted the City of Beaverton in evaluating a variety of housing and neighborhood issues, 
both city-wide and within the City’s downtown and central city areas. APG analyzed and 
mapped a variety of data related to housing conditions and values, demographic and economic 
indicators, home ownership, foreclosure and other affordability issues. APG also assessed these 
and other conditions associated with housing and neighborhood stability, including housing 
supply and demand, condition of needed infrastructure and services and crime and code 
enforcement trends, among others. Based on this analysis, APG formulated a series of 
recommendations related to improving neighborhood stability and meeting future housing needs 
throughout the city, including the need for affordable and special needs housing. 


Tigard Population and Housing Study (2012) 
Angelo Planning Group worked with the City of Tigard to assess long-term housing needs for 
the City and prepare implementing policies, development code recommendations and a housing 
element for the city’s Comprehensive Plan. Tasks included summarizing current and projected 
future demographic and housing conditions and needs; ensuring that Comprehensive Plan 
policies are consistent with regional, state and federal requirements; reviewing the city’s 
development code and recommending changes needed to reduce barriers and improve the city’s 
ability to meet future housing needs; and preparing a Housing Report summarizing the results of 
these efforts. 


Angelo Planning Group also assisted in presenting information to and facilitating meetings of a 
combined Technical and Citizens Advisory Committee, as well as assisting with briefings to the 
city’s Planning Commission and City Council. Johnson Reid assisted with technical analyses of 
demographic conditions and future housing needs. 







Appendix C. Signature Page 
Signature page is attached. 



















From: Anna Slatinsky
To: "jwj@johnsoneconomics.com"
Cc: Cadence Petros; Terry Muralt
Subject: RE: Solicitation #3323-18
Date: Friday, March 23, 2018 9:41:52 AM
Attachments: image001.png

3323-18_VHDZ_EvalScoreSheet_032218.pdf

Dear Proposers,
 

The City would like to thank you for submitting a proposal in response to
the RFP for VHDZ Displacement Assessment. The evaluation team
have completed their evaluation.  This is the City’s official notice to
award a contract to _ECONorthwest.    Attached is the evaluation
scoring sheet.  If you have any questions please contact me.
 
Best,
Anna

 
 
Anna Slatinsky
Planning Division Manager | Community Development Department
City of Beaverton | 12725 SW Millikan Way, 4th Floor
PO Box 4755 | Beaverton OR  97076-4755
p: 503-526-2429 | f: 503-526-2550 | www.BeavertonOregon.gov
 
 
 
 

From: Jerry Johnson [mailto:jwj@johnsoneconomics.com] 
Sent: Wednesday, March 07, 2018 10:01 AM
To: Anna Slatinsky <aslatinsky@beavertonoregon.gov>
Subject: Solicitation #3323-18
 
Ms. Slatinsky,
 
We appreciate the opportunity to submit a proposal to prepare a Vertical Housing Zone
Displacement Assessment. I have attached our proposal, and look forward to hearing from you.
 
Thanks.
 
Jerry Johnson
Johnson Economics LLC
621 SW Alder, Suite 605

mailto:aslatinsky@beavertonoregon.gov
mailto:jwj@johnsoneconomics.com
mailto:cpetros@beavertonoregon.gov
mailto:tmuralt@beavertonoregon.gov
http://www.beavertonoregon.gov/




Company Name Evaluation Factor Total Possible Evaluator 1 Evaluator 2 TOTAL AVERAGE Overall Position
ECONorthwest


1. Knowledge, Experience, Key Personnel 20 18 18 36 18
2. Project Approach & Understanding 25 23 18 41 20.5
3. M/W/SDV/ESB Program 12 7 7 14 7
4. Contract Price 20 18 15 33 16.5
Total Maximum Points 77 66 58 124


Johnson Economics
1. Knowledge, Experience, Key Personnel 20 16 15 31 15.5
2. Project Approach & Understanding 25 18 14 32 16
3. M/W/SDV/ESB Program 12 9 9 18 9
4. Contract Price 20 17 10 27 13.5
Total Maximum Points 77 60 48 108


Evaluation Committee Score Sheet
Vertical Housing Development Zone Displacement Assessment, Solicitation #3323-18
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