ORDINANCE NO.

An Ordinance approving granting of a tax exemption for property located
on portlions of Blocks 110, 111 and 318 Couch Addition, maklng certaln
findings establishing conc¢itions for qualification for the tax
exemption, dlrecting the Bureau of Planning to determine the admin-
Istrative costs of the exemption to the Multnomah County Assessor,
and—éee+acihg:ggzgfeFgenty.

The Clty of Portland ordains:
Section 1. The Councl!l| finds:

1. The Norcrest China Company has applied for a Tax exemption
" pursuant to Section 3,104,010 (3) (b) for property located between
the Broadway and Steel bridges east of Northwest Front Avenue, the
fegal description of which Is as follows:

Tax Lots 1 and 2, Block 110 and 111 and Tax Lots 3 and 4, Block
318, Couch Addition,

The real property and proposed project are owned by the Norcrest
China Company, 55 West Burnside Street, Portland, Oregon 97209,

The applicant proposes to build the following described eligible
project: New multiple unit rental housing designed for approx-
imately 300 units rangling in size from 635 to 962 square feet each,
located In clustered 3% story buildings.

The subject property is eligible property as prescribed by Section
3.104.010 (3) (b).

That the Portland Development Commission at its meeting of Docember
11, 1979 recommended approval of this application for tax exemption,
The Portland Development Commission reviewed the applicant's financ-
ing plan and found it to support eligibility for ftax exemption.

That the Portland Clty Planning Commission at its meeting of January
15, 1980 recommended that the City Council approve the application’
for tax exemption with the condition that public benefits and comt*
pliance actions be provided as follows:

01-)}-—Bonativn—to-the-&lty—ef-the-Waterfromt—Park st the southern end
of_the_orojeect;

¢/ )(2) Contlnuous Waterfront walkway and bike pathway system (Greenway) vt A
Thonoie,  withetwo- maJo. Front Avenue-to-Waterfront public pathway ease-
men+s, Lodg g

Greenway and-Park—-donation to be maintalned by the developer for
the duration of +he tax abatement;

Approximately . 10% of the units designed for access and use by
people with physical handicaps;
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() Housing to be maintalned as rental unlts for at least the
duration of the 10 year tax abatement.

7. That the City Councl!| should approve the application based on the
findings and recommendations of the Portland Development Commlission
and the Portland City Planning Commission.

NOW, THEREFORE, the Councl!| directs:

Sectlion 2. That the appiication of the Norcrest China Company for the
property tax exemption provided by Section 3,104,010-100 of the Code
of the City of Portland and ORS 307.600-690 Is hereby approved for the
fol lowlIng property:

Tax Lots 1 and 2, Block 110 and 111 and Tax Lots 3 and 4, Block 318
Couch Addition subject to the following conditlions:

That the following public benefits will accrue to the City of Portiand
from this project:

(19— The-Waterfront -Park at The southéern end of the project will
be denated-to-the -City;——

(uf>02) A contlnuous waterfront walkway and blke pathway system
(Greenway) with Tyo*major Front Avenue-to-Waterfront public
pathway easements!wlll be created and donated to the City;

t

93) Greenway ané:Eank#deéé#%eﬂ will be malntained by the developer
for the duratlon of the tax exemptlion;

? v""; : L".
(4) Approximately 19% of the units will be designed for access and
. use by people wlth physical handlcaps;

L
&5{ The housing will be mainftained as rental units for at least the
duration of the 10 year tax exemptlion,

Sectlon 3. That the Bureau of Planning provide coples of this ordinance to
the applicant and the county Assessor as prescribed by Section 3.104.050
(1) (d) of the Code of the City of Portland.




" ORDINANCE No.

Section 4. Because the appllicants financing committments may depend
upon prompt action on this application, an emergency Is hereby
declared fo exlist and this ordinance shall be in force and effect
from and after Its passage by the Council,

‘Passed by the Council,

Mayor of the City of Portland
Attest:
,vAuditor of the City of Portland ~

Page No. 3




Changes which should be made in the McCormick Pier ordinance to

make the public benefit statements conform to the final Planning Commission
recommendations. '

In both Section 1,6 and Section 2:

(2) Continuous waterfront walkway and bike pathway system (greenway)
with three [}wé] major Front Avenue-to-Waterfront public pathway
easements;

(4) Approximatéiy 5% Zi0%7 of the units designed for access and use
by people with physical handicaps;

Note: Material in brackets to be deleted.
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exclusive importers ofs

REG. U. 5. PAT. OFF.

Anniverscryware
Mugs and Steins
Cups and Saucers
Plates

Oil Lamps

Teapots

Hand Made Flowers
Sugar and Creamers
Figurines
Souvenir items
Religious ltems
Music Boxes
Vases

Fazzy Animals
’ond Peppers
Birds and Animals
Glassware
Kitchenware

Bon Bor Dishes
Bressware
P‘Ionrers
Crystalware
Woodenware
Miniatures
Christmas Line
English Bone China
Novelty Banks
Wall Plaques
Motto Plaques
Ashtrays

Bells

Pitcher and Bowl

Egg Plates

r
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NORCREST CHINA CO.

MAILING ADDRESS: P.O. BOX 3458 PORTLAND, OR. 97208

MAIN OFFICE & SHOWROOM
55 W. BURNSIDE ST. FORTLAND, OREGON 97209
(PHONE 503 - 228-7404 Cable: NORTRAD)

March 19, 1980

q

Mr. Bruce Martin

Bureau of Planning

620 S.W. 5th Avenue, Suite 604
Portland, Oregon

Dear Mr. Martin:

I am enclosing our application for tax abatement for

the McCormick Pier housing development, The economic
feasibility of the project is dependent on the granting
of this exemption. Also, tax abatement will be required
by the project's financinag under the Government National
Association (GNMA) Targeted Tandem 27 Program.

The plans for the McCormick Pier development respond to
economic conditions which serve to constrain the pro-
duction of new rental housina in downtown Portland,
These conditions are high downtown land costs, high con-
struction costs, high interest rates and Timited avail-
ability of long-term mortaage financing, hiah operation
costs, and finally, market rents which could not sustain
these development costs. Of course, high land costs

constraint is unique to downtown and is most restrictive
factor in downtown housing.

RENTS:

One economic variable that developers cannot control is
the market rent for middle income downtown housing, The
middle income households have discretion in choosing be-
tween urban and suburban housing alternatives. Rents
for downtown apartments have been too low to stimulate
the construction of new, conventionally-financed, un-
subsidized housing in the downtown area, Recently, how-
ever, rental rates for downtown middle income apartments
have been rising but not yet sufficiently to encouragqge

- rental housir- -without public subsidy.

Reply Here % '

*A11 projected new downtown housing are condominiums

.except Clay Towers (Section 8 with tax abatement) and

Parkside (built on §3 square foot South Urban Renewal
Land with tax abatement).

CRIGINAL

Norcredd K «:aezp/i Se. »fzﬁ'm';
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A survey taken as part of the market analysis for
McCormick Pier indicates that demoaraphic trends and
economic forces in the marketplace are acting to ins
crease the demand for downtown housina. While the
birthrate is down, the number of households is in-
creasing, creating more demand for one and two bed-
room housina units., Proximity to work is becomina
an important factor in choosina the location of
housing in increasina numbers of households where more
than one person works, Rising eneray costs impact
commuting costs for suburban households and increase
. the attractiveness of livina close to the workplace,
The number of downtown workers continues to increase,
and can be projected to reach 78,700 in 1982.** This
ggwntown workforce is the primary market for McCormick
er. ' :

Assuming continued rental increases averaqing 9 to 1)
percent annually, McCormick Pier's 1982 monthly rents
ranging from $335, for a one-bedroom unit, to $550,*
for a two-bedroom, two-bath townhouse, will be afford-
able to that seament of the middle income market
seeking rental housing, (Comparable rents in today's
market would be $294 for a one-bedroom unit and $455*
for a two-bedroom, two-bath townhouse unit.)

Without tax abatement, rents are pushed beyond the
reach of the largest potential market for downtown
rental housing. VWithout the tax abatement, the rents
required tp meet project expenses would not be come
petitive either with existing downtown housing or with
suburban alternatives.

Under the terms of the resulatory aqreement between

the Department of Housing and Urban Development and the
project owner, during the 1ife of the mortaaae the

owner cannot realize other than normal profits from the
ownership and operation of the development., In practice
this means that rent increases must be documented by
-actual operating cost increases. Thus, public subsidy
to the project through tax abatement directly benefits
the project's residents., The entire value of the public
subsidy will applied to project rents during the term of
the mortgage and requlatory agreement with HUD,

M*These rent figures are based on tax abatement being
granted.

**leland study, 1978




119385

COSTS:

Rising market rents for downtown housing and the
strong and qrowing market support the feasibility -
of the McCormick Pier, However, the challenae 1s
still to overcome problems of high land cost, hiah
construction costs, high interest rates, and hiah
operating costs. The solution which evolved 1is a
model for low-rise high-density urban housina,
Estimated construction costs equal $38 per net
rentable square foot of housina. High density was
required in order to spread the land cost over as many
units as possible. Careful planning and desian re-
sulted in a density of 44 units per buildable acre
while maintaining a feeling of spaciousness by de-
signing to maximize river views and open space. How-
ever, even with the hianh density of the development,
the land cost is $6,525 per unit. This is far above
suburban Tand cost,

Application for GNMA Targeted Tandem 27 mortaaae funds
will be made upon receipt of a conditional commitment
from HUD., Tandem 27 proaram is taraeted by GMMA only
for non-Section 8 HUD projects and only in cities that
meet the criteria for certain federal assistance
programs, Portland is the only city in Oreqon where
this 7-1/2% long-term financina is available, because

of the City's past and continuina commitment to housina,
HUD has fssued a Site Appraisal and Market Analysis
letter accepting the proposed rent structure and market-
ability of the project. Without subsidized lona-term
mortgage interest rates avajlabie under this oroaram,
combined with tax abatement, the project would not be
feasible, It is the intention of the developer,
Norcrest China Company, to own and manaqe the develop-
ment during the entire ‘term of the mortgage (40 years
and longer). Further, it is the developer's intention
that the apartments shall remain rental units and shall

not be converted into condominium units at any time in
the future,

The City Council has set a qoal of 2,500 new downtown
housing units throuah the year 2000, McCormick Pier
would fulfill aimost one-efahth of this goal by 1982,

. The project complements the City's prooosed South

- Waterfront housina component, the Waterfront Park, and
the Willamette River Greenway. Lccated within the
Downtown Waterfront Urban Renewal Area, the project
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will generate tax increment funds at the end of the
abatement period through the increase in assessed
value, Finally, this development will clean up a
terrible blight on Portland's beautiful waterfront,

I am looking forward to working with you on the
application for tax abatement. I hope the above
information is useful.in outlining the position of"
Norcrest China Company, and its perception of the
City's role in the McCormick Pier housing development,

Very Truly Yours,
REYTy CHI COMPANY -
A"

Wi 1 S. 0
ite-President
WSN/fer
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. PROJECT DESCRIPTION: Architect's Statement

McCORMfCK PIER DEVELOPMENT

We are convinced that it is time to offer the citizens of Portland alterna-
tives to the trends of the recent past, the move away from the city, with
its emphasis on freeways and bedroom-suburbia on the one hand, and elevator
highrise development on the other. The alternative we propose is a more
human scale, not designed for automobiles, but for people. The site is
unique as a 1iving environment. It is on the waterfront, close to the
amenities of a beautiful city and its unexcelled Waterfront Park with wind-
ing walkways, open green spaces, proposed marinas and a view over the harbor,
city and mountains beyond. Particularly noteworthy is the variety, quality
and affordable nature of the housing. Designed for young families as well
as singles, couples, mature families and the elderly, McCormick Pier pro-
vides an ideal choice for Portland.

The project is a middle income rental apartment complex located between the
Steel and Broadway Bridges on Northwest Front Avenue. This project will
create attractive housing at median rents and will fulfill a major portion
of the City's housing goals for downtown. It will improve public access

to the river by extending the Willamette Greenway system the entire length
of the site to its planned northern terminus at the Broadway Bridge. Work-
ing with the Housing and Urban Development (HUD), C1ty bureaus and State
agencies, the project has passed through extensive reivew and approval
processes.

McCormick Pier provides a major concentration of housing at the northern
end of the Waterfront Park, complementing the City-proposed housing compo-
nent with the South Waterfront Renewal Plan at the southern end of this:
major recreation facility. The development is within two blocks of 01d
Town, a historic district of shops and restaurants, as well as easy walking
distance to retail and office districts of downtown by way of the Water-
front Park esplanade.

The housing units are buffered from Front Avenue by an existing warehouse
used as a parking structure for tenants. Approximately 1,1 parking spaces
per unit are provided on-site, with additional public parking provided off-
site. Tenant indoor recreational facilities are developed within a portion
of the warehouse. Outdoor recreation is provided through the Willamette
Greenway ‘'xtension which 1inks this site to the entire greenway park and
trail sy oam. -

The 31/2 story walk-up units are wood frame buildings in a cluster configur-
ation allowing views up and down the Willamette River and into private courts
which are open to the river and the greenway trail system. Acoustical and
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visual privacy is carefully planned into each unit with entry and kitchen
~ spaces adjacent to the public entry courts and living spaces oriented to
the private court spaces. Townhouse units are placed over flats in order
to access most units a half story above or below the entry court levels.
Balcony and rooftop decks provide an abundance of private outdoor space
and extensive landscaping, site 1ighting and architectural detailing will
create a housing complex compatible with Portland's objective to create
quality downtown housing.

McCormick Pier provides 302 apartments which range in size from 696 to

1,134 gross square feet each, planned as one bedroom flats. and one and two-
bedroom townhouses. The apartments are clustered into small scale struc-
tures varying in size from approximately 34' x 100' to 105' x 170'. The
parcel size measured at mean high water is 8.45 acres and results in a

lot coverage of approximately 45% for residential and parking structures,
39% open landscaped space and 16% for automobile circulation and parking.
Construction is wood frame Type V (one hour) for the housing units, and
masonry and steel for the existing warehouse parking structure,

Public and private access is from N.N. Front Avenue and from the Waterfront
Park. Public parking for approximately 46 cars is provided on street for
access to the greenway path through five dedicated easements through the
project. Private parking for 330 cars is provided on-site from an interior
street running the Tength of the site which provides fire and sarvice access
to the front residential units. City of Portland water is available in
N.W. Front Avenue and is adequate for the development. A private sanitary
sewer will be built to the City of Portland's interceptor in Glisan Street
for sewage disposal and gas and electricity is available on N.W. Front Ave-
nue. Extensive landscaping improvements in both public and private areas
will be coordinated with the City Forester, Street Tree Committee and Park
Bureau. Residential, recreational and management support facilities are

~ the land uses in McCormick Pier development.
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‘[ As outlined in the project description, McCormick Pier fs a'302- -unit
niddle income apartment complex located between the Broadway and Steel
Bridges on Northwest Front Avenue. The site at present serves no pro-
ductive use and has in fact been vacant for over 14 years, It is a
bifghted area today. Several commercial developments have been proposed
during this period, but none have proven feasible, McCormick pier is the
first proposed residential use for the property. The project responds to

. the strong market demand for downtown housing as well as the objectives
~of the City's Downtown Plan. The Plan specifically identifies the area
around Union Station as suitable for new housing development,

The challenge facing the developer is to respond to the economic condi-
tions which have constrainad tne production of new, rental housina in
downtown. These conditions are hiah downtown land cost, high construction
costs for Class A buildings, high interest rates and Timited avaflability
of long-term mortgage financinag, and high operating costs. The low rise,
high density project design using wood frame Type V (one hour) construction
partially offsets the high land cost and high construction cost. However,
the tax abatement requested in this application is necessary for the
project to be feasible, At the expiration of the exemption, the value of
the improvements would be added to the tax rolls. Through the increase

fn assessed value, the project would generate substantial tax increment
funds sufficient to repay the public investment many folds,

" The proposed development will provide quality, affordable rental housing
during a period when the interest in 1iving in the innercity, close to
work and to downtown's shopping, entertainment, and cultural amenities,
has never been greater. In addition the project w111 result in a number
of long-term public benefits to the City.

Moderate Income Rents

_McCormick Pier housing will be affordable to a broad segment of
the middle income market if tax abatement is granted. That
- market in Portland is described-as having annual household incomes
-ranging from $10,000 to $27,000 in 1978, Assuming only a 7 per-
cent annual 1ncrease in househo]d income, the range of middle
incomes projected to 1982 would be $13,000 to $35,7100 in- the
" Portland area. A household with two persons workinq. each earning
{fncome at the bottom of this range, and allocating 25 percent
~ of their combined incomes toward rent, could afford the most ex-
- pensive two-bedroom, two-bath tcwnhouse at McCormick Pier,
“Alternatively, based upon today's medium household income of $16,500
(January 1, 1979), ard using the same 25 percent of income formu]a,
"93 percont "of the 302 units in MecCormick Pier would be affordable
to median income households today. The Department of Housing
and Urban Development has examined the marketability of the pro-
posed development and accepted the rent schedule submitted far
the Site Appraisal and Market Analysis.

e
[T S S
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{ C
. Role in the Revitalization of Downtown

The McCormick Pier will add a middle income housing component
to the Skidmore-01d Town historic district. This will add
both to the diversity and to the vitality of the neiahborhood.
The level of activity in the evenings and on weekends will
increase, not just in the Skidmore-01d Town area, but.-in the
entire downtown., Commercial development in the area will be

. encouraged by the market created by the residents of McCormick
Pier for personal qoods and services. The development's
housing complements the housing component of the South Downtown
Waterfront Development and residents of both will 1ncrease use
of the Waterfront Park, .

Waterfront Improvement

The project features waterfront improvements that will benefit
the general public. These improvements are set forth by the
Willamette River Greenway quidelines and will. provide a valuable
public recreational amenity in downtown,

Public Temporary Moorage Facility

The Oregon State Marine Board has identified a public need for
more public temporary moorage space on the Willamette River,
The facility at McCormick Pier would help alleviate this shortage,

and the developer is prepared to provide an easement for fts
development.

Facilities for the Handicapped

Twenty apartment units, five percent of the total develooment,
will be equipped with handicapped facilities. Level, onarade
entryways, special bathroom fixtures, and lowered kitchen
counters and cabinets are among the features that will be
provided to meet the special needs of the handicapped resident.

Affirmative Fair Housing Marketing Plan

An affirmative proaram to attract prospective tenants of all
minority and non-minority groups to McCormick Pier has been
developed and will be undertaken when marketing beqgins in 1982
and will continue during the lifetime of the project mortaagqe.
The Affirmative Fair Housing Marketing Plan will be supervised
by the Equal Opportunity Office of the Department of Housing
and Urban Development.

Local Employment

X

The construction of the development will provide a substantfal
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McCORMICK PIER HOUSING DEVELOPMENT
Page 3

number of jobs in the construction trades in the Portland area.
This may be especially important durinao the next several years
should a recession affect construction in the City, Additional
new jobs will be created in Teasing, management, maintenance and
landscaping during the 1ifetime of the development.

Ne

Energy Conservation

McCormick Pier will provide urban housina within walking or
bicycling distance of the downtown retail and office core
where over 78,000 persons will be employed by 1982, Residents
of McCormick Pier can save both the eneragy that would be ex-
pended commuting to suburban housing and the time spent com-
muting on crowded, rush-hour roads and freewavs. Construction
of the housing units and accessory buildinas will meet the
latest insulation and energy conservation standards.

Conservation of Scarce Public Resources

The public investment in utilities, streets, public trans-
portation, schools, fire protection, police services, etc,
has already been made in downtown Portland. The development

places a relatively small additional burden on these services
and utilities.

Encourage Further New Housing Development

Construction of McCormick Pier will encourage additional new
housing construction in downtown Portland. The development's
302 housing units, combined with those of other housing de-
velopments being planned for the core will replace housing
‘1ost in Portland in the last 35 years.

Removal of Blight

The site is a-blighted area today, serves no productive use
and has been vacant for 14 years. Several commercial develop~
ments have been proposed during this period, but none has
proved feasible. McCormick Pier is the first proposed resi-
dential use for the property.
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PROJECT COST ANALYSIS

McCORMICK PTIER PROJECT

(West Side Willamette River
Between Broadway & Steel Bridges)

Total Gross Area Apartment Buildings 248,648 sq. ft.
(Not including balconles or patios)

Total Gross Area Recreation, Laundry 11,116 sq. ft.
and Management Building

Total Gross Area Parking Structure 56,190 sq. ft.
Building Cost 259,764 @ $35.57 $ 9,239,326
_ (Apartment aund Recreation Buildings)
) Site Improvements 947,839
(Parking structure rehad, surface parking,
landscaping, roads & walkways, site
‘ utilities)
CONSTRUCTION COSTS INCLUDING PARKING $10,187,1865
Land Cost (Including f1i1) removal) $ 2,055,388
$6,805/unit _
TOTAL CONSTRUCTION COSTS - BUILDING & LAND §12,242,553
Interest During Construction $ 1,098,700
Other Carrying Charges & Financing Feecs 744,782

(Minimum)

TOTAL - INDIRECT COSTS 1.843.482

TOTAL PROJECT COSTS | §14,086,035 **

Mortgage Amount 12,677,300

Equity Investment ‘ ; $ 1,408,735

*% This amount represent# the estimated maxLinum project costs supportable by rents
considered feasible for middle-income housing at this location.




PRO FORMA INCOME/OPERATING STATEMENT
WITH TAX ABATEMENT

McCORMICK PIER PROJECT

(West Side Willamette River
Between lroadway & Steel Bridges)

INCOME:
Annual Gross Rental
Miscellaneous

Parking

- TOTAL INCOME

Less: Vacancy Allowance (7%)

"TOTAL EFFECTIVE ANNUAL RENTAL INCOME

OPERATING EXPENSES:
Admindstrative
Operating
Maintenance
Reserve for Replacement

TOTAL OPERATING EXPENSE

TAXES (Land Only) $1,376,433 @ $20.46
(Current Assessed Valuation at Current Rate)

TOTAL EXPENSES (With Tax Abatement)
NET OPERATING INCOMT. (Before Debt Service)

Debt Servive
$11,468,200 @ 7 1/2% 40 yrs = $962,967  B8,4K
$ 1,209,100 @ 7 1/2% 10 yrs = §178,272  14.75K
$12,677,300

CASH FLOW

Return on Equity - § 113,013 «
, $1,408,735

- 149385

$1,551,900
25,272

110,544

$1,687,716

118,140

$1,569,575

92,631
78,811
69,720
46,000
§ 287,162

28,14,

$ 315,323

$1,254,252

$1,141,239

éL 113'%£i

8.02%
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PROFORMA  TNCOME/OPERATING STATEMENT
WITHOUT TAX ABATIMENT

McCORMICK PIER PROJECT

(West Stde Willamette River
Between Broadway & Steel Bridges)

INCOME:
Annual Gross Rental
.Miscellaneous
Parking
TOTAL INCOHE
Less:  Vacancy Allowance (7%)

TOTAL EFFECTIVE ANNUAL RENTAL INCOME

OPERATING EXPENSES:
Administrative
Operating
Maintenance
Reserve for replacement

TOTAL OPERATING EXPENSE

TAXES:

Land $1,376,433 @ $20.406
. (current assessed valuation at current rate)

Building  $8,713,567
TOTAL TAXES (WITHOUT TAX ABATEMFENT)
TOTAL EXPENSES (WilHoul TAK ABATIEMIENT)
NET OPERATING INCOME (Before heht Service)
Debt Service ($12,677,300 @ 7%% 40 yrs = 8.4K)

CASH FLOW

Return an Equity 11,478

1,408,735

$1,551,900
25,272
110,544
$1,687,716
118,140

$1,569,575

92,631
78,811
69,720
46,000

——— Y

$ 287,162

28,161

178,280
$__200,441
$ 493,603
$1,075,972
1,064,494

§__1l.avs

P o eamans

8/10 of 1%

iAn'unucceptnblc fuvestment both to HUD/FUA as insurev and to the
developer, ! i
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FEASIBILITY COMPARISON

TAX ABATEMENT/WITHOUT TAX ABATEMENT

Following is a compavison of rents based on a wmortgage interest rate at 7 1/2%:
(1) rents without tax abatement; (2) proposed rents with tax abatement savings
spread over a 40~-year term; (3) vrents reduced by tax abatement for ten years only.

Average Rents reduced by
Rentable Rents without Proposed tax abatement
No, Units Sq. Fe. tax abatement Rents for ten years only

97 Br 696 383 355 343
67 Br 696 426 395 381
29 B 785 b oh 430 415
25 Br 785 491 455 439
27 Br 1 B 921 529 490 473
57 Br 2 B 1047 593 550 530

If taxes are not excmpted, they would have to be borne by the renters and the rents
would be above the range for middle-income rental housing as projected for 1982,
therefore making the project infeasible,

With tax abatement there would be an average annual savings of $590.33 per unit
($49.20 per month). llowever if the total savings were applied to rents during the

ten-year term, there would have to be an immediate Jump in rewts at the end of the
abatement period, and tenants during the first ten years would be the only benefi-
ciaries, .

To equalize the tax savings over the full 40-year term of the loan, HUD/FHA requires
that all of the savings from tax abatement are to be used to pay off a portion of

the total debt over the initial ten year period. The balance of the debt is amoxr-
tized over 40 years. Thus, when the project goes on the tax rolls, the short term
debt is paid off and tax payments can begin without any increase in rents. ‘These
additional payments during the first ten years have the effect of reducin: total
mortgage payments over the 40-year term of the loan and when this savings is added

to the tax savings, there is a total savings to all tenants in excess of $4.8 million
spread equally over 40 years,

A Regulatory Agrecment between FUA and the owner scts the allowable maximum rents at
first occupancy and regulates increases, as approved by THA, basecd on substantiated
Increases in taxes and operating and maintenance expenses,




PUBLIC IMPROVEMENT COSTS RELATED TO THE

McCORMICK PIER PROJECT

To be Provided by Developer

Three (3) Greenway access easments, sewer, and

waterfront easements. ...ttt ientnn ey ... $ 150,000

Greenway land...,
Greenway improvements..,...

Greenway maintenance - $15,785 per year
for 10 years...... e b h s ea ittt

TOTAL

To be Provided by City with Tax Increment

Ve e

720,928
661,980

167,850

$1,690,758

Greenway connection to Waterfront Park......... .o 370,000

Traffic modification and signalization at
N.W. Front and N.¥, Glisan AVenues...........

TOTAL

LR I B

215,000

$ 225,000

149385
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October 25, 1979

MEMORANDUM

OREGON

TO: Portland City Planning Commission
Connie McCready

| Yy
—._Mayor FROM: Frank N. Frost, Acting Planning Director ‘ //
BUREAU OF ’

PLANNING

424 SW. MAINSTREET  RE: McCormick Pier Comprehensive Plan Conformance Determination
PORTLAND, OR 97204

Frank Frost

Director
248-4253
CODE William S. Naito, Vice President, Norcrest China Company, has applied
ADMINSTRATION for property tax cxemption to support a new 404 unit rental housing
248-4250 development to be located on a tract bounded by the Broadway and
L%?gﬁmﬁgE Steel Bridges, NW Front Avenue and the Willamette River. Considera-
248-4260 tion for such tax abatement, for a ten ycar period, is authorized
SPECIAL by ORS 307.600 through 307-900 and Title 3, Administration, of the
iﬂ%fg;s Code of the City of Portland, Oregon. The City's legislation
TRANSP&RT?HON authorizing such procedures was adopted by Ordinance No. 140867 on
PLANNING November 12, 1975, and amended by Ordinance No. 148331 on Aupust 22,
248-4254 1979, cxtending the rcquired completion date of housing developments.

-

Section 3.104.010(3), of the City Code of Portland, requives that a

project mect either one of two listed location criteria. The pro-
posed McCormick Pier project qualifies because of its location within
an Urban Renewal Area—the Downtown Waterfront Urban Renewal Project.

Section 3.104.050(b) specifies that the Planning Commission must
first determine whether a projtet - is consistent with the City's Com-
prehensive Plan and then report such findings to the Portland
Development Commission.

The Development Commission then reviews the application and transmits
their recommendation back to the Planning Commission.

Thereupon, the Planning Commission is required to transmit an approval
recommendation (subject to any appropriate conditions) to the City
Council and specify the scope and nature of public benifit recommended
for the proposed project. The City Council then takes action on the
request. | approved, the Office of Planning and Development transmits
the City Council decision to the County Assessor.

COMPREITINSTVE PLAN _CONFORMANCE DETERMINATTON

The adopted document, Plamning Guidelines/Portland Downtown Plan,
constitutes the City's basic land use policy directive to guide
development in the Downtown area, and therefore, is a component of
Portland's Comprehensive Plan and development strategy.
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Other City actions recently undertaken in support of the basic land use
development objectives specified in the adopted ""Downtown Plan" include
the Downtown Development Regulations adopted as Ordinance No. 147239 on
March 19, 1979, and the Downtown Housing Policy and Program, adopted by
Resolution 32514 on October 3, 1979, and the Urban Renewal Plan for the
Downtown Waterfront Urban Renewal Project as amended in September 1979.
An evaluation of project conformance with these adopted documents is as
follows:

Downtown Plan Conformance

The proposed projecct and public participation is consistent with several
"Downtown Plan' goals and guidelines regavding use, location and public
actions indicated in the adopted document. These include:

Housing

To give high priority to increasing the number of residential accommodations

in the Downtcwn arca tor a mix ol age and income groups, taking into considera-
tion differing lifc styles; and to provide a '"quality' environment in which
people can live rccognizing thot vesidents of Downtown and adjacent arcas are
essential to the growth, stability and general health of a metropolitan city,

One specific goal is to coordinate and batter ovganize the efforts of all
agencies that are involved in the provision of housing (both public and pri-
vate, including Portland City Planning Commission, Portland Development
Commission and Housing Authority of Portland), Specifically:

Develop economic or other incentiVes to veduce the slippage rate of
existing housing units from the market in the Downtown area and encourage
the building of additional housing units.

Encourage the fullest use of public and private programs to ensure that
future Downtown housing accommodates a mix of low, moderate and high-income
people.

Another specific goal is to specifically encourage the development of new
houring units in the following locations:

Union Stution-Railyard Area. An economic feasibility study prepared for
the railroad property suggests a re-use potential for mixed income hous-
ing, offices, and commercial facilities. The area is large enough,
approximitely 26 acres, so that housing of various types and income
levels can be developed.

Development Regulations

The project 14 locatod in an area now designated as ClZ Central Commercial
Zone, The pwrpose of this zone reads:
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"The regulations permit a broad range of uses including, but not limited
to, office, retail, entevtainment, housing and supporting institutional
and service uses which will maintain downtown as Portland's cultural and
governmental center in turtherance of planning goals and public policies."

Specifically, the zone permits development of residential uses, including
apartment dwellings and boarding and rooming houses and parks.

Downtown Housing Policy and Propram

This document under Policies and Objectives specifies:

Create middle-income housing: ‘The City recognizes the desirability of an

cconomically and socially balanced Downtown which is now predominantly low-
income. 1t also recognizes the significant and growing demand for smaller
housing units which arc especially suitable Downtown. Therefore, the City

is committed to the creation of new housing for small middle-income house-
holds.

Objectives:

1. To provide 2,500 new housing units primarily for middle-income by 1985,

2. To emphasize assistance which contributes to middle-income ownership in
new units as well as assures the availability of rental housing.
To support and creiate amenitics which assures Downtown's appeal to a wide
variety of households, i.c., parking security, convenience shopping, parks,
cultural facilities, etc.
To assurc that middle-income units will not be created at the expense of
existing low-income housing, unless.replacement of that housing consistent
with Downtown's low-income housing policy is assured.

5., To assure that adequate land is reserved for new housing development,

6, Assist in property acquisition,

Downtown Waterfront Urban Renewai Project

Specific public objectives listed in the adopted document include:

To maintain cxisting and promote additional new housing serving mixed
income groups.

CONCLUSION

The foregoing references indicate that the proposed housing development is
consistont with and supportive of’ adopted downtown policies.

STAFF RECOMMENDATTON*

That a finding be transmitted to the Portland Development Commiszsion that is

determined that the proposed development is consistent with the City Compre-
hensive Plan,

ENF/RO/ 1D
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MEMORANDUM

December 26, 1979

T0: City of Portland Planning Commission
DEPARTMENT OF

Qﬁiﬁgﬁggﬁﬁﬂrﬁﬁf) FROM: J. David Hunt, Executive Director

SUBJECT:  Application for Property Tax Exemption Under City Code
DéﬁgﬂgﬁﬁgLT Chapter 3.104 for the McCormick Pier Downtown Housing
COMMISSION Development, Downtown Waterfront Urban Renewal Project

Allison L.ogan Belcher
Jerry G. Jones
Gary 'W. Masner
Walter C. Mintkeskl
Louis Scherzer

The Portland Development Commission at its meeting of December 11,
3. David Hunt 1979, reviewed the application by Norcrest China Company (William
Executivo Director Naito) for property tax exemption under City Code Chapter 3.104 for
the proposed development within the Downtown Waterfront Urban Renewal
;g?&iwgzmtﬁﬁym Project known as the McCormick Pier Project. The Commission has
"(503) 2454800 0" authorized me to forward our recommended approval of this application.
The developer's financing plan forwarded by you has been examined and
found to support its eligibility for tax abatement established in
ORS 307.600-690 as well as the additional requirements established in
City Code Chapter 3.104.

Specifically the project's Tocation within the Downtown Waterfiont
Urban Renewal Project and its conformance with the adopted Downtown
Waterfront Urban Renewal Plan makes it consistent with the basic
e11gibility requirements established for such exemption. In addition,
we find that the application of savings to be provided through abatement
to project financing as proposed by HUD/FHA, the involved commercial
lender (First National Bank of Oregon), and the Government National
Mortgage Association will have the effect of reducing rents for the
forty year 1ife of project financing. It also has the effect of
leveraging the tax benefits to effect a net savings to all renters in
excess of $7 million. We find this design of the application of
abatement to be an effective mechanism for multiplying the benefits of
limited assessment in a way which maximizes the advantages to renters
intended by the law. The initial impact of this is to reduce rents
which the project must charge by between $33 and $51 per month or
approximately 10 percent below what would be required without abatement.
This broadens the market for potential renters and meets the public

benefit of providing rents which are accessible to a broad income range
of the general public.
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Other public bhenefits which the project will provide include the provision

of recreation open space facilities, facilities for the handicapped, and
dedications for public use. Specifically, the developer will be donating

land for park purposes as well as easements to all land along the river

front plus three ecasements through the project from Front Avenue to assure
continuous public access. The estimated value of these donations is $967,200.
The developer will also make improvements to the land donation and easements
for public open space use assuring that it will be a useable and acressible
extention of Downtown Waterfront Park and the City's Greenway Program. The
estimated value of these improvements is $662,000. In addition, the developer
will maintain these improvements for the duration of the tax exemption. The
estimated value of this is approximately $158,000. Also, twenty units in the
project will be for handicapped persons as will the Greenway Park improvements.

Based on the dove1oper s estimated project value of $12,640,000 and a projected
tax rate of $25 per $1000, the total tax saving for the ten year abatement
period will be 2,795,250 However, downtown tax rates have been declining in
recent years. Some estimate the rate may drop as lTow as $18.50 per $1000 of
value during the time of the abatement. This means that the development's tax
savings could be as much as twenty percent less. In return the public benefits
to be provided by the developer are cstimated to have a 1980 value of $1,787,030.

We are assured by HUD/FHA and GNMA that their annual auditing of project cost
and expenses will provide effective controls to assure that the benefits of

tax abatement are passed on to |ontexs and do not result in adding to the
profits of the developer.

For your information the Development Commission has also authorized me to
include capital expenditures totaling $225,000 in the Downtown Urban Renewal
Tax Increment budget to reflect the cost of improved traffic access and
signalization to N. W. Front Avenue and Glisan Streets. These improvements
would have benefits beyond the McCormick Pier Project. They would increase
traffic safety at the railroad grade crossing at Glisan and Front Avenue and
generally improve access to N. W. Front Avenue from the Broadway, Steel and
Burnside Bridges and the Skidmore/0ld Town area.

RECOMMENDATION: The Portland Development Commission recommends approval of
the application by Norcrest China Company (William Naito) for property tax
exemption under City Code Chapter 3.104 for the McCormick Pier Downtown
Housing Development in the Downtown Waterfront Urban Renewal Project.

U O SAV T THUNT
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December 11, 1979
Date

T0: The Commissioners
FROM: J. David Hunt

Commission Reports & Documents No. 79-125

SUBJECT:  Recommendation to City Planning Commission on Tax Abatement for
McCormick Pier Project

Norcrest China Company (William Naito) has made application for property tax-
exemption under City Code Chapter 3.104 for the McCormick Pier development in
the Downtown Waterfront Urban Renewal Project to be constructed on the east
side of Front Avenue between the Steel and Broadway Bridges. As provided
under City Code, this application has been reviewed and approved by the City
Planning Comnission with respect to conformance to City plans including the
Downtown Plan and the Downtown Housing Policy and Program. The application
has been transmitted to the Development Commission for recommendations to be
considered by the Planning Commission in making its final recommendations to
City Council. City Code provides that, "The Portland Development Commission
shall review the application and the Planning Commission's findings and recom-
mend to the Planning Commission that the application be approved, denied, or
approved subject to conditigns."

The code further provides that to qualify for exemption the applicant must
propose and agree to include in the project a public benefit which may consist
of, but is not limited to among other things; rents which are accessible to a
broad income range of the general public, recreation facilities or space, open
spaces, facilities for the handicapped, or dedications for public use.

The developer's plans and proposed uses have been found to be consistent with the
Downtown Waterfront Urban Renewal Plan. Additionally, project cost and financing
information provided by the developer support the need for tax abatement in order
to produce housing units affordable by a broad income range including families of
moderate income. Also, the project will provide recreation facilities and open
space, access to and apartments for the handicapped and dedicated space for public
access and Greenway improvements. Information supporting these conclusions is
attached as Exhibit A to this CRD.

Information contained in Exhibit B, Public Improvement Costs Related to the
McCormick Pier Project, indicate public costs and their source of financing which
support the project and help achieve one of the major goals of the Downtown Water-
front Urban Renewal Plan which is to promote additional new housing serving mixed-
income groups. In addition, these improvements will extend and improve the Water-
front Park from the Steel to Broadway bridges and assure public access, improve
traffic access to Northwest Front Avenue, and extend sanitary sewers. Public
expenses totaling $225,000 of the total public improvement cost of $2.,012,030 are
identified in Exhibit B to be funded by Tax Increment Bond proceeds of the Downtown
Waterfront Urban Renewal Project. Other costs will be born by the developer.

letters in support of the project from City Housing Development, Tnc., the Downtown

Housing Advisory Committee and Burnside Consortium are attached as Exhibits C, D
and E.
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Recommendation #1:

Recommendation #2:

ACTION:

1249385

Authorize Executive Director to prepare a recommendation to
the City Planning Commission consistent with this report
encouraging approval of the application by Norcrest China
for tax exemption provided under City Code Chapter 3.104.

Authorize Executive Director to include in the Downtown
Waterfront Urban Renewal Tax Increment Budget those capital
expenditures noted in this report totaling $225,000 in
support of this development which help achieve objectives
of the Downtown Waterfront Urban Renewal Plan.

Executive Director

[y
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January 8, 1980

OREGON

Connie McCready

Mayor MEMORANDUM
BUREAU OF —
PLANNING N . o
4%H1W.MNNSTREET TO: Portland City Planning Commission
PORTLAND, OR 97204
Frank Trost FROM:  Frank N. Frost, Acting Planning Director ngjifiéggl
DIRECTOR ) ‘ ‘ o o /
248-4253
CODE RE: McCormick Pier Tax Abatcement Application
ADMINSTRATION
248-4250
LONG RANGE
PLANNING . .
248-4260 William S. Naito, Vice President, Norcrest China Company, has applied
SPECIAL for property tax oxemption to support a new 404 unit rental housing
iﬂ%ﬁ%ﬁ development to be loeated on g tract bounded by the Broadway and
e an N | Y o) N Iy e ! . o o 1 AT 1 AV
TRANSPORTATION SFJLI Bridges, NW Front Aanuﬁ and thc,“LlIamcth RlYCI. Con§1d01a
PLANNING tion for such tax abatement, for a ten year period, is authorized
248-4254 by ORS 307.600 through 307-900 and Title 3, Administration, of the
Code of the City of Portland, Oregon. The City's legislation
authorizing such procodures was adopted by Ovdinance No. 140867 on

Novemhor 12,
1979,

1975, and amended by Ordinance No.

148331 on August 22,
extending the

required completion date of housing developments.

These ovdinances requive that o project meet either one of two listed
location criteria. ‘'The proposed McCormick Pier project qualifies
because of its location within"hn Urban Renewal Area—the Downtown
Naterfront Urban Renewal Project.,

These ordinances further specify that the Planning Commission must
first determine whether a project is consistent with the City's Compre-
hensive Plan and then report such findings to the Portland Development
Commission.

On November 6, 1979, the Planning Conmission completed the first step
of the tax abatement application veview precess as required by City
Ordinance by taking the following action:

"That a Einding be transmitted to the Portland Development Commis-
sion that it is determined that the proposed development is con- .
sistent with adopted Clty Plans and Policies.'

Other passages from these ovdinnnces read:

"(h) The Portland Developmont Commission shall review the appli-
cation and the Planning Commission findings and recommend

to--the Planning Commlssion that the application be approved,
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denied, or approved subject to conditions. The Portland Development
Commission shall send its reccommendation to the Planning Commission

within 60 days following receipt of the application and findings of
the Planning Commission.

Within 30 days of receipt of the recommendation of the Portland
Development Commission, the Planning Commission shall recommend to
the City Council that the application be approved subject to condi-
tions which the Commission deems appropriate to achieve the purposes
of this chapter. The Planning Commission shall specify in its
recommendation to the City Council the scope and nature of public
benefit recommended for the proposed project."

At i:s December 11, 1979, meeting, the Portland Development Commission adopted
the following recommendation:

"The Portland Development Commission recommends approval of the application
by Norcrest China Company (Willia. Naito) for property tax exemption under
City Code Chapter 3.104 for the McCormick Pier Downtown Housing Development
in the Downtown Waterfront Urban Renewal Project.

Ordinance Section 3.104.040, Public Benefits, specifies:

"3.104.040 Public Benefits.

In order to qualify for the exemption provided by this chapter, the appli-
cant must propose and agree to include in the proposed project a public
benefit which may consist of, but is not limited to:

(1) rental units at rental rates Which are accessible to a broad income
range of the general public;

(2) recreation facilities or space;

(3) open spaces;

(4) public meeting rooms;

(5) day care facilities;

(6) facilities supportive of the arts;

(7) facilities for the handicapped;

(8) service or commercial use which is permitted and needed at the project
but not available for economic reasons;

(9) dedications for public use; and

(10) other public benefits approved by the Planning Commission and City

Council. '

The Portiand Development Commission Document 79-125, dated December 11, 1979,
verifies that the project will provide several of the above listed benefits
and thercby qualifies for tax abatement. (i.e., items 1, 2, 3, § 7, above.)

Staff Recommendation: It is recommended that the City Council approve the
William S. Naito property tax abatement application under City Code Chapter
3.104 for the McCormick Pier 404 vental housing unit project in the Downtown
Waterfront Urban Renewal Project area.

I'NF/RO/1b
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March 19, 1980

City Council
Portland, Oregon

RE: McCormick Pier Housing Tax Abatement Application

Members of the Council:

William S. Naito, Vice President, Norcrest China Company, has applied
for property tax exemption to support a new rental housing development

to be located on a tract in the north end of the Downtown area along
the Willamette River.

Consideration for such tax abatement, for a ten year period, is
authorized by ORS 307.600 through ORS 307.900 and Title 3, Administra-
tion, of the Code of the City of Portland, Oregon. The City's legisla-
tion authorizing such procedures was adopted by Ordinance No. 140867 on
November 12, 1975, and amended by Ordinance No. 148331 on August 22

-~
1979, extending the required completion date of housing developments.

On January 15, 1980, the Planning Commission took the following action
on this application:

Finding that the proposed project has the necessary public benefits
to qualify for tax abatement, it is recommended that the City Council
approve the William S. Najto, property tax abatement application, under
City Code Chapter 3.104 for the proposed McCormick Pier 405 rental
housing unit project, located between the Broadway and Steel Bridges
east of NW Front Avenue and within the Downtown Waterfront Renewal

Project arca, with the condition that the following vublic benefits
and compliance actions be provided:

a, Donation to the City of the Waterfront Park at the southern end
of the project: '

b, Continuous Waterfront walkway and bike pathway system (Greenway)

with three major Front Avenue-to-Waterfront public pathway ease-
ments.

¢. Greenway and Park donation maintained by the developer for the
duration of the tax abatement pericd;

d. Approximately 5 percent of the units deslgncd for access and use
by people with physical handicaps;

¢. Housing be maintained as rental units for at least the duration
of the ten year tax abatement period.
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The applicant has now modified his plans to provide 300 rental housing units
instead of 405 units as originally proposed. Because the rental rates and the
public benefits will not be changed, a poll of Planning Commission members

indicated that their January 15, 1980, action remains the same with exception
that 405 units should read 300 units. '

City Code Section 3.104.040, Public Benefits, specifies that "In order to qualify
for the exemption provided by this chapter, the applicant must propose and agree

to include in the proposed project a public benefit which may consist of, but is
not limited to:

(1) rental units at rental rates which are accessible to a broad income
range of the general public;
(2) recreation facilities or space;
(3) open spaces;
(4) public meeting rooms;
(5) day care facilities;
(6) facilities supportive of the arts;
(7) facilities for the handicapped;
(8) scrvice or commercial use which is permitted and needed at the project
but not available for economic Teasons;
(9) dedications for public use; and
(10) other public bencfits approved by the Planning Commission and City
Council."

The project more than qualifies because items 1, 2, 3, and 7 are provided.
On November 6, 1979, the Planning Commission conducted an initial review and
adopted a motion '"that a finding be transmitted to the Portland Development

Commission that is is determined that the proposed development is consistent
with adopted City Plans and Policies."

On December 11, 1979, the Portland DeVEIBpment Commission conducted a review

of the application and the Planning Commission's initial finding and adopted
the following recommendation:

""The Portland Development Commission Tecommends approval of the application
by Norcrest China Company (William Naito) for property tax exemption under
City Code Chapter 3.104 for the McCormick Pier Downtown Housing Development
in the Downtown Waterfront Urban Renewal Project."

Actions of both Commissions are required when proposed. projects are loc

ated within
Urban Renewal Project areas.

Respectfully supmitted,

e < . //, v
JEEEC N 77 fof
Joan Smith, President U~
Portland City Planning Commission

JS/RO/1b
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PUBLIC AFFAIRS

MILDRED A. SCHWAB
COMMISSIONER

BUREAU QF PARKS AND
PUBLIC RECREATION

DOUGLAS W BRIDGES
SUPERINTENDENT

1107 SW. FOURTH AVE,
POATLAND, OR 87204
503/248-3580

RECEIVET
DEC 7 1979
ARTULD LeVELOPHIENT COMISOR
December 5, 1979

MEMORANDUM

TO: SAM GALBREATH
PORTLAND DEVELOPMENT COMMISSION

e A

FONTAINE HAGEDORN, MANAGER
PLANNING AND DEVELOPMENT
BUREAU OF PARKS

SUBJECT : COST ESTIMATE FOR McCORMICK DOCK PROJECT

. {r B

149385 §
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WSTER e ooy

Vic Rhodes reported to me this morning the following estimates for

the McCromick Dock project.

Wall: 100' @ $60 per foot $6,000
2,000
2,000

$10,000

8' asphalt pathway
Contingency

TOTAL:

- the on-grade crossing of the railroad tracks at the south end of

I added the $2,000 contingency to make the cost a round $10,000,

Talking with Don Still of the PUC this afternoon, I understand that
separate signalization of the pedestrian crossing would probably not
be needed, especially if our requirement could be made knovn soon
enough to include our needs into their pending signalization

improvement project.

The opportunity exists to move the "switching

house" away from Front Avenue to allow the crossing to be made as a

sidewalk adjacent to the street.

FRH.g

. 366

cc: Doug Bridges
Doug Macy
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DEPARTMENT OF
PUBLIC AFFAIRS

MILDRED A. SCHWAB
COMMISSIONER

BUREAU OF PARKS AND
PUBLIC RECREATION

DOUGLAS W. BRIDGES
SUPERINTENDENT

1107 5w FOUATH AVE
PORTLAND, OR 97204
503/248-35%0

0

RECEIVED

DEC 10 1979
PORTLAKY DEVELOSENT COMISSION

We are sending the following material

copies

Transmittal

date December 7, 1979

project

no.

To: Sam Galbreath

to

_PDC/Bldg 153

& herewith O under separate cover

" description

December &, 1979

“Memo to Bob Gustafson from-
Roland Hall on the McCormick
Pier Development

sent by [0 our messenger [ your messenger & mall O express

other b,_ﬂ Q//Lé‘ //(;PDCW\._/

!

r
M




INTERQF\’FMI"CEvME.‘HORANDUH

DATE: December 5, 1979

Bob Gustafson
Manager of Ope

Roland Hall
- Operations Technical Assistant

Mc Cormick Pier Development

Transmitted herewith is the estimated cost of maintaining a to be
designed and contracted public walkway and adjacent landscaping
along the shoreline of the proposed Mc Cormick Pier Development.

The estimates cover three phases of this proposed development with
~ Phase "A" relative to a shoreline walkway constructed of asphalt
on shdre, on piling offshore and a section on an existing dock. Phase
"B" 1s for a minimal landscaping and "C" is for the completed development.

RH:ma




" MC CORMICK PIER DEVELOPMENT
ESTINATED ANNUAL MAINTENANCE OF
SHORESIDE PUBLIC AREAS

. Phase "A": To include lighted walkway 8 feet wide with 1340 feet on piling,

480 feet of asphalt on shore and 670 feet on an existing dock
for a total of 2490 feet.

Full Time Employee 400 hrs. @ 10.30 - § 4120
: Gvertime 40 hrs, @ 15.45 - = 618
o $ _4,738_
Carpentry Services $ 1150
Plumbing Services 690
Electrical Services 920 :
Equipment Rental o $ 250
Fleet Services™ - S : w400 o
Miscellaneous SRR TR N S S R E 2510 R A
L T O $ 01900
Operating Supplies $ 225
Repair & Maintenance Supplies 1225
Minor Equipment & Tools 150 :
$§ 1,600
Inter-Agency Services $ 350
| $ . _350_
Utilities
Electric Power $ 1300
Water 300
Refuse Services 520
$ 2,120
Total Phase "A" $ 12,468

===§=:
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Phase "B": To include the minimum additional landscape development
beyond Phase "A" - 12,500 sq. ft. of turf and 7000 sq. ft.
of shrub beds.

Full Time Employee

120 hrs. @ 10.30

Plumbing Services $§ 460
Fleet Services $ 120
Miscellaneous Services S 75
Operating Supplies $ 75
Repair & Maintenance Supplies 100
Minor Equipment & Tocls L Lo 450
Mower and Operator $ 1080
Utilities

Water $ 120

.Total Phase ''B"

Total Phases "A'" and "B"

— ot = -

—— " — ——

$ 15,785

!
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Phase "C": To include final landscaping, seating areas, picnic tables,
‘water access and play structures beyond Phases "A" and "B".. .

Full Time Employee 200 hrs. @

Electrical Services
Carpentry Services
Tree Services

Fleet Services
Miscellangous Services

Operating Supplies
Repair. & Maintenance Supplies
Minor Equipment & Tools

Utilities

Electric Power
Refuse Services

Total Phases "A'", "B" and "C"

§ 460

690
1150

§ 200
100

$ 175..

250
125

$ 400
200

Total Phase "C"

Liaad

3 2,060

_ _2,300_

— — — b —
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FIREPREVENTION DIVISION
CITY OF PORTLAND

Francis Sargant, Chief Fire Marshal, 139/304
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Dec. 3, 1979

Sam Galbreath, Portland Development Commission, 153/

NW 9th Street Crossing re:

McCormick Pier Project

This memo shall serve to reiterate the salient points of our 28
November 1978 conversation concerning the NW 9th railroad grade
crossing and other subjects related to the proposed McCormick Pier

Project.

1) The cost to the public for reopening the NW Yth Street railroad
grade crossing will be approximately $270,000.

2) The McCormick Pier Prcject could be isolated from fire apparatus

for as long as 10 minutes due to grade crossings being blocked

by trains.

Those 10 minutes would be critical in the event of

a fire in such.a densely structured project as the Type V frame

construction proposed.

3) The 9th Street grade crossing does not guarantee access but does

improve the odds somewhat that fire apparatus might access
either the 9th Street or the 14th Street crossing at any given

time.

The likelihood of the 9th Street crossing being blocked

would be substantially less than the 14th Street crossing due
to the nature of switching activities, etc., in the railroad

yard.

either would be open.
give us another option.

Again, though, there are certainly no guarantees that
The 9th Street crossing would merely

4) The McCormick Pier project will be totally type V, frame con-

struction, no condominiums according to you.

seen a set of definitive plans as vyet.

We have not

5) We plan to push for installation of automatic fire sprinklers

throughout the complex.

a requirement,

premiums savings to be realized b

The cost of the s
as a result of such savings,

are installed.

6)

7) If sprinklers are installed,

The developers are

resisting such

There are substantial, continuing insurance
Yy the owners if sprinklers
prinklers will be amortized,
in a relatively very short time.

If sprinklers are installed throughout, there is another

immediate saving to be realized--less hydrants will be required.

and we think we can convince the

appeal board of the necessity of such a requirement, we would
no longer push for the 9th Street crossing.

would buy us the necessary time we need in th

The sprinklers
e event we were

temporarily blocked from accessing the complex from all

directions.

o
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8) Irrespective of whether the NW 9th grade crossing is openegd,
we will not approve the permit application. That will un-
doubtedly trigger an appeals action.

9) The design is under way, according to you.

10) 1In any event the 9th Street crossing is not a requisite to
approval of the construction permit, because with it or
without it, if no sprinklers are planned we shall disapprove
the permit.

11) We agree with you that there should be no public dollars spent
on the grade crossing reopening at this point.

12) Whether or not the crossing is reopened, we shall press for
the full coverage of the complex by automatic fire sprinklers,

13) /In the event the appeal board were to overrule us, we would
want the 9th Street crossing reopened.

14) At this point it appears that it is the architects and de-~
velopers who don't want the automatic sprinklers installed.
We may have to, and probably will, contact Mr. Naito and
speak to him directly concerning this requirement.

15) You feel that the cost of reopening the 9th Street crossing
does not justify reopening it,--that and the fact that there
is already a crossing at NW l4th. Again, if the complex
is not sprinkled we would desire that we have as many access
options available as possible.

Thanks for contacting us concerning this matter. If we can be of
any further assistance, please contact us.

By/éaf‘(/ /M

Gerald E. Edwards
Staff Lieutenant

GEE/1h
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December 3, 1979

Mr. Andy Raubeson
Director

Burnside Consortium

107 N.W. 5th, Suite 212
Portland, Oregon 97209

Dear Mr. Raubseon:

We have received your letter of November 26th conveying the support
of the Burnside Consortium for the ten-year tax abatement for the

McCormick Pier housing development.

No "quota" exists as far as we are aware with respect to tax abate-
ments on housing developments, but can assure you that should
Council approve tax abatement in this case, it will have no bearing
on future applications for abatement.

There are a number of public benefits that would result from this
project including the easements which you mentioned.

As to the future development of the proposed park areas, we will

forward a copy of your letter to Doug Bridges for his use in the

development of any Citizen Advisory Committee which he may set up
to advise in the design of the park area. :

Again, we appreciate the support of your organization and will so
inform City Council at the appropriate time,

If you have any other questons or comments, please contact Pat
LaCrosse at 248-4935, ;

Sincerely,

Cowles Mallory

- Administrator TR TR Y

N .‘CM:gc :

cc: Tina Frost
Roger Stange
Doug Bridges .
Sam Galbreaths”
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November 26, 1979

MASTEREILE COPY (1A A

Cowles Mallory, Director

NDffice of Planning and Development
1220 S.W. 5th .

Portland, Oregon 97204

Dear Cowles,

The BURNSIDE CONSORTIUM has followed plans for the housing
development at McCormick Pier. We applaud the developers
efforts to construct new, moderate income housing in the down-
town area. We were particularly pleased to learn of their
plans to accomodate handicapped tenants in 5% . of the units.

We have suggested to the developers that they seek Section 8
housing subsidies for these tenants and have asked that they
also plan for an additional 10% of the units to be set asidec
for low-income elderly.

We are aware of the high cost of developing housing in the
downtown core area and are, therefore, in favor of granting

a ten-year tax abatement. We would also hope that granting

of this tax abatement would not preclude future projects from
receiving such an abatement. 1In particular, we would not

want to have future low-income new construction or substantial
rehabilitation ruled out because some "quota'" had been reached.

The project architect presented a plan to our Advisory Committee
and Board of Directors that contained two easements for
bicycle/pedestrian paths: one parallel to the river and one

on the west side of the development. 1In addition, there were

to be three easements through the project to provide access to
the river. Provision of these easements was a vital element in
our endorsement. We do not feel there should be any reduction
in these access points.

The BURNSIDE CONSORTIUM was also concerned about the park area
improvements. We would like to see landscaping and amenities
such as picnic tables. However, we feel there are more pressing
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- If you have any questions please contact me.

R o 149985 ¢

oo T
e e Page 2

recreatlonal needs in the downtown area (including Waterfront
Park) than a marina and an ampitheater. We would like to
be involved in any park planning for the downtown area.

Sincerely,

Andy Raxdbeson

AR/rg

cc: Tina Frost, Advisory Committee Chairperson-r" Coon s D .
Roger Stenge, Project Architect ORI UV S
Sam Galbreath, Portland Development Comm1551on

i
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Bureau of Traffic Engineering, R.C. Speer ﬁzﬁ/

Portland Development Commission c;,x(“
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McCormick Pier Project Fec &

KASTER FILE COMY (A

The following information has been developed in answer to 5

the questions raised at the September 25, 1979 meeting.

ACCESS - STH RAILROAD CROSSING

This crossing was temporarily closed July, 1976 by ordinance
#141686 with a revocable permit to the Portland Terminal
Railroad Company.

Apparently the Public Utility Commission got wind of a

possible move to re-open this crossing, because on Nov. 9, 1979
a letter was sent to the mayor requesting agreement on this
closure. Requirements for adequate protection were outlined

if re-opening is required. (copies enclosed)

The estimate for traffic signals and railroad crossing gates
at this crossing is $257,000.

Traffic counts prior to the closure in 1976 were 880 vehicles
per day on N.W, 9th Ave. It is estimated that if this cross-
ing was re-opened it would build up over several months to
1,000 vehicles per day.

ACCESS - HOYT STREET

The alternative to the initially proposed Hoyt Street access,
by converting N.W. 1lst Ave. to two~way between N.W. Everett
and Glisan, was investigated.

The major problem with this solution is the extremely long
(320') clearance distance reguired if southbound N.W. Front Ave.
traffic were stopped before crossing the tracks. Even if the
P.U.C. were to allow & stop line further south at Glisan St.

the clearance distance would be approximately 200' and would:
require a third phase in order to handle N.W. Glisan St.

traffic right turning to lst or Front Ave

Another alternative was also investigated. This alternative

would bring traffic north on N.W. 2nd Ave. to Glisan and then
enter N.W. Front via a new signal.

Page 1 of 2
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11/20/79
Sam Galbreath

This plan also requires a long, (290'), clearance distance but would
Yeguire only a 2 phase signal.

This alternative could be a workable solution if P.U.C. would allow
the southbound traffic to stop across the tracks, with adequate
signal esquipment to assure all traffic cleared before a train move-
ment.

This routing would also reguire that N W. 2nd Ave. remain open to
Glisan St..

The required signalization and railroad gates at this intersection
would cost approximately $215,000.

It is guestionable whether railroad safety funds would be made
available for this crossing since it is not a solution to an existing
safety problem.

An estimate of usage of this connection to N.W. Front Ave. is difficult.
Presently there are 1,600 more southbound Front Ave. vehicles than
northbound largely because of the fact that the Steel Bridge has no
westbound to northbound access to Front Ave. but does have a south-
bound to eastbound connection. The connection at N.W. Glisan St.

would not help this situation but would provide for trips from the
immediate N.W. & S.W. area to reach N.W. Front Ave.easier since the

last approach presently is at S.W. Pine St. Our best estimate for
traffic on N.W. Glisan St. using this approach would be between

500 and 1,000 vehicles per day.

We hope this information will be helpfull and if you have further
questions please call. «

RCS :md

encls.
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ATY COMMISSIONER OF OREGON

Public Utility Commissioner

Labor & industrias Building
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The Honorable Connie McCready, Mayor

City of Portland
400 SW 6th Avenue
Portland, OR 97204

Re: SXF 765; Crossing 7A-0.58, NW 9th Avenue, Portland

'We would like to reach agreement on the status of the

six-track grade crossing north of Union Station on NW 9th
Avenue at Front.

Portland Terminal Railroad instituted formal proceedings
with us in 1975, seeking permanent closure of this cross-
ing. Subsequently, the City agreed to a temporary closure
effected through City Ordinance 141686. This crossing has
been closed tc public use since July, 1976.

Earlier this year we proposed permanent closure, on the
basis that the three-year trial period had successfully
demonstrated that the crossing is not required for adequate
traffic circulation and emergency service to the area
served. We proposed entering a final order and requested
responses from the parties in interest.

Initial responses from the Fire and Police Bureaus of
the City of Portland were favorable to permanent closure.

- However, the Bureau of Street and Structural Engineering

advised us on July 30 that a proposal to construct a large
residential complex along NW Front near 9th would, if
implemented, require retention of the 9th Avenue crossing
in nrder to provide adequate fire and police protection for
the residential development. Subsequently, on August 21
Fire Chief Morterud retracted the Fire Bureau's previous
assent to closure.

"If the crossing is needed in order to provide essential
access to the area, then it should remain open. However,
the value of NW 9th Avenve for emergency access purxoses is
questionable in view of  the well over 100 train movenents

over the crossing per day.
REGEIVED
\} NOV 16 1979

TRAFFIC & ENGINEER'NG

S D

’

P
DONALD A. STILL W
Transportation Specialist ( ! \P\

RAIL RATE AND SERVICE DIVISION e
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The Honorable Connie McCready, Mayor

November 9, 1979
Page Two

—+Qur concern is safety. Northbound vehicles on 9th Avenue

frequently must stop on the tracks while waiting to enter
NW Front. 1If a train comes during this time, the motorist
is placed in a difficult, if not impossible position.

To adequately provide for safety at this crossing, crossing
lights and gates, interconnected with traffic signals at

NW 9th and Front, would almost surely be needed. This will
be a very expensive installation for what may be a very
marginal access route.

The alternatives, at this point, appear to be as follows:

1.

. Entry of the en¢losed order closing the 9th Avenue

crossing until a demonstrated need for it can be
shown. An application from the city and order from
the PUC would be required to reopen the crossing. 1If
all parties (railroad, city, PUC) were not in agree-
ment, the matter would be settled after hearing. The
final decision may be appealed to the courts.

Entry of an order after hearing. 1If the city cannot
agree to the proposed order, we can schedule a hearing
on the matter. As above, an order would then be issued
after hearing.

A written statement from the city to the effect that
the crossing will remain closed until all parties have
~agreed upon a signalization plan and an appropriate
order covering such a plan is entered.

Please let us know your decision on this matter.,

“Jobf~3< Lobdell

Commissioner

ah

Enclosure

cc: All parties in Interest in SXF 765

Dave Astle

\-__‘__-_..-,



"ORDER NO.

CROSSING NO. 7A-0.58

ENTERED e

- BEFORE THE PUBLIC UTILITY COMMISSIONER
OF OREGON

SXF 765

In the Matter of the Application of PORTLAND )
TERMINAL RAILROAD COMPANY for the authority, ).
pursuant to ORS 763.030, to close a grade ) ORDER
crossing of N.W. 9th Avenue and Portland ) ’
Terminal Railroad, main line & yard lead )

)

tracks, in Portland, Multnomah County, Oregon.

This order is entered under the provisions of
ORS 756.515 and is necessary for the public health and safety.

Upon investigation in this matter, the Commissioner
finds:

1. On May 27, 1975, portland Terminal Railroad
Company duly filed an application in this matter for authority
to close the existing railroad-highway grade crossing of
N.W, 9th Avenue and six tracks of the Portland Terminal
Railroad Company in Portland, Multnomah County, Oregon.
The railroad contends in its application that the closure is
required by the public safety, necessity, convenience and
general welfare. In support of this contention the railroad
makes the following statement in its application:

"To eliminate the hazard caused by the
at-highway grade crossing of busy yard lead
tracks which hazard is intensified by the
requirement of vehicles to stop on the
tracks before entering Front Ave. which is
an arterial thoroughfare. An additional
benefit would be the elimination of most of
the crossing blockages caused by conflict of
river and rail traffic wherein the Steel
Bridge is opened after railroad moves to the
east slde of the river are irrevocably
committed. Also, autos southerly bound on
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ORDER NO.

Front wishing to make a right turn onto 9th,
— -— - .———and-are prevented from doing so by railroad
equipment on the crossing in some instances
occupy the right-hand (curb) lane waiting
for the crossings to clear. This causes an
extreme hazard to auto traffic during heavy
traffic periods."

2., After a review of the matter, the City of Portland
proposed the adoption of an ordinance temporarily closing the
crossing on a trial basis to assist the parties in making a
final determination as to the disposition of this crossing. By
letter dated March 24, 1976, Commissioner's staff agreed to the
proposed temporary closure with the understanding that the

Commissioner retains jurisdiction over the final disposition of
the crossing.

3. This crossing has been closed to use by the public
for over three years, pursuant to Portland City Ordinance

No. 141686, passed on May 6, 1976, by the Portland City
Council.

4, On July 16, 1979, Staff sent a letter to all
parties in interest in this matter proposing that a final order
be issued permanently closing this crossing and noting that the
temporary closure has not resulted in any serious impediment to
traffic flow or to the movement of emergency vehicles in the
area.

5. Answers to Staff's letter of July 16th have been
received from the following parties:

Oregon Department of Transportation, by letter of
July 17, 1979 -- no objection to permanent closure.

Pourtland Terminal Railroad Company, by letter of
July 17, 1979 -- no objection to permanent closure,

Portland Bureau of Police, by letter of July 26, 1979
-- no objection to permanent closure.

Portland Bureau of Street and Structural Engineering,
by letter of July 30, 1979 -- noting city is unwilling
to vacate N.W. 9th Avenue at this time; final decision
to depend on City Council decision on private and
industry proposal to construct a large residential

dwelling complex along N.W. Front Avenue near N.W. 9th
Avenue,

Portland Bureau of Fire, by letter of August 3, 1979
-- no objection to permanent closure; subsequent
letter of August 21, -- if dwelling unit project is
approved and constructed, N.W. 9th Avenue will become
a necessary access to this area for fire protection.
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6. Despite manual flag protection provided by a
_watchman, stationed at the crossing several hours a day
prior to closure, the N.W. 9th Avenue crossing had one of the
worst train-vehicle accident records of any grade crossing in
Oregon. During the ten-year period immediately prior to
temporary closure of this crossing, 14 train-vehicle collisions
at this crossing were reported to the Commissioner, including
two during the first four months of 1976.

7. On September 24, 1975, Commissioner's staff made
a visual 16-hour count of train and vehicle traffic over the
N.W. 9th Avenue crossing. Between the hours of six o'clock
a.m. and ten o'clock p.m. on that date, there were 781 vehicle

movements over the crossing and 125 train movements over the
crossing.

8. The crossing, as it existed prior to its closure,
represented a serious hazard to its users, both on the highway
and on the railroad. Visibility of oncoming train movements
from the southeast was restricted on the southerly approach
along N.W. 9th Avenue by a yard office building in the southeast
quadrant. Visibility of approaching train movements from the
northwest was frequently restricted by railroad equipment
occupying tracks in the Hoyt Street Yard and roundhouse facility
which lies immediately adjacent to N.W. 9th Avenue on the west,
Northerly bound traffic on 9th Avenue was required to stop on
the tracks before entering N.W. Front Avenue, a major
thoroughfare immediately adjacent to the crossing.

9. The crossing should not be reopened to public use
until the follcwing has been accomplished:

(a) The Commissioner finds that reopening of the

crossing is regquired by the public safety, convenience
and general welfare; and

(b) A method of adequately protecting users of the
crossing from train-vehicle collisions is specified
and implemented. At the least, it is likely that such
protection would consist of the following, at a
minimum: '

(1) Automatic gates and lights (Commissioner's
‘Standard No. 2 and 4), with appropriate
activation devices on all tracks which are to be
continued in service over the crossing;

(2) Traffic signalization of the intersection of
N.W. Front Avenue, interccinnected with the
automatic crossing protection to assure that
motorists on 9th Avenue waiting to enter Front
Avenue, will be able to clear the track before
railroad occupancy of the crossing; and

-3~
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(3) Adequate illhmination of the crossing area
during the hours of darkness.

IT IS THEREFORE ORDERED that the railroad-highway
crossing of N.W. 9th Avenue and the Portland Terminal Railroad
Company, catalogued in the Commissioner's Crossing Log as
Crossing No. 7A-0.58, shall remain closed until it is shown
that the crossing is required by the public safety, convenience,
and general welfare, and that the users of the crossing will be
afforded adequate protection against train-vehicle collisions.

Made, entered and effective .

. JOAN J. LOBDELL
.. Public Utility Commissioner

cd
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PORTLAND DEVELOPMENT COMMISSION

MEMORANDUM

DATE: October 26, 1979 i o
T0: McCormick Pier File "

FROM: SemcgatereRyE"

SUBJECT:  October 16, 1979 Meeting on Greehway Improvements™

Roger Stange, George Sheldon, Doug M =v > Bi11 Naite of the development team;
Paul Donneffner, State Marine Poard: - sridges and Fontaine Hagedorn of the

Park Bureau met with Pat LaCr-ise =un * | Galbreath to discuss pubTlic/private

responsibilities for greenwa: yimp srove ..ts adjacent to the project. It was

agreed that the scope of m* prv- cments nd related responsibilities would be
divided into two parts.

MINIMUM DEVELOPMENT

Private Responsibilities

1) The developer will dedicate a public easement along the river adjacent to
the housing development.

2) The developer will dedicate three public access easements from Front Avenué
through the housing to the river easement.

3) The developer will donate a parcel of land at the south end of the project
to the City for public open space as an extension of Waterfront Park.

4) The developer will construct improvements on the easements and donated Tand
which will include:

a) A continuous pathway for pedistrians, cyclists, and handicapped for the
entire length of the project.

b) Paved paths in the three front to riverside easements,
c) Pier structure for the pathway adjacent to the housing,

d) Landscaping, Tighting, and benches necessary to create an attractive
and useable park area.

e) Riverbank improvements necessary to stabilize and Prevent erosion qf the
sloped areas,




Memo to McCormick Pier File
October 26, 1979
Page 2

5) The developer will maintain these improvements for the ten years of tax
abatement.

Public Responsibilities

The City will be responsible for providing an on-grade connection between the
project and the Waterfront Park south of the Steel Bridge.

MAXIMUM DEVELOPMENT

Private Responsibilities

Beyond the provision of those things outlined above, deve1oper will have no
direct responsibility for additional improvements constructed within the
greenway easement or the donated open space parcel. He will be included,
however, as a partner with the City in the design and general coordination
of construction to assure that the maximum development is complimentary to
the housing development.

Public Responsibilities

The public would be responsible for all improvements beyond those outlined for
the developer under the minimum scheme, including maintanance of above standard
improvements, even though they may be constructed and require maintenance during
the term of the tax abatement. Among those add1t1ona1 1mprovements, which would
be sought by the public, are the following:

1) Additional improvements to the pier which could include sheltered seating
areas.

2) Design and development of small transient moorage facility adjacent to the
donated parcel.

3) Design and development of a terraced amphitheater focusing on the moorage
within the donated parcel.

4) Design and development of additional park features which could include foun-
tains, additional seating areas, play equipment, etc.

IMMEDIATE TASKS

The following tasks are required immediately for purposes related to the tax
abatement hearing for the.accomplishment of the m1n1mum deve]opment

149 385
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Memo to McCormick Pier File
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Page 3

1) The developer will prepare schematic development plans for the minimum
improvement sufficient to clearly illustrate the nature and character of
improvements which he will provide and sufficient for estimating costs.

2) The developer will prepare a cost estimate for the minimum improvements.

3) The developer will prepare an estimate of annual ma1ntenance costs with
assistance from the Bureau of Parks.

4) A proposal for the on-grade connection between the project and Waterfront
Park will be prepared with cost esfimate by the Bureau of Parks.

5) The developer will indicate the size and estimate of value of the donated

parcel. He will separately estimate size and value of the easement to be
granted the City. These are for determining the extent that these donations
can act as local match for grant funds to be pursued by the Bureau of Parks.

The following are initial steps which should be taken relative to the max1mum
development:

1) Doug Macy will initiate a meeting with the Port (including possibly Bill Bach,

Ken Johnson or Jim Church) to informally discuss the Port's reaction to the
transient moorage. PDC and the Bureau of Parks will participate.

2) Doug Bridges will pursue funding for the maximum development through an-
application for Urban Park Recovery Funds, State Marine Board funds, and/or
funds from sources which may be available to assist in this kind of develop-
ment. The value of the private development plus the donated land value will
be the basis for local match requirements under these programs.

3) Bureau of Parks will work with the Port, Corps of Engineers and others with
jurisdiction relative to the potent1a1 construct1on of a small transient
moorage.

The purpose of outlining the strategy in this way is to make it clear that the
public participation in the above minimum improvements is not a contingency of
this project. A1l agreed, nhowever, that if additional funds can be secured in

a timely fashion, that joint deve1opment of the easement and dornated parcel timed
to coincide with the housing development would be ideal. This is dependent prin-
cipally on the timing and availability of funds from sources to be pursued by
Doug Bridges.

jas

cc: Paul Donheffner - State Marine Board - 3000 Market St. NE #505 Salem 97310
Doug Bridges - Bureau of Parks - B106
Bing Sheldon - Sheldon, Eggleston & Reddick - 123 N. W. 2nd 97209
Bill Naito - Norcrest China Co. 55 W. Burnside 97209
Frank Frost - Acting Director, Bureau of Planning - B106
Bruce Martin - OPD - B146/R610
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Portland Development Commission

MEMORANDUM

' DATE__ septerber 28, 1979

TO: * The McCormick Pier File
FROM: Sam Galbreath : _
SUBJECT: 9/25/79 Meeting on Public Ihpro&éménts‘

Terry Bray, Public Works, Dick Spear, Traffic Engineer, Sam Galbreath and
Pat LaCrosse, PDC, Bil1 Naito, Doug Macy and Roger Stange and Bing Sheldon
of the Consu]tant Team met to discuss public improvements which may be re-
quired in support of the project. These were:

1. Additional access -
Hoyt St. Railroad Crossing
9th St. Railroad Crossing
2. Parking within the Front Avenue R1ght of- Way
The fo]]ow1ng conc]us1ons were reached:
1. Access - 9th St.Railroad Crossing. o ’ ' §

a) This temporary closure should be re-opened and conditions of
the grade crossing restored to the condition which existed
prior to closing. In order to determine that this can happen
the following will occur:

Yo o 1)  Dick Spear will inquire of the City Attorney s office as
to the City's right to cause the cross1ng to be re-opened
without involvement of the PUC. It is anticipated that
this could be allowed due to the temporary nature of the
closure.

w;‘-”::" 2) Dick Spear will ana1yze traffic counts at the 9th St.
cross1ng prior to closure and will estimate what changes
in traffic volumes could be anticipated with its re-opening.

3) | D1ck Spear will coordinate with the PUC on matters per-
taining to re-opening on]y if the City Attorney determines
that their involvement is required.

4) City Traffic Engineer, in conjunction with Public Works,
will estimate the cost of re-opening the crossing.

1




Access - Hoyt Street..

An alternative to a new grade crossing at the extension of Hoyt Street may be
the adjustment of traffic patterns on First Avenue between Everett and Front
coupled with new traffic signals at Glisan-and Front and adjustments to existing
signals at Everett and First. To determine the feasibility of this the follow-
ing will occur:

a) The City Traffic Engineer will prepare schematic intersection and traffic
flow plans. A preliminary cost estimate for signal installation and
adjustments will also be prepared.

b)  The Traffic Engineer will prepare a very brief statement as to the benefit
of these adjustments which will be derived beyond providing additional
access to the McCormick Pier Project.

c) Sam Galbreath will check with the Daom Project Traffic and Parking Con-
sultants to insure that these adJustments are consistent with their find-
ings and recommendations.

, Park1ng within the Front Avenue Right-of-Way.

It was concluded that a frontage road with para11e1 park.ngand a 1andscaped
buffer was not feasible within the current right-of-way. As an alternative
it was agreed that parking could be accommodated on the east side of Front
Avenue given the following street cross section:

Two 12-foot outside traffic lanes.

Two 11-foot center traffic lanes. ;

An 11-foot two-way left-turn refuge w1th two one foot str1pes

An 8 to 10 foot parking lane with meters on the east side of the streeu

5 to 6 foot sidewalk adjacent to the parking lane.

City Public Works timing for Front Avenue improvements is as follows:

:Pre11m1nary eng1neer1ng to beg1n February, 1980.

Construction to begin spring, 1981 with completion fa11 1981 if no sewer work
is required. If sewers are required, completion could be as late as spring

1982,

It was agreed that these 1mprovements would be an appropriate part of the Front

Avenue Improvement Project and would not entail extraordinary expenses due to
the McCormick Pier Project. However, the developer will be responsible for
any landscaping within sidewalk areas or east of the east curb Tine. Work needs

to be accomp11shed and coord1nated as fo11ows

a) The project arch1tects in conjunction with the City Engineer's office(Dave
Hi11 and Ralph Tashima, phone 248-4330 are the Public Works' Engineers
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fesponsib]e) to develop preliminary street cross sections.

City Engineer will provide basic engineering control for McCormiék,Pféri B
improvements which will occur adjacent to this street. e

The City Traffic Engineer will work with the developer to determine need
for a traffic signal for access to the project. If required a cost esti-
mate will be made. # ‘

After the completion of the above work, in approximately two weeks, the Develop-
ment Commission staff will summarize all potential work plus cost estimates.
which will be reported to City Council in conjunction with the tax abatement
hearings scheduled for October.

SCG:gc

cc: Attendants
Rod 0'Hiser

o4
Don Bergstrom )Z/@/yé




September 10, 1979

MEMORANDUM:
DEPARTMENT OF ‘ :

DEVELOPMENT AND

CIVIC PROMOT | '
C PROMOTION T0: The File

PORTLAND _
DEVELOPMENT FROM'(EZE%%Z. Pat LaCrosse

COMMISSION

_ SUBJECT: Informal Council Session on the
A“ﬁ&ﬂ#%gﬂ%ﬁg?her McCormick Pier Development, 9/4/79
Gary W. Masner .

—
o : On the above date staff and the developer, Bill Naito, made a pre-

J. David Hunt sentation to City Council on the McCormick Pier site and proposed
Executive Director development. After a short introduction, Bi11 Naito described the
housing proposal. After further discussion with the developer and
1600 S.W. First Avenua his architect, the following points were established:

Portland, Orogon 97201
(603) 248.4800

1. The Council present i.e., Commissioners Schwab, Ivancie and
McCready took no formal position on the tax abatement pending
further information and formal application.

More information is needed on the reason for, cost of, and who
pays for another access to Front Avenue through the develop-
ment of Hoyt Street from 3rd to Front.

The same concern was voiced with respect to the re-opening of
9th Avenue, connecting to Front.

The whole question of the park land donation and improvement
cost, the greenway and who owns and maintains it, as well as
the off-shore structure which the developer stated could be
built by him and maintained by him, needs to be clarified.

An additional issue which was not covered in areat detail in

the meeting itself involves the alteration of the Front Avenue
improvements to allow for the parking lane adjacent to the pro-
ject. Whether this would be public, metered, or private parking
and its estimated cost and the question of who pays, needs to

be resolved.

As a follow-up to the meeting, I propose a three-part approach:
1. That a meeting be held involving John Lang, PDC staff, Traffic

and the developer to discuss improvements whether Hoyt, Ninth
or both to the access to Front Avenue.
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¢. That a separate meeting be held with Doug Bridges, the developer

~and the PDC staff to clarify the costs, timing and relationship
of the public recreation property, including the park, greenway,
etc., as well as the breakwater, 3

' 3. That the developer proceed inmediately to prepare the formal tax
abatement application which will be filed with Bruce Martin for
processing as outlined in the City Ordinance.

I will follow up to initiate these meetings.

PLC:gc

. .cc: Bill Naito Doug Bridges
' Edith Sherman Doug Butler
George Sheldon Tom Neely
John Lang - Dave Hunt
Bob Willoughby Sam Galbreath
Bruce Martin '
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Son e omen " . August 30, 1979 —
Fred M. Rosenbaum : — —
Louls Scherzer — :
MEMORANDUM o e Ty
Execui%eolrec:or " To: CHDI Board of ‘Directors ‘ Tl c. " -
' From: Bob Wil loughby  HAE L A UL
Subject: Tax Abatement for Naito Project | e '
S5 S AV I have spoken with each Board member (except Aubrey Schmidt, who
Portland, Oregon 87204 1S out of the country) about whether I should appear in support
(503) 248-4714 of Bill Naito's request for tax abatement at an informal session

of the City Council on Tuesday, September 4, 1979. There was a
clear consensus that I should not do so unless the figures in the
project clearly justified the need for tax abatement.

Since I spoke with each of you, Pat LaCrosse has learned that the
Council wants these informal sessions kept brief and loosely organ-
ized. He has suggested, and I agree, that my testimony should be
limited to a discussion of the Leland study with regard to this
kind of project and a statement that CHDI recommends this project
for the proposed site. (In other words, not take a position on the
tax abatement.)

1 have enclosed the justification for tax abatement prepared by

the developer for your consideration so that in the event the Board
is asked in the future for its opinion.on tax abatenent for this
project, you will have the information you need. Perhaps by the

time this matter is formally before the City Council, the Board will
be prepared to make a recommendation on whether this project deserves
public assistance through tax abatement. In any event, it will be
unnecessary and premature for me to express any position on that
question at next Tuesday's meeting, so I will not do so.

The preliminary indications are that HUD will not give Mr, Naito

a 40-year GNMA Targeted Tandem 27 mortgage unless he is given tax
abatement by the City. When you Took at the comparison of rents

on page four (4) of the attached project cost analysis and feasa-
bility comparison, please note that the rent level shown "without .
tax abatement" assumes that the project is approved for the HUD
mortgage. Since it may not be (without abatement) the project may
require conventional financing at a shorter term and at conventional
rates. Obviously, the resulting increase in debt service will re-
quire an increase in rents beyond the level shown in this column.
The developer indicates to me that without the FHA insured loan, the
project is dead. Obviously, if HUD requires abatement, the project
will not proceed without abatement.
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CHDI Board of .. .rectors
August 30, 1979 S
page 2 N
i R o
One other aspect of this project makes it unique. HUD is requesting
that the abated taxes by paid on a separate 10-year mortgage for a
portion of the debt. The savings because that portion of the debt
need not be financed for the full 40-years is amortized as a rent re-
duction for the entire period of the mortgage. Therefore, all of the
tax abatement will go directly to the renters for the first 40 -years
of the project in the from of a rent reduction. .

Also, HUD will regulate any increase in rents during the term of

their mortgage. The rents will be held down because HUD will only
allow a minimal return.on investment for one of these projects. In
effect, there will be rent control for the first 40 years o7 the pro-
ject. Because of this rent control and because the abated taxes will
go toward rent reduction, if private rents downtown go up faster

than HUD allows these rents to increase, this project will become more
"middle income" as time passes. o

If there is any more information that you would Tike on this project
please call. : S

ng
enc.




. - OJECT COST ANALYSIS

McCORMICK PIER PROJECT

(WEST SIDE WILLAMETTE RIVER
BETWEEN BROADWAY & STEEL BRIDGES)

Total Gross Area Apartment Buildings
{Not including balconies or patios)

Total Gross Areca Recreation, Laundry
and Management Building

‘Total Gross Area Parking Structure
Total Rentable Area Apartmcnf Units

(per RUD definition: inside
measurements)

312,477 sq.
20,000 sq.

57,000 sq.

299,826 sq.

fe,

ft.

ft.

fc.

Building Cost 332,477 @ $34.28
(Apartment and Recreation Bulldings)

Site Improvements
{Parking structure rehadb, surface parking,

landscaping, roads & walkways, site
utilicies)

CONSTRUCTION COSTS INCLUDING PARKING

Land Cost
$6,525/unit

TOTAL CONSTRUCTION COSTS - BUILDING .& LAND

Interest during construction
Other Carrying Charges & Financing Fees

TOTAL ~ INDIRECT COSTS

TOTAL PROJECT COSTS 4
ﬁortgage Amount

Equity Investment

$11,396,585

1,627,723

13,024,308

2,642,500

1,141,653

995,205

15,666,808

2,136,858

17,803, 665%*

>

16,023,200

1,780,466

«*This amount represents the cestimated maximum project costs supportable by. rents

However, the attached
letter addressed te the Portland Development Commissfion by J. Douglas Macy, consult-

ant to the developers, explains the limited funds available within the project hud-

considered feasible for middle-income housing at this location.

get for offsite improvements including the Willamette Greenway improvements which will

benefit the general public,



PROFORMA INCOME/OPERATING STATEMENT
WITH TAX ABATEMENT

" McCORMICK PIER PROJECT

(WEST SIDE WILLAMETTE RIVER
BETWEEN BROADWAY & STEEL BRIDGES)

INCOME:‘
'Annua} Gross Rental
Miscellaneous
Parking
TOTAL INCOME
Lless: Vaéancy Allowance (7%)

TOTAL EFFECTIVE ANNUAL RENTAL INCOME

OPERATING EXPENSES:
Administrative
Operating ‘ -
Maintenance |
Reserve for replacement
TOTAL OPERATING EXPENSE

TAXES (LAND ONLY) 1,459,000 @ $25

TOTAL EXPENSES (WITH TAX ABATEMENT)
NET OPERATING INCOME (before Debt Service)
Debt Service
14,128,200 @ 7 1/2% 40 yrs = $1,186,324 8.4K
1,895,000 @ 7 1/2%. 10 yrs = 279,512 14,75K
CASH FLOW

Return on Equity - . 131,828
1,780,466

| :141”9('385

$2,049, 840
14, 580,
116,160

2,180,580

152,641

2,027,939

$ 104,667
118, 323
112,100

58,710

393,800

36,475 .

430,275

1,597,664

1,465,836

131,828 .

7.40%




v

Ll FROFO. . INCOME/OPERATING STATEMENT
WITHOUT TAX ABATEMENT
McCORHICk PIER PROJECT
(WEST SIDE WILLAMETTE RIVER
BETWEEN BROADWAY & STEEL BRIDGES)
INCOME :
Annual Gross Rental
.Miscellaneous
Parking
TOTAL INCOME

less: Vacancy Allowance (7%)

TOTAL EFFECTIVE‘ANNUAL RENTAL INCOME -

OPERATING EXPERSES:
Administrative
. Operating
Maintenance
Reserve for replacement
TOTAL OPERATING éXPENSE
TAXES: .
Land $1,459,000 @ $25
Building $11,181,000 @ $25
TOTAL TAXES (WITHOUT .TAX ABATEMENT)
TOTAL EXPENSES (WITHOUT TAX ABATEMENT)

NET OPERATING INCOME (Before ﬁeb: Se;vice)

Debt Service ($16,023,200 @ 7 1/2% &0 yrs ='8.4K) """

CASH FLOW - NEGATIVE®

$2,049,840

14,580
116,160

2,180,580

152,641

2,027,939

$ 104,667

118,323

112,100
58.710

393,800

36,475

279,525

316,000

: 709,800

1,318,139

1,345,444

$ - 27,505

e ——————

HUD/FHA will not insure a loan with a qegatiyélé;éhxflow;;»;:“
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'EASIBILITY COMPARISON

TAX ABATEMENT/WITHOUT TAX ABATEMENT

. Following is a comparison of rents based on a'mortgage interest rate at 7 1/2%:

(1) rents without tax abatement; (2) proposed rents with tax abatement savings

spread over & 40 year term; (3) rents reduced by tax abatement for ten years only,
PR o .

. Rents reduced by
Rents without ~ Proposed tax abatement
No Units . Sq. Ft, tax abatement Rents for ten years only
186 .1 Br 617 388 355 339
106 1 Br 738-748 ‘ 470 430 411
49 2 Br 1 Bath 962 536 490 469
64 2Br 2B 928 601 550 . 527

If taxes are not exempted, they weuld have to be‘borne by the renters and the rents
would be above the range for middle-income. rental housiag as prejected for 1982,
therefore making the project infeasible.

With tax abatement there would be an average annual savings of $690.19 per unit
($57.52 per month), However if the total savings were applied to rents during the
ten-year term, there would have to be an immediate jump in rents at the end of the
abatement period, and tenants during the first ten years would be the only benefi-
claries. : .

To equalize the tax savings over the full 4L0-year term of the loan, HUD/FHA requires
that all of the savings from tax abatement are to be used to pay off a portion of
the total debt over the initial ten year period. The balance of the debt is amor-
tized over 40 years. Thus, when the project goes on the tax rolls, the short term
debt is paid off and tax payments can begin without any increase in rents., These
additional payments during the first ten years have the effect of reducing total
mortgage payments over the. 40-year term of the loan and when this savings is added
to the tax savings, there is a total savings to all tenants in excess of $7 million
spread equally over 40 years.

A Regulatory Agreement betwecen FHA and the owner sets the allowable maximum rents at
first occupancy and regulates increcases, as approved by FHA, based on substan-
tiated increases in taxes and operating and-maintenance expenses.
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Portland Development Commission —=!

1500 S. W,

Portland,

Dear Sam:

First Avenue —_l - .T
Oregon 97201

LASYIR U (L &

Responding to your request to rationalize land values for donations and ease-

ments on the McCormick Pier project, the following statistics and postulations
are submitted:

1.

Individusl or Firm Membersmps in: Porlland Board of Reallors » Society of Indusirial Reallors « Eugene Board of Reallors « Realtors Na\mnbl Markating
Institule « Urban Land institute e Bullding O\hnnrs & Managers Assoclation Internntional o Nationnl Association of Reallors Omgon Asmcu\lon of nclllau

Gross site area (all parcels including water area

to harbor line) 12.4558 Acres
Net site area (less water area from mean high water) 9.3852 Acres
Area of greenway and park land to be donated 3.3937 Acres
Cost of buying (not including holding) $2,646,000

Land derives intrinsic value by the proximity to the river and the
project, as conceived, relies heavily on the river orientation.
The same concept, if located across Front Avenue without the river
frontage, would not work.,

If land and easements were not being given, the project would have

been designed differently, capltallzlng on land and potentially
affecting rents.

The value of three greenway access easements, utility and water-
front easements was determined by subjective judgment, based on
strong potentials for inconvenience to future tenants caused by
utility repairs, and problems of security and privacy caused by

public access through the project. Value is set at $150,000,

The value assigned to the greenway and pawit land to be donatod was
derived by the following formula: :

\

Cost of land
Gross site area = Cost/acre

(Cost/acre) (acres donated) = Value of donated land = $72G,928

The estimated construction cost of greenway improvements to ease-
ments and donated land (not including design fees) is $661,980.
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10. Gréenway maintenance has been caltulated by consultation with the
Parks Department at $15,785/year for 10 years = $157,850.

If any further facts or figures 'are required, please contact me.
Vefy truly yours,

BULLIER & BULLIER

A T S oo s
Pdul F. Brleuver

PFB/ds
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BUREAU OF PARKS AND
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DOUGLAS W. BRIDGES
SUPERINTENDEMT

1107 S W. FOURTH AVE,
PORTLAND, OR 9720¢
503/248-3580
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December 28, 1979

e i s o

MEMORANDUM '
T0: Sam Galbreath g)}&hxti>
FROM: Douglas W. Bridges, Superintendent

Bureau of Parks

SUBJECT: McCormick Dock

This memo is to inform you I will not be able to recommend to City
Council that the acre at the south end of the project area be
accepted by the City for use as a park.

I am not able to justify the expense and responsibility incurred
based on the value of a park in that location, the probable service
area of the park, and possible supervision problems.

Based on these considerations, | do not plan to pursue funding
opportunities for development of the park. Our interest in the
project will be confined to greenway access to and along the river,

DWB.g
385

cc: . Bud Kramer

MASTLL o
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Civy of ¥o.tland
Burazu ¢i Planning
October 31, 1979 :

City Planning Commission
Joan Smith, President
424 S.W., Main Street
Portland, Oregon 97204

Re: Request for Tax Abatement by Bill Naito

for McCormick Pier

On October 5, 1979, the City Housing Development, Inc., Board of
Oirectors considered Mr. Naito's request for tax abatement for

his Mc Cormick Pier project. The CHDI Board is familiar with the
project and has, in the past, recognized the proposed development
as being appropriate for that site. In considering the tax abate-
ment question, the Board of Directors felt that there should be

two criterfa which a developer should meet before he fis granted
tax abatement for his project.

1. The project should be the kind of project for which
abatement was intended (multi-family, lower middle income,

and the public benefits should be greater than the potential A;
loss of tax revenues, etc).

2, The project should be one that is not economically
feasible without tax abatement.

The Board applied these two criteria to Mr. Naito's project and felt
very strongly that this is the kind of project for which abatement
was intended. The Board also felt that it is an appropriate deve])-
opment for that site and 1t will make possible a large middle {ncome
rental project in the downtown area which would not. otherwise be
built. L T N A T
I have enclosed the resolution approved by the Board concerning

Mr. Naito's request for abatement. The Board recommends that the

Planning Commission and the City Council approve Mr. Naito's request,

The reasons for that recommendation are explained in greater detail

in the enclosed resolution, #79-13,

CHDI, because of its interest in promoting downtown middle {ncome
housing and helping the City of Portland achieve {ts housing qoal of
2500 units by the year 2000, is very interested in seeing these 405
rental units constructed, and we urge the Planning Commission and the
City Council to approve Mr, Naito's request.

c: CHDI Board

T
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Resolution 79-13

“RESOLVED, that CHDI sipports the use of tax abatement for Bil] Naito's
proposed McCormick Pier project and recommends to the Planning Commission

and the City Council that tax abatement be approved for this project because
of the following reasons:

1. The proposed site is presently being under-utilized and has beep under-
utilized for approximately 14 years.

2. It is being under-utilized because of its cost

» shape and location, and
because of ingress and egress problems.

3. The project site is presently a seriously blighted area.
has recently been aggrivated by damage from a dock fire.

4. Because of high interest rates and the
Is not economically feasible using a conven

This condition

high cost of the land, this project
tional loan with conventional terms.
5. A lower than market interest rate. forty year HUD/GNMA mortgage has been
conditionally approved for this project, but as a condition of final approval,
HUD is requiring that the developer obtain tax abatement from the City.

6. Without tax abatement, HUD will not give FHA insurance becaus

e the project
without abatement has a negative cash flow.

7. Several proposed commercial developments by experienced developers for this
same site have failed.

8. The developer is committed to aggressively pursuing the opportunity for

developing housing on this site as evidenced by his payment cf over $500,000
in non-refundable architectural and HUD fees,

9. The 405 housing units in this project will be added to the downtown

housing goal and will have a significant impact upon meeting the City's goal
of 2500 new housing units by the year 2000.

10. HUD is requiring that the savjngs‘7E€1ized by the developer because of
tax abatement be passed on to the tenants in the form of reduced rents for

the term of the HUD mortgage, and, during the term of that mortgage, HUD wil)
impose a form of rent control on the project.

11. The taxes on the land will continue unaffected by abatement and it is
only the taxes on the improvements which will be abated for ten years,

12, Without abatement, those improvements will not be made. " If this project
fails, there is a possibility (because of its location, cost and blighted
condition) that no substantial improvements will be made on this parcel
during the ten years that abatement would have run.

13.  This project is an appropriate and proper use of the tax abatement
program to further important housing goals."




DOWNTOWN COMMUNITY  ASSOCIATION
| 1111 SW. ‘Tenth Avenuce, Rm 1{25 |
Portland, Orcgon 97204 503-241-9070

Januaxry 14, 1990,

TO: Planning Commiuslon, Clty Of ortland /4
FROM: Jessica Rlahman, “erestident, Downtown Community Assoclation_-’ & (_,_-

Rity McCormick Mery

The Towntown Communtly Assoclation v Liorously suprorts the use of
Lax=abalement for this nronopnd moject, HeCormick Pler will

‘:;mn_:{.nnt.iul]y neroase the avallatle midile-income rental stock,

and will Ymnrove an aren presantly vacant

.

As the nroject will be recelvint nublic assistance, we assume that

there will ve no discrimination on any tasls, Includine restrictlons

on childyen,

buse

- We aye concerned Lhat Lhe nath alont the extension of the Greenway
W11l be wide enoush to accomodate both pedestrian and bicycle
traffic, The Mc:},'ulc/;,\odustri.an pathway alonz the river is one
of the nost attractive clements in the Waterfront Park, and we

feel 1t 4s Important to continue it throush this extension.




149385

“ ORDINANCE No. 149385

An Ordinance approving granting of a tax exemption for property located |
on portions of Blocks 110, 111 and 318 Couch Addition, making certain
findings establishing conditions for qualification for the tax
exemption, directing the Bureau of Planning to determine the admin-
Istrative costs of the exemption to the Multnomah County Assessor,

The City of Portland ordalns:

Section

1.

Ui

1. The Council finds:

The Norcrest China Company has applied for a Tax exemption
pursuant to Section 3.104,010 (3) (b) for property located between
the Broadway and Steel bridges east of Northwest Front Avenue, The
legal description of which Is as follows:

Tax Lots 1 and 2, Block 110 and 111 and Tax Lots 3 and 4, Block:
318, Couch Addition,

The real property and proposod project are owned by the Norcrest
China Company, 55 West Burnside Street, Portland, Oregon 97209,

The appllicant proposes to bulld the following described eligible
project: New multiple unit rental housing designed for approx-
imately 300 units ranging In size from 635 to 962 square feet each,
tocated in clustered 3% story bulldings,

The subject property is eligible property as prescribed by Section
3,104,010 (3) (b).

That The Portland Davelopment Commission at its meeting of December
11, 1979 recommended approval of this application for tax exemption,

o The Portland Development Commisslon reviewed the applicantis financ-

Ing plan and found [t to support eligibility for tax exemption.

That the Portland City Planning Comnission at its meeting of January
15, 1980 recommended that the Clty Councll| approve the application
for tax exemption with the conditlon that public benefits and com-
pliance actions be provided as follows:

(11 Donation to the City of the Waterfront ‘Parkiat the southern-ard
of the project;

(2) Contlnuous Waterfront walkway and bike pathway system (Greenway)
with two major Front Avenue-to-Waterfront public pathway ease~
ments;

(3) Greenway and Park donation fo be maintalned by the developer for
the duration of the tax abatement;

(4) Approximately 10% of the units designed for access and use Ey
people with physical handicaps;
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(5) Houging to be malntained as rental units for at least the
duration of fthe 10 year tax abatement.

7. That the City Counclil should approve the applicaTioh based on the
findings and recommendations of the Portland Development Commission
and the Portland City Planning Commission.

NOW, THEREFORE, the Councl| directs:

Section 2. That the application of the Norcrest China Company for the
property tax exemption provided by Section 3,104.010-100 of the Code
of the City of Portland and ORS 307.600-690 is hereby approved for the
following property:

Tax Lots 1 and 2, Block 110 and 111 and Tax Lots 3 and 4, Block 318
Couch Addition subject to the following conditions:

Yo Thatithe following public benefits will accrue to the City of Portland
from this project:

(1) A continuous waterfront walkway and bike pathway system

(Greenway) with three major Front Avenue-to-Waterfront public
pathway easements will be created and donated fo the City;

(2) Greenway will be maintained by the develover
for the duration of the tax exemption;

(3)  Approximately 59 of the units will be designed for access and
~ use by people with physical handicaps;

(4) The housing will be malntained as rental units for at least the
duration of the 10 year tax exemption,

Section 3. That the Bureau of Planning provide copies of this ordinance to

the applicant and the county Assessor as prescribed by Section 3.104.050
(1) (d) of the Code of the City of Portland.

ﬂ I page, 2
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