
 
 

 

E x h i b i t  A  
 
October 9, 2008 

 
To: Mayor Potter and City Commissioners 
 
From: Barbara Sack, City Planner 
 
Cc: Dan Williams, Portland Development Commission (PDC) 
 
Subject: Planning Commission’s Report and Recommendation on the Requested Tax 

Exemption for Shaver Green  
 
 
On September 23, 2008, Planning Commission held a public hearing and voted to recommend to 
City Council that they approve a requested 30-year tax exemption term for the Shaver Green rental 
housing project under the City’s New Transit Supportive Residential and Mixed Use Development 
(TOD) tax exemption program.  Shaver Green Limited Partnership, represented by Wayne 
Armstrong and Rolanne Stafford, made the tax exemption request.  All the housing in this rental 
project will be affordable to low income households.  This project has no ground floor commercial 
space. 

 
The TOD program is one of the City’s two multifamily tax exemption programs and is available in 
designated areas outside the Central City where the City has planned for transit-oriented 
development.  This program allows a 10-year tax exemption to be granted on the improvement 
value of a residential or mixed-use project.  On November 8, 2006, City Council approved 
Ordinance No. 180572, which changed the TOD program’s regulations, boundaries, and review 
process.  One of the changes that City Council made to the TOD program was that low income 
rental projects subject to a public assistance contract to provide low income housing can apply for 
a tax exemption for the length of an affordability contract (City Code Section 3.103.060 
Exemption). 
 
In November 2006, City Council also adopted Resolution 36453 that placed a $20 million 
cumulative cap on the improvement value of new TOD projects for each tax year from 2007-2008 
through 2009-2010.  The improvement value of this project is estimated to be about $16.56 million. 
(The total value of is about $17.36 million).  This is the only new TOD project that applied for an 
exemption under the TOD program in the 2007-2008 tax year and is under the $20 million 
cumulative cap.  The Hazelwood Retirement Community also applied for a tax exemption 
extension in 2007-2008 tax year but it is not a new project and was not counted against the cap. 
 
 
I. Project Description, Location and Land Use Review History 
 

Project and Site Description 
The proposed project is a six-story apartment building located at 4011 NE Martin Luther King Jr. 
Boulevard.  The building will sit on a quarter-block site bounded by Shaver Street on the south 
and NE MLK Jr. Boulevard on the east.  The project has 85 units, which include 59 one-
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bedroom, 25 two-bedroom, and one three-bedroom units.  There will be 32 parking spaces on 
site for rent.  Construction is in progress and is expected to be complete in 2009. (See Site Plan 
and Zoning Map and Attachment 1 of Site Plan and Building Elevations of PDC Loan Committee 
Approval and Internal Memorandum.) 
 
Housing Affordability 
All the units in this project will be affordable to households at or below 60 percent median family 
income (MFI). Ten units will be Permanent Supportive Housing (PSH) units and services will be 
provided on site by Lifeworks Northwest.  In exchange for financing from the Oregon Housing 
and Community Services (OHCS), the project owners have entered into an affordability 

greement for 30 years that covers all the units.  The Portland a Development Commission 
to the financing of this project and has a 60 year regulatory 
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(PDCD) has also contributed 
agreement that also covers all the units.  Four units are to remain affordable to very low inco
households at or below 30 percent MFI and the remainder to low income households at or b

0 percent MFI.  (See PDC Loan Committee Approval and Internal Memorandum, attached 6
t is emo for more information on unit mix and affordability.) 

rop sed Public Benefits  
roject provides a number of public benefits.  Three of these are from the list of fifteen 
s as required by the City Code Section 3.103.040, Public Benefits.  They are: 

Net de
requirement is at least 68 units per acre. 

• LEED Silver certification from the US Green Building Council 
• Over twice the percentage of affordable units than is required by the TOD affordability 

requirement (20 perce
MFI) 

 
Other public benefits that are provided by the project include location on a frequent service bus 
line in an area planned for transit-oriented development and the provision of ten housing units 
with supportive services. 
 
Site and Recent Land Use Review History  
 

he site is approximately 2T
and 13300 that lie on the west side of MLK Jr. Boulevard just north of Shaver Street. The legal 
description is Lots 5-8, Block 2, Albina Homestead.  The building is currently under construction
Across the Boulevard is the Irvington Covenant Church and Retirement Community.  To the 
west, on the back of the block are single family homes and a commercial building that faces 
Shaver Street.   
 
The entire site is zoned RHd (High Density Resi

overlay, it is subject to design review.  The applicable standards are Community Des
Guidelines.  This project applied for a design review (LU 06-178089 DZM) and was 

ebruary 2007.  A sF
review (LU 08-150202 DZ) th
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II

TOD Program Description 
provides a 10-year tax exemption on the improvement value of new 

r other 
ulations are found in City Code Chapter 3.103.   

 authorized by the same State statutes that authorize the City’s New Multiple-Unit 
.600 – 

remains the same.   
 

. The TOD Tax Exemption Program Review Process and Public Benefit 
Requirements 

 

The TOD program 
multifamily and mixed-use projects located with a quarter mile of MAX light rail stations o
public transit service.  The TOD program reg
The program is
Housing (NMUH) program available in the Central City and urban renewal areas (ORS 307
307.637).  The City Council adopted the TOD program in 1996 to provide support for the City’s 
investment in the MAX light rail system and other investments in public transit outside the Central 
City by providing an incentive for high-density housing near transit facilities.  A number of 
changes to the program were made in 2006 but the program’s purpose 

Review Process 
City Council adopted a new review process along with other TOD program changes in 
November 2006 that is summarized below. 

PDC Review 
Requests for TOD tax exemptions are required to be reviewed by PDC staff for financial 
necessity of the tax exemption to the economic feasibility of the project and conformance with 

e requirements of City Code Chapter 3.103.  PDC staff then forwards their recommendation to 
nial or approval subject to conditions. 
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ion, see PDC 
oan Committee Approval and Internal Memorandum attached to this memo.)  

th
the Planning Commission for de

 
PDC staff sent the PDC Loan Committee’s recommendation of approval of the req
30-year tax exemption on to the Bureau of Planning on August 28, 2008.  PDC staff’s rep
found that the tax exemption was necessary to make the project financial feasible for its first 3
years.  The estimated internal rate of return (IRR) with the TOD exemption is estimated to b
4.58 percent over the first 30 years.  This forecasted IRR is well below the 10 percent limit 
allowed by City Code Section 3.103.045 A. Approval Criteria.  (For more informat
L
 
Planning Commission Review 
Planning Commission is required to review tax exemption requests for consistency with the 

ublic benefit review requirements of Chapter 3.103 within 60 days of receipt of a 

tion requests under the NMUH program.  The 
ason is that the more prescriptive requirements in Chapter 3.103 related to residential density 

and location near public transit ensure consistency with City plans and policies.  
 
After their review of the public benefit requirements at a public hearing, the Commission shall 
make a recommendation to deny or approve the application subject to conditions and instruct 
staff to forward an ordinance with their recommendation to City Council within 30 days. 
 
The Planning Commission held a public hearing and recommended to recommend to city 
Council that they approve this request subject to the provision of the three public benefits listed 
in their application on September 23, 2008. 
 

p
recommendation for approval of a tax exemption request from PDC staff.  The Planning 
Commission is not required to review TOD tax exemption requests for consistency with City 
plans and policies as they are for tax exemp
re



 

 
10/8/2008  Page 4 of 7 

City Council Review 
City Council is required to review the application and approve or deny by ordinance within 30 

ceiving the application.  The City Council hearing on this request is Octobdays of re er 22, 2008 
which is within 30 days of the Planning Commission’s decision. 

 
Public Benefit Requirements 
To be eligible for the TOD tax exemption, projects must meet the affordability requirement and 
provide three public benefits from the public benefit options list (3.103.040 D). 
 
Affordability Requirement for Rental Units:  The affordability requirement for rental proj
that the applicant provides at least 20 percent of the units, or building square footage, afford

ects is 
able 

t t can 
provi ercent of the units, or building square footage, affordable to and reserved 
f o

 
P i

o and reserved for households at or below 60 percent MFI.  As an alternative, the applican
de at least 10 p

or h useholds at or below 30 percent MFI. 

ubl c Benefit Options: Provide three additional public benefits from the following list: 
1. 20 percent of units dedicated to persons with special needs and are designed for full 

commercial use.  

bility requirement.   
the Planning Commission. 
ment standards approved 

sell off-street parking spaces separate from condominium units so that a 
unit can be purchased without a parking space. 

IV
cation is consistent with the program’s public 

uirements. 
 
Affordability Requirement

accessibility.   
2. 10 percent of rental units include 3 or more bedrooms.  
3. Provide childcare on-site or support child care facility.  

equivalent to at least 80 percent of maximum 4. Provide residential unit-per-acre density 
density  

or service or 5. Permitted ground flo
6. Office space or meeting room for community.  
7. Permanent dedications for public use including open space, community gardens, or 

pedestrian and bicycle connections to public trails and adjoining neighborhood areas. 
8. Family oriented recreational facilities. 
9. A dedicated car-share space(s). 
10. Structured parking. 
11. LEED Silver certification from the US Green Building Council.  
12. Twice the percentage of affordable units, or percentage of residential building square 

footage for affordable units, than is required by the afforda
13. Other benefits as proposed by the developer and approved by 
14. Transportation improvements above those required by develop

by the Portland Office of Transportation and the Planning Commission. 
15. An agreement to 

 
. Planning Commission’s Findings and Recommendation 

he Planning Commission finds that the appliT
benefit req

 
The affordability requirement is met because all the units will be affordable to, and reserved for, 
households at or below 60 percent MFI. 
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Public Benefit Options 
The applicant has stated that they will include three of the following public benefit options that 
are included on the list above: #4, #11 and #12. 
 
Planning Commission Detailed Findings on the Project’s Public Benefits 
This project provides 85 units of affordable housing that can serve small families and individuals
employed at nearby workplaces such as Emanuel Hospital and Lloyd District businesses.  It is 
located on NE Martin Luther King Jr. Boulevard, a Major Transit Priority Street with frequent bus 
service making it possible for residents to commute to work and make other trips by transit.  
Transit-oriented features of this project include that it will be built at a higher density 

pproximately 176 units p

 

er acre) than the threshold for the project density public benefit (a 
ace for 
tures in 
Council.  

This is consistent with the City’s goals to encourage sustainable development and reduce 
resource use. 

(a
minimum of  68 units per acre) and that it has a reduced parking ratio, less than one sp
every two units.  The applicants propose to include energy efficient and sustainable fea
the project so that it will qualify for LEED Silver certification from the US Green Building 

energy and 
 

ission RecommendationPlanning Comm  Approve the request for the 30-year TOD tax 

 
 

Attachments 
Zoning and Site Map from LU 08-150202 DZ 
Photos of Site 
PDC Loan Committee Approval and PDC Internal Memorandum with Attachments 1 and 2 

exemption with the condition that the proposed three public benefits be provided. 
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Looking north on NE MLK Jr. Boulevard at the intersection of Shaver 
Street at the project under construction. 

 

 
Looking east towards NE MLK Jr. Boulevard from Shaver St. 
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