
 
 
 
 
 
 
 
2007-08 Annual Report  
Residential Tax Exemption Programs 
 
 
Portland Development Commission 
Portland Planning Bureau 
 
 
October 31, 2008 
 
 
 
 



 2 

 
 
Table of Contents  
 
Letter from Directors of the Portland Development Commission  
and Portland Planning Bureau            3 
 
Executive Summary 5 

1. City Policies and Program Outcomes 5 
2. Results of Monitoring and Compliance Efforts  10 
3. Policy/program Boundary Shifts That Support Core Mission of Mult City. 20 

 
Appendix 1  Policy Goals, Objectives and Outcomes by Program.    

A. Introduction to Relevant Policy Goals and Objectives  21 
B. Policy goals and Program Outcomes by Program 24 

Attachment 1: Studies of Transit Oriented Development that Include  
Local NMUH and TOD Projects 

A. Findings of Effects of TODs on Travel, Parking and Travel 35 
B. Summary of Research on the Merrick Apartments 37 

Appendix 2  Details on PDC’s Report on Monitoring and Compliance 38 
 

List of Maps 
City Tax Exemption Programs with Designated Boundaries 4 
Active NMUH and TOD Projects in Metro 2040 Growth Concept Design Types 28 
Housing Units with the Single-Unit Tax Exemption in Low/Moderate Income 
Neighborhoods 33 

 



 3 

 
 

 
 












  

  
   

  
   





















       
      
     
                                                      
 



 4 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Tax Exemption Program Boundaries 
This map shows the boundaries of the City’s “Homebuyer Opportunity Areas,” which are the 
areas eligible for the City’s single family new construction and rehabilitation program, the TOD 
program boundaries, and the Central City boundaries.  The City’s New Multiple Unit Housing 
program (NMUH), which was available in the Central City and urban renewal areas, has been 
suspended until the end of 2009 and it is recommended that it only cover the Central City 
when it is reactivated.  The nonprofit low income housing and rental rehabilitation tax 
exemption program are available citywide. 
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EXECUTIVE SUMMARY 
 

This report satisfies reporting commitments to Portland City Council and previous 
commitments in 2007 to the Multnomah County Board of Commissioners that the 
Portland Development Commission (PDC) and the Portland Bureau of Planning (BoP) 
shall provide an Annual Report on the City’s use of limited tax abatements to achieve 
local and regional housing, transportation planning and growth management goals.  
This reporting document shall be released every November. This report applies to 
programs and abatements that were active in the 2007-08 tax year.  
 
There are five types of limited term tax abatement programs: 
 

1. Nonprofit Low Income Housing (rental) 
2. New Multiple Unit Housing (rental and condominium) 
3. Single Family New Construction (home ownership) 
4. Transit Oriented Development (rental and condominium) 
5. Residential Rehabilitation (for rental property owners and homeowners) 

 
With the exception of the nonprofit program, these programs offer a ten-year 
abatement of property taxes on the value of the improvement(s).  The land remains 
taxable.  At the end of the ten-year period the improvements are assessed and taxes 
collected. 
 
1. City Policies and Program Outcomes 
The City of Portland’s residential limited property tax abatement programs are 
financial and policy tools designed to carry out housing goals, especially those that 
call for assisting low and moderate income households through the preservation or 
construction of housing or through programs which boost home ownership.  The 
summary charts below provide information on housing production and the affordability 
levels of the housing assisted under these programs.  See the following tables on 
Programs by Tenure and Programs by Income Group Served. 
 
The programs also advance important urban development, transportation, and growth 
management goals which are carried out by directing new housing development to 
certain locations.  The single family new construction and rehabilitation programs 
are intended to assist neighborhood revitalization.  The multifamily programs provide 
an incentive for the construction of new higher-density, mixed-income housing near 
transit facilities such as the MAX light rail system and in Centers and Corridors 
designated by Metro’s 2040 Growth Concept. For information on these programs, see 
the summary tables titled New Homeownership Units in Low/ Moderate 
Neighborhoods and Multifamily Programs by Transit-Oriented Development 
Characteristics that follow2. 
 
Summary Tables with Outcomes 
 
                                                      
2 For more detailed information, see Appendix 1 Policy Goals, Objectives and Outcomes by Program. 
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Programs by Tenure  
The majority of the housing units assisted by the tax exemption programs are rental 
units – 82%. 
 

Tenure 

Program 

 
Number 
of Units  Rental  % Owner % 

Nonprofit 7,790 7,790  100% 0   
NMUH 2,856 2,733  96% 123 4% 
TOD 971  845 87% 126 13% 
Single-Family3 2,056 0   2,056   
Residential Rehab* 150 60   90   
Adjusted Totals** 13,645 11,250  82% 2,395 18% 

* 60 units are multifamily, 90 are single-family.  Some single-family units may be rentals. 
* * 178 low income units are double counted in the NMUH and Nonprofit programs. 

 
 
Programs by Income Groups Served 
Rental housing units comprise a majority of the total number of units that receive 
assistance from the City’s five limited tax exemption programs, and most are rent-
restricted to low income households – 79%. 

 
Rental Units by Rent Restrictions 

Program 
Number 
of Units  

Market 
Rate 

Rent 
Restricted* 

 
61-
80% 
MFI 

Less 
than 
60 % 
MFI 

Nonprofit 7,790 0 7,790 0 7,790 
NMUH* 2733 1573 1,160 77 1,083 
TOD 845 566 279 78 201 
Residential 
Rehab 60 NA NA NA NA 
Total Adjusted 
Units* 11,250         
            
Total Market 
Rate and Rent 
Restricted*  11,190 2,139 9,051 155 8,896 
Percentages   19% 81% 1% 79% 

* Total is adjusted because 178 low income units are double counted in the NMUH and Nonprofit programs. 
**Rental rehab units not included 

Single-Family Program Information by Geography 

                                                      
3 In 2002 City Code was changed to place buyer income and owner occupancy requirements to the 
Single Family program.  This applied to all new applications.  Since that time 419 abatements have 
been authorized with these new code provisions in place.  Therefore, only 419 require compliance 
monitoring which is detailed later in this report. 
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The majority of the new homeownership units assisted by this program are located in 
low and moderate income Portland neighborhoods.  For the properties for which 
information was available, 1,843 out of 1,876 properties were in low and moderate 
income neighborhoods.  Over the years, areas of inner northeast and southeast 
neighborhoods that have revitalized have been taken out of the program. 
 

New Homeownership Units in Low/ Moderate Neighborhoods* 
Low/Moderate Income 
Neighborhoods 

Number of New 
Units 

North Portland  733 
Northeast Portland  300 
Southeast Portland 451 
East Portland 359 
Total 1,843 
* Info on 180 properties not available. 

 
TOD Development by Program 
The City plans for population growth with Metro. The direction provided by the Metro 
2040 Growth Concept is to provide the greatest number of housing opportunities in 
multifamily housing in areas well served by transit such as  MAX light rail station 
areas, regional and town centers and Main Streets with frequent transit service.  This 
development is generally known as transit-oriented development or TOD.  The table 
on the next page lists4:  
 

 The number in units within one-quarter mile (walking distance) of MAX, the 
streetcar and all frequent transit service.   

 The number of units in projects with mixed residential and commercial use. A 
recent national study has shown that the presence of mixed use in a transit-
oriented area is associated with decreased automobile use and increased use 
of other travel modes such as transit, biking and walking.   

 The number of projects in the TOD program that have densities of at least 80 
percent of maximum. 

 TOD projects that receive assistance from Metro to address development 
challenges.   

 

                                                      
4 See Attachment 1 to Appendix 1 for recent research on the reduced traffic generation for TOD and 
TOD with mixed use. 
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Multifamily Programs by Transit-Oriented Development Characteristics 
Program Housing Units in Multifamily Projects 

 

Within 1/4 
mile of 
MAX  

 
 
Within 1/4 
mile of 
Streetcar 

Within all 
frequent 
service 
transit 

In Mixed 
Use 
Develop-
ment 

At least 
80% of 
Maximum 
Density 

Receiving 
Assistance 
from Metro 
TOD Program 

NMUH* 1,633 1,657 2,856 2,352 NA 178 
TOD 775 0 971 527 239 346 
Total 2,408 1,657 3,827 2,879 239 524 

* Some units also have the nonprofit exemption. 
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Estimated Foregone Revenue 
The tax exemption programs result in foregone revenue to the taxing jurisdictions 
during the term of the abatement.  At the end of the abatement period (typically ten 
years), the improvement value is placed on the tax rolls and property tax generation 
begins to accrue.  
 
In 2007-08, $16.7 million in property taxes were foregone by all taxing jurisdictions as 
an indirect investment in these programs.5  The tables below summarize the tax share 
from the three primary jurisdictions (City of Portland, Multnomah County, 
educational/school districts).  The revenue foregone to other smaller taxing 
jurisdictions, such as the Port of Portland, Metro, and Tri-Met is not shown.  The 
nonprofit program is the largest in terms of number of units and foregone revenue, 41 
percent and number of units 57 percent.  The program also has the lowest amount of 
foregone revenue per unit because much of the housing in this program is existing 
housing not new construction6. 
 

City of Portland and Multnomah County Foregone Revenue 

Program 
Total 

Foregone 
% of 
Total 

City of 
Portland County Units 

 Average 
per unit 

NMUH  $4,598,890 27%  $1,537,095  $1,053,642  2,856 21% $1,610  
Rehab  $199,112 1%  $66,443  $45,545 150 1% $1,327  

Nonprofit   $6,810,009 41%  $2,270,518  $1,556,386 7,790 57% $874  
Single-Family  $3,748,236 22%  $1,249,369  $856,412  2,056 15% $1,823  

TOD  $1,376,988 8%  $456,352  $312,818 972 7% $1,417  
  $16,733,235   $5,579,777   $3,824,803 13,646  $1,226  

 
Educational Districts Foregone Revenue 

The foregone revenue amounts for Portland Public School and David Douglas school 
districts are given.  The smaller sum of foregone revenue to the Centennial, Reynolds 
and Parkrose school districts is listed under Other School Districts. 
 

Program  PPS  
 David 
Douglas  

 Other 
School 
Districts  

 Total 
Education  Units  

Average 
per unit 

NMUH  $1,259,466   $0  $0   $1,446,009  2,856   $506  
Rehab  $53,380   $1,050   $68   $62,563  150   $417  
Nonprofit   $1,580,780   $223,142   $73,036   $2,152,912  7,790   $276  
Single- Family  $1,047,152   $127,271   $7,130   $1,181,553  2,056   $575  
TOD  $115,238   $251,461   $20,010   $442,466  972   $455  
 $ 4,056,017  $602,924   $100,244   $5,285,504  13,646   $387  

 
                                                      
5 Tax abatements could also be considered direct investments since jurisdictions are willingly allowing the tax 
revenue to be postponed. 
 
6 Note these figures include tax abated properties built in urban renewal areas (URAs).  These developments might 
not have generated property taxes for other jurisdictions (for URAs which were created after 1997).  In these cases, 
all property tax would go to the urban renewal agency for investment/to pay off debt. 
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2. Results of Monitoring and Compliance Efforts  
 
This section of the Annual Report details the outcomes of compliance monitoring for 
abatements active in the 2007-08 tax year,  In 2007-08, there were 2,297 active 
abatements in the Single Family, Multi-Family and Transit Oriented programs which 
are subject City Code requirements for owner-occupancy and other income 
provisions.   
 
In 2008, upon review of these abatements, 47 ownership units were terminated and 
21 rental units expired.  The termination of the 47 ownership units resulted in 
approximately $82,7797 in property taxes returning to area taxing jurisdictions. 
 
In addition, 28 ownership abatement applications were denied8. 
 

Compliance Monitoring Summary for 2007-08 
 

Audited Rental Unit Abatements 1,599 
Audited Ownership Abatements 698 

Sub Total 2,297 
Ownership Abatements Terminated 47 

  
Estimated value of 47 terminations $82,779 

  
Rental Abatement Expirations 21 

Ownership Application Denials 28 
Net Number of Active Abatements9 2,229 

 

                                                      
7 Based on 37 single family abatements with an average property tax bill of $1823, and 6 multiple unit 
abatements with an average property tax bill of $1610 and 4 transit oriented units with an average tax 
bill of $1417 
8 See Appendix 2 for basis of application denials. 
9 Total is calculated by subtracting 21 rental expirations and 47 owner terminations from 2,297. For 
details on terminations and reasons for denials see Appendix. 
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Safeguards and Monitoring Methods: Owner Occupied Properties/Units 
Below are the steps taken for compliance monitoring on owner occupied properties 
that received abatements: 

• Tax assessor determines ownership for property tax purposes on July 1 each 
year  

• Tax returns to prove the property is not rented 
• Proof of address through driver’s license or other applicable identification (upon 

application) 
• Compare the July 1 ownership tax rolls for occupancy or ownership changes  
• Verify new deed holder income/residency (if property has changed ownership) 
• Compare property tax address with property address 
• Send notification letters to questionable units 
• Field questions from owners 
• Process paperwork submitted by owners to evidence compliance 
• Issue approval letters on appropriate units, or notify owners (and lenders if 

required) of intent to  terminate and their appeals rights 
• Draft resolutions to terminate abatements 
• Make presentation to City Council 
• Process final terminations 
• Notify County Tax Assessor of the results 
• If builder applied for the exemption, it must meet the following criteria 
  a) currently on the market and vacant, or 

b) sold to an income qualified homebuyer who will occupy the property 
for less than the price cap of $275,000 

 
In addition, for all abatements issued after December 31, 2008, the owner will also be 
required to sign an annual affidavit affirming they continue to occupy the property as 
their primary principal residence.  This additional tool was a suggestion of the 
PDC/City Council Budget Work Group in early 2008. 
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Results of Compliance Monitoring for Abatements Active through 2007/08 Tax 
Year 

Single Family Program 
 
PDC administers the Single Family New Construction (SFNC) Limited Tax Abatement 
Program. Approved properties in the programs receive a 10-year tax exemption.  City 
Code 3.102.030(B)(3) requires City Council to pass a resolution to terminate existing 
abatements, and to deny applications for an abatement.   
 
State Statue and City Code require the properties and the owner meet the following 
criteria in order to receive the tax exemptions.   
 
The property must be: 
 

• located in the Homebuyer Opportunity Area 
• sold under the current price cap of $275,000 
• sold to a deed holder(s) whose income is not greater than 100% of Median 

Family Income for a household of 4, currently $67,500, adjusted for larger 
households 

• owner occupied as recipient’s primary residence (legal deed holder, who is 
occupying the property) 

• initial homeowner must apply for the tax exemption 
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Single Family Monitoring Cont. 
 

As part of PDC’s regular monitoring and compliance, and through our working 
relationship with Multnomah County, 419 current Limited Tax Exemptions were 
audited10.  In July and August 2008, letters were sent to the homeowners at the 
property address and/or the address where the tax bill is sent notifying them of the 
possible termination.  In order to determine eligibility for the Limited Tax Abatement 
program, PDC executed a review process which included the steps outlined in this 
report. 
 
The results yielded the termination of 37 abatements11: 
 

Audited Single Family Abatements 419 
Number identified for possible termination 97 

Documentation satisfied 60 
Terminations  37 

Estimated value of terminations $67,45112 
 
97 properties were identified for possible termination for failing to meet one or all of 
the criteria listed on the previous page.   
 
Of these: 
 

• 60 homeowners provided the required documentation satisfying the criteria to 
continue to receive the Limited Tax Exemption.  

  
• 37 property owners did not provide the required verifications or the 

information that they provided did not satisfy the required criteria to 
receive the Limited Tax Abatement. These exemptions were subject 
to termination through City Council action.  This action occurred on 
September 18, 2008. 
 

• One additional homeowner has requested the exemption to be 
removed. 

 
 

                                                      
10 In 2002 City Code was changed to place buyer income and owner occupancy requirements to the 
Single Family program.  This applied to all new applications.  Since that time 419 abatements have 
been authorized with these new code provisions in place.  Therefore, only 419 require compliance 
monitoring which is detailed later in this report. 
11 See Appendix 2 for details on abatements and properties terminated. 
12 Based on 37 single family abatements with an average property tax bill of $1823. 
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Results of Compliance Monitoring for Abatements Active through 2007/08 Tax 
Year 

Single Family Application Denials 
 
In addition to the 97 properties identified for possible termination, 28 applications for 
the program were declined either at initial application or the builder applied and then 
decided to not activate the exemption13. 
 
Between January 1, 2007 and September 1, 2008, PDC staff declined 18 
“Applications for Certification of Qualification” (ACQ) that were submitted by 
homebuyers for approval.  In addition to the ACQ denials, 10 units were declined by 
staff because the developer subsequently sold the unit to an ineligible applicant or 
converted the unit to a rental and as a result the unit is no longer eligible for the 
program.  
 
The applications were declined for the following reasons: 

1. Homebuyer income is greater than 100% of Median Family Income for a 
household of 4, currently $67,500, adjusted for larger household 

2. Original owner did not apply for the tax exemption; second owner is only 
eligible if the original owner applied and qualified 

3. Home sold for over the maximum sales price of $275,000 
4. Home is not located in Homebuyer Opportunity Area 
5. Homebuyer purchased in 2007 and did not apply by December 31,2007 * 
6. Homebuyer applied after January 1, 2008 and builder had not applied while 

the property was under construction14 
7. Home is being rented by the builder 
8. Home is not owner occupied 

 















                                                      
13 See Appendix 2 for details on application denials. 
14 In discussions with Multnomah County and to meet the intent of the programs to stimulate building in 
distressed areas, the requirements to apply for the program were changed and now require builders to 
apply while the home is under construction (prior to the final approval of the building permit).  
Previously, homebuyers were allowed to apply for the program up to two years after the final permit.  
During 2007 (as a transition) either the builder or the homebuyer could apply for the initial approval.  
Starting January 1, 2008 the builder must apply before the final permit is issued.   
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Safeguards and Monitoring Methods: Rental Units 
Monitoring and tracking compliance for rental projects with TOD or NMUF tax 
abatements is as follows: 
 

• Upon receipt of new TOD or NMUF tax abatement; Asset Management staff 
enters relevant data into database for report tracking.   

• Request for reporting (from property manager) is sent out once a year based 
upon the “Projects” fiscal year end; either June 30th or December 31st.15  

• At a minimum Owner is required to submit the following Asset Management 
reporting form: 

o Electronic Tenant Survey (ETS) used in determining tenant income and 
rent level compliance 

• Reporting materials are due 90 days after fiscal year ends; either September 
1st or March 1st. 

• Review and evaluation of materials is completed as detailed in issued City 
Ordinance or PDC Regulatory Agreement.  Compliance results are reported 
back to the Owner with a request for clarification on any concerns. 

• Upon expiration of tax abatement a termination letter will be sent to Owner of 
such expiration.  Owner will be reminded in Annual Report letter of tax 
abatement expiration date. 

 
Modification, expiration, termination: 

• Owner request in writing any modification or extension to Asset Management 
six months prior to current expiration term. 

• Asset Management will review and coordinate with City Bureau of Planning in 
processing the request. 

• For full detail of established Multi-Family Rental Tax Abatement Process and 
Procedure see Asset Management guidelines.   

 

                                                      
15 See Appendix 2 D for sample reporting form. 
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Results of Compliance Monitoring for Abatements Active through 2007/08 Tax 
Year 

Multi-Unit and Transit Oriented Programs (condominiums) 
 
PDC administers the TOD and NMUH Limited Tax Exemption Programs.  Properties 
approved by these programs receive a 10-year tax exemption.  City Code 3.104.070 
and 3.103.070 requires City Council to pass a resolution terminating the tax exemption 
when the properties are no longer eligible.  
 
State Statute and City Code require the property meet the following criteria in order to 
continue receive the tax exemptions. The property must be: 
 

• owner occupied (legal deed holder, who is occupying the property) 
• in an approved project (either in a transit oriented district or part of the city 

core area) 
• sold to a household whose income is not greater than approved by the 

granting City Resolution which is typically 100% of Median Family Income 
for a household of four 

  
As part of PDC’s regular monitoring and compliance, and through our working 
relationship with Multnomah County 136 NMUH and 143 TOD current Limited Tax 
Exemptions were audited.  As a result 10 abatements were terminated16:   
 

Audited Multi Unit and Transit Oriented 
Abatements 

279 

Number identified for possible termination 34 
Documentation satisfied 24 

Terminations  10 
Estimated value of terminations $15,32817 

 
21 TOD and 13 NMUH owner occupied properties were identified for possible 
termination for failing to meet one or all criteria listed on the previous page.   
 
Of these: 
 

• 24 homeowners provided the required documentation to satisfy the criteria 
to continue to receive the Limited Tax Exemption. 
 

• 10 property owners did not provide the required verification or the 
information that they provided did not satisfy the required criteria to receive 
the Limited Tax Exemption.  These exemptions were subject to termination 
through City Council action on September 18, 2008. 
 

                                                      
16 See Appendix 2 for details on abatements and properties terminated. 
17 Based on 6 multiple unit abatements with an average property tax bill of $1610; and 4 transit oriented 
units with an average tax bill of $1417. 
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Results of Compliance Monitoring for Abatements Active through 2007/08 Tax 
Year 

Multi-Unit and Transit Oriented Programs (Rental) 
 

PDC’s Asset Management section monitors performance of the PDC funded 
affordable housing loan portfolio.  To the degree a TOD or NMUH rental project 
received direct financial assistance from PDC, that project has been continuously 
monitored since its origination18.  In 2007, an additional 5 projects that received only a 
tax abatement but no direct PDC financial assistance were added to the Asset 
Management list of monitored projects.  In total PDC is monitoring 22 rental projects 
under the TOD (8) and NMUH (14) programs on behalf of the City.   
 
PDC has monitored these 22 projects in accordance with the City Ordinance that 
approved the abatement and the PDC Asset Management guidelines.   As of June, 
2008, all 22 projects are in compliance as it relates to setting the appropriate income 
and or rent levels.  PDC is in the process of reviewing one project, The Louisa, for 
financial performance.  We anticipate this review will be complete in November 2008. 
 
These projects comprise 1599 abated units at incomes ranging from 50%-80% 
median family income (MFI)19: 
 

Active Multiple Unit and Transit Oriented Rental Abatements by income level (MFI) 
 
 
 
 
 
 
 
 
Additionally, two abatement rental projects were extended:  MLK Wygant was 
extended through June 30, 2027 (#181920) and Hazelwood Retirement was extended 
for a “one-year” period (through June 30, 2009) only to allow City and Bureau of 
Planning to examine and develop a more detailed policy regarding extension of tax 
exemptions for affordable housing.    
 

                                                      
18 See Appendix 2 for sample reporting sheet that is completed by property management companies. 
19 See MFI chart on page 19 for details. 

30 percent and below 0 
50% and below  226 
60% and below 1259 
75% and below 56 
80% and below 58 

  
TOTAL 1599 
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Active Transit Oriented Rental Abatements Prior to 2007/08: 431  
Active Abatements for 2008/09: 410 

 
 
 
 
 
 
 
 
 

 
Twenty one TOD rental units had their abatements expire in 2007/08; leaving 410 
units with abatements citywide.  An income breakdown of those units is listed in the 
table above. 

 
Active Multiple-Unit Rental Abatements Prior to 2007/08: 1168 

Active Abatements for 2008/09: 940 
 
 
 
 
 
 
 
 

 
Two-hundred and twenty eight Multiple Unit rental units had their abatements expire in 
2007/08; leaving 940 units with abatements citywide.  An income breakdown of those 
units is listed in the table above. 
 
A forward look on the timing of future expiring abatements will occur as part of the 
broader housing policy discussion with City Council in 2008/09. 













Median Family Income Levels for the 431 Units 
30% and below  0 
50% and below 28 
60% and below 347 
75% and below 56 
80% and below 0 

Number expired in 2007/08 21 
Number of Remaining Abatements 410 

Median Family Income levels for 1168 Units 
 30% and below  0 

50% and below 198 
60% and below 912 
75% and below 0 
80% and below 58 

Number of units expired in 2007/08 228 
Number of Remaining Abatements 940 
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3. Recent Policy and Program Boundary Shifts That Support the 
Core Mission of Multnomah County 

  
As housing prices and rents have risen over the last decade, Portland’s City 
Council has amended the tax exemption programs regulations to focus more on 
providing housing for low and moderate income households.  Since 2002, 
mandatory affordability requirements have been added to both the single family 
new construction and the NMUH and TOD multifamily programs.  In the late 1990s, 
the City advocated at the State Legislature to allow the City’s multifamily programs 
to be used to preserve low income housing in privately-owned projects subject to 
public contract to provide low income housing.  This was known as the 
“preservation” tax exemption provision.  A summary of local program changes 
follows: 
 
Changes to the Single-Family Program in 2002: 

 In 2002, City Council restricted the single-family tax exemption program that 
is available in “Homebuyer Opportunity” areas to households at or below the 
area median family income (MFI).   

 Every three years, the boundaries of the “Homebuyer Opportunity Areas” 
are adjusted to take out areas where household incomes and home values 
have risen and add in areas with low household incomes and home values.  
Since 2000, the only areas added to the program are east of 82nd Avenue.  
Since 2000, areas in inner Southeast Portland and some in inner Northeast 
Portland have been taken out of the program. 

 
Changes to the New Multiple Unit Housing Program in 2004 

 Since 2005, this program has only been accepting applications for projects 
that are affordable to low income households, at or below 60 percent MFI. 

 Several extensions of existing 10-year exemptions have been granted to 
preserve housing in projects that exclusively serve low income households. 

 
Changes to the TOD Program in 2006 
 

 A mandatory affordability requirement was added to this program. 
  Program regulations were changed to allow a tax exemption to be granted 

to projects that provided low income housing subject to a low income 
housing assistance contract for the length of that assistance contract. 
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Appendix 1 
Detailed Information on the Outcomes in Relation  

to Policy Goals and Objectives 
 
A. Introduction to Policy Goals 
 

Housing Goals 
The City’s tax exemption programs implement policies of the City’s Comprehensive 
Plan Goal 4, Housing.  The City’s tax exemption programs support the provision of 
housing opportunities for households with a wide range of incomes although the 
majority of the exemptions go to support low income housing.  The City’s nonprofit 
program serves these households exclusively.  The multifamily programs support the 
construction of new mixed-income housing in transit-rich areas to provide Portland 
residents with opportunities to live at locations where they can reduce their 
dependency on auto travel and minimize their transportation costs, which are the 
second largest household expense after housing for working families.  See box below 
on Research on Transit and Transportation Costs. The city’s multifamily programs 
have also been used more recently as a low income housing preservation tool for 
privately owned projects that provide low income housing subject to a public contract.  
The single-family program, available in Homebuyer Opportunity areas, assists 
households with below area median income purchase homes in neighborhoods that 
the City has targeted to revitalization.  The residential rehab programs have support 
the preservation of Portland’s housing stock and improving its safety and quality.   
 
Holding Housing Costs Constant, Location Matters to Transportation Costs   
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Detailed Information on the Outcomes in Relation  
to Policy Goals and Objectives Cont. 

 
Urban Development, Transportation and Growth Management Planning Goals 
Starting in the 1980s, the City and the County entered into a series of 
intergovernmental agreements that specify that the City will be responsible for urban 
planning for the portion of Multnomah County within the City’s urban services 
boundary.  The City and the County have also agreed that the City will plan for the 
accommodation of future population growth with Metro and be responsible for both the 
City’s and County’s compliance with the Urban Growth Management Functional Plan 
for the area of Multnomah County within Portland’s urban services boundary.  With the 
exception of the City’s nonprofit program, the city’s tax exemption programs grew out 
and support urban planning efforts and are updated as the City continues to engage in 
area, transportation and growth management planning.  Since the City is engaging in 
urban planning on the County’s behalf for the portion of the County within Portland’s 
urban services boundaries, the urban development, transportation and growth 
management objectives that these programs carry out can also be viewed as the 
County’s so for that reason this report includes information on them. 
 
Transit-Oriented Development and Accommodation of Population Growth 
The City’s two multifamily programs, the New Multiple Unit Housing (NMUH) and the 
New Transit supportive Residential or Mixed Use Development (TOD) programs 
support transit-oriented development by encouraging new high density housing and 
mixed-use construction in areas where Metro and the City have planned to 
accommodate the greatest bulk of new population growth.  These two programs are 
mapped for the Central City, centers, MAX light rail station areas and some Main 
Streets with frequent transit service.  (See map on page 28.) Accommodating 
population growth in areas that have good transit service and high quality pedestrian 
environments can reduce the need for auto travel and resulting traffic congestion and 
air pollution.  See the chart from a national study on the previous page for the effect on 
transportation costs of living in a transit rich neighborhood.  Several decades ago, the 
region decided to invest in a regional light rail system instead of undertaking new 
freeway building and these programs support that choice.  To assess the success of 
these programs in meeting transportation planning goals of reducing automobile trips 
and encouraging alternative modes of travel, some recent research on TOD 
development that includes some of Portland’s TODs that have received the NMUH and 
TOD tax exemption are included in Attachment 1.  
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Detailed Program Objectives and Outcomes Chart  
Program  Goals Outcomes/Measures 
 
Nonprofit Low 
Income Housing  

 
Adequate supply of low income housing  

 
Number of units serving low 
income households  

 
New Multiple Unit 
Housing  

 Opportunities to both live close to 
work.  

 A complete residential community in 
Portland’s core. 

 Accommodate population growth. 
 Preservation of low income housing  

 Number of units 
 Household Incomes 

Served 
 Presence of Mixed-Use 
 Location near transit 

facilities 
 Low income housing units 

preserved 

Transit Oriented 
Development 

 Support for public investment in MAX 
Light rail and other transit facilities. 

 Accommodates population growth  
 Preservation of low income housing  

 Number of units 
 Location near transit 

facilities 
 Presence of Mixed-Use 
 Project Density 
 Household Incomes 

Served 
 Low income housing 

preserved 
Single-Family New 
Construction in 
Homebuyer 
Opportunity Areas 

 Increased homeownership 
opportunities in City neighborhoods 
targeted for revitalization  

 
 Number of units in 

low/moderate income 
census tracts 

Residential 
Rehabilitation  

 Preservation of Portland’s housing 
stock and improving its safety and 
quality 

 
 Number of units 

rehabilitated 
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Detailed Information on the Outcomes in Relation  
to Policy Goals and Objectives Cont.  

 
B. Outcomes in Relation to Policy Goals and Objectives 

 
Nonprofit Program 

Program Purpose According to State Statute: 
No Legislative Findings in Oregon Revised Statutes (ORS) 307.540-307.548 
The definitions define low income as income at or 60 percent area median income. 
City Housing Goals:  

 Protect, preserve and restore the City’s single-room occupancy (SRO) and 
low income housing. (Comprehensive Plan Housing Policy, 4.14 C 
Neighborhood Stability) 

 Promote the preservation and development of a sufficient supply of 
transitional and permanent housing affordable to extremely low-income 
individuals and households with children in order to reduce or prevent 
homelessness. (Comprehensive Plan Housing Policy, 4.12 B Housing 
Continuum) 

 Encourage housing opportunities for extremely low and very low income 
households (below 50 %MFI) in all neighborhoods to avoid their 
concentration in any one area. (Comprehensive Plan Housing Policy, 4.7 D 
Balanced Communities) 

 
Program Outcomes 

Number of units receiving assistance for 2007-08 tax year: 7,790 
Support for housing with services:   

 The largest number of units in the program are managed by Central City 
Concern, which has as their mission preventing homelessness, and 
provides various services to their tenants.   

 The second largest user is REACH Community Development 
Corporation Inc. which also has a number of projects that include 
services to tenants. 

Nonprofit TOD development:    
Center Commons- One component of this mixed use development includes 
apartments. The Commons Apartments has a nonprofit exemption and is 
receiving assistance from Metro’s TOD Program. 
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Detailed Information on the Outcomes in Relation  
to Policy Goals and Objectives Cont. 

 

New Multiple-Unit Housing (NMUH) Program 
Program Purpose According to State Statute (ORS 307.600-307.637): 

“The Legislative Assembly finds that it is in the public interest to stimulate the 
construction of transit supportive multiple-unit housing in the core areas of 
Oregon’s urban centers to improve the balance between the residential and 
commercial nature of those areas, and to ensure full-time use of the areas as 
places where citizens of the community have an opportunity to live as well as 
work.” (ORS 307.600 1.) 

 
City Housing Goals:   

 Achieve a distribution of household incomes similar to the distribution of 
household income found citywide in the Central City.  (Comprehensive Plan 
Housing Policy, 4.7 A Balanced Communities) 

 Place new residential developments at locations that increase potential 
ridership on the regional transit system and support the Central City as the 
region’s employment and cultural center. (Comprehensive Plan Housing 
Policy, 4.3 D Sustainable Housing) ) 

 Encourage the retention of existing rental housing at rent levels affordable 
to area residents. …(Comprehensive Plan Housing Policy, 4.14 D 
Neighborhood Stability) 

Central City Plan Goals: 
 Maintain the Central City’s status as Oregon’s principal high density 

housing area by keeping housing production in pace with new job creation. 
(Central City Plan, Policy 3: Housing) 

 Encourage the development of housing in a wide range of types and prices 
and rent levels. (Central City Plan, Policy 3: Housing, Objective D.) 
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New Multiple-Unit Housing (NMUH) Program Cont. 
 
Program Outcomes 
 
Number of Units: 2,856* 20  
 
Tenure: Rental: 2,733 (96%)  Owner: 123 (4%)  
 

NMUH Rental Units by Rent Restrictions 
Total  

Rental Units 
 

Market Rate 
Rent  

Restricted 
 

30% 
 

50% 
 

60% 
 

80% 
2,733 1,573 1,160 93 334 656 77 

58% 42% 3% 12% 24% 3% 
Source: PDC 

 
Low income housing units preserved for longer than 10 years:  

Project Units 
Westshore 113 units until 2008  
Fifth Avenue Commons 70 units until 2029 
MLK-Wygant 38 units until 2027 
Total  221 units 

 

                                                      
20 There are 172 units in Station Place and 6 Cornerstone rental units counted also counted as Nonprofit units in 
this report.  They are not double-counted in the information submitted to the City Auditor’s Office so the unit counts 
will be different in this report and the SEA Report. 
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New Multiple-Unit Housing (NMUH) Program Cont. 
Transportation and Growth Management Planning Goals   

 Living Closer to Work Locate greater residential densities near major 
employment centers, including Metro-designated regional and town 
centers, to reduce vehicle miles traveled per capita and maintain air quality. 
(From Comprehensive Plan Urban Development Policy, 2.15) 
 

 Transit-Oriented Development Reinforce the link between transit and land 
use by encouraging transit-oriented development and supporting increased 
residential and employment densities along transit streets, at existing and 
planned light rail transit stations, and at other major activity centers. (From 
Comprehensive Plan Transportation Policy 6.19) 
 

 
Program Outcomes 
 

Living closer to work: 2,856 units in the Central City which is region’s largest 
job center. * 21  
 
Location of units within1/4 mile of frequent service transit: 

MAX light rail stations:   1,633 units 
Portland streetcar stops  1,657 units 
All frequent transit service  2,856 units 

 
Projects that have also received assistance from Metro’s TOD Program:  
The Merrick Apartments (178 units) 
 
Units in of mixed-use projects: 2,352 units  
 

                                                      
21 There are 172 units in Station Place and 6 Cornerstone rental units counted also counted as Nonprofit units in 
this report.  They are not double-counted in the information submitted to the City Auditor’s Office so the unit counts 
will be different in this report and the SEA Report . 
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New Transit Supportive Residential or Mixed Use Development (TOD) Program 
 
 Program Purpose in State Statute (ORS 307.600-307.637): 

“The Legislative Assembly further finds that it is in the public interest to promote 
private investment in transit supportive multiple-unit housing in light rail station 
areas and transit oriented areas in order to maximize Oregon’s transit investment 
to the fullest extent possible and that the cities and counties of this state should be 
enabled to establish and design programs to attract new development of multiple-
unit housing, and commercial and retail property, in areas located within a light rail 
station area or transit oriented area.” (ORS 307.600 2.) 

 
City Housing Goals 

 Encourage the development and preservation of housing that serves a 
range of household incomes levels at locations near public transit and 
employment opportunities. (Comprehensive Plan Housing Policy, 4.7 G. 
Balanced Communities) 

 Encourage the retention of existing rental housing at rent levels affordable 
to area residents.  (Comprehensive Plan Housing Policy, 4.14 D 
Neighborhood Stability) 

 

Area Plan Goals and Actions 

Hollywood and Sandy Plan (2000) 
 Provide incentives for new housing projects to ensure that housing is an 

attractive option and to encourage housing above commercial spaces 
along Sandy Boulevard and in Hollywood. (Policy 2 Housing, Objective 
2) 
 

 Consider applying the transit-oriented tax abatement to properties along 
Sandy Boulevard. (Housing Action Item Hsb3) 
 

Northwest District Plan (2003) 
 Support land use strategies and developments that increase the 

amount of housing in the district. (Land Use Policy Objective A) 
 Support the development of new housing in the district that meets the 

needs of employees, especially those who work for large employers like 
Legacy Good Samaritan Hospital and Medical Center and CNF. 
(Housing Policy Action H14) 
 

 Apply the transit-oriented development (TOD) property tax abatement 
within the Northwest Plan District. Encourage developers of affordable 
housing to take advantage of this tax abatement. . (Housing Policy 
Action H21) 

 
Metro 2040 Growth Concept   See map on the opposite page.  The NMUH 
and TOD projects are primarily located in areas designated by the Concept for 
accommodation of population growth. 



 30 

 
New Transit Supportive Residential or Mixed Use Development (TOD) Program 
Cont. 

 
Program Outcomes 

 
Total Number of units: 971 
Tenure: 845 rental units and 126 condominiums 
Income levels of households residing in units by tenure: 845 rental units 

 279 units rent restricted from 30% MFI to 80% MFI 
 566 units are market rate 

TOD Rental Units by Rent Restrictions 
 
 

 
Market 
Rate 

 
Rent 

Restricted 

 
 

30% MFI 

 
 

50% MFI 

 
 

60% MFI 

 
 

75% MFI 

 
 

80% MFI 
Total Rental 

Units  
 

     
845 566 279 12 50 139 56 22 

 67% 33% 1% 6% 16% 7% 3% 
 

Preservation of low income housing – The Hazelwood Retirement 
Community received a one year extension to preserve low income and 
moderate income units in that project.  
 
Project     Units  
 Below 60% MFI Below 75% MFI 
Hazelwood Retirement Community: 40 56 
 
 

Transportation and Growth Management Goals 
 Living Closer to Work Locate greater residential densities near major 

employment centers, including Metro-designated regional and town 
centers, to reduce vehicle miles traveled per capita and maintain air quality. 
(From Comprehensive Plan Urban Development Policy, 2.15) 
 

 Transit-Oriented Development Reinforce the link between transit and land 
use by encouraging transit-oriented development and supporting increased 
residential and employment densities along transit streets, at existing and 
planned light rail transit stations, and at other major activity centers. (From 
Comprehensive Plan Transportation Policy 6.19) 
 

 Concentrate a mix of higher intensity residential and commercial 
development along main streets and the Portland Streetcar line. (Hollywood 
and Sandy Plan Land Use Policy Objective C.) 
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New Transit Supportive Residential or Mixed Use Development (TOD) Program 
Cont. 

 
Program Outcomes 
 

Proximity to light rail or frequent service transit:  971 
Number of units of units within ¼ mile of a MAX Light rail station area: 775 
Projects in Metro’s TOD Program:   

 Center Commons  
 Russellville Commons 1 & II 

(See Appendix 1 for research on Center Commons and Collin Circle TOD 
projects.) 
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Single-Family New Construction Program 
 

Program Purpose in State Statutes (ORS 307.651 to 307.687) 
The Legislative Assembly finds it to be in the public interest to stimulate the 
construction of new single-unit housing in distressed urban areas in this state in 
order to improve in those areas the general life quality, to promote residential infill 
development on vacant or underutilized lots, to encourage homeownership and to 
reverse declining property values. (ORS 307.654) 

 
City Housing Goals:   

 Support public and private actions that improve the physical and social 
environment of areas that have experienced disinvestment in housing, that 
have a concentration of low income households, or that lack infrastructure. 
…(Comprehensive Plan Housing Policy, 4.7 F Balanced Communities) 

 Expand opportunities for first-time homebuyers.   (Comprehensive Plan 
Housing Policy, 4.12 E. Housing Continuum) 

 Promote and maintain homeownership options within neighborhoods. 
(Comprehensive Plan Housing Policy, 4.12 E. Housing Continuum) 

 
Area Plan Objectives and Actions: 

 
Albina Community Plan (1993) 

 Provide opportunities for homeownership for Albina Residents.  
Emphasize infill development that accommodates owner-occupancy 
and is compatible with the surrounding neighborhood. (Policy V, 
Housing, Objective 3) 

 Publicize the availability of the ten-year property tax exemption for new 
construction and housing rehabilitation under the distressed area 
program. (Policy V, Housing, Housing Action H15) 

 
Outer Southeast Community Plan (1996) 

 Increase opportunity for building more single-family housing in outer 
southeast neighborhoods. (Housing Policy, Objective 3).  

 Promote construction of attached housing designed to be owner-
occupied housing to accommodate smaller households. (Housing 
Policy, Objective 4) 

 Designate Foster [Powell, Mt. Scott-Arleta and the northern 2/3 of Lents 
as “distressed areas” so that new single-family housing construction 
and rehabilitation are eligible for a limited tax abatement.  Retain the 
“distressed area” designation for Brentwood-Darlington.(Housing Policy 
Housing Action H1) 
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Program Outcomes 
 

Number of Units:  2,056 
 
Number of units restricted to  
households below area MFI ($67,500 in 2008): 419 
 
Number of units in Low/Moderate Income Neighborhoods: 1,843 out of 
1876* 
 
New Homeownership Units in Low/ Moderate Census Tracts* 

Low/Moderate Income 
Neighborhoods 

Number of New 
Units 

North Portland  733 
Northeast Portland  300 
Southeast Portland 451 
East Portland 359 
Total 1,843 
* Information was not available for 180 units 
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Residential Rehab Programs 
 
Program Purpose in State Statutes (ORS 308.450 to 307.481): 
“The Legislative Assembly finds that it is in the public interest to encourage the 
rehabilitation of existing units in substandard condition and the conversion of 
transient accommodation to permanent residential units and the conversion of 
nonresidential structures to permanent residential units in order to make these units 
sound additions to the housing stock of the state. The Legislative Assembly further 
finds that cities and counties of this state should be enabled to establish and design 
programs to stimulate such rehabilitation and or conversion based on the incentive of 
a local property tax exemption, which is authorized under ORS 308.450 to 308.481.” 

 
City Housing Goals:   
 Restore, rehabilitate, and conserve existing sound housing as one method of 

maintaining housing as a physical asset that contributes to an area’s desired 
character.  (Comprehensive Plan Housing Policy Objective 4.5 Housing 
Conservation) 

 Ensure that owners, managers, and residents of rental property improve the 
safety, durability, and livability of rental housing. (Comprehensive Plan Housing 
Policy Objective 4.5 Housing Conservation) 

 
Area Plan Objective and Actions 

Albina Community Plan (1993) 
 Preserve and encourage the rehabilitation of existing sound housing, 

especially rental housing. (Albina Community Plan Policy V, Objective 
4) 

 Publicize the availability of the ten-year property tax exemption for new 
construction and housing rehabilitation under the distressed area 
program. (Policy V, Housing, Housing Action H15) 

 
Outer Southeast Community Plan (1996) 
 

 Encourage Property owners to maintain and improve their homes so 
that established neighborhoods remain stable and attractive. (Housing 
Policy Objective 6.) 

 Designate Foster [Powell, Mt. Scott-Arleta and the northern 2/3 of Lents 
as “distressed areas” so that new single-family housing construction 
and rehabilitation are eligible for a limited tax abatement.  Retain the 
“distressed area” designation for Brentwood-Darlington.(Housing Policy 
Housing Action H1) 

 
Program Outcomes 

 
Total Number of units: 150 
Unit Type: 60 multifamily and 90 single-family 
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Attachment to APPENDIX 1:    
Studies of Transit-Oriented Development that Include Local NMUH and TOD Projects 
 

A. Findings of Effects of TODs on Travel, Parking and Travel, Final Draft 8/01/2008 by 
the Transit Cooperative Research Program 

 The Effects of TODs study helped confirm that in the four metro areas studied, TOD 
development generates less traffic than conventional development.  The metro areas 
studied are Philadelphia, NJ, San Francisco, Washington DC and Portland, Oregon.  
Information on three projects that have a TOD tax exemption and one that has a 
NMUH tax exemption is provided in the report. 

 
 Higher Use of Transit and Other Alternative Transit Modes in Mixed-Use TODs   
 In the Effects of TODs, the authors cited the results of a local Metro 1994 Travel 

Behavior Survey that illustrates the higher share of transit use and trips by other 
alternative modes in neighborhoods with TOD development.  The reduction in 
automobile travel measured in vehicle miles traveled (VMT) is greater in TOD areas 
with a mixture of residential and commercial uses. 

 
Table 10: Metro Travel Behavior Survey Results, all Trip Purposes 
(Portland OR) 

 Mode share 
 
Land Use Type 




















Good Transit and 
Mixed Use 58.1% 27% 11.5% 1.9% 1.5% 9.80 
Good Transit Only 74.4% 15.2% 7.9% 1.4%` 1.1% 13.28 
Rest of 
Multnomah Co. 81.5% 9.7% 3.5% 1.6% 3.7% 17.34 
Rest of Region 87.3% 6.1% 1.2% 0.8% 4.6% 21.79 

Source Effects of TODs on Travel, Parking and Travel, Final Draft 8/01/2008 by the Transit 
Cooperative Research Program     
* VMT-Vehicle Miles Traveled 

 
 
Reduced Auto Trips 
A comparison between trip generation rates for TOD units and the average for 
apartments as determined by the Institute of Transportation Engineers (ITE) indicates 
that the units in three Portland TOD projects generate far fewer trips per day per 
household than the ITE standard for apartments.  Center Commons is located near the 
NE 60th and Gilson Street MAX stop.  Collins Circle is located in Goose Hollow at SW 
18th and Jefferson near the Goose Hollow MAX stop. The Merrick is located near the 
Convention Center MAX light rail stop.  Below is an excerpt from a larger chart in the 
study that includes the information on these three projects. 
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Excerpt from Table 2: Comparison of TOD-Housing and ITE Vehicle Trip Generation 
Rates: 24 Hour Estimates.   


 
 
Project 

TOD 
Vehicle 
Trip 
Rate 

ITE 
Standard 
Vehicle 
Trip Rate 

TOD rate 
as a % of 
ITE Rate 

% point 
difference 
from ITE 
Rate 

Center Commons  4.79 6.72 71.30% -28.70%  
Collins Circle 0.88 6.72 13.08%  -86.92%  
The Merrick 2.01 6.72 29.84% -70.16% 

The Effects of TODs on Travel, Parking and Travel
 
Reduced Auto Ownership:  
Two local studies cited in The Effects of TODs on Travel, Parking and Travel note the 
the effect of living in a TOD on auto ownership. 
 
1.  Jennifer Dill of the Center for Transportation Studies at Portland State University 

found that 73 percent of households said moving to this place had not impact on 
the number of vehicles owner.  Seventeen percent of households, however, said 
that they got rid of a vehicle because of characteristics of the neighborhood. 




 



% of 

Households 
No Car  8% 
One Car 75% 
Two Cars  14% 
Three Cars 3% 

Source: Dill, 2005  

2.  A study cited in the Effects of TODs on Travel, Parking and Travel by C.Switzer 

(2002) found that at the Center Commons TOD, 30% of respondents owned fewer 
cars than they did at their previous residence, and that 37% of respondents did not 
own any car. 

 


 












No Car  21  36 42% 
One Car  60  54 -10% 
Two Cars  11  4  -64% 
Three Cars  3- 2 33% 
Five Cars  1  0 100% 

Source: Switzer, 2002 The Center Commons Transit Oriented Development:  
A Case Study, MURP thesis, PSU 

 
 



 37 

B. Summary of Research on the Merrick Apartments 
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Appendix 2: PDC Appendices on Monitoring and Compliance 
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