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CITY COUNCIL JOINT SESSION WITH THE 

NORTH CLACKAMAS SCHOOL DISTRICT BOARD 
AGENDA 

City Hall Council Chambers, 10501 SE Main Street 

& Zoom Video Conference (www.milwaukieoregon.gov) 
FEBRUARY 8, 2024 

 

Council will hold this meeting in-person and through video conference. The public may attend the 

meeting at City Hall or join the Zoom webinar, or watch live on the city’s YouTube channel or Comcast 

Cable channel 30 in city limits. For Zoom webinar login information visit 
https://www.milwaukieoregon.gov/citycouncil/city-council-and-north-clackamas-school-board-joint-session.  

To participate in this meeting by phone dial 1-253-215-8782 and enter Webinar ID 819 7059 0097 and 

Passcode: 715828. Written comments may be submitted by email to ocr@milwaukieoregon.gov.  
 

Note: agenda item times are estimates and are subject to change. Page # 
 

1. Call to Order and Introductions (6:00 p.m.)  
   

2. Introductions (6:05 p.m.)  
    

3. City Overview – Report (6:10 p.m.)  
 Presenter: Ann Ober, City Manager  
    

4. North Clackamas School District (NCSD) Overview – Report (6:20 p.m.)  
 Presenter: Shay James, NCSD Superintendent   
    

5. Ardenwald Elementary School – Presentation (6:30 p.m.) 1 
 Presenter: Patricia Ahrens, NCSD Executive Director of Elementary Programs  

    

6. Low-Income Housing Tax Exemption Program – Proposal (6:45 p.m.) 18 
 Presenter: Emma Sagor, Assistant City Manager  
    

7. NCSD Student and Family Support Services – Report (7:15 p.m.) 22 
 Presenter: Ivonne Dibblee, Assistant Superintendent of Education  
    

8. Adjourn (7:45 p.m.)  
 

Meeting Accessibility Services and Americans with Disabilities Act (ADA) Notice 

The city is committed to providing equal access to public meetings. To request listening and mobility assistance services 

contact the Office of the City Recorder at least 48 hours before the meeting by email at ocr@milwaukieoregon.gov or 

phone at 503-786-7502. To request Spanish language translation services email espanol@milwaukieoregon.gov at least 

48 hours before the meeting. Staff will do their best to respond in a timely manner and to accommodate requests. Most 

Council meetings are broadcast live on the city’s YouTube channel and Comcast Channel 30 in city limits. 

Servicios de Accesibilidad para Reuniones y Aviso de la Ley de Estadounidenses con Discapacidades (ADA) 

La ciudad se compromete a proporcionar igualdad de acceso para reuniones públicas. Para solicitar servicios de 

asistencia auditiva y de movilidad, favor de comunicarse a la Oficina del Registro de la Ciudad con un mínimo de 48 

horas antes de la reunión por correo electrónico a ocr@milwaukieoregon.gov o llame al 503-786-7502. Para solicitar 

servicios de traducción al español, envíe un correo electrónico a espanol@milwaukieoregon.gov al menos 48 horas 

antes de la reunión. El personal hará todo lo posible para responder de manera oportuna y atender las solicitudes. La 

mayoría de las reuniones del Consejo de la Ciudad se transmiten en vivo en el canal de YouTube de la ciudad y el 

Canal 30 de Comcast dentro de los límites de la ciudad. 
 

http://www.milwaukieoregon.gov/
https://www.youtube.com/channel/UCRFbfqe3OnDWLQKSB_m9cAw
https://www.milwaukieoregon.gov/citycouncil/city-council-and-north-clackamas-school-board-joint-session
mailto:ocr@milwaukieoregon.gov
mailto:ocr@milwaukieoregon.gov
mailto:espanol@milwaukieoregon.gov
https://www.youtube.com/channel/UCRFbfqe3OnDWLQKSB_m9cAw
mailto:ocr@milwaukieoregon.gov
mailto:espanol@milwaukieoregon.gov
https://www.youtube.com/channel/UCRFbfqe3OnDWLQKSB_m9cAw
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COUNCIL STAFF REPORT OCR USE ONLY 

To: Mayor and City Council Date Written: Jan. 30, 2024 

Ann Ober, City Manager, 

North Clackamas School District (NCSD) School Board, and 

Shay James, NCSD Superintendent 

Reviewed: Joseph Briglio, Community Development Director 

From: Emma Sagor, Assistant City Manager 

Subject: Non-Profit Low Income Housing Tax Exemption Program 

ACTION REQUESTED 

Council and the NCSD School Board are asked to receive a presentation about and consider a 

proposal to make it easier for non-profit developers of affordable housing to make use of a tax 

incentive program to encourage the development of income-restricted housing in Milwaukie.  

HISTORY OF PRIOR ACTIONS AND DISCUSSIONS 

April 19, 2016: Council declared a housing emergency in response to a combination of low 

vacancy rates and rapidly increasing rents and home sale prices. This emergency has been 

extended numerous times.   

December 12, 2017: Council discussed the low-income housing property tax exemption in a 

study session.  

March 3, 2020: Council approved the property tax exemption for WALSH Commons 

development.  

June 2023: Council adopted the city’s Housing Production Strategy (HPS). 

ANALYSIS 

Background 

Milwaukie declared a housing emergency in 2017 and adopted a five-year action plan with 

strategies to develop new affordable units, prevent displacement and keep units affordable and 

connect our residents to existing affordable housing.   

One element of this action plan is centered around providing incentives to encourage the 

development of affordable housing. Existing examples of incentive-based solutions Milwaukie 

has utilized include:  

• A 1% Construction Excise Tax (CET) on new construction permits with a value of more

than $100,000 to support affordable housing, which is used to fund incentives for

affordable housing development

• A Vertical Housing Development Zone, which provides qualified development projects

a 10-year property tax exemption on the value of new construction or rehabilitation for

20 percent per eligible residential floor(s) above a commercial ground floor with total

exemption limited to no more than 80 percent. Additional exemption may be available
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https://www.milwaukieoregon.gov/citycouncil/milwaukie-city-council-declares-housing-emergency-establishes-code-relating-no-cause
https://ormswd.synergydcs.com/HPRMWebDrawer/RecordView/6737601
https://ormswd.synergydcs.com/HPRMWebDrawer/RecordView/8219379
https://www.oregon.gov/lcd/UP/Documents/20230802_HPS_Milwaukie.pdf
https://www.milwaukieoregon.gov/building/construction-excise-taxes#:~:text=The%20current%20rate%20for%20fiscal,for%20inflation%20each%20fiscal%20year.
https://www.milwaukieoregon.gov/verticalhousing#:~:text=PROGRAM%20OVERVIEW,no%20more%20than%2080%20percent.
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for projects with affordable housing (land exemption of 20 percent per eligible floor up 

to 80 percent). (This sunset on July 1, 2022)  

• Nonprofit low-income housing tax exemption program (allowed for by Oregon Revised 

Statute (ORS) 307.540-548) for development of WALSH Commons by Northwest 

Housing Alternatives (NHA) in 2019  

This last tool allows properties that are owned or leased by a nonprofit organization and are 

limited to households earning no more than 60% of the area median family income (MFI) to be 

exempt from property taxes. Through the exemption, the nonprofit can reduce rents for 

households. To approve an exemption through this tool, the state requires 51% of the local 

taxing authority to authorize forgoing that revenue. In the case of the Northwest Housing 

Alternatives development in 2019, the city and school district—who combined account for 

approximately 60% of local property taxes—comprised the majority needed to authorize the 

exemption.  

Milwaukie is interested in exploring ways to more readily use the nonprofit low-income 

housing tax exemption program, instead of on a case-by-case basis. In other communities, 

taxing entities have approved one-time resolutions that allow any eligible property to apply 

without needing to seek approval from taxing districts each time. These cities then report to 

their Council annually about new developments that still comply with the program 

requirements and are receiving the exemption. Examples from our local area include:  

• City of Tigard  

• City of Portland  

• City of Salem  

• City of Tualatin  

• City of Bend  
 

Outreach and Analysis Completed to Date 

The City of Milwaukie’s city manager’s office, community development department, and 

finance department have jointly led efforts to analyze potential impacts of this proposal and 

conduct outreach with other taxing authorities.  

Additional information will be shared with Council and the School Board at the February 8 

meeting. The following table (next page) shows the estimated property tax loss per $1,000,000 in 

assessed value of new development that qualifies under the program. The city 

doesn't anticipate a large number of qualifying properties in the near term (i.e. 5-

years); however, local bond measures and state housing funds will support more opportunities 

for non-profit housing than in previous decades. 
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https://oregon.public.law/statutes/ors_307.541
https://oregon.public.law/statutes/ors_307.541
https://www.tigard-or.gov/your-government/departments/community-development/housing/affordable-housing#:~:text=City%20of%20Tigard's%20Nonprofit%20Corporation,applications%20are%20reviewed%20in%20March.
https://www.portland.gov/phb/nplte
https://www.cityofsalem.net/community/household/financial-assistance-grants/low-income-housing-property-tax-exemption-program
https://www.tualatinoregon.gov/finance/limited-affordable-housing-tax-exemption-program
https://www.bendoregon.gov/government/departments/economic-development/affordable-housing/property-tax-exemption
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Taxing Authority  Taxed Rate for Tax 

Code 012-002  
Property Tax Revenue loss 

per $1,000,000 Assessed Value 
North Clackamas Schools                 4.6615  $4,662* 

City of Milwaukie                 4.0300  $4,030 

Clackamas County                 2.3582  $2,358 

County Fire District #1                 2.3091  $2,309 

North Clackamas School Bond                 2.1961  $0 

North Clackamas Schools 

Local Option Levy 
                1.6300  $1,630 

Clackamas Community College                 0.5428  $543* 

County Fire District #1 Local 

Option Levy 
                0.5200  $520 

NCPRD                 0.5116  $512 

County Library                 0.3874  $387 

Metro Bond                 0.3820  $0 

County Public Safety Local 

Option Levy 
                0.3680  $368 

Clackamas ESD                 0.3593  $359 

City of Milwaukie Bond                 0.3302  $0 

Milwaukie Urban Renewal                 0.3063  $306 

Clackamas Community College 

Bond 

                0.2484  $0 

County Urban Renewal                 0.2152  $215 

Metro Local Option Levy                 0.0960  $96 

Metro                 0.0940  $94 

County Emergency Radio Bond                 0.0885  $0 

Fire District #1 Bond                 0.0817  $0 

Port of Portland                 0.0685  $69 

County Extension and 4H District                 0.0488  $49 

Soil Conservation District                 0.0488  $49 

Vector Control District 

Local Option Levy 

                0.0250  $25 

Vector Control District                 0.0064  $6 

*Educational institutions that receive formula funding from the state would not experience this full revenue loss  

The city invited all local tax authorities to attend drop-in sessions on December 15 and 

December 18, 2023, to review this impact analysis, hear about the city’s proposals, and ask any 

questions. Representatives from NCSD, Clackamas Fire District #1 (CFD1), Metro, and 

Clackamas Community College (CCC) all attended. No taxing authority raised any significant 

concerns or asked for a follow-up meeting.  

Proposed Next Steps 

Combined, the city and NCSD are currently responsible for more than 60% of the local tax rate 

in Milwaukie; based on the requirements in state statute for use of the non-profit low-income 

affordable housing tax abatement program, applications would be approved if both agencies 

authorize it. Staff are seeking direction on whether there is interest in the two agencies entering 

into an agreement that would authorize use of the program on all applicable developments, 

eliminating the need to negotiate an agreement on a case-by-case basis and making it easier and 

more attractive for nonprofit developers to build this kind of housing in Milwaukie.  
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If there is support for this action, staff recommend the city and NCSD prepare and approve an 

agreement documenting this, and then each agency adopt a resolution (or comparable) 

authorizing use of the program in all applicable circumstances. Staff recommend the agreement 

be put in place for a period of 10 years, and that the agreement stipulate that staff will provide a 

report of eligible developments to both entities (and all local taxing authorities) annually, prior 

to submitting this information to the County assessor’s office.  

BUDGET IMPACT 

As demonstrated in the tables above, the city would anticipate forgoing approximately $4,300 

(between general property tax and urban renewal) per each $1,000,000 in assessed value of new 

qualifying development. In the case of WALSH Commons, the only development currently 

approved in Milwaukie under this program, the city’s property tax loss in 2023 was 

approximately $10,582 in general tax revenue and $804 in urban renewal revenue.  

WORKLOAD IMPACT 

If the city and NCSD provide ongoing approval to utilize this program, staff will work to 

prepare an annual report in the spring to both agencies (and all local taxing authorities) 

disclosing how many properties qualify and estimating potential impact. Although staff 

foresees this reducing some administrative burden as individual agreements will no longer 

need to be negotiated on a case-by-case basis, it will still likely require staff time for consistent 

monitoring and tracking as additional properties apply and utilize this incentive.  

CLIMATE IMPACT 

None. 

COORDINATION, CONCURRENCE, OR DISSENT 

The city reached out to all other local taxing authorities to attend drop-in sessions on December 

15 and December 18, 2023, to review this impact analysis, hear about the city’s proposals, and 

ask any questions. Representatives from NCSD, CFD1, Metro, and CCC all attended. No one 

raised any significant concerns or asked for a follow-up meeting.  

STAFF RECOMMENDATION 

Staff recommend Council and the NCSD Board move ahead with developing an agreement 

approving use of the nonprofit low-income housing tax exemption program on all qualifying 

properties and pass a resolution (or other appropriate mechanism) authorizing this for a period 

of 10 years. Staff recommend the agreement stipulate that staff will provide a report of eligible 

developments to both entities (and all local taxing authorities) annually, prior to submitting this 

information to the County assessor’s office. 

ALTERNATIVES 

Council and the NCSD Board may choose not to develop an agreement authorizing ongoing use 

of this program in applicable circumstances. In that case, staff can bring applications forward to 

each agency on a case-by-case basis (the current process).  

ATTACHMENTS 

1. None. 
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