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Planning Commission’s Report to City Council 
The Tower at Station Place


April 23, 2003

PC Case No. 44 

Page 17

APPLICATION OF Station Place LLC FOR 

A TEN YEAR PROPERTY TAX EXEMPTION FOR NEW MULTIPLE UNIT HOUSING 

Known as the Tower at Station Place

(As authorized by Chapter 3.104) 

Planning Commission’S REPORT AND RECOMMENDATION TO City Council

I.
FACTS
A.
GENERAL INFORMATION

Effective Dates:
Pre-Application Date:
February 4, 2003



Full Application Date:
February 10, 2003



P.C. Hearing Date:
April 22, 2003


Deedholder:
Portland Development Commission



Dahe Good



1900 SW Fourth Ave. Room 7000



Portland, OR  97201


Applicant(s):
Doug Glancy



Station Place LLC, General Partner of Station Place Tower LP



c/o REACH Community Development, Inc



1135 SE Salmon St.



Portland, OR  97214


Building
Robert S. Leeb Architects


Architect:
71 SW Oak Street  



Portland, OR  97204


Proposal: 
Application for limited property tax exemption for the construction of the Tower at Station Place project.  


Location:
The northeast corner of the intersection of NW 9th Avenue and Lovejoy Street


Legal Description: 
Will be Lot 1 Station Place when subdivision is approved. Currently the site includes portions of Tax Lots 1N1E34BB 1300 and 2300  (R140957 and R140954)


Quarter Section:
2929


Zone(s):
EX, Central Commercial Zone



d, Design Review Overlay



Central City Plan District

Description of 
The applicants request a ten year limited property tax 

Proposal:
exemption for the construction of a 176-unit, mixed-income senior housing tower located in the River District that contains 1,530 square feet of commercial space. The project is known as the Tower at Station Place and is part of a larger project that will also contain a 400-space parking garage and approximately 26,000 square feet of commercial space (proposed for a grocery store). Station Place LLC is developing the housing and the commercial space.  The Portland Development Commission is developing the parking garage. 

B.
SITE INFORMATION


Description:  This is a level, vacant site in the Pearl District Neighborhood that is 20,952 square feet in area. It is one of three lots on a newly created block bounded by NW 9th Avenue to the west, an extension of NW Marshall Street on the north, the newly constructed NW Station Way on the east and the new Lovejoy Ramp on the south. NW Lovejoy Court runs along the eastern half of the southern edge of the block and deadends in the middle of the block providing access to parking under the Lovejoy ramp. To the east are railroad tracks and to the southeast, Union Station.


History: City records indicate that prior land use reviews for the lots proposed for development include the following: 

· LUR 01-00776DZM approved the design review with six modification requests for the mixed-use project of which the Tower at Station Place is a part on May 23, 2002.  The project includes a one story commercial building and a five-level parking garage.  Plaza areas will be developed as part of the project at the intersections of NW 6th and Marshall and NW 6th and Lovejoy Court. A surface parking for 65 vehicles is planned for the area under the Lovejoy ramp, along NW 6th Avenue. 

· LUR 01-00406 PR approved a parking garage including 130 Residential Parking spaces for the senior housing development, 75 Growth Parking spaces for the grocery store, 97 Growth Parking spaces for a future phase project on the vacant Lot 5 (north), 60 Preservation Parking spaces for Union Station, and 73 Visitor Parking spaces to replace short-term parking lost by the NW 6th Avenue extension; and a surface parking lot to include 65 Growth Parking spaces for the grocery store and the future development on Lot 5. 
· LUR 01-00281 SU/MS was a Subdivision and Central City Master Plan request.  This case approved, with conditions, the creation of an eight-lot subdivision (of the old police horse barn site) to construct a senior housing building, full service grocery store, parking garage, surface parking, and commercial space.  Conditions pertaining to the Central City Master Plan included the following:

A.
Allowable floor area ratios (FAR) on Lots 1-8 shall be limited as follows unless modified through a Central City Master Plan amendment review process:

Lot 1:
7.6:1


Lot 5:
2.3:1

Lot 2:
1.1:1


Lot 6:
0

Lot 3:
3.4:1


Lot 7:
0

Lot 4:
7.9:1


Lot 8:
0

B.
Primary uses on Lots 1 and 4 shall be residential.

C.
Proposed Lots 2, 3, 4, and 7 shall contain the open areas required by the Northwest Triangle Open Area Requirement.

D. In order to preserve public views of the Willamette River, building lines (the farthest point that any part of the building may extend, including balconies, eaves, and other projections) on Lots 2 and 3 shall not exceed the limits shown on Exhibit C-1.

City records indicate that there are number of prior land use reviews that primarily relate to Union Station and the railyards.

Planning Commission Finding: A Central City Master Plan has been approved for the eight lot subdivision that includes the lot on which this project sits (Lot 1).  It allows the increased floor area ratio (FAR) of 7.6:1 instead of the base 2:1 in exchange for decreasing the FARs on other lots, allowing the fourteen story tower to be built.  This subdivision is in a designated Required Residential Development Area and is subject to the Northwest Triangle Open Area Requirement.  The 176 units will help satisfy the residential development requirement.  The open area requirement will be met by developments on Lots 2, 3, 4, and 7.  Design Review for the entire Station Place project has been also been approved.

C.
VICINITY DATA

Surrounding Conditions: The site sits just north of the bridgehead for the Broadway Bridge.  North and east of the site are Lots 2 and 3 of the Station Place subdivision.  North of the block that contains the site, the street grid has been recreated between NW 9th Avenue and NW Station Way by extending NW Northrup and Marshall Streets east to Station Way.  Sidewalks have been installed with ornamental streetlights and street trees along these new streets. The blocks comprising this new grid east of NW 9th are vacant. Railroad development is directly east of Station Way and includes railroad tracks and platforms. The Pearl District continues west of the site. Across NW 9th Avenue is the Lovejoy Station rental housing project and just to the north on the next block, the Park XIII project construction is beginning.  One block to the west, on NW 10th Avenue, the Bridgeport Condominiums are under construction.  South of the site is the new Lovejoy ramp.

D.
AGENCIES, NEIGHBORHOOD AND OTHER ASSOCIATIONS NOTIFIED

All appropriate agencies and associations have been notified in accordance with Title 33 regulations governing the 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 of Larger Union Station Redevelopment Area



Lots 1, 2 and 3 of Station Place Subdivision



Site Plan with Housing, Retail, and Parking Garage


2.
Floor Plans


3.
Building Elevations


4.
Portland Development Commission Staff Report 0-30 including Financial Information and Pro Formas 


5.
PDC Resolution

F.
LEGISLATIVE INTENT/STATUTORY AUTHORITY

1.
Legislative Intent


Consideration for property tax exemption for up to a ten-year period is authorized by ORS 307.600 through 307.691 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:


"(1)  The legislature 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 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...


“(3)  The legislature further finds that the cities and counties of this state should be enabled to establish and design programs to attract new development of multiple-unit housing in light rail station areas, in transit oriented areas or in city core areas by means of the local property tax exemption authorized under ORS 307.600 to 307.691...”


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 Finding:  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 (Chapter 3.104 of the City Code).  It fulfills the legislative intent by adding 176 units of new rental housing targeted for low and moderate income senior households within a larger development for which a grocery store is planned and within two blocks of the streetcar line.  

2.
Statutory Authority/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 by 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.


Planning Commission Comment: The proposed project is within the boundaries of the Central City plan district.  Chapter 3.104, as amended in March 1990, requires review of all tax exemption applicants by the Portland Development Commission for economic feasibility. The conclusion of the Development Commission is noted in Section V II and Exhibits 4 and 5 of this report.  Also, because the proposed project is located in the EXd zone the project must reviewed by the Design Commission for conformance with applicable design standards and contextual compatibility.  This project was most recently reviewed and approved under Case Number LUR 01-00776DZM. 
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 residential tower on Lot 1 of Station Place lies within the boundaries of the Central City plan district and within the River District urban renewal area boundary.  The Portland Development Commission reviewed this project at their April 16, 2003 meeting and recommended approval of the property tax exemption to the Planning Commission and City Council.  Their recommendation is based on the finding that the project would be less affordable without the tax abatement.  Rents on the units for households at 80% MFI would have to be raised by $195 for one-bedroom units and by $200 for two-bedroom units if the project did not receive the tax exemption. (See page 4 of Exhibit 4: Portland Development Commission Staff Report.)

III.
DETERMINATION OF COMPLIANCE WITH ADOPTED PLAN POLICIES
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 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.  

A.
COMPREHENSIVE PLAN CONSIDERATIONS

The 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 Tower at Station Place development 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.
4.6:
Housing Quality
Encourage the development of housing that exceeds minimum construction standards.

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.
4.10:

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. 

4.12:
Housing Continuum

Ensure that a range of housing from temporary shelters, to transitional, and to permanent housing for renters and owners is available, with appropriate supportive services for those who need them.  

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 Tower at Station Place complies with the Comprehensive Plan in that it will add 176 units of rental housing for low- and moderate-income elderly households in the Pearl District Neighborhood, which is building out with a number of middle and upper income apartment and condominium projects. This housing is located close to the streetcar line which will allow residents easy access to shopping and services without having to own or rely on an automobile.  The project also incorporates the sustainable development feature of rainwater collection for flushing toilets.

B.
ZONING CONSIDERATIONS 
1.
The EXd Zone and Central City Plan District. On 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 EX regulations.

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

•
Zone and Plan Designation:  EX, Central Employment

· Required Residential Development Area 

· Northwest Triangle Open Area Requirement

•
Permitted Uses:  Household Living, the full range of commercial and employment uses, most industrial and institutional uses. 

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

•
Permitted Floor Area Ratio (FAR):  2:1 base (and greater with Central City Master Plan)

•
Permitted Building Height: (100 feet and greater with height bonuses)

Planning Commission Finding: A Subdivision and Central City Master Plan request LUR 01-00281 SU/MS was approved for a subdivision of eight lots of which this project occupies one.  The master plan allowed the redistribution of floor area ratio (FAR) among the eight lots so that the lot upon which this project is sited will have an allowed FAR of 7.6:1. Because the site is governed by the “d” Design Zone Overlay this project is also subject to Design Review.  This project was reviewed and approved under LUR 01-00776.  The uses proposed for this project fall within the use and development standards of the EX zone at this site except for modifications granted during the Design Review process.  One of these approved modifications was an exception to the height limit for an architectural building element on the top of residential tower (See West Building Elevation, Exhibit 3). 

C.
DETERMINATION OF COMPLIANCE WITH THE 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, River District, West End, and South Waterfront Plans):

"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 particularly as elaborated by the 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: The proposal complies with the overall policy statement and particularly with policy further statements A, D, and K.

D.
DETERMINATION OF COMPLIANCE WITH THE RIVER DISTRICT DEVELOPMENT PLAN, the River District Urban Renewal Plan and THE RIVER DISTRICT HOUSING IMPLEMENTATION STRATEGY
On May 11, 1994, the City Council adopted Resolution No. 35274 endorsing the River District Development Plan and assigning various City agencies responsibility for supporting, reviewing, and coordinating public and private development activity in cooperation with the major landowners in the area. 

On December 21, 1994, the City Council adopted Resolution No. 35350, which, among other things, adopted the River District Housing Implementation Strategy.  The strategy established long range goals for housing development by allocating a percentage of development to the affordability needs of various income groups.  The strategy called for achieving the construction of 5,555 new housing units as well as commercial and residential support amenities to encourage a stable residential population in the district. The City also established an annual monitoring requirement to assess the performance of new residential projects in meeting these goals.  

Household Income Category
Housing Targets-New Units as a % of Total New Units
Approximate # of New Housing Units in River District Needed to Meet Updated Target

Extremely-Low (0-30% of MFI)
11%
359

Low (31-50% of MFI)
11%
365

Moderate (51-80% of MFI)
13%
440

Middle (81-120% of MFI)
24%
797

Upper (121%+ of MFI)
41%
1,350

Total New Units to be Built
100%
3,350

Planning Commission Finding:  The 176 housing units of the Tower at Station Place will help to meet the low and moderate income housing targets of the River District Housing Implementation Strategy for housing affordable to households with incomes ranging between 30 and 50 percent and 51 and 80 percent of Portland area median family income (MFI). 

E. DETERMINATION OF COMPLIANCE WITH THE PEARL DISTRICT DEVELOPMENT PLAN
In October 2001, City Council approved the Pearl District Development Plan by Resolution 36032 as a general vision to guide the transition of this portion of the River District from a warehouse/arts district to a high-density neighborhood. This includes providing a wide range of housing types, mixed-use development with ground floor retail uses, as well as opportunities for older established businesses and uses, such as artists' lofts, to stay in the area. 

Planning Commission Finding:  This proposal supports at least two objectives of the Pearl District Development Plan.  The first is Objective 1 of the Housing Goal, which calls for a “diverse mix of housing types that is affordable to a range of households.” The project also supports Objective 3 of the Built Environment Goal, which calls for supporting public infrastructure investments in the Pearl District.  The Tower at Station Place provides high-density housing near the Portland Streetcar line. Project residents are expected to add to the streetcar’s ridership.
F:
DETERMINATION OF COMPLIANCE WITH RELEVANT URBAN RENEWAL PLANS

The Portland City Council adopted the River District Urban Renewal Area in October 1998 (Ordinance No. 172808).  The following housing goal was adopted as part of the River District Urban Renewal Plan:  

A. Housing: To stimulate the development of a substantial stock of housing accessible to households with a range of incomes, which reflect the income distribution of the city as a whole.

Objective 1.
Achieve a Mix of Units by Household Income Categories

Objective 2.
Promote Development of Services and Amenities to Support Housing

Objective 3.
Promote Ownership Housing

Objective 4.
Implement City of Portland Shelter Reconfiguration Plan

Objective 5.
Preserve Access to Affordable Housing for Low Income Residents of the River District.  

Planning Commission Finding: The project supports Objective 1 by providing a housing for low and moderate income households in an area where market rents and housing prices are only affordable to middle and upper income households.  It supports Objective 5 by providing housing for low income senior households in the River District.
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 most recent refinements to the Central City Plan including the River District Policy, and the governing development regulations of Title 33, particularly the EXd zone. The project is also consistent with the River District Development Plan and Housing Implementation Strategy, the River District Urban Renewal Plan, and Pearl District Development Plan, which implement the policies of the Central City Plan.
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 and an active Central City housing market.  

E.
The project site is currently vacant.  No viable housing will be removed.  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 
In establishing the review authority for tax exemption, the Portland Development Commission (PDC) is given primary authority to recommend to the Planning Commission approval, denial, or approval with conditions [Section 3.104.050 (2)].  PDC's recommendation has been determined by a finding that the property tax exemption is necessary in order to make the project economically feasible for rental to households at or less than 80 percent area Median Family Income (MFI).  The project is also eligible to apply for the City’s Nonprofit Tax Exemption for Low Income Housing (3.101) which could cover a percentage of the land and the housing units at 30 and 50 percent MFI.

The Portland Development Commission has determined that “…the property tax abatement is required to achieve economic feasibility for the Project, as described in Section 3.104.010(D) and 3.104.030(A)(3) of the City Code.”  See full text of this analysis in Exhibit 4 of this Report.

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 benefit recommended for the proposed project.” [Section 3.104.050(3)] 

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 purposes of the tax exemption program in the framework of overall City policy.

A.
Examples of Public Benefit

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) dwelling units at rental rates or sale prices 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 achieved with the development of the Tower at Station Place:

1. Affordable Senior Housing: The Tower at Station Place will serve a growing unmet demand for affordable senior housing in the Central City and Pearl District Neighborhood.  The project will include 176 units of housing affordable to senior households at 30, 50, and 80 MFI.  All units will remain affordable for at least 60 years under city requirements.  The 76 units for households at 30 percent AMFI will be covered by project-based Section 8 from the Housing Authority of Portland.  This means that renters in these units only have to pay 30 percent of their income for rent and utilities, no matter how low their income.  The 30 and 50 percent MFI units are eligible for tax exemption under either 3.101 or 3.104, and are also regulated by the low-income housing tax credit program. .  However, if the tax exemption was not available for the 80 percent units, the developer estimates that the rents would have to raised by $195 a month for the one-bedroom units from $818 to $1,013, and to be increased by $200 a month for the two-bedroom units from $981 to $1,181.

2. Recreational Facilities: This project will contain an exercise room and outdoor decks accessible to building tenants on floor levels 2 and 12.  Floor level 14 has an outdoor courtyard.

3. Facilities for the Handicapped: All of the residential units are designed to be adaptable for residents with disabilities.

4. Ground Floor Commercial Space: This project will contain a commercial tenant space of 1,530 square feet.  The developer intends to rent this space to a use that serves local residents.

5. Other Public Benefits

· Transit Oriented Development:  This project is one block from the Portland Streetcar line.  Project residents, some of whom may not be able or desire to drive a car, can easily travel to Downtown or Northwest Portland on the streetcar.  

· Sustainable Building Design:  This project incorporates all the City’s Green Building Threshold Criteria in project design including rainwater collection for flush toilets, harvesting an expected 350,000 gallons of rainwater a year.

VI.
RECOMMENDATION BASED ON ELIGIBILITY, PLAN, AND POLICY CONFORMANCE FINDINGS AND CONCLUSIONS  
The Tower at Station Place offers senior housing for a range of low to moderate income households in the mixed-use Station Place project in an area of the Central City currently dominated by new high-end condominium and middle income rental housing development.  This area of the Central City is targeted by policy for increased housing for households of varying incomes.

The Planning Commission recommends approval of the limited property tax exemption application by Station Place LLC for the Tower at Station Place project.  The Planning Commission concludes that the proposed development complies with housing and community development policies of the Comprehensive Plan, the Central City Plan, the River District Urban Renewal Plan and Housing Implementation Strategy, and the Pearl District Development Plan based on the conformance findings.  The recommendation is subject to the condition that the public benefits and assurances recommended in Section VII are provided by the applicant.

VII.
PUBLIC BENEFIT RECOMMENDATION 

The Planning Commission recommends City Council approval of the limited property tax exemption for the Tower at Station Place Tower project subject to the following conditions:

1. The apartment units be maintained as rental housing and not convert to condominiums or other ownership arrangement during the ten year term of the property tax exemption.

2. All of the units continue to be affordable to low and moderate income households with incomes at 30, 50, and 80 percent of the area median income during the ten-year term of the exemption.  The rent schedule is based on the annual formula for units of varying size based on number of bedrooms and using the area median income for the Portland Metropolitan Area as determined by the U.S. Department of Housing and Urban Development pro-rated for family size.  Nothing in this tax exemption approval modifies any other affordability obligation, including the number of years of affordability, that is associated with other public assistance provided to this project. 

3. Ground level, locally oriented retail and service businesses serving individuals and households in this building, as well as visitors, can qualify as a public benefit under the terms of this exemption.  A determination by the Director of the Bureau of Planning shall be made if there is a question regarding the neighborhood orientation of the proposed commercial and service uses.

4. These and any other public benefits be provided in accordance with agreements reached by the relevant review bodies and agencies, including but not limited to the Planning Bureau and the Portland Development Commission. This includes the regulatory agreement that will be recorded and executed by Station Place Tower Limited Partnership with Station Place LLC as the managing general partner.

5.
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 LUR 01-00776 DZM. 

Barbara Sack:bjs
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