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CENTRAL CITY HOUSING INVENTORY

Executive Summary

Background

The Portland Development Commission (PDC) conducted an inventory of all of the residential
unitsin the Central City to better understand the overall housing availability in this market area.
The inventory provides information on the amount of housing, the type of housing, and the
affordability of the housing. While similar inventories have been conducted in various
subdistricts, thisisthe first comprehensive inventory since the Central City Housing Inventory
conducted by PDC in 1996.

For thisanalysis, “Centra City” refersto the Central City Plan Area as defined by the City of
Portland. Thisareais comprised of the subdistricts generally understood as North Macadam,
Downtown, Goose Hollow, River District, Lower Albina, LIoyd District, and the Central
Eastside. The subdistrict boundaries are as defined in the Central City Plan and in most
instances (while they may overlap with) are not the same as the City's urban renewal areas.

In August 2001, City Council adopted a No Net Loss policy for affordable housing in the Central
City which states that either through preservation or replacement, the Central City will retain at
least the current number of housing units affordable to households at or below 60% Area Median
Income (AMI). Additionally, City Council directed Portland Devel opment Commission and the
Bureau of Housing and Community Development to develop aNo Net Loss Funding Plan for the
preservation, replacement or new construction of at least 1,200 low income unitsin the Central
City from 2001 to 2006. Other relevant policy documents include the Central City Plan, the
City’s Comprehensive Plan: Goal 4 and Urban Renewal Area Plan goals and housing strategies.

This report summarizes the results of both the Rental Housing Survey which inventories all

rental unitsin the Central City and the inventory of homeownership units.

Rental Housing Inventory Results

General information regarding the number of units and the type of units was collected for 99% of
the identified rental unitsin the Central City. Rent information was collected for 95% of the

unitsidentified rental units. The following are highlights from the rental housing inventory.

Occupancy Type

The rental housing inventory differentiated between units that had some restriction on the type or
income of resident, and those that were purely open market with no tenant restrictions.

Restricted Occupancy units comprise 46% of the total rental units, splitting rental housing in the
Central City more or less evenly between unrestricted and restricted units. With the exception of
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268 market-rate senior unitsin the Lloyd District, al of the Restricted Occupancy units have rent
levels that are affordable to households with incomes at or below 80% MFI.

Income Affordability

Rental housing in Downtown predominately consists of units affordable to low- and moderate-
income households. Over 80% of all rental housing units are affordable to households at or
below 80% MFI. This number includes restricted occupancy and subsidized rental units.

Of the purely “open market,” unrestricted rental units, two-thirds are affordable to households at
or below 80% MFI.

« No Net Loss Units (units affordable at 60% MFI and below): There are an estimated
8,286 rental units currently affordable to households with income at or below 60% MFI.
- The mgjority of the No Net Loss units (0-60% MFI) are currently affordable to
households at 31-50% MFI. Housing units affordable to extremely low-income (0-30%
MFI units) households account for 15.3% of the total rental units. Asthe largest
affordability group, 31-50% MFI units represent 27% of the total rental housing stock.
Nearly 3,000 of these units are privatel y-owned with no restrictions to ensure
affordability (open market, unrestricted), mostly affordable in the higher 51-60% MFI
income range.
- Nearly 75% of the No Net Loss units are either single room occupancy units (SROs) or
studio apartments, meaning that the vast majority of affordable unitsin the Central City
are appropriate for single-person households only.

« Units Affordable over 60% MFI.

- Housing serving moderate-income (61-80% MFI) residents is a significant portion of
the rental housing stock comprising 18% of the total rental housing stock and 26.7% of
the open market rental housing stock.

- While only 15.6% of the total rental housing stock in the Central City rent in the 81-
120% MFI level, this group comprises 27.7% of all open market, unrestricted rental
units. Over 60% of the 81-120% MFI units are one-bedroom units.

- Just over 5% of the total open market, unrestricted rental housing units have rent levels
above 120% MFI with all but one of these units located in the subareas west of the
Willamette River.

Recent Rental Housing Activity (since 1997)

Since 1997, atotal of 2,275 units of rental housing have been developed in the Central City. The
River District saw the greatest level of recent activity with over 40% of itstotal rental housing
built within the last five years. The affordability of newly built unitsisrelatively diverse. Of
these units, 61% are income restricted and the remaining are open market units.
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Ownership Housing Inventory Results

The homeownership rate in the Central City is 14%. While dramatically lower than the citywide
rate, the number of homeownership opportunities is growing steadily in some parts of the Central
City. With no homeownership unitsin 1992, the fast growing River District now has the highest
homeownership rate in the Central City at arate of 27.2%.

General information regarding the type of units and sales information was collected for
approximately 82% of the identified ownership unitsin the Central City. Thefollowing are
highlights from the ownership housing inventory.

I ncome Affordability and Sales Price

The Central City has few ownership opportunities for households with incomes below 80% MFI.
Ownership units are predominantly selling at prices affordable to households above 150% MFI,
with only one-quarter of the units selling at prices affordable to middle-income households.
Home sales prices did vary between individual subareas, with River District units almost
exclusively above 150% MFI, and Lloyd District units favoring the middle-income market.

Recent Ownership Housing Activity (since 1999)

Over 1,100 new ownership units have been constructed in the Central City since 1999. The
River District has captured over 70% of the new homeownership construction in the entire
Central City with 775 new units constructed since 1999, and an additional 280 currently under
construction. Consequently, the River District has also seen the highest number of sales.

On average, Central City sales are priced at $227 per square foot, while River District sales are
nearer $250 per square foot. Downtown, Goose Hollow and the LIoyd District sales average
closer to $200 per sgquare foot with price per square foot peaking when smaller studio and one
bedroom units are built (i.e. Cornerstone and Roosevelt in Downtown, and Cascadian in the
Lloyd District.)
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2002 CENTRAL CITY HOUSING INVENTORY

Introduction

The Portland Development Commission (PDC) conducted an inventory of all of the residential
unitsin the Center City to better understand the overall housing availability in this market area.
The inventory provides information on the amount of housing, the type of housing, and the
affordability of the housing. Thisinformation iscritical to effectively developing and evaluating
city policies and initiatives related to housing availability and affordability. While similar
inventories have been conducted in various subdistricts, thisis the first comprehensive inventory
since the Central City Housing Inventory conducted by PDC in 1996.

For thisanalysis, “ Central City” refersto the Central City Plan Area as defined by the City of
Portland. Thisareais comprised of the subdistricts generally understood as North Macadam,
Downtown, Goose Hollow, River District, Lower Albina, LIoyd District, and the Central
Eastside. The subdistrict boundaries are defined by the Central City Plan and in most instances,
while they may overlap with urban renewal area boundaries, they are not the same as the City's
urban renewal aress.

Central City Plan Sub Areas

Ligyd District

[atriet

Canirdl Exstside

Nearih Macadam

Central City
Plam Cistrict
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There have been many plans developed over the last 30 years that have provided a guide for
housing development in the Central City. These plans range from the broader Comprehensive
Plan and Central City Plan to the more specific neighborhood and urban renewal plans. These
Plans have been updated throughout the years to respond to emerging priorities and changing
conditions, establishing new goals and different housing targets. In a general sense, these
various plans complement each other and provide a broad context for housing in the Central

City. But while the overal context is consistent, often times the Plans have different quantitative
housing targets and set conflicting priorities, illustrating the complicated questions and goals
about housing that exist in the Central City. A summary of recent plans and policiesin the
Central City follow the Rental Housing Inventory.

Appendices D and E provide a summary of many of the quantitative housing goals related to the
Central City. The following inventory is one tool to help evaluate progress that has been made
toward these specific goals. It provides a profile of the rental and ownership housing in the
Central City to be able to assess which specific housing goals have been achieved and which
housing goals continue to require the attention of the City, guiding housing policy decisionsin
the Central City.
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Inventory and Research Methodology

The housing inventory includes all housing unitsin the Central City. The study area has been
divided into six sub areas to allow for more detailed geographic analysis of housing availability:

« Downtown + Central Eastside
+ River District « Goose Hollow
+ Lloyd District + Lower Albina

The subareas of Downtown and River District are identical to the boundaries used in previous
inventories (Downtown Target Area Housing Inventory and Policy Analysis 2001 and River
District Housing Implementation Housing Strategy Update 1999), allowing for direct
comparison. The Lloyd District boundary is smaller than the study area boundary used in the
Lloyd District Housing Inventory and Policy Analysis 2000. The North Macadam sub area
(which isthe area aong the west bank of the Willamette River and south of the 1-405 loop) is not
included in the inventory because it currently does not have any housing.

Rental Housing Inventory and Survey

To collect information on rental housing in the Central City, arental housing survey was sent out
by mail to the owner(s) or property managers of each identified rental property within the
boundaries of the Central City. Staff followed up by phone with the owners or property
managers of each nonresponsive property, at which time the survey was either resent or
completed over the phone.

The survey itself consists of eight main sections, in addition to identification information
(owner/property name, address, phone, contact) and room for additional comments. The first
section, “Unit Information,” asks for number and type of units (single family home, apartment,
etc.) and whether the management accepted Section 8 certificates. “Parking Information” asks
for number of spaces and rates. “Utility Information” asks for types of heat and hot water, and
whether or not each type of utility isincluded with the rent. “Rent information” asks for number
of bedrooms, number of units of that size, unit size, monthly rent paid by tenant, and any sort of
rent, income level or tenant restriction that may be in place on those units. “Tenant profile” asks
for basic demographic information, including estimates of seniors, children and persons with
special needs. “Demand” asks about waiting lists and vacancy rates. “Fees/DepositsMovein
Costg/Lease” asks for rental agreement types and various move-in fees and deposits. Thefinal
section, “Building Amenities and Room Amenities’ provides a check list of various features
commonly found in building common spaces and private spaces.

Information was also collected for special need and service-oriented housing that does not charge
the tenant a monthly rent. Shelter beds and group home rooms, as well as other unitsin which
the tenant does not pay rent, are reported as separate residential units and are included in the total
unit counts.
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I ncome Categor ization

The housing inventory was used to categorize units by their affordability according to income
level. The categorization of housing as affordable at the various income levelsis based on
imputing an income level from rents, not actual tenant income data. Since actual household size
was not available for the housing units, the number of people in a household was estimated based
on the number of bedrooms. Household size, median family income (MFI), and housing
affordability was estimated in the same manner used for past PDC inventories.

The following table shows the estimated housing cost affordable for a household at 100%
median family income. The maximum monthly housing cost serves as the indicator of
affordability. Median family income of tenants was estimated from the total monthly housing
cost, assuming a 30% rent burden. See Appendix A for a breakdown of median family income
by household size and maximum monthly rent considered affordable by the US Department of
Housing and Urban Development (HUD) standards.

Estimated Household Size and Housing Affordability
By Number of Bedrooms

Number of Estimated 100% Median Maximum Monthly
Bedrooms Household Size Family Income Housing Cost = 30% of
Monthly Income

0 1 $40,050 $1,001

1 15 $42,900 $1,073

2 3 $51,500 $1,288

3 4.5 $59,500 $1,488

4 6 $66,350 $1,659

5 7.5 $73,225 $1,831

Based on FY 2002 HUD Portland Area Median Income

Throughout the report, affordability is discussed in terms of percentage of median family
income. For instance, rent and utility costs of $644 for a two-bedroom apartment is affordable to
a household with an income at 50% MFI, or otherwise stated an annual income of $25,750 for a
three person household. The MFI ranges of 0-30%, 31-50%, 51-60%, 61-80%, 81-120%, 120-
150%, and over 150% are consistent with other policy discussions and analyses and allow for
broad comparisons. The following table provides examples of the types of householdsin each
income level, i.e. percent of median family income.
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INCOME LEVEL AFFORDABLE HOUSEHOLD PROFILES
HOUSING COST

30% MFI Studio apt.  $300

$12,000 1 person 1bedroom $322

$17,150 4 persons 2 bedroom  $386

Single minimum wage worker working 40 hours/wk
Full time waitress with one child

Low-income senior with little retirement income
Student or unemployed

Physically and mentally disabled, specia needs

50% MFI Studio apt.  $500 «  Full-time, single security officer, cook or nursing aide
$20,000 1 person 1 bedroom $536 «  Full-time office clerk with two children; laborer or handler
$28,600 4 persons 2 bedroom $644 with stay-at-home spouse and children.

«  Two minimum wage workers working 32 hours or less
»  Senior on alimited income (social security, retirement)

60% MFI Studio apt.  $600 e Full-time, single janitor or food service worker
$24,000 1 person lbedroom $643  « Full-timesalesor construction worker with three children
$34,300 4 persons 2bedroom  $773  « 2 full-time waiters or waitresses

80% MFI Studio apt.  $801 +  Full time mechanic or construction worker
$32,050 1 person 1 bedroom $858 »  Teacher, urban planner or social worker with spouse and
$45,750 4 persons 2 bedroom  $1,030 children.

»  Full time secretary and cashier with children

100% MFI 1 bedroom $1,073 -+  Full time worker at $19.00/hr
$40,050 1 person 2bedroom $1,288 -  College professor or electrician with two children
$57,200 4 persons 3bedroom $1,488 -  Office clerk and mechanic with two children

120% MFI 1bedroom $1,287 -+ Full time professional (RN, educator, accountant)
$48,050 1 person 2bedroom $1,545 -  Two fulltime workers at $13/hr

$68,650 4 persons 3bedroom $1,785 -  Engineer head of four person household

Based on FY 2002 HUD Portland Area Median Income

Total Housing Cost

Actua rents were recorded whenever possible. For unitsin which ranges were reported, the high
end of the rent range was used in calculating the affordability. Respondents also indicated the
utilities which tenants were responsible for paying in addition to their rent. For unitsin which no
utilities or only partial utilities were included in the rent, monthly utility costs were estimated
using the 2001 HUD Utility Allowance Worksheet (Appendix B) provided by the Housing
Authority of Portland. The utility allowance and the monthly rent provided a gross rent figure.
Gross rent and estimated household size were used to calculate income affordability levels.

| nventory Response Rates

General information regarding the number of units and the type of units was collected for 99% of
the identified rental unitsin the Central City. Of these units, rent levels were collected for 95%.
Units that are coded as "unknown" represent those units in which we are uncertain of the number
of bedrooms. Open loft-style units were coded as either studio apartments or one-bedroom
apartments depending on their total square footage. The response rates for individual questions
related to the tenant profile, other fees or deposits, and amenities varied dramatically.
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Ownership Housing Data Collection

For these units, the data collected included the age of structure, number of bedrooms, square
footage, actual price paid, and date of sale, aswell as previous sales information. The
asking/sales price was recorded for newly constructed units that had not yet been sold. Surveys
were not distributed to property managers, developers or homeowners. Information was
predominantly collected from Multnomah County tax assessor records, Metroscan, and the Real
Estate Multiple Listing Service. Additional information was gleaned from PDC development
records and developer promotional materials.

Complete information on recently constructed multifamily projects was the most difficult to
collect because sales and unit specification had not yet been recorded with the tax assessor.

L oft-style units which technically have zero bedrooms but vary dramatically in terms of square
footage were coded as one bedroom units for affordability calculations. Both of these issues had
adisproportionate impact on new unitsin the River District.

To determine the appropriate income category and affordability levels for ownership unitsthe
following assumptions were used: 3% down payment, 30-year fixed mortgage, and a 30%
housing cost burden. See Appendix C for assumptions made when cal cul ating homeownership
affordability and affordability levels by income and number of bedrooms.

Sales data was collected for 82% of the identified ownership units in the Central City.

Central City Housing Inventory Page 6
Portland Development Commission August 2002



Total Housing Inventory Summary

The Central City study area has over 500 residential buildings ranging from single-family homes
in the Central Eastside and Goose Hollow to condominium towers in Downtown and River
District. These buildings represent atotal of 16,881 housing unitsin the Central City. Thetable
below shows the distribution of residential units by tenure and location within a study sub area.

Estimated Number of Housing Unitsin

The Central City by SubArea

CENTRAL CITY SUB AREAS
TENURE Down- River Lloyd Central Goose Lower CENTRAL CITY
town District District | Eastside | Hollow Albina TOTAL
Rental 7,326 2,866 850 1,118 2,338 23 14,521
Owner Occupied 859 1,071 120 61 248 1 2,360
CC Total 8,185 3,937 970 1,179 2,586 24 16,881
% of Units 48.5% 23.3% 5.7% 7.0% 15.3% 0.1%

Each of the subareas contribute differently to the overall Central City housing market. The
Downtown subarea has the largest concentration of housing with nearly half of al Central City
housing units. The River District has emerged as a very strong market in the last decade. The
subareas east of the Willamette River combine for a much smaller portion of the housing market
with atotal of 2,173 units, representing only 12.8% of all Central City housing. The following
table includes al of the housing for which housing cost information was available. This includes
market and subsidized rental units, as well as homeownership sales. The process for determining
affordability is described in the methodology section, while a description of the unit types
followsin the rental and homeownership sections.

Central City Housing Units
by Median Family Income
Includes Subsidized and Market Rental Units and Ownership Units

CENTRAL CITY INCOME AFFORDABILITY** (MFI TOTAL

SUB AREAS 0-30% 31-50% | 51-60% | 61-80% | 81-120% |121-150%| 151%+ UNITS*

Downtown 1,402 1,948 895 1,350 1,354 290 547 7,786
% of Units 18.0% 25.0% 11.5% 17.3% 17.4% 3.7% 7.0%

River District 511 743 733 210 399 161 840 3,597
% of Units 14.2% 20.7% 20.4% 5.8% 11.1% 4.5% 23.4%

Lloyd District - 4 94 118 334 43 232 825
% of Units 0.0% 0.5% 11.4% 14.3% 40.5% 5.2% 28.1%

Central Eastside 83 370 172 60 19 7 4 715
% of Units 11.6% 51.7% 24.1% 8.4% 2.7% 1.0% 0.6%

Goose Hollow 41 564 729 609 158 68 100 2,269
% of Units 1.8% 24.9% 32.1% 26.8% 7.0% 3.0% 4.4%

LO\(%GCI’)]:A\ Lljjr:::g Not Available :

CC Total 2,037 3,629 2,623 2,347 2,264 569 1,723 15,192
% of Units 13.4% 23.9% 17.3% 15.4% 14.9% 3.7% 11.3%

*Sales and rental information for 15,192 units (90% of total open market, unrestricted units)
**Methodology for calculating income affordability explained in following sections
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Rental Housing Inventory Results

The Central City rental stock includes 14,521 rental units ranging in size from the more than 60
single-family rentals to the over 500-unit Portland Center apartment development. The profile of
rental housing in the Central City isimportant to understand because it is the traditional location
of worker housing, and continues to be the locus of affordable housing for seniors, persons with
special needs and small households who prefer to live near jobs, services and entertainment.

Occupancy Type

Rental units were divided into various categories of Restricted Occupancy and Unrestricted/
Market to provide distinction between the type of units provided by the open market, and those
provided by public and non-profit programs. Restricted occupancy describes any unit in which
there are occupancy requirements other than basic tenant screening for tenancy and credit
histories. Requirements include restrictions on how high atenant’sincome can be, atenant’s

age or attendance at aqualified school. They also include rental units that require tenants to be
involved in programs such as drug and alcohol treatment, life skills, or job training.

Some of the shelter/mission units are listed as “ specia needs’” because of program restriction,

and include both rooms and shelter beds (each are counted separately). The remaining shelter
beds, while technically “open market,” are listed separately due to the unique population served.

Rental Housing Units
By Restriction Type and Sub Area
(includes "non-rent” units)

UNIT TYPE & CENTRAL CITY SUB AREAS TOTAL |% OF TOTAL
RESTRICTION DT RD |LLOYD| CES GH LA UNITS UNITS
Unrestricted Market Rents 3,680 | 1,102 567 754 | 1,645 23 7,771 53.5%
Income Restricted 1,306 | 1,108 15 84 305 - 2,818 19.4%

Sec 8/202 (non sr/disabled) 216 178 - - - - 394

Other (PDC, LIHTC, etc) 1,090 930 15 84 305 - 2,424
Senior/Disabled/Assisted Living 933 131 268 - 52 - 1,384 9.5%

Sec 8/202 853 77 - - 52 - 982

Assisted Living/Subsidized 80 54 - - - - 134

Assisted Living/Market - - 268 - - - 268
Mission/Shelter/Transient* 43 108 - 159 - - 310 2.1%
Special Needs/Restricted** 375 417 - 121 - - 913 6.3%
Student Housing 989 - - - 336 - 1,325 9.1%

0-80% MFI 46 - - - - - 46

Market 943 - - - 336 - 1,279
Total Units 7,326 | 2,866 850 | 1,118 | 2,338 23| 14,521

* Includes both rooms and shelter beds (each are counted as a separate unit)
** Includes alcohol & drug free housing, alcohol & drug treatment centers, AIDS housing, youth, corrections, other program restricted
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Restricted Occupancy Units

Restricted Occupancy units comprise 46% of the total rental units, splitting rental housing in the
Central City more or less evenly between unrestricted and restricted units. With the exception of
268 market-rate senior units, all of the Restricted Occupancy units have rent levelsthat are
affordable to households with incomes at or below 80% MFI.

Income Restricted, Non-Senior. At 19.4% of rental units, non-senior, income-restricted
housing represents the largest portion of Restricted Occupancy unitsin the Central City. The
majority of these units are located in the Downtown region, with the River District and
Goose Hollow also contributing significantly to this portion of the housing stock. These
units include project-based Section 8 units, as well as other publicly-subsidized units with
income restrictions imposed due to Low-Income Housing Tax Credit, bond, or PDC
financing.

Senior and Disabled Housing. Seniors and disabled persons housing represents 9.5% of
rental units. Downtown is again the most significant contributor to this section of rental
housing stock by number of units, though the Lloyd District contributes the greatest
percentage of its housing stock to the senior demographic. The units that comprise this
section of the housing market are mostly smaller units, with one or fewer bedrooms. These
units include project-based Section 8 units and other publicly-subsidized units that impose
rent restrictions. Senior-restricted housing also includes 268 market-rate units which do not
have rent levels affordable to low-income households.

Student Housing. Student housing is the next largest section of restricted housing stock in
the Central City, accounting for 9.1% of the total rental housing stock. This section exists
entirely in the Downtown and Goose Hollow areas, close to the Portland State University
campus. While few of the units are income restricted, due to their target population and the
overall market, none of the student-restricted units are renting above 80% MFI.

The other two types of restriction, shelter/mission and special heeds/program housing account
for 2.1% and 6.3% of the total rental housing stock respectively.

Non-Rental Residential Units

The rental inventory includes traditional rental units, as well as special need residential units that
do not collect rent from tenants. While the non-rental units are not part of the rental housing
market, they do contribute to the residential character and mix of the Central City. These units
include shelter and mission beds and rooms, residential youth services, in-patient drug and
alcohol treatment centers, and other residential servicesto special need populations.

Central City Housing Inventory Page 9
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NUMBER OF RENTAL NON-RENTAL TOTAL
BEDROOMS UNITS UNITS UNITS
Shelter Beds/Group Home/

Residential Treatment - 434 434
Single Room Occupancy 2,766 124 2,890
Studio 4,211 - 4,211
1 Bedroom 5,035 - 5,035
2 Bedrooms 1,618 - 1,618
3+ Bedrooms 98 2 100
Unknown 233 - 233
Total Units 13,961 560 14,521

All of the "non-rental” special need residentia units are in the Downtown (29%), River District
(34%) and Central Eastside (37%) subareas. Homeless shelters and drug and alcohol
rehabilitation services account for the majority of residential units that are not collecting rents
from tenants.

Income Affordability

The following tables breakdown the presumed median family income of renters. The study
infers residents’ incomes from the gross rent and number of bedrooms in a unit as described in
the methodology. The rental units are categorized in income ranges that assume a maximum
gross rent of 30% of the tenant’s grossincome. The income ranges are based on HUD’s MFI
estimates, as detailed in Appendix A.

The analysisis broken into atable of all rental unitsin the Central City, aswell as atable of only
“open market” rental units. Open market rental units have no restrictions on tenant occupancy.
Both restricted occupancy and open market units comprise the rental market, but the open market
units provide insight into what rent levels are supported by market demand, i.e. what isthe
highest rent a property can charge and still be able to fill the units.

Both segments of the rental market interact with and affect each other. In cases where market
rents are low, open market rental and restricted occupancy units may compete for the same
tenant population. Rent stability offered by restricted units or amenities provided by the open
market units may influence arenter’s decision. In either case, the following table indicates that
the current rental market in the Central City favors low-income units (0-80% MFI).

All Rental Housing Units by Median Family Income
Includes Section 8, Subsidized, Senior, Student
And Other Restricted Occupancy Units
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CENTRAL CITY INCOME AFFORDABILITY (MFI) TOTAL

SUB AREAS 0-30% 31-50% | 51-60% | 61-80% | 81-120% |121-150%| 151%+ | UNITS*

Downtown 1,402 1,948 895 1,349 1,268 196 45 7,103
% of Units 19.7% 27.4% 12.6% 19.0% 17.9% 2.8% 0.6%

River District 511 743 733 210 383 71 25 2,676
% of Units 19.1% 27.8% 27.4% 7.8% 14.3% 2.7% 0.9%

Lloyd District - 4 93 108 302 - 201 708
% of Units 0.0% 0.6% 13.1% 15.3% 42.7% 0.0% 28.4%

Central Eastside 83 369 172 54 2 - 1 681
% of Units 12.2% 54.2% 25.3% 7.9% 0.3% 0.0% 0.1%

Goose Hollow 41 564 728 606 127 26 4 2,096
% of Units 2.0% 26.9% 34.7% 28.9% 6.1% 1.2% 0.2%

Lozz)ecr)]:é\ LIJbr::g Not Available :

CC Total 2,037 3,628 2,621 2,327 2,082 293 276 | 13,264
% of Units 15.4% 27.4% 19.8% 17.5% 15.7% 2.2% 2.1%

Central City No Net Loss Units *13,264 units surveyed (95.0% of total rental units)
8,286 total units
61.9% of total rental housing
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The Central City has 7,771 rental units which have no tenant or income restrictions. While there
was a 100% response rate for income and tenant restricted units, there was only a 91.4%
response rate among "open market" units surveyed. The following table outlines the
affordability of those units that are purely open market. It isimportant to note that some of these
properties are non-profit owned and therefore may be renting at bel ow-market rates to ensure
affordability, but there are no income or tenant restrictions applied.

Open Market, Unrestricted Rental Housing Units

by Median Family Income

Does Not include Section 8, Subsidized, Senior, Student,
Other Restricted Occupancy Units, or NonRent Units

CENTRAL CITY INCOME AFFORDABILITY* (MFI TOTAL
SUB AREAS 0-30% 31-50% 51-60% 61-80% | 81-120% |121-150%| 151%+ UNITS*
Downtown 36 449 563 1,089 1,264 196 45 3,642
% of Units 1.0% 12.3% 15.5% 29.9% 34.7% 5.4% 1.2%
River District 158 154 190 147 356 71 25 1,101
% of Units 14.4% 14.0% 17.3% 13.4% 32.3% 6.4% 2.3%
Lloyd District - 4 93 93 235 - - 425
% of Units 0.0% 0.9% 21.9% 21.9% 55.3% 0.0% 0.0%
Central Eastside 11 281 172 52 2 - 1 519
% of Units 2.1% 54.1% 33.1% 10.0% 0.4% 0.0% 0.2%
Goose Hollow 41 238 507 460 127 26 4 1,403
% of Units 2.9% 17.0% 36.1% 32.8% 9.1% 1.9% 0.3%
Loz;)e(r)ﬁ Lljt:lr:g Not Available :
CC Total 246 1,126 1,525 1,841 1,984 293 75 7,090
% of Units 3.5% 15.9% 21.5% 26.0% 28.0% 4.1% 1.1%
Central City No Net Loss Units *7,090 units surveyed
2,896 open market units (91.2% of total open market, unrestricted units)

Over half of all rental unitsin the Central City are "open market” units that do not have any
restrictions on the occupant other than traditional credit or rent history information. Open market
units contribute significantly to the affordable housing stock in the Central City, with 35% of the
total No Net Loss units affordable to households at or below 60% MFI having no tenant or
income restrictions. These units are located throughout the Central City.

The Lloyd District and the Central Eastside have the least diverse open market housing stock in
terms of affordability. The Central Eastside is almost wholly below 80% MFI, while the LIoyd
District serves mostly moderate- and middle-income households. High end rental units with

rents above 120% MFI are only found in subareas west of the Willamette River.

»  The affordability of one- and two-bedroom units may be overstated in thisanalysis. The methodology for
calculating the affordability of one-bedroom unitsis estimated based on a 1.5 person household assuming a split
between one and two person households. But, based on the 2000 Census, Central City households are smaller

than the city average with a greater number of one-person households.
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No Net L oss Units (0-60% M FI)

The No Net Loss Resolution of August, 2001 establishes the policy to maintain at least the
current number of affordable units (at or below 60% MFI) in the Central City. Therefore,
understanding where and how much affordable housing exists in the Central City isimperative to
achieving the policy goals.

As noted in the previous tables, there are an estimated 8,286 rental units currently affordable to
households with incomes at or below 60% MFI. These unitsfall under the No Net Loss
Resolution and can be used to establish a baseline from which the policy objective can be
measured in the future. To achieve the No Net Loss policy goals, these units must be preserved
or replaced to ensure that at |east 8,286 rental units affordable to households at or below 60%
MFI areretained in the Central City in perpetuity.

* Itisimportant to note that the No Net Loss baseline is based on a 95% sample of all rental unitsin the Central
City and must be considered an estimate.

The bulk of the total No Net Loss units are currently affordable to households at 31-50% MFI.
However, the majority of the open market No Net Loss units are in the higher 51-60% MFI
income range. Open market units account for over one-third of these affordable housing unitsin
the Central City.

No Net L oss Rental Housing Units
by Sub Area and Median Family Income
(0-60% MFI Units Only)

NO NET LOSS UNITS TOTAL % OF
CENTRAL CITY Restricted Open Market NNL | TOTAL NNL
SUBAREAS Units % Units % UNITS UNITS
Downtown 3,197 75.3% 1,048 24.7% 4,245 51.2%
River District 1,485 74.7% 502 25.3% 1,987 24.0%
Lloyd District - 0.0% 97 100.0% 97 1.2%
Central Eastside 160 25.6% 464 74.4% 624 7.5%
Goose Hollow 548 41.1% 785 58.9% 1,333 16.1%
Lower Albina Not Available
CC Total 5,390 | 65.0%| 2,896 | 35.0%| 8,286

The profile of No Net Loss units varies dramatically as you move from one subarea to another.
Three-fourths of the unitsin Downtown and River District have some type of restriction, while
affordable unitsin the Lloyd District and Central Eastside subareas are predominately open
market. Goose Hollow is the most balanced between restricted and open market affordable units.
Over half of the No Net Loss units are located in the Downtown subarea. The Central Eastside
accounts for less than 8% of the total No Net Loss units, but represents 16% of the total open
market No Net Loss unitsin the Central City.

0-30% MFI Rental Housing. Housing units affordable to extremely, low-income
households account for 15.3% of the total rental units, with just over 2,000 units available.
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All but 12% of these units have some affordability restriction or are public or non-profit
owned. The River District has the greatest amount of open market units affordable at or
below 30% MFI. The Lloyd District is the only subarea without any units affordable at or
below 30% MFI, and Goose Hollow only has a nominal 2% of itstotal units at or below 30%
MFI.

« 31-50% MFI Rental Housing. Asthelargest affordability group, 31-50% MFI units
represent 27.1% of the total rental housing stock. Two-thirds of this stock are open market,
unrestricted units. Morethan half of the total unitsin the Central Eastside are affordable to
thisincome group, which isin contrast to the less than 1% of the total LIoyd District rental
units. The westside subareas of Downtown, River District and Goose Hollow have roughly
27% of their units affordable to households between 31-50% MFI.

« 51-60% MFI Rental Housing. Units affordable at 51-60% MFI account for half of the total
open market No Net Loss units. A lower percentage of these units have affordable or tenant
restrictions that the lower income categories. Almost al of the No Net Loss unitsin the
Lloyd District are affordable between 51-60% MFI, while it is more evenly dispersed in the
other subareas.

« Rental Property Ownership Type. The type of ownership and restriction on affordable
rental units greatly impacts the ability of the City to achieve the No Net Loss policy
objectives. Public and private non-profit agencies with amission to provide affordable
housing own nearly half the affordable rental unitsin the Central City. These organizations
own both restricted occupancy units, as well as "open market," unrestricted units. An
additional 15.8% are privately owned by for-profit entities that must be maintained as
affordable because of restrictions related to financing. These units have varying terms of
affordability remaining on their obligations.

The remaining one-third are privatel y-owned with no requirements for maintaining
affordable rent levels. The table below summarizes the type of property ownership of the
8,286 rental units currently affordable at or below 60% MFI.

No Net L oss Rental Housing Units
by Sub Area and Property Ownership Type
(0-60% MFI Units Only)

OWNERSHIP TYPE & CENTRAL CITY SUB AREAS TOTAL|% OF TOTAL
RESTRICTION DT RD |LLOYD| CES GH LA |UNITS UNITS
Public/Non-Profit Owned 2,244 | 1,250 - 156 329 - 3,979 48.0%
Privately Owned/Restricted 833 261 - - 219 - 1,313 15.8%
Privately Owned/Unrestricted* | 1,168 476 97 468 785 - 2,994 36.1%
Total Units 4,245 | 1,987 97 624 | 1,333 - 8,286

* Includes properties that are privately-owned/unrestricted but currently managed by non-profit housing and service providers
that may impose income or programmatic restrictions (i.e. Danmoore)

+  HUD Subsidized Properties. HUD-subsidized housing provides the bulk of affordable
housing for seniorsin the Central City. In 1998, the Affordable Housing Preservation
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Ordinance adopted by City Council established Title 30 as part of the city code, requiring
property ownersto provide the City notice if they choose to opt out of the HUD contracts
(such as Section 8 and Section 202) upon expiration and provide the City the opportunity to

purchase the property. The following is atable of HUD-subsidized housing that is not owned

by either the Housing Authority of Portland, PDC or a non-profit dedicated to preserving
low-income housing.

Property Address # of Expiration Sub

Units Date Area
1200 Building 1200 SW 12" Ave. 89 2013 Downtown
Admiral Apt. 910 SW Park Ave. 37 2010 Downtown
Bronaugh Apt. 1434 SW Morrison St. 52 2013 Goose Hollow
Chaucer Court 1019 SW 10" Ave. 84 2011 Downtown
Clay Towers 1430 SW 12" Ave. 233 2007 Downtown
Lexington Apt. 1125 SW 12" Ave. 53 2012 Downtown
Park Tower Apt. 731 SW Salmon 162 2012 Downtown
TOTAL 710

« Unit Size._Below is atable showing the breakdown of the affordable units (0-60% MFI) by
number of bedrooms.
No Net L oss Rental Housing Units
by Bedrooms and Subarea
(0-60% MFI units only)

# OF CENTRAL CITY SUB AREAS TOTAL % OF
BEDROOMS DT RD LLOYD CES GH LA UNITS |NNL UNITS
SRO 1,412 1,015 - 111 106 2,644 31.9%
Studio 1,912 523 47 295 693 3,470 41.9%

1 Bedroom 868 297 37 189 489 1,880 22.7%

2 Bedroom 51 152 13 24 38 278 3.4%

3 Bedroom 2 - - 5 7 14 0.2%
Total Units 4,245 1,987 97 624 1,333 - 8,286

Nearly 75% of the units affordable at or below 60% MFI are either SROs or studio
apartments, meaning that the vast mgjority of affordable unitsin the Central City are
appropriate for singlesonly. In fact, not quite 4% of the total affordable units are "family"
units with two or more bedrooms. Over half of the affordable "family" units are located in
the River District and these are in the 51%-60% MFI income category.

M oder ate | ncome Rental Housing (61-80% M FI1)

Housing serving moderate-income residents is a significant portion of the rental housing stock
comprising 18% of the total rental housing stock and 26.7% of the open market rental housing
stock. Of the 2,400 housing units with rents at the 61-80% MFI level, 20% have some restriction
either limiting the type of tenant served (i.e. students or seniors) or the income served due to
PDC or other financing agency requirements. In all of the subareas, except the Central Eastside,
61-80% MFI units represent 20-30% of the total open market rental housing units. In the Central
Eastside, 61-80% MFI isthe upper limit of market rents.
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Middle Income Rental Housing (81-150% M FI)

Housing with rent levels affordable to households at 81-150% MFI represents only 17.8% of the
total rental housing stock. When looking just at open market, unrestricted rental housing this
affordability category accounts for 31.8% of the market rentals. Downtown, River District and
Goose Hollow have a broader range of affordability within this housing stock than isfound in the
Lloyd District which is predominantly renting at 81-100% MFI levels. The Central Eastside has
only three units with middle-income rental rates and these are single family rental homes.

« 81-120% MFI Rental Units. While only 15.6% of the total rental housing stock in the
Central City rent in the 81-120% MFI level, this group comprises 27.7% of all open market
rental units with nearly 2,000 unitsin the Central City. Over 60% of these are one -bedroom
units. The largest concentration of this rental housing stock is located in the Downtown
subarea, accounting for one-third of the market rental housing in Downtown. Most of the
middle-income rental housing is located in the Downtown, RiverPlace and the South
Auditorium areas.

The market in the LIoyd District is mostly in thisincome range, with over 55% of all units
renting at 81-120% MFI. Nearly 80% of the newly constructed housing in the LIoyd District
have rents at 81-120% MFI. Thistype of rental housing represents 29% of the total open
market rental housing stock in the River District. The Central Eastside and Goose Hollow
have few rental opportunitiesin the 81-120% MFI range.

« 121-150% MFI Rental Units. Just over 4% of the total open market rental housing units
rent at 121-150% MFI levels. These are 