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OUR SHARED CONTEXT



Housing in 
Washington State

• More than 25,000 people are living on the street (11% increase since 2020)
• Statewide, one million new homes needed by 2044
• 500,000 will need to be subsidized housing
• 77% of State Residents believe rents are too high
• 64% believe that buying a home is too much



How do Americans Lose their Homes
Eviction
• 3.7 million evictions are filed each year
• 7% are rental households
• Black women are evicted at significantly higher rates than other 

groups

Mortgage Foreclosure
• 324,237 Foreclosures in 2022 affecting one million people
• Mortgage foreclosures contribute to higher violent crime rates 

and poorer mental health

Tax Foreclosure
• No national database exists
• Between 2002 and 2016, the City of Detroit foreclosed on 

140,000 properties due to taxes, partially why the city went 
bankrupt



Spokane Poverty and 
Cost to be Housed

Median Sale Housing Prices:

Jan 2019: $225,000

Jan 2020: $240,000

Jan 2021: $275,000

Jan 2022: $350,000

Jan 2023: $340,000

Peak: June 2022 at $405,000
45% increase in 5 years



Historical Mortgage Rates

January 2021: 2.65% 
(30-Year fixed rate all time record low)

Median 30-Year Rate: 7.41%



Fed Quantitative Easing (QE)
• Nov 2008: Fed announced QE1; began buying 

$500 billion in mortgage-back securities
• Dec 2008: Fed cut the rate to near zero
• March 2009: Fed’s portfolio of securities had 

reached a record of $1.75 trillion
• March 2009: Fed purchased $750 billion in 

more mortgage-backed securities
• June 2010: Fed portfolio expanded to $2.1 

trillion via QE2; goal to shore up bank liquidity 
and lift inflation

• QE in 2020: Fed returns to QE with purchase 
of $1.5 trillion in mortgage-backed securities



Fed Quantitative Easing (QE) 
Impacts

“QE Isn’t Helpful for Everyone, May Cause Asset 
Bubbles…The biggest danger of quantitative 
easing is the risk of inflation. When a central 
bank prints money, the supply of dollars 
increases. This hypothetically can lead to a 
decrease in the buying power of money 
already in circulation as greater monetary 
supply enables people and businesses to raise 
their demand for the same amount of 
resources, driving up prices, potentially to an 
unstable degree.”   Forbes Magazine, March 
2018

Value of Mortgage debt outstanding in the US from 2001 – 2022 in trillions 
of dollars. 
2023: $19 Trillion; 57% of total US debt ($33 trillion). 



Keynote Speaker

Sergio Palleroni
Professor, Portland State University
Director, Center for Public Interest Design
Senior Fellow, Institute for Sustainable Solutions
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PANEL: ECONOMICS OF HOUSING



Economics of Innovative Housing

Kevin Kellogg
Gorman & Company

(the opinions expressed herein are Kevin Kellogg’s and not 
necessarily the opinions of Gorman and Company). 



Innovative Urbanism SymposiumU DISTRICT



About Gorman & Co. 
• 38 years of affordable housing and community 

development experience nationwide

• Innovative partnerships with non-profit, public, 
and community organizations to build safe and 
equitable communities 

• Vertically Integrated Real Estate Developer with in-
house Architecture, Construction,  Asset and 
Property Management



The Future of Housing 
• Housing numbers

• What growth implies

• Drives a bigger outcome

• How does that look

Roseland Village Santa Rosa



The Future of Housing 
• Housing Shortage by the Numbers

• Half the country is rent burdened 

• 7.3M units short for households below 30% AMI

• Annual housing production is short 500k units per year

• Unhoused population all time high at 586k and growing

• Call to Action: “More Housing Production”:

• Washington: 55,000 / year  (current approx. 45,000)

• Oregon:  36,000 / year  (current approx. 20,000)

• California:  120,000 / year  (current approx. 100,000)



The Future of Housing 
• West Coast Housing Need: 211,00 homes (22% increase)  

• 500k+ yearly population growth drives housing, jobs, 

schools, shopping, transportation, parking, cultural and 

civic development

• Decades of “growth management”

• Covid, Climate Events, AI, Equity and Racial Justice

• How does the future look?



Community Engagement



Community Engagement
• Community Knowledge and Technical Expertise

• Residents, Local Leaders

• Non-Profits, Community Organizations 

• Government

• Philanthropy

• Academia

• Industry

• Learning from Data



Placemaking

Roseland Village Santa Rosa



Placemaking
• Form-Based Placemaking

• Cool mixed-use buildings, walkable streets, open spaces

• Strategic Placemaking

• Jobs, start-ups, amenities

• Creative Placemaking

• Arts and culture, events, museums

• Tactical Placemaking

• Guerrilla art, pop ups, DIY



Equitable Development - Las Adelitas

Hacienda CDC Portlan



● Community Engagement
○ Design as Social Justice

● Culturally Specific and 

Responsive
○ Disrupt Institutional Racism

○ Economic Inclusion

● Mitigate Climate Change
○ All Solar, Net Zero Ready

Legislation 
& Policy Partnerships

Organizational 
Capacity

Innovation

LeverageStrategy

Pipeline

Equity, Sustainability, Innovation

Equitable Development - Las Adelitas



Sustainability



Sustainability
• Energy & Carbon Models: 

• Building Science Driven: LEED, ILFI

• Mass Timber, Solar Panels, Recycled Water

• Equitable Model:

• Affordability

• Thermal Comfort

• Environmental Justice

• Health and Safety



Finance: The Civic Consortium Model



Finance: The Civic Consortium Model
• 2010 Sustainable Communities Collaborative 25 organizations 

collaborate to fund Transit Oriented Development near new Metro Rail 
Stations

• Government and philanthropy capitalize a large transformative civic 
campaign for equitable development

• 2010, Raza Development Fund (RDF) and LISC invest $10 million 

• 2012, Phoenix receives 3.1M HUD Sustainable Communities Grant 

• 2014, JPMorgan Chase grants $6M to Adelante (RDF + 3 CDFIs)

• 2015, LISC and RDF commit additional $30M

• 2019, the Sustainable Communities Fund has leveraged: $375M in 
private investment for 24 developments, including 16 housing projects, 
health care facilities, and commercial buildings



Economics of Innovative Housing

Cruze Thompson
Rural Resources











Economics of Innovative Housing

Panel Questions



PANEL 2: DESIGN JUSTICE AND TRAUMA-INFORMED DESIGN



Design Justice / Trauma-Informed Design

Dena Carr 
Catholic Charities

Sharon Stadelman
Catholic Charities

























Design Justice / Trauma-Informed Design

Kurt Creager
BRIDGE Housing

(the opinions expressed herein are Kurt Creager’s and not 
necessarily the opinions of BRIDGE Housing) 



Tectonics of Trauma 
Trauma Informed Design in Housing & Community Development

Innovative Urban Symposium: Spokane WA 7 November 2023

Kurt Creager EVP | PNW BRIDGE Housing Corporation



About BRIDGE Housing 
• Mission

• Quantity, Quality & Affordability
• Diverse, Equitable & Inclusive
• Cultivate Community 

Partnerships
• Track Record

• Business & Community 
Leadership

• 40 years of success
• No-Profit No-Loss
• Best Practice Leaders and 

Innovators
Over 20,000 Homes Developed
• Reinforce Community Values
• Sustainable Design
• Equitable TOD from San Diego 

to Seattle

Photos Courtesy of BRIDGE Housing Corporation



Tectonics of trauma; individual struggles

• Individualized trauma 

• situations which individuals believe are 
intolerable: their truth.

• Autism Spectrum Disorder Triggers-neural 
diverse people affected by lights-sounds-crowds 
& unwanted stimulus.

• Abuse, neglect or harm: life changing wounds 

• PTSD

Edvard Munch-Skirk (Scream) 1893 
National Gallery & Munch Museum, Oslo Norway



Tectonics of trauma; shared experiences
• Life changing events which are 

traumatizing for groups or 
communities

• Events so moving that they can 
shape the built environment, 
galvanize public policy or foster 
movements.

o Hurricane Katrina reduced New 
Orleans in size from 484,647 
(4/2000) to 230,172 (7/2006) a 
47% decrease;

o Portland’s VanPort Flood…public 
housing built on the floodplain of 
the Lower Columbia River killed 15 
people & displaced 18,000 in 1948.

1948 VanPort Flood City of Portland Archives
Photo Credit: Alan deLay A2001-025.1208



Tectonics of trauma; systemic oppression or toxic environments which 
create intergenerational harm

o Redlining which deprives families & 
individuals of intergenerational wealth and 
opportunities;

o Flagrant abuse of eminent domain causing 
physical displacement & economic harm; 
and

o Siting of affordable housing in low 
opportunity areas depriving people of 
opportunities.

Interstate 5 through North Portland
Photo credit: Portland Bureau of Transportation 



What happens when these tectonics of trauma collide or merge? 

• Rage

• Direct Action

• Reconciliation

• Renewal

The Assault of Ted Landsmark 5 April 1975 
Photo credit: stanleyformanphotos.com



Songbird; Built in Northeast Portland’s Albina District

• Urban Renewal; Legacy Emmanuel Hospital Land 
Assembly by Portland Development Commission; 
Interstate 5 divided the community & displaced 
thousands.

• North Interstate Corridor MAX accelerated 
gentrification and economic displacement; 
community plans upzoned the area, creating value & 
enticed infill development. 

• Portland by 2015 was one of the most gentrified 
cities in North America & the economic hardships 
were felt by thousands of households, especially 
people and communities of color like Albina. 

Songbird Apartments 
Photo Credit Ankrom Moisan Architects



Rage- Trader Joe’s Controversy was the flash point triggering changes 
in public policy.

Mayor Charlie Hales & the Portland City Council mobilized:
o N-NE Housing Investment Fund Established with $75 million in Seed Funding from 

NICURA Tax Increment Financing. Funds were to be directed through community plans 
& priorities & managed by Portland Housing Bureau (PHB) with robust Community 
Oversight.

o Prosper Portland ‘clawed back’ land from Legacy Emmanuel Hospital and placed the 
land into service to meet community priorities including housing and small business.  

o PHB co-created a N-NE Preference Policy providing a path to return to the N-NE 
Neighborhood for people harmed by public policy. Affordable rental and ownership 
opportunities were allocated to people AND THEIR DECENDANTS with the most 
demonstrable harm caused by the City of Portland.



Reconciliation/Renewal 

o Albina Vision Trust mobilized public and private funding to establish a Black-Led 
Neighborhood-based community development corporation to undertake 
transformational projects in Albina:

• -Interstate 5 Bridge deck, reuniting the neighborhood
• -Albina One Housing 
• -Portland Public Schools Headquarters
• -Meyer Memorial Trust support for new offices and gallery space serving the 

community

o Existing, Black-Led Groups Strengthened
• -Self Enhancement Inc-Workforce Development
• -Portland Community Reinvestment Initiatives-Affordable Rental Housing & 

Homeownership
• -The Urban League-Housing & Advocacy



Jordan Downs-Creating a Community of Choice in South Central Los 
Angeles 

• Tectonics of Trauma, Public Housing isolated in 
Watts adjoining a steel mill. 
• Isolated and disconnected from opportunity the 
neighborhood became a focal point of rage, if not 
a symbol of disinvestment:
- 1965 Watts Uprisings
- 1992 Rodney King Rebellion
- Grape Street Crips Home Turf

Housing Authority of the City of Los Angeles 
(HACLA) assembled funding for a master plan 
using Choice Neighborhoods Planning Grants 
from HUD, funding from Fannie Mae and City 
Infrastructure.

Jordan Downs Circa 1955
Photo credit: PBS 



Direct Action

• Mayor Antonio Villaraigosa established Jordan 
Downs as his top priority and extended Century 
Boulevard through the neighborhood, creating 
new connections and opportunities. 

• HUD Sustainable Community Planning Grants 
conceived by President Obama and HUD 
Secretary Shawn Donovan created a planning 
framework to align housing, transportation & 
environmental remediation as pillars of 
community development.

Jordan Downs Master Plan 
Photo credit: HACLA 



Reconciliation & Renewal

o HACLA secured land for expansion using a $25 million Fannie Mae Line of Credit enabling 
expansion of the neighborhood and 1:1 hard unit replacement on-site.

o HACLA enlisted The Michaels Group & BRIDGE Housing to co-develop new housing & community 
facilities to replace the obsolete public housing stock with new mixed income housing 
opportunities.

o Section 3 (Resident Employment) has created systemic change in the neighborhood-long beset 
by intergenerational poverty. 

o Retail is recovering in South Central with Primestore as a co-development partner.



hollywoodHUB integrating transit and housing into an equitable 
community 

Tectonics of Trauma
• On May 26, 2017 a white nationalist assaulted 
three riders on the Portland Max Train who 
interceded on behalf of two young women of Color-
High-School Aged girls-one of whom was wearing a 
hijab. 

• These hate crimes played out on the transit 
platform leaving two dead and a third with life 
threatening injuries. 

• Initial rage & grief was replaced by love and 
support at the Hollywood Transit Center.

Hollywood Transit Center  
Photo credit: TriMet 



Rage: The outpouring of grief was City-wide and resulted in a pop-up memorial-a 
symbol of the resilience of the human spirit. 

Mural by Artist Sarah Farahat 
Photo credit: Bryan M. Vance OPB

Excerpt from “Awakening”
Climbing PoeTree

We were born right now for a reason,

Sababta aad hadda u dhalatay ayaa jirta (Somali)

We can be whatever we give ourselves the power to be...

我们可以成为任何我们赋予自己力量的人 (Chinese)

Give what you most deeply desire to give

Da lo que más profundamente deseas dar (Spanish)

Every moment you are choosing to live or you are waiting

У каждого мгновения есть выбор - жить или ожидать (Russian)

Why would a flower hesitate to open?

Now is the only moment

Giây phút đó là đây (Vietnamese)

Raindrop let go, become the ocean

kʰanawi ixt snas-tʼik, ixt-təmtəm kʰapa saltsəqw ukuk (Chinuk)

Possibility is as wide as the space we create to hold it

الاحْتِمالاتُ واسعة سعة الفضَاءِ الَّذي نخَْلِقھُُ لِلْتَّمَسُّكِ بِھا (Arabic)



Reconciliation & Renewal-hollywoodHUB

• TriMet has carefully co-created the 1983 Transit Station with BRIDGE to produce the next generation of 
equitable transit-oriented development in Portland.

• Over 60 community meetings were facilitated throughout the pandemic to elicit community ideas 
about the station area redevelopment and new housing envisioned in the area. 

• Portland Design Commission unanimously approved a 12 story 224-unit high-rise at the Hollywood 
Transit Station

• City of Portland and Oregon Metro are early funders of the $160 million project ($25 million in addition 
for the new station area & paseo). 

• Hacienda CDC selected as the resident service provider. 
• Bicycle HUB provided for regional connectivity to the train and regional trails.
• 99-year land lease with TriMet receiving capitalized lease payment, transit infrastructure and retail 

space as compensation
• First Federal Transit Administration Joint Development Agreement project in Oregon.
• O’Neill-Walsh Community Builders (a minority protégé-mentor joint venture company) selected as 

General Contractor. Detailed Women & Minority-owned business & apprenticeship goals.



Tectonics of Trauma: Lessons Learned

• Trauma Informed Design is a shared value 
which applies to design, development, property 
management & resident services.

• Beware of Monumentalism-static or fixed in a 
moment in time which lacks dynamic context.

• Policy must reinforce practice & vice versa; 
funding systemic change and restorative justice.

• Sustained political leadership-sometimes over 
many years-is needed to navigate the journey 
from rage to reconciliation.

hollywoodHUB & Paseo
Graphics Courtesy of Holst Architecture & Mayer/Reed Inc. 



PANEL 3: COMMUNITY LED HOUSING DESIGN



Community-Led Housing Design

Jess Zimbabwe
Environmental Works



































































Community-Led Housing Design

Grace Kim + Mike Mariano
Schemata Workshop







































































Community-Led Housing Design

Jeff JD Dade
Aya
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