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Key Findings 
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Figure 1: Incremental Change in the Rents Required to Make a Prototype Pencil as a Result of 
Combined Policy Changes

 
Source: Policy Impact Calculator, 1.7.16. Note: Includes all applicable policies.  
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o 

Figure 2: Impact of New Policies as a Percent of Total Project Costs (Including Land) - Central City 
Mixed-Use Prototype

 
Source: Policy Impact Calculator, 1.7.16 
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Calculator Configuration 

Table 1: Overview of Physical Assumptions by Prototype 
 Industrial 

Office 
Central City 
Office 

Central City 
Mixed-Use 

Old Town 
Multifamily + 
Garage

Lents 
Multifamily 

Location Inner SE Central City Central City Old Town Lents 

Zone IG1 CXd EXd CXd CM3 

IH Incentive Package 
Classification 

N/A N/A 
Central City 
>5 FAR 

Central City 
>5 FAR 

MUZ 

Primary Land Use  
(Tax Classification) Commercial Commercial Multifamily Multifamily Multifamily 

Total Building Height 
(Stories) 4 Stories 14 Stories 19 Stories 6 Stories 5 Stories 

Ground Floor + 
Parking Podium 
Height (Stories) 

0 Stories 1 Stories 4 Stories 3 Stories 1 Stories 

Ground Floor Uses 
Lobby, 
Retail, 
Industrial 

Lobby,  
Retail 

Lobby, 
Retail, 
Parking 

Lobby, Retail, 
Parking 

Lobby,  
Retail 

Office Upper Stories 4 Stories 13 Stories 6 Stories 0 Stories 0 Stories 

Residential Upper 
Stories 

0 Stories 0 Stories 9 Stories 3 Stories 4 Stories 

Residential Units 0 Units 0 Units 218 Units 79 Units 52 Units 

Ground Floor Retail Yes Yes Yes Yes Yes 

Parking Type 
Leased 
Offsite 

Underground Integrated Integrated Surface 

Construction Type Timber 
Concrete & 
Steel 

Concrete & 
Steel 

Stick over 
Garage 

Stick over 
Podium 

Source: Policy Impact Calculator, 1.7.16 
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Table 2: Cost Summary by Prototype 

 

   Central City 
Office 

Central City 
Mixed-Use 

Old Town 
Multifamily + 
Garage 

Lents 
Multifamily 

Land Price ($/sqft) $73.38 $242.40 $350.00 $200.00 $30.00 

Total Hard Cost per 
Above Grade Square 
Foot ($/sqft) 

$281.90 $317.53 $222.65 $163.66 $191.65 

Total Project Cost 
(Including Market-
rate Land) per Above 
Grade Square Foot 
($/sqft) 

$401.58 $436.68 $321.31 $251.20 $279.12 

Total Project Cost 
(Excluding Land) per 
Above Grade Square 
Foot ($/sqft) 

$374.06 $401.97 $287.87 $222.99 $266.62 

Source: Policy Impact Calculator, 1.7.16 

 

Performance in the Early 2016 Policy Context 
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Table 3: Baseline Performance under early 2016 Policy Regime 
 Industrial 

Office2 
Central City 
Office 

Central City 
Mixed-Use 

Old Town 
Multifamily + 
Garage 

Lents 
Multifamily 

Assumed NNN Office 
Rent 

$25  
/SF/Yr** 

$30 
/SF/Yr* 

$33 
/SF/Yr** 

N/A N/A 

Assumed Residential 
Rent 

N/A N/A 
$3.25 

/SF/Month** 
$2.25 

/SF/Month** 
$1.25 

/SF/Month* 

Rents Must Be X% of 
IZ Analysis Market 
Rents* for Project to 
Pencil 

162% 163% 133% 173% 218%

Office Rents Must Be 
$X Greater Than 
Market to Pencil 

$15.49 
/SF/Yr 

$18.93 
/SF/Yr 

$11.03 
/SF/Yr 

- -

Residential Rents 
Must Be $X Greater 
Than Market to Pencil 

- - 
$1.09 

/SF/Month 
$1.65 

/SF/Month 
$1.48 

/SF/Month 

Residual Land Value 
of Base Project 

$(10,304,092) $(38,141,011) $(24,866,977) $(10,772,915)  $(8,430,315) 

Residual Land Value 
of Base Project per Sq 
Ft of Land 

 $(343.47)  $(953.53)  $(621.67)  $(538.65)  $(421.52) 

Land Purchase 
Subsidy Required for 
Project to Pencil 

 $12,505,442   $47,650,513   $39,549,477   $14,051,665   $9,030,315  

Land Purchase 
Subsidy Required for 
Project to Pencil per 
Sq Ft of Land 

 $416.85   $1,191.26   $988.74   $702.58   $451.52  

Source: Policy Impact Calculator, 1.7.16 
*PDC provided these assumptions based on similar PDC project comparables.  
**Assumed rents were taken from the Portland Housing Bureau’s 2016 analysis of Inclusionary Zoning.   
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2017 Policy Context 
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Table 4: Applicable 2017 Policy Context Changes by Prototype 
 Industrial 

Office 
Central 
City 
Office 

Central 
City Mixed-
Use 

Old Town 
Multifamily      
+  Garage 

Lents 
Multifamily 

Green Building Yes Yes Yes Yes - 
Ecoroof Yes Yes Yes Yes - 
Bird-friendly Yes Yes Yes Yes - 
New Parks SDC Fees Yes Yes Yes Yes Yes 
CET Tax Yes Yes Yes Yes Yes 
Central City Manufacturing 
Density Bonus 

Yes - - - - 

IH policy  
(% set-aside, % AMI) - - Yes Yes Yes 

Density bonus - - Yes Yes - Unused Yes 
SDC Fee Waivers (100% on Aff. 
Units for 10%@60% AMI only) - - Yes Yes Yes 

10 Year Property Tax 
Exemption on Affordable 
Units 

- - - - Yes 

10 Year Property Tax 
Exemption on All Units 

- - Yes Yes - 

CET Exemption on Affordable 
Units 

- - Yes Yes Yes 

Source: Policy Impact Calculator, 1.7.16 
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Individual Policy Impacts 

Table 5: Individual Policy Impacts ($/sq ft of Residual Land Value)3 
 Industrial 

Office 
Central City 
Office 

Central City 
Mixed-Use 

Old Town 
Multifamily+  
Garage 

Lents 
Multifamily 

Green Building  $(47.67)  $(143.00)  $(193.67)  $(31.67)   
Ecoroof  $(11.00)  $(26.67)  $(32.00)  $(6.33)   
Bird-friendly  $(4.33)  $(13.33)  $(18.33)  $(3.00)   
New Parks SDC Fees  $(2.33)  $(6.33)  $(0.67)  $1.00   $2.67  
CET Tax  $(14.33)  $(42.67)  $(59.33)  $(9.67)  $(5.67) 
Central City 
Manufacturing Density 
Bonus 

 $(91.00)         

IZ policy  
(10% set-aside, 60% AMI)      $(191.00)  $(25.00)  

Density bonus      $(144.67)    $(57.33) 
SDC Fee Waivers (100% 
on Aff. Units for 10@60 only)      $14.67   $4.33   $3.67  

10 Year Property Tax 
Exemption on 
Affordable Units 

         $4.33  

10 Year Property Tax 
Exemption on All Units 

     $253.33   $62.67    

CET Exemption on 
Affordable Units 

     $4.00   $0.67   $0.67  

Source: Policy Impact Calculator, 1.7.17 
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Table 6: Individual Policy Impacts on Residual Land Value, Total Cost and Percent of Project Cost4 
 Industrial 

Office 
Central City 

Office 
Central City 
Mixed-Use 

Old Town MF+  
Garage 

Lents 
Multifamily 

 Total 
Cost 

$ Proj. 
Cost 

Total 
Cost 

$ Proj. 
Cost 

Total 
Cost 

$ Proj. 
Cost 

Total 
Cost 

$ Proj. 
Cost 

Total 
Cost 

$ Proj. 
Cost 

Green Building5,6  
 > Low Est. (1.5%) 
 > High Est. (6.0%) 

$(1.4 M) 
$(610K) 
$(2.4M) 

-4.5% 
-1.9% 
-7.6% 

$(4.3M) 
$(1.8M) 
$(7.3M) 

-3.6% 
-1.5% 
-6.1% 

$(5.8M) 
$(2.5M) 
$(9.9M) 

-3.2% 
-1.3% 
-5.3% 

$(950K) 
$(410K) 
$(1.6K) 

-3.1% 
-1.3% 
-5.1% 

   

Ecoroof  $(330K) -1.0%  $(800K) -0.7%  $(960K) -0.5%  $(190K) -0.6%     

Bird-friendly  $(130K)  -0.4%  $(400K) -0.3%  $(550K) -0.3%  $(90K) -0.3%    

New Parks SDC   $(70K) -0.2%  $(190K) -0.2%  $(20K) 0.0%  $30K  0.1%  $80K  0.5% 

CET Tax  $(430K) -1.3% $(1.3M) -1.1% $(1.8M) -1.0%  $(290K) -0.9%  $(170K) -1.1% 

CC Manuf. 
Density Bonus 

$(2.7M) -8.5%

IZ policy  
(10% @ 60% AMI) 

      $(5.7M) -3.1%  $(750K) -2.4%   0.0% 

Density bonus      $(4.3M) -2.4%    $(1.7M) -11.0% 

SDC Fee 
Waivers (100% 
on Aff. Units for 
10% @ 60% only) 

      $440K  0.2%  $130  0.4%  $110K  0.7% 

10 Yr PT
Exemption 
(Affd. Units) 

            $130K  0.8% 

10 Yr PT 
Exemption 
(All Units) 

      $7.6M  4.1%  $1.9M  6.0%    

CET Exemption 
on Affordable Units 

     $120K  0.1%  $20K  0.1%  $20K  0.1%  

Source: Policy Impact Calculator, 1.7.17 
 

Impact of Density Bonus  
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Table 7: Denser Development Project Assumptions 
 Industrial Office Central City Mixed-Use Lents Multifamily 

Change in form (bonus taken)? Yes Yes Yes 
Total Building Height (Stories) 5 stories (+1) 25 Stories (+6) 6 Stories (+1) 
Ground Floor/Podium Height 
(Stories)

0 stories 
5 Stories (+1) 1 Stories

Ground Floor Uses Lobby, Retail, 
Industrial 

Lobby, Retail, Parking 
Lobby,  
Retail 

Office Upper Stories 5 stories (+1) 6 Stories 0 Stories 
Residential Upper Stories 0 Stories 14 Stories (+5) 5 Stories (+1) 
Additional Residential Units 0 Units 120 Units 13 Units 
Ground Floor Retail Yes Yes Yes 
Parking Type Leased Offsite Integrated Surface 

Construction Type 
Timber 

Concrete & Steel 
Stick over 
Podium 

Source: Policy Impact Calculator, 1.7.16 
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Combined Policy Impacts 

Table 8: Performance under 2017 Policy Context Relative to Early 2016 Policy Context Using 2016 
Market Assumptions 
 Industrial 

Office 
Central 
City 
Office 

Central City 
Mixed-Use 

Old Town 
Multifamily
+  Garage 

Lents 
Multifamily 

Non-Residential*             
Change In Rent Required to Pencil 
as a Result of Policy Impacts 4% 6% Dependent on IZ - - 
Incremental Rent ($/sq ft) Required 
to Pencil 

$1.43 
/SF/Yr 

$2.74 
/SF/Yr Dependent on IZ - - 

Change in Residual Land Value -46% -18% Dependent on IZ - - 
Change in Land Purchase Subsidy 
Required to Pencil 38% 14% Dependent on IZ - - 
            
Combined Impacts w IZ = 
20% @ 80%*            
Affordable Residential Units - - 68 Units 16 Units N/A 
Change In Rent Required to Pencil 
as a Result of Policy Impacts - - 5% 15% N/A (1) 
Incremental Market-Unit Rent 
Required to Pencil ($/sq ft) - - 

$0.22  
/SF/Month 

$0.58 
/SF/Month 

N/A (1) 

Change in Residual Land Value - - -54% -4% N/A (1) 
Change in Land Purchase Subsidy 
Required to Pencil - - 40% 8% 

N/A (1) 

Land Purchase Subsidy Required to 
Pencil per Affordable Unit - -  $230,013   $68,382  

N/A (1)

            
Combined Impacts w IZ = 
10% @ 60%*           
Affordable Residential Units - - 34 Units 8 Units 7 Units 
Change In Rent Required to Pencil 
as a Result of Policy Impacts - - 1% 8% 3% 
Incremental Market-Unit Rent 
Required to Pencil ($/sq ft) - - 

$0.06  
/SF/Month 

$0.32 
/SF/Month 

$0.08 
/SF/Month 

Change in Residual Land Value - - -42% -4% -19% 
Change in Land Purchase Subsidy 
Required to Pencil - - 31% 7% 18% 
Land Purchase Subsidy Required to 
Pencil per Affordable Unit - -  $365,537   $129,566   $231,368  
Source: Policy Impact Calculator, 1.7.16 (1) 80% AMI > Market. *all values relative to performance under early 2016 policy context. 
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Model Caveats 
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