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APPLICATION OF GSL PROPERTIES, INC. FOR 

A TEN YEAR PROPERTY TAX EXEMPTION

FOR NEW MULTIPLE UNIT HOUSING 

Known As The Yards at Union Station Phase C

(As Permitted Under Chapter 3.104) 

PLANNING COMMISSION REPORT AND RECOMMENDATION

I.
FACTS

A.
GENERAL INFORMATION

Effective Dates:
Pre-Application Date:
October 20, 2003



Full Application Date:
November 13, 2003



P.C. Hearing Date:
February 10, 2004


Deedholder:
City of Portland Development Commission



1900 SW Fourth Avenue, Suite 7000



Portland, OR  97201


Applicant(s):
Melora Banker, Representative



GSL Properties, Inc.



2164 SW Park Place



Portland, OR  97205


Building
Denis Haden, Architect


Architect:
OTAK



17355 SW Boones Ferry Road



Lake Oswego, OR 97035


Proposal :
Application for limited property tax exemption for the construction of Phase C of the Yards at Union Station rental housing project.  


Location:
A 1.02 acre triangular-shaped site located along NW Naito Parkway (formerly NW Front Avenue) close to the west end of the Steel Bridge


Legal Description:  
Union Station; Lot 5; New Plat 1997 (State ID 1N1E34BD Tax Lot 804) (Tax Account Number R291745)


Quarter Section:
2929


Zone(s):
CX, Central Commercial Zone



d, Design Review Overlay



River District of the Central City Plan District

Description of 
The applicant requests a ten-year limited property tax 

Proposal:
exemption for Phase C of the mixed-income rental housing development known as the Yards at Union Station.  This is the last phase of the development and will include 37 moderate-and middle-income, market-rate apartments with 27 parking spaces in tuck-under garages and 14 surface parking spaces.  The project will include a variety of one and two bedroom apartments in four buildings. After this project is completed, the total number of rental housing units in the Yards at Union Station development will be about 572 housing units.

B.
SITE INFORMATION


Description:  This portion of the Yards at Union Station development will be built on a triangular-shaped, flat, gravel-covered lot that is currently used for parking. Three previous phases of the development have been built, and the entire development covers over seven acres of land. The earlier phases of the Yards development extend northwest of this site along NW Naito Parkway.  This site is separated from the rest of the Yards at Union Station development by NW Ironside Terrace, which connects NW Naito Parkway with the access road on the west of the Yards development.  


History: The site was purchased by the City’s Development Commission as a possible site for the Oregon Convention Center.  An underutilized rail yard was removed from the site and the long term River District Development Plan recommended the site’s eventual use as housing (discussed on page 11).  Elements of the development plan were incorporated into the River District Policy amendments to the Central City Plan.


Land use reviews for this site and surrounding properties include:

· LU 03-173753DZ: The Portland Design Commission approved the project on March 4, 2004. The decision became final on March 26, 2004 when the appeal period expired. This project is located in a design zone and is subject to the approval criteria in the River District and Central City Fundamental Design Guidelines.

· LUR 96-00274: Approval of minor subdivision dividing the land on the west side of NW Naito Parkway southeast of NW 9th Avenue and northwest of NW Glisan Street into five lots.

· LUR 96-00032: Approval of Phases B-1 through B-3 of the Yards at Union Station housing.  Development planned for these phases consisted of 337 units of rental housing, 54 townhouse units, a community center, and retail spaces.

Other past land use cases relate to the rail service and passenger facilities at Union Station.

C.
VICINITY DATA: The site of the entire Yards at Union Station development was previously a rail yard.  The site is just east of Union Station and Amtrak’s passenger facilities and rail line. To the east across Naito Parkway are the McCormick Pier Condominiums which extend from the Steel to Broadway Bridges.  North of the site, the apartment buildings of the previous phases of the Yards at Union Station development line the west side of NW Naito Avenue.  Just south of the site is the west end of the Steel Bridge and NW Glisan Street. 

D.
AGENCIES, NEIGHBORHOOD AND OTHER ASSOCIATIONS NOTIFIED

All appropriate agencies and associations have been notified in accordance with Title 33 regulations governing Design Review of this project.  The property tax exemption program falls under Title 3, Administration, of the City Code.  The public notices of the meeting dates of the Portland Development Commission, the Planning Commission, and the City Council which are printed in area newspapers fulfill the notification requirement of this review.

E.
EXHIBITS  

1. Zoning Map

2. Vicinity map

3. Site Map

4. Building Elevations

5. PDC Staff Report and Recommendation

6. PDC Cash Flow Scenarios

7. Portland Development Commission Resolution of January 14, 2004
F.
LEGISLATIVE INTENT/STATUTORY AUTHORITY

1.
Legislative Intent: State Statutes

Consideration for a property tax exemption for a ten-year period is authorized by ORS 307.600 through 307.900 and by Title 3, Administration, of the Code of the City of Portland, Oregon.


State law specifies the following intent for the tax exemption provision under ORS 307.600, Legislative Findings:


"The legislature finds that it is in the public interest to stimulate the construction of rental housing in the core areas of Oregon's urban centers, to improve the balance between the residential and commercial nature of those areas, and thus, to insure full-time use of these areas as places where citizens of the community have an option to live as well as work.  The legislature further finds that cities of this state should be enabled to establish and design programs to attract new development of rental housing in their core areas based on the incentive of a local property tax exemption, which is authorized under ORS 307.600 to 307.690.  Such programs shall emphasize the development of vacant or under-utilized sites in the core areas, rather than sites where sound or rehabilitatable multi-unit rental housing exists, and shall result in the construction of units at rental rates accessible to a broad range of the general public."


The Oregon legislature further specified that the 10-year property tax exemption apply only to the building improvements.  The applicant would continue to be taxed on the land or any other improvements not a part of the multiple-unit housing or associated public benefit (ORS 307.630).


Planning Commission Comment: This statutory language was amended during the 1995 Legislative session by HB 3133 which broadens this program to include “transit oriented” for-sale as well as rental residential and mixed-use development.  In October 1996, the City adopted a separate program for transit oriented development.  Although this project can be characterized as transit-supportive, its location within the Central City Plan District requires review under the City’s Property Tax Exemption for New, Multiple-Unit Housing program (Chapter 3.104 of the City Code).


2.
City Code /Planning Commission Review

Section 3.104.050 of the City Code requires that the Planning Commission review tax exemption applications to determine whether the applicant's proposed development is consistent with the City's Comprehensive Plan and recommend to the City Council that the application be approved subject to conditions which the Commission deems appropriate to achieve the purposes of Chapter 3.104. 


In order for a limited property tax exemption to be approved, the following determinations must be made:


a)
that the proposed housing development is eligible for limited property tax exemption according to the requirements of City Code Chapter 3.104;


b)
that the proposed development is in conformance with adopted Comprehensive Plan and other adopted plans incorporated into the Comprehensive Plan, such as the Central City Plan; and


c)
that conditions specify the scope and nature of public benefit recommended for the proposed project.


Chapter 3.104, as amended in March 1990, requires review of all tax exemption applicants by the Portland Development Commission for economic feasibility (3.104.050 (B).


Also, because the proposed project is located in a zone with a design overlay, the project must be reviewed by the Design Commission for conformance with applicable design standards. The Design Commission approved this project on March 4, 2004.  The Design Commission reviews the project for conformance with Central City Fundamental and River District Design Guidelines.

Planning Commission Comment: As mentioned above, the Portland Development Commission is given authority to review the application for economic feasibility and to recommend to the Planning Commission approval, denial, or approval with conditions.  PDC staff recommended approval of this project. Staff concluded that the project’s internal rate of return (IRR) is 3.7% during the 10-year period of the abatement (Cash flow summary scenario 1).  This is within the 10% [IRR] threshold applied with the program in accordance with the 1999 PDC Financial Products Manual, as amended.  Without the exemption, the IRR is estimated to be either –6.9% with the projected rents (Cash flow scenario 2) or 10% if rents are raised by 24%, or approximately $273 a month (Cash flow scenario 3), which would exceed the market rents in the area.  The Portland Development Commission recommended approval of this tax exemption request at their January 14, 2004, meeting. (For more information, see Exhibits 5, 6, and 7.)

II.
ELIGIBILITY DETERMINATION

Section 3.104.010(3) of the City Code requires that property must meet one of two locational requirements in order to be eligible for tax abatement:

(a).
That it be located within the Central City Plan District boundary as shown on Map 510-1 Portland City Code Chapter 33.510; or

(b).
That it be within the boundaries of any urban renewal or redevelopment area formed pursuant to ORS 457.

Planning Commission Finding: The proposed apartment project on the site, which has a State ID of 1N1E34BD Tax Lot 804, lies within the boundaries of the Central City Plan District and within the Downtown Waterfront Urban Renewal Area.  

III.
DETERMINATION OF COMPLIANCE WITH ADOPTED PLAN POLICIES

A. 
Comprehensive Plan Considerations

Chapter 197 of the Oregon Revised Statutes requires all cities and counties to develop a Comprehensive Plan for land use and development, in accordance with the requirements of the State Land Conservation and Development Commission (LCDC).  Portland’s Comprehensive Plan was acknowledged by LCDC on May 1, 1981.  An update of the City’s Housing Goal 4 was completed and adopted by Ordinance No. 172954 on December 16, 1998.  

The Comprehensive Plan establishes a set of goals and policies to guide future development of the City.  Housing is addressed under Goal No. 4, which states:

“Enhance Portland’s vitality as a community at the center of the region’s housing market by providing housing of different types, tenures, density, sizes, costs, and locations that accommodate the needs, preferences, and financial capabilities of current and future households.”

The Yards at Union Station Phase C supports several of the policies of the Housing Goal including the following:  

4.1:
Housing Availability
Ensure that an adequate supply of housing is available to meet the needs, preferences, and financial capabilities of Portland’s households now and in the future.
4.3:
Sustainable Housing
Encourage housing that supports sustainable development patterns by promoting the efficient use of land, conservation of natural resources, easy access to public transit and other efficient modes of transportation, easy access to services and parks, resource efficient design and construction, and the use of renewable energy resources.
4.7:
Balanced Communities

Strive for livable mixed-income neighborhoods throughout Portland that collectively reflect the diversity of housing types, tenures (rental and ownership) and income levels of the region.
4.8:
Regional Housing Opportunities 
Ensure opportunities for economic and racial integration throughout the region by advocating for the development of a range of housing options affordable to all income levels throughout the region.

4.10:
Housing Diversity

Promote creation of a range of housing types, prices, and rents to 1) create culturally and economically diverse neighborhoods; and 2) allow those whose housing needs change to find housing that meets their needs within their existing community.
4.11:
Housing Affordability

Promote the development and preservation of quality housing that is affordable across the full spectrum of household incomes. 

4.14:
Neighborhood Stability

Stabilize neighborhoods by promoting: 1) a variety of homeownership and rental housing options; 2) security of housing tenure; and 3) opportunities for community interaction.
Planning Commission Finding: The Yards at Union Station housing project, with the completion of this last phase, will provide rental housing for a broad range of incomes. Phase C provides housing for households that are moderate-and middle-income. Low-, moderate- and middle-income housing has been included in earlier phases of the project.  The 1999 Update of the River District Implementation Strategy defines income categories as follows: 

· Low-income housing  is affordable to households at and below 50 percent MFI, 

· Moderate-income housing is affordable to households between 51 to 80 percent MFI, and 

· Middle-income housing is affordable to households at 81 to 120 percent MFI. 

Affordable means that housing costs are not more than 30 percent of a household’s income.  The first phase of the Yards is managed by the Housing Authority of Portland and provides the most low-income housing.  (For further discussion of the affordability mix of the Yard at Union Station project, see the Planning Commission Finding on page 12.)

B.
ZONING CONSIDERATIONS
The CXd Zone and Central City Plan District.  As of March 24, 1988, the Central City Plan was adopted for the inner city along the west and east sides of the Willamette River.  In the Downtown areas, the Z Zone Overlay was abolished.  Public review of projects in the Central City Plan District is now regulated by Central City plan district requirements, which supersede some CX regulations.

The Zoning Code regulations that apply to the subject site include the following:

•
Zone and Comprehensive Plan Map designation:  CX, Central Commercial

•
Permitted Uses: Household Living, the full range of commercial uses except vehicle repair and self-service storage, and most uses under the institutional use category.

•
Conditional Uses: Commercial parking is the primary conditional use, which is reviewed under the Central City Transportation Management Plan

•
Permitted Floor Area Ratio (FAR): 4:1

•
Permitted Building Height: 75 feet

•
Required Residential and Residential Bonus Target Area

Planning Commission Finding: The use, as proposed, conforms to the use and development standards of the CX zone.  Because it is governed by the “d” Design Zone Overlay, it is subject to major Design Review.  This phase of the overall project is has been reviewed as case LUR 03-173753.  An earlier design for this phase of the project included 100 mixed-income units for this site.  Denial of a Planning Bureau proposal to increase the height limit on the site and on other properties in the area led to the redesign of this project for a smaller number of market-rate rental units.  

C.
DETERMINATION OF COMPLIANCE WITH CENTRAL CITY PLAN POLICIES

The Central City Plan was adopted by the City Council on March 24, 1988.  Relevant district and functional policies to be considered are the following (as amended with the adoption of the University and River District Policies in July 1995):


"Policy 3: HOUSING.  Maintain the Central City's status as Oregon's principal high density housing area by keeping housing production in pace with new job creation.


 FURTHER:

1.
Promote the construction of at least 15,000 new housing units in the Central City by the year 2010.

2.
Preserve and encourage rehabilitation of existing housing.

3.
Encourage the development of housing to meet diverse needs by encouraging a range of housing types, prices, and rent levels.  Avoid isolating higher, middle, moderate, low and very low-income households.

4.
Foster housing development as a key component of a viable urban environment.  Encourage a mix of rental and owner-occupied housing that accommodates the variety of households and families attracted to a Central City lifestyle.  Include affordable housing in this mix.

5.
Secure greater regional participation in addressing the housing needs of the homeless, low-income and other special needs populations.

6.
Where residential development is required, assure that when development of the housing is deferred to the future, the housing site is designated and zoned residential."

7.
House at least 15 percent of PSU students in university housing.  Locate university housing within the District or within walking or bicycling distance of the District, or at a location with a direct transit connection to the District.

8.
Facilitate housing ownership in order to foster a vested interest and “stewardship” in the Central City by residents.

Planning Commission Finding:  The proposal complies with the overall policy statement and particularly with the objectives addressed by the above Further statements 1, 3, and 4.

"Policy 17: RIVER DISTRICT.  Extend downtown development throughout the River District that is highly urban in character and which creates a unique community because of its diversity; its existing and emerging neighborhoods housing a substantial resident population, providing jobs, services and recreation; and most important, its embrace of the Willamette River.

FURTHER, to become the kind of place where people would like to live, work, and play:

A. 
Pursue implementation of the River District urban design and development plans through public/private projects (proposals for action) as described in each of the four action areas of the River District Development Plan: 


(1) Union Station/Old Town, (2) Terminal One, (3) Pearl District, and (4) Tanner Basin/Waterfront.

B. 
Preserve and enhance the River District’s history, architectural heritage, and international character.

C. 
Integrate social service facilities in a manner that is visually and functionally compatible with the River District and consistent with the City of Portland and Multnomah County’s coordinated social service plan.

D. 
Accommodate housing needs for diverse family structures.

E. 
Provide neighborhood amenities that support River District residents who work and use the services provided by the Central City. Amenities include commercial, educational, medical, recreational, transportation, entertainment, emergency and social services.

F. 
Accommodate industrial growth in industrial zoned areas.

G. 
Pursue implementation and completion of the Chinatown Development Plan.

H. 
Foster the development of artist residential/work space and gallery facilities.

I. 
Incorporate strategic public investments in infrastructure that will stimulate private sector redevelopment. The River District needs increased transit services, improved streets, and open space.

J. 
In coordination with the Combined Sewer Overflow (CSO) Tanner Creek Basin Project, daylight Tanner Creek through the center of the District and construct a large focal point basin connecting Tanner Creek with the Willamette River to provide a tangible amenity that distinguishes the River District.

K. Contribute to the efficiency of urban living with development density, diversity of land use, and quality of design that will result in significant savings in the infrastructure costs of transportation, water, sewer, electricity, communications and natural gas."

Planning Commission Finding:  This project supports the objectives detailed in Further statements A, D, and K.  The Yards at Union Station project has been constructed through a public-private partnership on a former brownfield site in the Union Station/Old Town area. The Portland Development Commission assembled the land and selected GSL Properties to develop the entire Yards at Union Station project, which will have 572 units with the completion of this last phase. The majority of the units in this last phase are two-bedroom units, which makes it possible for larger households, including families, to live in this area of the River District.  This project is also convenient to the transit mall as well as to Union Station and the bus terminal. 

D.
DETERMINATION OF COMPLIANCE WITH THE DOWNTOWN PLAN
According to District Policy 14, DOWNTOWN, of the Central City Plan, the Downtown Plan is intended to remain as an active implementation tool in guiding City decisions on planning activities within the Central City.  The adopted document, Planning Guidelines/Portland Downtown Plan, constitutes the City's basic land use policy directive to guide development in the downtown area, and therefore, continues to be a component of Portland's Comprehensive Plan and development strategy.

The Downtown Plan, originally adopted by City Council in 1972, was updated in 1980 and republished as the Goals and Guidelines of the Portland Downtown Plan.

Specific goals and guidelines, which are relevant to the proposed project, include:

Housing and Downtown Neighborhoods

General Goal: "To give high priority to increasing the number of residential accommodations in the Downtown area for a mix of age and income groups, taking into consideration differing life styles; and to provide a 'quality' environment in which people can live recognizing that residents of Downtown and adjacent areas are essential to the growth, stability and general health of a metropolitan city."

Specific Goal A calls for coordinating and better organizing the efforts of all agencies that are involved in the provision of housing (both public and private, including the Portland City Planning Commission, the Portland Development Commission and the Housing Authority of Portland).  Specifically:

Objective 1.”Develop economic or other incentives to reduce the slippage rate of existing housing units from the market in the Downtown area and encourage the building of additional housing units."

Objective 2. "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." 

Planning Commission Finding:  The proposed project supports these goals and objectives.

E.
DETERMINATION OF COMPLIANCE WITH The Downtown Housing Policy and Program
The Downtown Housing Policy and Program, adopted by Resolution 32514 on October 3, 1979, represented a refinement of the housing goals of the 1972 Downtown Plan.  The most relevant of the four main goals in the 1979 policy and program document states:

"Create Middle-Income Housing.  The City recognizes the desirability of an economically and socially balanced Downtown, which is now predominately low-income.  It also recognizes the significant and growing demand for smaller housing units, which are especially suitable Downtown.  Therefore, the City is committed to the creation of new housing for small middle-income households.”

The Downtown Housing Policy and Program also lists several existing programs, which are available to carry out its objectives, including the limited property tax exemption program.

Existing Programs:  Limited Assessment.  "To encourage historic preservation, housing rehabilitation, and new housing construction by limiting assessments for tax purposes of the value added by property improvements for a period of years following those improvements." 

Planning Commission Finding:  The proposed project is requesting the incentive provided by the limited property tax assessment (exemption) in order to provide 37 rental units targeted for moderate- and middle-income households in support of the above housing policy.  

F.
DETERMINATION OF COMPLIANCE WITH THE RIVER DISTRICT DEVELOPMENT PLAN
On May 11, 1994, the Portland City Council adopted Resolution No. 35274 endorsing the River District Development Plan and charging several City bureaus to undertake activities to achieve this twenty-year plan.  Relevant components of this resolution speak to the goal of producing 5,555 new housing units in the River District and committing the City to assist in the realization of the River District vision of a diverse, mixed-use, mixed-income, transit supportive, inner-city showplace neighborhood.  Included in this commitment is the use of property tax abatements and other public subsidies available to assure the production of the desired housing.  

Planning Commission Finding: The River District Development Plan called for PDC to facilitate development of 600 housing units in the Union Station area.  Several applicants responded to a request for proposal (RFP) for the development of this site.  The development concept proposed by GSL Properties, Inc., applicant for the property tax exemption, was the one selected.  The January 14, 2004, PDC Report on the Phase C tax exemption request notes that PDC selected GSL Properties, Inc. because their proposal exceeded the density threshold and affordability mix called for in the RFP.  The Yards project was also developed in partnership with the Housing Authority of Portland and will benefit from additional direct and indirect public subsidies.  In return, the City gains the improvement of a key and highly visible site.  The rental housing provided by this phase project will provide opportunities for moderate- and middle-income households to live in the River District.

G.
DETERMINATION OF COMPLIANCE WITH THE RIVER DISTRICT HOUSING IMPLEMENTATION STRATEGY

On December 21, 1994, the Portland City Council adopted Resolution No. 35350, which, among other things, adopted a River District Housing Implementation Strategy.  This strategy set a range of goals, expressed as percentages of eventual build-out of the new housing, to assure a broad income range of housing available to households representing the income diversity of the City.  These goals are to create 15 to 25 percent of the units to be affordable to low- and very low-income households; 20 to 30 percent of the units to be affordable to moderate-income households; and 50 to 65 percent of the units to be affordable to middle- and upper-income households.  These goals were later modified by adding additional income categories in the 1999 River District Housing Implementation Strategy Update. 

Planning Commission Finding:  As proposed, this phase of the Yards at Union Station will provide 37 rental units that are estimated to be affordable to households earning between 62 and 92 percent of area median family income (MFI).  This provides a significant contribution to the moderate- and middle-income goals of the implementation strategy. (These are market-rate units for which there will be no rent restrictions tied to MFI.)  Planning staff estimates that the rents as proposed by the applicant would fall in the moderate-income, 50 to 80 percent MFI, and middle-income, 80 to 120 MFI, categories. 


Below is a chart showing the number of units in previous phases of the Yards.  Phase A is managed by the Housing Authority of Portland and contains units affordable to households at or below 60 percent MFI.  Phases B and S received tax exemptions under this program and contain requirements for some provision of low- and moderate-income housing.  Forty percent of the units in Phase B-1 were required to be affordable to households at or below 60 percent MFI by Ordinance 170139.  Ten units of Phase S were required to be affordable to households at or below 80 percent MFI by Ordinance 175502.  The completion of this final phase of the project helps contribute to the provision of moderate- and middle-income housing. Providing housing for these income categories supports the objective of creating housing opportunities for a range of households at varying income levels.

Number of Units

Yards at Union Station (Phases A, B, S and C)

	Phase
	Units

	A
	158

	B
	321

	S
	56

	C
	37

	Total
	572


H.
DETERMINATION OF COMPLIANCE WITH THE DOWNTOWN WATERFRONT URBAN RENEWAL PLAN
As noted above, the project site lies within the boundaries of the Downtown Waterfront Urban Renewal Area.  The urban renewal area was originally adopted in April 1974 and amended several times.  The property acquisition policies permitted the purchase of several sites within the urban renewal boundaries, including the purchase of the Union Station site.  The official statement of goals for this plan note that “emphasis shall be on conservation and rehabilitation of existing structures and on the provision of public improvements and assistance which will stimulate investment by the private sector.”  


Planning Commission Finding:  Although the Downtown Waterfront Urban Renewal Plan was not the primary policy vehicle for the River District Development Plan, the goals and vision of the River District are compatible with the urban renewal goals and objectives.  The provision of housing on the site of former railyards is meant to stimulate private investment in housing and commercial businesses that support residential uses in the River District.

I. DETERMINATION OF COMPLIANCE WITH THE Old Town/China Town Development Plan
Portland City Council adopted the Old Town/Chinatown Development Plan in December of 1999.  This plan was funded by the PDC to provide strategies for short-term and long-term investments in this neighborhood, which is entirely within the Downtown Waterfront Urban Renewal Area.  One of the plan’s recommendations for immediate action is to “Support development of additional housing for a variety of income levels.”  The report also notes that the housing in the Old Town/Chinatown neighborhood is affordable to low- and moderate-income households and that new housing for households above 80 percent MFI needs to be developed.  The Old Town/ Chinatown Development Plan Housing Inventory shows that almost all the units in the neighborhood are either SROs, studios, or one bedrooms.  Only 18 units or one percent of the housing units in 1999 were two-bedroom units.

Planning Commission Finding:  Phase C of the Yards at Union Station development supports the recommendation of the Old Town/ Chinatown Development Plan to increase the amount and diversity of housing in the neighborhood.  This neighborhood has a concentration of low-income housing (about 77 percent of the housing units included in the plan’s housing  inventory) and this project will increase the amount of moderate- and middle-income housing.  Also, the majority of the units in Phase C, will be two-bedroom apartments.  This project will add to the diversity of the housing stock in a neighborhood where most of the housing units are small.

IV.
ELIGIBILITY, PLAN, AND POLICY CONFORMANCE: CONCLUSIONS
A.
The proposed project is eligible for limited property tax exemption in accordance with City Code and statutory requirements referenced in Section II.

B.
According to statutory intent and applicable City Code, the proposed project is consistent with and supportive of the purposes for which this authority was created.  The legislative intent strongly encourages the development of new multiple-unit housing in the State's largest urban core areas and recognizes the need to provide a financial incentive in areas where higher than average land costs exist due to a number of factors.  

C.
The foregoing references in Section III indicate that the proposed housing development is consistent with and supportive of adopted Comprehensive Plan policies and objectives including specifically, the Central City Plan, the Downtown Plan, and the most recent refinements to the Central City Plan including the River District Policy.  This development has also been found to be consistent with the River District Development Plan and River District Housing Implementation Strategy, the Downtown Housing Policy and Program, the Downtown Waterfront Urban Renewal Plan, the Old Town/ Chinatown Development Plan, and the governing development regulations of Title 33, particularly the CXd zone.

D.
This property tax exemption program has been in existence since 1975 and has supported significant residential construction activity within the targeted core area of the City.  This activity in large part has been made possible by the incentives of the property tax exemption in conjunction with additional financial assistance.  

E.
Currently, the site under consideration is vacant and zoned for commercial and mixed-use.  It is also designated as a Required Residential Development Area by the Central City Plan.  Therefore, public incentives, in the form of limited property tax exemption, are justified in order to achieve the adopted plan goals for new residential development in this area of the Central City.  

V.
Determination of Public Benefit
The Planning Commission's role is to “review the application to determine whether the proposed development is consistent with the City’s Comprehensive Plan.  A recommendation shall thereafter be forwarded to the City Council that the application be approved subject to those conditions necessary to achieve the purposes of this chapter.  The Planning Commission shall specify in its recommendation to the Council the scope and nature of public benefits recommended for the proposed project.”

The substance of the Planning Commission's hearing on this proposal is, therefore, a determination whether the suggested public benefits are sufficient to meet the purpose of the tax exemption program in the context of wider City policy.

A. Examples of Public Benefits


Section 3.104.040, Public Benefits, specifies that the proposed project "must include a public benefit which may consist of, but is not limited to, one or more of the following:   (1) rental units at 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 project, but not available for economic reasons, (9) dedications for public use, (10) other public benefits approved by the Planning Commission or City Council."

B.
Proposal's Relationship to Public Benefits

The applicant points to the following public benefits (summarized by staff with changes since Design Review in brackets []) achieved with the development of this phase of the Yards at Union Station:

“The proposed project will provide 38 [now 37] additional units of rental housing, adding to the existing 495 units.  The unit mix of Phase C consists of one, two and three bedroom units [no three-bedroom units are planned at this point].  Rents will be affordable to moderate and workforce households….” 

“The River District Plan calls for some 5,500 housing units to be built in the River District over a twenty-year period.  This project will provide 37 of those units.  These units will be suitable for tenants with families[, ] who can take advantage of the development’s proximity to Waterfront Park, the Rose Garden Arena and convenient access to public transportation….”

“A public art feature will also be included in the landscape of this phase.…”

“The project shares the site with the existing housing units and the recently completed pedestrian bridge which spans the railroad tracks, connecting the project to the Tri-Met bus mall.  The project is three blocks from the existing light rail line, and within a short walk to City Center, Waterfront Park, the Rose Garden Arena and to the streetcar currently under construction.  Residents of the project have many available transportation options, including walking, biking, Tri-Met busses, light rail, the new city streetcar, and even Amtrak.”

Planning Commission Finding: The Phase C housing is consistent with the description of the public benefit listed in City Code section 3.104.040, Public Benefits, A as “dwelling units at rental rates or sale prices which are accessible to a broad income range of the general public.”  In addition, this project provides housing close to transit.  The provision of workforce housing in the Central City reduces the need of those working and living in the Central City to commute by automobile and supports public investment in public transit.

VI.
PLANNING COMMISSION RECOMMENDATION BASED ON ELIGIBILITY,  PLAN, AND POLICY CONFORMANCE FINDINGS AND CONCLUSIONS 
This is the last phase of the Yards at Union Station housing project.  Phase C contains 37 apartments at densities called for at this location that will be affordable to moderate-and middle-come households. This phase of the project contains units that can accommodate larger households, which increases the diversity of the housing in terms of unit size in the OldTown/Chinatown Neighborhood.   This neighborhood has predominately SRO, studio and one-bedroom units. This project also provides housing suitable for Central City workers and allows them to commute to work by walking, bicycling and using public transit.  This project supports the city’s investment in public transit as well as pedestrian and bicycle facilities.

The Design Review case for this phase of the Yards development was approved by the Design Commission on March 4, 2004.

The Planning Commission recommends approval of the limited property tax exemption application by GSL Properties, Inc. for the project identified as Phase C of the Union Station housing project.

VII.
PUBLIC BENEFIT RECOMMENDATION 

Planning Commission recommends City Council approval of the limited property tax exemption for Phase C of the Yards at Union Station housing project subject to the following conditions:

1.
The individual apartment units be maintained as rental housing during the term of the 10-year property tax exemption period.

2.
The public benefits listed in Section V. B of this report and any others be provided in accordance with agreements reached by the relevant review bodies and agencies, including but not limited to the Planning Bureau, the Portland Development Commission, and the Design Review Commission.

3.
The project comply with all applicable standards of Title 33, Planning and Zoning, as well as all conditions of approval of any land use and design reviews, including the conditions of approval for LUR 03-173753DZ.

Barbara Sack:bjs
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