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City of Portland Questionnaire

City Gross Receipts Tax: 

A ballot initiative that would institute a city of Portland gross receipts tax on large retailers 
(including banks) has been filed for the November 2018 ballot. The proposed tax of 1 
percent on sales generated in the city is expected to raise approximately $30 million 
annually and would fund renewable energy efforts, as well as minority contractor support, 
green infrastructure and local food production. 

1. Do you support or oppose a city of Portland gross receipts tax? 
I do not support this tax. Our City Council has a problem with priorities and effectively 
addressing those priorities. When I see a tax written like this, it seems written to get 
something passed and get as many groups as possible behind it, but it doesn’t seem right 
for Portland. 

Value of Jobs:

The Value of Jobs Coalition’s 2017 Economic Check-Up Report found that Portland-metro 
has seen wage increases across low-, middle- and high-income jobs; however, previous 
reports have also shown that the number of middle-income jobs are growing more slowly 
than those on the low and high end. In addition, economic data reveals that prosperity is 
not broadly shared, with most communities of color earning a lower median household 
income than white and Asian populations.

2. What would you do to increase the number of middle-income jobs in our region?

1. Effectively address homelessness. 2. Increase the supply of affordable market rate 
housing in Portland. (2a. Help address traffic congestion by increasing affordable housing 
near work places.) 3. Work with existing businesses to improve the business climate in 
Portland, with an eye to competing regions. 4. Work to attract new businesses to Portland 

that provide middle-income jobs. 5. Work with schools, 
trade schools and colleges (through coordination and 
partnering) to increase our skilled workforce.

The middle class is getting squeezed out of Portland from 
several fronts - starting with housing and jobs.  We need 
to stabilize our existing businesses that provide middle-
income jobs and allow them to grow, and then attract new 
businesses that provide more middle-income jobs. 

We can look to PBA’s poll done by DHM - specifically the 
top 3 Issues) to find a good percentage of the challenges 

and answers to this question.  

3. What can be done to ensure all members of the community share in economic 
opportunities? 

1. Affordable housing. 2. Well paying jobs that are easily accessible. 3. Better outcomes at 
schools (all students at grade level, high graduation rates, etc). 4. Better job training - more 
students going to trade schools,  community colleges, and universities (kudos to PSU on 
their recent tuition initiative).

Graphic from PBA/DHM Poll 
January 2018 
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Economic Development:

The Alliance works to promote a region that attracts, supports and retains private-sector 
jobs and spurs economic vitality. Our economic development focus includes small 
businesses, which typically have very low margins and few financial reserves. Additional 
taxes, fees and regulations impact them significantly.

4. How will you work to reduce the fees, taxes and regulatory burdens of small businesses?

Listen and act. I am a small business owner myself, so have direct experiences, and 
have heard from many of my colleagues and fellow entrepreneurs about taxes, fees and 
regulations. In my work, for instance, getting a building permit is extremely difficult due to 
regulations and frustrating. 

And it is not only the taxes, fees and regulations, it is the uncertainty. It is impossible to 
plan a project budget if there is so much uncertainty. 

5. What do you believe is the role of large businesses in the city’s economic ecosystem?

Large businesses have a huge impact on Portland’s economic ecosystem. Our economy, 
our economic health, needs to have far more focus on City Council. Time and time again, 
I have heard that large businesses do not get heard at City Hall, and don’t have a seat 
at the table. They don’t feel welcome in Portland. I would work to change that, increase 
access, and work to try to accommodate large businesses, get them excited about being in 
Portland to a much higher degree, and get them more engaged in the community. 

It has been reported that Simplex, 
at 13340 NE Whitaker Way, is 
going to move to Washington. 
Reason given: approx. 50% of 
their workforce now lives in Clark 
County, and getting to work in 
today’s traffic congestion is a 
growing problem.  

Case Study

Emmons plan to Mayor to raise 
graduation rates, 2013 
http://emmonsdesign.com/80--
in-4-years.html 

Portland Design Festival, 2004, co-curated by Stuart Emmons 
Promoted Portland’s Design sector 
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Housing:

Housing affordability is a top issue in the Portland region. Rents are stabilizing for market rate apartments, 
though relief for lower-income renters is coming more slowly. In addition, home ownership is becoming 
increasingly out of reach in most of the city for households that are not upper income. The Value of Jobs 
Coalition’s 2017 Economic Check-Up found that increasing shares of home owners, and nearly half of 
renters, are cost-burdened in the Portland-metro region. 

6. What do you believe is the role of supply in addressing housing affordability and what can be done to 
promote more housing stock?

We have a supply and demand problem that is resulting in huge rent increases. Many of our middle 
income workers already are forced to live in outer eastside or Clark County. I want to help get more market 
rate affordable housing built to help ease the rent increases and help keep Portland affordable for our 
middle-class. My expertise in housing will be a large asset on City Council. The city can help with that with 
streamlining within bureaus, especially BES, BDS, Planning, and PBOT. I have spent my career working 
with these bureaus, and know from first hand experience many of the issues related to projects getting 
delayed in city review processes.

Here are steps I would propose to take to promote more housing stock: 
1. Affordable housing streamlined process through BDS - and coordinate bureaus better.  
2. Assess IZ to see its impact on housing supply and take corrective action. 
3. Considers some fee waivers for affordable housing. 
4. Consider additional bonuses for affodable housing inclusion in projects. 
5. Encourage innovation in construction. 
6. Reduce paperwork for housing bureau RFP’s 
7. Streamline the Housing Bureau, and streamline the allocation of funds.   
8. Listen to the community on ideas, and especially people who make housing happen.  
9. Get exception passed in Oregon Constitution to allow public bond dollars to be intermingled with 
private sector affordable housing projects.  
10. Work w business community and housing experts to find other ways to accelerate housing production.

7. Do you support reviewing the impact city regulation and fees have on the cost of developing housing, 
and ultimately their impact on home prices and rents?

Absolutely! I am so sorry I missed winning the 2016 election (by a very small margin), for I would have 
probably been put in charge of BDS and we could have been making much headway in streamlining that 
bureau by now. IZ (Inclusionary Zoning): the jury is still out, but so far it looks like it is slowing housing 
production. ReLo fees on single unit landlords also would appear to ultimately result in a large loss of 
rental apartments. And there are many more fees and regulations that need to be looked at. I also want to 
look at Airbnb with the business community & community members to see impact to affordable housing. 

The difference between me and many others is that I know many of these fees well and their impact to 
housing affordability. I don’t just talk, I have done it, and I will be action oriented.

I believe in supply and demand. And regulations and fees that hamper supply should be carefully 
scrutinized. 

8. Do you believe housing affordability should be addressed at a regional level and, if so, what should be 
done? 

Yes, but we also need to focus on Portland. I get concerned and tired hearing the excuses - and the 
resultant inaction. “It’s Trump’s fault.” “The State needs to solve this.” “It’s a regional problem.” We need 
proactive leadership in Portland that focuses on housing affordability in Portland first. ...that results in 
action. Then, alongside this, we should work with our Metro partners, Vancouver and other cities in Clark 
County (as well as Greater Portland)  to address housing affordability and jobs regionally.
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Stuart Emmons was the master planner for South Waterfront. 
Part of that work included developing the economics / capacity 
for each block in the central district. 

Stuart Emmons was the master planner for the Portland 
Downtown Waterfront study for PDC in 2004 - that goaled 2000 
units of housing on the waterfront and nearby blocks. Part of 
that work included developing the economics / capacity for 
each block. Lack of incentive, and contrarian decisions from City 
Council delayed and derailed key aspects of this project.

Lewis and Clark Plaza for seniors. Stuart Emmons architect. 

Interstate Crossing affordable housing and head start. Stuart 
Emmons architect. 

Stuart Emmons housing experience (selected)

For all Emmons projects, please see Emmons Design website: http://emmonsdesign.com

Stuart Emmons was the master planner for the Whitaker School 
site for the Communities of Color Coalition, that featured over 
100 units of affordable family housing and a K-8 school. 

Stuart Emmons designed the scheme and helped with the 
economics for the Parthenon Center, a precursor to the projects 
currently under construction in Lents. 

Stuart Emmons would be one of a few people on City Council 
in decades who has done proformas for housing projects, and 
understands the economics of development projects for housing, 
commercial and industrial building types. 



PBA Questionnaire
Stuart Emmons For Portland
2018 Portland City Council Candidate, Position 3, 
February 9, 2018

Page 5

make portland home project

a plan to effectively end homelessness in Portland in four years

V1

the power of community

Homelessness / Livability:

The Alliance has long advocated for a comprehensive approach to 
homelessness, including more indoor shelter space, services for those that need 
them and enforcement of behaviors that are illegal or unsafe. We have worked 
with the city, county and Joint Office of Homeless Services to make progress on 
these issues, and while progress has been made, too many people are sleeping 
outside and livability concerns remain.  

9. What specific actions would you take to help address our city’s state of 
homeless emergency? 

This issue needs to be the #1 issue in Portland and it needs to get addressed 
immediately before it gets worse. City Council needs to set priorities far better and 
address the priorities much more effectively. 

The status quo is not working. The 10 year plans are not working. The Joint Office 
of Homeless Services is not working very well, despite great efforts. All the great 
initiatives by volunteers, organizations (like PBA), communities of faith, non-profits 
and governments are not working well enough to reduce people on our streets. We 
need to do something much more all encompassing before this problem gets worse. 

This is where business thinking needs to come in, similar to what Salt Lake City did. We 
have the intelligence, we have the resources, we have the desire. We just need a plan 
and leadership. Top down thinking, not solutions that only address 5% of the problem. 

I will be issuing the Make Portland Home Project  [the power of community] in several 
weeks that directly addresses this question. The highlights:  
• all tents and tarps off our sidewalks in 2 years.  
• 75% of our homeless in micro/SRO/tiny house/studio housing in 4 years, with the 
remainder of homeless in shelter, including 200 empty shelter beds available. 

• Backed up by services and job training. 

• $400 - 450m (draft est.) - Financed by: reallocated 2016 housing bond; government 
sources; corportate, philanthropic, foundations, business, organizations/non-profits, 
grass roots funding.

Portland can do this, and.... we have to do it, so we can move forward with other 
important things that will make our future brighter. 

10. What actions or tools are needed to help manage unsafe or illegal behaviors in 
public spaces?  

1. Address our homeless crisis effectively.

2. Update and expand the TPI database for people experiencing homelessness to 
determine people who actually commit crimes. 

3. Get people experiencing homelessness off the sidewalks, pathways and natural 
areas in 2 years and into shelters and housing. Get to the point in 3 years where we 
have 200 shelter beds empty and available. 

4. Get 75% of people experiencing homelessness into housing in 4 years.

5. Improve the quality of our shelters, and reduce barriers for entry and rules.

6. Once people are into safe, warm, and dry, ramp up services for addiction, mental 
health, job training (for those needing it), and jobs for homeless. 

7.  Police our public spaces. 

Stuart Emmons has had 30 years 
experience working on shelters 
and housing for homeless.  Some 
examples:

Simone Hotel 
(SE project architect with KEA) 

Kah San Chako Haws 
(Emmons Design) 

MicroBlok 
(SE co-design/develop w/ Blokable) 
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Transportation:

The Alliance is committed to improving the region’s transportation infrastructure, 
advocating for an efficient multimodal system that meets the needs of all users, including 
pedestrians, bicyclists, transit users and drivers. In addition, the Alliance believes it is 
critical to our trade dependent economy to move goods and freight efficiently and reliably.  

11. How can the city best balance the needs of all transportation system users, including 
pedestrians, bicyclists, transit users and drivers?

We have the here and now (increasing vehicular congestion on our freeways and many 
roads and streets), and then we have the future, with an estimated over 725,000 new 
residents in the Portland region by 2034 (http://www.oregonlive.com/washingtoncounty/
index.ssf/2014/06/portland-area_population_could.html), with pretty much the same 
roadway system. So, we need to use our existing streets as efficiently as possible to keep 
traffic moving, and goods and freight moving. And, look to the future, to help insure 
that traffic keeps moving. We should look to LA and Seattle for lessons learned, and NY, 
Houston, other US and European cities. The balancing is complex, and will be contentious. 
There is no easy fix. But the numbers help point to logical decisions. Costs are another 
key consideration. And, autonomous vehicles and trucks may have a radical impact on 
transportation and parking starting in less than a decade. 

The numbers tell me that we need to think bigger and determine how to get resolution, 
with excellent community engagement. Many times it seems PBOT/ODOT take unilateral 
actions with insufficient engagement of the community. Business also needs to be at the 
table and part of the discussion. The city will best balance the needs of all transportation 
system users, including pedestrians, bicyclists, transit users and drivers by developing 
short term solutions that also contribute to long term solutions. 

The population projections tell us that we need to get more people on bikes, busses and 
light rail, if we don’t at least double the capacity of all freeways and streets. We also need 
to reduce people’s commute distance to work, school and play to keep more people off the 
roads. This starts with housing, with excellent livable neighborhood planning, and then a 
network of multi-modal roadways and pathways that carry far more people while being less 
congested than they are today. 

And, I want to help reduce container trucks on I-5 by bringing container business back to 
the Port of Portland. 

12. How do you think we can minimize increasing congestion in our area? And specifically, 
do you support projects to eliminate highway bottlenecks?

1. More affordable housing in Portland - near where people work, play, go to school

2. Clean businesses better distributed so close to housing and neighborhoods

3. Container business back at the Port.

4. Get more people on bikes and mass transit

5. Plan for autonomous vehicles and implications for parking, freeways and roads. 

6. Use transportation dollars very wisely, with an eye to the future. 

7. I would support some bottleneck reduction if the costs are reasonable and the project 
would have long term positive effects. 

Stuart Emmons designed 
schemes for SE Division Street 
with the Bureau of Planning, 
PBOT and BES. c2006

Stuart Emmons designed 
schemes for South Waterfront 
transportation, 2003
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Industrial Lands:

The Alliance is committed to increasing the supply of adequate employment industrial 
lands in the Portland-metro region. Primary concerns relating to economic growth and 
land use are: maintaining land supply that will support job retention and growth and 
ensuring land is well served by infrastructure.

13. What tools and strategies would you use to promote adequate employment/industrial 
lands that are shovel ready for development?

My background in planning will be a huge asset for this issue especially. I understand 
development, I understand zoning and land use. I also want to help our manufacturing 
businesses create more middle income jobs. 

I will work closely with the Bureau of Planning and business leaders to determine 
strategies that promote adequate employment industrial lands. I will have an analysis done 
on underutilized existing industrial land to see if we can make the land more productive.

1. Clean up brownfields and get sites back online.

2. Assess underutilized industrial land and take steps to increase efficiency. 

3. Work with PBA, Port, Columbia Corridor and other business organizations to help 
determine other potential industrial sites. 

4. Analyze 2035 Comprehensive Plan for additional opportunities for industrial properties. 
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Stuart Emmons community outreach experience

I have extensive experience working ‘across the aisle’, leading 
collaborative groups, working with all types of groups to get to 
common ground, build trust, and get things accomplished. 

Stuart Emmons’ involvement with Community Outreach

Armory Theatre, Portland, OR

   Community Meetings, Salons

Delta House, Portland, OR

   Workshops with Delta Community

Division Street, Portland, OR

     Community Meetings, Workshops

East County Courthouse, Gresham, OR

   Community Meetings

Fire 1, Portland, OR

   Community Presentations

Fire Stations, 4, 22, 41

   Community Meetings

Fire Station 27, Portland, OR

   Community Meetings 

Fire Station 9, Portland, OR

   Community Meetings

Foster School Campus, Portland, OR

   Community Meetings

Fremont Aerie

   Neighborhood Meetings

Interstate Ave. Density Plan, Portland, OR

   Community Meetings

Interstate Crossing, Portland, OR

   Neighborhood Meetings

Kah San Chako Haws

   Community and Neighborhood Meetings

Lincoln High School, Portland, OR

   Lincoln Community Meetings

MLK, Jr. Gateway, Portland, OR

   Community Meetings

MLK, Jr. Blvd. Zoning Study, Portland, OR

   Community Meetings

Miller’s Landing, Bend, OR. 

   Neighborhood Meeting

NAYA High School Campus, Portland, OR

   Outreach with NAYA Community

Portland Downtown Waterfront, Portland, OR

   Community Meetings, Workshops

   Stakeholder Meetings,

   Technical Advisory Committee

Rockwood Green, Gresham, OR

   Community Meetings, Workshops,

   Stakeholder Meetings

Roosevelt High School

   Roosevelt Community Meeting

South Waterfront

   Community Meetings

University of Oregon Classrooms, Eugene, OR

   College Community Meetings

Whitaker School Masterplan, Portland, OR

   Community Meetings,

   Stakeholder MeetingsStuart Emmons describing his project for the Portland Downtown Waterfront 
with Community members

Stuart Emmons leading a Community meeting in the Woodlawn neighborhood

Stuart Emmons leading a Stakeholder meeting with Communities of Color 
members
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I’ve done it. I don’t just talk, I am action oriented, and I want to get more good things done. As a Commissioner, I can get 
a lot more housing to happen, a lot more progress on our homelessness challenge. My accomplishments and experience 
are extensive, my work with communities all over Portland is extensive, as is my understanding of business. As an urban 
designer, l have a unique understanding how all the parts of the city need to work together. I want to increase jobs in 
Portland, I want to solve our homeless challenge, I want to increase affordable housing. I will bring a level of experience, 
expertise and passion to City Council that promises to get more results, more solutions for our pressing priorities and 
challenges, and help bring our community closer together. 

Veterans Memorial Coliseum 
Stuart Emmons and Brian Libby led the saving of the building and are co-chairs of 
Friends of Memorial Coliseum.

Deschutes Brew Pub 
Stuart Emmons designed


