
December 2020

Prepared by:

WPTC Development 
Feasibility Review



DRAFT

Zoning is Part of the Equity Strategy

● Single dwelling rezoned to multi-dwelling

● Mostly keep CM2 zoning but bonus for 
public benefits to get to CM3 density or 
greater

● FAR cap on low-cost market rate 
apartments to discourage redevelopment

● Restricting residential uses in some 
mixed-use zones to encourage quality jobs



West Portland Town Center Zone Changes

QUESTION: Given Portland’s housing shortage, how many 
new homes will this re-zoning allow for?

Within the 20 year planning horizon, 4,300 to 4,900 new homes are 
estimated.

Of those, approximately 480 to 1,070 are projected to be new affordable 
homes constructed under Portland’s Inclusionary Housing regulations.

The total capacity is for 21,700 new homes as a result of the proposed 
zoning, though this capacity is unlikely to ever be realized in our lifetimes.



West Portland Town Center Zone Changes

QUESTION: How many acres are proposed for re-zoning 
from single dwelling to multi-dwelling?

134 acres proposed for rezoning from single dwelling 
designations (R2.5, R5, R7, or R10).
• 104 acres to RM1
• 22 acres to RM2
• 5 acres to CM2
• 3 acres to CM1



West Portland Town Center Zone Changes

QUESTION: What are comparable Town Centers?

By the end of the 20 year planning horizon, the West Portland Town Center 
could include 11,000 to 12,100 total people and 6,200 to 6,300 total jobs.

This will make it similar in scale to these Town Centers:

• Killingsworth/Interstate
• Powell/Creston
• NE 60th/North Tabor 

Each currently has about 11,000 people living within a half mile radius of the 
central point of each Town Center.



● Low rents
● High construction costs
● Lack of development interest
● Inequitable housing cost burden by 

race

● Self-sustaining market interest
● Mixed-income market rate housing
● Equitable development



“Prime the Pump”
Non-Profit + Public Sector Role
● Rezoning with public benefits
● Land banking
● Non-profit housing with co-located accompanying 

commercial and human services
● Infrastructure build-out



“Pave the Way”
● SDCs

● TIF 

● LID formation

● LTIC

● Regional infrastructure bank



DRAFT
Subdistricts

● Subdistrict development standards 
supercede base zoning

● A - Mixed use

● B - Multi-cultural hub

● C – Single dwelling to multi-dwelling rezone

○ Minimum density

○ Incentive for aggregation and density 
with IH

● D - Preservation

○ Cap FAR

○ Transfer FAR for affordability



Proposed Zone District Changes

Testing Development 
Feasibility



RM1 Bonus Structure

Base 
Allowance

Option 1 Option 2*

Max Bonus
Inclusionary 

Housing

Deeper 
Housing 

Affordability

Three-Bedroom 
Units

Visitable 
Units

Additional 
Requirement

-

● Provide 20% 
of units at 
80% AMI or 
10% of units 
at 60% AMI

● Provide 50% 
of units at 
60% AMI

● Provide 50% of 
units with 
3-bedrooms at 
no more than 
100% AMI

● Provide 25% 
of units built 
to Type A or 
Type C 
standards 

-

Maximum 
FAR Provided

1
0.5

(1.5 Total)
1 

(2 Total)
0.25

(1.25 Total)
0.25

(1.25 Total)
2 (Option 1)

1.5 (Option 2)

Maximum 
Height 
Provided

35’ -
10’ (and extra 
10% building 
coverage)

- - 45’

*Three-bedroom unit and visitable units bonuses cannot stack on top of inclusionary housing bonus
**Sites with 15,000 sq ft with IH are granted 1.75 FAR and 10’ additional height



RM-1 Scenario Comparison (IRR Constant)

Scenario 1:
Base Allowance

Scenario 2:
Higher Rents

Scenario 3:
Inclusionary Housing 

Bonus

Average Monthly 
Rent per Unit (% 
AMI)

$1,776 (77.1%) $1,893 (82.2%) $1,754 (76.2%)

Average Market 
Rate Rent / Unit 
(% AMI)

$1,776 (77.1%) $1,893 (82.2%) $1,867 (81%)

% Designated 
Affordable Units

0% 0% 20%

IRR 10.9% 12.0% 12.0%

7% rent 
increase

9% rent 
increase

12% rent 
increase



RM-1 Scenario Comparison (IRR Constant)

Scenario 4:
Deeper Housing 

Affordability

Scenario 5:
3-Bedroom + Visitable 

Units

Scenario 6:
IH Bonus + 15,000 sq ft Site 

Aggregation Bonus

Average Monthly 
Rent per Unit (% 
AMI)

$1,577 (68.5%) $2,240 (97.3%) $1,672 (72.6%)

Average Market 
Rate Rent / Unit 
(% AMI)

$2,328 (101%) $2,240 (97.3%) $1,758 (76.3%)

% Designated 
Affordable Units

50% 0% 20%

IRR 12.0% 12.0% 12.0%

37% rent 
increase

12% rent 
increase

3% rent 
increase

12% rent 
increase



RM-1 Key Findings

Scenario 1:
Base Allowance ● Rents from market study do not deliver 12% IRR given hard cost assumptions

Scenario 2:
Higher Rents ● Rents need to be raised 7% across all unit types in order to reach 12% IRR

Scenario 3:
Inclusionary 

Housing Bonus

● Rents for 1-bedroom and 2-bedroom units need to be raised 9% above 
predicted market values in order to reach 12% IRR 

● No real incentive to for-profit developers to utilize this bonus



RM-1 Key Findings

Scenario 4:
Deeper Housing 

Affordability

● Rents for 1-bedroom and 2-bedroom units need to be raised 37% above 
predicted market values in order to reach 12% IRR

● No real incentive to for-profit developers to utilize this bonus

Scenario 5:
3-Bedroom + 
Visitable Units

● Rents for studio, 1-bedroom and 2-bedroom units need to be raised 17% 
above predicted market values in order to reach 12% IRR

● No real incentive to for-profit developers to utilize this bonus

Scenario 6:
IH Bonus + 15,000 

sq ft Site 
Aggregation Bonus

● Rents for market rate studio, 1-bedroom and 2-bedroom units need to be 
raised 3% above predicted market values in order to reach 12% IRR

● Performs the best out of all bonus scenarios, but still requires above market 
rents to pencil

● The site aggregation bonus is envisioned for lots that can be combined to be 
over 15,000 sq ft

● Despite requiring minor increases in rents above forecasted market values, 
this bonus option provides a substantial increase in the number of units that 
could be built



How Frontage Costs Pencil in RM-1

● Can RM-1 sites carry the financial burden of frontage 
improvement costs?

○ Close to being feasible today, future market 
strength will help

○ Low market rents are a larger problem

○ Waiving transportation SDCs when frontage 
improvement is required of developer could 
help to close the pro forma gap

● Often, this is seen as a test of proportionality:

○ Is the cost burden of the frontage 
improvement proportional to the impact of the 
development?

● Yet, this overlooks the larger problem:

○ Even if a frontage improvement for a single 
development pencils, it will only result in the 
construction of a sidewalk to nowhere

○ We must instead be focusing on how to 
advance equity by constructing a complete 
area-wide sidewalk network

Bottom line: how to make a sidewalk 
to nowhere pencil isn’t the problem we 
should be seeking to solve!

Incomplete Complete





CM-2 Bonus Structure

1. Applies in all areas with commercial/mixed use zoning except Employment Focus Area
2. Some items not counted towards maximum FAR (structured parking and indoor bicycle parking, indoor rec space, community meeting rooms / 

event spaces

Base 
Allowance

Tier 1 Tier 2 (Community Bonus) Tier 3 (Nature Bonus)

Max Bonus
Inclusionary 

Housing

Preserve MF 
as Affordable 

Housing

Affordable 
Commercial 

Space1

Daycare and 
Community 

Service
Open Space Tree 

Preservation

Additional 
Requirement -

● Provide 20% 
of units at 
80% AMI or 
10% of units 
at 60% AMI

● Required 
before 
other 
bonuses

● Transfer of 
development 
rights

● Required for 
projects 
>10,000 sq ft 
commercial 
space

● Must include a 
Daycare of 
Community 
Service use

● Two other 
bonuses 
required 
before 
utilizing this 
bonus

● 15% 
landscaping 
needed

● Depends on 
number of 
trees and 
diameter of 
trunk -

Maximum FAR 
Provided 2.5 1.5 Up to 3

2 sq ft for each 
sq ft 

affordable 
commercial 

space provided

2 sq ft for each 
sq ft Daycare 
or Community 
Service use 
provided

None 1 5.52

Maximum 
Height 
Provided

45’ 10’ 10’ 10’ 10’ 10’ None 95’



Scenario 1:
19 Unit Building

Scenario 2:
Base (IH)

Scenario 3:
Base (IH) + TDR

Scenario 4:
Base (IH) + Affordable 

Commercial

Average Monthly 
Rent per Unit (% 
AMI)

$2,050 (89%) $1,904 (83%) $1,887 (82%) $1,974 (86%)

Average Market 
Rate Rent / Unit 
(% AMI)

$2,050 (89%) $2,065 (90%) $2,050 (89%) $2,159 (94%)

% Designated 
Affordable Units

0% 20% 20% 20%

IRR 12% 12.0% 12.0% 12.0%

CM-2 Scenario Comparison (IRR Constant)

22% rent 
increase

21% rent 
increase

20% rent 
increase

26% rent 
increase



Scenario 5:
Base (IH) + Daycare

Scenario 6:
Base (IH) + Affordable 

Commercial + Open 
Space

Scenario 7:
Base (IH) + Tree 

Preservation

Scenario 8:
Max FAR Bonus

Average Monthly 
Rent per Unit (% 
AMI)

$1,974 (86%) $1,983 (86%) $1,904 (83%) $2,003 (87%)

Average Market 
Rate Rent / Unit 
(% AMI)

$2,159 (94%) $2,174 (94%) $2,065 (90%) $2,202 (96%)

% Designated 
Affordable Units

20% 20% 20% 20%

IRR 12% 12.0% 12.0% 12.0%

CM-2 Scenario Comparison (IRR Constant)

26% rent 
increase

27% rent 
increase

21% rent 
increase

29% rent 
increase



CM-2 Key Findings

Scenario 1:
19-unit building

● Rents need to be raised 22% for all unit types in order to reach 12% IRR

Scenario 2:
Base (Inclusionary 

Housing)

● Rents need to be raised 21% for all market rate units in order to reach 12% IRR, 

● Can’t utilize full 4 FAR without tuck under/structured/underground parking - better to 
compromise maximum FAR bonus and provide surface parking

● Max physical FAR with height cap at 55 feet: 3.78 with surface parking

Scenario 3:
IH + TDR

● Rents need to be raised 20% for all non-affordable unit types in order to reach 12% IRR

● Can’t utilize full 5.5 FAR without tuck under/structured/underground parking - better to 
compromise maximum FAR bonus and provide surface parking

● Max physical FAR with height cap at 65’ (with 10’ bonus): 4.23 with surface parking

Scenario 4:
IH + Affordable 

Commercial

● Rents need to be raised 26% for all market rate units in order to reach 12% IRR, 

● Can’t utilize full 4.59 FAR without tuck under/structured/underground parking - better to 
compromise maximum FAR bonus and provide surface parking

● Max physical FAR height cap at 65’ (with 10’ bonus): 3.81 with surface parking

● No real incentive to pursue - less pain to pursue IH

● Even with retail rents above market - still doesn’t pay for construction



CM-2 Key Findings

Scenario 5:
IH + Daycare

● Rents need to be raised 26% for all market rate units in order to reach 12% IRR

● Can’t utilize full 4.59 FAR without tuck under/structured/underground parking - better to 
compromise maximum FAR bonus and provide surface parking

● Max physical FAR with height cap at 65’ (with 10’ bonus): 3.81 with surface parking

Scenario 6:
IH + Affordable 

Commercial + Open 
Space

● Rents need to be raised 27% for all market rate units in order to reach 12% IRR

● Can’t utilize full 4.54 FAR without tuck under/structured/underground parking - better to 
compromise maximum FAR bonus and provide surface parking

● Max physical FAR with height cap at 75’ (with 20’ bonus): 3.52 with surface parking

Scenario 7:
IH + Tree 

Preservation

● Rents need to be raised 21% for all market rate units in order to reach 12% IRR

● Can’t utilize full 5 FAR without tuck under/structured/underground parking - better to 
compromise maximum FAR bonus and provide surface parking

● Max physical FAR with height cap at 55’: 3.78 with surface parking

Scenario 8:
Max FAR Bonus

● Rents need to be raised 29% for all market rate units in order to reach 12% IRR

● Can’t utilize full 5.5 FAR without tuck under/structured/underground parking - better to 
compromise maximum FAR bonus and provide surface parking

● Max physical FAR with height cap at 95’ (with 40’ bonus): 3.81 with surface parking



Keys to Providing Affordable Commercial

● Regulating the size of commercial space is an 
effective way to provide affordability

○ Smaller spaces are more affordable

○ A smaller space is more critical than a lower 
rent per square foot as a pathway to 
entrepreneurship for startups

● Requirement is for developers to provide a warm 
shell in a small space

○ Low interest loans for tenant improvements 
is critical to helping BIPOC startups

● Developers understand value of having active 
ground floor space as a part of a project

○ Expectation is that retail rents are written off 
and not critical to a pro forma anyway

○ The value is the amenity and its contribution 
towards placemaking

Given current risk and lack of 
value in WPTC, there is consensus 
that the zoning reward structure 
is more challenging than 
rewarding; with improvements to 
the area this risk-to-reward ratio 
could change.



Active participation increases 
development feasibility
● Prime the pump
● Pave the way

Feasibility for mixed-use bonus 
structure increases over time
● Inclusionary housing
● Transfer of development rights
● Providing affordable commercial
● Providing daycare
● Providing open space
● Tree preservation



….on WPTC and Proposed Zoning Changes

Thoughts?



Thoughts on WPTC and Proposed Zoning Changes

Developer Feedback



Developers Round Table: Things We Heard

Why isn’t development happening in WPTC?
● Area is not transit centered, lower walkscore
● Potential mismatch between values of the place and regulatory environment

Feedback on Proposed Bonus Structure (RM1, CM2)
● Inclusionary housing is a tough hurdle, currently more restricting than incentivizing
● Additional incentives like tax abatements should be explored
● Regulate commercial sizes instead of rents to ensure affordability
● Consider waiving SDCs for the first wave of development in order to “prime the pump” for 

future development
● Consider giving developers a better than neutral SDC credit for providing open space / 

public space
● General consensus that the proposed zoning reward structure is more challenging than 

rewarding
○ Achieving bonuses requires major increases in rent to make up for additional 

development costs
○ Not much incentive to go beyond base currently



Pro Forma Analysis

Under the Hood



RM1 Analysis



RM-1 | 3 to 4 Multi-family Building (Base Scenario)

Development Program:

Occupancy Type:  Rental

(Scenario 1)



SDCs and Fees: Street Frontage Costs

RM-1 | 3 to 4 Multi-family Building (Base Scenario)

Occupancy Type:  Rental

(Scenario 1)

Financial Summary:



RM-1 | 3 to 4 Multi-family Building (Higher Rents)

Development Program:

Occupancy Type:  Rental

(Scenario 2)



SDCs and Fees: Street Frontage Costs

RM-1 | 3 to 4 Multi-family Building (Higher Rents)

Occupancy Type:  Rental

(Scenario 2)

Financial Summary:



RM-1 | 3 to 4 Multi-family Building (IH Bonus)

Development Program:

Occupancy Type:  Rental

(Scenario 3)



SDCs and Fees: Street Frontage Costs

RM-1 | 3 to 4 Multi-family Building (IH Bonus)

Occupancy Type:  Rental

(Scenario 3)

Financial Summary:



RM-1 | 3 to 4 Multi-family Building (Max Bonus)

Development Program:

Occupancy Type:  Rental

(Scenario 4)



SDCs and Fees: Street Frontage Costs

RM-1 | 3 to 4 Multi-family Building (Max Bonus)

Occupancy Type:  Rental

(Scenario 4)

Financial Summary:



RM-1 | 3 to 4 Multi-family Building (3-Bedroom + Visitable Units)

Development Program:

Occupancy Type:  Rental

(Scenario 5)



SDCs and Fees: Street Frontage Costs

Occupancy Type:  Rental

(Scenario 5)

Financial Summary:

RM-1 | 3 to 4 Multi-family Building (3-Bedroom + Visitable Units)



RM-1 | 3 to 4 Multi-family Building (IH Bonus + Site Aggregation)

Development Program:

Occupancy Type:  Rental

(Scenario 6)



SDCs and Fees: Street Frontage Costs

RM-1 | 3 to 4 Multi-family Building (IH Bonus + Site Aggregation)

Occupancy Type:  Rental

(Scenario 6)

Financial Summary:



CM2 Analysis



CM-2 | 3 to 4 Multi-family Building (19-unit building)

Development Program:

Occupancy Type:  Rental

(Scenario 1)



SDCs and Fees: Street Frontage Costs

Occupancy Type:  Rental

(Scenario 1)

Financial Summary:

CM-2 | 3 to 4 Multi-family Building (19-unit building)



CM-2 | 3 to 4 Multi-family Building (IH)

Development Program:

Occupancy Type:  Rental

(Scenario 2)



SDCs and Fees: Street Frontage Costs

Occupancy Type:  Rental

(Scenario 2)

Financial Summary:

CM-2 | 3 to 4 Multi-family Building (IH)



CM-2 | 3 to 4 Multi-family Building (IH + TDR)

Development Program:

Occupancy Type:  Rental

(Scenario 3)



SDCs and Fees: Street Frontage Costs

Occupancy Type:  Rental

(Scenario 3)

Financial Summary:

CM-2 | 3 to 4 Multi-family Building (IH + TDR)



CM-2 | 3 to 4 Multi-family Building (IH + Affordable Commercial)

Development Program:

Occupancy Type:  Rental

(Scenario 4)



SDCs and Fees: Street Frontage Costs

Occupancy Type:  Rental

(Scenario 4)

Financial Summary:

CM-2 | 3 to 4 Multi-family Building (IH + Affordable Commercial)



CM-2 | 3 to 4 Multi-family Building (IH + Daycare)

Development Program:

Occupancy Type:  Rental

(Scenario 5)



SDCs and Fees: Street Frontage Costs

Occupancy Type:  Rental

(Scenario 5)

Financial Summary:

CM-2 | 3 to 4 Multi-family Building (IH + Daycare)



CM-2 | 3 to 4 Multi-family Building (IH + Affordable Commercial + Open Space)

Development Program:

Occupancy Type:  Rental

(Scenario 6)



SDCs and Fees: Street Frontage Costs

Occupancy Type:  Rental

(Scenario 6)

Financial Summary:

CM-2 | 3 to 4 Multi-family Building (IH + Affordable Commercial + Open Space) 



CM-2 | 3 to 4 Multi-family Building (IH + Tree Preservation TDR)

Development Program:

Occupancy Type:  Rental

(Scenario 7)



SDCs and Fees: Street Frontage Costs

Occupancy Type:  Rental

(Scenario 7)

Financial Summary:

CM-2 | 3 to 4 Multi-family Building (IH + Tree Preservation TDR)



CM-2 | 3 to 4 Multi-family Building (Max FAR Scenario)

Development Program:

Occupancy Type:  Rental

(Scenario 8)



SDCs and Fees: Street Frontage Costs

Occupancy Type:  Rental

(Scenario 8)

Financial Summary:

CM-2 | 3 to 4 Multi-family Building (Max FAR Scenario) 
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