
 

Hillsboro Housing Production Strategy:  
Readopted December 2, 2025 
Cycle 1: 2025-2030  
Exhibit A 

 
  
 

 

     



Acknowledgements 
This project is funded by Oregon general fund dollars through the Department of Land Conservation and Development. 
The contents of this document do not necessarily reflect the views or policies of the State of Oregon.

City project team 
Becky Coutinho, Senior Planner 

Dan Dias, Economic and Community Development 
Director 

Chris Hartye, Senior Project Manager 

Dan Rutzick, Long Range Planning Manager 

Nick Baker, Planner & Visual Communications 
Specialist 

City Council  
Beach Pace, Mayor 

Olivia Alcaire 

Saba Anvery 

Elizabeth Case 

Rob Harris  

Cristian Salgado 

Kipperlyn Sinclair 

Steve Callaway, Former Mayor 

Anthony Martin, Former Council President 

Rick Van Beveren, Former 

Gina Sanchez Roletto, Former 

Planning Commission 
Gabriel Jones-Gallardo, President 

Mujidat Saaka, Vice President 

Stephen Davis 

Joe Grillo 

Diana Jackson 

Justin Low 

Anne Thrall Nash, Former President 

PKS International

Verbio 

Cascadia Partners consultant team 
Rachel Cotton, Senior Planner 

Lanier Haggerty, Associate Planner 

Alex Joyce, Principal 

Jamin Kimmell, Partner 

Lydia Ness, Senior Planner 

Paul Runge, Project Director 

Technical Advisory Committee 
Adam Blum, Pahlisch  

Cadell Chand, Graduate of Hillsboro Civic Leadership 
Academy 

Pooja Dalal, Catholic Charities 

Mark Farrar, Metropolitan Land Group 

Marcia Hill, Sequoia Mental Health 

Jenn Klotz, Genentech 

Dirk Knudsen, Real Estate Representative 

Anne Thrall-Nash, Planning Commission 

Matt Newman, NW Engineers 

Brooke Nova, Hillsboro School District 

Zach Pyle, Pahlisch 

Mujidat Saaka, Planning Commission 

Lydia Solcum, NW Housing 

Brad Smith, Windsor Properties 

Department of Land Conservation and 
Development 
Laura Kelly 

Madeline Phillips 

Ethan Stuckmayer 

Mari Valencia Aguilar 



 
   
 

Table of Contents 
 

1. Executive Summary ............................................................................................ 3 

2. Overview of Hillsboro’s Contextualized Housing Needs ............................. 8 

3. Community Engagement ................................................................................ 28 

4. Existing Actions to Promote the Development of Needed Housing ....... 37 

5. New Actions to Meet Future Housing Needs .............................................. 40 

a. Regulatory Actions ............................................................................... 46 

b. Land-Based Actions ............................................................................. 67 

c. Partnership Actions ............................................................................. 72 

d. Incentive Actions .................................................................................. 81 

e. Investment Actions .............................................................................. 93 

6. Achieving Fair and Equitable Housing Outcomes .................................... 102 

7. Measuring Progress ....................................................................................... 112 

Appendix A: Pre-HPS Survey 

Appendix B: Public Communications and Engagement Plan 

Appendix C: Technical Advisory Committee Meeting Materials 

Appendix D: Historically Marginalized Communities Focus Groups Meeting 
Materials 

Appendix E: 2023 Housing Needs Analysis 

Appendix F: 2022 ECONorthwest Displacement and Gentrification Risks and Potential 
Mitigations Memo 

Appendix G: 2025 Hillsboro Housing Code Audit 

 



 

Hillsboro Housing Production Strategy (Cycle 1: 2025-2030) — December 2, 2025  Page 3 

 

1.  Executive Summary 

This document is the City of Hillsboro’s Housing Production Strategy (HPS). The HPS is a plan required by 
state law and rules (OAR 660-008-0050, effective as of January 1, 2024) that describes how the City will promote 
the creation of housing to meet the needs identified in the City’s 2023 Housing Needs Analysis (HNA) and 
Section 2 of this document, Overview of Hillsboro’s Contextualized Housing Needs. The HPS includes a 
variety of tools and actions the City will use to help improve the production, availability, and affordability of 
housing in Hillsboro, across the income spectrum and for protected classes, and across various housing 
types. The HPS was created in partnership with a variety of community and local stakeholders, including 
residents, community leaders, and experts on housing policy and development. The HPS is organized into 
seven sections: 

1. Executive Summary. 

2. Overview of Hillsboro’s Contextualized Housing Needs. This section summarizes current and future 
housing needs, demographic trends, spatial patterns, market factors affecting housing production, 
and the housing needs of various groups and protected classes. 

3. Community Engagement. This section summarizes stakeholder and community input used to develop 
the HPS actions. 

4. Existing Actions to Promote the Development of Needed Housing. This section summarizes the 
actions that Hillsboro is already undertaking to ensure the production of needed housing. 

5. New Actions to Meet Future Housing Needs. This section describes 22 actions the City will undertake 
to support housing production and fulfill its commitment to meeting its housing needs. 

6. Achieving Fair and Equitable Housing Outcomes. This section offers a narrative summary of how the 
HPS actions, in combination with other City actions, will achieve equitable housing outcomes. 

7. Measuring Progress. This section recommends methods and performance metrics for monitoring 
progress on HPS actions. 

In December 2024, the Hillsboro City Council adopted the Hillsboro Housing Production Strategy to guide 
local efforts to increase housing options across the city. In April 2025, the Oregon Department of Land 
Conservation and Development (DLCD) issued a remand of the Housing Production Strategy. DLCD applied 
two Readoption Conditions, directing the City to: 

1. “Not include Action 2.2: Coordinate with partners to pursue residential land UGB expansions(s) as an 
action in the readopted HPS,” because the action was found “not consistent with ORS 197.290(2).” 

2. “Clarify the actions and sub-actions currently included in its HPS report to address identified gaps in 
specificity, implementation timelines, and alignment with identified housing needs.” 

In summer 2025, the City commenced work with DLCD and a state grant-funded consultant to address the 
readoption conditions. The project team documented spatial analyses related to housing needs, added a 
summary table of contextualized housing need findings, clarified the City’s action adoption and 
implementation schedule, updated action details and descriptions, and added several new actions while 
removing the former Action 2.2: Coordinate with partners to pursue residential land UGB expansions(s). These 
changes appear throughout this HPS document.  

https://www.oregon.gov/lcd/Housing/Documents/2025_0410_Hillsboro_HPS-Decision-Letter_wAttachA_FIN.pdf
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Hillsboro’s Housing Need 

Overall Need 

The City of Hillsboro’s 2023 HNA showed that the City needs 14,046 new housing units over the next 20 years, 
including 5,259 units affordable to households earning less than 80% of the median income for a family. The 
HNA also showed that the housing Hillsboro needs will take a variety of forms, from single detached houses 
to multi-unit dwellings (i.e., apartments). Roughly half of the need is expected to be for rental units, and the 
other half is expected to be for ownership units. 
 

 

Source: City of Hillsboro’s 2023 HNA, Tables EX 5-6 

Population-Specific Housing Needs 

The diversity of Hillsboro’s population is reflected in the diverse range of housing needs present in the City. 
The list below offers examples of the housing needs experienced by different groups: 

Low-income households. Earn less than 80% of area median income (AMI). These households represent 
over 1/3 of the city’s need. Due to their limited budgets, they have an elevated need for affordable 
housing.  

Communities of color. Nearly half (46%) of Hillsboro’s residents are people of color. People of color 
have historically had less access to homeownership and tend to be cost burdened (meaning they spend 
over 30% of their household income on housing costs) more often than other residents. This means 
communities of color can experience elevated need for affordable housing, particularly ownership 
housing. 

People with disabilities. About 11% of Hillsboro’s population has a disability. In Oregon, people with 
disabilities are more than twice as likely to live in poverty, and some people with disabilities experience 
difficulties with mobility. This elevates their needs for affordable and physically accessible (e.g., built to 
Americans with Disabilities Act (ADA) standards) housing.    
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Seniors. Seniors are 11% of Hillsboro’s population and represent a growing population segment in the 
City. They experience housing problems like cost burden and overcrowding at higher-than-average rates 
and may experience difficulties with mobility. This elevates their needs for affordable and physically 
accessible housing. 

People experiencing homelessness. As of the 2023 point-in-time count, Washington County has an 
estimated 773 people experiencing homelessness. This is likely an undercount, given that 753 students in 
the Hillsboro School District (encompassing Hillsboro city limits and areas beyond) reported extreme 
housing insecurity or homelessness that same year. People experiencing homelessness have elevated 
needs for affordable housing, which is sometimes provided with intensive services and given the 
designation “permanent supportive housing” (PSH).  

The City’s housing need is described in greater depth in “Section 2: Overview of Hillsboro’s Contextualized 
Housing Needs.”  

The City of Hillsboro’s HPS Actions  
Throughout 2024 and 2025, City staff—alongside contracted consulting and engagement partners—gathered 
input from community stakeholders and developed a list of new housing actions beyond those the City is 
already undertaking and will continue. These actions aimed at addressing the overall and population-specific 
housing needs identified in the HNA and Section 2: Overview of Hillsboro’s Contextualized Housing Needs. 
The list of actions draws directly from community members’ suggestions, from the team’s policymaking 
experience, from an audit of Hillsboro’s community development code and housing policies, from best 
practices research, and from a list of potential actions published by Oregon’s Department of Land 
Conservation and Development (DLCD).  

The actions are divided into five categories: Regulatory, Land-Based, Partnership, Incentives, and 
Investments. Later in the document, Section 5: New Actions to Meet Future Housing Needs offers a detailed 
summary of each action, providing the following information: 

● Overview and action details   

● Steps to implement the action, considerations, and key timelines 

● An estimate of magnitude of the action’s impact on housing production   

● The types of housing need the action addresses (housing type, across affordability, tenure, and 
demographics)   

● The benefits and burdens the actions are expected to create for various groups, and plans for how to 
mitigate identified burdens 

● The estimated fiscal and administrative impacts of the action on the City  

● The Department or Division of the City that will lead implementation 

Actions will impact the production of needed housing over time, with some actions having nearer-term 
effects and others longer-term effects. 
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New Regulatory Actions 

● Action 1.1: Adopt Comprehensive Plan Map Amendments and Zoning Map updates to expand multi-
unit housing capacity 

● Action 1.2: Increase housing in Multi-Dwelling Zones and increase density bonus incentives for 
affordable, middle-income, and accessible housing units 

● Action 1.3: Increase housing in Commercial and Mixed-Use Zones and increase density bonus 
incentives for affordable, middle-income, and accessible housing units 

● Action 1.4: Refine middle housing development standards 

● Action 1.5: Streamline design standards 

● Action 1.6: Adopt a user-friendly code 

● Action 1.7: Reduce and remove development code and permitting process barriers 

● Action 1.8: Adopt a local pre-approved housing plan for ADUs with universal design 

New Land-Based Actions 

● Action 2.1: Coordinate with public, private, and faith-based organizations to identify underutilized 
land for affordable housing 

● Action 2.2: Identify and use City-owned land for affordable housing 

New Partnership Actions 

● Action 3.1: Develop new strategic partnerships for state and federal advocacy 

● Action 3.2: Continue and expand affordable and middle-income homeownership partnerships 

● Action 3.3: Adopt and implement the 10th Avenue/Avenida Diez Equitable Development Strategy 

● Action 3.4: Partner with Metro to support the creation of an ongoing revenue source for affordable 
housing production 

New Incentive Actions 

● Action 4.1: Complete permit application fee study and consider fee structure adjustments  

● Action 4.2: Complete SDC study and consider adjustments to select SDCs  

● Action 4.3:  Expand the use of the Vertical Housing Development Zone Program to target middle-
income housing 

● Action 4.4:  Adopt a MUPTE program to target middle-income and accessible housing 

● Action 4.5: Expand property tax exemptions for non-profit affordable housing to include for-profit 
affordable housing 
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New Investment Actions 

● Action 5.1: Target strategic infrastructure investments to unlock housing production based on a 
development ready lands analysis 

● Action 5.2:  Build a year-round homeless shelter 

● Action 5.3:  Approve criteria in housing solicitations to include preferences for supportive housing and 
accessible units in affordable housing projects  
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2.  Overview of Hillsboro’s Contextualized Housing Needs 

Hillsboro adopted the 2023 Housing Needs Analysis (HNA) in early 2024. The HNA (see Appendix E) assesses 
the City’s future land and housing needs and prepares the City to make data-informed decisions about how to 
respond. This section overviews and reiterates the City’s housing needs, ensuring the Housing Production 
Strategy (HPS) and the actions it includes reflect that latest data. This section fulfills state requirements for a 
contextualization of the City’s current and future housing needs, as found in OAR 660-008-0050 (1).  

Understanding the Relationship Between Income & Attainability 

Hillsboro’s households have a variety of incomes 

Hillsboro’s median household income is about $99,000. This is higher than the statewide and regional 
medians of $76,500 and $90,500.1 Despite tending to have higher income households than a typical Oregon 
community, Hillsboro still has a range of jobs and incomes. That range is visualized in the graphic below as a 
spectrum of wages for different common jobs for a community like Hillsboro.  

Sources: City of Hillsboro’s 2023 HNA, and Bureau of Labor Statistics modeled wage estimates for Oregon, 2022-Vintage. Analyst calculations assume 40 
hours per week for a full-time salary.  

Income determines the housing price each household can afford, and a variety of housing types are 
needed to serve households with different incomes. 

The amount of money a household earns determines how much it can afford to pay for housing. Housing is 
considered “affordable” when a household spends 30% of their income or less on it. The graphic below 

 
1 American Community Survey 5-Year Estimates, 2022-Vintage, Table B19013.  

     

Source: City of Hillsboro’s 2023 HNA, specifically for the attainable housing rent and sale prices.  
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illustrates the idea that different types of housing (e.g., apartments, condos) are available at different prices. 
This diagram is conceptual—the price ranges it shows are hypothetical rather than based on exact rent data 
by product type.  

However, it helps communicate an important principle: a variety of housing types are needed to serve the 
wide income spectrum in Oregon’s communities, Hillsboro included. Ideally, everyone can find housing in 
their budget. Hillsboro’s estimated needs by housing type and income are offered below. 

Hillsboro needs 14,046 new housing units over the next 20 years, including 5,259 units affordable to 
households earning less than 80% area median income (AMI) and 1,513 units for middle-income 
households earning between 80% and 120% AMI.   
As suggested by the graphics on the previous page, the HNA found that the City will need new housing units 
serving its full income spectrum and taking a variety of forms, from single detached houses to multi-unit 
dwellings (i.e., apartments). Roughly half of the need will be for rental units, and the other half will be for 
ownership units. The HNA also projects that over half of the need will be for various forms of attached 
housing, like townhomes, two-to-four-unit buildings, and apartments. This diverse range of need reflects the 
diversity of Hillsboro’s population and existing housing stock, both of which are described in greater detail 
below.   

Source: City of Hillsboro’s 2023 HNA, Tables EX 5-6 

Demographic Profile 

The City of Hillsboro is a diverse, young, and higher-income place, relative to Oregon as a whole 

Per the US Census’ American Community Survey, Hillsboro is comparatively:  

● Racially diverse. Roughly 46% of Hillsboro’s residents are people of color, significantly above the 
statewide rate of 27%. Latino (24%) and Asian (12%) residents are the largest of Hillsboro’s communities 
of color, with Black (3%), Indigenous (1%), and multiracial (6%) populations comprising smaller 
proportions.  
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● Young. About 22% of Hillsboro’s residents are children—above the statewide rate of 20%—and 11% are 
seniors—below the statewide rate of 18%. The City’s status as a job hub appears to have attracted families 
with children.  

● Has more renters. Renters comprise half of 
Hillsboro’s households, whereas renters are just 
over a third of households in the Portland 
metropolitan region and statewide. This likely 
stems from a combination of factors, from the 
planning and delivery of housing over the past 
20 years, the housing and job types in Hillsboro, 
its racial and ethnic makeup, and its age profile. 

● Has higher incomes. The median household 
income in Hillsboro is about $8,000 above the 
regional median, and $20,000 above the state 
median. This is likely powered by Hillsboro’s 
well-paying traded sectors. It also reveals the 
larger budgets the City’s middle- and upper-
income households have for housing. Despite 
tending to have a higher income profile, half of 
the City’s households still earn less than that 
median income and 40% of households are cost 
burdened spending over 30% of their income on 
housing costs.  

Sources: American Community Survey 5-Year Estimates, 2022-Vintage, Tables B03002, B01001, B19013, and B25003 

Existing Housing & Who Lives in Different Kinds of Housing 

Hillsboro’s housing stock is relatively diverse 

About 47% of Hillsboro’s housing stock is single detached and 33% is multi-unit. The remaining housing stock 
is middle housing (e.g., townhomes, two-to-four-unit buildings) and manufactured homes. This stands in 
contrast with state and regional trends where 63% and 61% of housing is single detached and only 17% and 
22% is multi-unit. It also puts Hillsboro’s housing stock more in line with the more urban City of Portland (not 
visualized) than the Portland region as a whole.  
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Source: American Community Survey 5-Year Estimates, 2022-Vintage, Table 25024 

Hillsboro’s renter households often live in multi-unit housing  

Over 60% of renters live in multi-unit housing, and another 20% live in attached middle housing, like 
townhomes or two-to-four-unit buildings. Initiatives that support further growth of multi-unit and middle 
housing in Hillsboro will help meet the needs of renters and support a competitive rental market in which 
rents are less likely to rise quickly.  

 
Source: American Community Survey 5-Year Estimates, 2022-Vintage, Table B25032 

Hillsboro’s communities of color households disproportionately live in multi-unit housing  

Like renters, Hillsboro’s households of color are also less likely to live in single detached units. Whereas 55% 
of White households live in the 47% of Hillsboro’s housing stock that are single detached units, only 41% of 
Asian and Latino households and only 32% of Black households do. White households’ increased access to 
detached units, which are often ownership housing, increase opportunity for wealth building. However, the 
prevalence of middle housing in Hillsboro—particularly townhomes, which are often ownership housing 
too—assists other groups in accessing homeownership. 23% of Latino households, 20% of Asian households, 
and 29% of multiracial households live in middle housing, despite that housing type representing only 18% of 
housing stock. About 40% of that middle housing is ownership housing. This suggests that middle housing 
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likely has served (and could continue to serve) as a key tool in building homeownership among communities 
of color. This data also reveals the importance of multi-unit as a housing type that, as of this report, 
disproportionately serves various communities of color.  

 
Source: American Community Survey 5-Year Estimates, 2022-Vintage, Table B25032 B-I 

The Housing Market in Hillsboro 

Hillsboro is experiencing very low housing vacancy, which is putting upward pressure on prices 

Much of Hillsboro’s 20-year housing need comes from forecasted population growth and in-migration. This 
need is made greater by the underproduction of new housing in the city and region. Hillsboro’s residential 
vacancy rate points to the fact that not enough housing has been built to meet the need. Vacancy has fallen 
from 4.4% in 2010 to 2.1% in 2022. In practical terms, that means Hillsboro went from a situation where about 
1 in 20 homes were available on the rental or for-sale market, to only 1 in 50 homes available as of 2022. This 
mirrors the vacancy trend seen across Oregon and the Metro Area. 

 

Source: American Community Survey 5-Year Estimates, 2022-Vintage, Table B25004. Note the analyst’s calculations include “typical” market vacancy (e.g., 
for sale, for rent), but excludes vacant units that are actually “recreational or seasonal” housing, and “other” vacancy (e.g., due to abandonment, 
foreclosure) 
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When vacancy is low, typically price increases are observed due to competition among renters and buyers for 
the limited available stock of housing. Between 2010 and 2022, Hillsboro’s median gross monthly rents grew 
by over $560 after adjusting for inflation, compared with $340 statewide. Likewise, Hillsboro’s home values 
grew at a faster annual rate than state- and nationwide (3.2% vs. 2.4% vs. 1.2 respectively). Increasing housing 
supply and alleviating low vacancy is crucial to moderating future price increases.   

Source: American Community Survey 5-Year Estimates, 2022-Vintage, Tables B25064, B25077 

Rapid increases in costs have posed a fresh barrier to production  

Since 2020, development costs have risen sharply. Mortenson’s Construction Cost Index for Portland indicates 
the Portland region experienced a 29% total increase in construction costs between 2020 and 2024. Interest 
rates have also increased, dramatically raising the cost of borrowing for both buyers and builders. These 
macroeconomic headwinds cause rents and sales prices to fall out of sync with development costs, reducing 
the financial feasibility of development and ultimately posing a significant barrier to near-term housing 
production.  

Sources: Mortenson Construction Cost Index, accessed in 2024, https://www.mortenson.com/cost-index, and Construction Analytics Inflation Index, 
accessed in 2024, https://edzarenski.com/2024/01/17/construction-inflation-2024/   

 

 

     

https://www.mortenson.com/cost-index
https://edzarenski.com/2024/01/17/construction-inflation-2024/
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A statewide survey of government staff and developers by the University of Oregon’s Institute for Policy and 
Research and Engagement reinforces this perspective that construction costs are major barriers to 
production.2 Six of the 12 barriers perceived by respondents as “extreme” barriers had to do with construction 
costs (both materials and labor) and labor availability. The report also finds the land cost and, relatedly, the 
availability of development-ready, adequately zoned land were also considered major barriers. 
Infrastructure, systems development charges, and various regulatory details were deemed more moderate 
barriers to production. Materials costs and labor availability are difficult to improve with local action. 
Discussion among members of the HPS Technical Advisory Committee acknowledged the challenges with 
labor and materials, but also highlighted local zoning, development standards, difficult review and approval 
processes, and overall fee burden as significant local barriers to production.   

Real estate is cyclical, and eventually cost, price, and rent conditions will reach a new equilibrium in which 
development is more feasible. In the meantime, adopting policies that support lower development costs, 
broaden the labor pool, open land to development, and prepare that land for development will be crucial to 
counteracting these conditions.  

Housing Affordability and Cost Burden 

Over 40% of Hillsboro’s renter households are cost burdened  

Hillsboro has over 22,000 renters, and 43% are cost burdened. Of this group, 16% are severely cost burdened 
(meaning households spend over 50% of their income on housing costs). Hillsboro’s renter cost burden rate is 
slightly less than the national (46%), statewide (48%), and regional (49%) rates.  Hillsboro’s gross median rent 
is considerably higher per month than state and national averages ($1,797 vs. $1,373 and $1,268). Hillsboro’s 
rates of cost burden appear to be lower due to the city’s relatively affordable, older market rate housing base, 
the number of existing regulated affordable housing units as well as City’s income profile skewing higher 
than is typical in Oregon and the region. 

Source: American Community Survey 5 Year Estimates, 2022-Vintage, Table B25070 

 
2 University of Oregon Development Barriers Survey Brief and Summary Report, 2022. 
https://www.oregon.gov/lcd/UP/Documents/Appx_F_UO_IPRE_Barriers_Housing_Production.pdf.  

https://www.oregon.gov/lcd/UP/Documents/Appx_F_UO_IPRE_Barriers_Housing_Production.pdf


 

Hillsboro Housing Production Strategy (Cycle 1: 2025-2030) — December 2, 2025  Page 15 

 

After price and interest rate spikes, fewer than half of Hillsboro’s households can afford a typical 
mortgage 

While the American Community Survey tracks cost burden among owners, it falls short of capturing an up-to-
date picture of engaging with the ownership housing market in 2024. This is because a large share of owners 
locked in low mortgage rates and decades-old housing prices, resulting in low-cost burden today.  The 
percentage of households that can afford to pay a newly issued mortgage on the median home is a better 
reflection of the in-the-moment level of affordability a buyer will experience at any given time. For the past 
decade, due to its higher than typical income profile, Hillsboro enjoyed relative success in having the 
majority of its households being able to afford the mortgage on the typical home in the City. However, when 
rates climbed, Hillsboro, like other peer areas suffered a large impact to ownership affordability. As of 2022, 
only 38% of households could afford a newly issued mortgage on the City’s median-priced home.  

Needs of Communities of Color 

Hillsboro has a high percentage of communities of color relative to the state as a whole, and Black & 
Latino households—whether owners or renters—are cost burdened most often 

Roughly 46% of Hillsboro’s residents are people of color, significantly above the statewide rate of 27%. This 
alone indicates the importance of planning for the housing needs of communities of color. What’s more, 
people of color in Hillsboro tend to be cost burdened at higher rates than the City’s White population. Per the 
Department of Housing and Urban Development, roughly 58% of Hillsboro’s Black residents and 39% of 
Latino residents are cost burdened. This exceeds the rate of cost burden among White residents (27%) and 
Asian residents (20%). This demonstrates the connection between the production of affordable housing and 
meeting the housing needs of communities of color, in particular Hillsboro’s Black and Latino residents and 
others within those cultural communities who might wish to locate in Hillsboro.  

Sources: Zillow Home Value Index, seasonally adjusted for all for sale homes, accessed in 2024; Federal Reserve Bank of St. Louis average 30-year 
mortgage rates, Table MORTGAGE30US, accessed in 2024; analyst estimate of tax and insurance costs for Oregon using SmartAsset and Nerdwallet 
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Source: HUD Comprehensive Housing Affordability Strategy (CHAS) 5-Year estimates, Table 9, 2020-vintage 

For further information on the housing needs of communities of color, see the “Needs of People Experiencing 
Homelessness” and “Existing Housing & Who Lives in Different Kinds of Housing” sections, which contain 
housing-need data disaggregated by race and ethnicity.  

Needs of People Experiencing Homelessness 

More Washington County residents are experiencing homelessness compared to 2015 and are 
disproportionately from communities of color 

According to the Oregon Statewide Homelessness Estimates report, 7,480 people in the Portland Tri-County 
Region were experiencing homelessness as of January 2023.3 Washington County’s Homeless Services 
Division—the organization (i.e., Continuum of Care) responsible for providing programs to prevent and end 
homelessness in the County—counted 773 people experiencing homelessness at that time, up from 591 people 
experiencing homelessness in 2015.4 This amounts to 3.4% annual growth over those eight years. This is the 
most granular data available to the City of Hillsboro, which falls within Washington County’s Continuum of 
Care, does not maintain its own city-specific point-in-time count, and cannot access the same federal funds 
for fighting homelessness as the Continuum of Care can. People experiencing homelessness in Washington 
County are disproportionately Black (9.6% of homeless population vs. 2.9% of total population), Indigenous 
(1.9% vs. 1.2%), Native Hawaiian or Pacific Islander (4.7% vs. 0.6%), and Multiracial (6.3% vs. 4.9%). White, 
Asian, and Hispanic populations are more proportionately represented or are even underrepresented among 
people experiencing homelessness.  

 
3 Oregon Statewide Homelessness Estimates, 2023, Tables 1, 4, and 10.  
https://pdxscholar.library.pdx.edu/cgi/viewcontent.cgi?article=1042&context=hrac_pub  
4 Washington Count, Oregon: Homeless Counts and PIT Resources, accessed in 2024, https://www.washingtoncountyor.gov/housing/efforts-end-
homelessness/homeless-counts-and-pit-resources  

https://pdxscholar.library.pdx.edu/cgi/viewcontent.cgi?article=1042&context=hrac_pub
https://www.washingtoncountyor.gov/housing/efforts-end-homelessness/homeless-counts-and-pit-resources
https://www.washingtoncountyor.gov/housing/efforts-end-homelessness/homeless-counts-and-pit-resources
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Sources: Washington County, Oregon: Homeless Counts and PIT Resources, accessed 2024, https://www.washingtoncountyor.gov/housing/efforts-end-
homelessness/homeless-counts-and-pit-resources  

Nearly 1 in 25 grade-school students experienced severe housing insecurity or homelessness 

Data collected on student homelessness in 2024 under the federal McKinney-Vento Homeless Assistance Act 
shows that many students in Hillsboro’s School District (3.9% of students) experience severe housing 
insecurity and homelessness. This is roughly equal to the statewide rate of 4%. Much of this homelessness is 
likely missed by the Continuum of Care’s count. That data found that 551 students were living doubled-up 
with another family, 51 were living out of a hotel or motel, 69 were living in a shelter, and 83 were living 
unsheltered.  

Source: McKinney Vento Act, 2022-2023 Houseless Student Data, accessed in 2024, https://www.oregon.gov/ode/schools-and-
districts/grants/esea/mckinney-vento/pages/default.aspx  

Homelessness services use and provision has risen sharply since 2020, funded by a new tax 

The County and region have responded to rising homelessness with investment in homelessness services, 
funded by the regional supportive services tax. In recent years and as indicated by the figure above, shelter 
capacity rose, meaning a smaller percentage of people experiencing homelessness in Washington County 
were counted as unsheltered. Furthermore, Washington County’s Longitudinal Systems Analysis of homeless 
services shows that the number of households served by some facet of the County’s homelessness response 
system—not just shelter, but other forms of housing for people experiencing homelessness—more than 
doubled between 2020 and 2022, rising from 505 households to 1,275 households over the course of a full 

https://www.washingtoncountyor.gov/housing/efforts-end-homelessness/homeless-counts-and-pit-resources
https://www.washingtoncountyor.gov/housing/efforts-end-homelessness/homeless-counts-and-pit-resources
https://www.oregon.gov/ode/schools-and-districts/grants/esea/mckinney-vento/pages/default.aspx
https://www.oregon.gov/ode/schools-and-districts/grants/esea/mckinney-vento/pages/default.aspx
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year.5 Put more simply, more people are being served in shelter, transitional housing, rapid rehousing, and 
PSH in Washington County in response to the rise in homelessness. 

Needs of Seniors & People with Disabilities 

Seniors in Hillsboro are less prevalent than statewide, but more commonly face housing problems 

Per the 2022 American Community Survey, Hillsboro had a significantly smaller percentage of seniors than 
the state as a whole (11% vs. 18%). However, in line with state and national trends, Hillsboro’s percentage of 
seniors among its population has risen steadily over the last decade. Per the Department of Housing and 
Urban Development, about 38% of Hillsboro’s residents ages 62 and above face at least one of the following 
housing problems: cost burden, overcrowding, or inadequate kitchen or plumbing facilities.6 This figure is 
33% statewide, meaning seniors in Hillsboro tend to have those housing problems at higher rates. Given the 
growth in the senior population and the housing challenges they face, senior needs are key to plan for in 
terms of accessibility, affordability, and other housing problems, even if the City is several years behind the 
statewide curve for population aging.  

Source: American Community Survey 5-Year Estimates, 2022-Vintage, Table S1810 

About 11% of Hillsboro’s residents have a disability, and they are more likely to live in poverty  

Likely in part due to the fact that Hillsboro’s age distribution skews younger, the City also has fewer 
individuals with disabilities than the state as a whole (11% vs. 15%). This is true overall, but also across 
disability categories tracked by the US Census. As the City ages, it should expect the percentage of residents 
living with a disability to rise.  

People with disabilities are more likely than people without them to live in poverty, with 21% of Oregon’s 
population with a disability below the poverty line compared with 10% for the no-disability population.7 This 

 
5 Washington County Longitudinal Systems Analysis, 2023, accessed in 2024, https://www.washingtoncountyor.gov/housing/efforts-end-
homelessness/documents/coc-presentation-2022-lsafinal/download?inline  
6 HUD Comprehensive Housing Affordability Strategy (CHAS) 5-Year estimates, Table 5, 2020-Vintage 
7 American Community Survey 5 Year Estimates, 2022-Vintage, Table B18130 

https://www.washingtoncountyor.gov/housing/efforts-end-homelessness/documents/coc-presentation-2022-lsafinal/download?inline
https://www.washingtoncountyor.gov/housing/efforts-end-homelessness/documents/coc-presentation-2022-lsafinal/download?inline
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data is not available at the City level, but the statewide trend implies that the City can expect to serve the 
needs of more households with disabilities if it successfully adds more housing affordable to lower-income 
households. There are likely people with disabilities who would like to live in Hillsboro but cannot afford to, 
and affordable, accessible housing is a key route to meeting that need.  

Review of Recent Spatial Analyses of Demographics and Housing in Hillsboro  

Low income and vulnerable households are concentrated in Hillsboro's southern and western sides, 
particularly in Downtown as well as south and east of Downtown.  

ECONorthwest’s 2022 “Displacement and Gentrification Risks and Potential Mitigations” memorandum 
(Appendix F) produced for the City of Hillsboro mapped a clustering of lower-income households, people of 
color (POC), cost-burdened renters, individuals without four-year degrees, and manufactured housing on 
Hillsboro’s southern and western sides (see Figures 1 and 2 below). All of these factors contribute to residents’ 
vulnerability to economic pressures and displacement. 

One particular census tract in Hillsboro’s southwestern quadrant–from SE 10th and Maple to NE 28th and 
Brogden–stands out as a pronounced example of this clustering. The 2020-2024 Consolidated Plan for 
Washington County labels this area as the County’s only “racially/ethnically-concentrated area of poverty” 
(RECAP), defined as an area with a non-White population of 50% or more and 40% or more of individuals 
living at or below the poverty line (see Figure 3 and 4 below). Hillsboro’s RECAP census tract is predominantly 
Latino, with many residents having Mexican ancestry. Just 20% of households in the RECAP census tract own 
their homes, compared to 53% for Hillsboro as a whole and 61% for Washington County overall.  

Hillsboro has a total of 2,827 regulated affordable housing units citywide. The RECAP has 11 regulated 
affordable housing projects totaling 439 units and the surrounding 10th Avenue/Avenida Diez area that 
includes much of the RECAP has 19 regulated affordable housing projects totaling 632 units. Nonetheless, the 
community is particularly vulnerable to rising prices without new affordable alternatives. It also suggests a 
neighborhood least able to withstand the pressures of gentrification and displacement as well as highly likely 
to benefit from actions to bolster housing stability and affordability. 
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Figure 1. Vulnerability Metric by Share of Population in Tract                                                                                                        
Source: ECONorthwest 2022 “Displacement and Gentrification Risks and Potential Mitigations” Memo 
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Figure 3. Location of the RECAP with Burdened Households                                                                                                                             
Source: ECONorthwest 2022 “Displacement and Gentrification Risks and Potential Mitigations” Memo 

 

Figure 2. Manufactured Housing Communities in Washington County 
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Figure 4. Location of the Location of the RECAP with National Origins                                                                                                    
Source: Washington County 2020-2024 Consolidated Plan 

 

 

Hillsboro neighborhoods that have experienced rent spikes over the last decade currently show 
lower risk of displacement.  

The ECONorthwest analysis indicates that central, northern, and eastern Hillsboro have seen rents rise over 
the past decade (see Figure 5). The analysis found relatively lower risk of redevelopment and displacement in 
those areas today (see Figures 6 and 7), which corresponds with the lower presence of low-income 
households and cost-burdened renters found in Figure 1. 

There may be households in the area that would still benefit from actions to improve housing stability. That 
said, today these areas near Hillsboro’s employment centers are characterized by higher incomes and 
educational attainment. These characteristics, paired with the trend of escalating rents, suggest these are 
attractive areas of Hillsboro with high prices that could preclude lower-income households from renting or 
buying housing there. In other words, these areas could become or may already be exclusive, meaning they 
may block other residents from accessing key amenities (e.g. schools) and opportunities (e.g. employment) 
there through high prices and resistance to change. This is another housing issue where action could be 
necessary to ensure more households have the choice to access such attractive areas and opportunities.    
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Figure 5. Median Gross Rent Change Since 2010 by Hillsboro by Tract                                                                                                                             
Source: ECONorthwest 2022 “Displacement and Gentrification Risks and Potential Mitigations” Memo 

 

 

Figure 6. Share of Units that are Rentals with Moderate to High Redevelopment Risk by Tract                                                    
Source: ECONorthwest 2022 “Displacement and Gentrification Risks and Potential Mitigations” Memo 
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Figure 7. Housing with Greater Potential for Displacement Due to Redevelopment or Rent Increases from Repositioning                                                  
Source: ECONorthwest 2022 “Displacement and Gentrification Risks and Potential Mitigations” Memo 

 

Low-income areas with vulnerable housing in and around Downtown Hillsboro do not appear to have 
experienced gentrification yet, suggesting there is time for stabilizing action.  

Compared to elsewhere in the city, rents in the neighborhoods in southwest Hillsboro in and around 
Downtown Hillsboro have not seen as significant increases over the last decade (see Figure 8). While there is 
significant potential for gentrification and displacement, those processes do not yet appear underway. This 
suggests Hillsboro has a chance to preemptively stabilize these neighborhoods and their residents. The most 
important area to focus on is the RECAP, a census tract between SE 10th Avenue (Avenida Diez) and NE 28th. 
The City, recognizing this opportunity, has launched the 10th Avenue/Avenida Diez Equitable Development 
Strategy to identify anti-displacement actions and created HPS Action 3.3 to formalize, consider, and document 
its commitment to this action.  
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Figure 8. Multifamily Rent Trends in Buildings Built Before 2007, 2009-2021                                                                                            
Source: ECONorthwest 2022 “Displacement and Gentrification Risks and Potential Mitigations” Memo 

 

Conclusion 
This section provides critical context regarding the City of Hillsboro’s contextualized housing needs. It 
demonstrates the extent of the need, as found by the HNA. It also demonstrates the diversity of the need, 
which stems from the diversity of the City’s residents themselves—owing to their various backgrounds, life 
stages, budgets, and needs for support. Subsequent sections of the HPS will describe the many types of 
actions the City will pursue and implement in order to meet those diverse housing needs. The actions will 
range from activities already ongoing to entirely new initiatives intended to address one or more housing 
needs experienced within the City.  
The following table distills high-level takeaways from this section. This table summarizes the broad categories 
of housing needs that the City’s new housing actions seek to comprehensively address in Section 5. Findings 
from public engagement with community members, housing developers, and elected officials–which also 
inform the City’s new housing actions–are summarized in Section 3.  
 

Summary Table of Contextualized Housing Need Section 

Housing Need 
Over Next 20 
Years 

Hillsboro needs 14,046 new housing units over the next two decades, with 37% of these 
affordable to low income households.  
 
Hillsboro needs 14,046 new housing units over the next two decades, with 5,259 
designated for households earning 80% AMI or less. Hillsboro’s HNA found the City 
needs both rental units (6,959) and ownership units (7,087). Hillsboro’s demand for 
housing is underscored by the city's low 2% vacancy rate, a drop from 4% in 2010, 
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indicating a tightening market. 

Race/Ethnicity The City of Hillsboro is diverse relative to Oregon as a whole.  
 
Hillsboro's population is 46% people of color, well above the state's 27%. Hispanic or 
Latino (24%) and Asian (12%) residents make up the largest groups, followed by 
multiracial (6%), Black (3%), and Indigenous (1%) populations. As described in rows 
below, communities of color tend to experience elevated rates of cost burden, lower 
rates of homeownership, and overrepresentation among people experiencing 
homelessness. 
 
How to Meet These Housing Needs 
More affordable housing options overall, including income-restricted rental and 
ownership housing. Housing tailored to meet culturally specific needs. Housing 
opportunities that counter patterns of segregation and discrimination. 

Housing Cost 
Burden for 
Renters 

Over 40% of renter households are cost-burdened, a burden disproportionately affecting 
communities of color. 
 
Housing affordability is also a challenge in Hillsboro. Renters comprise half of 
Hillsboro’s households and 43% are cost burdened, spending 30% or more of their 
income on rent. This burden disproportionately affects Black renters (58%) and 
Hispanic or Latino renters (39%) compared to White renters (27%).  
 
How to Meet These Housing Needs 
New income-restricted rental housing. New market-rate rental housing. Preserving 
existing income-restricted rental housing and naturally occurring affordable housing for 
rent. 

Housing Cost 
Burden for 
Owners  

In Hillsboro, homeownership is difficult, with 62% of households unable to afford a 
typical mortgage. This challenge disproportionately affects communities of color. 
 
While single detached units—about 80% of which is ownership housing —make up 47% 
of the housing stock, they are primarily occupied by White households (55%), compared 
to 41% of Asian and Latino households and just 32% of Black households. This disparity 
limits wealth-building opportunities for people of color.  
 
Still, the prevalence of middle housing - about 40% of which is ownership housing too — 
assists other groups in accessing homeownership. 23% of Latino households, 20% of 
Asian households, and 29% of multiracial households live in middle housing, despite 
that housing type representing only 18% of housing stock. This suggests that middle 
housing likely has served (and could continue to serve) as a key tool in building 
homeownership among communities of color. 
 
How to Meet These Housing Needs 
New subsidized affordable homeownership housing. New smaller market-rate homes 
for homeownership, including middle housing. Preservation of existing smaller and/or 
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older homes. 

Age Hillsboro has a smaller percentage of seniors (11%) than the rest of the state (18%), but 
this population is steadily growing. Young people are more common in Hillsboro than in 
other parts of the state. 
 
Though the population is relatively small, nearly four out of every 10 seniors experience 
at least one housing problem like cost burden, overcrowding, or inadequate 
kitchen/plumbing. Because of the steady growth in this population and the housing 
issues they face, Hillsboro must plan for the future needs of its seniors, focusing on 
things like accessibility and affordability. 
 
How to Meet These Housing Needs 
More affordable housing options overall, including income-restricted rental and 
ownership housing. Accessible, single-level, and elevator-served housing options. 
Access to services and public transportation options. Assistance with critical home 
repairs or aging in place. 

People with 
Disabilities 

About 11% of Hillsboro’s residents have a disability, and they are more likely to live in 
poverty.  
 
People with disabilities are more likely than people without them to live in poverty, with 
21% of Oregon’s population with a disability below the poverty line compared with 10% 
for the no-disability population.  
 
How to Meet These Housing Needs 
More affordable housing options overall, including income-restricted rental and 
ownership housing. Accessible housing options. Access to services and public 
transportation options. 

Homelessness  Washington County is seeing a rise in homelessness, with a disproportionate number of 
those affected coming from communities of color. This crisis extends to students, as 
nearly 1 in 25 grade-school students faced severe housing insecurity or homelessness in 
2024. 
 
In January 2023, Washington County’s Point in Time Count reported 773 homeless 
people in the county, a 3% annual increase since 2015, with Black (9.6%), Native 
Hawaiian or Pacific Islander (4.5%), and Indigenous (2%) individuals notably 
overrepresented. Data collected on student homelessness in 2024 under the federal 
McKinney-Vento Homeless Assistance Act shows that many students in Hillsboro’s 
School District (3.9% of students) experience severe housing insecurity and 
homelessness. 
 
How to Meet These Housing Needs 
Emergency shelter and other temporary assistance. Permanent supportive housing. 
Deeply affordable housing units. 
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3. Community Engagement 
This section overviews the Community Engagement conducted by the City of Hillsboro and its partners as 
part of the City’s HNA and HPS processes. The section also describes how that engagement impacted which 
actions were included in the HPS. This section fulfills state requirements for a narrative summary of how the 
City engaged both consumers and producers of needed housing, as described in OAR 660-008-0050 (2). 

2023 Housing Needs Analysis Engagement 
Prior to HPS project commencement, the HNA involved an extensive community engagement process that 
reached a representative cross-section of Hillsboro’s diverse communities. This included a robust mix of 
Community Advisory Committee (CAC) members. The CAC was a voluntary committee comprised of 15 
community members including people who live and/or work in Hillsboro, and for-profit and non-profit 
housing developers. The CAC met five times from October 2022 through April 2023 and had its final meeting 
on June 13, 2023. The CAC reviewed and provided feedback on housing data and provided input on the high-
level housing policy themes.  

The City contracted with two community-based organizations beginning in the fall of 2022 to provide an 
opportunity for English and a Spanish-language historically marginalized communities focus groups (each 12 
to 15 community members) to receive valuable input on current and future housing needed in Hillsboro. The 
role of the historically marginalized communities focus groups was to provide input and have a voice in the 
HNA process as they historically have not had this dedicated opportunity. A total of four focus group meetings 
were held (two in English and two in Spanish. A project webpage was established early in the project on the 
City website, which offered a variety of opportunities to get involved in the project and provided an 
engagement timeline and project timeline and other relevant project information.  

The HNA established a series of high-level policy themes through engagement with the HNA’s CAC, 
Historically Marginalized Communities focus groups, City Council and Planning Commission work sessions, 
and targeted stakeholder interviews. These themes established a starting point for discussion when 
developing HPS actions that directly address the City’s housing needs. The themes include: 

● Increase housing development opportunities in multi-dwelling and mixed-use zones 

● Identification, acknowledgment, and discussion of multi-generational housing 

● Extend high-amenity housing discussion beyond large lot size, since high-amenity housing can come 
in all forms and lot sizes 

● Identification, acknowledgment, and discussion around homelessness 

● Support housing for all incomes to align with the results of the HNA 

● Support homeownership opportunities for low-and moderate-income community members 
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Housing Production Strategy Engagement 
The City conducted additional community engagement for the HPS. As a first step, the City created the HPS 
Public Communications and Engagement Plan approved by the City’s Public Engagement Committee found in 
Appendix B. This plan called for input from a wide variety of stakeholders, including historically 
marginalized community members and other residents, many of whom belong to state and federal protected 
classes, land and housing developers, representatives of nearby partner jurisdictions and service districts, 
representatives of local employment interests, and the Planning Commission. HPS engagement built on the 
HNA’s efforts by engaging with many members of the HNA’s historically marginalized communities focus 
groups, who had already developed a relationship with the City and its partners by collaborating on this topic. 
The engagement process during the HPS included: 

● Four meetings of a Technical Advisory Committee  

● Three rounds of historically marginalized communities focus groups, three in English and three in 
Spanish 

● Three City Council public work sessions 

● Two Planning Commission public work sessions  

● Two meetings with the Advanced Manufacturing Training & Education Collaborative of Hillsboro (AM-
TECH) 

● Multiple inter-departmental coordination meetings 

● A public facing website (“Housing Production Strategy”) with an email address for public question and 
comment 

Technical Advisory Committee (TAC) 

The City and its consultant team conducted four TAC meetings between May and September of 2024. The TAC 
included representatives from Hillsboro’s School District, the Washington County Chamber of Commerce, 
nearby partner jurisdictions, and Hillsboro’s technology sector, two planning commissioners, members of 
the real estate and housing development communities (including multi-unit, detached, small-home, and 
affordable housing developers), and Hillsboro residents. The following subsections summarize the guidance 
and themes that emerged from the TAC meetings: 

General Guidance 

● Be specific about actions the City can take versus the those that it cannot. 

● Housing production should support a variety of household situations occurring over a lifetime (e.g., 
various home sizes, housing for rent and ownership). 

● Developers support actions that make housing development more affordable, faster, predictable, and 
that mitigate risks.  

● Assistance with land and gap funding make the biggest difference in the feasibility of affordable 
housing development. New housing is supported as well as efforts to preserve affordable housing.  

● Make clear each action’s goals and how its impact and implementation will be measured  
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Feedback on Code and Permitting Processes 

● Expedite timelines through better coordination of plan approval across departments. 

● Avoid pushing projects to Type III review processes, which are long, risky, and costly. 

● Pre-application meetings seem to sometimes act as discretionary review points and design 
negotiations, which increase project uncertainty, the time to receive approval, and the number of de 
facto approvals required to build. 

● Incentivizing density outright is preferable to density bonuses. 

● A more user-friendly community development code could get more involved in building. Pre-
approved plans could help too.  

● Some felt design guidelines are not clear, objective, and achievable.  

Feedback on Location of New Housing 

● Build community around amenities and employment opportunities. Employer housing partnerships 
could be fruitful for meeting housing needs. 

● Increasing density in residential zones for new housing should align with existing infrastructure 
capacity.  

● Adjacency to transit should come with higher density allowances. 

● Mixed-use development in both commercial and residential zones is supported.  

● The City should track HOAs, explore how they curtail capacity for new housing, and audit the 
community development code for ways its “pushes” developers to use HOAs. 

● Integrate PSH into the broader community rather than isolating it. Support workforce development 
for PSH.  

Feedback on Investments and Incentives 

● The City should consider exploring land purchases for housing, similar to how it has done for 
industrial land. Both employment and housing are critical issues in Hillsboro and should be equally 
elevated.  

● SDCs are high in Hillsboro. Not all SDCs are scaled by unit size, meaning large units with large impacts 
on City systems often pay very similar impact fees to small homes. Other jurisdictions have scaled 
SDCs.  

● The City should consider raising revenue through mechanisms that tap into the strong employment 
sector, such as a commercial construction excise tax or a business receipts tax.  

● Tax exemptions for naturally occurring affordable housing could promote preservation. 

● Tax exemptions are best targeted at developments that would not currently be feasible otherwise.  

Some smaller developers might be interested in producing affordable middle-housing units too, and the City 
should find ways to support them. Detailed summary reports for each individual TAC meeting are included in 
Appendix C. 
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Historically Marginalized Communities Focus Groups 
The City conducted the first round of historically marginalized communities focus groups on May 14th, 2024, 
and May 23rd, 2024, in English and in Spanish respectively. Members of the focus groups were recruited by 
engagement consultant PKS International and were provided with a stipend to each meeting to compensate 
for their time and participation in the project. There were 14 participants for the English focus group and 20 
for the Spanish focus group.  
 
Detailed below are the high-level themes that came out of the focus group discussions: 

● The need for a range of housing options at a range of prices  
● Importance of having homes near public transportation 
● Preference for mixed-use development 
● Prioritizing compact, mixed-use development as critical solution to improve transportation access and 

reduce pollution 
● Frustration at having to work two jobs to make ends meet  
● High cost of rental housing in Hillsboro 
● Feeling priced out of certain neighborhoods or even the city as a whole 
● Demand for affordable housing is greater than the supply 
● There is a greater need for middle-income housing to help households struggling to pay rent and 

whose household income is just beyond qualifying for affordable housing 
● Challenges in finding accessible and ADA-compliant housing 

  
The second English focus group occurred on July 18 with 11 participants and the Spanish focus group 
occurred on July 25th with 12 participants. PKS International asked the same individuals to participate in the 
second round to continue relationship building. In that same vein, prior to the second focus groups, the 
project team decided to add a third round of focus groups to close the outreach and information-sharing loop. 
The first round of focus groups included more information sharing by City staff whereas the second focus 
group centered more around discussion questions. Below is a summary of the questions asked and responses 
received. 
  

1. What do people think about increased density (and more apartments) in neighborhoods? 
 
The city’s growth and population increase have led to a high demand for housing, creating infrastructure 
issues like heavy traffic and pressure on roads. Participants voiced concerns about how increased density 
affects quality of life, the rising cost of living, and the need for affordable housing. They stressed the 
importance of sustainable development, preserving green spaces, and using energy-efficient materials. 
Despite these concerns, participants recognized the economic benefits of job creation and increased local 
business activity. Transportation and mixed-use development were highlighted as critical solutions to 
improve accessibility and reduce pollution, especially in underserved areas. 
  
2. What are the potential upsides and downsides of focusing affordable and workforce housing in new 
city areas? 
 
The participants consider that housing construction in new areas is often accompanied by infrastructure 
improvements, such as the creation of parks and schools. This can improve quality of life and offer more 
services to residents. Participants highlighted the importance of mixed-use housing and transportation 



 

Hillsboro Housing Production Strategy (Cycle 1: 2025-2030) — December 2, 2025  Page 32 

 

options, expressing concern over limited public transit in some areas. While new housing often brings 
infrastructure improvements like parks and schools, participants stressed the need to balance accessible 
green space with affordable housing. They also noted the potential for increased traffic and parking 
problems if transportation infrastructure does not keep pace with development, despite the economic 
benefits of new residents stimulating the local economy. 
  
3. Do you know people whose rents are going up and causing them to seek housing outside of 
Hillsboro? 
 
Participants discussed the rising cost of living in Hillsboro. Many shared concerns about escalating 
housing costs, others considering moving outside Hillsboro or even out of state. Participants called for 
regulations to maintain affordable rent in new developments and suggested assistance programs to help 
control rent increases. Maintenance costs were also mentioned as an added burden. 
  
4. Are you or people you know able to find accessible/ADA housing? 
 
Participants discussed challenges and progress in finding accessible and ADA-compliant housing. While 
some newer developments include features like ramps, wide doors, and roll-in showers, older buildings 
often lack these accommodations, and modifications can be costly. Fully affordable, accessible housing 
remains scarce, and resources for those needing accommodations are limited. Participants stressed the 
importance of researching accessibility features and increasing awareness of available assistance 
programs. 
  
5. Are there other programs or housing ideas the City should look into? 

 
During the meeting, several proposals were made to improve housing programs in the city. These 
included prioritizing housing for families with disabilities, older adults, and youth facing financial 
challenges. Environmental considerations, such as using ecological materials and recycling systems in 
construction, were emphasized. Participants also suggested improving park and sidewalk accessibility for 
people with disabilities, hiring local builders for housing projects, and offering affordable housing options 
for older adults. Additionally, a free community shuttle service was proposed to improve transportation 
access, similar to shuttles offered by companies like Intel. 
  
6. Additional comments 
 
During the meeting, participants highlighted the importance of community involvement to improve 
communication between residents and authorities. There was also a reflection on the city's diversity, with 
a focus on including Latino perspectives in planning. Attendees expressed a desire for updates on the 
progress of previous initiatives and suggested creating committees to address community needs, such as 
transportation and housing. Concerns about the lack of public transportation in Hillsboro were raised, 
with proposals for a shuttle system connecting to MAX lines to reduce the city's exclusivity to car owners. 
Parking challenges for larger families living in small apartments were also discussed. 

 
The third English focus group occurred on November 7th and the third Spanish focus group occurred on 
November 14th. While not originally called for in the Public Communications and Engagement Plan, a third 
round of focus groups were conducted to close the engagement loop. The intended purpose of the focus 
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groups being to update participates how their input was used in the final drafting of the HPS actions. Overall 
participants felt their input was included but wanted to highlight the importance of not only ensuring housing 
affordability, but also housing quality, livability, and creating complete communities.  Participants also 
stressed the need to provide for housing for the unhoused, elderly, disabled, large families, and 
undocumented immigrants.  The need for cross departmental and agency collaboration was also a topic of 
discussion, given that many communities members confuse the work of different government agencies. 
 
A detailed summary report for each individual focus group is included in Appendix D. 

City Council Work Sessions 

City staff and its consultant team conducted City Council work sessions in April, June and October of 2024. 
These work sessions offered information on and solicited feedback regarding Hillsboro’s Contextualized 
Housing Need, HPS requirements and process, and draft actions proposed for the HPS. Council direction fell 
into several major themes: 

Feedback on Prioritization of Financial Resources 

● The City has limited financial resources and should focus those resources on affordable housing 
(targeting <80% AMI) and middle-income housing (targeting 80-120% AMI).  

● With financial resources focused on affordable and middle-income housing, the City should use 
actions with lower fiscal impacts to promote market-rate housing. The City should continue to 
maintain a development-friendly environment and remove regulatory barriers to promote production. 
One council member advocated for exploring higher minimum required densities for development 
when revising the City’s community development code.  

Feedback on Homeownership 

● The Council tended to voice strong support for expanding homeownership and making it attainable to 
middle-income families, while still understanding the need to balance actions focused on ownership 
and rental housing. 

● One council member emphasized the importance of achieving a policy outcome where 
homeownership was affordable to middle-income without subsidy. Across two work sessions, another 
member emphasized middle housing as a tool and its importance in helping achieve affordable 
homeownership. The Councilor advocated for setting the City setting ambitious targets in terms of the 
price it wants to achieve for homes available on the ownership market.   

Feedback on Incentives and Investments 

● The Council had a variety of creative ideas for funding and producing needed housing. Some on the 
Council expressed interest in strategies that would raise money while disincentivizing non-desired 
behaviors in the housing market (e.g., speculation, home flipping, construction of certain housing 
types). One council member suggested the City be intentional during implementation of being sure 
developers cannot layer too many incentives together, effectively tipping the balance of benefits away 
from the City and public. One council member suggested using a construction excise tax to raise 
money for affordable housing and sought confirmation that it would be considered during the 
implementation stages of the work.  
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● The Council supported changes to City controlled fees, with one council member advocating for 
creating fee incentives related to particular types of needed housing, such as middle housing. The 
Council acknowledged at multiple points the need for fiscal sustainability when adjusting fees, as well 
as the administrative difficulties that might come with some changes, in particular fee deferrals.  

Other Ideas and Guidance 

● The Council wants to see households able to access complete communities, open space, amenities at 
all income levels. With zoning map changes, two members of the Council expressed concerns around 
traffic and their desire to manage those impacts carefully. 

● One member of the Council expressed clear support for statewide advocacy, in particular around 
construction defect liability law. 

● One member of the Council recommended revising an action related to design-standards 
streamlining, to emphasize housing production or affordability rather than preservation of difficult-
to-define City character.   

● The Council wants to better understand where HOAs are and how they’re affecting affordability and 
the ability to produce housing.   

● One member advocated for making as strong of policy commitments as the City could, while 
acknowledging the reasonableness of using language when describing HPS actions that helps the City 
flexibly and efficiently explore and select from its options during the HPS implementation phase.  

Planning Commission Work Sessions 
City staff presented at the May 8 Planning Commission work session and gave an overview of the 
project timeline, housing needs as outlined in the HNA, and the broad categories of potential housing 
production strategies. Planning Commissioners discussion included: 
 

● Feedback on the importance of presenting data in concise and clear manner, with sources cited. This 
would allow a better understanding of the existing housing needs in Hillsboro. 

● Commentary as to the cyclical nature of housing economics, with periods of slow production due to 
market conditions. 

● Advised staff to look to periods in Hillsboro’s development history when the City was seeing more 
diversity in housing product type. 
 

Staff also presented at the October 9th, Planning Commission work session, giving an overall project status 
update and shared the final draft new actions. Planning Commissioners expressed appreciation for the 
proposed final draft actions and anticipation for their involvement in the development code implementation 
work to follow Council adoption of the HPS in 2024. 

Advanced Manufacturing Training and Education Collaborative (AM-TECH) of Hillsboro 
The City of Hillsboro hosts AM-TECH, which champions public-private partnerships with industry, 
educational institutions, community organizations and government to support workforce development.  The 
HPS project team presented at the June 12th and August 22nd meetings. The June meeting included a 
presentation of the project overall and the August meeting focused on discussion. When asked if their 
employees were having trouble finding affordable housing in Hillsboro, several members of the committee 
representing large companies in the advanced manufacturing industry shared they themselves could not find 
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affordable housing in Hillsboro. Being unable to live in the community in which they are working causes 
additional stress with commuting and traffic time. Members also expressed the desire for more single-story 
housing that would be more accessible. Others noted the cost-of-living arrangements are increasing more 
than annual salary increases. Several large-scale employers who often have summer interns also expressed a 
need for short-term affordable housing. Members also commented on that Hillsboro's housing needs are very 
unique due to the high employment opportunities, and the need for housing at low and medium densities. 

Implementing Community Feedback into HPS 

How the HNA Themes Are Incorporated into the HPS 

As described above, the HNA’s community engagement had several important themes, which the HPS actions 
directly incorporated.  

The HPS includes several regulatory actions aimed at increasing the development capacity in multi-dwelling, 
mixed-use, and commercial zones. The HPS will also expand the areas of the City that allow multi-unit 
housing through zoning map adjustments. Such adjustments would allow the City to intentionally direct new 
housing toward high-amenity, high-opportunity neighborhoods.  

The HPS includes actions that support housing attainable at all levels of the income spectrum. This includes 
market rate housing, affordable housing, and homeownership opportunities for low- and moderate-income 
community members through potential new tax abatements, fee adjustments and adjustments of select SDCs, 
middle housing code improvements, and new affordable-ownership partnerships. Homelessness is also 
addressed, both indirectly by promoting a better functioning housing market and directly through a variety of 
investment and partnership activities. Those activities include siting and building the City’s first year-round 
shelter, pursuing an equitable development strategy in the 10th Avenue/Avenida Diez area, supporting PSH, 
and exploring new revenue streams for affordable housing. Adjustments of select SDCs could also reduce the 
impact fees imposed on constructing the smallest housing units most easily attainable on a very tight budget, 
like studios and SROs.      

How Outreach During HPS Development Is Incorporated into the HPS 

Input from the TAC, the Historically Marginalized Communities focus groups, Advanced Manufacturing 
Training & Education Collaborative of Hillsboro (AM-TECH), inter-departmental input, other stakeholders, 
and City Leadership directly shaped the actions included in the HPS. Many ideas were added to the HPS 
wholesale, such as: 

● Taking action to make middle and affordable homeownership opportunities easier to build.  

● Committing to code, design guideline, and review process changes that make it easier and faster to 
build housing.  

● Using zoning map changes to promote access to high opportunity, high amenity, transit adjacent 
areas.  

● Exploring tax abatements to support multi-unit, middle-income, and affordable housing.  

● Exploring SDC scaling.  
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Other ideas, such as how exactly to establish a new revenue source for affordable and middle-income 
housing, were added, but in more explorative and general terms given the many possibilities advocated for by 
the stakeholders consulted.  

Ultimately, the actions closely resemble the input provided by stakeholders, but with an additional filter 
applied: the expertise, fiscal knowledge, and anticipated administrative capacity of the City’s staff.  

HPS Readoption Work and Engagement 
Starting in summer 2025, the City worked with DLCD and a state grant-funded consultant to address the 
remand conditions. The project team presented the proposed HPS changes at a City Council work session on 
October 7, 2025. Following input from City Council and internal City departments, an HPS readoption public 
comment draft was created. This document was sent to all members of the TAC who participated in 2024, 
those who provided HPS testimony at the December 2024 Hillsboro City Council public hearing, and those 
who provided input during DLCD’s HPS review comment period. It was posted to the project webpage. The 
public comment period was from October 13, 2025 through October 24, 2025. Only one public comment was 
received, a joint letter from Housing Land Advocates (HLA) and the Fair Housing Council of Oregon (FHCO). 
The letter  offered a  perspective that the HPS does little to help renters and RECAP residents. The comments 
included the perspective that an overreliance on actions to bolster needed middle housing and subsidized 
affordable housing does not do enough to combat historic patterns of segregation and concentration of 
poverty, and offered  upzoning of single detached zoned land as a way of counteracting such spatial 
disparities. The letter also included an attachment citing issues HLA and FHCO have observed across a variety 
of HPS documents.  
 
Following the HPS readoption public comment period, the City met with DLCD several times and received 
informal and formal input confirming the final HPS’s effective level of commitment and timing of actions’ 
implementation over the six-year period. The City worked with DLCD and a state grant-funded consultant to 
address the remand conditions. 

Improving Future Engagement Practice 
The HPS will impact a diverse range of stakeholders, from residents (across age, race and ethnicity, gender, 
ability, household type, tenure, and protected classes), to businesses who rely on a functioning housing 
market and may be affected by new tax or incentive programs, to developers, owners, and renters of housing, 
to non-profits and partner organizations and jurisdictions. Through the City’s advisory committees, focus 
groups, collaboration with community-based organizations, public meetings, and website, the City has 
created many avenues to reach those different stakeholders. The City should continue this approach. A key 
idea for the City to consider improving its approach is to explore using a quantitative method for gathering 
community input, such as a statistically reliable poll that attempts to mirror the City’s demographics and 
gather input on a larger scale (e.g., hundreds of respondents). The City should also consider ways to take 
advantage of community gatherings, such as Tuesday Night Markets in downtown. 
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4.  Existing Actions to Promote the Development of Needed Housing 
The City of Hillsboro has already undertaken many existing actions to ensure the production of needed housing. Each of these existing actions has 
been detailed below, organized by category: regulatory, land-based, partnerships, incentives, and investments. Existing actions that will continue 
are marked as such in the “Action Status” category on the table’s right. Actions that are marked complete have already been fully implemented. 
Collectively, this list of existing actions provides important detail regarding the City’s pro-housing commitment that contextualizes the City’s new 
actions to meet future need.  

Action Title + Description 

Affordability 
Target 

Tenure             
Target 

Housing Type 
Target 

Magnitude of 
Impact Action Status 

Deeply Affordable, 
Affordable, 

Middle-Income, 
Market, All 

Renter, 
Owner, 
Both 

Single Detached, 
Middle Housing, 
Multi-unit, All 

Low, Medium, 
High 

Continuing, 
Complete 

Regulatory       

E1 Ensure land zoned for higher density isn’t developed at lower densities. The 
Community Development Code requires a minimum density for all zones, prohibits 
new single detached units in high density zones, and requires single detached units in 
medium density zones to meet minimum density. The code also requires lot divisions 
to conform to minimum density. 

              
Affordable, 

Middle-
Income, 
Market 

Both All Medium Complete 

E2 Offer density or height bonuses for Affordable housing. SB 8 was adopted into code 
in 2022. The Witch Hazel Village South Plan District includes automatic density and 
height bonuses beyond requirements of SB 8. 

Affordable Renter Multi-Unit Medium Complete 

E3 Reduce parking standards for Affordable housing. Parking standards for Affordable 
housing multi-unit were reduced from 1.5 spaces per unit to 1 space per unit (80% 
AMI and below) citywide and 0.85 space per unit within a quarter mile of high-
frequency transit. Code amendments resulting from the state's Climate Friendly and 
Equitable Communities rulemaking removed minimum vehicle parking requirements 
for all housing. 

Affordable Renter Multi-Unit  Medium Complete 

E4 Allow for Single Room Occupancy in Residential Zones. The Community 
Development Code allows SROs up to 8 bedrooms in all standard residential zones. 
Multi-Dwelling residential zones allow group living outright. 

Affordable, 
Middle-Income  Renter Multi-Unit Medium Complete 
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E5 Provide incentives for ADUs. The Community Development Code was amended to 
ease architectural standards and remove off-street parking requirements for ADUs. In 
2022, the approval process for ADUs switched from requiring Type II Development 
Review to now only requiring a Zoning Review approval. This change removes the 
requirement for public noticing. The City charges SDCs for primary dwelling units but 
has a practice of not charging SDCs for ADUs other than the County’s Transportation 
Development Tax (TDT). 

      Affordable, 
Middle-
Income, 
Market 

Renter Middle 
Housing Low Complete 

E6 Regulate short-term rentals. The City updated its short-term rental regulations to 
respond to potential impacts of short-term rentals on current and future rental 
housing availability and affordability.  

Middle-
Income, 
Market 

Both All Low Complete 

E7 Incentivize accessible design. The Witch Hazel Village South Plan District includes 
outright setback reductions for visitable units to encourage single story design or 
visitable units with zero rise entries and bedroom/bathroom on main story. 

      Affordable, 
Middle-
Income, 
Market 

Both All Low  Continuing 

E8 Pursue a pro housing agenda. Hillsboro’s commitments to allow for the market’s 
development and delivery of a variety of housing choices including Market Rate and 
Middle Housing, as well as Affordable Housing are demonstrated in the Hillsboro 
2035 Community Plan guiding document, Hillsboro Comprehensive Plan goals and 
policies, and the 2020–2024 Washington County Consolidated Plan. 

All Both All Low  Continuing 

E9 Adopt Affirmatively Furthering Fair Housing as a Comprehensive Plan Housing 
Policy. Comprehensive Policy H 2.7: Employ strategies that support the Fair Housing 
Act and affirmatively further fair housing; Policy H 2.9: Employ strategies that 
support the Fair Affordable housing partnerships. Partner with nonprofit housing 
developers and other agencies to create the opportunity to provide moderate- and 
low-income housing and rehabilitation activities in Hillsboro. 

All Both All Low  Continuing 

Land-Based       

E10 Evaluate City land for affordable housing. Evaluate the utilization of City-owned 
remnant land for affordable housing which resulted in the Nueva Esperanza and 
Century Commons affordable housing projects. 

Deeply 
Affordable, 
Affordable 

Both 
Middle 

Housing, 
Multi-Unit 

High Continuing 

E11 Evaluate land acquisition in Downtown Hillsboro. The Hillsboro Economic 
Development Council evaluates the acquisition of land in the downtown Urban 
Renewal Area to spur residential, mixed-use development. 

All Renter Multi-Unit Medium  Continuing 
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E12 Track affordable housing inventory. Track the inventory of all existing regulated 
affordable housing units in the City to inform future policy and programs. Affordable Renter Multi-Unit Low Continuing 

Partnerships  

E13 Maintain strategic partnerships to advocate for state and federal policy changes 
and funding. Maintain strategic partnerships for coordinated multi-jurisdictional 
advocacy for state and federal policy changes and funding.  

All Both All High Continuing 

Incentives  

E14 Property tax exemption for non-profit affordable housing. Offer tax exemptions to 
non-profits operating qualified affordable rental housing in the city. 

Deeply 
Affordable, 
Affordable 

Renter Multi-Unit High Continuing 

E15 Finance SDCs for select residential development. Support City financed SDCs for 
residential development, such as what was done with the 4th Main project in 
downtown Hillsboro and Orenco Station’s Platform District buildings. 

Affordable, 
Market Rate Both Multi-Unit Medium  Continuing 

Investments  

E16 Provide gap funding investments. Provide direct investment via gap funding into 
affordable housing projects and PSH, with prioritization of low and extremely low-
income units for individuals and families. Consider expanding investments for 
middle-income housing. 

Deeply 
Affordable, 
Affordable 

Renter Multi-Unit High Continuing 

E17 Administer CDBG program. Administer CDBG federal funds supporting affordable 
housing programs, such as affordable homeownership, housing rehabilitation, public 
facility improvements, fair housing awareness, and emergency rent assistance. 

Deeply 
Affordable, 
Affordable, 

Middle-Income 

Both All Medium Continuing 

E18 Support nonprofit housing organizations, such as the Community Housing Fund. 
Support and contribute to organizations such as the Community Housing Fund to 
support land acquisition and predevelopment costs for affordable housing. 

Deeply 
Affordable, 
Affordable 

Renter Multi-Unit Medium Continuing 

E19 Partner on HOME implementation. Partner with Washington County to guide use of 
federal funds for affordable housing investment through participation on the Policy 
Advisory Board. 

Deeply 
Affordable, 
Affordable 

Renter Multi-Unit Low Continuing 
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5. New Actions to Meet Future Housing Needs 
City of Hillsboro’s staff and consulting team, considering the input received from community stakeholders, 
identified a list of housing new actions (“actions”) aimed at addressing the needs in Section 2: Overview of 
Hillsboro’s Contextualized Housing Needs. These actions have been revised following the remand of the HPS 
in April 2025 by the Department of Land Conservation and Development. These actions derive from the 
team’s policymaking experience in Oregon, an ongoing audit of Hillsboro’s community development code, 
design and construction standards, and housing policies, stakeholder consultation, best practices research, 
and a list of potential actions published by Oregon’s Department of Land Conservation and Development 
(DLCD).   

Documentation Format for Each Action 
Each action in this document falls into one of five categories:  

1. Regulatory actions 

2. Land-based actions 

3. Partnership actions 

4. Incentive actions 

5. Investment actions 

Each action is documented in a summary table, which includes the following subsections: 

● A description, including an overview and action details 

● A timeline for action adoption/completion, implementation, and impact on needed housing timeline  

● Steps to implement the action  

● Considerations for implementation, including discussion of constraints, opportunities, and 
externalities  

● A description of the action’s anticipated impacts. That includes the housing needs the action addresses 
(such as tenure and affordability level), an analysis of the action’s anticipated benefits and burdens for 
various income and demographic populations and protected classes, and an estimate of the action’s 
magnitude of impact on housing production  

● The fiscal and administrative impacts of the action on the City 

Actions will impact the production of needed housing over time, with some actions having nearer-term 
effects and others longer-term effects. 
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Types of Housing Need 

Each action’s documentation indicates the anticipated impacts it will have on different housing needs: 
 

⬛ Affordability Targets: This evaluates the degree to 
which an action will help to produce housing 
affordable and to address the housing needs of 
various income levels. The evaluation is based on 
the housing types that are most likely to be 
produced as a result of the action and the extent to 
which the City can direct the action to meet 
housing for certain income levels. The following 
table summarizes the affordability targets used for 
this report. 

❖ Deeply affordable: Deeply affordable housing refers to housing units that are affordable to 
households earning 30% and below AMI. These housing units are typically rental properties that are 
developed with public subsidies and include mechanisms such as regulatory agreements to ensure 
residents meet income requirements.  

❖ Affordable: Affordable housing refers to housing units that are affordable to households earning 
between 30% and 80% AMI. Affordable housing units are typically rental properties developed with 
public subsidies and include mechanisms such as regulatory agreements to ensure residents meet 
income requirements. Some affordable housing is not regulated due to the absence of regulatory 
agreements but may be lower cost and provided by the market. This is often older and lower quality 
housing stock and may be referred to as naturally occurring affordable housing (NOAH).  

❖ Middle-income: Middle-income housing, sometimes called workforce housing, refers to housing 
units that are affordable to households earning between 80% and 120% AMI. Such housing can be 
rental or ownership units that target middle-income workers, may or may not be developed with 
public subsidies or support.  

❖ Market: Market rate housing refers to housing units rented or owned by households earning above 
120% AMI. 

⬛ Housing Type Targets: In this document, these terms are used to refer to housing types as defined below: 

❖ Single Detached Housing: A single detached unit located on its own lot. 

❖ Middle Housing: A range of detached and attached housing types that are typically higher density 
than single detached units. The types include duplexes, triplexes, quadplexes, townhouses, and 
cottage cluster housing. 

❖ Multi-Unit Housing: A building with 5 or more attached housing units located on a single lot. 

⬛ Tenure Targets: This evaluates the degree to which an action will help to produce housing that is either 
for-sale or for-rent, regardless of housing type. 

Affordability 
Target 

Percent of Area 
Median 
Income 

(AMI) 

Monthly Rental 
Housing Cost 

Range 

Deeply Affordable 30% and below $663 or less 

Affordable 30% to 80% $664 to $1,770 

Middle-Income 80% to 120% $1,771 to $2,655 

Market Rate Over 120% $2,656 or more 

Source: Oregon Housing and Community Services 2024, 1 
Bedroom Income & Rent Limits for Washington County 
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⬛ Income and Demographic Targets: This evaluates the degree to which an action will help to produce 
housing for as well as result in benefits or burdens for low-income households, communities of color, 
people with disabilities, seniors, and people experiencing homelessness. 

Estimated Magnitude of Impact 

Each action’s summary table offers an assessment of the action’s magnitude of impact on housing production. 
Each action is assigned to one of the following categories: 

Low impact: This indicates that the action is likely to have a minimal or limited effect on housing production. 
It may support housing production but on its own it is not likely to spur significant new housing development. 

Medium impact: This indicates that the action is likely to have a substantial impact on housing production 
generally or on meeting a specific housing need. It may be impactful enough on its own to spur new housing 
development. 

High impact: This indicates that the action is likely to have a significant, wide-reaching impact on housing 
production or would directly spur housing development that meets a specific housing need.  

When an action’s impact is particularly uncertain, reasons the impact may or may not be as large as 
anticipated are documented.  

A discussion of how the actions collectively promote equity, fair housing, and meet the housing needs of 
marginalized groups is given in Section 6: Achieving Fair and Equitable Housing Outcomes.   

Impacts on the City 

The City will incur costs due to the actions taken under the HPS. Those costs take two forms: administrative 
costs and fiscal costs. Each action’s summary table offers a brief assessment of the magnitude of those costs, 
from low to high.  
 

⬛ Administrative Time 

❖ Low: Requires low staff time to develop the action and requires low on-going staff time to implement 
the action.  

❖ Medium: Requires more staff time to develop the action and requires more ongoing staff time to 
implement the action.  

❖ High: Requires significant staff time to develop the action and/or significant ongoing staff time to 
implement the action. May also include adding additional staff. 
 

⬛ Fiscal Impact 

❖ Low: Requires little or no local public funding (in addition to staff time) to implement. 

❖ Medium: Requires some public funding (in addition to staff time) to implement. Acquiring this 
funding may require new sources of revenue and/or a federal or state grant. 

❖ High: Requires significant public funding (in addition to staff time) to implement. Acquiring this 
funding will likely require new sources of revenue and/or a federal or state grant. 
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⬛ Department Lead 

❖ Economic and Community Development Department (ECD) 

● Planning Division 

● Affordable Housing Team 

● Administrative Division 

● Economic Development Division 

● Building Division 

❖ City Manager’s Office 
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Summary Table of New Actions by Implementation Timeline and Impact 

Legend for Timeline  

 Time frame when the City will conduct analysis, refine the action, and 
coordinate with partners prior to action adoption or completion A/C Time of action adoption (A) or completion (C) 

 Time frame when action will be implemented  
(i.e. the program, resource, code, etc. is available for use) I Time frame when action will impact (I) needed housing 

 

Action Group 

 

 Timeline (Cycle 1: 2025-2030) Cycle 2  

Action Impact Action Title 2025 2026 2027 2028 2029 2030 2031 

Regulatory 
Actions 

Action 1.1: Adopt Comprehensive Plan Map Amendments 
and Zoning Map updates to expand multi-unit housing 
capacity 

   A I I  High 

Action 1.2: Increase housing in Multi-Dwelling Zones and 
increase density bonus incentives for affordable, middle- 
income, and accessible housing units 

  A I I I  High 

Action 1.3: Increase housing in Commercial and Mixed-Use 
Zones and increase density bonus incentives for 
affordable, middle-income, and accessible housing units 

  A I I I  High 

Action 1.4: Refine middle housing development standards  A I I I I  Medium 

Action 1.5: Streamline design standards     A  I Low 

Action 1.6: Adopt a user-friendly code      A I Low 

Action 1.7: Reduce and remove development code and 
permitting process barriers     A  I Low 

Action 1.8: Adopt a local pre-approved housing plan for 
ADUs with universal design      A I Medium 

Land-Based 
Actions 

Action 2.1: Coordinate with public, private, and faith-based 
organizations to identify underutilized land for affordable 
housing 

   C  I  Medium 
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Action Group Action Title 

Timeline (Cycle 1: 2025-2030) Cycle 2 

Action Impact 2025 2026 2027 2028 2029 2030 2031 

 Action 2.2: Identify and use City-owned land for affordable 
housing    C   I High 

Partnership 
Actions 

Action 3.1: Develop new strategic partnerships for state 
and federal advocacy    C   I Low 

Action 3.2: Continue and expand affordable and middle- 
income homeownership partnerships     C  I Medium 

Action 3.3: Adopt and implement the 10th Avenue/Avenida 
Diez Equitable Development Strategy   A    I Medium 

Action 3.4: Partner with Metro to support the creation of an 
ongoing revenue source for affordable housing production     C  I Low 

Incentive 
Actions  

Action 4.1: Complete permit application fee study and 
consider fee structure adjustments    A  I  Medium 

Action 4.2: Complete SDC study and consider adjustments 
to select SDCs    A  I  Medium 

Action 4.3:  Expand the use of the Vertical Housing 
Development Zone Program to target middle-income 
housing 

   A I I  Low 

Action 4.4:  Adopt a MUPTE program to target middle-
income and accessible housing    A I I  Medium 

Action 4.5:  Expand property tax exemptions for non-profit 
affordable housing to include for-profit affordable housing   A    I Medium 

Investment 
Actions  

Action 5.1: Target strategic infrastructure investments to 
unlock housing production based on a development ready 
lands analysis 

     C I Medium 

Action 5.2:  Build a year-round homeless shelter C I I I I I  Low 

Action 5.3:  Approve criteria in housing solicitations to 
include preferences for supportive housing and accessible 
units in affordable housing projects 

  C I I I  Medium 
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 REGULATORY ACTIONS 
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Action 1.1: Adopt Comprehensive Plan Map amendments and 
Zoning Map updates to expand multi-dwelling housing 
capacity 

Regulatory Actions 

Timeline Action Start: 2026 
Adoption/Completion: 2028 
Implementation: 2029-30 
Impact: 2029-30  

Description Overview:  Adopt Comprehensive Plan Map and Zoning Map amendments to expand areas 
where additional multi-unit housing capacity would be permitted and encouraged, 
especially in high-opportunity areas that are close to amenities–such as areas close to light 
rail, bus lines, schools, employment and commercial centers, parks, and areas that may 
currently have concentrations of higher income households. 

Details:  According to the HNA, the City needs 14,046 new housing units over the next 20 
years. The City’s Residential Buildable Lands Inventory shows that the City currently falls 
short of having sufficient buildable land to meet that need, including multi-unit need. This 
Action and Actions 1.2, 1.3, and 1.4 will add capacity to meet that multi-dwelling need.  
In this action, the City will identify opportunities to update Comprehensive Plan Map and 
Zoning Map designations in order to expand capacity for multi-dwelling housing. The City 
will develop a set of criteria that will be used to prioritize Comprehensive Plan and Zoning 
Map amendments in locations that have high access to opportunity, including areas that are 
found to be socioeconomically exclusive and currently zoned for lower residential 
densities. The City will limit map amendments in areas that are found to be vulnerable to 
residential displacement or ensure that such amendments are implemented alongside sub-
actions to mitigate risks of displacement and gentrification.  

Implementation 
Steps 

● Build upon the spatial analyses included in this HPS to refine the City’s understanding 
of the geography of vulnerability. Refine criteria for determining the areas that are 
more or less vulnerable to residential displacement. 

● Build upon the spatial analyses included in this HPS to refine the City’s understanding 
of the geography of opportunity. Refine criteria to determine the areas that have more 
or less access to opportunity. 

● Conduct a staff or consultant-led project to holistically consider and recommend where 
housing capacity be added when factoring in geography of vulnerability and 
opportunity, building on the spatial analyses and findings included in the HPS. Consider 
the following criteria when selecting areas for map amendments: 

o Access to opportunity: The areas(s) selected for map amendments will 
predominantly impact areas that ranked higher in access to opportunity. 

o Vulnerability to displacement: The area(s) selected for map amendments 
will either have a limited impact in areas that are vulnerable to 
displacement or will be implemented concurrently with amendments in 
high opportunity areas.     

● Formulate a package of Comprehensive Plan Map and Zoning Map amendments based 
on the above recommendations that adds sufficient housing capacity within buildable 
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lands to–along with Actions 1.2, 1.3, and 1.4–meet or exceed the HNA-identified 
capacity shortfall for multi-dwelling housing.  

● Bring the package of Comprehensive Plan Map and Zoning Map amendments for public 
input. 

● Revise and prepare map amendments for council adoption.  

● Hold a public hearing to adopt Comprehensive Plan Map and Zoning Map amendments. 

Considerations 
 

Fiscal 
An outside consultant may or may not be necessary for this project. In either case, this 
action will require dedication of staff time to participate in the work assessing market 
responsiveness, evaluating risk of potential displacement, and implementing the 
recommendations. 

Anticipated 
Impact 
 

Housing Need Addressed 
This action will expand zoned capacity for multi-dwelling housing and other higher density 
housing types. It will address overall housing need. 

This action will specifically expand multi-unit housing capacity in high opportunity areas. 
Because multi-unit housing is the housing type most likely to be affordable or deeply 
affordable, this will directly address and improve housing choice for priority populations in 
high opportunity neighborhoods, including low-income households, communities of 
color, people with disabilities, seniors, and people experiencing homelessness.  

Affordability Targets 
This action targets production of housing for all income levels. 

Tenure Targets 
This action targets production of multi-dwelling housing, corresponding most strongly with 
housing for rent, with a more modest impact on for sale units. 

Benefits and Burdens 
Benefits 
This action will benefit populations across the income spectrum by increasing housing 
allowances for affordable and market-rate multi-dwelling projects alike.  
The City’s emphasis on multi-dwelling housing in high opportunity, high amenity, and 
transit-rich areas particularly benefits low- and middle-income populations who will have 
greater housing choice and access. That in turn, will benefit communities of color, people 
with disabilities, people experiencing homelessness, and state and protected classes that 
represent a  disproportionate share of low-income households.  
In addition, the City’s emphasis on multi-dwelling housing in high-opportunity areas will 
boost the maximum benefit of other HPS actions that seek to produce more affordable 
forms of housing throughout the City, such as the City’s investment and incentive actions.  
Burdens 
This action could increase rent or displacement-pressure burdens on low-income and 
marginalized populations if Zoning Map changes disproportionately add development 
capacity in lower-income, displacement-vulnerable areas, or areas that are home to 
naturally occurring affordable housing susceptible to rapid rent increases or 
redevelopment, such as the RECAP primarily located in the 10th Avenue/Avenida Diez area.  
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The City will mitigate for this possibility by building on the spatial analyses included in the 
HPS by analyzing the spatial distribution of vulnerability and opportunity as part of this 
Action’s implementation. The City will focus additional housing capacity in high-
opportunity areas and exercise care in vulnerable areas, including by ensuring that zoning 
map amendments in such areas are implemented at the same time as amendments to 
expand capacity in high-opportunity areas. Finally, the City will mitigate for gentrification 
and displacement risks through actions that support the production of affordable housing 
or otherwise directly combat those risks (e.g. Actions 2.1, 3.3).  

Magnitude of Impact 
High impact.  The 2023 HNA indicated there is a deficit of 939 units of zoned capacity for 
multi-unit dwellings compared to the City’s projected housing need over the next 20 years. 
Implementation of Actions 1.2 and 1.3 is estimated to increase zoned capacity for multi-unit 
dwellings by 500-600 units by allowing higher densities in current multi-unit dwelling, 
mixed-use, and commercial zones. The total increase in zoned capacity in these zones 
achieved through Actions 1.2 and 1.3 is actually 1,000-1,200 units. However, half of that new 
capacity is anticipated to include medium density/middle housing. Therefore, Actions 1.2 
and 1.3 will not fully address the deficit of capacity for multi-unit dwellings. The City will 
address the remainder of this deficit through strategic rezoning of specific properties/areas 
under Action 1.1. The City will target a net increase of capacity for multi-unit dwellings of at 
least 339-439 units to address the remaining deficit. This net increase in capacity can be 
achieved by rezoning properties from lower density zones or non-residential zones to a 
multi-unit dwelling or mixed-use zone. 

Fiscal Impact: Low Admin Needs: Medium  Lead: ECD Planning Division 
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Action 1.2: Increase housing in Multi-Dwelling Zones and 
increase density bonus incentives for affordable, middle- 
income, and accessible housing units 

Regulatory Actions 

Timeline Action Start: 2026 
Adoption/Completion: 2027 
Implementation: 2028-30 
Impact: 2028-30  

Description Overview: Increase the base zone allowable densities and height standards in multi-
dwelling zones through increased dwelling units per acre or Floor Area Ratio (FAR). Offer 
density bonuses to further increase affordable, middle-income, and accessible housing 
units without ownership limitations.  

Details:  The maximum density and height standards of many of the City’s multi-dwelling 
zones pose barriers to housing production and affordability. The City’s 2025 Hillsboro 
Housing Code Audit (Appendix G) found that existing maximum densities in certain zones 
unnecessarily constrain housing production, contribute to a higher cost of development, 
and limit housing choices.  According to the City’s 2023 HNA, these zones account for about 
35% of the gross buildable land in residential zones citywide. The Housing Code Audit 
recommends either increasing maximum densities or replacing maximum density with a 
maximum FAR.   
Implementation of this action includes adopting the following amendments to the 
Community Development Code (CDC): 
● If the City chooses to increase density through increased dwelling units per acre,  

increase allowable density in the MR-1, MR-2, MR-3, SCR-MD and SCR-HD zones to 
allow multi-unit housing development at greater densities than allowed for middle 
housing to improve economic feasibility of housing development: 

○ MR-1. A max density of at least 25-30 units per net acre is recommended. 

○ MR-2 and SCR-MD. A max density of at least 30-35 units per net acre is 
recommended. 

○ MR-3. A max density of at least 35-45 units per net acre is recommended. 

○ SCR-HD: A max density of at least 45-50 units per net acre is recommended. 

● If the City chooses to increase density by replacing maximum density with a maximum 
FAR, the recommended FAR would be: 

○ MR-1. A recommended max FAR of at least 0.7.-1.0. 

○ MR-2. A recommended max FAR of at least 1.0-1.2. 

○ MR-3 and SCR-MD. A recommended max FAR of at least 1.2-1.5. 

○ SCR-HD: A recommended max FAR of at least 2.5-3.0. 

● In addition to increasing density/replacing with FAR, increase maximum height to a 
full 3 stories in the MR-1 zones and increase maximum height to 4 stories in the MR-3 
zone without Planning Commission approval. 

● In addition, build on SB 8 legislation and refine existing affordable housing density and 
height bonus provisions in the CDC (§12.40.107.A and B).  
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● Add the option for projects that that include a certain number or percentage of units 
meeting accessibility criteria–such as Oregon building code’s “Accessible Unit” 
standards, Universal Design standards, or Lifelong Housing Certification standards–to 
be eligible for density and height bonuses. 

● Add criteria to incentivize 3-4 bedroom affordable units in multi-unit housing. 

As the City amends the CDC to incorporate these changes, analyze the effect of these 
changes on other code elements such as open space requirements per unit, fire access for 
any height increases, and other relevant standards. 

Implementation 
Steps 

● Determine if the maximum density increase will be implemented through increased 
dwelling units per acre or Floor Area Ratio. Prepare amendments to maximum height 
standards in specified zones. 

● Calibrate eligibility criteria and density and height bonus provisions for projects that 
include affordable and/or accessible housing. 

● Consider if amendments to other standards in the CDC are necessary ensure there are 
no conflicting requirements or standards. 

● Bring package of code amendments for public input. 
● Revise and prepare amendments for council adoption. 

● Adopt a package of changes through a public hearing process. 

Considerations 
 

Fiscal 
The City applied for and was awarded a DLCD Housing Planning Assistance grant to assist 
with the implementation of this action. 

Anticipated 
Impact 

Housing Need Addressed 
This action will expand capacity and improve feasibility for multi-dwelling housing and 
other higher density housing types. This will address overall housing need. 

By expanding eligibility for density/height bonuses for accessible units, this action will 
directly address the needs of people with disabilities and seniors. 

By expanding eligibility for density/height bonuses for affordable units, this action will 
directly address the needs of low-income households.   

Supporting affordable housing production also indirectly helps priority populations that 
experience poverty, cost burden, and accessibility challenges at elevated rates and are 
therefore likely to represent an elevated share of the beneficiaries. Chapter 2 offers strong 
evidence that indirect beneficiaries will include communities of color, people with 
disabilities, seniors, and people experiencing homelessness.  

Affordability Targets 
This action targets production at all affordability levels but also targets deeply affordable 
and affordable housing through a bonus incentive offered for income-restricted units. 

Tenure Targets 
This action targets production of multi-dwelling housing, corresponding most strongly with 
housing for rent, with a more modest impact on for sale units. 

Benefits and Burdens 
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Benefits 
This action will benefit populations across the income spectrum by easing standards for 
affordable and market-rate multi-dwelling projects alike. It will provide additional benefit 
to low-income households and marginalized populations that tend to have lower incomes 
with the density/height bonus in exchange for affordable housing. It will also provide 
additional benefits to protected classes such as seniors and people with physical disabilities 
with the inclusion of a density/height bonus in exchange for accessible housing.  
Burdens 
This action could increase rent or displacement-pressure burdens on low-income and 
marginalized populations, particularly for any multi-dwelling zones that disproportionately 
fall in displacement-vulnerable areas or are currently home to naturally occurring 
affordable housing that may be susceptible to rapid rent increases or redevelopment.      
The SCR-HD zone, which is common in the City and County’s only RECAP is the main 
concern for this action (see Zoning Map with RECAP highlighted in the Achieving Fair and 
Equitable Housing Outcomes Chapter).  
The City will mitigate for this possibility by: 

● Building on the spatial analyses in the HPS and evaluating the spatial impact of 
these code amendments relative to the areas of vulnerability and opportunity that 
are identified as part of implementing Action 1.1. This spatial analysis will be 
conducted prior to implementing this action. 

● If specific zone districts planned for density increases are mapped to areas of 
vulnerability, particularly SCR-HD, the City will pair any code adjustments with 
actions to mitigate displacement risk. First, mitigation actions may include limiting 
density increases in these districts and focusing increased density in non-
vulnerable areas or high opportunity areas. Second, any density increases within 
and near the RECAP will be coordinated with the implementation of Action 3.3, 
which calls for anti-displacement actions in the 10th Avenue/Avenida Diez area, 
which encompasses the RECAP and overlaps with the SCR-HD zone. Third, density 
increases within and near the RECAP will be complemented by significant bonus 
incentives to help ensure housing production there includes affordable, middle-
income, and accessible housing units to support housing stability and affordability 
for current and future residents.  

Magnitude of Impact 
High impact.  This action is estimated to increase the total zoned capacity of the multi-
dwelling zones by 400-500 units. This represents a 30-40% increase over the zoned capacity 
of these zones estimated in the 2023 HNA. This estimate uses the same data and 
methodology for estimating housing capacity as the 2023 HNA but assumes that higher 
densities are possible in these zones as a result of code changes implemented under this 
action. The estimate assumes an increase in the maximum density of approximately 20-
50% across the multi-dwelling zones in accordance with the recommended maximum 
density or FAR from the Housing Code Audit.   

Fiscal Impact: Low Admin Needs: Medium  Lead: ECD Planning Division 
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Action 1.3:  Increase housing in Commercial and Mixed-Use 
Zones and increase density bonus incentives for affordable, 
middle-income, and accessible housing units 

Regulatory Actions 

Timeline Action Start: 2026 
Adoption/Completion: 2027 
Implementation: 2028-30 
Impact: 2028-30  

Description Overview: Recalibrate limitations on housing in Mixed Use, Urban Center, Station 
Community Commercial, and Commercial zones. Increase maximum density and height 
standards in these key zones. Offer density bonuses to further increase affordable, 
middle-income, and accessible housing units, along with mixed-income projects.  

Details:  Housing is allowed in most of the commercial and mixed-use zones in Hillsboro’s 
Community Development Code, but with a variety of limitations. Some zones limit 
housing to upper stories, some allow housing on the ground floor only in certain 
locations, and some zones require a minimum amount of commercial space in mixed-use 
developments. These requirements pose several barriers to prospective housing 
developments, including higher construction costs associated with mixed-use 
development and weakening demand for new office and retail uses as a result of long-
term macroeconomic trends.  
Under this action, the City will make a set of code amendments to reduce these barriers 
and expand bonus incentives for affordable and accessible housing. These include: 

● Reevaluate the requirement to include commercial uses with a residential 
development in some locations in the Mixed Use, Urban Center, and Station 
Community Commercial zones. Where requiring a commercial use is no longer a 
priority in these locations, the City will amend the code to allow standalone 
residential development, while continuing to apply minimum density standards to 
ensure an efficient use of land. 

● Identify key areas or street frontages in the Commercial Zones (C-G and C-N) to allow 
for standalone residential development. 

● Coordinating with Action 1.2, increase maximum density or replace with maximum 
FAR and increase maximum building height where recommended by the Housing 
Code Audit.  

● Coordinating with Action 1.2, build on SB 8 legislation and refine existing affordable 
housing density and height bonus provisions in the CDC (§12.40.107.A and B) in order 
to encourage more affordable housing.  

● Add the option for projects that include a certain number or percentage of units 
meeting accessibility criteria–such as Oregon building code’s “Accessible Unit” 
standards, Universal Design standards, or Lifelong Housing Certification standards–to 
be eligible for the bonuses. 

● Add criteria to incentivize 3-4 bedroom affordable housing multi-dwelling units.  

Implementation 
Steps 

● Consider conducting a market study of the demand for new commercial space in the 
mixed-use and commercial zones where these requirements apply in order to assess 
the market feasibility of commercial uses in these locations. This step is not required 
prior to drafting code amendments, but it may allow the City to make more informed 
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choices about where to continue to require commercial uses as part of a housing 
development. 

● Ensure alignment with Districts and overlapping Community Plans when making 
policy determinations.  

● Determine if the maximum density increase will be implemented through increased 
dwelling units per acre or Floor Area Ratio. Prepare amendments to maximum height 
standards in specified zones. 

● Calibrate eligibility criteria and density and height bonus provisions for projects that 
include affordable or accessible housing. 

● Consider if amendments to other standards in the CDC are necessary to ensure there 
are no conflicting requirements or standards.   

● Bring the package of code amendments for public input. 
● Revise and prepare amendments for council adoption. 

● Adopt a package of code amendments through a public hearing process.  

Considerations 
 

Administrative 
The City is required by state law to ensure there is adequate employment land to serve 
expected job growth under Statewide Planning Goal 9. Introducing residential uses to 
more commercial lands could affect the supply of land for employment. Consider and 
mitigate impacts to employment land while implementing this action. 

Fiscal 
The City applied for and was awarded a DLCD Housing Planning Assistance grant to assist 
with the implementation of this action. 

Anticipated Impact 
 

Housing Need Addressed 
This action will expand capacity and improve feasibility for multi-dwelling housing and 
other higher density housing types. This will address overall housing need. 
By expanding eligibility for density/height bonuses for accessible units, this action will 
directly address the needs of people with disabilities and seniors. 
By expanding eligibility for density/height bonuses for affordable units, this action will 
directly address the needs of low-income households. 
Supporting affordable housing production also indirectly helps priority populations that 
experience poverty, cost burden, and accessibility challenges at elevated rates and are 
therefore likely to represent an elevated share of the beneficiaries. Chapter 2 offers strong 
evidence that indirect beneficiaries will include communities of color, people with 
disabilities, seniors, and people experiencing homelessness.  

Affordability Targets 
This action targets production at all affordability levels but also targets deeply affordable 
and affordable housing through a bonus incentive offered for income restricted units. 

Tenure Targets 
This action targets production of multi-dwelling housing, corresponding most strongly 
with housing for rent, with a more modest impact on for sale units. 

Benefits and Burdens 
Benefit 
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This action will benefit populations across the income spectrum by easing standards for 
affordable and market-rate multi-dwelling projects alike. It will provide additional benefit 
to low-income households and marginalized populations that tend to have lower incomes 
with the density/height bonus in exchange for affordable housing. It will also provide 
additional benefits to protected classes such as seniors and people with physical 
disabilities with the inclusion of a density/height bonus in exchange for accessible 
housing.  
Burdens 

This action could increase rent or displacement-pressure burdens on low-income and 
marginalized populations if current commercial and mixed-use zones disproportionately 
fall in displacement-vulnerable areas or are currently home to naturally occurring 
affordable housing that may be susceptible to rapid rent increases or redevelopment.      
The Station Community Commercial – Downtown (SCC-DT) zone, which appears in 
Downtown and is applied in a portion of the City and County’s only RECAP is the main 
concern for this action (see Zoning Map with RECAP highlighted in the Achieving Fair and 
Equitable Housing Outcomes Chapter). The City will mitigate for this possibility by: 
● Building on the spatial analyses in the HPS and evaluating the spatial impact of these 

code amendments relative to the areas of vulnerability and opportunity that are 
identified as part of implementing Action 1.1. This spatial analysis should be 
conducted prior to implementing this action. 

● If specific zone districts planned for removal of barriers to housing development or 
density increases are mapped to areas of vulnerability, such as the SCC-DT, the City 
will mitigate displacement risk. First, mitigation actions may include limiting density 
increases in these districts and focusing increased density in non-vulnerable areas or 
high opportunity areas. Second, any density increases within and near the RECAP will 
be coordinated with the implementation of Action 3.3, which calls for anti-
displacement actions for the 10th Avenue/Avenida Diez area.  Third, density increases 
within and near the RECAP will be complemented by significant bonus incentives to 
help ensure housing production there includes affordable, middle-income, and 
accessible housing units to support housing stability and affordability for current and 
future residents.  

Magnitude of Impact 
High impact. This action is estimated to increase the total zoned capacity of the mixed-
use and commercial zones by 600-700 units. This represents a 20-30% increase over the 
zoned capacity of these zones estimated in the 2023 HNA. This estimate uses the same 
data and methodology for estimating housing capacity as the 2023 HNA but assumes that 
higher densities are possible in these zones as a result of code changes implemented 
under this action. The estimate assumes an increase in the maximum density of 
approximately 30-75% across the multi-dwelling zone in accordance with the 
recommended maximum density or FAR from the Housing Code Audit. This estimate also 
includes housing capacity in the commercial zones (C-G and C-N), which were not 
included in the 2023 HNA. By implementing the code changes under this action to allow 
standalone housing or improve the feasibility of mixed-use development, these zones can 
contribute to housing capacity. 

Fiscal Impact: Low Admin Needs: Medium  Lead: ECD Planning Division 
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Action 1.4: Refine middle housing development standards  Regulatory Actions 

Timeline Action Start: 2025 
Adoption/Completion: 2026 
Implementation: 2027-30 
Impact: 2027-2030  

Description Overview: Refine development standards to provide more flexibility on whether middle 
housing units are attached or detached, allow more than one ADU on the same lot, and 
allow concurrent review of middle housing land divisions (MHLDs) and building permits. 

Details:  The CDC complies with previous state requirements to allow middle housing 
types in all zones that allow single detached units. The passage of HB 2138 in the 2025 
Oregon Legislative Session impacts the state requirements that apply to middle housing, 
including allowing for detached plexes and attached cottage clusters. Under this action, 
the City will comply with the requirements of HB 2138 and subsequent rulemaking and 
will consider implementing additional amendments which would exceed minimum 
compliance with these state requirements.  
In particular, there remain some barriers within the CDC to developing middle housing 
and, in many zones, larger and more expensive single-detached dwellings are sometimes 
more attractive to build. These barriers limit the development of duplexes, triplexes, 
fourplexes, and ADUs and limit the flexibility in the middle housing land division process. 
The City will adopt several code changes in line with its 2025 Housing Code Audit to 
address these barriers and any further changes to comply with HB 2138: 

● Amend definitions of duplex, triplex, and quadplex to allow for attached or detached 
units, or remove the reference to attached units and specify that any configuration or 
attached or detached units is allowed. 

● Amend cottage cluster standards to allow for a certain number of cottages to be 
attached after evaluating existing cottage cluster regulations to ensure viability of 
cottage cluster construction. 

● Allow for concurrent review of the MHLDs and building permits in order to condense 
the overall review period for a MHLD. The City will allow for a MHLD to be submitted 
in advance of submission of a building permit, per HB 2138. 

Implementation 
Steps 

● Monitor DLCD rulemaking to implement HB 2138 to best align code language updates 
with State legislation.  

● As recommended by the Housing Code Audit, conduct further analysis of existing 
minimum setback and maximum lot coverage standards in zones where middle 
housing is allowed and determine if modifications to these standards are needed to 
remove potential barriers to middle housing developments. 

● Consider if amendments to other standards in the CDC are necessary to ensure there 
are no conflicting requirements or standards.   

● Bring the package of code amendments for public input. 
● Revise and prepare amendments for council adoption.  
● Bring amendments through a public hearing process and adopt code amendments.  
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Considerations 
 

Fiscal 
This action will require dedication of staff time to participate in the work and implement 
the recommendations. 

Anticipated Impact Housing Need Addressed 
This action will support middle housing production. It will directly address overall 
housing need and the need for more affordable homeownership, because middle housing 
types are more likely to offer lower cost homeownership options than single-unit 
dwellings. 

Affordability Targets 
This action targets production of middle-income and market rate housing. This action 
may also have a modest impact on affordable housing in projects that include middle 
housing units. 

Tenure Targets 
This action targets production of middle housing, corresponding with both housing for 
sale and for rent. 

Benefits and Burdens 
Benefits 
This action will benefit populations across the income spectrum by easing standards for 
affordable homeownership and market-rate projects alike. Chapter 2 offers evidence 
suggesting that middle housing has played a special role in providing homeownership 
opportunities to communities of color, which means this action will provide an added 
indirect benefit to that priority population. 
Burdens 
This action is unlikely to increase burdens experienced by marginalized populations. 
While these code updates provide more flexibility for a variety of housing types and design 
options, they do not enable higher densities than allowed under the current CDC and they 
will apply broadly across many areas of the City with varying socioeconomic conditions. 
No sub-action to mitigate burdens is needed. 

Magnitude of Impact 
Medium impact. The American Community Survey (Table 25024, 5-year data) estimates 
that Hillsboro added on net 670 attached units between 2018 and 2022. By comparison, the 
City added over 1,700 units in larger apartment buildings with five or more units. While 
improving middle housing standards should meaningfully increase production, actions 
aimed at development standards for larger-scale buildings appear more likely to have a 
high impact.  

Fiscal Impact: Low Admin Needs: Medium Lead: ECD Planning Division 
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Action 1.5:  Streamline design standards  Regulatory Actions 

Timeline Action Start: 2027 
Adoption/Completion: 2029 
Implementation: 2030 
Impact: 2031  

Description Overview:  Modify existing design standards that apply to residential development in order 
to expedite housing production, reduce the cost of construction, and provide flexibility for 
a wider variety of design choices.   

Details:  Multiple members of the development community identified the City’s residential 
design standards as raising development costs and preventing housing designs that would 
positively contribute to community character and meet consumer preferences. These 
design standards include the CDC’s 12.50.710 Design Standards for All Residential 
Development and similar standards affecting certain zones and plan districts. Under this 
action, the City would refine and then continually evaluate its design standards as follows:  

● Focus refinements on specific design standards found in the City’s Housing Code Audit 
(2025) and the findings from City research conducted between 2019-2022 on past 
adjustment requests. 

● Monitor requests for adjustments to the design standards (either as Major Adjustment 
under 12.80.156 or as a state-mandated adjustment under SB 1537).  

● If design standards continue to be the subject to requests for adjustments following 
refinement, consider further modifications of the standard. 

Implementation 
Steps 

● Compare conforming amendments to other standards in the CDC to ensure there are 
no conflicting requirements or standards.  

● Bring package of code amendments for public input. 
● Revise and prepare amendments for council adoption. 

● Adopt streamlined development standards via a public hearing process.  

Considerations Fiscal 
An outside consultant may or may not be necessary for this project. In either case, this 
action will require dedication of staff time to participate in the work and implement the 
recommendations. 

Anticipated Impact Housing Need Addressed 
This action will improve feasibility primarily for single-unit dwellings and middle housing. 
It will address overall housing need. 

Affordability Targets 
This action targets production at all affordability levels. 

Tenure Targets 
The design standards have greater impacts on single-unit dwelling and middle housing, 
corresponding most strongly with housing for sale, with a more modest impact on 
housing for rent. 
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Benefits and Burdens 
Benefits 
This action will benefit populations across the income spectrum by easing standards for 
affordable and market-rate multi-dwelling projects alike. 
Burdens 
This action is unlikely to increase burdens experienced by marginalized populations. No 
sub action to mitigate burdens is needed. 

Magnitude of Impact 
Low impact. If some of the recommended adjustments are successful in lowering the cost 
of construction and providing more flexibility, it could facilitate developers choosing to 
invest in housing development in Hillsboro over alternative locations and, in some cases, 
could result in more units being produced due to cost savings. However, these impacts are 
not certain to occur due to these modifications. Moreover, design standards overall are not 
a primary driver of housing underproduction and lower construction costs do not always 
translate to housing affordability. 

Fiscal Impact: Low Admin Needs: High  Lead: ECD Planning Division 
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Action 1.6: Adopt a user-friendly code  Regulatory Actions 

Timeline Action Start: 2029 
Adoption/Completion: 2030 
Implementation: 2031 
Impact: 2031 

Description Overview:  Reorganize and streamline the CDC to make it a more user-friendly document 
and reduce uncertainty and time costs associated with using the code to produce housing. 
Adopt an amended code in a manner consistent with previously adopted plans and 
policies, while making the code simpler, easier to use, and removing unnecessary or 
redundant regulations related to housing.  

Details:  The CDC is a complex set of regulations that may require substantial time for 
applicants, including housing developers, to navigate to identify applicable regulations. 
The City has an opportunity to improve the user experience of the code and promote 
housing production by streamlining the number of zones, plan districts, and/or overlays 
and taking other steps to reduce the complexity of the CDC. Any regulations that are 
similar but apply to different locations or uses–such as similar base zones or similar design 
standards applied across different Plan Districts and base zones–could be consolidated 
into a single regulation. In doing so, the City must decide which standard will apply: one of 
the current standards, a new standard that is roughly equivalent to both, or an entirely 
different standard that is more appropriate. 
Unlike the code amendments identified in previous actions, the purpose of creating a user-
friendly code is to implement relatively “policy-neutral” code changes. This means 
implementing amendments that simplify the code while not reversing or nullifying 
previously adopted plans and policies.  

Implementation 
Steps 

● Determine whether code amendments to streamline the code should be combined 
with other CDC amendments made as part of HPS implementation.  

● Determine how to streamline the code and make it more user friendly while 
maintaining a “policy-neutral” approach (i.e. an approach generally consistent with 
previously adopted plans and policies).  

● Develop a set of code amendments to reorganize and streamline the code to make it 
user friendly. 

● Bring package of code amendments for public input. 
● Revise and prepare amendments for council adoption. 

● Adopt user-friendly code through a public hearing process.  

Considerations 
 

Administrative 
● The City should identify which CDC chapters or sections are currently relatively easy to 

use and focus the streamlining effort on other sections.  
● The City is at the end stages of a multi-year project to switch the online code 

administration due to poor navigability, and the final product should improve how the 
CDC is presented and navigated in the eCode system in addition to making textual 
changes.  
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● The City may consider implementing this goal in a phased manner over several years 
in order to leverage the most beneficial aspects of streamlining first, while not 
committing limited staff resources to streamlining efforts that are not as impactful. 

Anticipated  
Impact 

Housing Need Addressed 
A more user-friendly code supports production of all housing types and therefore 
addresses overall housing need. 

Affordability Targets 
This action targets production at all affordability levels. 

Tenure Targets 
This action targets production of both for rent and for sale housing. 

Benefits and Burdens 
Benefits 
This action will benefit populations across the income spectrum, though likely primarily 
middle- and high-income households that can afford to live in market-rate housing or 
build housing themselves. 
Burdens 
This action is unlikely to increase burdens experienced by marginalized populations. No 
sub action to mitigate burdens is needed. 

Magnitude of Impact 
Low impact. A user-friendly code could help grow the development ecosystem by creating 
a more predictable development environment that attracts and retains housing developers 
in the City. However, the user unfriendliness of the existing code likely does not deter 
sophisticated, large-scale developers from investing in Hillsboro, and those actors tend to 
build the most housing.  

Fiscal Impact: Low Admin Needs: High Lead: ECD Planning Division 
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Action 1.7: Identify and reduce development code and 
permitting process barriers  Regulatory Actions 

Timeline Action Start: 2026 
Adoption/Completion: 2029 
Implementation: 2030 
Impact: 2031  

Description Overview:  Identify and reduce process barriers, such as creating greater clarity in the 
review process while streamlining land use, plan review, permitting and inspection 
processes through an internal audit. 

Details:  Technical Advisory Committee members provided input indicating that some 
elements of the land use review and approval process can be time-consuming and add risk 
to the development process by pushing developers into discretionary reviews and 
negotiations. Some of the code amendments outlined under preceding actions could 
address the root causes of some of these process delays or uncertainty, but it is unknown if 
these amendments will resolve all of the inefficiencies that may result in extended review 
timelines. 
The action will seek to identify additional process delays that occur due to issues that 
cannot be addressed by amendments to the CDC, such as issues of limited administrative 
resources or lack of coordination with other local governments and service providers. The 
City will conduct an audit of internal processes, such as building permit review, 
engineering review, and how land use decisions are made. The City will identify 
opportunities to be more effective, efficient, and cost reductive in those decisions.  
The internal process audit will evaluate policy related to the items listed below. The City 
will act on the findings of that evaluation to reduce process barriers. At a minimum, the 
audit will cover:  

● The causes of projects undergoing multiple development review cycles, examining 
strategies and process improvements to reduce the number of review cycles. 

● Which projects default to Type I, II or III review types, examining new approaches to 
allow more projects to be reviewed under a Type I or II procedure, or review zoning 
standards as part of the building permit review process 

● Implementation of a decision deadline for engineering reviews as required by the 
passage of SB 974 (2025). 

Implementation 
Steps 

● Determine scope of processes to be included in the study, beyond the minimum 
described above. Determine what departments or divisions within the City should be 
consulted. The city will also comply with SB 974, which prohibited hearings for PUDs 
and Zone Changes starting July 2026. 

● Conduct the internal process audit.  
o Consider having an external consultant conduct the audit. 

● Implement the recommendations of the process audit. 

Considerations 
 

Fiscal 
An outside consultant may or may not be necessary for this project. In either case, this 
project will require dedication of staff time to participate in the audit and implement the 
recommendations. 
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Anticipated Impact Housing Need Addressed 
Reducing process barriers and inefficiencies supports production of all housing types and 
therefore addresses overall housing need. 

Affordability Targets 
This action targets production at all affordability levels. 

Tenure Targets 
This action targets production of both for rent and for sale housing. 

Benefits and Burdens 
Benefits 
This action will benefit populations across the income spectrum, though likely primarily 
middle- and high-income households that can afford to live in market-rate housing. 
Burdens 
This action is unlikely to increase burdens experienced by marginalized populations. No 
sub action to mitigate burdens is needed. 

Magnitude of Impact 
Low impact. The extent of process improvements and efficiencies available to the City to 
implement is unknown at this stage. However, if significant process barriers remain 
following Actions 1.4–1.6, then the magnitude of this action’s impact could be larger 
because it will contribute to a more predictable development environment.  

Fiscal Impact: Low Admin Needs: High Lead: ECD Administrative Division 
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Action 1.8: Adopt a local pre-approved housing plan for 
ADUs with universal design  

Regulatory Actions 

Timeline Action Start: 2028 
Adoption/Completion: 2030 
Implementation: 2031 
Impact: 2031 

Description Overview: Develop and adopt a local permit-ready ADU plan with universal design to target 
the needs of seniors and individuals with disabilities. Separate from this action, state 
implementation of HB 2258 will include developing pre-approved plans for the Oregon 
Homes program. DLCD will go through rulemaking and work with local governments to 
enable a plan through Building Codes Department (BCD) to be implemented across the 
state. A developer would go to BCD directly to use such plans. A pre-approved housing plan 
for an ADU with universal design is not planned to be covered by the work of BCD. Under 
Action 1.8, the City will supplement the pre-approved plans offered by the state with a local 
pre-approved plan for an ADU with universal design. 

Details:  Pre-approved plan sets are building designs that have been reviewed for 
compliance with the building code, compliance with any development standards 
regulating form and design, and are approved to build. Pre-approved plans would 
streamline permitting procedures, thereby reducing development timelines, uncertainty, 
and costs. Pre-approved plans would also reduce architectural costs and barriers to entry 
for less seasoned builders, such as homeowners.  

The City will implement HB 2258 and facilitate the use of state permit-ready dwelling 
designs. In addition, the City will adopt a local pre-approved plan for an ADU with 
universal design. The design of the plan will seek to achieve the following goals: 
● Minimize the costs of development and construction in order to encourage 

developers/homebuilders to use the plan for housing targeted to moderate or lower 
income households 

● Meet or exceed the Oregon building code’s “accessible unit” standard for accessibility 
and use universal design principles, targeting the needs of people with disabilities, 
seniors, and other populations with needs for more accessible units. 

● Comply with all applicable building code regulations and engineering standards 
● Comply with all applicable design and development standards of the CDC 

All the plans will be published and available for use at no cost. Once established, the City 
will offer an expedited review timeline for projects that use the plans. The City will also 
consider offering reduced permitting fees for projects that use the plans. 

Implementation 
Steps 

● Per HB 2258, the Oregon Building Codes Division (BCD) will develop pre-approved 
plans for the Oregon Homes program. DLCD will go through rulemaking working with 
local governments to enable a plan through BCD to be implemented across the state. A 
developer would go to BCD directly rather than a local government.  

● City will consult developers and general contractors that have built ADUs and other 
projects in the City to understand how to best create a local pre-approved ADU plan 
with universal design that will garner uptake and that general contractors will be most 
likely to use. 
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● Fund or secure funding to develop the pre-approved accessible ADU plan with 
architects and builders.  

● Develop the local pre-approved ADU plan with universal design and associated policies 
for expedited permit review, discounted permitting fees, and other details of program 
administration.  

● Advertise the local pre-approved ADU with universal design plan to property owners, 
contractors, and builders. 

● Monitor the use of the local pre-approved ADU with universal design plan and solicit 
feedback from builders to assess if the plans or program policies need to be revised to 
increase adoption. 

Considerations 

 

Administrative 
● Site plan review would still be required. 
● Staff time will be required to manage development of the local pre-approved ADU plan 

with universal design and to establish policies and processes to administer the 
program. 

Fiscal 

● Funding may be required to hire an architecture and engineering team to develop the 
local pre-approved ADU plan with universal design. State grants may be available for 
this purpose. 

Anticipated 
Impact 

Housing Need Addressed 
This action specifically promotes the production of ADUs meeting universal design 
standards.  These units will directly address the need for accessible units for people with 
disabilities and seniors. The pre-approved ADU plans will also support production of units 
that address the needs of middle-income households because ADUs are smaller units that 
are often more affordable to households in that income range and above. 

Affordability Targets 
This action targets production of ADUs, corresponding most strongly with market-rate and 
middle-income housing. 

Tenure Targets 
This action targets production of ADUs, which are predominantly for rent.  However, 
ADUs can indirectly help to improve the affordability of for-sale units by allowing 
homeowners to generate rental revenue, potentially offsetting a portion of mortgage 
payments.  

Benefits and Burdens 
Benefits 
This action will directly benefit people with disabilities and seniors through its focus on 
pre-approved, accessible housing plans.  
This action will also benefit populations across the income spectrum, though likely 
primarily middle- and high-income households that can afford to live in market-rate 
housing or build ADU housing themselves.  
Burdens 
This action is unlikely to increase burdens experienced by marginalized populations. No 
sub-action to mitigate burdens is needed. 
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Magnitude of Impact 
Low impact.  Pre-approved plans could meaningfully help grow the development 
ecosystem by reducing barriers to entry for small-scale developers of ADUs. However, pre-
approved plans are less likely to raise the activity of sophisticated, large-scale developers, 
who often have their own design teams or partners. 

Fiscal Impact: Medium Admin Needs: Medium  Lead: ECD Building Division 
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 LAND-BASED ACTIONS 



 

Hillsboro Housing Production Strategy (Cycle 1: 2025-2030) — December 2, 2025  Page 68 

 

 

Action 2.1: Coordinate with public, private, and faith-based 
organizations to identify underutilized land for affordable 
housing  

Land-Based Actions 

Timeline Action Start: 2025 
Adoption/Completion: 2028 
Implementation: 2029 
Impact: 2030 

  

Description Overview: Coordinate with public, private, and faith-based organizations to identify 
underutilized land potentially available for affordable housing and connect those organizations 
with affordable-housing development partners. Identify one or more suitable sites and 
facilitate the development of such sites for affordable housing.     

Details:  Some mission-driven organizations or institutions have property that exceeds their 
long-term needs. They may also view income-restricted housing development and work 
benefiting homeless and very-low-income households as consistent with their missions and 
therefore be interested in partnerships with affordable housing developers to support housing 
development. Private property owners and developers may have land available for affordable 
housing. Parcels owned by institutions may have additional advantages, ranging from property 
tax exemptions to supportive legal provisions (ORS 227.500, SB 8 (2021)) to eligibility for 
specialized funding sources or fundraising mechanisms. In this action, the City will conduct 
outreach to continuing public sector partners, Metro and Washington County, and expand its 
outreach to include Tri-Met, Hillsboro School District, State of Oregon, private, and local faith-
based organizations regarding the availability of excess land for affordable housing. The City 
anticipates conducting a minimum of 3 coordinating meetings per year through 2028 to identify 
land and support that land’s development for affordable housing.  

Implementation 
Steps 

● Meet with public, private, and faith-based organizations to understand long-term plans for 
their sites and to encourage partnerships to meet housing needs. 

● Identify sites with strong potential for affordable housing development, conducting or 
assisting with due diligence regarding development feasibility 

● Offer technical support to help landowners understand housing-related zoning and 
infrastructure issues and pursue relevant grants.  

● Solicit development partners for viable projects or otherwise facilitate connections with 
developers that are interested in partnering to build affordable housing on underutilized 
sites.  Assist with issuing an RFP or similar process to select a qualified partner. 

● If applicable, work with the City Attorney to outline the terms and conditions of any 
property transfer. 

● Provide information about eligibility and how to access any City-administered financial 
resources or technical assistance for affordable housing development (e.g. CDBGs, any new 
funding source created via Action 3.4). 

● Developer builds one or more projects on underutilized land.  

Anticipated 
Impact 
 

Housing Need Addressed 
This action aims to make land available for affordable housing and is most likely to impact 
multi-dwelling or middle housing production.  Supporting affordable housing production 
directly targets and addresses the needs of low-income households. 
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Supporting affordable housing production will also indirectly help priority populations that 
experience poverty, cost burden, or related housing problems at elevated rates and are 
therefore likely to represent an elevated share of the beneficiaries. Chapter 2 offers strong 
evidence that indirect beneficiaries will include communities of color, people with 
disabilities, seniors, and people experiencing homelessness. 

Affordability Targets 
This action targets production of deeply affordable and affordable housing 

Tenure Targets 
This action targets production of multi-dwelling and middle housing, corresponding most 
strongly with housing for rent–though potentially also for sale housing depending on the 
partnership. 

Benefits and Burdens 
Benefits 
This action seeks to identify underutilized land and use it to support the development of 
income-restricted housing. This directly benefits low-income households and indirectly 
benefits communities of color, people with disabilities, and people experiencing homelessness 
that represent a disproportionate share of low-income households.  
Housing built through this action could also offer additional benefits to specific marginalized 
populations—such as communities of color, people with disabilities, or people experiencing 
homelessness— depending on the development program chosen for underutilized land. For 
example, culturally specific housing could provide added benefits to communities of color, and 
accessible and supportive housing—which the City intends to prioritize through Action 5.3— 
could provide added benefits to people with disabilities or people experiencing homelessness.  
The City will maximize overall action benefits by using the vulnerability mapping from Section 
2 and further spatial analysis of vulnerability and opportunity conducted under Action 1.1 to 
inform locational targeting of the City’s outreach and coordination efforts. Specifically, the City 
will ensure its outreach and coordination efforts include landowners in neighborhoods in need 
of housing stability as well as in high opportunity neighborhoods. Applying this consideration 
to outreach and coordination activities will help secure the additional benefit of advancing key 
outcomes of fair housing, housing choice, and housing stability, while still advancing overall 
efforts to support robust affordable housing production.  
Burdens 
This action is unlikely to increase burdens experienced by marginalized populations. No sub 
action to mitigate burdens is needed. 

Magnitude of Impact 
Medium impact. This action aims to result in one or more new affordable housing 
developments that would not have otherwise been built, at relatively low cost to the City.  In 
recent years, the City has actively facilitated the delivery of both affordable homeownership 
and rental projects. Assuming one of each type or project, this action’s impact is estimated to 
be 100-150 affordable or deeply affordable units.  

Fiscal Impact: Low Admin Needs: Medium Lead: ECD Affordable Housing Team 
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Action 2.2: Identify and use City-owned land for affordable 
housing    

Land-Based Actions 

Timeline Action Start: 2026 
Adoption/Completion: 2028 
Implementation: 2029-30 
Impact: 2031 

Description Overview:  Identify one or more City-owned suitable sites and facilitate the development 
of such sites for affordable housing. 

Details:  OAR 271.330 enables local governments to relinquish a property title to a 
qualifying nonprofit if the property is used for low-income housing. The City maintains a 
list of City-owned remnant lands, which the ECD Affordable Housing Team periodically 
evaluates for sites that could support housing development. In this action, the City will 
expand its review beyond remnant lands and identify one or more suitable City-owned 
sites for affordable housing. The City will solicit a development partner through a request 
for proposals (RFP) process or similar process.  

Implementation 
Steps 

● Review–and update if needed–the inventory of City-owned lands.  
● Evaluate the sites’ housing development potential and identify one or more sites 

suitable for development.  
● Issue an RFP or conduct a similar solicitation process to select a qualified partner to 

develop the site for affordable housing.  

● Provide information about eligibility and how to access any City-administered 
financial resources or technical assistance for affordable housing development (e.g. 
CDBGs, any new funding source created via Action 3.4).  

Considerations 
 

Administration 
Through Action 2.1, the City may come to own additional sites or have opportunities to 
pass other local governments’ sites through to affordable housing developers. That work 
should supplement this action.   

Anticipated Impact Housing Need Addressed 
This action aims to make land available for affordable housing production, which is most 
likely to be multi-dwelling or middle housing. Supporting affordable housing production 
directly targets and addresses the needs of low-income households. 
Supporting affordable housing production also indirectly helps priority populations that 
experience poverty, cost burden, or related housing problems at elevated rates and are 
therefore likely to represent an elevated share of the beneficiaries. Chapter 2 offers strong 
evidence that indirect beneficiaries will include communities of color, people with 
disabilities, seniors, and people experiencing homelessness. 

Affordability Targets 
This action targets production of deeply affordable and affordable housing 

Tenure Targets 
This action targets production of multi-dwelling and middle housing, corresponding most 
strongly with housing for rent housing–though potentially also for sale housing 
depending on the sites identified and partners worked with. 
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Benefits and Burdens 
Benefits 
This action seeks to identify City-owned land and use it to support the development of 
affordable housing. This directly benefits lower-income households, and indirectly 
benefits communities of color, people with disabilities, and people experiencing 
homelessness that represent a disproportionate share of low-income households.  
Housing built through this action could also offer additional benefits to specific 
marginalized populations depending on the development program chosen for the land. 
For example, culturally specific housing could provide added benefits to communities of 
color. Likewise, permanent supportive housing and accessible housing with services–
which the City intends to prioritize through Action 5.3–could provide added benefits to 
people with disabilities or people experiencing homelessness.  
Burdens 
This action is unlikely to increase burdens experienced by marginalized populations. No 
sub action to mitigate burdens is needed. 

Magnitude of Impact 
High impact. This action takes a tangible, valuable resource–City-owned land–and 
directly deploys it to support affordable-housing development. It aims to support the 
creation of dozens, if not hundreds, of new affordable housing units in the City.  

Fiscal Impact: Medium Admin Needs: Medium Lead: ECD Affordable Housing Team 
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Action 3.1: Develop new strategic partnerships for state and 
federal advocacy 

Partnership Actions 

Timeline Action Start: 2026 
Adoption/Completion: 2028 
Implementation: 2029-30 
Impact: 2031 

 

Description Overview: Develop new strategic partnerships for coordinated advocacy on state and 
federal policy changes and funding, such as more funding for infrastructure and 
affordable and middle-income housing. 

Details: Continued state and federal funding and regulatory reform are needed to help 
cities meet their housing production targets. Through this action, the City would seek to 
form new partnerships to advocate for funding and regulatory reforms. Specifically, the 
City will seek to advance reforms that the City does not directly control or that are best 
handled at higher levels of government. For this 6-year HPS cycle, the City will form new 
partnerships and conduct its advocacy across three legislative sessions: the 2026 short 
session, the 2027 long session, and the 2028 short session. The City will focus on reforms 
that improve development feasibility across the affordability spectrum, such as by 
improving funding and financing options for housing production, housing preservation, 
infrastructure, and reducing the costs of construction. The City may support many more 
state and federal policy changes than just the examples given above.  
The City currently leverages partnerships with Washington County, cities within 
Washington County, Metro, the League of Oregon Cities, and the development 
community to conduct such work. In this action, the City will expand its advocacy 
activities by developing partnerships with additional organizations, such as Hillsboro 
School District, Universities, and local non-profits.   

Implementation 
Steps 

● Work with City Council on an annual basis to identify key issues to target for 
legislative lobbying efforts and policy direction. 

● Identify and develop new local, regional, and issue-based strategic partnerships for 
the purpose of lobbying the state Legislature. 

● Collaborate with state representatives to advocate for proposed changes. 

Considerations 
 

● Additional, targeted funding from the state or federal government would provide 
critical gap funds for the creation and preservation of affordable housing. 

● Additional funding for housing-supportive infrastructure could overcome a major cost 
barrier to unlock additional housing production at all income levels. 

● State level regulatory reform (e.g., stair and egress rules, sprinkler requirements) 
could unlock development activity previously stifled, enabling new housing types and 
greater flexibility to meet people’s broad needs. 

Anticipated Impact Housing Need Addressed 
This action will help address the City’s overall housing need.  

Affordability Targets 
This action targets production at all housing affordability levels. 
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Tenure Targets 
This action targets production of both for rent and for sale housing. 

Benefits and Burdens 
Benefits 
This action will benefit populations across the income spectrum, though it will depend on 
the positions the City advocates for and the outcomes of that advocacy.  
Burdens 
This action is unlikely to increase burdens experienced by marginalized populations. No 
sub action to mitigate burdens is needed. 

Magnitude of Impact 

Low impact. The magnitude of impact depends on which issues the City advocates for and 
the extent of new funding or regulatory changes from the state.  

Fiscal Impact: Low Admin Needs: Medium Lead: ECD Administrative Division 
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Action 3.2: Continue and expand affordable and middle- 
income homeownership partnerships 

Partnership Actions 

Timeline Action Start: 2026 
Adoption/Completion: 2029 
Implementation: 2030 
Impact: 2031  

 
 
 
 
 

Description Overview:  The City will support existing partnerships for affordable homeownership–as 
well as seek additional partnerships for middle-income homeownership. The City will 
facilitate at least two new affordable homeownership projects.  

Details:  Promoting affordable homeownership is a priority for the HPS actions, 
supported by the Contextualized Housing Needs findings and echoed by the historically 
marginalized communities focus groups and City Council. The City has an ongoing 
partnership with Proud Ground, a community land trust, to support acquisition and 
rehabilitation of existing homes for affordable homeownership in Hillsboro. The City also 
partners with Habitat for Humanity, which has resulted in the recent development of 
Century Commons (18 homes) and Alder Commons (8 homes).  
These partners both focus on racial justice, with related values statements on their 
websites and outcomes detailed in their annual reports. In 2024, 69% of Proud Ground’s 
new land trust homeowners were people of color. Likewise, in 2024, 72% of Habitat for 
Humanity Portland’s homebuyers were people of color and 40% had a family member 
with a disability or long-term illness. In alignment with that, this action intends to benefit 
marginalized communities, including communities of color and people with disabilities.  
In this action, the City will continue to support those partnerships and seek new 
partnerships to assist with at least two new affordable homeownership projects. The City 
will issue a Request for Proposals (RFP) or Request for Qualifications (RFQ) for City 
resources (e.g. land, funds) to initiate and financially support projects as well as solicit 
responses from new potential partners. This aims to increase and diversify the pool of 
organizations working in Hillsboro to deliver this needed housing type.  

Implementation 
Steps 

● Continue to collaborate with and support existing partnerships with community land 
trusts and other affordable homeownership providers. 

● Issue an RFP for City resources such as land and financial support to initiate new 
affordable and/or middle-income homeownership projects and identify new potential 
partners.  

● Engage developers and service providers who respond to the RFP to understand and 
support their needs.  

● Award the RFP and City resources to the best suited project proposals.  

● Leverage incentive actions related to fees and taxes to provide deeper funding support 
for affordable and middle-income homeownership.  

● Pursue additional partnership opportunities, including with educational and outreach 
programming related to affordable and middle-income homeownership. 

 Anticipated Impact Housing Need Addressed 
Expanding affordable homeownership partnerships will address the needs for housing 
production, stability, choice, and wealth generation for low-income households.  
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The City’s focus on partnerships with track records serving homebuyers from 
communities of color and households with people with disabilities also helps ensure this 
action will directly address those priority populations’ needs.  

Affordability Targets 
This action targets production of affordable and middle-income housing. 

Tenure Targets 
This action targets production of housing for sale. 

Benefits and Burdens 
Benefits 
This action will directly benefit low- and middle-income households, as well as priority 
populations that are served at elevated rates by the City’s partners. The amount of benefit 
can be maximized by pairing it with land resources (Actions 2.1 or 2.2) and new incentives 
for affordable and middle-income housing (e.g. Action 3.4).    
Burdens 
This action is unlikely to increase burdens experienced by marginalized populations. No 
sub action to mitigate burdens is needed. 

Magnitude of Impact 
Medium impact. Paired with other actions (e.g., Actions 2.1, 2.2, 3.4), expanded 
partnerships and more development projects could yield dozens of additional units of a 
deeply needed and desired type: affordable ownership housing.  

Fiscal Impact: High Admin Needs: Medium Lead: 
ECD Affordable Housing 
Team 
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Action 3.3:  Adopt and implement the 10th Avenue/Avenida 
Diez Equitable Development Strategy 

Partnership Actions 

Timeline Action Start: 2025 
Adoption/Completion: 2027 
Implementation: 2028-2030 
Impact: 2031 

Description Overview: Complete, adopt, and implement the 10th Avenue/Avenida Diez Equitable 
Development Strategy, which includes residential and commercial anti-displacement 
components, in partnership with the community and non-profits. 

Details: The Equitable Development Strategy is intended to assist the City and partners to 
navigate decision-making and avoid negative consequences within and adjacent to the 10th 
Avenue/Avenida Diez area. The City Downtown Urban Renewal Area (URA) Plan and 
Downtown Framework Plan lays out a need for infrastructure investments and has 
identified development opportunities in the 10th Avenue/Avenida Diez area. Goal 5 of the 
URA plan is “promote and support stable and sustainable residential neighborhoods for a 
range of household incomes.” That goal corresponds with objectives to “assist with 
developing a range of new housing units… for a range of incomes” and “support 
preservation and improvements to existing residential structures.” Those goals and 
objectives are implemented through a major project dedicated to “preserving and 
upgrading the existing housing stock and developing a range of new housing.”  The City’s 
URA Plan—through the above goals, objectives, and projects—establishes a baseline legal 
and planning framework that identifies local housing needs and allows the City to consider 
using URA funds for related activities. 
The Equitable Development Strategy is needed to further guide these and other initiatives 
to ensure that 10th Avenue/Avenida Diez is a vibrant and welcoming place for diverse 
communities. Preventing and mitigating the involuntary displacement of residents and 
businesses is a central tenet of this work. This includes additional opportunities for rental 
and homeownership housing in this area. Specific anti-displacement actions to be taken 
will be identified further in the 10th Avenue/Avenida Diez Equitable Development Strategy 
project underway and as part of the implementation to follow. Finalization of the strategy 
and resulting implementation efforts will include exploration of the use of Urban Renewal 
Area funds to support mitigation efforts and housing production.  

Implementation 
Steps 

● Complete and adopt the 10th Avenue/Avenida Diez Equitable Development Strategy 
● Adopt Comprehensive Plan Amendments stemming from the 10th Avenue/Avenida 

Diez Equitable Development Strategy. 

● Implement residential displacement mitigation actions identified in the Equitable 
Development Strategy, including considering the use of Urban Renewal Area funds to 
support residential displacement mitigation efforts.  

Considerations 
 

This action is aimed at benefiting marginalized communities in the 10th Avenue/Avenida 
Diez area, which overlaps with the City and County’s only federally recognized RECAP. 
This action is key to helping the City mitigate potential burdens identified for other HPS 
actions. The City should consider how to maintain strong coordination between the 10th 
Avenue/Avenida Diez Equitable Development Strategy team and other implementation 
teams working on HPS actions to ensure risks and burdens are maximally mitigated.  
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Anticipated Impact 
 

Housing Need Addressed 
Anticipated mitigation efforts mentioned above–such as anti-displacement actions or 
investments in housing–intend to meet the needs for housing stability and production in 
the 10th Avenue/Avenida Diez area as well as the RECAP census tract included within. This 
action will therefore directly address the housing needs of low-income households and 
communities of color.   

Affordability Targets 
Given the 10th Avenue/Avenida Diez area’s income profile and elevated poverty rates, this 
action targets deeply affordable and affordable housing needs.  

Tenure Targets 
This action targets the need for both for rent and for sale housing.  

Benefits and Burdens 
Benefits 
This action will directly benefit low- and middle-income households and communities of 
color, which are disproportionately represented in the 10th Avenue/Avenida Diez area. 
Benefits will stem from the City, its partners, and 10th Avenue/Avenida Diez community 
members successfully implementing the equitable development strategy, mitigating 
household displacement, promoting the production of needed housing, and improving the 
well-being, financial and otherwise, of marginalized populations in the district.     
Burdens 
This action is unlikely to increase burdens experienced by marginalized populations. No 
sub action to mitigate burdens is needed. 

Magnitude of Impact 
Medium impact. This action will support anti-displacement and housing production 
actions in a vulnerable area within the City.  It is an important component of fair and 
equitable housing considerations included in the HPS. 

Fiscal Impact: Medium Admin Needs: Medium Lead: 
ECD Economic Development 
Division 
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Action 3.4: Partner with Metro to support the creation of an 
ongoing revenue source for affordable housing production 

Partnership Actions 

Timeline Action Start: 2027 
Completion: 2029 
Implementation: 2030 
Impact: 2031 

Description Overview: Partner with Metro to support the creation of an ongoing Regional revenue 
source for affordable housing production. 

Details: The HNA found that the City will need 5,259 affordable housing units and 2,931 
middle-income housing units over the next 20 years. While the market does build some 
middle-income housing units, it does not typically build affordable units without subsidy. 
Having a local revenue source to dedicate to affordable and middle-income housing will 
help more of those units get built and attract more state and federal funding to Hillsboro.  
In this action, the City will conduct a minimum of 3 coordinating meetings per year with 
Metro to discuss the creation of an ongoing regional revenue source for affordable housing 
production and participate in technical advisory committee meetings to shape this. 

Implementation 
Steps 

● If Metro asks voters and they approve of using regional Supportive Housing Services 
(SHS) funds on affordable housing with supportive services, the City will focus in the 
near term on accessing and deploying such funds in Hillsboro in alignment with Action 
5.3’s emphasis on supportive housing.  

● If SHS funds are not opened to use for affordable housing, work with Metro in 
coordinating and technical advisory committee meetings to identify additional specific 
revenue source options. 

● Work with Metro to help select which, if any, regional revenue source to pursue and 
support Metro’s efforts to access that source.  

● Internally establish guiding principles for administration of a new regional revenue 
source, building upon guidance in Action 5.3 and the housing needs identified in the 
City’s HNA and Section 2 of this report.  

● Administer funds when available 

Considerations 
 

Administrative 
Newly adopted revenue sources may require additional staff resources to administer in the 
long term, once enacted, similar to the City’s administration of Metro Affordable Housing 
Bond funds.  

Anticipated 
Impact 

Housing Need Addressed 
This action focuses on partnering with Metro on the creation of an ongoing revenue source 
for affordable and deeply affordable housing, directly addressing those income levels’ 
housing needs.  
A new regional revenue source for affordable and deeply affordable housing would also be 
guided by Acton 5.3, which will enact a City preference   for inclusion of supportive housing 
and accessible housing in associated projects. Because of this, this action is expected to 
directly support the housing needs of three priority populations in need of those housing 
types: people with disabilities, seniors, and people experiencing homelessness.  
In addition, the action is expected to indirectly address the housing needs of priority 
populations that experience poverty, cost burden, or related housing problems at elevated 
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rates and are therefore likely to represent an elevated share of the beneficiaries of 
affordable and deeply affordable housing. Chapter 2 offers strong evidence that indirect 
beneficiaries will include the three priority populations mentioned above, as well as 
communities of color.  

Affordability Targets 
This action targets production of deeply affordable and affordable housing. 

Tenure Targets 
This action targets production of multi-dwelling and middle housing, corresponding most 
strongly with housing for rent, potentially for sale housing depending on the program 
design. 

Benefits and Burdens 
Benefits 
This action will directly benefit very low and low-income households as well as people with 
disabilities, seniors, and people experiencing homelessness due to its connection to Action 
5.3. The action will indirectly benefit priority populations that disproportionately fall into 
lower income brackets through funding of new income-restricted housing production. 
 
Burdens 
This action is not anticipated to increase burdens experienced by marginalized populations. 
No sub action to mitigate burdens is needed. 

Magnitude of Impact 
Medium impact. While a new regional revenue source would ultimately be highly impactful 
for the City’s housing needs, selecting, advocating for, and administering such a revenue 
source is ultimately within Metro’s rather than the City’s purview. The City’s action is 
initially limited to a partnership and support role, which makes a lower magnitude of 
impact more appropriate. In addition, the impact of this strategy will vary significantly 
depending on the extent of funds raised and the program rules—details that are not known 
at this time.  

Fiscal Impact: Low Admin Needs: High  Lead: Affordable Housing Team 
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Action 4.1: Complete permit application fee study and 
consider fee structure adjustments 

Incentive Actions 

Timeline Action Start: 2025 
Adoption/Completion: 2028 
Implementation: 2029 
Impact: 2030 

Description Overview: Complete a City permit application fee study. Use the study’s results to inform 
recommendations for fee structure adjustments including potential fee reductions or 
waivers.  Design the adjustments to incentivize a variety of housing, including affordable 
and middle-income housing,  and bring the recommendations to City Council for a 
decision.   

Details: The City levies plan review and permitting fees on new construction to help cover 
City administrative and program costs. With this action, the City will conduct a study to 
evaluate whether to adjust and/or forgo that fee revenue to incentivize needed housing. 
Informed by the study’s analysis and results, the City will bring proposed fee adjustments 
to City Council for a decision. While fee amounts are small relative to overall 
development costs, fee adjustments can help projects on the edge of financial feasibility 
fill their final gap and break ground, getting more such housing produced and faster.  

Implementation 
Steps 

● Determine policy objectives for fee adjustments. 
● Conduct a comprehensive study of all City permit application fees. Use the study to 

evaluate potential fee adjustments, including adjustments that would support overall 
housing production. In addition, use the study to identify the kinds of housing projects 
that would be offered fee adjustments, understand the fiscal impacts of fee 
adjustments to the City, and understand cost and financial feasibility impacts of fee 
adjustments on housing development. 

● Based on the study, determine any fee structure adjustments and a recommendation 
on whether the City should adopt it.  

● Send the adjustments to Council for final decision. 
● Inform developers and owners of the opportunity, clarifying which fees are affected 

and how.  

Considerations 
 

● Consider speaking with developers of affordable and middle-income housing to 
quantitatively assess the impact of this foregone City revenue on their projects’ 
feasibility. Assess their openness to adding affordability covenants, assuming they do 
not already apply them to their projects.  

● If City fiscal capacity remains a key constraint, analyze a program design that offers 
fee adjustments less often and only in cases in which they would “tip” a project from 
financially infeasible to feasible.  

Anticipated Impact Housing Need Addressed 
Making permit fee adjustments to incentivize needed housing production, including 
affordable and middle-income housing production, directly addresses the needs of 
households at those income levels. 
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Supporting affordable housing production also indirectly helps priority populations that 
experience poverty, cost burden, or related housing problems at elevated rates and are 
therefore likely to represent an elevated share of the beneficiaries. Chapter 2 offers strong 
evidence that indirect beneficiaries will include communities of color, people with 
disabilities, seniors, and people experiencing homelessness.  

Affordability Targets 
This action targets production of affordable and middle-income housing. 

Tenure Targets 
This action is targeted at production of multi-dwelling and middle housing, 
corresponding most strongly with housing for rent, though potentially also with 
ownership housing depending the extent of the action’s impact on middle housing. 

Benefits and Burdens 
Benefits 
This action will directly benefit low- and middle-income households, as well as indirectly 
benefit marginalized populations that disproportionately fall into lower income brackets. 
This action would provide this benefit  through fee adjustments that reduce the fee 
burden faced by income-restricted developments that directly serve lower income 
households. 
Burdens 
This action is unlikely to increase burdens experienced by marginalized populations. No 
sub action to mitigate burdens is needed.  

Magnitude of Impact 
Medium impact. Fee amounts are modest relative to overall development costs, so fee 
adjustments would likewise have a modest impact on overall production. However, they 
would assist income-restricted projects with financial gaps and achieving feasibility 
faster. 

Fiscal Impact: High Admin Needs: Medium  Lead: ECD Administrative Division 
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Action 4.2: Complete SDC study and consider adjustments to 
select SDCs 

Incentive Actions 

Timeline Action Start: 2026 
Adoption/Completion: 2028 
Implementation: 2029 
Impact: 2030  

Description Overview: Conduct a System Development Charges (SDCs) Study. Use the study to 
consider methods for adjusting select SDCs to align the fee amounts levied on housing 
development for the impact of construction and ongoing system impact. In addition, use 
the study to evaluate and reduce any foregone revenue impact to the City due to SDC 
adjustments. Based on the study’s findings, make SDC adjustment recommendations and 
refer them to Council for a decision. Adjustments of select SDCs will require multi-
jurisdictional coordination.  

Details:  SDCs are a substantial upfront cost of housing development. The City levies 
sewer, water, parks, supplemental parks and supplemental transportation SDCs, 
Washington County levies a transportation development tax, and various other water or 
sewer service providers in Hillsboro levy SDCs on development within the City’s 
boundaries.  
SDCs levied on development in Hillsboro are not all scaled to the expected impact of the 
development. For example, in the case of the County’s Transportation Development Tax, 
large dwelling units pay the same amount as smaller dwelling units of the same housing 
type, despite the fact that the latter will typically produce lower impacts. Adjustments of 
select SDCs by the size of the unit (e.g., per square foot) could more fairly distribute the 
cost of SDCs across housing developments and support increased overall housing 
production. In addition, adjustments of select SDCs would incentivize developers to build 
more modestly sized units as a way to reduce their projects per-unit or even total costs. 
These smaller units tend to be more affordable to occupants, and more such units can fit 
on each individual site, serving to boost housing production at the project level.  

Implementation 
Steps 

Hillsboro will initiate a comprehensive study of its SDC rates. The analysis will include the 
following aspects: 

● Identify methodologies for assessment and collection of SDCs, and adjustments of 
select SDCs (e.g., by square footage, by bedroom, by fixture) 

● Evaluate the relative incentives and disincentives to housing production that would be 
created by each alternative 

● Evaluate the fiscal impacts of each alternative to the City and partner jurisdictions 
● Coordinate with overlapping jurisdictions, such as Washington County and Tualatin 

Valley Water District, to analyze the adjustments of select SDCs 

● Explore ways to achieve fiscal balance within each alternative (e.g., raising some rates 
while lowering others) 

● Audit the City’s engineering and design standards to lower the financial obligations 
they place on the City, thereby increasing its ability to lower the select SDCs it levies 
on development  

● Bring recommended changes of the study that are fiscally feasible to Council for 
consideration and final decision  
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Considerations 
 

Fiscal 
● May result in lower overall fee revenue, which could hinder key community 

investments. However, revenue shortfalls can be mitigated by planning for revenue 
neutrality and tailoring SDC rates accordingly, such as by adding a base fee (or 
increasing the existing base fee) or by raising the SDCs on larger units.   

Administrative 

● Recalibrating the fees will require staff time and interjurisdictional collaboration. 

● Permitting system will need adjustments to collect information related to SDC tiers. 

Anticipated Impact 
 

Housing Need Addressed 
Adjustment of select SDC costs to incentivize needed housing—in particular smaller, more 
affordable units—directly addresses overall housing needs via the production of middle 
housing and multi-dwelling housing.  
By supporting the production of smaller, more affordable forms of housing to compete 
with the existing housing stock, the action will also indirectly help address the needs of 
middle-income and low-income households, as well as priority populations that 
experience poverty, cost burden, or related housing problems at elevated rates and are 
therefore likely to represent an elevated share of the beneficiaries. Chapter 2 offers strong 
evidence that indirect beneficiaries will include communities of color, people with 
disabilities, seniors, and people experiencing homelessness.  

Affordability Targets 
This action targets production at all affordability levels. 

Tenure Targets 
This action targets production of smaller units, corresponding most strongly with housing 
for rent, with a more modest impact on for sale units. 

Benefits and Burdens 
Benefits 
This action will benefit populations across the income spectrum. In particular, it will 
provide benefits to low- and middle-income households by promoting the construction of 
more modestly sized units, which tend to be most affordable. Benefits to low-income 
households would likely correspond with indirect benefits to marginalized populations 
that represent a disproportionate share of low-income households.  
Burdens 
This action is unlikely to increase burdens experienced by marginalized populations. No 
sub action to mitigate burdens is needed. 

Magnitude of Impact 
Medium impact. This action will have a medium impact on housing production, with 
high potential for additional impact depending on how strongly the City is ultimately able 
to incentivize housing production in its SDC adjustments. The HPS Technical Advisory 
Committee felt that efforts by the City to reduce the SDC burden it levies on developers 
would significantly improve the attractiveness of adding housing in Hillsboro, helping 
demonstrate the upside if the policy is deployed to its fullest extent.  

Fiscal Impact: Variable Admin Needs: Medium  Lead: ECD Administrative Division 
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Action 4.3: Expand the use of the Vertical Housing 
Development Zone program to target middle-income housing 

Incentive Actions 

Timeline Action Start: 2025 
Adoption/Completion: 2028 
Implementation: 2029-30 
Impact: 2029-30  

Description Overview: Expand use of the Vertical Housing Development Zone (VHDZ) 
program to encourage the production of more middle-income, multi-dwelling 
housing units 

Details: The VHDZ program offers partial property tax exemptions for mixed-use 
residential development projects that include a ground-floor commercial 
component. In 2025, the Oregon legislature and Governor passed and signed into 
law House Bill 2074, which extended VHDZ projects’ tax exemption sunset date 
through 2032.  
The City has used the VHDZ program in the past and is familiar with its 
mechanics. In this action, the City would use the tool to incentivize one or more 
development projects of middle-income, multi-dwelling housing with ground-
floor commercial spaces.  

Implementation Steps ● Establish policy objectives and parameters for the tax abatement program.  

● Use spatial analysis findings in this HPS report as well as Action 1.1’s 
forthcoming analysis of vulnerability and opportunity to inform the locations 
where VHDZ is deployed, supporting HPS fair and equitable housing 
outcomes.    

● Identify one or more projects that would warrant the creation of a new VHDZ.  
● Meet with overlapping taxing districts when needed to gather support. 

Overlapping taxing districts may opt out of VHDZ participation after being 
notified of the zone creation. 

● Present the new VHDZ to support the project to City Council for consideration 
and adoption. 

Considerations 
 

Administrative 

● The City should consider analyzing multiple incentives and investment 
actions at once, allowing them to adopt a financially calibrated package of 
policy changes. This would help avoid adopting one policy change only to 
unintentionally counteract its intended effect via a subsequent policy change.  

● The impact of this strategy will depend on the number of taxing districts that 
participate.  
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Anticipated Impact 
 

Housing Need Addressed 
By supporting the development of middle-income and multi-dwelling housing, 
this action will directly address overall housing need and the needs of middle-
income households. 

Affordability Targets 
This action targets production for middle-income and above affordability levels.  

Tenure Targets 
This action targets production of multi-dwelling housing, corresponding most 
strongly with housing for rent, with a more modest impact on for sale units. 

Benefits and Burdens 
Benefits 
The VHDZ program will promote the development of multi-dwelling housing. The 
direct beneficiaries and future residents of that housing are likely to be middle-
income and above.  
The City will also work to maximize overall action benefits by using the 
vulnerability mapping from Section 2 and further spatial analysis of vulnerability 
and opportunity conducted under Action 1.1 to inform VHDZ program locational 
targeting. This will help direct the benefits of rent-restricted middle-income 
housing toward a mix of high opportunity areas and vulnerable areas. Applying 
this locational consideration will help this action secure the added benefit of 
advancing key outcomes of fair housing, housing choice, and housing stability. 
Burdens 
Hypothetically, this action could incentivize development activity that 
inadvertently promotes concentrated neighborhood change or displacement. The 
City is mitigating for that possibility by utilizing the spatial analyses in this HPS 
and forthcoming under Action 1.1 to inform locational targeting. 

Magnitude of Impact 
Low impact. This action will promote more middle-income, multi-dwelling 
housing production but is anticipated to have a lower impact than MUPTE 
because the City anticipates applying it on a site by site basis and the tax 
abatement is contingent upon the delivery of non-housing commercial space. 

    Fiscal Impact:   Medium       Admin Needs: Medium Lead: 
ECD Economic Development 
Division 
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Action 4.4:  Adopt a MUPTE program to target middle- 
income and accessible housing 

Incentive Actions 

Timeline Action Start: 2026 
Adoption/Completion: 2028 
Implementation: 2029-30 
Impact: 2029-30  

Description Overview: Establish a Multi-Unit Property Tax Exemption (MUPTE) program to incentivize 
the creation of new middle-income, multi-dwelling housing, and accessible multi-dwelling 
housing. 

Details: MUPTE is a state-enabled program that allows cities to incentivize the production 
of needed housing in specific locations and with specific features that provide a public 
benefit. Using MUPTE, jurisdictions may grant a property tax exemption on a multi-
dwelling structure’s improvement value for up to ten years. The property owner continues 
to pay taxes on the land value and any commercial portion of the property. The City may 
cap the total tax abatement available each year. The City plans to use MUPTE to incentivize 
the production of multi-dwelling housing with deed-restricted units for middle-income 
households and accessible units. A study will determine the MUPTE program’s exact 
design and calibrate the public benefits developers must deliver in order to earn a tax 
exemption.    

Implementation 
Steps 

● Conduct a study to evaluate program design, policy tradeoffs, and fiscal impacts to the 
City and developers of MUPTE: 
o Determine the public benefits that developers will be required to deliver in order to 

earn a tax exemption under the MUPTE program, calibrating the requirements so 
the tax exemption offsets the developers’ costs. That will include the: 

▪ Minimum percentage of housing units that must be deed-restricted for 
middle-income households 

▪ The minimum percentage of housing units that must be accessible, going 
beyond existing state and federal requirements  

▪ The standards for an accessible unit. Oregon’s building code has standards 
for “Accessible Units” as well as less stringent “Type A” and “Type B” units, 
that are already required in various configurations depending on building 
factors, such as whether the building will have an elevator and whether its 
construction relies on public funding.  Accessible housing can be defined 
by non-Oregon specific certifications, such as Universal Design or Lifelong 
Housing Certification. 

▪ The extent to which overlapping requirements for both middle-income 
deed-restrictions and accessible housing will be applied to receive the tax 
abatement.  

o Determine other program details and eligibility criteria for the program, such as 
target locations, tenure status, minimum unit number, and other public benefits to 
require. When determining locations to apply the program, use spatial analysis 
findings in this HPS report as well as Action 1.1’s forthcoming analysis of 
vulnerability and opportunity to inform City decisions and support HPS fair and 
equitable housing outcomes.    



 

Hillsboro Housing Production Strategy (Cycle 1: 2025-2030) — December 2, 2025  Page 89 

 

● Meet with overlapping taxing districts to gather support. In addition to gaining Council 
approval, MUPTE must be approved by the majority (over 50%) of taxing districts. 

● Adopt the new MUPTE program at a public hearing.  
● Following adoption, notify active and prospective developers of the opportunity.  

Considerations 
 

Fiscal 

● MUPTE can be designed to only grant tax abatements in cases in which it would “tip” a 
project from financially infeasible to feasible. In other words, MUPTE can be set up to 
primarily support projects that would not be built in the near term without tax relief or 
another form of subsidy. This helps the program have a net positive impact on the 
City’s tax base over time by minimizing foregone revenue dedicated to projects that 
would move forward regardless of tax relief. Consider building a third-party pro-forma 
review into the application fee and process, which the City can use to help determine if 
the project is not financially feasible but for the tax abatement. 

Administrative 

● The City should consider analyzing multiple incentives and investment actions at once, 
allowing them to adopt a financially calibrated package of policy changes. This would 
help avoid adopting one policy change only to unintentionally counteract its intended 
effect via a subsequent policy change.  

● If the City does not yet have a common accessibility standard it applies, it should weigh 
the state’s building code against other certification options and adopt a common 
standard that will deliver meaningful benefits to residents at a cost for builders that can 
be offset by the MUPTE tax abatement.  

● The impact of this strategy will depend on the number of taxing districts that 
participate. This should be part of the City’s analysis in the point above.  

Anticipated 
Impact 

Housing Need Addressed 
The MUPTE program’s incentives will support the production of deed-restricted middle-
income and accessible multi-dwelling housing. This will directly address the needs of 
middle-income households, people with disabilities, and seniors.  

By supporting the production of deed-restricted multi-dwelling housing, this action also 
helps indirectly address the needs of Hillsboro’s communities of color, which are 
currently more likely to experience renter cost burden. Affordability Targets 
This action supports housing production for middle-income and above affordability levels.  

Tenure Targets 
Because multi-dwelling housing is more likely to be for rent than for sale, this action is 
anticipated to have the highest impact on housing for rent and a moderate impact on 
multi-dwelling housing for sale. 

Benefits and Burdens 
Benefits 
The MUPTE program will promote the development of middle-income and accessible units 
within market-rate developments. This will benefit middle-income households as well as 
people with disabilities and seniors who need accessible housing.  
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The City will also work to maximize overall action benefits by using the vulnerability 
mapping from Section 2 and further spatial analysis of vulnerability and opportunity 
conducted under Action 1.1 to inform MUPTE program locational targeting. This will help 
direct the benefits of rent-restricted middle-income housing and accessible housing toward 
a mix of high opportunity areas and vulnerable areas. Applying this locational 
consideration will help this action secure the added benefit of advancing key outcomes of 
fair housing, housing choice, and housing stability. Burdens 
This action could incentivize development activity that inadvertently promotes 
concentrated neighborhood change or displacement. The City is mitigating for that 
possibility by including an income-restriction on the MUPTE program and utilizing the 
opportunity and vulnerability spatial analyses in this HPS report and Action 1.1 to inform 
locational targeting. 

Magnitude of Impact 
Medium impact. This action will promote more multi-unit housing production, including 
production of middle-income and accessible housing with deed restrictions. and 10% of 
units produced are deed-restricted middle-income housing or accessible, this action would 
produce roughly 50-100 additional middle-income or accessible housing units. 

Fiscal Impact:  High Admin Needs:  Medium Lead:  
ECD Economic Development 
Division 
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Action 4.5:  Expand property tax exemptions for non-profit 
affordable housing to include for-profit affordable housing  

Incentive Actions 

Timeline Action Start: 2026 
Adoption/Completion: 2027 
Implementation: 2028-30 
Impact: 2031 

Description Overview: Adopt a property tax exemption for for-profit affordable housing citywide in 
addition to annually renewing the City’s annual property tax exemption for non-profit 
affordable housing. 

Details: Oregon Revised Statute (ORS) 307.540-548 authorizes local governing bodies to 
adopt an ordinance that provides a property tax exemption for nonprofit-owned 
affordable housing properties. The exemption provides total relief of property taxes paid 
by the nonprofit and applies to the tax levy of all taxing districts if entities representing 
51% of the total rate of taxation within the jurisdiction approves the exemption. ORS 
307.515-537 authorizes a similar tax-exemption for for-profit-owned low-income housing, 
though with a few additional stipulations.  
These two exemptions directly reduce affordable-housing properties’ operating expenses. 
This helps properties sustainably operate in the long term. It also improves up-front 
project feasibility and project benefits by, for example, helping developments safely cover 
debt and offer deeper affordability to tenants.    

Under this action, the City will adopt a for-profit affordable housing tax exemption 
citywide to support more developers seeking to build, own, and operate affordable 
housing in the City.  

Implementation 
Steps 

● Meet with and gather needed support from overlapping taxing jurisdictions.  
● Adopt the tax abatement for for-profit-owned affordable housing under ORS 307.515-

537.  
● Inform developers and owners of the opportunity. 
● Renew the property tax exemption for non-profit affordable housing annually. 
● Administer the property tax exemptions for affordable housing properties on an 

ongoing basis in compliance with state statute. 
● Track annually the number of affordable housing properties in Hillsboro receiving a 

tax exemption, the total estimated value of exemption to both nonprofits and for-
profits, and the estimated forgone revenue to City. 

Considerations 
 

Administrative 
The for-profit affordable housing tax exemption requires rent payments be shown to 
reflect the full value of the property tax exemption. 

Anticipated Impact Housing Need Addressed 
This action provides tax abatements for affordable housing. It will directly address the 
needs of low-income households. 
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Supporting affordable housing production also indirectly helps priority populations that 
experience poverty, cost burden, and other housing problems at elevated rates and are 
therefore likely to represent an elevated share of the beneficiaries. Chapter 2 offers strong 
evidence that indirect beneficiaries will include communities of color, people with 
disabilities, seniors, and people experiencing homelessness.   

Affordability Targets 
This action targets production and stability of affordable and deeply affordable housing.  

Tenure Targets 
This action targets production of for rent housing. 

Benefits and Burdens 
Benefits 
This action will apply citywide—which includes the RECAP and surrounding 10th 
Avenue/Avenida Diez area as well as the City’s highest opportunity neighborhoods. It will 
directly benefit low-income households by promoting the production of affordable 
housing. It will also indirectly benefit priority populations that experience poverty and 
cost burden at elevated rates, including communities of color, people with disabilities, 
seniors, and people experiencing homelessness. 
Burdens 
This action is unlikely to increase burdens experienced by marginalized populations. No 
sub action to mitigate burdens is needed. 

Magnitude of Impact 
Medium impact. This action will make Hillsboro attractive to a wider variety of affordable 
housing developers and support more affordable housing unit production. In 2023, most 
Low-Income Housing Tax Credit applications (4% credit) in the Metro area involved non-
profit affordable housing developers or non-profit general partners. Less than five 
applications involved a for-profit developer alone. However, over a 3-year period to 
impact housing, this new City incentive could help it attract an additional project or two, 
resulting in an additional 100 units of affordable housing or more. The incentive will also 
support lower affordability levels in such projects.  

Fiscal Impact: High Admin Needs: Medium  Lead: ECD Affordable Housing Team 
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Hillsboro Housing Production Strategy (Cycle 1: 2025-2030) — December 2, 2025  Page 94 

 

 

Action 5.1 Target strategic infrastructure investments to 
unlock housing production based on a development ready 
lands analysis 

Investment Actions 

Timeline Action Start: 2026 
Adoption/Completion: 2030 
Implementation: 2031 
Impact: 2031 

  

Description Overview: In 2024, the City initiated a citywide development ready lands analysis (to be 
finalized by 2027) to identify strategic infrastructure investments that would significantly 
improve the housing development potential of key sites. In fall 2025, the City received a 
Transportation Growth Management (TGM) grant from the State to complete a Hillsboro 
Tualatin Valley (TV) Highway Equitable Development Strategy and Transit-Oriented 
Development (TOD) Plan for the northern section of the corridor between SE 13th Avenue 
and Cornelius Pass Road, with work to be completed by spring 2029. In this action, the City 
will use those plans and analyses to target strategic infrastructure investments at select sites 
along the Hillsboro TV Highway corridor to quickly and cost effectively achieve full 
development readiness and unlock housing production.  

Details:  A common development challenge is maintaining financial viability while paying 
for infrastructure needed to service a site or district. Sometimes, the expense of needed 
infrastructure is too great for a single project to bear, requiring collective action (e.g., a 
Local Improvement District) or government intervention. The City’s ability to fund new 
infrastructure to facilitate housing development is limited. This means the City must invest 
strategically to maximize its impact, determining which infrastructure projects unlock the 
most housing production per dollar spent (along with other City goals for infrastructure).  
In this action, the City will complete a citywide development ready lands analysis by 2027 
and the TV Highway Equitable Development Strategy/TOD Plan by spring 2029. The City will 
then use the analysis and plan to identify the opportunities to maximize housing production 
via strategic infrastructure investments near select sites along the TV Highway corridor, 
along with potential paths to fund them. 

Implementation 
Steps 

● Determine which lands are already development ready and which could be made 
development ready through strategic infrastructure investments by determining which 
parcels are: 

o Annexed and zoned to allow housing through clear and objective standards 
and procedures,  

o Readily served through the adjacent public facilities or identified for near 
term capital improvements; and 

o Not encumbered by local, state or federal protective regulations or have 
appropriate entitlements to prepare land for development.  

● Using State awarded TGM grant funds, complete the Hillsboro TV Highway Equitable 
Development Strategy and TOD Plan.  

● Identify strategic infrastructure investments for select sites along the TV Highway 
corridor to quickly and cost effectively make them fully development ready for housing 
production. Estimate the total housing developable on these key sites. 

● Conduct outreach to affected landowners. 



 

Hillsboro Housing Production Strategy (Cycle 1: 2025-2030) — December 2, 2025  Page 95 

 

● Determine which investments unlock the most housing units per infrastructure dollar. 
● Determine whether covering the infrastructure costs for those sites without outside 

government assistance is feasible.   

● Coordinate across City departments and partner agencies to estimate the costs of 
infrastructure projects and understand which projects are already in the City’s pipeline.  

● Identify potential funding paths and work to secure funding if necessary. Otherwise, 
dedicate funding toward the most strategic investments. 

● Regulatory Actions 1.1 and 1.3. as well as Land Actions 2.1 and 2.2 will support this 
Action’s positive impact on housing production. 

Considerations 
 

There may be affordable housing projects in pre-development phases that would benefit 
from an infrastructure investment that helps the project achieve financial feasibility and 
compete for additional funding.  

Anticipated 
Impact 

Housing Need Addressed 
This action will primarily address overall housing need. 

Affordability Targets 
This action targets production at all housing affordability levels. 

Tenure Targets 
This action targets production of both for rent and for sale housing. 

Benefits and Burdens 
Benefits 
This action will benefit populations across the income spectrum by promoting overall 
housing production to expand housing supply.  
Burdens 
According to the spatial data in Section 2, the TV Highway corridor between 13th Avenue and 
Cornelius Pass Road appears to be a representative cross section of Hillsboro. It has fairly 
average levels of educational attainment, low-income households, communities of color, 
and renters. Yet, within that representative landscape, there are still some properties and 
communities vulnerable to change. The corridor has several manufactured home parks, as 
well as some properties assessed as having moderate redevelopment likelihood and 
displacement risk. Renter cost burden also appears to be more elevated than typical toward 
the western end of the corridor, which is roughly a half mile from the City’s RECAP area and 
the 10th Avenue/Avenida Diez neighborhood.  
Given this information, the corridor and its large, potentially developable parcels appear to 
be reasonable focuses for housing development from the standpoint of avoiding potential 
housing burdens. However, the City will still mitigate for any possible property-level risks 
by using the results of this HPS report’s spatial analysis and Action 1.1’s opportunity and 
vulnerability mapping to inform investment locations. Likewise, the City will mitigate for 
displacement pressures in its highest risk area—10th Avenue/Avenida Diez area—through 
the implementation of housing stabilization efforts under Action 3.3’s Equitable 
Development Strategy. 
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Magnitude of Impact 
Medium Impact. Spending limited infrastructure funds more effectively will accelerate and 
increase the scale of developments across a number of parcels with significant housing 
development potential. This could result in hundreds more housing units being built than 
would have been the case without this work. 

Fiscal Impact: High Admin Needs: Medium  Lead: ECD Administrative Division 



 

Hillsboro Housing Production Strategy (Cycle 1: 2025-2030) — December 2, 2025  Page 97 

 

 

Action 5.2 Build a year-round homeless shelter Investment Actions 

Timeline Action Start: 2025 
Adoption/Completion: 2025 
Implementation: 2026-30 
Impact: 2026-30  

Description Overview:  Build the City's first year-round homeless shelter. 

Details:  To respond to the local needs of persons living unsheltered, the Hillsboro City 
Council approved acquisition of a property to be developed into the first year-round 
emergency shelter for single adults in Hillsboro and neighboring communities. This site, 
at the western entry to Hillsboro along TV Highway outside the downtown core and 10th 
Avenue/Avenida Diez area, has immediate access to frequently serviced bus line, 
employment opportunities, food, medical care and proximity to day center services. This 
has been included in the HPS because it addresses the immediate shelter needs of people 
experiencing homelessness along the housing continuum. Housing continuum refers to a 
spectrum of housing options ranging from temporary shelters to permanent housing, with 
homelessness falling at the portion of the spectrum where individuals lack stable housing 
within the continuum. 
Once operational, this site will provide 24/7, year-round, low barrier shelter to 75 adults. 
The site will offer both congregate and non-congregate, pod style shelter options to meet 
diverse needs. Shelter services will be coupled with housing navigation and supportive 
services provided by a qualified operator. Operational services will be funded through 
Supportive Housing Services resources, with Washington County as a close project 
partner. 
Amenities planned for the site include showers, laundry, meal prep and dining areas, pet 
areas, storage for belongings, bike parking, and spaces for co-location of services, such as 
case management and mental health supports. Amenities support participants towards 
permanent housing and employ trauma informed design and ADA access. 

Implementation 
Steps 

● Acquire site, conduct engagement, select design-build contractor 

● Shepard project through design and permitting 

● Assist with operator selection and collaborate on Good Neighbor Agreement prior to 
shelter opening for first guests  

Considerations 
 

Shelter is not housing, but it is a critical step on the way to housing and it offers a chance 
to link residents with services. The City has several opportunities, such as helping the 
shelter staff serve guests as effectively as possible by facilitating connections with 
affordable housing operators and non-profits active nearby.  

Anticipated Impact Housing Need Addressed 
The targets of this action do not relate to housing production. However, the action directly 
helps provide people experiencing homelessness an option at an important step along the 
housing continuum: low-barrier shelter with services for unsheltered populations. 

Affordability Targets 
The targets of this action do not relate directly to housing production, but will provide the 
services needed for low-income homeless households. 
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Tenure Targets 
The targets of this action do not relate directly to housing production for either tenure. 

Benefits and Burdens 
Benefits 
This action will primarily benefit very low and low-income households, people 
experiencing homelessness, and marginalized populations that disproportionately fall into 
lower income brackets and homelessness.  
In Washington County specifically, communities of color are overrepresented among 
residents experiencing homelessness (see Chapter 2). That means shelter and access to 
services provided through this action will likely offer strong benefits to residents of color 
facing severe housing insecurity and homelessness. The City will likely need to lean on 
partners and conduct outreach to maximize benefits to all protected classes and ensure 
some aren’t missed.   
Burdens 
This action is unlikely to increase burdens experienced by marginalized populations. No 
sub action to mitigate burdens is needed. 

Magnitude of Impact 
Low impact. This project will not produce housing, but it will produce needed year-round 
shelter serving as a critical steppingstone to housing.  

Fiscal Impact: Medium Admin Needs: Low  Lead: City Manager’s Office 
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Action 5.3 Approve criteria in housing solicitations to include 
preferences for supportive housing and accessible units in 
affordable housing projects 

Investment Actions 

Timeline Action Start: 2025 
Adoption/Completion: 2027 
Implementation: 2028-30 
Impact: 2028-30  

Description 

Overview: The City will approve criteria to include in affordable housing solicitations,  
adding preferences for projects that include supportive housing and accessible housing. 
The City will also support unit production of supportive housing and accessible housing 
types within two regional affordable housing bond-funded projects in coordination with 
Washington County. Details:  Supportive housing is deeply affordable housing units with 
rental assistance and wrap-around services to serve individuals and families exiting 
homelessness. Supportive housing aims to provide housing stability, often for households 
with at least one member who has a disability. It is needed throughout the region and has 
been one of Metro’s focuses in deploying the region’s Affordable Housing Bond and 
Supportive Housing Services (SHS) measure.   
The City will use its allocation of regional affordable housing bond funds to promote 
inclusion of supportive housing and accessible housing unit types within the Dolores 
housing project and the future Willow Creek affordable housing project. The City will also 
include preferences for supportive housing and accessible housing types in affordable 
housing solicitations of projects for potential City investment. 

Implementation 
Steps 

● Prioritize using already identified resources to promote inclusion of supportive 
housing and accessible housing: 

o Regional affordable housing bond funds 
o SHS regional long-term rental assistance subsidies 
o Any other state, regional, county, or federal funds or vouchers the City can 

access 

● Coordinate with affordable housing developers and Washington County to help secure 
rental subsides for supportive housing units. 

● Include preferences for supportive housing and accessible housing types in affordable 
housing solicitations of projects for potential City investment. 

● This will include preferences for "Type A" accessible Units, "Type B" units which can 
be more easily converted to become accessible, as well as units incorporating 
Universal Design features. 

● The City will also encourage owners of existing City-funded affordable housing in 
Hillsboro to coordinate with Washington County and local service providers to 
consider applicants with tenant-based rent-assistance and wrap around support 
services 

● Track the number of additional supportive housing and accessible units produced. 
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Considerations 
 

● Consider conducting a meeting with organizations such as the Housing Development 
Center, whose consultants may be able to help identify uncommonly used federal 
funding sources to enable more supportive housing production or service provision. 

● Leverage Hillsboro’s uniquely strong business and corporate sector and their interest 
in reducing unsheltered homelessness 

● Consider how a focus on supportive housing could shape the City’s efforts when 
partnering with Metro on a new Regional ongoing revenue source for affordable and 
middle-income housing production (Action 3.4) 

Anticipated Impact Housing Need Addressed 
Promoting inclusion of supportive housing and accessible unit production will directly 
address the needs of low-income households as well as priority populations that strongly 
benefit from housing with wrap-around services, including people experiencing 
homelessness and people with disabilities.  
The City has also already created partnerships with Bienestar, Hacienda CDC, and the 
Immigrant and Refugee Community Organization for implementation of the Nueva 
Esperanza, Dolores, and Willow Creek projects. Promoting the inclusion of supportive 
housing and accessible unit production in affordable housing projects completed in 
partnership with these culturally-specific community-based organizations will also help 
this action directly address the needs of communities of color as well as immigrants and 
refugees.  

Affordability Targets 
This action targets production of deeply affordable housing. 

Tenure Targets 
This action targets production of deeply affordable multi-dwelling housing, which 
corresponds with housing for rent. 

Benefits and Burdens 
Benefits 
This action will primarily benefit very low and low-income households, as well as priority 
populations that strongly benefit from housing with wrap-around services, including 
people experiencing homelessness and people with disabilities. The action will also 
benefit communities of color, immigrants, and refugees through the City’s ongoing 
Dolores and Willow Creek projects, which feature partnerships with community-based 
organizations experienced at serving those communities. Finally, like with the Nueva 
Esperanza project, this action’s Dolores and Willow Creek projects will provide the benefit 
of supporting fair and equitable housing outcomes by adding affordable and supportive 
housing in the Tanasbourne and Willow Creek neighborhoods. These neighborhoods in 
the City’s northeastern quadrant have a low presence of households earning under $50,000 
per year and have experienced significant rent increases in recent years, likely pricing 
many lower-income households out. Adding affordable and supportive housing to these 
neighborhoods directly counters that trend, providing housing choice and stability there 
and furthering fair housing.  
Burdens 
This action is unlikely to increase burdens experienced by marginalized populations. No 
sub action to mitigate burdens is needed. 
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Magnitude of Impact 
Medium impact. Unless new funding sources are identified and accessed  (such as via 
Action 3.4), this action may not raise the overall production of affordable housing in the 
City. However, the action will raise the proportion of affordable housing that is deeply 
affordable with supportive housing and accessible units. In this way, the action can have a 
significant positive impact on priority populations and help advance multiple fair and 
equitable housing outcomes.   

Fiscal Impact: High Admin Needs: Low  Lead: ECD Affordable Housing Team 
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6. Achieving Fair and Equitable Housing Outcomes 

Evaluation of Actions Across Fair and Equitable Housing Factors 
According to Oregon Administrative Rules, a city’s Housing Production Strategy report must include an 
analysis that demonstrates how the city’s strategies for facilitating housing production will achieve fair and 
equitable housing outcomes (OAR 660-008-0050). The state rules require special attention to be paid to low-
income communities, communities of color, people with disabilities, and other protected classes, as these 
often represent the most vulnerable populations with significant needs related to housing affordability, 
stability, and choice. Populations with the greatest needs are often spatially concentrated in specific areas of a 
city.  

ECONorthwest’s 2022 “Displacement and Gentrification Risks and Potential Mitigations” Memorandum 
described in Chapter 2: Overview of Hillsboro’s Contextualized Housing Needs, identified a cluster of lower-
income households, people of color, cost-burdened renters, individuals without four-year degrees, and 
manufactured housing on Hillsboro’s southern and western sides. Southwestern Hillsboro is also home to the 
County’s only RECAP, as reported in Washington County’s Consolidated Housing Plan. ECONorthwest’s memo 
includes an analysis showing higher levels of resident vulnerability to economic pressures and displacement 
in southern and western Hillsboro. These neighborhoods warrant priority for actions related to housing 
stability and careful deployment of strategies related to housing production. The SCR-High Density and SCC-
Downtown zones are both predominantly concentrated in and around these neighborhoods and the RECAP, 
indicating caution with those two zones in particular is merited.  

In contrast, ECONorthwest’s memo also found that households in Hillsboro’s northeastern neighborhoods 
tend to have higher incomes, higher levels of educational attainment, and lower displacement vulnerability. 
Those neighborhoods have also seen rapid rent appreciation, which suggests their attractiveness and perhaps 
growing exclusivity. These may be high opportunity neighborhoods—a topic the City will study further as part 
of Action 1.1. They will be important neighborhoods to provide housing choice for middle-income, low-
income, and the protected classes mentioned above to ensure they have fair access to opportunity. 

The subsections below address how the HPS actions will respond to these spatial and demographic conditions 
in order to provide for housing choice, stability, and affordability. 
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As a collection, the actions included in the HPS will achieve equitable outcomes across all six fair and 
equitable housing factors described in OAR 660-008-0050.  

Location of Housing  

OAR Definition 

How the city is striving to meet statewide greenhouse gas emission reduction goals, established under 
Executive Order No. 20-04, by creating compact, mixed-use neighborhoods available to people part of state 
and federal protected classes.  

Impact of Actions  

The HPS outlines multiple actions that will help Oregon meet its statewide greenhouse gas emissions 
reductions goals and create compact, mixed-use communities. The HPS directly supports the creation of 
more compact, mixed-use neighborhoods through actions to increase housing allowances and permitted 
densities in mixed-use, commercial, and multi-dwelling zones (Actions 1.2, 1.3). The HPS also includes 
several actions to facilitate more compact neighborhoods through the production of middle housing 
throughout the City, from code revisions to adopting pre-approved building plans (Actions 1.4, 1.8). These 
efforts will be further supported by transit-oriented development planning and strategic infrastructure 
investments near sites with high housing potential along TV Highway (Action 5.1).  

The HPS also supports mixed-use and compactness through its action to use Vertical Housing Development 
Zones, which will require ground-floor commercial within a mixed-use and mixed-income residential 
building in exchange for a tax abatement (Action 4.4).  

Finally, the HPS commits to zoning map changes to allow dense, multi-unit housing in more places, 
particularly in high opportunity, high amenity, and transit-oriented places (Action 1.1). Not only can this 
action improve housing production in such areas, but it can help target the effects of actions mentioned in 
other subsections—to promote affordable and accessible housing, increase housing choice, and avoid 
displacement—toward Region 2040 centers and other high opportunity areas.  

Collectively, these actions set the City’s course toward a more compact, mixed-use built form with more 
attached and dense housing and smaller distances between homes and businesses. That built form will offer 
per capita greenhouse gas emissions reductions both in the form of improved energy efficiency via attached 
housing and reduced vehicle miles traveled.  

While other actions indirectly assist in fulfilling this fair and equitable housing goal, the actions that most 
directly promote the goal are: 

● Action 1.1: Adopt Comprehensive Plan Map Amendments and Zoning Map updates to expand multi-
unit housing capacity 

● Action 1.2: Increase housing in Multi-Dwelling Zones and increase density bonus incentives for 
affordable, middle-income, and accessible housing units 

● Action 1.3: Increase housing in Commercial and Mixed-Use Zones and increase density bonus 
incentives for affordable, middle-income, and accessible housing units 

● Action 1.4: Refine middle housing development standards 
● Action 1.8: Adopt a local pre-approved housing plan for ADUs with universal design 
● Action 4.3: Expand the use of the Vertical Housing Development Zone Program to target middle-

income housing 
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● Action 5.1: Target strategic infrastructure investments to unlock housing production based on a 
development ready lands analysis 

Fair Housing  

OAR Definition 

How the city is affirmatively furthering fair housing for all state and federal protected classes. Affirmatively 
furthering fair housing means addressing disproportionate housing needs, patterns of integration and 
segregation, racially or ethnically concentrated areas of poverty, and disparities in access to housing 
opportunity. 

Impact of Actions 

The HPS includes three types of actions that assist in affirmatively furthering fair housing.  

The first type of actions change where various housing types are spatially allowed. These actions reduce 
barriers to building the most affordable forms of housing (multi-unit and middle housing) and allow them to 
be built in more areas, including in more high opportunity areas (Actions 1.1, 1.4). Reducing these barriers 
directly facilitates the production of more affordable housing in those areas, countering disparities in access 
to opportunity and patterns of segregation.  

The first type of actions works in tandem to further fair housing with the second type: actions that deploy 
incentive, investment, partnership, and land tools to support more affordable housing.  The way it works is 
this: the first set of actions allows the most affordable forms of housing in more high opportunity locations 
and then the second set of actions meaningfully supports the production of more affordable housing there.  
Because many protected classes disproportionately fall into the lower end of the income spectrum, actions to 
support these outcomes for lower-income households tend to benefit many protected classes, including 
communities of color and people with disabilities.  

Several of the land, incentive, and investment actions fall into this typology. Most notably, Actions 2.1, 4.3, 
and 4.4 will each seek to provide land and tax relief for rent-restricted affordable and middle-income housing, 
with an emphasis on high opportunity areas. Action 3.3 will support housing stability and investment in an 
area of concentrated poverty and disproportionate housing need: the City’s 10th Avenue/Avenida Diez 
neighborhood. And Action 5.3 commits to two affordable housing projects—which include permanent 
supportive housing units—in Northeast Hillsboro neighborhoods with low rates of low-income households 
and rapid rent appreciation, strongly countering segregation there, providing access to opportunity, and 
breaking down patterns of concentrated poverty.     

The third type of action are those that directly commit to addressing disproportionate housing needs. For 
example, Actions 1.2, 1.3, 1.8, 4.4, and 5.3 all directly support the production of accessible housing units and 
have targeted benefits for protected classes like people with disabilities and seniors. In addition, Action 3.2 
will create affordable and middle-income homeownership opportunities and target benefits at Communities 
of Color..  

Collectively, this is how the HPS actions affirmatively further fair housing.   

While other actions indirectly assist in fulfilling this fair and equitable housing goal, the actions that most 
directly promote the goal are: 

● Action 1.1: Adopt Comprehensive Plan Map Amendments and Zoning Map updates to expand multi-
unit housing capacity 
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● Action 1.2: Increase housing in Multi-Dwelling Zones and increase density bonus incentives for 
affordable, middle-income, and accessible housing units 

● Action 1.3: Increase housing in Commercial and Mixed-Use Zones and increase density bonus 
incentives for affordable, middle-income, and accessible housing units 

● Action 1.4: Refine middle housing development standards 
● Action 1.8: Adopt a local pre-approved housing plan for ADUs with universal design 
● Action 2.1: Coordinate with public, private, and faith-based organizations to identify underutilized 

land for affordable housing 
● Action 2.2: Identify and use City-owned land for affordable housing 
● Action 3.2: Continue and expand affordable and middle-income homeownership partnerships 
● Action 3.3: Adopt and implement the 10th Avenue/Avenida Diez Equitable Development Strategy 
● Action 3.4: Partner with Metro to support the creation of an ongoing revenue source for affordable 

housing production 
● Action 4.1: Complete permit application fee study and consider fee structure adjustments 
● Action 4.3: Expand the use of the Vertical Housing Development Zone program to target middle-

income housing 
● Action 4.4: Adopt a MUPTE program to target middle-income and accessible housing  
● Action 4.5: Expand property tax exemptions for non-profit affordable housing to include for-profit 

affordable housing 
● Action 5.3: Approve criteria in housing solicitations to include preferences for supportive housing and 

accessible units in affordable housing projects 

Housing Choice  

OAR Definition:  

How the city is facilitating access to housing choice for communities of color, low-income communities, 
people with disabilities, and other state and federal protected classes. Housing choice includes access to 
existing or new housing that is located in neighborhoods with high-quality community amenities, schooling, 
employment and business opportunities, and a healthy and safe environment. 

Impact of Actions  

The HPS takes two sets of coordinated actions to grow housing choice for low-income communities, 
communities of color, people with disabilities and other protected classes.  

First, the HPS plans for actions to ease regulatory hurdles that make it difficult to build the most affordable 
forms of housing (multi-unit housing and middle-income housing) in high opportunity, high amenity areas. 
Those actions include code changes and a commitment to making zoning map changes to allow denser forms 
of housing in more places, including high opportunity areas (Actions 1.1, 1.4). Doing this directly facilitates 
the production of more affordable housing in those areas, countering disparities in access to opportunity and 
promoting housing choice. 

Second, the City will take action to implement investments and incentives to support the financial feasibility 
of building affordable and accessible housing. Because of the first set of actions, this housing can be built in 
more places, including more high opportunity areas. Allowing and financially supporting affordable and 
accessible housing in those locations directly improves housing choice and access to opportunity for 
households that need those specific housing types. That includes people with disabilities and seniors in the 
case of accessible housing units. And in the case of affordable units, it includes low-income households, 
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which disproportionately include communities of color, people with disabilities, and other protected classes 
that tend to have lower incomes. The City commits to the following investment and incentive actions for 
affordable housing: density bonuses for affordable housing (Actions 1.1, 1.2), a new tax abatement for for-
profit affordable housing developers (Action 4.5), fee adjustments to support affordable housing (Action 4.1), 
expanded partnerships for affordable homeownership projects and regional affordable housing funding 
(Actions 3.2, 3.4), MUPTE and VHDZ programs to incentivize units restricted for middle-income households 
(Actions 4.3, 4.4), and the direct use of City land for affordable housing (Action 2.1). The City’s commits to the 
following investment and incentive actions to promote accessible housing within multi-unit buildings: density 
bonuses and MUPTE tax incentives for accessible units (Actions 1.2, 1.3, 4.4), as well as a commitment to 
prioritizing projects with supportive housing when soliciting development projects and partners (Action 5.3). 
Last, the City commits to being also be direct in applying spatial considerations to actions to invest in and 
incentivize affordable and accessible housing. Action 2.1 will seek land for affordable housing with an 
emphasis on high opportunity areas. Action 4.4 will provide tax relief in exchange for accessible housing 
units with an emphasis on high opportunity areas. And Action 5.3 will bring affordable and permanent 
supportive housing units to Northeast Hillsboro neighborhoods with low rates of low-income households and 
rapid rent appreciation, providing access to opportunity and housing choice there.  

While other actions indirectly assist in fulfilling this fair and equitable housing goal, the actions that most 
directly promote the goal are: 

● Action 1.1: Adopt Comprehensive Plan Map Amendments and Zoning Map updates to expand multi-
unit housing capacity 

● Action 1.2: Increase housing in Multi-Dwelling Zones and increase density bonus incentives for 
affordable, middle-income, and accessible housing units 

● Action 1.3: Increase housing in Commercial and Mixed-Use Zones and increase density bonus 
incentives for affordable, middle-income, and accessible housing units 

● Action 1.4: Refine middle housing development standards 
● Action 1.8: Adopt a local pre-approved housing plan for ADUs with universal design 
● Action 2.1: Coordinate with public, private, and faith-based organizations to identify underutilized 

land for affordable housing 
● Action 2.2: Identify and use City-owned land for affordable housing 
● Action 3.2: Continue and expand affordable homeownership partnerships 
● Action 3.4: Partner with Metro to support the creation of an ongoing revenue source for affordable 

housing production 
● Action 4.1: Complete permit application fee study and consider fee structure adjustments 
● Action 4.3: Expand the use of the Vertical Housing Development Zone program to target middle- 

income housing 
● Action 4.4: Adopt a MUPTE program to target middle-income and accessible housing 
● Action 4.5: Expand property tax exemptions for non-profit affordable housing to include for-profit 

affordable housing 
● Action 5.3: Approve criteria in housing solicitations to include preferences for supportive housing and 

accessible units in affordable housing projects 

Housing Options for Residents Experiencing Homelessness  

Definition:  
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How the city is advocating for and enabling the provision of housing options for residents experiencing 
homelessness and how the city is partnering with other organizations to promote services that are needed to 
create PSH and other housing options for residents experiencing homelessness 

Impact of Actions 

The HPS includes actions to provide housing and service options for residents experiencing homelessness. At 
the broadest level, the HPS actions collectively act to increase housing production and reduce scarcity, which 
research suggests correlates with lower rates of rent increases and homelessness.[1]  

More specifically, the HPS plans actions to provide affordable housing options, which can end someone’s 
homelessness. The HPS actions to provide affordable housing are described in depth in the “Affordable 
Homeownership and Affordable Rental Housing” section but include actions such as providing technical 
assistance to owners of underutilized land that could be developed for affordable housing (Action 2.1), using 
City land for affordable housing development (Action 2.2), partnering with Metro to identify a new regional 
source of affordable housing funding (Action 3.4), creating adjustments to development fees to promote a 
variety of housing including affordable housing (Action 4.1), and offering a new tax abatement for for-profit 
affordable housing developers (4.5). The City recognizes that housing exists on a continuum, and for that 
reason includes two additional actions that bridge the gap between homelessness and housing. The HPS 
includes the action of building the City’s first year-round shelter, which provides a critical stabilizing safety 
net and connection point to services and housing (Action 5.2). The HPS also includes an action to prioritize 
PSH and other affordable and accessible housing with services (which many residents experiencing 
homelessness need) when administering housing bond funds and soliciting development partners to use City 
land or resources (Action 5.3).   

While other actions indirectly assist in fulfilling this fair and equitable housing goal, the actions that most 
directly promote the goal are: 

● Action 2.1: Coordinate with public, private, and faith-based organizations to identify underutilized 
land for affordable housing 

● Action 2.2: Identify and use City-owned land for affordable housing 
● Action 3.4: Partner with Metro to support the creation of an ongoing revenue source for 

affordable housing production 
● Action 4.1: Complete permit application fee study and consider fee structure 

adjustments 
● Action 4.5: Expand property tax exemptions for non-profit affordable housing to include for-profit 

affordable housing  
● Action 5.2: Build a year-round homeless shelter 
● Action 5.3: Approve criteria in housing solicitations to include preferences for supportive housing and 

accessible units in affordable housing projects 

Affordable Homeownership and Affordable Rental Housing  

OAR Definition 

How the city is supporting and creating opportunities to encourage the production of affordable rental 
housing and the opportunity for wealth creation via homeownership, primarily for state and federal 
protected classes that have been disproportionately impacted by past housing policies. 

Impact of Actions 

https://gbc-word-edit.officeapps.live.com/we/wordeditorframe.aspx?ui=en-US&rs=en-US&actnavid=eyJjIjo2NDI2MDMxMH0&wopisrc=https%3A%2F%2Fhillsborooregon-my.sharepoint.com%2Fpersonal%2Fcoube_hillsborooregon_onmicrosoft_com%2F_vti_bin%2Fwopi.ashx%2Ffiles%2F4d38924ed0e9476ca0f38d62a19c4037&wdenableroaming=1&mscc=1&wdodb=1&hid=1FA657A1-D0F3-6000-8921-1E9F73814ABF.0&uih=sharepointcom&wdlcid=en-US&jsapi=1&jsapiver=v2&corrid=60de779c-55d0-cec3-ba2d-fc4b7b6b2e7c&usid=60de779c-55d0-cec3-ba2d-fc4b7b6b2e7c&newsession=1&sftc=1&uihit=docaspx&muv=1&cac=1&sams=1&mtf=1&sfp=1&sdp=1&hch=1&hwfh=1&dchat=1&sc=%7B%22pmo%22%3A%22https%3A%2F%2Fhillsborooregon-my.sharepoint.com%22%2C%22pmshare%22%3Atrue%7D&ctp=LeastProtected&rct=Normal&wdorigin=Other&instantedit=1&wopicomplete=1&wdredirectionreason=Unified_SingleFlush#_ftn1
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The HPS supports the production of affordable rental housing and homeownership opportunities through 
nearly all of its actions. Specifically, there are three main types of actions present in the HPS that support 
affordable housing.  

1. The HPS plans a suite of regulatory actions to support the production of the most affordable types of 
rental and ownership housing: multi-unit housing and middle housing (Actions 1.1, 1.2, 1.3, 1.4). In 
addition to naturally being more affordable due to their efficient use of land and infrastructure, these 
two types of housing are most likely to earn subsidy and be income-restricted, helping low-income 
households—and protected classes that tend to be lower-income—afford their rent or mortgage.  

2. The HPS builds upon those regulatory changes by committing to incentives and investments to both 
encourage the production of affordable ownership housing (Action 2.2, 3.2) and affordable rental 
housing (Actions 1.2, 1.3, 2.1, 2.2, 3.4, 4.1, 4.5, and 5.3). These incentives and investments can support 
developments that are fully income-restricted as well as mixed-income developments. Many of these 
actions have explicit provisions for how they will target benefits at protected classes, such as 
communities of color and people with disabilities.  

3. The HPS plans several actions for the City to identify partnerships and outside resources (e.g., 
funding, land) to assist in producing affordable housing (Actions 2.1, 3.1, and 3.4). Such partners 
include local landowning organizations and the regional and state governments.    

While other actions indirectly assist in fulfilling this fair and equitable housing goal, the actions that most 
directly promote the goal are: 

● Action 1.1: Adopt Comprehensive Plan Map Amendments and Zoning Map updates to expand multi-
unit housing capacity 

● Action 1.2: Increase housing in Multi-Dwelling Zones and increase density bonus incentives for 
affordable, middle-income, and accessible housing units 

● Action 1.3: Increase housing in Commercial and Mixed-Use Zones and increase density bonus 
incentives for affordable, middle-income, and accessible housing units 

● Action 1.4: Refine middle housing development standards 
● Action 2.1: Coordinate with public, private, and faith-based organizations to identify underutilized 

land for affordable housing 
● Action 2.2: Identify and use City-owned land for affordable housing 
● Action 3.1: Develop new strategic partnerships for state/federal advocacy 
● Action 3.2: Continue and expand affordable and middle-income homeownership partnerships 
● Action 3.4: Partner with Metro to support the creation of an ongoing revenue source for affordable 

housing production 
● Action 4.1: Complete permit application fee study and consider fee structure adjustments 
● Action 4.5: Expand property tax exemptions for non-profit affordable housing to include for-profit 

affordable housing  
● Action 5.3: Approve criteria in housing solicitations to include preferences for supportive housing and 

accessible units in affordable housing projects 

Gentrification, Displacement, and Housing Stability  

Definition 

How the city is increasing housing stability for residents and mitigating the impacts of gentrification, as well 
as the economic and physical displacement of existing residents resulting from investment or redevelopment. 
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Impact of Actions  

Prior to the HPS, the City collaborated with ECONorthwest in 2022 to map and better understand the 
vulnerability to gentrification and displacement experienced in the City’s different neighborhoods. That work 
is discussed at the beginning of this Chapter as well as Chapter 2: Overview of Hillsboro’s Contextualized 
Housing Needs. It identified heightened vulnerability to displacement in southern and western Hillsboro. 
That risk appears greatest in and around the 10th Avenue/Avenida Diez area, which the Washington County 
Consolidated Housing Plan identified as containing a federally recognized RECAP.  

The HPS itself plans three sets of actions to increase housing stability and mitigate displacement.  

The first set of HPS actions aim to raise housing stability in cases when market-rate housing is constructed. 
Actions 1.2 and 1.3 commit to density bonuses for affordable housing units, including in mixed-income 
developments. Actions 4.3 and 4.4 commits to implementing VHDZ and MUPTE programs that incentivize the 
creation of units restricted for middle-income residents. And Action 5.1 commits to considering the spatial 
distribution of vulnerability when making strategic infrastructure investments along TV Highway corridor. 
These actions promote the creation of income-restricted housing options simultaneously with market-rate 
options or promote special care related to potential market rate housing development. These restricted units 
should act as stabilizing forces for changing neighborhoods.   

The second set of HPS actions aim to support affordable housing more broadly. These include Actions 2.1 and 
2.2 to use City land and identify underutilized land for affordable housing, Action 3.2 to partner to deliver at 
least two affordable homeownership projects, Action 3.4 to identify new regional affordable housing funding, 
Action 4.1 to adjust the City’s fee structure to support affordable and other housing types, and Action 4.5 to 
offer tax abatements to additional affordable housing developers. Promoting affordable housing more 
broadly is not targeted specifically at high displacement risk areas. However, it does support a bigger pipeline 
of affordable projects overall, which raises the chances of affordable projects being able to stabilize 
communities when neighborhoods need it.  

The third set of HPS actions aim to directly reduce displacement and increase housing stability in vulnerable 
areas, particularly an area already known to be vulnerable: the City’s 10th Avenue/Avenida Diez area. The 
HPS includes Action 3.3 to adopt and implement an equitable development strategy for that neighborhood. 
That Action plans anti-displacement actions and builds on an already adopted URA Plan, which aims to 
“promote and support stable and sustainable residential neighborhoods for a range of household incomes” 
through “preserving and upgrading the existing housing stock and developing a range of new housing.”  The 
HPS also includes provisions to consider vulnerability to displacement when making code changes (Actions 
1.1, 1.2, 1.3), when conducting outreach to identify land for affordable housing (Action 2.1), and when 
targeting tax incentives for rent-restricted housing (Actions 4.3, 4.4). Collectively, these spatially targeted 
actions will strongly assist the City in combating displacement and providing housing stability.   

While other actions indirectly assist in fulfilling this fair and equitable housing goal, the actions that most 
directly promote the goal are: 

● Action 1.1: Adopt Comprehensive Plan Map Amendments and Zoning Map updates to expand multi-
unit housing capacity 

● Action 1.2: Increase housing in Multi-Dwelling Zones and increase density bonus incentives for 
affordable, middle-income, and accessible housing units 

● Action 1.3: Increase housing in Commercial and Mixed-Use Zones and increase density bonus 
incentives for affordable, middle-income, and accessible housing units 
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● Action 2.1: Coordinate with public, private, and faith-based organizations to identify underutilized 
land for affordable housing 

● Action 2.2: Identify and use City-owned land for affordable housing 
● Action 3.2: Continue and expand affordable and middle-income homeownership partnerships 
● Action 3.3: Adopt and implement the 10th Avenue/Avenida Diez Equitable Development Strategy  
● Action 3.4: Partner with Metro to support the creation of an ongoing revenue source for affordable 

housing production 
● Action 4.1: Complete permit application fee study and consider fee structure adjustments 
● Action 4.3: Expand the use of the Vertical Housing Development Zone program to target middle- 

income housing 
● Action 4.4: Adopt a MUPTE program to target middle-income and accessible housing 
● Action 4.5: Expand property tax exemptions for non-profit affordable housing to include for-profit 

affordable housing       
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7. Measuring Progress 
Per OAR 660-008-0060, Hillsboro will track progress on implementing the actions detailed in the HPS. By December 31st, 2027, three years after 
adopting the original HPS, the City will submit a narrative report to DLCD summarizing its progress on implementation. The report must include a 
summary of the steps already taken by the City to implement the actions included in the HPS. If the City has not implemented actions on the 
schedule specified in the HPS, an explanation of the conditions that posed a barrier to implementation and a plan for addressing the identified 
need that the strategy targeted must be provided. Additionally, the report will include an assessment of the relative efficacy of implemented 
actions as well as a reflection on actions taken in response to achieving fair and equitable housing outcomes.  

In anticipation of this reporting requirement, the methods and performance metrics the City will use for monitoring progress on HPS actions are 
listed below. The quantity of housing permitted and produced, both Citywide and in areas targeted by actions, should be tracked on an annual 
basis. The City already tracks number of dwelling units permitted each year. These data will be compared to data from before actions were 
implemented to monitor the effects of the changes on total production, type of production, and location of production. More specific metrics for 
measuring progress are included below for each action group. 

 

Type Methods Metrics 

Regulatory 
Actions 

Progress on implementation of regulatory-based actions can be 
indicated by the following: 

● Build upon the spatial analyses included in this HPS to 
refine the City’s understanding of the geography of 
vulnerability and opportunity 

● Adopting one or more packages of regulatory changes that 
rezone parts of the City to allow more housing, increase 
housing potential in multi-dwelling zones, commercial 
zones, and mixed-use zones, make middle-housing related 
code amendments, and streamline design standards 

● Adopting streamlined design standards 

● Evaluating options for reorganizing and streamlining the 
code and making the code more user friendly.  

● Evaluating the local pre-approved housing plan for ADUs 
with universal design 

● Collecting periodic feedback from local developers to gain 
additional information about the efficacy of various 

Many of these metrics will benefit from the comparison with data 
from the years prior to the HPS and peer jurisdictions 

● # of areas rezoned where additional multi-unit housing 
capacity would be permitted and encouraged 

● # of housing units permitted and produced 

● # of middle housing units permitted and produced 

● # of affordable housing units permitted and produced 

● # of accessible housing units permitted and produced 

● # of units produced in multi-dwelling zones 

● # of units produced in commercial and mixed-use zones 

● % of City land zoned for multi-unit housing 

● # of pre-approved plans available through the city and # of 
units produced using pre-approved plans 

● # (average) days from application submittal to approval, by 
housing type 
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regulatory changes and how well they are facilitating 
increased housing production 

● % of housing units approved that required at least one 
discretionary approval 

Land Based 
Actions 

Progress on implementation of land-based actions can be indicated 
by the following: 

● Engaging with key private and faith-based landowners and 
maintaining a list that tracks which owners may currently 
have surplus land or may have surplus land in the future 
they may wish to use for housing 

● Partnering with agencies such as Washington County, 
Metro, Tri-Met, Hillsboro School District, State to identify 
any underutilized land  

● Use City owned land for affordable housing production 

● Identifying sites for affordable housing production and 
facilitating their development 

● # of outreaches per year 

● # of affordable units (0-80% AMI) produced on underutilized 
land or parcels 

Partnership 
Actions 

Progress on implementation of partnership actions can be 
indicated by the following: 

● Staff reporting of City activities related to state and federal 
lobbying on housing production 

● Posting of competitive RFPs for affordable homeownership 
projects 

● Staff reporting on existing and new partnerships established 
with developers and service providers working in the 
affordable homeownership space 

● Adoption and implementation of the 10th Avenue/Avenida Diez 
Equitable Development Strategy and status updates on 
outcomes achieved 

● Evaluation of partnership with Metro to support the creation of 
an ongoing revenue source for affordable housing production 

● #  of pro-housing legislative proposals developed in 
collaboration with partners and state representatives 

● # of pro-housing legislative proposals formally supported 
alongside partners and state representatives 

● # of affordable ownership units (0-80% AMI) produced by 
affordable homeownership partners 

● # of middle-income ownership units (80-120% AMI) produced 
by affordable homeownership partners 

Incentive 
Actions 

Progress on implementation of incentive actions can be indicated 
by the following: 

● Completion of permit application fee and SDC rate studies  

Many of these metrics will benefit from the comparison with data 
from the years prior to the HPS and peer jurisdictions 

● # of eligible projects and units produced using one or more 
incentive programs, broken out by program, housing type, 
tenure and affordability level 
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● Adjustments to permit application fee structures and SDC rates 
made as the result of the studies 

● Evaluation and availability of property tax abatements for 
middle-income housing 

● Adoption of a Multi-Unit Property Tax Exemption (MUPTE) 
program to target middle income and accessible housing 

● Expansion of the Vertical Housing Development Zone (VHDZ) 
program to target middle income 

 
● # of eligible properties and # of units preserved using tax 

abatement programs, by housing type, tenure and 
affordability level 

● Total estimated value of exemption to for-profit affordable 
housing developers 

● Estimated forgone revenue to the City 

 

Investment 
Actions 

Progress on implementation of investment actions can be indicated 
by the following: 

● Identification of sites with high housing development 
potential 

● Reporting on year-round homeless shelter beds  

● Work with jurisdictional and developmental partners to 
measure supportive and accessible housing provided 
within projects, including tenant-based and project-based 
support 

 

● Amount of funds secured or dedicated toward strategic 
infrastructure investments and anticipated amount of 
housing unit potential unlocked 

● # year-round shelter beds added  

● # of permanent shelter guests served 
● # units of supportive and accessible housing produced  
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Appendix A: Pre-HPS Survey (ORS 456.586) 
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Appendix B: Public Communications and Engagement Plan 
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Appendix C: Technical Advisory Committee Meeting Materials 
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https://www.washingtoncountyor.gov/housing/efforts-end-homelessness/homeless-counts-and-pit-resources






















































https://us02web.zoom.us/j/83670961700?pwd=WWJ2VGJVNHVNaWhoUStTVEFCcUhQdz09






https://www.hdc-nw.org/rlra-rmp
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https://hillsboroherald.com/unintended-bias-and-inequity-revealed-in-hillsboro-housing-policies/
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Appendix D: Historically Marginalized Communities Focus Groups 
Meeting Materials 
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Appendix E: 2023 Housing Needs Analysis 
 

  











































































































































































































































 

Hillsboro Housing Production Strategy (Cycle 1: 2025-2030) — December 2, 2025    
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix F: 2022 Displacement and Gentrification Risks and 
Potential Mitigations Memo 
  





























 

ECONorthwest   14 

Flexible Local Funding for Acquisition/Preservation 

Flexible local funding that can be deployed quickly for acquisition can come from a variety of 
sources, including general fund or a Construction Excise Tax. In the example programs 
described below, public funding was pooled with funds from philanthropic partners, banks, 
and/or CDFIs. 

Examples 
The Oregon Housing Preservation Project offers acquisition loans that provide bridge 
financing until the buyer is able to complete the necessary steps to secure long-term funding 
and prepare to rehabilitate the property.16 The program offers acquisition loans with favorable 
terms to help borrowers acquire unregulated market rate properties and transition them to 
regulated affordable housing. This funding provides time to align public subsidies and obtain 
long-term or construction financing. (There are other loan programs specific to preservation of 
regulated affordable housing with expiring restrictions—this program has been a bigger 
priority for the organization.) Funding comes from public partners, such as the City of Portland, 
Oregon Housing and Community Services, Fannie Mae, and CDFI funds, private foundations, 
and private banks.  

Greater Minnesota Housing Fund - NOAH Impact Fund is a social impact fund in the 
Minneapolis-St. Paul region that connects developers and owner-operators with social impact 
investors to preserve low-cost market rate housing. The fund offers a double-bottom line impact 
to investors in the form of social impact and return on equity, with the goal of investor 
repayment in ten years. Since the fund’s inception in 2015, it has leveraged $25 million in capital 
investments to invest $100 million in property acquisitions to preserve 1,000 at-risk unregulated 
affordable housing units in the Twin Cities area. The fund acquires and rehabilitates these 
unregulated affordable housing properties (Class B and C properties, from 40 to 200 units), and 
partners with local affordable housing organizations to operate them with 15-year affordability 
restrictions.17 NOAH Impact Fund investors include several banks, the Minnesota Housing 
Finance Agency, the county, and local philanthropic organizations.18 

Key Questions 
 Where would City funding come from to capitalize an acquisition/preservation fund?  

Capitalizing a fund from a flexible funding source (e.g., general fund, or potentially in 
the future a Construction Excise Tax) would allow the fund to be more nimble. 

 Would the City want to partner with others (e.g., the existing Oregon Housing 
Preservation Project) to leverage additional public and private resources, even if it 
meant less control over the program and where it would focus? 

 

16 Preserve Oregon Housing, “Loans: Purchase of Existing Project to Convert to Affordable,” 
http://www.preserveoregonhousing.org/loans.php  
17 NOAH Impact Fund Presentation. Greater Minnesota Housing Fund. September 7, 2017.  
18 NOAH Impact Fund, “About,” https://noahimpactfund.com/about/  
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Appendix G: 2025 Hillsboro Housing Code Audit 
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Figure 8. Neighborhood Route and Local Road Sections 
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Appendix 1: Pro-Forma Impact Modeling Assumptions 



Appendix 1: Pro-Forma Impact Modeling Assumptions

Land Costs $ / sf

MR1, MR2, and MR3 $20.00

Hard Costs - Building Construction Rate Basis

Wood Frame Apartments (3 Story, Walk-Up, Type V-B) $195 Per gross SF

Wood Frame Apartments (4 Story,  Elevator, Type V-A) $250 Per gross SF

Podium/Wrap Building (4-7 Stories) $325 Per gross SF

Hard Costs - Parking Construction Rate Basis

Surface Parking $12,000 Per space

Structured Garage (1-2 levels above grade) $30,000 Per space

Soft Costs Rate Basis

Professional Services (architecture, engineering, etc.) 7.00% % of hard costs

Contingency 5.00% % of hard costs

Property Taxes Res. Com.

Tax Rate 3.00% -%

Assessment Ratio 35% -%

Permit and Impact Fees Rate Basis

SDCs - per city fee schedule Unit

Building Permit Fees 3.50% Hard Costs

Rents - Market Rate Rent/sf Unit Size Monthly Rent Unit Mix

3 BR Apartment $2.00 1,150 $2,300 15%

2 BR Apartment $2.25 850 $1,913 40%

1 BR Apartment $2.75 650 $1,788 35%

Studio $3.25 450 $1,463 10%

Target Returns

IRR 10%

Project Rate of Return 15%
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Appendix 2: Stakeholder Interview Notes 

 

 



Stakeholder Interview Notes 

Cascadia Partners conducted 10 group interviews with stakeholders from the housing development 
community in order to inform the Community Development Code (CDC) and Design and Construction 
Standards (D&CS) audit. Stakeholders included those who have direct experience in using Hillsboro’s 
CDC and D&CS, such as developers of various scales, real estate professionals, architects, engineers, 
and land use planners. Stakeholders were asked about their experience developing housing under the 
CDC; how supportive the CDC is in encouraging housing development; the impact of the CDC and D&CS 
on the cost of development; the impact of the CDC on specific housing types; delays caused by approval 
processes or unclear requirements; and requested suggestions for code updates. 

The summary notes of these interviews have been anonymized to ensure privacy of the stakeholders. 
The following questions were asked of each interviewee. Not all questions were answered or addressed 
in each interview, so the notes do not address each question in each interview. 

CDC Questions: 

1. What types of housing developments have you worked on in Hillsboro in the past? Compared to 
other jurisdictions you work with, how supportive was Hillsboro’s code of the housing types you 
have developed? 

2. Has there ever been an instance where you thought there was a demand or need for a certain 
housing product in Hillsboro, but Hillsboro’s codes made it impractical or impossible to develop 
that housing type? In other words, what housing types are you not building due to Hillsboro’s 
code? 

3. Have Hillsboro’s codes ever had the following negative impacts on your projects? 

a. Limited the density/number of units you could build, even below the maximum density 
permitted in that zone? 

b. Added to the cost of construction/development unnecessarily (for example, there was a 
reasonable alternative that was lower cost?) 

c. Forced you to design a project in a way that impaired the marketability or lessened the 
market value of the project? 

4. Encouraged you to design a project to target higher income buyers/tenants, such as larger unit 
sizes or higher end finishes? 

5. What specific code provisions have had the most significant negative impact on the market 
value, affordability, or economic feasibility of your projects? 

6. Do you have any suggestions for code updates that would make it easier or more attractive to 
build housing, particularly products or unit types that are more broadly affordable? 



7. Have Hillsboro’s codes ever caused an unnecessary delay for your project? For example: 

a. Requiring a special approval such as a conditional use permit or PUD 

b. Process requirements such as PC hearings or neighborhood meetings 

c. Lack of clarity caused multiple resubmissions of your land use applications 

8. Do you have any suggestions for ways the City could improve efficiency of development-related 
processes to help facilitate housing development? 

D&CS Questions:1 

1. Have you seen any examples of right-of-way, utility easement, or other public dedications that 
limit developable space / hinder development?  

a. If so, is this on an individual parcel basis, or are there certain parts of town or types of 
dedications that tend to bring on these issues? 

2. Are there any public or private utility infrastructure requirements that add exceptional time or 
cost that could hinder development? This could be related to water, sewer, or stormwater mains 
or service lines.  

3. If/when offsite improvements are required for private developments, do they seem appropriate 
/ fair?  

a. Are requirements implemented consistently? Is it easy to predict what will be required, 
or is this typically unknown when planning for projects?  

b. Are there opportunities for public/private partnerships, or other incentives? 

4. Are there any on-site requirements that impact usable space that you feel could be changed, for 
example open space or stormwater requirements? If so, what are some solutions you would 
suggest? 

 

  

 
1 Participants often responded to multiple of these questions at one time, rather than individually. 
Therefore, the notes have been organized under the general category of D&CS-related questions for 
conciseness.  



Interview 1 

CDC Questions: 

1. What types of housing developments have you worked on in Hillsboro in the past? 
Compared to other jurisdictions you work with, how supportive was Hillsboro’s code 
of the housing types you have developed? 

• Engineering firm that has worked on various projects – affordable and market rate 
housing in Hillsboro. 

• Relationships with staff are beneficial for navigating the development process. 
Compared to other cities, Hillsboro has become more process oriented, but staff 
generally does a good job pushing things through the land use process.  

• Staff has been good to work with but there is a whole lot of process. A lot of staff 
involvement where it is good but with a lot of staff sometimes it is not as clear cut.  

• Like most jurisdictions, the code has become more complicated over the years, so hard 
to move things through as quickly as they used to. Intention to get to yes, but a lot of 
subjective criteria to work through. Almost every project has to be a PUD which triggers 
all the subjective requirements. A lot of negotiations on public benefits and design. 
Unknown layers of steps of negotiations. A lot of projects we do are pretty straight 
forward and don't need as much scrutiny.  

• Wilsonville allows you to do MHLD with your initial application. 

2. Have Hillsboro’s codes ever had the following negative impacts on your projects? 

a. Limited the density/number of units you could build, even below the maximum 
density permitted in that zone? 

b. Added to the cost of construction/development unnecessarily (for example, 
there was a reasonable alternative that was lower cost?) 

c. Forced you to design a project in a way that impaired the marketability or 
lessened the market value of the project? 

d. Encouraged you to design a project to target higher income buyers/tenants, 
such as larger unit sizes or higher end finishes? 

• The zoning standards for lot size and other dimensional requirements often push 
projects into the Planned Unit Development (PUD) process. Developers who want to 
offer a variety of housing types must go through a PUD rather than pursuing all single-
family homes. The use of different density calculations for attached versus detached 
housing within the same zone is seen as confusing and inconsistent. 



• In the newer phases of South Hillsboro, there are ongoing efforts to navigate density 
calculations due to the variation in how different housing types are counted. 

• To achieve a marketable density with smaller lots, developers are often required to 
pursue a PUD. This process triggers the public benefit requirement, which adds 
additional costs to the project. 

• There are challenges in navigating Hillsboro’s middle housing requirements. The city’s 
code defines triplexes and quadplexes as attached units, while the market is showing 
interest in detached quadplexes as a higher-density middle housing product. However, 
detached quadplexes are not permitted under the current definition. Although the city 
offers a cottage cluster definition, it includes numerous requirements that align 
specifically with that form. A detached quadplex could function under a Middle Housing 
Land Division (MHLD) model with shared driveways, and there is clear demand for fee 
simple lot ownership from clients. 

• Hillsboro permits detached homes in zones with relatively high density, but 
development in these areas can become extremely constrained. In locations where 
multifamily housing is a desired outcome, it may be more appropriate to limit detached 
housing. 

• For smaller developments, those under approximately 30 lots, meeting minimum 
density requirements is challenging unless the property is ideally sized and shaped. 
Odd-shaped parcels and strict roadway standards, including limitations on minimum lot 
sizes, make compliance difficult. 

• In one case, the city acted in the role of developer for a specific project but ultimately 
had to return jurisdiction to Washington County due to requirements tied to HUD 
funding. Strict stormwater regulations were triggered, and multiple agencies debated 
how to comply with the HUD standards, which were dictated by the source of funding. 

• The design review of an affordable housing project was handled like any other 
development. While demonstrating the public benefit was straightforward, the 
construction review process was time-consuming. Although the project did not go 
through a PUD, it was subject to design review with several required adjustments. The 
proposed roof design did not meet code standards, and the building frontage along the 
street was insufficient to meet the maximum setback requirement. 

3. What specific code provisions have had the most significant negative impact on the 
market value, affordability, or economic feasibility of your projects? 

• Design standards are finicky. Glazing standards in south Hillsboro are an administrative 
beast. The market will provide windows without the strict glazing standards. 

• They had to put a window in a closet to meet glazing requirements. 

4. Have Hillsboro’s codes ever caused an unnecessary delay for your project?  



• Infill project that had similar issues with trying to get the density to work out for single 
family detached and attached. The attached required architectural review and glazing 
standards, which is just a longer process. To meet density, they had to have attached 
and detached products. Subdivision was a Type II standard, but a portion had to go to a 
planning commission hearing. It was challenging to meet minimum density because 
property was set up for apartments, but access was through an existing neighborhood.  

5. Do you have any suggestions for ways the City could improve efficiency of 
development-related processes to help facilitate housing development? 

• Lights and substantial completion are very strict for building permits. 

• City doesn't allow building permits unless everything is 100% complete and signed off. 
Building permits have been held up recently just due to the timing of them going 
through the building department and have been taking longer recently.  

D&CS Questions 

1. Have you seen any examples of right-of-way, utility easement, or other public 
dedications that limit developable space / hinder development? If so, is this on an 
individual parcel basis, or are there certain parts of town or types of dedications that 
tend to bring on these issues? 

• The city’s development code is generally consistent with those of other jurisdictions. 
However, one area that adds cost is the requirement for roads to have a 40-year design 
life, whereas most other jurisdictions currently require only a 20-year design life, 
although some may be transitioning to 40 years. 

• All collectors and arterials in the city are required to be constructed as concrete streets. 
This requirement is especially prevalent in South Hillsboro, where most new streets are 
being built. 

• The city has worked with development teams to grant design exceptions, but there is a 
frequent need for such exceptions. For example, a specific type of eyebrow corner 
requires more flexibility, but the policy mandates a knuckle in some circumstances. Any 
deviation from a city standard requires a formal design exception—even removing a 
foot from a planter strip. There is little to no built-in flexibility. 

• Public Utility Easements (PUEs) cannot be used for city infrastructure purposes. In cases 
where existing infrastructure exists outside of the right-of-way, the PUE cannot be used 
to accommodate city needs. If an extra foot is needed to fit a sidewalk, the PUE cannot 
be used for that purpose. PUEs are reserved solely for franchise utilities, which created 
complications for a particular project. 

• A project encountered a sight distance issue. The biggest challenge involved 
coordinating stormwater treatment requirements with multiple agencies. The resolution 



took four months of back-and-forth communication, and there was no flexibility in the 
process. Ultimately, the city’s position prevailed over the county’s. 

Interview 2 

CDC Questions: 

1. What types of housing developments have you worked on in Hillsboro in the past? 
Compared to other jurisdictions you work with, how supportive was Hillsboro’s code 
of the housing types you have developed? 

• Architecture firm that has worked on affordable housing projects in Hillsboro. The 
affordable housing project is completed. They have also conducted a study for a 
separate project to understand development opportunity for the City of Hillsboro 
owned land. 

2. Have Hillsboro’s codes ever had the following negative impacts on your projects? 

a. Limited the density/number of units you could build, even below the maximum 
density permitted in that zone? 

b. Added to the cost of construction/development unnecessarily (for example, 
there was a reasonable alternative that was lower cost?) 

c. Forced you to design a project in a way that impaired the marketability or 
lessened the market value of the project? 

d. Encouraged you to design a project to target higher income buyers/tenants, 
such as larger unit sizes or higher end finishes? 

• The study project involved six lots that were primarily focused on developing middle 
housing types. 

• In an affordable housing project, several issues were avoided because the city was 
involved from the beginning and provided the land. The desired density was clear early 
on, and parking considerations were part of the initial planning discussions. These 
factors did not become obstacles because the city was aligned with the goals of the 
project and worked closely with the development team from the outset. A feasibility 
study for the site was conducted before the architect joined the team, which helped 
avoid later challenges. The project did require a Planned Unit Development (PUD) 
review. 

• The timing of the PUD process was the most significant challenge, although the city was 
very responsive throughout. If neighborhood meetings do not go smoothly, the process 
can be delayed further. 



• For this project, schematic design was developed in parallel with the PUD application, 
and a pre-screening for the building permit was completed thanks to weekly 
coordination meetings with city staff. 

• The PUD process in Hillsboro is not necessarily more burdensome than in other 
jurisdictions. 

• There is a need for further discussion with the Housing Production Strategy (HPS) team 
regarding parcels that have both split zoning and a Comprehensive Plan overlay. A clear 
direction from the city on how such lots will be handled would help developers plan 
more effectively. 

• In the same study project, achieving ideal density across the lots would still require 
going through a PUD process. 

• The city intends to take the study findings and use them to make the property 
development-ready by addressing some of the current barriers. 

• The PUD process is a significant undertaking in Hillsboro. For affordable housing 
projects, this adds risk because many funding sources come with strict timelines that 
can be difficult to meet when the entitlement process is prolonged. 

3. Do you have any suggestions for code updates that would make it easier or more 
attractive to build housing, particularly products or unit types that are more broadly 
affordable? 

• Having more than one zone in a lot is really challenging, they need clarity on how to 
decide when there is split zoning. Each zone triggered requirements that were very 
different - height, density, etc. was different. 

• Clarity on the building typologies such as middle housing types, start to outline 
typologies in a way that guide architects/applicants better.  

• Consistency between building types and development standards is needed - sometimes 
there is zoning that allows you to do a building typology that does not match the height 
or density constraints that also apply to the property. A lot of jurisdictions have caps on 
density. Hillsboro has caps on density in addition to other caps such as height, number 
of duplexes and triplexes in other typologies and so you get conflict in the data. 
Inadvertently, the code is prohibiting what the city is trying to support. R10 vs R7 - max 
density could support a lot more, but the other restrictions in the zone couldn't make 
use of the density.  

• MR1, MR2, R7, R10 - every single one of these zones had parcel overlap with the zone 
beside it. When overlay the comp plan on top of the zoning, MR2 and MR1 was split 
across lots, but there was no guidance from the city in terms of what the preference is 
for when the lot is split. 



• R7 and R10 - when looking at building typologies, they are in conflict with each other. 
Disadvantaging density in a way that does not align. You can get greater density in R7. 
Allowance/exception for affordable housing did not make sense and they were able to 
get more density in R7 than R10.   Section 12.40.107 - language that triggers the density 
bump increase. The density bump does not align with building height requirements. 35 
ft is not enough for 3 story building. Building typologies looked at were duplex, triplex, 
quadplex, townhomes, and cottage clusters. In Hillsboro, cottage cluster needs to be 
detached. The clarity on whether attached vs detached is needed, as well as parking, 
common courtyard, size of units, etc.  

• Hillsboro - Cottage clusters of detached modular homes would not pencil - not 
definition of cottage cluster 

4. Do you have any suggestions for ways the City could improve efficiency of 
development-related processes to help facilitate housing development? 

• The city was flexible regarding architectural standards, which were perceived as 
somewhat outdated. During the design process, deviations from certain standards were 
made with supporting justifications, and obtaining exceptions was not difficult. The 
standards function more as guidance than as clear and objective requirements. The 
PUD process offered additional flexibility. 

• Requirements related to unit entrances, lighting, glazing, and materials can vary 
depending on the individual reviewer. This creates a potential risk and inconsistency. 
Establishing clear and objective standards for these elements would help reduce 
variation in interpretation and streamline the review process. 

• Existing incentives in the code do not reflect Senate Bill 8 (SB8). For example, one MR2 
lot located near transit qualified for parking reductions, but adjacent lots did not, simply 
because SB8 provisions had not yet been incorporated into the city's code. As a result, 
available benefits could not be fully utilized across the project. 

• The city was supportive of increased parking in the project, but there is a need for 
clearer direction on what is permitted or encouraged, especially in relation to state 
legislation and parking standards. 

• The Climate-Friendly and Equitable Communities (CFEC) rules also lack clarity, which 
adds uncertainty to the development process. 

D&CS Questions: 

• Understanding a required easement was difficult. Navigating the requirements from the 
Parks and Recreation Department took significant time and energy, as it was unclear 
what was permitted and what was not. Discussions about right-of-way improvements—
such as adding traffic lights, pedestrian access, and other infrastructure—were 



extensive, but ultimately these improvements were deferred until after the project, and 
implementation was not required during development. 

• The Parks and Recreation Department maintained oversight of two of the six lots 
included in the project study, as those lots were previously owned by the department. 
The development team was informed that these two lots would be subject to additional 
engagement due to that history. 

• The project team included a civil engineer who participated in the study. This individual 
had a full understanding of the site conditions and did not identify any significant issues 
during the review. 

• There were no problems encountered related to building with the existing utility 
infrastructure. 

Interview 3 

CDC Questions: 

1. What types of housing developments have you worked on in Hillsboro in the past? 
Compared to other jurisdictions you work with, how supportive was Hillsboro’s code 
of the housing types you have developed? 

• The applicant has worked on a variety of projects as a consultant planner, with recent 
experience primarily in subdivisions that include single-family homes and some 
townhomes. Previous projects have included subdivisions on sensitive lands, multifamily 
development outside of Hillsboro, property line adjustments, and some work in the 
Witch Hazel area. There is also experience with industrial property development in 
Hillsboro. 

• The role of city staff is seen as crucial in determining how supportive the code feels in 
practice. Flexibility in applying the code is important but achieving a balance can be 
difficult. Assembling a project has become increasingly challenging over time, with more 
complex "puzzle pieces" to navigate. Overall, the staff is described as supportive and 
less bureaucratic than in other jurisdictions. They are effective at moving projects 
forward, and decision-makers tend to trust staff recommendations. In a recent 
subdivision project, there were many layers to address, and significant time was spent 
during the completeness check and in submitting various documents, particularly for 
more complex developments. 

• The development code itself is generally functional and user-friendly. Challenges tend to 
arise from additional applications, particularly when entering the Planned Unit 



Development (PUD) process. Tree-related requirements have been manageable, and 
the overall code interface is considered relatively accessible. 

• For one specific project, the PUD was triggered by the need to realign a road through 
the site, located along a boulevard and situated on a separate tract. Uncertainty around 
the road configuration required flexibility. Lot sizes were another factor; the PUD 
provided needed flexibility for varied lot sizes and allowed the project to trade off open 
space. The development plan included both single two-story homes and townhomes. 
There was also discussion around a stub street entering the site, and whether extension 
of the street would be required—indicating that the main complexities were tied more 
to public works requirements than to the zoning code itself. 

• When asked whether the project could have proceeded "by right" under a Middle 
Housing Land Division (MHLD) pathway, the response was cautiously optimistic. It was 
believed to be possible, although there was some uncertainty around the townhome 
component. Comparisons were drawn to Washington County, which does not impose 
caps on Floor Area Ratio (FAR) or lot coverage—factors that can make development 
more feasible. There is a belief that Hillsboro may be similar or could adopt similar 
approaches. 

2. Has there ever been an instance where you thought there was a demand or need for a 
certain housing product in Hillsboro, but Hillsboro’s codes made it impractical or 
impossible to develop that housing type? In other words, what housing types are you 
not building due to Hillsboro’s code? 

• To a certain degree, the market builds what the code says you can build. Up until middle 
housing, most of the traditional housing he has done was subdivisions. Now, the market 
is figuring out middle housing and what they can build. Certainty is important. Can I do 
child lots at the same time I can do parents? Can I do an expedited land division? The 
uncertainty can be a barrier because new housing types are considered risks without 
certainty.  

3. Have Hillsboro’s codes ever had the following negative impacts on your projects? 

a. Limited the density/number of units you could build, even below the maximum 
density permitted in that zone? 

b. Added to the cost of construction/development unnecessarily (for example, 
there was a reasonable alternative that was lower cost?) 

c. Forced you to design a project in a way that impaired the marketability or 
lessened the market value of the project? 

d. Encouraged you to design a project to target higher income buyers/tenants, 
such as larger unit sizes or higher end finishes? 



• Mostly works with people looking to get as many units as they can. They think Hillsboro 
code strikes a balance. 12 lots, dropped off in the back, sensitive lands overlay, a lot of 
zoning. Their code is a little over kill on that stuff because they have buffers on top of 
buffers. But they allow density transfer. Can get flexibility when you reduce lot size. No 
certainty that you can transfer enough density. Another issue that came up was lot 
frontage. They would have frontage on a street but access from another street. The dual 
flag lot requirements, access easements, and widths. It was hard to find consistent 
problems since each project is so different. It wasn't easy for a while to understand how 
to calculate density, but they now have a spreadsheet that explains how to do it.  

• Frontage and access. When getting an exception to minimum lot frontage, do you recall 
whether the issue was in zoning in terms of access or circulation requirements or was it 
more what the engineering and design construction standards? - combination of both. 
When you get to the end of the cul de sac, we had to create an entrance facing on to 
boulevard, but the whole house is oriented to the back rather than that street and 
access is from the back. Applicants don't always know that access doesn't have to be 
from the frontage. - public works can take a win-win situation with a shared access and 
make it more complicated. 

• Public works street requirements causes some issues to come up when subdividing for 
now more "units" rather than lots 

4. Have Hillsboro’s codes ever caused an unnecessary delay for your project? For 
example: 

a. Requiring a special approval such as a conditional use permit or PUD 

b. Process requirements such as PC hearings or neighborhood meetings 

c. Lack of clarity caused multiple resubmissions of your land use applications 

• Planning commission trusts the staff so going to that isn’t as big of a delay, decisions 
don’t get drug out. 

• Project had to go to planning commission twice, but it was pretty complicated project, so 
it was expected, clients don’t like that it takes so long. 

• A lot of the subdivision stuff he does is a Type II decision. The planning staff gets the 
notices out, decisions between 46th to 60th day after submission. 

5. Do you have any suggestions for ways the City could improve efficiency of 
development-related processes to help facilitate housing development? 

• People often begin with the best intentions to simplify their development codes, but 
those codes are not always easy to use in practice. With base zones, special use 
provisions, overlay zones, and Planned Unit Developments (PUDs), it can be quite a 
journey to determine which parts of the code apply to a given project. Hillsboro's code 
includes some built-in flexibility, which is helpful in navigating these complexities. 



• Regarding the development of housing in commercial zones, each commercial zone 
allows housing in different ways, creating inconsistencies and challenges. Generally, 
intermingling commercial and residential uses is difficult to accomplish. Many 
developers tend to specialize in either commercial or residential projects, but not both. 

• One person involved in code development noted experience with writing code that 
requires ground-floor retail in mixed-use areas but observed that this type of provision 
has not been widely implemented in practice. That said, integrating residential uses into 
commercial zones can be a good approach when it is contextually appropriate—when it 
fits well, looks good, and supports the surrounding area. 

6. Any experience in the MR zones? 

• They have done projects in MR1, not much in MR2 and MR3. Most of his work has been 
single family housing. He remembers thinking MR1 wasn’t very dense. Would like to see 
a broadening of available densities. A big difference between calculated density and the 
ability to fit it on the ground. Just because someone could doesn’t mean that they can.  

• Some codes use an FAR limit. Sometimes can’t meet density due to FAR limits. 

• In most zones, they can’t get a cottage cluster on a 1500 sf lot by the time I satisfy 
parking, landscaping, common green, etc.  

D&CS Questions: 

• The fire marshal has a standard that the radius of the turn is when you turn the wheel 
close to the end, but not completely turned, and that changes the turn radius a lot. It is 
usually measured by turning the wheel all the way. 

 

Interview 4 

CDC Questions 

1. What types of housing developments have you worked on in Hillsboro in the past? 
Compared to other jurisdictions you work with, how supportive was Hillsboro’s code 
of the housing types you have developed? 

• Built hundreds of homes in Hillsboro since 1989. Primary jurisdiction to build in. 
Consisted of exclusively single family detached homes. Those projects have been raw 
land projects. Ranged from 5 or 6 lots up to 82 lots (in South Hillsboro). But generally, 
project size is usually in 15 to 30 lot range. When that land was available, which it isn’t 
any longer.  



• Land use applications pursued: most projects have been PUD applications in Hillsboro. 
Probably had only 20% of projects been subdivisions. Very different than 
unincorporated Washington County where we do all subdivisions.  

• They say Hillsboro has been more supportive except a recently changed natural 
resource code prevented them from moving forward, now another project is moving 
forward with the changed code.  

• Neighbor opposition has been a force in Hillsboro, the city was supportive of the project, 
but they were very responsive to the neighbors which caused some problems for the 
project. Most responsive jurisdiction in her experience.  

• Did the code require neighborhood meetings? Or other engagement with community? If 
you’re following written code, why are people allowed to have a say on your application. 
Neighborhood meetings (required for PUDs) are frequent. It has been a few years since 
they’ve completed one in Hillsboro, and they think the city’s focus has changed a little 
bit. They don’t know that it changes the outcome. They remember losing two lots to 
neighborhood opposition. But thinks that sort of thing is less likely to happen today.  

• On PUDs, in your experience, what were the factors that led you to the decision to do a 
PUD?  The name of the game for making deals work in the region is you have to build as 
many units as possible, and you have to build units that you can sell for as much as 
possible just to get in the neighborhood of 10%. Different hot button issues depending 
on which planner you got. So, PUDs allowed to set some of that aside and get the same 
density they wanted. They have a rigorous architectural code that makes it harder to 
build their typical type - single family home with back yard and garage in front. Smaller 
lots - but not too small.  

• Forced into alley loaded product in south Hillsboro. They plan to do all detached. Some 
small lot. A lot of the environment tucked away.  

• Garages: in south Hillsboro, they had a garage width problem, and they will forward an 
email that shows the back and forth on that. Separate house and garage is more 
expensive: two foundations. They’ve done them once but haven’t done them awhile.  

2. Has there ever been an instance where you thought there was a demand or need for a 
certain housing product in Hillsboro, but Hillsboro’s codes made it impractical or 
impossible to develop that housing type? In other words, what housing types are you 
not building due to Hillsboro’s code? 

• Project was lost and now it is being done by someone else.  

• Planning staff turnover created an issue where they had worked through a solution with 
an environmental issue, but a new staff member came in and said they could not do it. 
They were not allowed to mitigate. They had to walk away. They would have had to go 
LUBA. Their natural resource code was not clear and objective and lost money. The lack 
of clear and objective standards creates a vacuum for changing interpretations. 



• Transportation requirements - city says you need to improve something, and project has 
had to take it to an attorney. They always use an attorney when working in Hillsboro for 
these reasons.   

3. Have Hillsboro’s codes ever had the following negative impacts on your projects? 

a. Limited the density/number of units you could build, even below the maximum 
density permitted in that zone? 

b. Added to the cost of construction/development unnecessarily (for example, 
there was a reasonable alternative that was lower cost?) 

c. Forced you to design a project in a way that impaired the marketability or 
lessened the market value of the project? 

d. Encouraged you to design a project to target higher income buyers/tenants, 
such as larger unit sizes or higher end finishes? 

• Tree code was bad, might have changed now, but there wasn't a fee in lieu option.  

• The architectural standards regularly present problems. City started to mandate alley-
loaded homes through architectural standards such as glazing which adds a lot of costs. 
Interesting requirements for garages. Mandating to the building industry that you will 
not build what your market desires. People do want a backyard. Glazing is both the 
facade and the garage.  

• They cannot make a single cottage cluster pencil. 

• The land cost makes it to where even with SDC deferrals, it's not helpful.  

• Most people want extra storage space that a garage provides. When you take a garage, 
20'x16' and if you go and look at the townhome, we look at is what for sell and pending 
and what has sold. On the lower end of things, is a 1500 sf townhome with a garage. 
Consumers hate 3 story homes. They don't like to build them. 1500sf makes more 
sense. In Tigard, they developed a 79-lot project, and we are developing all 52 single 
family homes, and we sold all townhome lots to a developer - 1800 sf, two car garages, 
sold for $116,000 each. We would have lost money, don't know how another developer 
is doing it.  

• There's a middle housing project in north Portland and a real estate agent who sells 
middle housing is having a hard time selling.  

D&CS Questions: 

• Obtaining a building permit is a very lengthy process and can take up to three months. 

• Leadership within the Public Works department is reportedly not functioning effectively. 



• The site inspection process requires multiple individuals to visit, including the Public 
Works inspector, the assistant director, and the Public Works director. Signatures must 
circulate among various parties, and it is unclear whether this process has improved 
over time. 

• A bill passed four or five years ago was intended to allow developers to proceed with 
building permits once substantial completion had been achieved. There was initial hope 
that Hillsboro’s process would be improved as a result, but the legislation ultimately 
lacked enforcement power. 

• Other jurisdictions, including some within Washington County, allow developers to begin 
construction earlier in the process. Hillsboro is perceived as the most restrictive in this 
regard. 

• The Water Department has implemented changes that require upgraded pipes and 
materials, which are significantly more expensive. An email outlining the details of those 
changes is expected to be forwarded. 

• Street design standards have become more demanding. Previously, projects could use 
less rock and asphalt, but current standards require a 40-year design life for roads. 
Similar changes have been adopted in Tigard. In some cases, such as in South Hillsboro, 
the inclusion of public trails and similar amenities adds value, and developers are 
generally willing to construct them. 

• Stormwater requirements represent the most significant expense after earthwork. 
These systems also consume the most space on a site. While costly, developers 
appreciate that the systems are now designed to appear more natural and are generally 
expected. 

• Energy and environmental code requirements are anticipated to become more 
significant in the future. Developers are preparing for these evolving standards. 

Interview 5 

CDC Questions: 

1. What types of housing developments have you worked on in Hillsboro in the past? 
Compared to other jurisdictions you work with, how supportive was Hillsboro’s code 
of the housing types you have developed? 

• Local general contractor focused on infill projects 

2. Has there ever been an instance where you thought there was a demand or need for a 
certain housing product in Hillsboro, but Hillsboro’s codes made it impractical or 



impossible to develop that housing type? In other words, what housing types are you 
not building due to Hillsboro’s code? 

• There is an intent to increase density by giving up backyard space, but the middle 
housing land division did not provide any advantage. A build-ready plan is required 
before proceeding. This requirement applies even when the intent is simply to sell the 
backyard or build on it independently. Developers must pay $3 per square foot to have 
plans created, just to divide and sell the lot. In some cases, two separate architectural 
firms must be paid to prepare plans for a $90,000 lot. In one instance, the divided lot 
was intended to include an ADU and a duplex. However, the only way to meet the 
narrow definition of middle housing was to convert the ADU into a duplex. The current 
definition excludes a single-family home with an ADU from being considered middle 
housing. 

• In Portland, it is allowed to have both a duplex and an ADU on the same lot. In Hillsboro, 
however, such a configuration is not permitted. An alternative option would be to divide 
the lot and construct an extremely narrow duplex or townhome, which is considered 
undesirable. Additionally, the developer would be required to connect two separate 
sewer lines, adding approximately $20,000 in costs per lot. 

• Technically, an ADU could be added to the right-hand side of a townhome, but this 
would result in a lot line running through the middle, with the ADU located on the same 
lot. Townhomes are seen as a pathway to homeownership, whereas duplexes are 
viewed as more suitable for renters. Adding an ADU to a townhome lot is not 
considered appealing, while renting an ADU alongside a duplex is seen as more viable. 

• A city rule stipulates that an ADU can only be constructed if its front façade is located 
behind the rear façade of the main house. This creates issues in older neighborhoods 
where homes are set far back from the street, leaving available space for ADUs in the 
side or front yards. 

• A $3,000 penalty per lot had to be paid to request that the city not require tearing up 
existing concrete to install a catchment for Clean Water Services. When older homes 
with large lots are divided, issues like this commonly arise. In this case, the only relief 
came from not being able to meet the required slope for adding a catchment. 

• The property includes a narrow strip of land with an ADU and a single-family home, as 
well as two very narrow lots. There is a plan to sell all of them. The complexity of 
developing such narrow lots exceeds the current developer’s skill level. 

• There is a statewide building code issue in Oregon. The International Building Code was 
updated in 2021 to allow a lot line along a non-fire-rated wall, which would facilitate 
duplex development and create new homeownership opportunities. However, Oregon 
established its own rule that only townhomes may have a lot line through them. 
Townhomes must meet two conditions: a 12-inch fire-rated wall and no plumbing or 



mechanical systems on that wall. This makes it impractical to divide most existing homes 
without removing kitchens or bathrooms. 

• The middle housing land division proposal should not require completion of the 
construction permitting process. It should be sufficient to present a reasonable CAD 
drawing showing the location of a proposed duplex. Removing the requirement for 
completed plans would eliminate a major barrier for those who only wish to divide and 
sell land. Without this requirement, construction could already be underway. 

3. Have Hillsboro’s codes ever had the following negative impacts on your projects? 

• Limited the density/number of units you could build, even below the maximum 
density permitted in that zone? 

• Added to the cost of construction/development unnecessarily (for example, 
there was a reasonable alternative that was lower cost?) 

• Forced you to design a project in a way that impaired the marketability or 
lessened the market value of the project? 

• Encouraged you to design a project to target higher income buyers/tenants, 
such as larger unit sizes or higher end finishes? 

• The construction of a project took place in 2011 and 2018—before the latest 
development codes were implemented. The singular construction was exempt under 
the codes at that time. There was nothing in the development code that created a 
challenge. 

• After dividing an infill lot within the past two years, an application for approval was 
submitted. This process involved navigating three separate activities. The first issue 
encountered was that not all rules previously applied to infill development, but the 
project became subject to Chapter 12, Section 50 for the first time. This would not have 
applied previously to the construction of a single home. The new requirements were 
significant, especially considering the home was being constructed in the middle of a 
1920s-era neighborhood. One of the new obligations included meeting a specific glazing 
percentage. According to an audit of numerous cities, no city in the U.S. has a glazing 
percentage as high—this requirement is more than double that of any other reviewed 
city. 

• When large-scale development occurs in South Hillsboro under Section 12.50, major 
developers are able to negotiate concessions, reducing requirements such as the 
glazing percentage to around 13%. Individual infill developers, however, do not have the 
ability to negotiate these terms. 

• The requirements of Section 12.50 are fundamentally flawed and present numerous 
challenges for small-scale developers. 



• Aesthetic and design requirements under the current code are a major obstacle for infill 
and middle housing development. 

4. Do you have any suggestions for code updates that would make it easier or more 
attractive to build housing, particularly products or unit types that are more broadly 
affordable? 

• It is possible to divide and sell the backyard or build on it and relocate elsewhere. A 
shed currently located in the backyard holds sentimental value, as it was built with a late 
parent. The distance from the edge of the shed allows a car to pass through. One option 
could involve using a middle housing loophole by submitting a conceptual architectural 
design for a duplex to bypass setback requirements. Alternatively, the shed sits four feet 
from the proposed lot line, making the project ineligible for a desk review. Instead, a full 
variance request must be submitted, costing approximately $3,000 to $4,000, for a one-
foot variation that may not be approved. Concessions are uncertain, and the preference 
is for clarity and predictability rather than negotiations. Another option is to pay $4,000 
to a contractor to relocate the shed and avoid the issue entirely. 

• The current desk review rule allowing a 10% variance should not be restricted to a single 
lot. It should include some consideration of proportional magnitude—for example, 
when attempting to do 4.6 inches instead of 5 inches. 

• Although the stated purpose of the regulations is to ensure new development matches 
the city's character, the result has been a strong disincentive for infill development. The 
explanation given was that these changes were mandated by the state and were 
therefore out of the city's control. The mechanism that previously excluded 
developments with fewer than eight homes from the requirements of Section 12.50 has 
been removed. There is no current provision in the code to grant a variance to bypass 
Section 12.50, leaving no viable pathway forward. 

• Unlike Portland, Hillsboro does not present Floor Area Ratio (FAR) challenges for this 
type of development. 

• When short-term rental options such as Airbnb are not viable, developers may turn to 
congregate living arrangements. This use is not addressed in the current development 
code. It is possible to construct large homes with seven bedrooms and rent each 
bedroom for $1,000, without triggering permit, building code, or parking requirements. 
This has become a new form of Airbnb. The question remains whether the city of 
Hillsboro wants to encourage or limit this type of unregulated use, as current code does 
not restrict it. 

D&CS Questions: 

• If the code were tweaked to clarify that the fee in lieu is always an option, then public 
works would not be able to tell him it was unpayable.  



Interview 6 

CDC Questions: 

1. What types of housing developments have you worked on in Hillsboro in the past? 
Compared to other jurisdictions you work with, how supportive was Hillsboro’s code 
of the housing types you have developed? 

• The primary focus has been on building single-family homes as a homebuilder. 

• Currently, the team is developing both attached and detached single-family homes in 
Hillsboro. 

• There is some experience with multifamily housing. 

• The company builds approximately 20 single-family homes per year. 

• This is a developer-builder operation, smaller than many of the other construction 
companies operating in Hillsboro. 

• In South Hillsboro, the majority of development is led by developers who sell lots to 
builders. 

2. Have Hillsboro’s codes ever had the following negative impacts on your projects? 

a. Limited the density/number of units you could build, even below the maximum 
density permitted in that zone? 

b. Added to the cost of construction/development unnecessarily (for example, 
there was a reasonable alternative that was lower cost?) 

c. Forced you to design a project in a way that impaired the marketability or 
lessened the market value of the project? 

d. Encouraged you to design a project to target higher income buyers/tenants, 
such as larger unit sizes or higher end finishes? 

• A change in design requirements during the development process was frustrating. The 
glazing requirements were only made known after design work had already been 
completed. 

• There is uncertainty about whether those design standards remain in the code today. 

• There is disagreement with the idea that city staff should dictate required design 
features. The perspective is that most smaller cities do not impose such criteria. These 
requirements create unnecessary constraints and increase project costs. 

• The belief is that builders already have an incentive to design homes that are 
marketable and well-constructed, making certain city requirements redundant. 



• There is an understanding of the need for design standards in historic districts. 

• Architectural and glazing requirements are seen as particularly problematic. 

• Window and glazing requirements often necessitate structural engineering, making 
them difficult to meet. For example, a craftsman-style door with windows does not 
count toward glazing requirements, while a glass front door does. 

• Lot sizes for current projects range from approximately 3,000 to 6,000 square feet. 

• In terms of density, a current townhome project is built to the minimum required. It 
includes two-car garages. While density can be frustrating at times, it has not caused 
major issues on most projects. 

• There was a recent opportunity to develop middle housing on 14 lots in Hillsboro, but 
the product would have been attached and only 15 feet wide. That design was not 
considered appealing or marketable. There is a preference for detached products, 
which tend to sell more easily. 

3. What specific code provisions have had the most significant negative impact on the 
market value, affordability, or economic feasibility of your projects? 

• Hillsboro has chosen not to fully adopt certain state laws, including HB 2306, which 
addresses when a builder can begin pursuing building permits relative to subdivision 
approval. This results in a longer delay before starting the permitting process. 

• In South Hillsboro, developers can pre-order streetlights because they know they will be 
approved. Smaller companies do not have this flexibility due to uncertainty over 
approvals. 

• City staff were working on a policy to allow subdivisions to be deemed partially 
complete, enabling earlier home construction, but could not reach consensus on what 
the policy should include. 

• While it makes sense to restrict certificate of occupancy until final approval, it does not 
make sense to delay construction entirely until subdivision approval is granted. 

• The city attorney’s interpretation of HB 2306 has been questioned and may warrant 
further discussion with staff. 

• Most other jurisdictions, including Washington County, allow developers to begin 
construction earlier in the process. 

• The most significant issues during the Planned Unit Development (PUD) process have 
involved public improvements and the engineering department. Relationships with field 
staff and building inspectors have been positive, and the internal review process has 
improved over the past seven years. There is stronger leadership and more efficient 
review than in the past. 

• It has been five or six years since completing any infill development. 



• Two townhome projects—both attached and detached—are currently underway in 
Hillsboro 

D&CS Questions: 

• There are many regulatory hurdles for a city the size of Hillsboro. The structural public 
improvements process requires streetlights to be publicly owned. In one case, the 
specific streetlights required were unavailable, and the project was delayed because 
construction could not begin until the lighting was installed. The required types were 
backordered, which further delayed the project. 

• There have been challenges with easements, including situations where easement 
requirements changed during the process. 

• Overall, interactions with the public works department have been fairly smooth. 

• A separate plan review process is required for each home plan, even if the floorplans 
are identical. This repetition is seen as an unnecessary use of time and money. 

• Even when water, public works, and planning departments provide initial approval, if one 
department later rejects the plan, the entire resubmission must go through all 
departments again-even those that already approved it. 

• There is a desire for the city to allow re-issuance of permits for identical plans on 
different lots, which would save time and resources. 

• Hillsboro's multiple layers of process result in higher fees for planning and engineering 
consultants, which must be paid to help navigate the city's requirements. 

• Smaller builders are especially impacted by extended development timelines, as they 
typically manage one project at a time and cannot shift resources to another project 
while waiting. 

• Regional and national builders are competing for the same lots as smaller developers 
but are better equipped to handle regulatory delays. While building homes is 
considered the easy part, navigating the regulatory process is the most challenging 
aspect. 

• Better alignment and consistency across city departments in terms of support and 
flexibility would help streamline development. 



Interview 7 

CDC Questions: 

1. What types of housing developments have you worked on in Hillsboro in the past? 
Compared to other jurisdictions you work with, how supportive was Hillsboro’s code 
of the housing types you have developed? 

• Developer at a national company focused on multi-unit developments.  

• Municipalities in the Pacific Northwest and California are the most challenging in the 
country for development. 

• A national development company recently decided to stop pursuing new projects on the 
West Coast and will focus future efforts in Florida and Texas, where projects take about 
half the time to complete compared to the West Coast. 

• Building codes on the West Coast result in more complex and expensive projects. 

• Recent Hillsboro projects included project 1 with mix of mid-rise apartment units and 
townhomes and project 2 multiple apartment buildings across multiple blocks. 

• The first project used two partition plats. The second project used a subdivision process, 
mirroring a previous 2016 subdivision approval that had expired. 

• The City encouraged the redevelopment into smaller blocks, with more roads and 
smaller buildings. Some roads were required to be 110 feet wide but only connected 
office building parking lots. 

• The lack of Transportation Development Tax (TDT) credit for some of these roads was a 
significant issue, as it reduced buildable land and increased costs. 

• The subdivision process itself went quickly because it mirrored a previously approved 
one. 

• Stormwater facility requirements caused challenges. 

• The Transportation Plan was one of the most intensive and rigid elements of the project, 
and it was the biggest obstacle the development team faced. 

2. Have Hillsboro’s codes ever had the following negative impacts on your projects? 

a. Limited the density/number of units you could build, even below the maximum 
density permitted in that zone? 

b. Added to the cost of construction/development unnecessarily (for example, 
there was a reasonable alternative that was lower cost?) 



c. Forced you to design a project in a way that impaired the marketability or 
lessened the market value of the project? 

d. Encouraged you to design a project to target higher income buyers/tenants, 
such as larger unit sizes or higher end finishes? 

• Zoning code frontage requirements created inefficiencies. In some cases, 
unconventional design decisions were necessary to comply with frontage standards. 

• The code lacked flexibility and often failed to account for real-world constraints or 
economic feasibility. 

• There is a clear mismatch between the urbanism goals outlined in the code and the 
economics of suburban multifamily housing development. 

• The code lacked flexibility for context-sensitive solutions. For example, there was no 
ability to waive minimum frontage requirements on alleys used for access, which led to 
inefficient building placement. 

• The inability to get more than a 10% variance meant that some buildings had to be 
single loaded along alleys, which was not a desirable design outcome. 

• From conceptual design to building permit, the process took two years. There was 
reluctance to request discretionary approvals that could add even more time. 

3. What specific code provisions have had the most significant negative impact on the 
market value, affordability, or economic feasibility of your projects? 

4. Do you have any suggestions for code updates that would make it easier or more 
attractive to build housing, particularly products or unit types that are more broadly 
affordable? 

• Street design requirements such as requiring 110-foot-wide rights-of-way decreased 
developable land and added costs. 

• Rigid stormwater and transportation requirements at Amberglen further reduced 
flexibility and viability. 

• The need to comply with minimum frontage, open space, and infrastructure standards 
without context-based discretion significantly affected project costs and feasibility. 

5. Have Hillsboro’s codes ever caused an unnecessary delay for your project? For 
example: 

a. Requiring a special approval such as a conditional use permit or PUD 

b. Process requirements such as PC hearings or neighborhood meetings 

c. Lack of clarity caused multiple resubmissions of your land use applications 



• The project team did not pursue variances in several cases due to the lengthy process 
and lack of clarity in how staff could approve alternatives. 

• Requirements for approvals like subdivision or land use reviews delayed the ability to 
begin construction, contributing to the two-year timeline from concept to permit. 

• Inflexible code interpretations and limited staff discretion contributed to delays and 
complexity. 

6. Do you have any suggestions for ways the City could improve efficiency of 
development-related processes to help facilitate housing development? 

• Hillsboro hosts weekly or biweekly development coordination meetings, which in 
concept are useful. However, many attendees lack decision-making authority, which 
leads to delays in getting definitive answers and creates more follow-up work. 

• Utility coordination, particularly with PGE, was ineffective. PGE was expected to provide 
design input but was unprepared. This led to major redesigns mid-construction, 
including the need to add a switch vault connecting two substations with no available 
space on the site. 

• The team was advised to request permission from a neighboring property owner to 
install infrastructure, which was not viable. Ultimately, they negotiated with the Parks 
Department to place it on park property. 

• If city staff had more flexibility to apply discretion in certain code requirements, that 
could avoid lengthy discretionary hearing processes and improve timelines. 

• The lack of speed and adaptability on the West Coast, compared to places like Texas and 
Florida, is a significant deterrent for developers. 

• Permitting in Florida and Texas is faster and allows more adaptability in design and 
process. 

• Other jurisdictions like Gresham and Shoreline (north of Seattle) offer contrasting 
models. In Gresham, a public-private partnership with Metro enabled quicker 
permitting. In Shoreline, there is little land use review, and projects go directly to 
building permit. However, this process can be overly prescriptive, and interpretation 
issues are only resolved at the permit stage, which presents its own risks. 

D&CS Questions: 

• A shared stormwater facility created challenges due to the need to size it appropriately 
for large surrounding roads, which increased costs and complexity. 

• In one area, all the roads were originally private and did not meet city standards for 
public roads. In order to secure approval, the development team had to agree to 



dedicate the roads to the city and make improvements to bring them up to public 
standards. 

• This required a three-party agreement between the existing road owner, the developer, 
and the city. 

• Although the roads were eventually accepted by the city, the financial responsibility for 
the improvements fell entirely on the developer, with only a small portion, around 20%, 
was reimbursed. 

Interview 8 

CDC Questions: 

1. What types of housing developments have you worked on in Hillsboro in the past? 
Compared to other jurisdictions you work with, how supportive was Hillsboro’s code 
of the housing types you have developed? 

• Developer focused on single-unit and multi-unit developments. 

• An application is currently being prepared for a development in South Hillsboro 
intended to follow a cottage cluster model; however, the design does not meet the city's 
current code definition for a cottage cluster. The site is also undergoing annexation. This 
would be the first attempt at a cottage cluster, with units designed to accommodate 
three bedrooms. 

• Past rowhome and townhome developments encountered challenges related to 
setbacks and private drive aisle requirements that made the inclusion of two-car 
garages infeasible. This required coordination with architects to redesign the product 
layout, including reducing garage space and converting a portion to storage. 

• There has been strong interest in allowing homebuilders or private homeowners to 
construct Accessory Dwelling Units (ADUs), but fewer than a dozen were feasible due to 
restrictive setbacks. Rear setback requirements on single-family lots were especially 
prohibitive when combined with density standards, effectively preventing ADU 
development. 

• Some developments received allowances in exchange for providing additional open 
space and trails. 

• Most residential developments proceed through the Planned Unit Development (PUD) 
process, which allows for more flexibility in product types. 



• Most project experience has occurred in Washington County, though residential 
developments have also been completed in other locations. Extensive experience exists 
under previous work with a production builder operating in Hillsboro. 

• While recent updates tied to the state’s middle housing legislation have introduced 
some code-related challenges, these are consistent with issues seen in other 
jurisdictions. 

• Additional design considerations include requirements for traffic calming elements such 
as roundabouts. 

2. Have Hillsboro’s codes ever had the following negative impacts on your projects? 

a. Limited the density/number of units you could build, even below the maximum 
density permitted in that zone? 

b. Added to the cost of construction/development unnecessarily (for example, 
there was a reasonable alternative that was lower cost?) 

c. Forced you to design a project in a way that impaired the marketability or 
lessened the market value of the project? 

d. Encouraged you to design a project to target higher income buyers/tenants, 
such as larger unit sizes or higher end finishes? 

• The total square footage allowance for cottage clusters was manageable; however, the 
ground floor square footage requirement was too restrictive to meet the city's definition 
of a cottage cluster. As a result, the project could not qualify for a reduced System 
Development Charge (SDC), which would have supported affordability. SDCs for single-
family residences can exceed $50,000. 

• Meeting density requirements while complying with setback standards has proven 
difficult. There is a contradiction in the code that prohibits placing buildings within a 
certain distance of each other yet also requires specific density targets and setbacks. 
Balancing these competing requirements has been challenging. 

• In one rowhome development, the end units were approximately 1,500 square feet, 
while the middle units were closer to 1,200 square feet. The cottage cluster model 
allows for detached single-family homes, but the 900-square-foot ground floor 
maximum is difficult to work with. A 1,200-square-foot ground floor allowance would 
better support single-story construction, which is in demand. Additionally, meeting ADA 
requirements is difficult within a 900-square-foot footprint. The local code overrode the 
middle housing definition for rowhomes, although fee-simple townhomes were allowed 
a different definition. 

• Providing affordable single-story homes has been particularly difficult. It is not feasible 
to match the number of single-story homes that the city desires with the current density 
requirements. Allowing more flexibility to build small, single-story homes would benefit a 



wide range of consumers. The cottage cluster model could offer a solution if larger 
ground floor areas were permitted. Lowering the minimum density requirement would 
also help. In some cases, it was necessary to include more apartment units than 
intended to meet density standards, even in areas not located near transit. 

3. Have Hillsboro’s codes ever caused an unnecessary delay for your project? For 
example: 

a. Requiring a special approval such as a conditional use permit or PUD 

b. Process requirements such as PC hearings or neighborhood meetings 

c. Lack of clarity caused multiple resubmissions of your land use applications 

• A Planned Unit Development (PUD) is often the preferred path because the underlying 
zoning does not allow for a mix of different housing types within a single site or master 
plan.  

• Most zones only permit one or two housing products, limiting flexibility.  

• The PUD process has generally been positive, despite some tradeoffs. It allows 
for the inclusion of diverse housing options, which supports multigenerational 
households within the same development or neighborhood. 

D&CS Questions: 

• Eight-foot public utility easements (PUEs) can be challenging to accommodate between 
cottage clusters and rowhome buildings. These challenges have been addressed by 
adjusting building placement, including initially using the smallest cottage design and 
later redesigning units to meet the required eight-foot setback for corner units. 

• Collector or county roads can present difficulties when trying to fit in all required 
infrastructure for annexed areas. However, coordination with the county and city has 
generally resolved these challenges. Coordination efforts include addressing bicycle and 
pedestrian infrastructure, such as ensuring the appropriate widths for bidirectional 
traffic and bike lanes. Engineering teams are well-prepared to manage these technical 
requirements. 

• The working relationship with the City of Hillsboro has generally been positive. However, 
there were some complications during the annexation process, particularly due to 
offsite improvements that were not triggered by the proposed development but were 
still requested by the city. The annexation process was slowed because some of these 
improvements had been removed from the county’s MSTIP program, creating a 
negotiation challenge. High-cost infrastructure requirements, such as an $8 million 
bridge, can significantly limit the feasibility of affordable housing. 



• Utility coordination, particularly with Portland General Electric (PGE), presents ongoing 
challenges. A final plat cannot be recorded until PGE inspections are complete, and 
those inspections often take a long time. Submittals are typically made 12 or more 
months in advance, but review and approval can be delayed. In one case, several 
hundred thousand dollars were spent on permits submitted to the Department of State 
Lands (DSL), which were not reviewed until several months later, and the permit had still 
not been issued. 

Interview 9 

CDC Questions: 

1. What types of housing developments have you worked on in Hillsboro in the past? 
Compared to other jurisdictions you work with, how supportive was Hillsboro’s code 
of the housing types you have developed? 

• Local engineer and realtor who both have experience with various development types in 
Hillsboro. 

• An apartment project in downtown Hillsboro was unable to achieve the intended 
density, even with a density bonus. 

• One of the largest costs for small developers is related to street improvements, 
particularly the requirement that streets meet a 40-year life standard. 

• A pre-application was submitted for a small project consisting of five townhouse units in 
two buildings. While the project appears feasible, some of the zoning standards were 
found to be too rigid. The lots were approximately 1,500 square feet, and frontage 
became an issue due to width and depth requirements. 

•  An attempt was made to include an additional unit, but this was not permitted 
due to standards related to lot size and other dimensional requirements under 
the middle housing ordinance.  

• Public Utility Easements (PUEs) also created complications.  

• The alley was required to meet the same 40-year lifespan as streets, and no 
private street option was available.  

• The standards were seen as inflexible, and it was suggested that the overall 
design would benefit if the standards were less rigid. Alley widths were also 
considered too wide for the context. 

• In Washington County, road improvements are not required for developments that do 
not involve platting. 



• Smaller developers have reported that engineering reviews take a considerable amount 
of time due to extensive back-and-forth communication with staff. This issue is not 
unique to Hillsboro. 

• Even when addressing only a single comment, applicants must go through the full 
resubmittal and review process. A quicker review option for minor issues would help 
streamline development. 

2. Has there ever been an instance where you thought there was a demand or need for a 
certain housing product in Hillsboro, but Hillsboro’s codes made it impractical or 
impossible to develop that housing type? In other words, what housing types are you 
not building due to Hillsboro’s code? 

• In medium-density zones that only permit rowhomes, developers face challenges 
achieving economies of scale. For example, a three-story townhome with a garage may 
cost approximately $450,000 to construct. Flexibility in site planning would allow for one 
area with lower density and another with higher density within a single property. In 
some cases, developments were only feasible through the Planned Unit Development 
(PUD) process. The Planning Commission has generally been open to Type III 
modifications. 

• While the code is relatively flexible with regard to density, further increases across all 
zones would support more housing production. 

3. Have Hillsboro’s codes ever had the following negative impacts on your projects? 

• Permitting costs have consistently been reported as a challenge. 

• In one case, the installation of a sink on the ground floor led to a determination that it 
constituted a separate unit due to mobility-related code interpretations. 

4. What specific code provisions have had the most significant negative impact on the 
market value, affordability, or economic feasibility of your projects? 

5. Do you have any suggestions for code updates that would make it easier or more 
attractive to build housing, particularly products or unit types that are more broadly 
affordable? 

• Window and glazing requirements have not been cited as major challenges. 

• Density bonuses could be made more flexible, possibly by associating them with lot size. 
For example, rather than limiting by density or lot size, using Floor Area Ratio (FAR) as a 
standard may offer more flexibility. FAR-based zoning could improve financing viability 
for middle housing, which is often the most difficult to finance. 

• In general, existing infrastructure is adequate for smaller projects. 

6. Have Hillsboro’s codes ever caused an unnecessary delay for your project? For 
example: 



• Requiring a special approval such as a conditional use permit or PUD 

• Process requirements such as PC hearings or neighborhood meetings 

• Lack of clarity caused multiple resubmissions of your land use applications 

7. Do you have any suggestions for ways the City could improve efficiency of 
development-related processes to help facilitate housing development? 

• Under Hillsboro's code, Accessory Dwelling Units (ADUs) are not classified as housing 
units, which creates limitations in development flexibility. 

• Increasing allowable building heights in downtown would help create more housing 
opportunities. 

• Sewer easements have posed some problems when sewer lines could not be placed in 
buildable areas. In past cases, overhead power lines were required to be buried for land 
partitions, but this requirement has since been relaxed for middle housing. 

• In one case, a small development was affected by off-site overhead power lines. Staff 
later recommended removing the undergrounding requirement, which had previously 
hindered infill development. This exemption now applies to middle housing and 
partition projects. 

• Another site cannot bring 12 units to market unless two overhead power lines located 
on the property are buried, creating a substantial development barrier. 

• Several subdivisions are currently in progress. One required a modest right-of-way 
improvement involving a three-foot section of asphalt and sidewalks. Another has been 
under annexation for over a year due to unclear requirements, including an unexpected 
traffic study request. 

• A shared housing project based on the Single Room Occupancy (SRO) model originally 
included nine bedrooms, but the design was modified to eight bedrooms per structure 
based on audit requirements. 

• No significant concerns with the planning process have been raised, but some project 
types could benefit from being processed under a Type I review. However, engineering 
reviews tend to take longer than planning reviews and are the primary source of delay. 

• Greater flexibility in requirements, such as fee-in-lieu options, could be beneficial. 

• The cost of design and review processes, combined with the cost of required road 
improvements, are significant barriers for small projects. Sufficient stormwater and 
sewer capacity are typically less of a concern. 

• Flag lot development is perceived as inflexible. Additional options for how easements 
and platting are handled could help, as the City currently prefers public access over 
private easements. Fire access is often cited as the reason. 



• In one instance, a dispute arose over an easement tied to a street dedication. The 
situation involved a hammerhead turnaround and was ultimately resolved in court to 
determine access rights. 

• Allowing two ADUs per lot and enabling internal ADUs through fire sprinkler retrofits 
could expand housing options. Some cities allow more internal conversions than 
Hillsboro currently does. 

• More flexibility related to alley design could support better site planning. 

D&CS Questions: 

1. Have you seen any examples of right-of-way, utility easement, or other public 
dedications that limit developable space / hinder development? If so, is this on an 
individual parcel basis, or are there certain parts of town or types of dedications that 
tend to bring on these issues? 

• A 2019 ordinance from Clean Water Services has been implemented differently across 
cities and may present both financial and design challenges. For example, a 12-unit 
project in Washington County received stormwater detention comments requiring costly 
infrastructure. In some cases, paying a fee-in-lieu is an option, but this approach can be 
difficult to implement under certain site conditions. 

• Fee-in-lieu options are considered helpful in providing needed flexibility related to utility 
requirements. 

Interview 10 

CDC Questions: 

1. What types of housing developments have you worked on in Hillsboro in the past? 
Compared to other jurisdictions you work with, how supportive was Hillsboro’s code 
of the housing types you have developed? 

• Affordable housing developer and architect both focused on multi-unit developments. 

• The primary experience in Hillsboro was with a 60-unit development.  

• Compared to other jurisdictions, Hillsboro's building permit process was significantly 
more straightforward and timelier than in Portland.  

• While cities in the Bay Area offered permit expeditors to help navigate the application 
process and offer options to expedite, Hillsboro did not have that service at the time.  



• In Boise, permitting was more relaxed, while cities like Seattle, Bellevue, and some parts 
of Oregon had more complex regulatory environments.  

• During the project in Hillsboro, the City was considering introducing a process manager, 
which may have since improved the experience further. Overall, the project was not 
delayed by building permit timelines in Hillsboro. 

2. Have Hillsboro’s codes ever caused an unnecessary delay for your project? For 
example: 

a. Requiring a special approval such as a conditional use permit or PUD 

b. Process requirements such as PC hearings or neighborhood meetings 

c. Lack of clarity caused multiple resubmissions of your land use applications 

• A public hearing was required due to the roofline design; lacking a cornice triggered a 
Type II review. 

• Several variances were required because the site spanned two zoning designations 
(MU-N and MR-2) and exceeded the maximum density on one side. 

• The number of requested exceptions met a threshold that triggered the need for a 
hearing. 

• The City requested a presentation to City Council as an opportunity to highlight the 
project, but this was not a required step. 

• There was flexibility in design standards, but it took time to understand what was 
required; roof slope standards were particularly unclear. 

• The development team considered increasing density and believed it was likely allowed 
but would need to confirm with project records. 

• Without a maximum density limit, the project would likely have added more units 
without transitioning into more expensive high-rise construction. 

• Although no parking was required for the affordable housing project, the team aimed to 
provide a 1:1 ratio, which became challenging. 

• Creative code interpretations, such as increasing compact parking spaces, helped meet 
goals. 

• Neighborhood concerns about parking reinforced the desire to maintain the 1:1 parking 
ratio. 

• Parking located in front of the building resulted in non-compliance with maximum 
setback standards. 

• The project relied heavily on density bonuses to achieve the unit count. 



3. Do you have any suggestions for ways the City could improve efficiency of 
development-related processes to help facilitate housing development? 

• The project went through a Type II design review rather than a PUD process. 

• Flexibility built into the design review process was appreciated, though it was sometimes 
unclear where the goalposts were. 

• A conversation with the City’s urban designer occurred early on but did not result in 
substantial feedback. 

• Overall, the project received minimal resistance, and the City offered flexibility in 
navigating requirements. 

• A specific challenge arose related to fence height, where there appeared to be tension 
between staff preference and what the code required. 

• Plan examiners were described as responsive and adequately staffed. 

• Pre-application meetings were easy to schedule and helped clarify the early phases of 
the process. 

• The process related to public improvements was harder to follow and resulted in slower 
turnaround times. 

D&CS Questions: 

• Nearly $2 million was spent on public improvements, including three-quarter street 
improvements, sidewalks, parkways, street line planters, and a facilities permit through 
Washington County. 

• Another $2 million in systems development charges (SDCs) brought the total to 
approximately $4 million in off-site costs. 

• These cumulative requirements created significant uncertainty and financial risk. 

• It would be beneficial if developers could pay either SDCs or construct improvements, 
rather than both. 

• The requirement for facilities permit nearly prevented the project from receiving a 
building permit and starting construction. 

• Although the project received $10.5 million in Metro bond funding, no waivers or limits 
were offered for SDCs. 

• The City paid for land use and HUD-required environmental review costs. 

• Fee-in-lieu options were available through the City and County, but federal fund 
restrictions prevented their use. 



• In past school district projects, facilities permits through the County often took up to 
nine months to obtain. 

• The project site included both City and County jurisdiction, creating complications in 
navigating separate and sometimes conflicting requirements. 

• There is a need for clearer separation or coordination between City and County 
permitting processes. 

• At one point, five or six civil permits were still pending while the building was otherwise 
ready to move forward. 

• The building permit could not be issued without resolution of those civil permits, 
causing delays. 

• Establishing greater independence between civil and building permits could help avoid 
this issue in the future. 

• Street improvement requirements: Did you think the standards you were being 
asked to build to were excessive? 

• Yes. Requirements included adding a vehicle lane, a bike lane, and modifying 
turn lane configurations at a nearby intersection. 

• These improvements triggered a series of domino effects, such as needing to 
engage neighbors about vegetation removal for sightline compliance. 

• Frustration was expressed about being required to both pay SDCs and 
complete extensive street improvements, which felt duplicative. 

• The standards did not appear to consider the existing neighborhood context 
when applied. 
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