
COMMUNITY DEVELOPMENT COMMISSION 

AGENDA 

cityofalbany.net 

Monday, August 15, 2022 
Noon 

This meeting includes in-person and virtual participation. 
Albany City Council Chambers 

333 Broadalbin Street SW
Or join the meeting here:

https://council.cityofalbany.net/groups/cdc/zoom 
You can use your microphone or dial in using your phone. 

Phone: 1 (253) 215-8782 (Long distance charges may apply) 
Meeting ID: 894 5923 3401; Passcode: 498781 

1. Call to Order (Ruckert) 

2. Roll Call (Staff) 

3. Approval of the Minutes    (Ruckert) 
a. July 18, 2022

4. Scheduled Business    (Staff) 
a. Fair Housing Planning and Consolidated Plan Background Data (Please review)
b. Senate Bill 5561 Phase II Application Evaluation (Please review and score)

5. Business from the Public (Ruckert) 
Persons wanting to provide comments may:
1. Email written comments to cdaa@cityofalbany.net, including your name, before noon on the day of the

meeting.
2. To comment virtually during the meeting, register by emailing cdaa@cityofalbany.net  before noon on

the day of the meeting, with your name. The chair will call upon those who have registered to speak.
3. Appear in person at the meeting and register to speak.

6. Business from the Commission (Ruckert) 

7. Next Meeting Date: September 19, 2022

8. Adjournment

This meeting is accessible to the public via video connection. The location for in-person attendance is accessible
to people with disabilities. If you have a disability that requires accommodation, please notify city staff at least 

48-hours in advance of the meeting at: cdaa@cityofalbany.net or call 541-917-7550. 

Testimony provided at the meeting is part of the public record. Meetings are recorded, capturing both in-
person and virtual participation, and are posted on the City website. 

https://council.cityofalbany.net/groups/cdc/zoom
tel:+15713173122,,766287781
mailto:cdaa@cityofalbany.net
mailto:cdaa@cityofalbany.net
mailto:cdaa@cityofalbany.net


 
COMMUNITY DEVELOPMENT COMMISSION 

 

MINUTES 
July 18, 2022 

12:00 p.m. 
Hybrid – Council Chambers 

Approved: DRAFT 
Call to Order 
Staff called the meeting to order at 12:01 p.m. 

Roll Call 
Members present: Alex Johnson II, Josiah Blaisdell, Steph Nappa, Melissa Murphy, Kenny 

Larson, and JoAnn Miller 

Members absent: Blanca Ruckert, Robyn Davis, Courtney Stubbs, and Roosevelt Gray 

Minutes  12:02 p.m. 
Motion: Commissioner Alex Johnson II moved to approve the June 20, 2022, minutes as presented. 
Commissioner Josiah Blaisdell seconded the motion, which passed 6-0. 

Senate Bill 5561 Phase II Application 12:03 p.m. 
Planner II Beth Freelander presented the agenda item.  

Blaisdell spoke of the 80 percent median income listing family sizes up to eight, but the average family 
size in Albany is three. Blaisdell questioned whether 80 percent of the median income is for a large 
family to which Freelander answered saying the median income changes as the household size changes. 
Blaisdell followed with asking if the application should specifically mention a family size of three, which 
Planner III Anne Catlin answered saying there are households of different sizes, and it is standard table 
that is used by affordable housing providers. Freelander added it mainly used as an eligibility criteria.  

Freelander shared that the second-round application was provided to the first round of applicants and 
clarification given to Jackson Street Youth.   

Murphy thanked staff for their work.  

Fair Housing Planning, Consolidated Five-Year Planning, and 2022 Program Year Schedule 12:07 p.m. 
Freelander presented a PowerPoint* and gave an overview of the Consolidated Five-Year Plan, Fair 
Housing Plan, and their timelines. Catlin spoke of the Consolidated Plan timeline and requested any 
input from the commission. 

Johnson II requested the commission receive presentations and other materials prior to the meeting.  

Catlin spoke about the commission viewing the previous Consolidated Five-Year Plan and Fair Housing 
Plan to get a sense of information that is needed for these plans and how the commission could help 
staff make priorities for the next five years.  

Blaisdell noticed that the need for housing for sex offenders was not a priority in the previous 
Consolidated Plan. Blaisdell suggested asking agencies about the needs and barriers to providing 
services or housing to sex offenders during agency consultations. Freelander said that could be done 
and suggested including a question on a public outreach survey. Freelander added saying additional 
needs and goals could be potentially added but the needs and goals still need to be aligned with what 
the program can address. Catlin explained the goals and objectives for the Plan are general, allowing 
for flexibility, but could be more specific.  

Blaisdell mentioned sex offenders not being included in the definition of “special needs”. Catlin 
explained the funds can only be used to help low- or moderate-income and special needs individuals, 
and the funds might not be the right match, but if they happen to be of low- or moderate-income, they 
can be served. Catlin added there are national objectives that need to be met and it could be 
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challenging to serve some needs that are identified. Freelander added there are some populations that 
are presumed to be low- or moderate-income that might not explicitly include sex offenders, but also 
don’t exclude them.  

Blaisdell stated speaking with the youth shelter and how they don’t allow youth who are pending 
adjudication for a sex offense to stay in the shelter. Blaisdell spoke of how landlords can demand 
families to kick their kids out or leave. Freelander stated that could be beneficial information to collect 
and include in the Consolidated Plan.  

Catlin and Freelander requested input from the commission on how to include certain communities for 
outreach for the Plans. Blaisdell suggested the seniors and retirement community in North Albany.  

Freelander questioned if there are topics of interest that are priorities for asking the public their 
feedback or opinions related to the needs for low- or moderate-income individuals. Johnson II stated 
seniors or low-income seniors that are in shelters or about to be in shelters. Larson added childcare for 
low-income families, which Murphy agreed. Catlin added there could be a way to help someone start a 
daycare business and providing funding for through economic development for that type of public 
service.  

Larson questioned whether the commission could work with schools or the school foundation to help 
CDBG funds go farther. Murphy answered saying there are other groups in Oregon who are focusing 
on it but there are still not an answer yet on how to help. Larson asked whether there is an option for 
those groups to come together to discuss the issues to which Catlin added that United Way was 
convening a group of childcare providers during the pandemic, and maybe they can reconvene the 
group.  

Nappa commented on considering household transportation costs and affordable transportation 
options. Larson added general economic development, and Murphy added access to services are 
important and suggested getting more transportation needs data.  

Blaisdell spoke of child neglect being a big issue and should be identified as a need. Larson agreed and 
stated how childcare also ties into transportation issues. Murphy added child neglect is included in the 
Consolidated Plan, though not specifically called out. Catlin also added that the Consolidated Plan has 
a lot of sections that need to be completed so information is coming from agencies that are providing 
services to address existing needs, so it would be hard to focus in on where the CDBG dollars fit in and 
ways to fill a gap in funding, resources, or services from agencies.  

Blaisdell asked whether the City uses social media. Freelander answered saying staff was already 
speaking with the City’s communications team about exploring survey tools for public outreach. 
Blaisdell and Larson stated the ads feature will help with seeing how far the content reaches.  

Business from the Public 12:53 p.m. 
None. 

Business from the Commission 12:53 p.m. 
Johnson II asked about questions from Councilor Novak being answered to which Catlin stated the 
presentation for the public hearing answered those questions, but staff can reach out. Catlin suggested 
having a work session with the council to discuss priority needs. Freelander added the comments from 
Councilor Novak for the phase II applications were reflected in the updated application.  

Blaisdell brought up the restriction for when people can apply for assistance for citizens whose utilities 
are shut off. Catlin answered saying the community development department doesn’t handle those 
applications, but could try and follow up with an answer.  

Larson added Pew Research is a good source for data on the user demographics of different social 
media platforms.  
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Next Meeting Date 
The next regularly scheduled meeting is Monday, August 15, 2022. 

Adjournment  
Hearing no further business, staff adjourned the meeting at 12:58 p.m. 
 
Respectfully submitted,     Reviewed by, 

 

 

Jessica Valentino     Beth Freelander 
Administrative Assistant I    Planner II 

*Documents discussed at the meeting that are not in the agenda packet are archived in the record. The documents are 
available by emailing cdaa@cityofalbany.net. 

mailto:cdaa@cityofalbany.net


Albany Community Profile 
 
Population Growth 
 
Albany grew dramatically in the early 2000s compared to the region and Oregon. Since then, 
Albany’s growth has slowed marginally, but continues to grow more rapidly than the region and 
state. Growth in the housing stock has not kept pace. The number of housing units only 
increased 5.5% from 2010 to 2020 compared to the 12.1% growth in population. 

 
 
 
 
 
 
 
 

 
Age Distribution 
 
Albany’s population continues to age as seen in the increase in median age over the last 20 
years. There has been growth in both 65 to 74 years of age and 75 years of age and older which 
make up a combined 15.7% of the population. This population is expected to continue to grow 
in Albany as life expectancies increase and birth rates decline. As a result, housing to suit the 
needs and incomes of seniors is an important consideration moving forward.  
 

Age Ranges 2000 2010 2020 Linn County 
2035 

0 to 14 9,012 22.1% 10,533 21.0% 11,317  20.8% 18.4% 
15 to 24 5,715 14.0% 6,858 13.7% 7,070  13% 11.6% 
25 to 34 5,914 14.5% 7,230 14.4% 7,846  14.4% 11.1% 
35 to 44 6,070 14.9% 6,521 13.0% 7,480  13.7% 12.4% 
45 to 54 5,583 13.7% 6,439 12.8% 6,310  11.6% 12.8% 
55 to 64 3,358 8.2% 5,988 11.9% 5,866  10.8% 11.4% 
65 to 74 2,298 5.6% 3,489 7.0% 4,855  8.9% 10.3% 

75 and older 2,902 7.1% 3,100 6.2% 3,698  6.8% 12.0% 
Total  40,852 50,158 54,442  

Median Age 32.7 34.6 36.2  
 
 
 
 
 

  Year Percent Change 

 2000 2010 2020 2000-2010 2010-2020 
Albany  41,895 48,560 54,442 15.9% 12.1% 
Linn County  103,069 116,672 128,610 13.2% 10.2% 
Benton County  78,153 85,579 95,184 9.5% 11.2% 
Oregon  3,421,399 3,831,074 4,237,256 12% 10.6% 



Race and Ethnicity 
 
Albany has seen growth in the Hispanic or Latino population, but the racial composition of the 
city has remained relatively stagnant over the past decade. There is a notable increase in people 
of two or more races and some other race. 
 
  2010 2020 
Albany – Total Population 50,158 100% 54,442 100%  
Hispanic or Latino 5,799 11.4% 7,257 13.3% 
Not Hispanic or Latino  44,359 88.6% 47,185 86.7% 
White alone 41,591 82.9% 46,966 86.3% 
Black or African American, alone  275 0.5% 221 0.4% 
Asian alone 745 1.5% 1,032 1.9% 
American Indian, Alaskan Native alone 88 0.9% 427 0.8% 
Native Hawaiian & Other Pacific alone  63 0.1% 25 0.01% 
Some Other Race alone   2,385 4.4% 
Two or More Races 1,311 2.6% 3,386 6.2% 

 
 
Income and Employment 
 
Among Albany residents ages 16 and older, 58.4% are employed while 37% are not in the labor 
force (retired, student, disability, etc.). Of residents ages 19 to 64, 73.4% are employed. The 
unemployment rate has decreased since 2010 when it was 5.0%. However, a lower 
unemployment rate does not ensure workers have access to jobs that pay a livable wage.  

 
Nearly 40% of Albany households earn less than $50,000, including 30.4% of families in Albany. 
Since 2010, incomes have not kept pace with rising rents in Albany. The median income for 
families has risen 30.4% since 2010 while rents have increased by 44% during the same period. 
Similarly, the median home value in Albany has risen 35.9% from 2010 to 2020 and have 
continued to rise through 2022. 
 
 
 

EMPLOYMENT STATUS 
Population 16 years and over 42,249 100%  
    In labor force 26601 63% 
        Civilian labor force 26,590  62.9% 
         Employed 24,668  58.4% 
         Unemployed 1,922  4.5% 
         Armed Forces 11 0.001% 
    Not in labor force 15,648 37% 



 
The table below displays supplemental income received by Albany households. Nearly 80% of 
households receive some supplemental earnings, the majority being social security income, 
retirement income, or SNAP benefits (food stamps).  
 
Total Households in 2020 20,278 100% Mean Income 
Households with Earnings 16,025 79% $70,963  
  With Social Security Income 6,355 31.3% $21,214  
  With Supplemental Security Income  996 4.9% $10,037 
  With Retirement Income 4,485 22.1% $30,812  
  With Cash Public Assistance Income 695 3.4% $3,413  
  With Food Stamp/SNAP in past 12 mo. 3,581 17.7%  

 
The poverty rate in Albany has decreased substantially over the last decade. However, 19.3% of 
families with children under 5 years old fall below the poverty line. Additionally, 26.8% of 
families with an unmarried female householder fall below the poverty line, with an even higher 
rate among those families with children under 5, a startling 46.2%.  
 
% OF FAMILIES BELOW POVERTY LEVEL 
Total families 13,280 100% 
All families below the poverty line 996 7.5% 
   With related children of the householder under 18 years 821 13.2% 
   With related children of the householder under 5 years only 216 19.3% 
Married couple families 336 3.4% 
   With related children of the householder under 18 years 250 5.8% 
   With related children of the householder under 5 years only 104 12.6% 
Families with female householder, no spouse present 620 26.8% 
   With related children of the householder under 18 years 531 35.2% 
   With related children of the householder under 5 years only 92 46.2% 

 
All Households % Families Families % 

TOTALS 20,278 100% 13,280 100%  
  Less than $10,000 802 4.0% 552 3.4% 
  $10,000 to $14,999 734 3.6% 199 1.5% 
  $15,000 to $24,999 1,723 8.5% 651 4.9% 
  $25,000 to $34,999 1,710 8.4% 863 6.5% 
  $35,000 to $49,999 3,126 15.4% 1,872 14.1% 
  $50,000 to $74,999 4,251 21.0% 2,882 21.7% 
  $75,000 to $99,999 2,863 14.1% 2,138 16.1% 
  $100,000 to $149,999 3,419 16.9% 2,749 20.7% 
  $150,000 or $199,999 933 4.6% 876 6.6% 
  $200,000 or more 710 3.5% 598 4.5% 
Median Income (dollars) $62,172 $72,850 



  
  

All people Below Poverty Level 5,778 10.9% 
Under 18 years 1,850 14.7% 

Related children of the householder under 18 years 1,814 14.4% 
Related children of the householder under 5 years 638 17.3% 
Related children of the householder 5 to 17 years 1,212 13.6% 

18 years and over 3,928 9.8% 
18 to 64 years 3,531 11.1% 
65 years and over 397 4.8% 

Unrelated individuals 15 years and over 2,270 20.5% 
 
National Origin and Language 
 
The majority of Albany residents were born in the United States. Of the 5.9% of Albany residents 
who were born outside the United States, most originated from Mexico. Albany is also home to 
residents from a variety of countries in Asia as well as Canada, El Salvador, and Ireland.  
 
  Albany, OR  

National Origin  Country     
#1 country of origin Mexico 1,672 3.07% 
#2 country of origin Philippines 223 0.41% 
#3 country of origin Canada 179 0.33% 
#4 country of origin El Salvador 156 0.29% 
#5 country of origin India 105 0.19% 
#6 country of origin Korea 93 0.17% 
#7 country of origin China excl. Hong Kong, Taiwan 88 0.16% 
#8 country of origin Hong Kong 54 0.1% 
#9 country of origin Ireland 45 0.08% 
#10 country of origin Thailand 36 0.07% 

Limited English Proficiency 
(LEP) Language Language   
Total LEP Households 339 1.67% 

#1 LEP Language Spanish 295 1.45% 
#2 LEP Language Asian and Pacific Island languages 26 0.13% 
#3 LEP Language Other Indo-European languages 18 0.09% 

 
Most households in Albany speak English fluently even if they speak another language at home. 
Only 1.67% of Albany households are considered to have Limited English Proficiency. Those 
households mainly speak Spanish, though a small portion speak another language.  
 
 
 
 



Disability  
 
People with disabilities sometimes have specific housing needs to ensure housing is accessible 
to them. 15.5% of Albany residents have at least one disability and, notably, 37% of residents 
ages 65 and older have a disability. As the 65 and older population in Albany continues to grow, 
the need for accessible housing is likely to rise. Cognitive, ambulatory, and independent living 
difficulties are the most common disabilities for Albany residents. These types of disabilities are 
certainly among those that often require specific housing considerations. 
 
Disability 
Total population with a disability 8,344 15.5% 

Under 18 years with a disability 828 6.1% 
18 to 64 years with a disability 4,437 13.9% 
65 and older with a disability 3,079 37% 

  
 

  
Type of Disability 

Hearing difficulty 2,640 5% 
Vision difficulty 1,438 2.7% 
Cognitive difficulty 3,782 7.6% 
Ambulatory difficulty 4,236 8.5% 
Self-care difficulty 1,575 3.2% 
Independent living difficulty 2,943 7.2% 

 
 
 
 
 
 
 
 
 
 

























































SB 5561 Phase 2 Application Evaluation DevNW

Lincoln Ave 

Capital (LAC) Albany Habitat Helping Hands Jackson Street 

Creating Housing 

Coalition

Project Description
15 houses, 25 

townhomes for 

ownership

Ellsworth Landing - 

180 affordable 

apartments

2 homes for 

ownership

Parking for 30-bed 

addition and 

furnishings

Youth shelter 

operations - 16 

beds

Tiny home village - 
27 units

Organization Mission and Capacity, 20 Points:

Mission aligns with grant goals (Q1)

Experience and agency capacity (Q3, Q11- Q13)

Projected Outcomes, 40 points:

Demonstrated need for the project (Q5)

Near term impact - 18 months (Q6) N/A N/A N/A 200-300 ppl 75-100 youth 12 homes

Lasting Impact on those served, etc. (Q7/Q8a-d)
40 households, help 

build equity

180 affordable 

units, enable 

saving

2 households, help 

build equity

200-300/yr; 

housing first

75 youth, safe, 

lifeskills

27 tiny homes - 

housing security, 

savings

Affordability period (how do owned units remain 

affordable? (Q8b, Q8c)

land trust - 99+ 

years
60 years

Right of 1st refusal 

to buy
N/A - shelter N/A - shelter 

in perpetuity, 20+ 

years

Homeownership Equity opportunities?
prinicipal paymts + 

shared apprec.
N/A

shared 

appreciation
N/A - shelter N/A - shelter 

Some of rent put 

into savings

 Housing added/# Served (Q6/Q7) 40 houses/110 ppl 180 units 2 houses/7 pppl 30 beds N/A - operations 27 houses/40 ppl

Serving LMI residents  (Q9, Q4)
some 30-50% AMI 

most 50-80%
All <60% AMI

75% @30-50% AMI  

25% @50-80%

most < 30% AMI, 

some 30-50%
mostly

< 30% AMI 

extremely low

Target populations (Q10/Q11) BIPOC, LMI families BIPOC LMI families
all homeless 

populations

Youth 10 - 17, 

LBTQ
all populations

Feasibility and Financial, 40 points:

Project feasibility, agency capacity, start project in 12 

months - acquire land, etc (Q11, Q12, Q13)

property 

negotiations
site control property acquired

$, contractor, 

need parking

ongoing 

service
site secured

Project Timeline Dec '24 Aug '24-Mar '25 Sept '24 w/in 12 mo; 2023
ongoing 

service
2023-2024

Demonstrated Financial Need/Gap - justify request, can 

project proceed without full grant? (Q14, Q15, Q16)

Needs full grant  to 

leverage needed LIFT

Can proceed w/o 

grant but needs 

LIFT/LIHTC

Can proceed 
No $ for parking 

and furnishings
Can proceed Can proceed 

Source and certainty of other funds (Q17)
DevNW, loan; 

Unsecured: LAP, LIFT  

 Loan; Unsecured: 

LIFT, LIHTC

 Restore, mortgage 

pymts, fundraising
 State, ESG, CSC

State, CDBG, 

private

Federal, state, CDBG, 

donations

Grant Request (Q17): $750,000 $750,000 $275,000 $225,000 $150,000 $350,000 

Other Funds Total (Q17): $16,445,500 $52,800,000 $275,000 855,000 $619,870 $4,071,000 

Total Project Cost: $17,195,500 $57,171,507 $550,000 1,080,000 $769,870 $4,400,804 

Return on Investment -Grant $ per unit/bed, person (Q17) $18,750/u; $6,818 pp $4,167/u;  $1,875 pp
$137,500/u;  $39,285 

pp

$7,500/bed; $1,125 

pp

$9,375/bed, 

$2,000 pp
$12,963/u; $8,750 pp

Grant as % of total project cost (Q17) 4.4% 1.3% 50.0% 20.8% 19.5% 8.0%

Ratio of grant to leveraged funds (% match, 50% min.) 1 to 21.93 1 to 70.4 1 to 1 1 to 3.8 1 to 4.1 1 to 11.6

TOTAL POINTS 0 0 0 0 0 0



SB 5561 Affordable Housing Investment Phase 2 Applications 
 

The City of Albany received an allocation of $1 million from the Oregon Legislature to help cities 

support programs, projects, or services that address housing insecurity, lack of affordable housing, and 

homelessness. 

The City hopes to see these funds make as big of an impact as possible, supporting a variety of 

housing needs within the City.   

B. Priority Needs: 

• Increase the City’s supply of affordable or supportive housing units, including emergency shelter 

beds, transitional or supportive housing units/beds, accessible housing, studio and one-bedroom 

units and/or units with three- or more-bedrooms, or home ownership opportunities for low-mod 

households and especially for BIPOC residents. 

• Projects that help unhoused, housing insecure, or marginalized/underserved** residents. 

Housing insecure populations include but are not limited to: extremely low-income households, 

residents needing supportive or transitional housing, survivors of domestic violence or sexual 

assault, residents with criminal histories or poor credit, etc.  

**Marginalized populations include residents who experience discrimination of any kind (race, ethnicity, gender, sexual orientation, 
economic, cultural, physical ability, immigration status, etc.) and people who are often excluded from mainstream social, economic, 
educational, and/or cultural life.  

Evaluation Criteria 

Applicant Mission and Capacity (20 points) 

• Agency/Applicant mission – mission is aligned with grant goals 

• Agency/Applicant Experience/Capacity – experience with similar projects, demonstrated ability 

to complete project within timeline and budget, capacity to proceed with the project 

• Project description – project meets grant goals (pass/fail) 

Projected Outcomes (40 points) 

• Demonstrated need for the proposed project – type of housing missing in marketplace, serving 

population(s) with housing barriers, etc. 

• Near term impact – people served in 12-18 months, etc.  

• Lasting impact – lasting impact on people served, number served over the lifespan of the 

affordability period, length of affordability or sustainability of service provided after grant 

funds end 

Feasibility and Financial (40 points) 

• Project Feasibility/Readiness to proceed – current status or phase of project (site and land use 

approvals), can projects get underway within 12 months, projects that can be completed within 

12 to 18 months may be given priority 

• Return on investment – Grant amount per dwelling/bed, and overall # of households or 

individuals served 

• Ratio of grant request to leveraged funds – 50% minimum match  

• Demonstrated financial gap – justify request, can project proceed without the grant or full 

grant, especially for applicants requesting more than the maximum grant  

• Source and certainty of match/leveraged funds – level of other funding certainty, agency track 

record securing other funds required to complete the project 



sarah.brooks@devnw.org, 503-655-8974 x2065 Email and Phone: 

Sign and Date: 

Signature: ____________________________________________  Date: ___________________ 

Name: Emily Reiman   Title: CEO 

1. Agency Mission Statement:

To grow vibrant Northwest communities by empowering the region's individuals, families, small businesses, 
and neighborhoods. To open doors to progress and equity and opportunity - and keep them open. To stand 
beside our neighbors - beside you - and walk through whichever door you choose, together. 

2. Briefly describe the project:

The Albany CLT is a proposed affordable homeownership development that will include a mix of approximately 
15 single-family detached residences and 25 attached townhomes. The single-family detached homes will 
range in size from 800 to 1,200 square feet and the attached townhomes will be approximately 800 to 1000 
square feet. The site design for the proposed use prioritizes providing Missing Middle housing types that will 
accommodate the needs, abilities, and preferences of current and future residents. The new homes will be 
sold to Albany residents earning at or below 80% of the Area Median Income, and DevNW will use the 
Community Land Trust (CLT) model to ensure long-term affordability of this project.  

Note: while this application focuses on 100% homeownership units, DevNW is also open to a mix of 
homeownership and rental units. Depending on the timing and likelihood of federal and state funding sources, 
and maximizing units on the site, we are prepared to be flexible with the unit mix. However, the overall 
number of units would remain unchanged.   

3. Describe your agency’s experience and success conducting the same or similar projects:

DevNW has a long history in the development of affordable housing. DevNW currently owns and operates 410 
units of affordable rental housing throughout Linn, Benton, and Lane Counties, with pipeline expansion activity 
in Lincoln, Marion, and Clackamas Counties. On the homeownership side, DevNW completed two affordable 
homeownership projects in Cottage Grove (six single-family detached homes) and Florence (twelve single-
family detached homes) in 2020. Additionally, DevNW has 40 CLT single-family homes and townhouses under 
construction in Eugene as well as 11 CLT single-family homes under construction in Corvallis with 10 additional 
CLT single-family homes breaking ground this fall in Clackamas County.  Lastly, we have a fully funded 24-unit 
CLT homeownership project in Salem that will break ground in Q1 of 2023 that includes both single-family 
homes and townhomes. 

Project Description 

APPLICATION NARRATIVE

Agency/Developer Name and Address: Corvallis Neighborhood Housing Services dba, DevNW 

Sarah Brooks, Project Administrator Contact Name and Title: 

Agency/Applicant InformationDevNW



4. Explain how the project will address one or more needs listed below.  
 Housing insecurity  
 Homelessness 
 Lack of affordable housing  

 
The Albany CLT project will address lack of affordable housing in Albany by creating 40 new affordable 
homeownership opportunities for individuals and families that earn less than 80% of the area median income 
(AMI).  

 
5. Describe and document the need for this type of housing/shelter or service in Albany. Provide evidence 

and data to demonstrate the need for this type of housing. 

According to the Willamette Valley Multiple Listing Service, the average home price in Linn County is currently 
$439,903 – a price point currently accessible to an individual earning an average of $125,000 per year. An 
average mortgage-ready individual earning 80% of Albany’s Area Median Income, and utilizing down-payment 
assistance, would likely be pre-approved to buy a home priced at or below $250,000. (And with interest rates 
rising, that purchase power is only decreasing.) Unfortunately, there have only been 46 homes available at this 
price point in Albany over the last 2 years and many of them closed well within 30 days (likely to cash buyers).  
The DevNW CLT homes will be brand new construction and will be priced between $200,000 and $250,000, 
nearly doubling the inventory of affordable homes in the area and significantly improving the livability of the 
existing inventory. Furthermore, the affordability of these homes are protected through the CLT model, and 
CLT homes must be owner-occupied, ensuring that hard working Albany residents are served and not 
investors/developers simply looking to flip.  
 
Projected Outcomes  
6. How many individuals or households does this project anticipate serving in the first 12 -18 months: 

Individuals (shelters/services): _____________ 
Households (new dwellings):  40  

 
7. How many individuals or households does this project anticipate serving annually upon completion: 

Individuals 110 (15 SF Detached/4 persons & 25 TH Attached/2 persons) 
Households 40  

8. Explain the lasting/long term impact of this project. Answer any of the following that apply to your project. 
 

a. Please describe the longevity of project both during the time of funding and after these funds have been 
expended. 
 
The funds provided by this application will go towards the immediate development of 40 CLT homes 
that will be sold to homeowners earning below 80% of the AMI. As mentioned in more detail below, 
the CLT homes will remain affordable in perpetuity ensuring a long-term supply of affordable homes 
for homeownership in Albany.  
 

b. If this project adds affordable housing units, how many years will they remain affordable?  
 



 
Unlike most affordable rental projects with affordability periods that expire after 20, 40, or maybe 60 
years, these homes will remain affordable in perpetuity. Upon completion, DevNW will sell the CLT 
homes but will maintain ownership of the land via a 99-year renewable ground lease that guarantees 
the home will be re-sold with the same affordability restrictions. Each time one of the CLT homes is 
sold or the deed is transferred, the 99-year lease automatically renews.  
 
Note: if the project shifts to a mix of rental and ownership units, the rental units would follow the 
affordability timeline of the most restrictive funding source – likely 60 years.  
 

c. If this project creates homeownership opportunities, explain how the homeowner earns equity and how 
the property/housing units remain affordable for the next owner. 

 
The Community Land Trust model is often referred to as a “shared equity” model, because the 
individual homeowner earns partial equity, while some of the equity from price appreciation is 
restricted. Homeowners earn equity from two sources: 

 Equity from paying down the principal of their mortgage. CLT homeowners realize this equity 
in full, with no difference from traditional homeownership. 

 Equity from price appreciation: because the future sales price of the home must be affordable 
below 80% AMI, the price appreciation is limited to the growth of Area Median Income over 
time. AMI typically increases modestly each year, so over 5/10/15 years, this can lead to fairly 
significant equity, but not usually as much as on the private market. 

 
National studies have shown that the majority (more than 70%) of CLT homeowners go on to purchase 
fee-simple homes. The share appreciation of the CLT is sufficient to help them take that next step into 
market rate homeownership. Yet it also offers long term affordability to future generations of buyers, 
offering a great balance of individual asset building and community benefit.  

 
d. If funds are dedicated to a service, how long will that service be available using these funds? How will 

the service continue after these funds are expended? 
 
N/A 
 

9. Estimate the percent of those who will be served by this project by income ranges: 
Extremely low income (<=30% of AMI)   
Low income (30 to 50% of AMI)  10%   
Moderate income (50 to 80% of AMI) 90% (note: this mix would change if we do both rental and 
ownership units) 

 
10. Does this project have a special emphasis on serving one or more of the following populations: (mark those 

that apply) 

 Seniors 

 Residents with disabilities 

 BIPOC residents 

 people on the sex offender registry or with a criminal history 



 Residents with mental illness or addiction 

 Others with barriers to housing or specific housing needs:  Low to moderate income families
 

 
10a. Describe how this project specifically serves the population(s) you selected above: 
 
This project will specifically serve low-to-moderate income individuals and families by providing affordable 
homes for homeownership. DevNW will also make an effort to ensure that all members of the community, 
especially communities of color are aware of this housing opportunity. DevNW will achieve this by informing and 
working closely with culturally specific social service partners (especially through our network within the 
Linn/Benton Health Equity Alliance) and by working with current and new clients through our own Financial 
Wellbeing and First Time Homebuyer programs.  
 
 
Agency Capacity, Project Feasibility and Readiness  
11. Please describe your readiness to proceed, including your organization’s administrative capacity to complete 

the proposed project. 
 
If awarded, DevNW has identified a potential site, and we are equipped to proceed with executing a PSA and 
the pre-development/fund-up processes. DevNW has extensive experience gauging risk, leveraging funds, and 
navigating complex affordable housing development projects.  Over the past decade, DevNW has successfully 
financed, developed, and operated over 30 affordable housing projects (both rental and ownership) with 
multiple funding sources, including but not limited to: LIFT Homeownership, LIHTC, RD, CDBG, HOME, GHAP, 
and many others.  
 
DevNW’s Real Estate Development (RED) Team will be responsible for all aspects of the development. 
DevNW’s RED Team includes: 
 
Erin Dey, Director of Real Estate Development. Erin has a Masters of Real Estate with a focus in Finance and 
Development from Georgetown University and a Bachelors of Economics from Mount Holyoke College. Erin 
has over a decade of experience in real estate development, including property acquisition and disposition, 
rehabilitation, redevelopment, and new construction of affordable housing. Erin oversees the real estate 
development pipeline at DevNW, including the acquisition of new sites/construction as well as the 
rehabilitation of existing assets.  
 
Skylar Yang, Financial Analyst. Skylar holds a Master of Science in Financial Mathematics and a Bachelor of 
Science in Accounting from the University of Oregon. Skylar facilitates and monitors all financial aspects of the 
RED team’s projects, from developing the initial pro forma to oversight of the financing and closing 
requirements to tracking change orders. Over the past three years, he has proven invaluable in expediting the 
closing process, maintaining feasibility, and ensuring regulatory compliance. 
 
Tara Hanby, Project Manager. Tara has over 6 years of experience as a licensed architect in the state of 
Oregon. Tara’s role is to manage all aspects of the land-use as well as design-build aspects of the development. 
Tara is not only in charge of quality control, be she is responsible for keeping projects on time and on budget.   
 
Sarah Brooks, Project Administrator. Sarah initially joined the DevNW team three years ago as an Asset 
Building Specialist and transferred to the Real Estate Development Team in August of 2021.  She provides 
administrative support to the entire department; however, also takes the lead on coordinating real estate 



transactions/closings, compiling and submitting funding applications, and maintaining ongoing regulatory 
compliance.   

In addition to the RED Team, DevNW also has a bilingual and bicultural financial wellbeing and asset building 
team that offers direct services: financial counseling and education courses; Individual Development Accounts 
(IDA); and down payment assistance (DPA).  As part of that AB Team, DevNW has two full time staff members 
who recruit, screen, and support CLT homebuyers as well as coordinate with mortgage lending partners and 
collaborate with culturally specific organizations to ensure that we are reaching and retaining homebuyers 
from all backgrounds and abilities.  
 
12. Has a project site been identified and/or acquired?  If no, explain where you are in the process (property 

identified, purchase option on the property, or some other assurance that the property is available for 
acquisition…) 
 

We are currently in the process of negotiating a PSA on a specific site; the PSA will be contingent on whether or 
not we receive the requested funds through this application.  
 
13. Does the project require land use approvals such as Site Plan Review, Land Divisions, Conditional Use permits 

or rezoning? If yes, please explain where you are in the land use process and explain any issues that have 
been raised by the review that may delay the project. 

The prospective property is zoned OP - Office Professional. Single-family homes are allowed outright and middle 
housing requires a Conditional Use permit.  In addition, we believe the site may be covered by SB8, passed in 
2021, that allows the development of affordable housing on land zoned for commercial uses without requiring 
a rezone or conditional use permit. If awarded, DevNW will immediately seek to execute the PSA with the seller, 
and begin working with City staff to navigate this new state law and/or pursue land use approval as well as other 
pre-development activities.  
 
 
Timeline 
Please complete the schedule that follows or provide one that is applicable to the activity/project that outlines 
when major activities will be executed and when the project will be completed. 



Activity Start Date Completion Date 

Site Planning & Development/Rehab 
Site Acquisition August, 2022 June, 2023 
Building/Site Inspection August, 2022 October, 2022 
Pre-application November, 2022 December, 2022 
Land Use Approval May, 2023 July, 2023 
Construction Plans April, 2023 July, 2023
Final Bids June, 2023 September, 2023
Contractor Selection December, 2022 February, 2023 
Building Permits August, 2023 September, 2023
Grant Applications (specify if/when secured for applicable funding sources)
Local Government August, 2022 September, 2022
State January, 2023 May, 2023 
Federal  
Non-government/Fundraising  
Other  
Loan Applications
Construction Loan February, 2023 June, 2023 
Permanent  
Construction/Rehab Phase 
Construction October, 2023 December, 2024 
Final Inspections December, 2024 January, 2025
Lead Paint Clearance Exam N/A N/A
Certificate of Occupancy/ Completion December, 2023 January, 2025

 
Project Budget and Funding  

14. Why are these funds the best fit/source? Will these funds help leverage other funds? Demonstrate the 
unmet gap by other sources.   
 

Without local funds, this project cannot proceed. DevNW will be leveraging these dollars with state and private 
funds to complete the project. Unfortunately and unlike affordable rental projects, state and federal dollars are 
extremely limited for affordable homeownership projects and local investment in the project is essential to meet 
minimal feasibility thresholds. The investment of local funds will both reduce the cost of the project (by reducing 
our holding/financing costs during pre-development) and will gain DevNW points in the scoring of future funding 
applications.  

 

15. Describe any financial or legal commitments made to the project. Is all financing secured to complete the 
project?  

 
No legal commitments currently exist and funding has not yet been secured. That said, DevNW has an 
impeccable record of accomplishment and a deep private lending bench for obtaining funding for our CLT 
projects. Historically, DevNW has been awarded LIFT Homeownership funding for 6 of our 7 projects on the first 
application. We are confident that if we receive this award and can secure a site, we will obtain state and private 
financing during the next funding cycle (January to March 2023).  
 
 



16. If not fully funded, will the agency be able to pursue the activity/service (possibly at a reduced scale)? Is 
there a minimum funding threshold that must be met for this project to proceed? If so, what is the minimum 
funding needed? 
 

High land costs and steep environmental mitigation costs put tremendous strain on the project proforma, and 
current market conditions are not favorable to development of any kind. As such, this project will not and cannot 
proceed unless it is fully funded.  
 
17. There are two budget tables, a Project Financing Summary, and either a Service Activity or Development 

Project Budget. Please complete the Project Financing Summary table and the other  tables, as applicable, 
or provide your own financials providing the same/similar information.  
 

PROJECT FINANCING SUMMARY

Estimated TOTAL Project Cost: $17,195,500 

City SB5561 Fund Requested for Activity: $750,000

Total Number of Beds/Housing units added OR 
People (PPL) served (non development activities) 

40 Units in total 
3BR Single-family CLT homes – 15 units 
2BR Townhomes – 25 units 

Total Cost per Bed/Housing Unit or PPL: $429,888 per Unit

SB 5561 Grant Cost per Bed/Housing Unit or PPL: $18,750 per Unit 

Describe Source of Other Funds: Amount Amount Secured Amount 
Tentative

OHCS LAP Loan $470,000   

OHCS LIFT Fund (200k per Unit) $8,000,000   

DevNW Equity $150,000   

Construction Loan - accumulated $7,825,500   

   

   

   
Total Other Funds $16,445,500  

SERVICE Activity Budget Summary (Non-Development Activities)

Specific Cost City $ Request Other Funds Total Amount 

N/A   

  

  

  

  

  

  

  



Project Budget Albany CLT

Aussumption Cost Cost / Unit

Units 40
Site Acquisition

Purchase Price
 $470K by OHCS LAP                                                                           

$200K by City SB5561 
Grant 

670,000$                   16,750$                  

Closing Costs 3.00% 20,100$                     503$                        
Subtotal: 690,100$                  17,253$                  

General Costs
System Development Charges 7,500$                           300,000$                   7,500$                     
Building Permits & Other City Charges 8,000$                           320,000$                   8,000$                     
Appraisals 15,000$                     375$                        
Land Use & Subdivision 75,000$                     1,875$                     
Engineering 125,000$                   3,125$                     
Architectural 150,000$                   3,750$                     
Geotech 10,000$                     250$                        
Survey 10,000$                     250$                        
Environmental 45,000$                     1,125$                     

Wetland Mitigation
 Request $550,000 of 
City SB5561 Grant for 

Wetland Mitigation 
550,000$                   13,750$                  

Legal Services 65,000$                     1,625$                     
Review Fees 10,000$                     250$                        
OHCS Fees 2,500$                        63$                          
Utility 10,000$                     250$                        
Bonding Cost 2% 248,765$                   6,219$                     
Builders Risk 25,000$                     625$                        
Taxes 3 Years 18,000$                     450$                        

Subtotal: 1,979,265$               49,482$                  
Financing Costs

Construction Loan Costs 35,000$                     875$                        
Financing Closing Costs 25,000$                     625$                        
OHCS LAP Loan Interest 13,662$                     342$                        
Construction Loan Interst 6.25% 179,879$                   4,497$                     

Subtotal: 253,541$                   6,339$                     
Hard Costs

Site Development Costs 2,231,181$                55,780$                  
 3BR Single-family CLT 15 units 4,373,766$                291,584$                
2BR Townhomes 25 units 5,833,281$                233,331$                

Subtotal: 12,438,227$             310,956$                
Contingency

Hard Costs Contingency 8% 1,000,000$                25,000$                  
Soft Costs Contingency 5% 100,000$                   2,500$                     

Subtotal: 1,100,000$               27,500$                  
Developer Fee

Developer Fee 734,367$                   18,359$                  
Total Budget 17,195,500$             429,888$                



Funding Request/Application Phase II 
Complete this form and/or provide the following information in your own format. Attach additional 
pages if necessary. 

Agency/Applicant Information 

Agency/Developer Name and Address: Lincoln Avenue Capital  / Ellsworth Landing LP  / 900 NW 
Hickory Street, Albany, OR 

Contact Name and Title: Ben Taylor, Vice President and Project Partner 

Email and Phone: btaylor@lincolnavecap.com // 608‐347‐6604 

Sign and Date:  

Signature: ____________________________________________  Date: August 8th, 2022 

Lincoln Ave. Capital



APPLICATION NARRATIVE 
 

1. Agency Mission Statement: 
 
Lincoln Avenue Capital (LAC), the “Agency” on behalf of developer, Ellsworth Landing LP, is dedicated to 
investing in affordable housing to strengthen communities. LAC develops quality, affordable homes 
while delivering social, environmental, and financial returns. The team consists of top-tier professionals 
who create and implement a range of innovative solutions to support our residents and communities. 
 

2. Briefly describe the project: 
 
Ellsworth Landing (the “Project”) is a proposed new construction affordable housing 
development consisting of 180 rental units. The units will be dispersed across five, three-story 
walk-up residential buildings. The proposed unit mix consists of 36 1-bedroom units (700 SF), 
72 2-bedroom units (925 SF), and 72 3-bedroom units (1,150 SF). There will be 232 at grade 
parking spaces. A centralized amenity area including community clubhouse, patio, outdoor 
garden, bike trail, tot lot, and dog run. This is specifically designed to best support and help the 
residents build a sense of community and be the heart of the site. The design integrates 
feedback from service partners to best address the specific needs of the Albany Communities of 
Color. The Project is targeting Enterprise Green Communities program designation. In April 
2022, the Project applied for LIFT + 4% funding. The Project also has a Memorandum of 
Understanding with the Linn Benton Housing Authority. The Project will follow Fair Housing 
guidelines and provide equal access to all residents. Under the LIFT guidelines, the Project will 
remain affordable for 60 years. 
 

3. Describe your agency’s experience and success conducting the same or similar projects: 
 
As one of the largest operators of affordable housing in the United States, the Applicant’s Parent 
Organization, LAC, has acquired and rehabilitated thousands of rent-restricted and mixed-income 
housing in a variety of markets and geographic contexts across 18 states. LAC currently owns over 
19,000 units in 105 properties. In 2021, LAC was recognized as the number one company completing 
acquisitions in 2021 and third company completing substantial rehabilitations in 2021. In 2021, LAC 
added nearly 9,000 units across more than 55 properties to expand our impact in communities that 
need affordable housing. The firm’s professionals include veterans from affordable housing and 
multifamily industry leaders such as Dominium, Alliant Capital, Essex Property Trust, Vitus Group, The 
Michaels Organization and Starwood Capital. The 100+ person in-house team handles the entire lifecycle 
of deals from project origination through asset management and disposition. Most importantly, LAC’s 
team members have a deep knowledge of in all aspects of multifamily and have expertise in utilizing 
LIHTC, Section 8, HOME Investment Partnerships Program (HOME), Community Development Block 
Grant (CDBG), Rental Assistance Demonstration (RAD), and a variety of federal, state, and local sources 
to further our mission. The team has extensive experience working with a variety of stakeholders, 
including the U.S. Department of Housing and Urban Development (HUD) and local and state 



governments. They excel in securing state level soft financing of various forms and synergistically pairing 
them with low-income housing credits and bonds. The LAC team has a strong track record in fostering 
relationships with government partners across the country. LAC is working with more than 60 
government and nonprofit partners on the ground nationwide that are attuned to their specific 
community’s needs.  
 
LAC’s employee-owned, long-term capitalized business model emphasizes lasting partnerships built on 
trust. Through their communities, they strive to deliver pride and satisfaction to residents, the Cities 
they serve, and the partners with whom they work. LAC excels at forging civic relationships to best 
understand to the needs of local communities, and deliver projects that inspire civic leaders, as well as 
the residents they serve. In the private sector, LAC has strong relationships with top-tier financial 
partners and has closed transactions with Citibank, JP Morgan Chase, Berkadia, National Equity Fund, 
Boston Financial Investment Management, PNC Bank, Red Stone Equity Partners, and numerous others. 
Additionally, as the mission-based arm of the Bronfman Family, LAC has a unique access to capital that 
enables the Agency to be nimble and pursue creative financing structures.  
 
The Project team has extensive experience with projects of similar type, size, and scope as Ellsworth 
Landing. The Ellsworth Landing development team will be overseen by Russell Condas and Benjamin 
Taylor. Benjamin Taylor, Cricket Cleary, and Sarah Robbins will handle the day-to-day development tasks 
and responsibilities.  
 
Russell Condas, Senior Vice President of Development at Lincoln Avenue Capital, is responsible for the 
management and oversight of LAC’s talented development professionals with a focus on creation and 
preservation of affordable housing throughout the United States. Over the past decade, he has 
navigated complex transactions including new construction, historic adaptive re-use and portfolio 
acquisitions, and preservation of over 5,000 affordable units. He has worked closely in partnership with 
numerous cities, counties, state agencies, and housing authorities towards the mutual goal of leveraging 
scarce resources to provide high quality affordable housing that is a valuable resource for local 
communities. Prior to joining Lincoln Avenue Capital in 2020, Russell was a Development Partner at one 
of the largest affordable housing developers, owners, and operators in the country. 
 
Benjamin Taylor, the Project development lead, has been working in the real estate development field 
for the past 10 years and is focused on the new construction and acquisition/rehabilitation of affordable 
housing. As a Vice President and Project Partner, he leads a new team focused on the development of 
affordable housing across the county. This includes every part of the development process from 
identifying potential opportunities all the way through their lease-up and stabilization. Prior to joining 
Lincoln Avenue Capital, Ben oversaw the acquisition and development of more than 3,000 affordable 
units nationwide by securing $600 million in debt and equity from national lenders and equity providers. 
Ben will bring his extensive experience to the comprehensive vision and day-to day responsibilities of 
the proposed Project. 
 



Cricket Cleary, Development Associate, has almost three years of affordable housing experience. She has 
contributed to the new construction of over 900 units totaling $428 million in total development costs.  
Cricket has secured over $85 million in federal tax credits in the highly competitive state of California. 
She has closed over $300 million of debt and equity transactions with major industry players. Crickets 
previous experience involved a wide breadth of affordable financing resources including 4% LIHTC, 9% 
LIHTC, HOME Funds, CDBG Funds, Veterans Affairs Supportive Housing (VASH) units, PBV’s and several 
local soft loans.  
 
As an example, prior to joining LAC, Ben Taylor oversaw the development of East Range Crossings. This 
252-unit family new construction development provides 1, 2, and 3 bedroom units to families earning 
40%-60% of the Area Median Income. Under Ben’s leadership, East Range Crossings was the first project 
to utilize Denver’s Affordable Housing Funds and a partnership with the Denver Housing Authority. In 
return for the economic support from the local jurisdiction, East Range Crossings targeted a mixed 
income population and participated in the development of new City owned recreational parks in the 
neighborhood. In addition to the $3 million dollar soft loan from the Denver Office of Economic 
Development, this $65 million dollar project received an allocation of $27 Million in 4% Low Income 
Housing Tax Credits (LIHTC) from the Colorado Housing and Finance Authority (CHFA). The site was 
located in a Department of Housing & Urban Development (HUD) designated Difficult to Develop Area, 
which enabled the team to secure additional Tax Credits for the project. Bank of America was the equity 
investor and construction lender with Barings providing the permanent financing. East Range Crossings 
completed construction in 2019 and features a clubhouse with a fitness center, yoga area, community 
kitchen, and business center designed with an active, working community in mind. There is also a 
playground for children, fire pits, grilling stations, a pool and spa, and garage parking.  
 
Additionally, Cricket Cleary managed the construction and leasing of Arminta Square, a 110-unit new 
construction Urban Infill project in Los Angeles County prior to joining LAC. Arminta Square is a family 
project designed to serve those earning 30-80% of the Area Median Income. The project also has 35 
Permanent Supportive Housing units backed by Project Base Vouchers (PBV’s) from the Los Angeles 
County Department of Human Services. The four-story project includes one level of Type I concrete and 
steel (podium) and three floors of Type V(a) wood framed construction with slab foundation. Due to site 
limitation concerns, the team successfully negotiated with an adjacent landowner to lease land for 
construction material storage. As a nod to the local community, Cricket worked with non-profit, Art 
Share LA, to procure a local artist to paint a large 30x8 foot mural on the exterior of the project. The 
mural design and artist were specifically selected as a symbolic representation of the tie between 
Arminta Square and the larger Sun Valley community. Arminta Square completed construction in 
February 2021, six weeks ahead of schedule and $3.8 million under budget despite a turbulent 
construction material market. The total development costs were $51 million dollars for the project. Bank 
of America was the Equity Investor and Construction Lender. Permanent Financing was provided by 
Freddie Mac. 
 
Lastly, LAC has direct Oregon experience both with third parties and working with OHCS. LAC currently 
owns and operates Troutdale Terrace, an affordable property located in Multnomah County. LAC 



secured a resolution of official intent of $26,000,000 in Bonds from Oregon Housing and Community 
Services Department in order to preserve the project and extend the affordability of the units in 
Troutdale, OR. Through this project, LAC has been able to leverage Oregon specific relationships at both 
the state and local levels and developed a deep knowledge of OHCS resources. LAC will be able to apply 
the knowledge and experience of working with OHCS financing and compliance through Ellsworth 
Landing at Troutdale Terrace. Further, LAC has partnered with Guardian for the management of 
Troutdale Terrace and has fostered a strong working relationship in the process. The relationship and 
reporting systems developed between LAC and Guardian will also be replicated at Ellsworth Landing for 
greater proficiency and resident support.   
 
Project Description 

4. Explain how the project will address one or more needs listed below.  
• Housing insecurity  
• Homelessness 
• Lack of affordable housing  

 
The Project will directly address the lack of affordable housing and housing insecurity for the City of 
Albany. The Project will serve low-income families and individuals earning up to 60% of area median 
Income and deliver the new construction of 180 rental units with common area amenities designed to 
help families build a better future, especially those in communities of color. LAC recognizes that the 
Project alone will not assuage Albany’s need of affordable housing units but believes it will significantly 
add to the diversity and quality of the housing inventory and increase the overall affordability of the 
City. LAC and community partners share a common mission of generating positive changes in the lives of 
residents in the Albany community. Through the holistic approach to housing LAC takes, Ellsworth 
Landing is intended to assist residents gain the services and support to be financially secure.  
 

5. Describe and document the need for this type of housing/shelter or service in Albany. Provide 
evidence and data to demonstrate the need for this type of housing. 

 
In the current housing shortage and rapidly changing housing market, fortifying future affordability and 
increasing housing supply in Albany, Oregon is more important than ever. There is an overwhelming and 
immediate need for affordable housing units in Albany. Median Albany home prices have increased over 
105% with home prices outpacing wage growth since 2015. According to Zillow, the current average 
home price in the 97321 zip code is $481,230 as of March 2022, which is 43% higher than the nation 
average of $337,560. High housing costs in Albany make homeownership unattainable for many local 
residents. As of the end of 2021, 877 Albany households were on the Housing Choice Voucher waiting 
list, totaling 1,607 individuals in search of affordable housing opportunities. According to the Oregon 
Housing and Community Services (OHCS) County Profiles March 2022 analysis conducted using US 
Census Bureau data, 19% of total people live in poverty. However, 45% of the Black/African American 
Community and 23% of the Hispanic/Latino Community live in poverty. In addition, 62% of all people 
rent in Benton County. Respectively, 67% of Black/African American Community and 75% of the 



Hispanic/Latino Community are renters. Unfortunately, the burden of high housing costs 
disproportionately affects the Black and Latinx populations. 
 
The Project will provide 180 units of high quality, affordable housing as quickly as possible to 
approximately 400 residents. Market comparable apartments in North Albany are ~37% higher 
than the proposed Project. The average savings per year per unit for future residents is 
approximately $7,000 compared to market rate product. Over a three year period, this is a 
down payment on a home. Given the Project’s location in North Albany, where there is higher 
cost of living, these affordable units will help bridge economic gap and increase housing 
opportunities. 
 
Projected Outcomes  
 

6. How many individuals or households does this project anticipate serving in the first 12 -18 
months: 
 

Individuals (shelters/services): 0 
Households (new dwellings): 0 

 
7. How many individuals or households does this project anticipate serving annually upon 

completion: 
 

Individuals: 400 
Households: 180 
 
8. Explain the lasting/long term impact of this project. Answer any of the following that apply to 

your project. 
 

The proposed Project design will result in the most direct addressing of the mismatch of housing needs 
and affordability in Albany by adding a significant inventory of well-constructed, amenitized, and highly 
livable affordable rental units. The LIFT program requires these units to remain affordable for a 60 year 
period, fortifying Albany’s affordable housing inventory for decades to come. Ellsworth Landing’s has 
community partnerships and support from the Linn-Benton Housing Authority, Community Services 
Consortium, Casa Latinos Unidos, Boys&Girls Club of Albany, Mid-Willamette Family YMCA, Greater 
Albany Public Schools, and NAACP Linn Benton Branch. These local groups will not only strengthen 
Ellsworth Landing residents direct experience, but provide on-site community services and partnerships 
available for the greater Albany area. The average savings per year per unit for future residents is 
approximately $7,000 compared to market rate product. Over a three year period, this is a down 
payment on a home. Ellsworth Landing is intended to be a place where families can be supported and 
helped through housing insecurity, and strengthen the greater Albany community for future 
generations.  



 
A) Please describe the longevity of project both during the time of funding and after these funds 

have been expended. 
 
LAC intends to extend the Project’s affordability for a total period of 60 years in order to satisfy the LIFT 
loan. The budget assumes this debt will carry 0% interest during the life of the project. LIFT program 
funds would be utilized during the Construction and Permeant phases.  
 
LAC has an extensive in-house team dedicated to creating long-term affordable housing communities. 
LAC’s team has expanded to match its growth, with senior leadership and industry professionals across 
development, Acquisitions, Originations, Asset Management, Finance, Construction, Resident Services, 
Legal, and Human Resources. This access to knowledge and resources is what allows Lincoln Avenue 
Capital to have such flexibility, swift execution, economies of scale, and has greatly contributed to LAC’s 
continued success. LAC’s extensive in house verticals and external relationship partners allow the 
Applicant to be most completive and efficient. Construction standards will support long term 
maintenance of physical product. 
 
The Project design is innovative in several ways. The use of only three unit types on the project and the 
consistency of a stacked program simplify building systems which in turn save on the overall 
construction cost. By replicating exterior building design elements throughout the project, contractor 
pricing is reflective of efficiency of scale. Through limiting the amount of material transitions and 
selections on the exterior, the Applicant can invest in higher quality, longer lasting materials since the 
products would be purchased in bulk and therefore overall cost efficient to the project. These creative 
measures all save in construction waste, materials, and time. Although not contemplated, the use of a 
stacked building program, simple building form, and uniformed approach to the building layout, these 
buildings could easily be approached from a modular construction perspective. 
 
The Project will include high efficiency systems, resulting in lower consumption of natural resources and 
smaller utility bills for the Project residents. This will include the heating and cooling systems, building 
insulation design, high quality windows, Energy Star rated appliances, water conserving fixtures, Energy 
Star LED fixtures, efficient irrigation and landscaping materials, low-VOC interior paints, adhesives, and 
sealants. Residents will also enjoy a healthy living environment with the site and building designs 
intentionally maximizing access to natural light and air circulation. Internal vehicular circulation is 
intended to balance efficiency and safety. The design also ensures parking is evenly distributed and 
equally accessible to every unit.  
 

B) If this project adds affordable housing units, how many years will they remain affordable?  
 
The Project will add approximately 180 affordable housing units restricted at 60% AMI for 60 years. 
 

C) If this project creates homeownership opportunities, explain how the homeowner earns equity 
and how the property/housing units remain affordable for the next owner. 



N/A – This is a rental project, but the goal is to offer residents access to affordable housing that will 
enable them to save up for a down deposit to purchase a home in the future, as well as offer services 
such as language classes, homeownership education, financial lessons, and other community run 
programs. 
 

D) If funds are dedicated to a service, how long will that service be available using these funds? 
How will the service continue after these funds are expended? 

 
The Agency is requesting funds for new affordable housing units, not dedicated to a service. 
 

9. Estimate the percent of those who will be served by this project by income ranges: 
Extremely low income (<=30% of AMI)   
Low income (30 to 50% of AMI)     
Moderate income (50 to 80% of AMI)  100% at 60% AMI  
 

10. Does this project have a special emphasis on serving one or more of the following populations: 
(mark those that apply) 

☐ Seniors 
☐ Residents with disabilities 
☒ BIPOC residents 
☐ people on the sex offender registry or with a criminal history 
☐ Residents with mental illness or addiction 
☐ Others with barriers to housing or specific housing needs:       
 

A)  Describe how this project specifically serves the population(s) you selected above: 
 
Ellsworth Landing’s Resident Service Plan will provide both on-site services and connect 
residents with local resources in the surrounding Linn and Benton Counties community to 
improve quality of life, provide cultural resources, and further housing stability for Latinx and 
Black and Biracial residents. LAC has secured Memorandums of Understanding with 
multiple local service organizations including Community Services Consortium (CSC), Casa 
Latinos Unidos, the Boys & Girls Club of Albany, and the Mid-Willamette Family YMCA. These 
partnerships will help ensure that Project residents are culturally engaged and provided with 
resources and tools future growth. The Project design team will work closely with community 
partners to build out clubhouse amenities with space for cultural gatherings and resident 
spaces to host on-site services. CSC is a culturally responsive organization serving Linn, Benton, 
and Lincoln Counties as the designated Community Action Agency. CSC will oversee and 
coordinate all on site services with the management team, other Project partners, community 
volunteers and third-party providers. CSC’s leadership, experience and existing organization 
infrastructure will ensure the predictable and efficient delivery of services. Programming will be 
reviewed regularly and adapted to meet the changing needs of the community over time. 



 
Services will be provided at no cost to residents. The Programs will be thoughtfully curated and 
tailored to the needs of the property’s population. Current resident service programs 
contemplated from the service partners include Rent Well Tenant Education, healthy lifestyle, 
advocacy training, citizenship classes, resume building and work opportunity information, 
college readiness programs, financial decision-making classes, Madres sin Temor Sin Miedo 
(Mothers Without Fear) support group, and events centered around heritage and traditions. These 
programs will be presented in multiple languages whenever possible.  
 
High housing costs disproportionately affect Communities of Color in Albany. Per OHCS, in Benton 
County, 36% of the Latinx population & 28% of the Black population & more than 50% cost burdened. In 
Benton County overall, 19% live in poverty & 62% rent. However, 45% of Black & 23% of Latinx residents 
live in poverty & 67% of Black & 75% of the Latinx residents rent. A recent County homeless count 
identified 9% of respondents as Hispanic & 13% as Black, Indigenous, or Multi-Race. CSC notes many of 
these populations are unstably housed with extended family/friends, which increases eviction risk.  
 
The team collaborated with Community Services Consortium, Casa Latinos Unidos, Mid-Willamette 
Family YMCA, Boys & Girls Club of Albany, Linn Benton NAACP & Greater Albany Public Schools to 
connect with Latinx and Black Communities. These organizations are committed to addressing 
opportunity inequalities that impact local Black and Latinx residents and are familiar with specific 
challenges in the Communities. The Applicant received feedback about difficulties in access to childcare 
and transportation, connectivity of food and culture, and co-living with extended family.   
 
The Applicant’s priority is ensuring Black and Latinx residents have knowledge of Project availabilities. 
Project management staff will be Fair Housing Trained and oversee marketing intended to reach under-
represented groups including flyers posted in community agencies, places of worship, and culturally 
specific and electronic advertisements on culturally specific Facebook groups, Craigslist, affordable 
housing websites and more. CSC, CLU, NAACP and BGCA are all excited and dedicated to sharing Project 
openings with their Black and Latinx members and community members. 
 
The Applicant aims to screen tenants in, rather than out. Management staff will assist future residents 
with obtaining landlord recommendations, valid forms of identification, income standards, & 
background check. Leases and notices will be professionally translated for alternate languages. CLU & 
CSC will assist Latinx & Black households requiring additional support with application completion, 
document gathering, background and credit checks and lease signing. This plan mitigates language and 
access barriers and equips Black & Latinx residents with allies and advocates. 
 
Please see executed MOU’s with CSC, CLU, BGCA and YMCA are provided under separate cover. The 
Project’s service partners have generously committed numerous high-quality forms of support to Project 
residents addressing cultural traditions, advocacy, personal and professional development for children 
and adults, health and wellness education and memberships, medical access and scholastic 



opportunities. These pledges directly align with the Applicant’s goal to address Black and Latinx 
households’ highest priority needs and aspirations and promote a better quality of life for residents. 
 
Project units have been deliberately sized to best support co-living and large families common among 
Latinx and Black households. The clubhouse features a communal kitchen that facilitates larger 
gatherings for meals and holidays that connect residents to their heritage and traditions. Service 
partners will have access to private office space to work with residents and future residents on any 
sensitive or confidential discussions. The unit mix is heavily two- and three-bedroom units, which 
prioritizes opportunities for families to have access to attainable housing. 
 
 
Agency Capacity, Project Feasibility and Readiness  
 

11. Please describe your readiness to proceed, including your organization’s administrative capacity 
to complete the proposed project. 

 
Ellsworth Landing LP has site control of the property. The parcels proposed use is consistent with Albany 
Zoning code and is zoned RM, Residential Medium Density, allowing for density up to 25 units per acre 
plus a 20% affordable density bonus. The Project completed the OHCS Project Site Review Checklist 
through field observation, Phase I report, and Albany Planning Department, and there were no 
recognized environmental conditions in connection with the Site. 
 
In conjunction with the Parent Organization’s national development experience, the Applicant team is 
well versed in adhering to strict Readiness to Proceed requirements in other states. Often, the 
development team is required to closing financing and begin construction within 150- to 180-days after 
receipt of bond allocation in states like California, Arizona and Texas. As good stewards of limited public 
resources, the Applicant carries this same sense of urgency throughout all projects and prioritizes 
deploying federal and state dollars as quickly as possible. The team excels at maintaining schedules and 
keeping the construction and design teams and financing partners focused on a project’s closing 
timeline.  
 
The Project submitted LIFT + 4% LIHTC/PAB NOFA Application through Oregon Housing and 
Community Services (OHCS) on April 22nd, 2022. OHCS’ initial recommendation of awarded projects, 
announced August 5th, did not include Ellsworth Landing. However, the Agency is meeting with OHCS on 
August 12th to discuss feedback and next steps. The team is planning to propose creative financing 
solutions in that meeting in hopes of receiving a LIFT allocation in 2022. If funding is allocated to 
Ellsworth Landing in this year, the Project would submit for site plan approval in October 2022 and 
subsequently submit for building permits in March 2023. Around August 2023, the Project expects to 
pull permits, close on financing, and start construction. By approximately August 2024, the first building 
is expected to be placed in service and available for move-in. Finally, around March 2025, construction is 
expected to be complete and Ellsworth Landing will be fully leased. 
 



12. Has a project site been identified and/or acquired?  If no, explain where you are in the process 
(property identified, purchase option on the property, or some other assurance that the 
property is available for acquisition…) 

 
Ellsworth Landing Limited Partnership has site control of the property via a valid Purchase and Sale 
Agreement dated March 1, 2022. The Seller is Edel Investments, LLC an unrelated third party. The 
transaction will be an arm’s length sale with no seller financing or concessions included in the 
Agreement. The contract outlined a three month due diligence period, which concluded on May 30th, 
2022 in which $10,000 became non-refundable to Ellsworth Landing LP. The contract is currently in 
Contingency Period through May 2023, contingent on OHCS financing and Albany Housing Fund 
feedback. 
 

13. Does the project require land use approvals such as Site Plan Review, Land Divisions, Conditional 
Use permits or rezoning? If yes, please explain where you are in the land use process and 
explain any issues that have been raised by the review that may delay the project. 

 
All three parcels proposed use is consistent with current Albany Zoning code and is zoned RM, 
Residential Medium Density, allowing for density up to 25 units per acre plus a 20% affordable density 
bonus. Phase I report found no recognized environmental conditions in connection with the Site. 
Ellsworth Landing LP has received local government verification that development is consistent with 
zoning and land use regulations. The proposed use will be consistent with zoning and applicable land use 
regulations upon obtaining site plan review in which applicant has submitted for review. Pending Site 
Plan Review, there may be some design variances requested during the site plan review process 
determined at a later date. Site has access to water, sewer, electricity and applicant is working through 
viable storm drain solution of which there are several viable options. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Timeline 
Please complete the schedule that follows or provide one that is applicable to the activity/project that 
outlines when major activities will be executed and when the project will be completed. 
 

Activity Start Date Completion Date 
Site Planning & Development/Rehab 
Site Acquisition Signed PSA March 2022 4/1/2023 
Building/Site Inspection   
Pre-application  March 2022  
Land Use Approval March 2022  
Construction Plans March 2023  
Final Bids   
Contractor Selection March 2022  
Building Permits March 2023  
Grant Applications (specify if/when secured for applicable funding sources) 
Local Government  August 2022 TBD 
State (LIFT) April 2022 TBD August 2022 
Federal (LIHTC)  April 2022 TBD August 2022 
Non-government/Fundraising   
Other   
Loan Applications 
Construction Loan  LOI signed April 2022  
Permanent LOI signed April 2022  
Construction/Rehab Phase 
Construction  May 2024 October 2024 
Final Inspections   
Lead Paint Clearance Exam   
Certificate of Occupancy/ Completion May 2024 October 2024 

 
 
 
Project Budget and Funding  

14. Why are these funds the best fit/source? Will these funds help leverage other funds? 
Demonstrate the unmet gap by other sources.   

 
Ellsworth Landing directly address the purpose of the Albany Housing Fund. The City of Albany received 
the allocation of these funds from the Oregon legislature to make as big of an impact as possible on 
Albany’s housing insecurity, lack of affordable housing, and homelessness. The priority needs for this 
application seek to increase the City’s affordable housing units, especially for BIPOC residents, which is 
the exact impact the development of Ellsworth Landing will create for the Albany and greater Linn-
Benton community. 



 
Since submitting for the LIFT + 4% LIHTC/PAB pre-application in February 2022, the US 10-year treasury 
has increased about 100 basis points and construction costs have escalated materially and continue to 
rise. Both metrics are expected to keep increasing and create decreasing financial viability on Ellsworth 
Landing LP’s side. 
 
With permanent sources for the project consisting of $12.9MM in LIFT funds, $21MM in Tax Exempt 
Debt, and $18.7MM in Low Income Housing Tax Credit Equity ($52.8MM total) there is a $4.4MM gap in 
permanent sources. Albany’s Affordable Housing Fund will allow the Project to further leverage other 
funds and mitigate the gap of funds as the market evolves. 
 
 

15. Describe any financial or legal commitments made to the project. Is all financing secured to 
complete the project?  

 
The Applicant submitted for financing under the Local innovation and Fast Track Program (LIFT) Rental 
2022 application, paired with 4% Low Income Housing Tax Credit (LIHTC) and Private Activity Bonds 
(PABs). Ellsworth Landing LP requested $12.87MM in LIFT Rental Housing funds, $2.082MM in annual 
4% LIHTC Allocation, and $30.09MM in PABs. The Project has secured a signed LOI on a Tax-Exempt loan 
for $30.09MM from CitiBank Community Capital for the construction loan and $21.17 for permanent 
financing. The Project has signed LOI on $18.739 in LIHTC Equity from Boston Financial investment 
Management, LP. The Project has a signed Memorandum of Understanding with the Linn-Benton 
Housing Authority to obtain a 100% property real estate tax exemption.  
 

16. If not fully funded, will the agency be able to pursue the activity/service (possibly at a reduced 
scale)? Is there a minimum funding threshold that must be met for this project to proceed? If so, 
what is the minimum funding needed? 

 
There is no minimum funding threshold. If the Project does not receive these resources, the Agency will 
be forced to pursue other funding methods to address the gap. The Project will not be able to pursue 
the development without OHCS funding commitment and will need full state LIFT and federal LIHTC 
funding for this project to proceed. The Applicant will know OHCS LIFT NOFA feedback prior to the 
September committee date. 
 
 
 
 
 
 
 
 



17. There are two budget tables, a Project Financing Summary, and either a Service Activity or 
Development Project Budget. Please complete the Project Financing Summary table and the 
other  tables, as applicable, or provide your own financials providing the same/similar 
information.  

 
PROJECT FINANCING SUMMARY 

Estimated TOTAL Project Cost: $57,171,507 

City SB5561 Fund Requested for Activity: $750,000 

Total Number of Beds/Housing units added OR 
People (PPL) served (non development activities) 

396 Bedrooms and 180 Units 

Total Cost per Bed/Housing Unit or PPL: $144,372.42 

SB 5561 Grant Cost per Bed/Housing Unit or PPL: $1893.939 

Describe Source of Other Funds: Amount Amount Secured  Amount 
Tentative 

Federal: LIHTC Equity $18,739,030  $18,739,030 

State: LIFT Funds $12,870,000  $12,870,000 

Local:     

Donations/Private: General Partner Note $100 $100  

Grants:    

Loans:  CityBank Community Capital $21,170,000 $21,170,000  

Other:    

Total Other Funds 
**There is roughly a $4MM gap in permanent 
financing sources 

$52,779,130 
$21,170,100 $31,609,030 

SERVICE Activity Budget Summary (Non-Development Activities) 
Specific Cost City $ Request Other Funds Total Amount 

    

Total Activity Budget    

  



 

DEVELOPMENT PROJECTS – BUDGET TEMPLATE*  
Complete below and/or attach project financials and specify how City funds would be used. 

Acquisition Costs City $ Request Other Funds Total Amount 
Survey/Appraisals  $35,000 $35,000 
Land/Improvements $750,000 $1,750,000 $2,500,000 

Liens and other Taxes    

Closing Costs    
Environmental Report/Lead Based Paint  $163,079 $163,079 

Other Costs    

SUBTOTAL    

Development Costs    

Site Plan Preparation (professional services)  $1,041,050 $1,041,050 
Land Use Approvals  $161,356 $161,356 

Building Permits/fees  $200,000 $200,000 
System Development Charges (SDCs)  $651,679 $651,679 
Relocation Costs    
Insurance    
Legal, Accounting  $245,000 $245,000 
Lender Fees  $258,415 $258,415 
Construction Loan  $1,855,080 $1,855,080 
Permanent Loan  $120,850 $120,850 
Tax Credit Fees  $774,928 $774,928 
Developer/Owner Fees  $5,742,162 $5,742,162 
Consultant Fee    
Hard Construction Costs  $42,344,912 $42,344,912 
Reserves  $1,077,996 $1,077,996 
SUBTOTAL    
TOTAL $750,000 $56,421,507 57, 171, 507 
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January 24, 2022 
 
 

MEMORANDUM OF UNDERSTANDING BETWEEN 
 

Community Services Consortium 
AND 

Lincoln Avenue Capital 
For Future Services to Residents of Affordable Housing in Albany, Oregon 

 
 

This Memorandum of Understanding (MOU) is made between Community Services Consortium 
(CSC) and Lincoln Avenue Capital (LAC) for the provision of services to residents at a new construction 
Affordable Housing Project (Project) located in Albany, Oregon. 
 
CSC and LAC share a common mission of generating positive changes in the lives of residents in the 
above referenced Property. The purpose of this MOU is to demonstrate the commitment of CSC to provide 
high quality, culturally-relevant, services in collaboration with community partners that address the 
highest priority needs and aspirations of the Albany Black, Hispanic, and Native American/Indigenous 
communities.  
 
This MOU shall be non-binding and serve as an outline of basic responsibilities and benefits that shall 
be incorporated into a contractual agreement once the project has received funding.  
 
This MOU may be terminated at any time by either party and will terminate automatically if the Project 
does not receive funding from OHCS by October 1st, 2022 with written notice to follow from LAC. 
 
CSC’s Responsibilities: 
 

1. Provide input on the needs of the Black, Hispanic, and Native American / Indigenous 
communities in Albany driven by quantitative and qualitative research and experience. 

2. Cooperate with LAC on any local or state level funding applications, which shall include, but not 
limited to the Oregon 4% LIHTC and Local Innovation and Fast Track (LIFT) Rental programs 
2022 application which is due in April 2022. This MOU may be included in all applications.  

3. Share feedback on the design of the Project’s community areas and amenity spaces to ensure the 
Project is laid out in a way that supports the Albany Black, Hispanic, and Native American / 
Indigenous communities and the services CSC intends to provide. 

4. Provide direct services to residents of the Project. These services may include learning seminars 
(Rent Well Tenant Education, healthy lifestyle, professional development), job fairs, community 
garden space, medical clinics, and potential work opportunities for residents. In addition, CSC 
will engage in partnerships with local schools and healthcare providers to further assist tenants to 
access programs for education, mental and physical health, and other services. Pending specific  
 



 
 

 
Lincoln Avenue Capital, 401 Wilshire Blvd, #1070, Santa Monica, CA 90401 

 
 
Project site and with future resident feedback, these services will be further specified to meet 
needs of residents and support their housing stability. 

5. Cooperate and work in conjunction with the Project’s property manager for the use of space, 
dissemination of information to residents and planning of events. 

6. These resident services will commence within 6 months of the future placed-in-service date are 
expected to continue through annual renewals for a period of at least fifteen (15) years.  

 
LAC’s Responsibilities: 
 

1. Facilitate the development of long-term, sustainable rental units at the Project for individuals and 
families earning 60% of the Area Median Income. This responsibility includes site identification, 
design, entitlement, financing, construction, leasing and management of the Project. 

2. Provide all financing required to complete the Project, which may include, but is not limited to, 
any pre-development expenses and financial guarantees required by the federal LIHTC investor 
and/or lenders.  

3. Provide sufficient and thoughtfully designed space at the Project for CSC to conduct the agreed 
upon resident services. 

4. Comply with Section-42 of the Internal Revenue Code along with requirements. 
 

CSC’s Benefits:  

1. LAC, or an affiliate, will compensate CSC an annual fee of Twenty Dollars ($20.00) per unit per 
month to be paid in monthly installments starting on the first month of commencement of 
services. The annual fee shall increase 3% annually. The annual fee will provide direct 
compensation for CSC’s time and materials to conduct services on site at the Project as well as 
provide CSC with additional resources to build out services within their organization that support 
the greater Albany Black, Hispanic, and Native American / Indigenous communities and clients 
at large.  

2. LAC, or an affiliate, will notify CSC, for the entirety of their involvement in the Project, of 
upcoming vacancies at the Project so that they are able to assist non-Project resident clients with 
applications for housing.  

 
LAC’s Benefits: 
 

1. LAC and the Project will be able to utilize CSC’s experience, presence, knowledge and 
connections in Albany to best understand and serve the local Albany Black, Hispanic, and Native 
American / Indigenous communities when designing and developing the Project. 

2. CSC will assist with identifying and contracting additional local partnerships, particularly with 
Minority, Women’s and/or Emerging Small Business (MWESB), that can enrich and supplement 
the services provided by CSC. 

3. CSC will develop a plan for mitigating the barriers that Black, Hispanic, and Native American / 
Indigenous communities of Albany face in accessing, applying for and moving into housing.  
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Acknowledge and accepted by: 
 

Pegge McGuire 
Executive Director 
Community Services Consortium    
 

Agreed:  
 
Date : _February 1, 2022_________     
        
 

 

Ben Taylor 
Vice President and Project Partner 
Lincoln Avenue Capital          
 
Agreed: ______________________ 
 
Date : ________________________     
      

Feburary 1, 2022
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March 30, 2022 

MEMORANDUM OF UNDERSTANDING BETWEEN 

Casa Latinos Unidos 
AND 

Lincoln Avenue Capital 
For Future Services to Residents of Affordable Housing in Albany, Oregon 

This Memorandum of Understanding (MOU) is made between Casa Latinos Unidos and Lincoln 
Avenue Capital (LAC) for the provision of services to residents at Ellsworth Landing, a new 

construction Affordable Housing Project (Project) located in Albany, Oregon. 

Casa Latinos Unidos and LAC share a common mission of generating positive changes in the lives of 
residents in the above referenced Property. The purpose of this MOU is to demonstrate the commitment 
of Casa Latinos Unidos to provide high quality, culturally-relevant, services in collaboration with 
community partners, that address the highest priority needs and aspirations of the Latinx community of 
Albany.  

This MOU shall be non-binding and serve as an outline of basic responsibilities and benefits that shall 
be incorporated into a contractual agreement once the project has received funding.  

This MOU may be terminated at any time by either party and will terminate automatically if the Project 
does not receive funding from OHCS by October 1st, 2022 with written notice to follow from LAC. 

Casa Latinos Unidos’ Responsibilities: 

1. Provide input on the needs of the Latinx community in Albany driven by quantitative and
qualitive research and experience.

2. Cooperate with LAC on any local or state level funding applications, which shall include, but not
limited to the Oregon 4% LIHTC and Local Innovation and Fast Track (LIFT) Rental programs
2022 application which is due in April 2022. This MOU may be included in all applications.

3. Share feedback on the design of the Project’s community areas and amenity spaces to ensure the
Project is laid out in a way that supports the Albany Latinx community and the services Casa
Latinos Unidos intends to provide.

4. Provide direct services to residents of the Project on site at a minimum of three hours per month.
These services may include leadership and advocacy training, citizenship classes, resume
building and work opportunity information, Madres sin Temor, Sin Miedo (Mothers Without
Fear) support group, translation services, and hosting events centered around Latinx heritage and
traditions. Pending specific Project site and with future resident feedback, these services will be
further specified to meet needs of residents and support their housing stability.



 
 

 
Lincoln Avenue Capital, 401 Wilshire Blvd, #1070, Santa Monica, CA 90401 

 

 

5. Cooperate and work in conjunction with the Project’s property manager for the use of space, 
dissemination of information to residents and planning of events. 

6. These resident services will commence within 6 months of the future placed-in-service date are 
expected to continue through annual renewals for a period of at least fifteen (15) years.  

 
LAC’s Responsibilities: 
 

1. Facilitate the development of long-term, sustainable rental units at the Project for individuals and 
families earning 60% of the Area Median Income. This responsibility includes site identification, 
design, entitlement, financing, construction, leasing and management of the Project. 

2. Provide all financing required to complete the Project, which may include, but is not limited to, 
any pre-development expenses and financial guarantees required by the federal LIHTC investor 
and/or lenders.  

3. Provide sufficient and thoughtfully designed space at the Project for Casa Latinos Unidos to 
conduct the agreed upon resident services. 

4. Comply with Section-42 of the Internal Revenue Code along with requirements. 
 

Casa Latinos Unidos Benefits:  

1. Casa Latinos Unidos will receive compensation for every prospective resident’s housing rental 
application submitted to the Project that Casa Latinos Unidos’ staff provides direct and 
individualized assistance on. The terms of this compensation shall be outlined further in a 
contractual agreement.  

2. The Project will provide Casa Latinos Unidos with access to management staff, physical space, 
and resources to build out services within their organization that support the greater Latinx 
community of Albany and clients at large.  

3. LAC, or an affiliate, will notify Casa Latinos Unidos, for the entirety of their involvement in the 
Project, of upcoming vacancies at the Project so that they are able to assist non-Project resident 
clients with applications for housing.  

 
LAC’s Benefits: 
 

1. LAC and the Project will be able to utilize Casa Latinos Unidos’ experience, presence, 
knowledge and connections in Albany to best understand and serve the local Latinx community 
of Albany when designing and developing the Project. 

2. Casa Latinos Unidos will assist with identifying and contracting additional local partnerships, 
particularly with Minority, Women’s and/or Emerging Small Business (MWESB), that can 
enrich and supplement the services provided by Casa Latinos Unidos. 

3. Casa Latinos Unidos will develop a plan for mitigating the barriers the Latinx community of 
Albany faces in accessing, applying for and moving into housing.  
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Acknowledge and accepted by: 

 
Ricardo B. Contreras 
Executive Director 
Casa Latinos Unidos    
 
Agreed: ______________________ 
 
Date : ________________________     
        
 

 

Ben Taylor 
Vice President and Project Partner 
Lincoln Avenue Capital          
 
Agreed: ______________________ 
 
Date : ________________________     
      

3/30/2022

March 30th, 2022
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April 21, 2022 
 

MEMORANDUM OF UNDERSTANDING BETWEEN 
 

Lincoln Avenue Capital 
AND 

Mid-Willamette Family YMCA 
For Future Services to Residents of Affordable Housing in Albany, Oregon 

 
 

This Memorandum of Understanding (MOU) is made between the Mid-Willamette Family YMCA and 
Lincoln Avenue Capital (LAC) for the provision of services to residents at Ellsworth Landing, a new 

construction Affordable Housing Project (Project) located in Albany, Oregon. 
 
LAC supports a holistic approach to housing and recognizes a healthy mind, body, and spirit contributes 
to overall quality of life. The Mid-Willamette Family YMCA and LAC share a common mission of 
generating positive changes in the lives of Ellsworth Landing residents through focusing on youth 
development, healthy living, and social responsibility. Furthermore, both organizations are committed to 
ensuring that the Albany Communities of Color have access to health and fitness opportunities and 
programs. The purpose of this MOU is to demonstrate the commitment of the Mid-Willamette Family 
YMCA to provide a reduced membership to residents at Ellsworth Landing.  
 
This MOU shall be non-binding and serve as an outline of basic responsibilities and benefits that shall 
be incorporated into a contractual agreement once the project has received funding.  
 
This MOU may be terminated at any time by either party and will terminate automatically if the Project 
does not receive funding from OHCS by October 1st, 2022 with written notice to follow from LAC. 
 
Mid-Willamette Family YMCA Responsibilities: 
 

1. Provide Project residents with a reduced membership rate for the Mid-Willamette Family YMCA 
to promote healthy living and youth development. This discount shall be further documented at a 
later date in a subsequent contractual agreement. 

2. Cooperate with LAC on any local or state level funding applications, which shall include, but not 
limited to the Oregon 4% LIHTC and Local Innovation and Fast Track (LIFT) Rental programs 
2022 application which is due in April 2022. This MOU may be included in all applications.  

3. These resident discounts will commence within 6 months of the future placed-in-service date are 
expected to continue through annual renewals. 
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LAC’s Responsibilities: 

1. Facilitate the development of long-term, sustainable rental units at the Project for individuals and
families earning 60% of the Area Median Income. This responsibility includes site identification,
design, entitlement, financing, construction, leasing and management of the Project.

2. Provide all financing required to complete the Project, which may include, but is not limited to,
any pre-development expenses and financial guarantees required by the federal LIHTC investor
and/or lenders.

3. Promote Mid-Willamette Family YMCA reduced memberships, programs, initiatives, and
special events to Ellsworth Landing residents.

4. Comply with Section-42 of the Internal Revenue Code along with requirements.

Acknowledge and accepted by: 

Chris Reese 
Chief Executive Officer 
Mid-Willamette Family YMCA 

Agreed: ______________________ 

Date : 
_______4/21/22________________ 

Ben Taylor 
Vice President and Project Partner 
Agreed:Lincoln Avenue  _____________Capital _________ 

Date : ________________________ 4/22/2022
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Funding Request/Application Phase II 
Complete this form and/or provide the following information in your own format. Attach additional 
pages if necessary. 

Agency/Applicant Information 

Agency/Developer Name and Address:  

Contact Name and Title: 

Email and Phone: 

Sign and Date: 

Signature: ____________________________________________  Date: ____________________ 

Name: 

Title:  

APPLICATION NARRATIVE 

1. Agency Mission Statement:

2. Briefly describe the project:

3. Describe your agency’s experience and success conducting the same or similar projects:

Project Description 

4. Explain how the project will address one or more needs listed below.
Housing insecurity
Homelessness
Lack of affordable housing



 

 

 
5. Describe and document the need for this type of housing/shelter or service in Albany. Provide 

evidence and data to demonstrate the need for this type of housing.

 
 
 
 
Projected Outcomes  
6. How many individuals or households does this project anticipate serving in the first 12 -18 months: 

Individuals (shelters/services): _____________ 
Households (new dwellings):    

 
7. How many individuals or households does this project anticipate serving annually upon 

completion: 
Individuals   
Households   

8. Explain the lasting/long term impact of this project. Answer any of the following that apply to your 
project. 

 
 
 
 

a. Please describe the longevity of project both during the time of funding and after these funds 
have been expended. 
 
 

b. If this project adds affordable housing units, how many years will they remain affordable?  
 
 

c. If this project creates homeownership opportunities, explain how the homeowner earns equity 
and how the property/housing units remain affordable for the next owner. 

 
 

d. If funds are dedicated to a service, how long will that service be available using these funds? 
How will the service continue after these funds are expended? 
 
 



9. Estimate the percent of those who will be served by this project by income ranges: 
Extremely low income (<=30% of AMI)   
Low income (30 to 50% of AMI)     
Moderate income (50 to 80% of AMI)    

 
10. Does this project have a special emphasis on serving one or more of the following populations: 

(mark those that apply) 
 Seniors 
 Residents with disabilities 
 BIPOC residents 
 people on the sex offender registry or with a criminal history 
 Residents with mental illness or addiction 
 Others with barriers to housing or specific housing needs:       

 
10a.  Describe how this project specifically serves the population(s) you selected above: 
 
 
 
 
Agency Capacity, Project Feasibility and Readiness  
11. Please describe your readiness to proceed, including your organization’s administrative capacity to 

complete the proposed project. 
 
 
 
 
 
 
12. Has a project site been identified and/or acquired?  If no, explain where you are in the process 

(property identified, purchase option on the property, or some other assurance that the property is 
available for acquisition…) 

 
 
 
 
13. Does the project require land use approvals such as Site Plan Review, Land Divisions, Conditional 

Use permits or rezoning? If yes, please explain where you are in the land use process and explain 
any issues that have been raised by the review that may delay the project. 

 
 
 
 



Timeline 
Please complete the schedule that follows or provide one that is applicable to the activity/project that 
outlines when major activities will be executed and when the project will be completed. 

Activity Start Date Completion Date 
Site Planning & Development/Rehab 
Site Acquisition  
Building/Site Inspection  
Pre-application  
Land Use Approval  
Construction Plans  
Final Bids  
Contractor Selection  
Building Permits  
Grant Applications (specify if/when secured for applicable funding sources) 
Local Government  
State  
Federal  
Non-government/Fundraising  
Other  
Loan Applications 
Construction Loan   
Permanent  
Construction/Rehab Phase 
Construction  
Final Inspections  
Lead Paint Clearance Exam  
Certificate of Occupancy/ Completion  

 
Project Budget and Funding  

14. Why are these funds the best fit/source? Will these funds help leverage other funds? Demonstrate 
the unmet gap by other sources.   

 

 

 

15. Describe any financial or legal commitments made to the project. Is all financing secured to 
complete the project?  

 
 
 
 
16. If not fully funded, will the agency be able to pursue the activity/service (possibly at a reduced 

scale)? Is there a minimum funding threshold that must be met for this project to proceed? If so, 
what is the minimum funding needed? 

 



 
 
17. There are two budget tables, a Project Financing Summary, and either a Service Activity or 

Development Project Budget. Please complete the Project Financing Summary table and the other  
tables, as applicable, or provide your own financials providing the same/similar information.  
 

PROJECT FINANCING SUMMARY 

Estimated TOTAL Project Cost: $

City SB5561 Fund Requested for Activity: $

Total Number of Beds/Housing units added OR 
People (PPL) served (non development 
activities) 
Total Cost per Bed/Housing Unit or PPL: $

SB 5561 Grant Cost per Bed/Housing Unit or 
PPL:

$

Describe Source of Other Funds: Amount Amount 
Secured  

Amount 
Tentative

Federal:    

State:    
Local:    

Donations/Private:    
Grants:    

Loans:      

Other:    
Total Other Funds  

SERVICE Activity Budget Summary (Non-Development Activities) 
Specific Cost City $ Request Other Funds Total Amount 

  

  

  

  

  

  

  

  

Total Activity Budget $ $ $ 

  



Funding Request/Application Phase II 
Complete this form and/or provide the following information in your own format. Attach additional 
pages if necessary. 

Agency/Applicant Information 

Agency/Developer Name and Address: 

Contact Name and Title: 

Email and Phone: 

Sign and Date: 

Signature: ____________________________________________  Date: ____________________ 

Name: 

Title:  

APPLICATION NARRATIVE 

1. Agency Mission Statement:

2. Briefly describe the project:

3. Describe your agency’s experience and success conducting the same or similar projects:

Project Description 

4. Explain how the project will address one or more needs listed below.
Housing insecurity
Homelessness
Lack of affordable housing

Albany Helping Hands



 

 

 
5. Describe and document the need for this type of housing/shelter or service in Albany. Provide 

evidence and data to demonstrate the need for this type of housing.

 
 
 
 
Projected Outcomes  
6. How many individuals or households does this project anticipate serving in the first 12 -18 months: 

Individuals (shelters/services): _____________ 
Households (new dwellings):    

 
7. How many individuals or households does this project anticipate serving annually upon 

completion: 
Individuals   
Households   

8. Explain the lasting/long term impact of this project. Answer any of the following that apply to your 
project. 

 
 
 
 

a. Please describe the longevity of project both during the time of funding and after these funds 
have been expended. 
 
 

b. If this project adds affordable housing units, how many years will they remain affordable?  
 
 

c. If this project creates homeownership opportunities, explain how the homeowner earns equity 
and how the property/housing units remain affordable for the next owner. 

 
 

d. If funds are dedicated to a service, how long will that service be available using these funds? 
How will the service continue after these funds are expended? 
 
 



9. Estimate the percent of those who will be served by this project by income ranges: 
Extremely low income (<=30% of AMI)   
Low income (30 to 50% of AMI)     
Moderate income (50 to 80% of AMI)    

 
10. Does this project have a special emphasis on serving one or more of the following populations: 

(mark those that apply) 
 Seniors 
 Residents with disabilities 
 BIPOC residents 
 people on the sex offender registry or with a criminal history 
 Residents with mental illness or addiction 
 Others with barriers to housing or specific housing needs:       

 
10a.  Describe how this project specifically serves the population(s) you selected above: 
 
 
 
 
Agency Capacity, Project Feasibility and Readiness  
11. Please describe your readiness to proceed, including your organization’s administrative capacity to 

complete the proposed project. 
 
 
 
 
 
 
12. Has a project site been identified and/or acquired?  If no, explain where you are in the process 

(property identified, purchase option on the property, or some other assurance that the property is 
available for acquisition…) 

 
 
 
 
13. Does the project require land use approvals such as Site Plan Review, Land Divisions, Conditional 

Use permits or rezoning? If yes, please explain where you are in the land use process and explain 
any issues that have been raised by the review that may delay the project. 

 
 
 
 



Timeline 
Please complete the schedule that follows or provide one that is applicable to the activity/project that 
outlines when major activities will be executed and when the project will be completed. 

Activity Start Date Completion Date 
Site Planning & Development/Rehab 
Site Acquisition
Building/Site Inspection
Pre-application 
Land Use Approval 
Construction Plans
Final Bids
Contractor Selection 
Building Permits
Grant Applications (specify if/when secured for applicable funding sources) 
Local Government
State
Federal 
Non-government/Fundraising 
Other
Loan Applications 
Construction Loan 
Permanent
Construction/Rehab Phase 
Construction 
Final Inspections 
Lead Paint Clearance Exam
Certificate of Occupancy/ Completion

Project Budget and Funding 

14. Why are these funds the best fit/source? Will these funds help leverage other funds? Demonstrate
the unmet gap by other sources.

15. Describe any financial or legal commitments made to the project. Is all financing secured to
complete the project?

16. If not fully funded, will the agency be able to pursue the activity/service (possibly at a reduced
scale)? Is there a minimum funding threshold that must be met for this project to proceed? If so,
what is the minimum funding needed?



17. There are two budget tables, a Project Financing Summary, and either a Service Activity or
Development Project Budget. Please complete the Project Financing Summary table and the other
tables, as applicable, or provide your own financials providing the same/similar information.

PROJECT FINANCING SUMMARY 

Estimated TOTAL Project Cost: $

City SB5561 Fund Requested for Activity: $

Total Number of Beds/Housing units added OR 
People (PPL) served (non development 
activities) 
Total Cost per Bed/Housing Unit or PPL: $

SB 5561 Grant Cost per Bed/Housing Unit or 
PPL:

$

Describe Source of Other Funds: Amount Amount 
Secured

Amount 
Tentative

Federal: 

State: 
Local: 

Donations/Private: 
Grants: 

Loans:  

Other: 
Total Other Funds 

SERVICE Activity Budget Summary (Non-Development Activities) 
Specific Cost City $ Request Other Funds Total Amount 

Total Activity Budget $ $ $ 



DEVELOPMENT PROJECTS – BUDGET TEMPLATE* 
Complete below and/or attach project financials and specify how City funds would be used. 

Acquisition Costs City $ Request Other Funds Total Amount 
Survey/Appraisals
Land/Improvements 
Liens and other Taxes 
Closing Costs
Environmental Report/Lead Based Paint
Other Costs 

SUBTOTAL 
Development Costs

Site Plan Preparation (professional services) 
Land Use Approvals
Building Permits/fees 
System Development Charges (SDCs) 
Relocation Costs
Insurance
Legal, Accounting 
Lender Fees 
Construction Loan 
Permanent Loan
Tax Credit Fees 
Developer/Owner Fees 
Consultant Fee
Other
Other

SUBTOTAL 
TOTAL



Funding Request/Application Phase II
Complete this form and/or provide the following information in your own format. A�ach additional
pages if necessary.

Agency/Applicant Information

Agency/Developer Name and Address:

Jackson Street Youth Shelter, Inc. (dba Jackson Street Youth Services)

Mailing: PO Box 1984, Albany, OR 97321

Mission Central physical address: 225 SW 4th Street, Corvallis, OR 97333

Contact Name and Title: Ann Craig, Executive Director

Email and Phone: director@jacksonstreet.org; 541-360-0866 (office)

Sign and Date:

Signature: Date: ______8/8/2022__________

Name: Ann Craig

Title: Executive Director

APPLICATION NARRATIVE
1. Agency Mission Statement:

Jackson Street Youth Services is here to promote safety, stability and well-being for youth. We
work to prevent homelessness by showing a path to long-term success through building positive
relationships and teaching skills for self-sufficiency.

2. Briefly describe the project:

Jackson Street operates a full continuum of services located in Albany including our Youth
Service Center (a hub for our outreach ages 10 - 24) street outreach, school outreach, pop up drop
in centers, basic needs, support groups, and mentoring; a 16-bed “Albany House” – a 24/7
emergency shelter for minors ages 10-17 including family mediation, skill building, and aftercare;
and a 5-bedroom transitional housing program (Next Steps) in Albany for young adults ages
18-22 with a focus on independent living skills, education, and employment.

This application is requesting $150,000 to fund operations costs associated with our Albany
House expansion, which increased our shelter capacity from 10 to 16 beds. Our Albany House
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shelter opened in 2015 and has provided shelter to 333 youth since it opened. In 2019 (before
impacted by the pandemic) we sheltered 67 minors. We anticipate serving 80 or more youth
annually which also includes concomitant services - family mediation, case management, mental
health support, weekly and summer enrichment activities, school support in a home-like
environment. We were already operating at full capacity most nights and we anticipate that the
impacts of COVID on families will increase the need over the next few years. We planned a
renovation project not only for needed improvements but also to increase the number of beds for
youth from 10 to 16. Because of low staffing during COVID, we chose to begin the $750,000
renovation last summer while also fundraising.

Fundraising for this project has been an immense community effort. The initial house purchase in
2019 was largely driven by Board Member connections and private grants. In late 2020, a local
13-year-old donated $675 of his 4H winnings to the Albany House and spurred a peer-to-peer
fundraising campaign called “Uprise” to raise the remaining funds needed. We have raised
$584,000 to date from grants and donations. Additional work outside of this budget was donated
by a business owner who donated punch list improvements and landscaping including a
beautiful picnic and gardening area for the youth.

Due to the difficult nature of aligning grant timelines with construction timelines, we reallocated
funds internally to complete the renovation and reopened Albany House in June 2022. We now
need to cover operational expenses for the shelter associated with increasing shelter bed capacity
and youth served—like more staff and utilities. We are asking that Albany’s Affordable Housing
Fund fill in the final support needed for this important community project.

3. Describe your agency’s experience and success conducting the same or similar projects:

Since 2001, Jackson Street Youth Services has provided shelter and services for runaway,

homeless, and at-risk youth ages 10 - 24 in Linn and Benton counties. With our partners, we are

leading state and local efforts to ensure that youth homelessness is prevented whenever possible,

and that unaccompanied youth who do experience homelessness are on a quick path to safe,

stable and permanent housing.

Our Continuum of Services is designed to prevent homelessness whenever possible and if it does
occur to ensure that it is rare, brief, and one-time. In FY 21-22, HMIS data showed:

● Outreach Teams made 902 contacts with youth ages 10-24 with 117 individual youth
connected with harm reduction and other services.

● 24/7 Emergency Shelter, we provided emergency shelter to 64 youth, ages 10-17. The numbers
were low due to COVID but are quickly increasing, and we expect to exceed to our previous
annual number of 150 now that we have expanded our bed capacity in Albany. The majority
were reunited with their families.
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● Transitional Living, we housed 35 young adults ages 18-24. This will continue to increase as
we grow. Young adults move into permanent housing.

We reopened Albany House at the beginning of June, and in June alone, we served 18 youth in shelter,

with 11 already making safe exits (family reunification, other family or friend, transitional housing.)

We will increase the number of youth as staff are hired at Albany House and significantly increase

that number again when Corvallis House is reopened. We hope to serve 150 youth annually but that

number will likely be higher due to the increased trauma and isolation of many youth and families

these past couple of years.

The Albany House renovation is one piece of Jackson Street’s current growth across our continuum of

care. From Outreach to Next Steps (our transitional living program), we’re reaching more youth and

increasing our capacity. We have another project planned to expand housing options in Albany. A

generous donor has recently pledged to build in Albany and donate to us a house that will house 8

young adults in our Next Steps program. This is at no cost to Jackson Street so we will not need to

seek grants for this, but it will expand housing options in Albany. Jackson Street has a rich history of

20+ years in the community and is se�ing up for another 20+ years of success with the expansion of

Albany House.

Project Description
4. Explain how the project will address one or more needs listed below.

• Housing insecurity
• Homelessness
• Lack of affordable housing

Ending youth homelessness is an important piece of providing sufficient housing options and
ending adult homelessness. In the words of Chapin Hall’s national study on youth homelessness,
“Every day of housing instability represents missed opportunities to support healthy
development and transitions to productive adulthood.”1 Jackson Street offers a way out and a path
forward for youth instead of the path to chronic homelessness.

Jackson Street shows youth a path to long-term success, including permanent housing, and we
start by offering them a safe place to meet their needs and teach them the necessary skills for
self-sufficiency. We strive to give youth the tools and support they need to achieve safe, stable
housing, improve physical, social, and emotional well-being, form healthy connections to
responsible adults and their communities, complete their education and prepare for employment.

Jackson Street offers temporary emergency shelter to homeless or victimized youth under the age
of 18. We carefully screen and assess youth in order to ensure shelter is appropriate -- or we make
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referrals to other providers. We work with these youth and their families to reunite them when
possible and appropriate. If it is not safe for youth to reunite with their family of origin, we will
work to locate a safe and stable alternative, which could include another family member, friend,
supported transitional housing, or independent living.

Jackson Street works to address housing insecurity by offering services that can help families
prevent youth from running away like mediation, individual case management, classes, and
referrals to community partners as needed for other stabilizing factors. We provide prevention
services to youth and families prior to or after a residential stay to prevent runaways or runaway
recurrence. Youth and families may access our prevention services before and/or after their shelter
stay, including during the 3 months (minimum) of Aftercare services, for the express purposes of
preventing youth from running away or becoming homeless.

When possible, Jackson Street addresses instability and housing insecurity in families’ homes
before youth run away. If and when youth are already homeless, we provide shelter, skills,
referrals, and positive relationships with safe adults so they can achieve safety, stability, and
self-succificency. When possible, we work to reunite youth with their families and provide tools to
prevent future scenarios in which youth become homeless. Across the board, youth are given
opportunities to continue or complete their education and learn job skills, se�ing them up to lead
stable, self-sufficient lives as adults when the time comes. By intervening early in youth
homelessness, Jackson Street increases the options that homeless and at-risk youth have,
preventing chronic and adult homelessness.
1 Chapin Hall, Voices of Youth Count, Missed Opportunities: Youth Homelessness in America, 2017,
h�ps://voicesofyouthcount.org/brief/national-estimates-of-youth-homelessness.

5. Describe and document the need for this type of housing/shelter or service in Albany. Provide
evidence and data to demonstrate the need for this type of housing.

According to the National Alliance to End Homelessness1, common causes and indicators of youth
homeless include abuse, neglect and family conflict, and substance abuse by parents and/or youth.
Systemic issues such as poverty and lack of affordable housing are also causes. These are also
common reasons why youth become homeless in our region, but our youth have extra challenges
because of geographic and cultural issues in Oregon. In our region, runaway and homeless youth
often live in rural locations. Unlike in major metro areas, homeless youth are not always visible
and present on the street, rather they are a hidden population, “couch-surfing,” or hanging out at
houses with no supervision. Drug and alcohol use are common, and youth have a high possibility
of being victimized.

Generational poverty is common in the communities we serve, as are high unemployment rates.
Most recent data from the US Census Bureau reports 21.6% of youth under age 18 in Linn County
are living in poverty. While high-school drop-out rates vary across our region, Oregon ranks
third-worst in the country in terms of the number of high school students who don’t complete
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their degree, according to a 2015 report by the U.S. Department of Education. Youth in our area
are extremely vulnerable because with li�le hope for a positive future, a single bad decision can
involve them in human and sex trafficking. Our proximity to I-5, a notorious corridor for human
trafficking, leaves no room for mistakes. The lack of affordable housing in our area also causes
significant safety issues for youth struggling to find safe shelter and live  independently.

Lastly, Oregon currently lacks strong child-protection supports and systems for older youth
because there is no state agency charged with addressing their needs. These risk factors make the
services and shelter we provide for that age group even more essential. Overall, Oregon ranks
among  the top 10 of states with the most unaccompanied homeless youth ages 18-242.

Within the GAPS school district during the 2019-2020 school year (even with pandemic
interruptions) 277 students K-12 were counted as homeless and 83 additional youth were
considered unaccompanied. Youth in these situations are not bad kids. But they do need support
to permanently end their  experiences of homelessness.

We offer youth a continuum of services ranging from case management, educational support,
mentoring, employment assistance, independent living skills, mental health crisis counseling, and
referrals for community-based services such as therapy, family mediation, substance abuse
treatment and employment training. These interventions interrupt negative cycles and place
youth on a positive path towards self-sufficiency and community involvement.

1National Alliance to End Homelessness. Ending Youth Homelessness Before it Begins: Prevention and
Early Intervention Services for Older Adolescents. 2009.
2United States Interagency Council on Homelessness, Total Individuals and Families Facing Homelessness
on Any One Night, 2020, h�ps://www.usich.gov/tools-for-action/map

Projected Outcomes
6. How many individuals or households does this project anticipate serving in the first 12 -18
months:

Individuals (shelters/services): ___75-100____
Households (new dwellings):

7. How many individuals or households does this project anticipate serving annually upon
completion:

Individuals 75
Households

8. Explain the lasting/long term impact of this project. Answer any of the following that apply to
your project.
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a. Please describe the longevity of the project both during the time of funding and after these
funds have been expended.

The Albany expansion fulfilled many objectives for ensuring that our shelter will be a tool in
ending youth homelessness for many years to come. We thoughtfully designed it to meet our
current and future needs and to be long-lasting with lower maintenance costs. The new
building includes space to teach life skills like cooking as well as be�er layout for supervision
and all-house meetings. The space is more welcoming and “homey” than it was previously,
which is important for youth as they journey down the path towards long-term stability.

This expansion was designed with the long-term in mind. Intentionally-chosen flooring types
and furniture will last many years, and having more beds makes room for more youth as we
begin to navigate the impacts of COVID and isolation on youth and their families. Already we
are seeing increased need due to the pandemic, and by intervening now, we can help youth
ensure that their experiences with homelessness are brief and not repeated. This increases
stability in the community and diverts youth from potential chronic homelessness.

Jackson Street strives to meet the needs of all youth in our shelter using evidence-based best
practices, working toward four core outcomes. These are further articulated through specific
goals we set for our shelters:

Safe and Stable Housing
● 90% of youth leaving shelter will exit to a safe and stable destination.
● Information regarding the manor of exit and type of destination for each youth who

leaves shelter is recorded.
● 85% of youth receiving prevention services will be diverted from entering emergency

shelter and will instead be placed in another safe and stable destination.
Social and Emotional Well-being

● The average composite score of general health, mental health, and dental health status
will be higher at exit from the program than at entry

● The completion rate for each service provided based on the youth service plan
Permanent Connections

● The percentage of youth upon exiting shelter who report that there is at least one adult
in their life, other than RHY program staff, to whom they can go to for advice or
emotional support will be at least 90%

Education and Employment
● 60% of youth leaving shelter will be a�ending school or have graduated from high

school or obtained a GED certificate
● 20% of youth leaving shelter will be employed or looking for work.

Every youth that leaves our programs has the option to participate in our nationally-recognized
Aftercare program, which offers additional support and resources to the youth and family through a
case manager. Participation in Aftercare is linked to greater long-term stability and success for youth
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and their families. Jackson Street offers Aftercare to all youth leaving our programs for a minimum of
three months and up to one year. If a youth is leaving the area (or the state) the aftercare plan includes
staff and/or youth contacting service providers (such as homeless services, school counselors, child
welfare, etc.) in the youth’s new community to ensure that those providers are aware of the youth’s
needs and can provide a continuum of care that will prevent future homelessness.

Meeting these outcomes means that youth are equipped with skills and connections for long-term
success and ultimately independent living. Youth leaving our shelters in be�er health, with safe
adults in their lives, and with completed education and/or a job translates to increased stability and
permanent housing in the community.

b. If this project adds affordable housing units, how many years will they remain affordable?
N/A

c. If this project creates homeownership opportunities, explain how the homeowner earns equity
and how the property/housing units remain affordable for the next owner.
N/A

d. If funds are dedicated to a service, how long will that service be available using these funds?
How will the service continue after these funds are expended?
Jackson Street prides itself on keeping shelters open 24/7/365 and plans to continue until we
end youth homelessness in our area. The Albany House expansion was designed with the
future in mind. As we celebrate 20+ years of service in our communities, we look forward to
another 20+ years operating out of this newly-renovated space.

Albany House provides a safe and stable place year-round for youth to grow and step onto the
path of long-term well-being. This funding will help us show a path of long-term success to
youth, and we will continue to find ways to do so after this funding is expended through a
mix of public and private funding and contracts with other agencies.

Jackson Street began twenty years ago as a grass-roots effort to address the issue of youth
homelessness, and we have worked hard to maintain a visible, positive profile in the
communities we serve. Among youth-serving agencies in Oregon, we have an almost
unparalleled record of financial support from individuals, families, service clubs, churches,
and businesses. Historically, about a third of our annual revenue has come from these sources.
We also intentionally enlist community leaders and “influencers” as volunteer Ambassadors
for Jackson Street. Currently our roster of Ambassadors numbers about 90. In addition to
supporting us financially, we ask our Ambassadors to “spread the word” about Jackson Street
throughout the community.

9. Estimate the percent of those who will be served by this project by income ranges:
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Extremely low income (<=30% of AMI) 58%
Low income (30 to 50% of AMI) 8%
Moderate income (50 to 80% of AMI) 0%

10. Does this project have a special emphasis on serving one or more of the following populations:
(mark those that apply)

☐ Seniors
☐ Residents with disabilities
x BIPOC residents
☐ people on the sex offender registry or with a criminal history
☐ Residents with mental illness or addiction
x Others with barriers to housing or specific housing needs: youth that are homeless or at risk of
homelessness, youth that are LGBTQ+, youth that are located rurally

10a.  Describe how this project specifically serves the population(s) you selected above:

Jackson Street serves runaway, homeless, and at-risk youth, a group whose members
disproportionately are youth of color and LGBTQ+ youth. Youth in rural areas experience
homelessness at equal rates as urban youth, and we work to ensure that rural youth have access to
Jackson Street services by physically traveling to them, providing transportation to schools,
appointments, and excursions, and offering drop-in and pop-up services in their areas. We offer
low-barrier services across our continuum of care that youth can access according to their needs and
readiness to engage.

We strive to make our services safe and welcoming for all youth. We require Cultural Competency
training for all staff, and our work with homeless youth incorporates the use of Trauma-Informed
Care (TIC), which practices to maximize sensitivity to past abuse, neglect, and injury. TIC practices
include awareness and sensitivity to racism and discrimination based on appearance, cultural
differences, gender identity, and LGBTQ status. We offer specific mental health and support-group
services geared to the needs of youth who have been discriminated against, bullied, abandoned, or
excluded, including Queer Peers, which is the only LGBTQ+ support group for teens in our area.
On-going training on TIC and racial/cultural awareness strengthens the ability of staff members to be
supportive and responsive to youth who have experienced racial inequality.

Agency Capacity, Project Feasibility and Readiness
11. Please describe your readiness to proceed, including your organization’s administrative
capacity to complete the proposed project.

The Albany House renovation project completed in early June 2022, and the youth are delighted with
the new space. Expanding our capacity from 10 to 16 beds at Albany House means expanding our
operating budget to meet youth’s needs through staffing and resources, which we are ready to do.
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In terms of personnel and administrative capacity, the Albany House will operate with the same staff
as before its renovation, and we are in the process of hiring and training more Youth Advocates to
meet the needs of our increased number of youth served.

Our whole continuum of care is growing as Outreach connects with more youth in our communities,
both 24/7 shelters receive(d) remodeling expansions, and we plan to expand our transitional housing
options for 18-24-year-old youth.

Across the continuum, we are ready and growing– it is an exciting chapter in Jackson Street History.
We invite the City of Albany to partner with us to increase the number of emergency shelter beds for
vulnerable youth and thereby continue to work towards ending youth homelessness with us.

12. Has a project site been identified and/or acquired? If no, explain where you are in the process
(property identified, purchase option on the property, or some other assurance that the property is
available for acquisition…)

Albany House operates as a shelter 24/7/356 for youth under 18 that are runaway or homeless. It is
located in an area that is frequented by and easily accessible for runaway and homeless youth. We
own and control the site, which is a large house with a homelike and welcoming environment,
well-suited for our congregate care model.

In 2015, we opened Albany House with 10 beds as our second shelter (Corvallis House opened in
2001). Following its recent renovation, Albany House has six bedrooms and three baths. It is
adjacent to a public park with a skate park, and near businesses and public transportation.
Bedrooms are separated by gender and include single beds, bedding, dressers, night stands, and
reading lights. Gender-specific bathrooms with showers and sinks are located near bedrooms.
Gender areas are separated by location and by security alarms. Common areas include a living
room, dining room, kitchen, multipurpose room, and laundry area. The shelter offers positive
youth development activities and academic support. A study center located in the common area
has computers, school supplies, and libraries of textbooks and resource materials. Albany House
has outdoor spaces with a garden, room for outdoor games, bicycle and kayak storage and picnic
tables. There are separate office spaces for administrative work, and rooms where confidential
intakes, case management, family mediation, and counseling can take place.

The facility is inspected and licensed by the state of Oregon, and licenses are renewed every two
years. Maintaining a safe, supportive environment is the primary goal in shelter operations, along
with complying with state licensing regulations and youth-focused best practices.The
newly-completed expansion enables us to continue to meet those goals for many years to come.
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13. Does the project require land use approvals such as Site Plan Review, Land Divisions, Conditional
Use permits or rezoning? If yes, please explain where you are in the land use process and explain
any issues that have been raised by the review that may delay the project.

We worked through the zoning and permi�ing processes with the City at the outset of our
renovation project. At this point in our project timeline, we are able to fully use the new space as
we increase our staffing to welcome in more youth.

Timeline
Please complete the schedule that follows or provide one that is applicable to the activity/project that
outlines when major activities will be executed and when the project will be completed.

Activity Start Date Completion Date
Site Planning & Development/Rehab
Site Acquisition Dec 2019
Building/Site Inspection complete
Pre-application May 15, 2019
Land Use Approval June 15, 2020
Construction Plans complete
Final Bids complete
Contractor Selection complete
Building Permits complete
Grant Applications (specify if/when secured for applicable funding sources)
Local Government $35,000 secured & paid 2014

This application $150,000
requested

State $150,000 secured & paid
2022

Federal $78,000 secured & paid 2022
Non-government grants $85,000 secured & paid 2022
Other fundraising and in-kind $548,624 secured & paid

2022
Loan Applications
Construction Loan none
Permanent none
Construction/Rehab Phase
Construction complete June 2022
Final Inspections complete
Lead Paint Clearance Exam complete
Certificate of Occupancy/ Completion complete

Project Budget and Funding

14. Why are these funds the best fit/source? Will these funds help leverage other funds? Demonstrate
the unmet gap by other sources.
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Funding from Bill 5561 intends to address housing insecurity, lack of affordable housing, and
homelessness. Through the Albany House expansion we increased the number of emergency shelter
beds available in the city, particularly for homeless and at-risk youth, who are an
especially-vulnerable demographic in a critical stage of life. By providing safe options for youth
experiencing or at-risk of homelessness, Jackson Street shows them a path to long-term success and
helps prevent chronic and adult homelessness in Albany.

We believe the City of Albany to be a perfect local partner for this project. Having looked for
appropriate funding from the City of Albany for the past year and a half for this project, we think this
is the good fit we are looking for. We chose to move forward with the Albany House expansion while
fundraising because of low staffing due to COVID, ever-increasing construction costs, and
anticipation of the increased need for emergency shelter beds resulting from pandemic pressures.

We came incredibly close to our fundraising goal and opted to fill the gap with funds from our
reserves. SB 5561 funding can fill the gap that reserves and donations currently fill, which would free
up those funds for program needs and to support long-term stability and sustainability.

Our renovation timeline was challenging to align with funding timelines, but the City has an
opportunity now to partner with us as we increase the number of beds for minors and thereby
increase the number of permanently housed people in Albany. These funds will make a powerful
impact at a crucial moment as we reopen Albany House and bring our shelter up to full capacity
again.

For operations, we leverage funding from a federal Basic Center Program (BCP) grant and other
sources. Jackson Street has a long history of administering public and private grants as well as deep
roots in the community that yield almost-unparalleled community gifts each year. We currently are
awarded funding from 20+ public grants and contracts and receive private grants and donations that
support our entire continuum of care.

15. Describe any financial or legal commitments made to the project. Is all financing secured to
complete the project?

Jackson Street owns the property and Albany House. All construction contracts have been delivered
and paid, and the project is complete as of this summer. We reallocated funds from our reserves to
close the gap in our budget and believe that SB 5561 funding can be the missing piece to finalize our
finances on this project.

16. If not fully funded, will the agency be able to pursue the activity/service (possibly at a reduced
scale)? Is there a minimum funding threshold that must be met for this project to proceed? If so,
what is the minimum funding needed?

The expansion project is fully paid for, but we used some of our reserves to complete it. Those
are important for our long-term stability and sustainability, and this grant will allow reserve
funding to return to its original purpose.
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The operations funding for the Albany House is a blend of federal, state, local government
grants, private foundations, and community donations. Since staffing ratios are required for
supervision of minors, we can only scale back to our current 16 beds (anything less would
compromise those requirements and safety of the youth) instead of expanding our staffing
capacity to cover all the youth that we now have beds for. This ultimately would mean serving
fewer youth annually.

Even if some funding is lost, we strive to retain the elements of our 24/7 shelter program that
are most effective in promoting safety and stability in youth in our tri-county area. We use the
results recorded in RHY-HMIS and our internal Access database to evaluate the effectiveness
of the various elements. Jackson Street also works closely with many community partners to
leverage scarce resources and avoid the duplication of efforts. If funding is lost we will do our
best to replace it with donations, private grants and state grants.

17. There are two budget tables, a Project Financing Summary, and either a Service Activity or
Development Project Budget. Please complete the Project Financing Summary table and the other
tables, as applicable, or provide your own financials providing the same/similar information.

PROJECT FINANCING SUMMARY

Estimated TOTAL Project Cost: $769,870

City SB5561 Fund Requested for Activity: $150,000

Total Number of Beds/Housing units added OR
People (PPL) served (non development
activities)

16 beds, 75 youth

Total Cost per Bed/Housing Unit or PPL: $48,117/bed,  $10,265/per youth  

SB 5561 Grant Cost per Bed/Housing Unit or
PPL:

$9,375/bed and $2,000 per person operating costs 

Describe Source of Other Funds: Amount Amount
Secured

Amount
Tentative

Federal: FYSB; Emergency Servivces Grant $127,500

State:  ODHS, ODE, CSC $275,000

Local: Albany CDBG, Title 1D, and this application $56,960

Donations:  

Private Grants: Samaritan, United Way, ??? $15,500

Contracts: $94,910

In-Kind: $50,000
Total Other Funds

SERVICE Activity Budget Summary (Non-Development Activities)
Specific Costs City $ Request Other Funds Total Amount

Albany House Operations Costs:
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$127,500

$275,000

$56,960

$15,500
$94,910

$50,000

$619,870 $619,870



Personnel $631,104
Other Operating Costs $138,766

Total Operating Costs $765,381

Total Activity Budget $150,000 $619,870 
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$150,000 $481,104 $631,104

$138.766$138,766 

$769,870 















Project Budget

CHC Waverly Site
Dr. Gary Goby POC 07/04/2022 Date Budget Created

Date of Contractor Bid Award (estimated)
12.00 # Months from Budget Creation to Bid Award

####### 5% Escalation Per Year

Unit or % Cost Total Cost Total Notes

HARD COSTS
Prime Construction

Pre-Construction Site Prep 1.00 $83,280 $83,280 $98,687 $98,687
Site Development (Shovel Ready) 1.00 $60,809 $60,809 $72,059 $72,059
Excavation 1.00 $107,291 $107,291 $127,140 $127,140
Building Construction 1.00 $1,676,855 $1,676,855 $1,987,074 $1,987,074
Parking/Rentention/Garbage 1.00 $201,026 $201,026 $238,216 $238,216
Landscaping 1.00 $70,994 $70,994 $84,128 $84,128

Other 1.00 $0 $0 $0 $0
Subtotal $2,200,255 $2,607,303

CMGC 10% $220,026 $260,730
Construction Contingency 5% $121,014 $143,402
General Conditions 4% $101,652 $120,457
Overhead and Profit (OH&P) 6% $158,577 $187,914
Builders Risk Insurance 0.68% $19,050 $22,575
Payment and Performance Bond 2% $56,411 $66,848
Escalation 4% $106,448 $126,141

Subtotal Prime Construction $2,983,434 $3,535,369

Direct with CHC
Data & Communications Services (Internet) 1.00 $2,500 $2,500 $4,500 $4,500
Other Connection 1.00 $3,500 $3,500 $4,500 $4,500
SDCs 1.00 $300,000 $300,000 $380,000 $380,000
Solar System (initial) 1.00 $34,200 $34,200 $42,750 $42,750 30 Panels, Controller, PP interface, local permit (114

Subtotal Direct with CHC $340,200 $431,750

Total Hard Costs $3,323,634 $3,967,119

SOFT COSTS
Design

K&D Engineering 1.00 $75,000 $75,000 $93,750 $93,750
Electrical/MEP (site)/Sewer/Data 1.00 $60,000 $60,000 $75,000 $75,000
Other 1.00 $12,000 $12,000 $15,000 $15,000 Other professional services

Subtotal Design $147,000 $183,750

CHC Internal
Environmental 1.00 $6,100 $6,100 $6,100 $6,100
Legal Review 1.00 $5,000 $5,000 $6,250 $6,250
Other 1.00 $0 $0 $0 $0

Subtotal CHC Internal $11,100 $12,350

Permits and Fees
Building Permits $12,284 $14,491 $4 per $1,000 + $750 for 1st $100,000
Building Department Plan Review 65% $7,984 $9,419 65% of Building Permit Cost
Other Permits 10% $1,228 $1,449
Other 1.00 $0 $0 $0 $0

Subtotal Permits and Fees $21,497 $25,360

Mandatory Initiatives
SEED 0.00% $0 $0
Green Energy Technology (GET) 0.00% $0 $0
Other 0.00% $0 $0 $0 $0
Other 0.00% $0 $0 $0 $0

Subtotal Mandatory Initiatives $0 $0

FF&E

LOW ESTIMATE HIGH ESTIMATE
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Unit or % Cost Total Cost Total Notes

LOW ESTIMATE HIGH ESTIMATE

Laundry 1.00 $1,000 $1,000 $1,250 $1,250 Folding Table Only
Bike Storage 1.00 $2,250 $2,250 $2,813 $2,813 Bike Rack
Furniture, Fixtures & Equipment (FF&E) 1.00 $1,250 $1,250 $1,563 $1,563 Chairs, Kitchen Equipment
Audio-Visual 1.00 $500 $500 $625 $625 Projector
Signage 1.00 $2,500 $2,500 $3,125 $3,125 Front Sign
Park Benches/Play Area 1.00 $5,000 $5,000 $6,250 $6,250 Park Benches and Play Equipment

Subtotal FFE $12,500 $15,625

Total Soft Costs $192,097 $237,085

CAPITAL COSTS
Land Purchase 1.00 $500,000 $500,000 $500,000 $500,000
Appraisal Fees 1.00 $0 $0 $0 $0 Seller Responsible
Broker Fees 1.00 $0 $0 $0 $0 Seller Responsible
Earnst Monies (RJ) 1.00 -$15,000 -$15,000 -$15,000 -$15,000 (paid to the owner)
Other 1.00 $0 $0 $0 $0

Subtotal Capital Costs $485,000 $485,000

OWNER'S CONTINGENCY
Hard Cost Contingency (10%) 10% $332,363 $396,712
Soft Cost Contingency (10%) 10% $67,710 $72,209

Subtotal Owner's Contingency $400,073 $468,920

PROJECT TOTAL

Budget Benchmarks Low High
% Hard Costs of Total Project Cost 76% 77%
% Soft Costs of Total Project Cost 4% 5%
% Capital Costs of Total Project Cost 11% 9%
% PM Costs of Total Project Cost 0% 0%

$4,400,804 $5,158,125
LOW ESTIMATE HIGH ESTIMATE
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