
 
 

DATE: September 27, 2023 

TO: Board of Commissioners 

FROM: Kimberly Branam, Executive Director 

SUBJECT: Report Number 23-26 

Nominating Members to the Cully Tax Increment Finance District Community Leadership 
Committee and Recommending City Council Appointment 

BOARD ACTION REQUESTED AND BRIEF DESCRIPTION 

Adopt Resolution No. 7499      

This action by the Prosper Portland Board of Commissioners (Board) will nominate seven members to 
the Cully Tax Increment Finance (TIF) Community Leadership Committee (Committee).  If nominated, 
Portland City Council will consider appointing these seven individuals and six others nominated by 
Mayor Ted Wheeler to serve on the Committee and fulfill obligations as outlined in the Cully TIF District 
Plan and Community Governance Charter (Charter) that is attached as Attachment A, namely, to advise 
on implementation of the Cully TIF Plan by providing essential guidance, public recommendations, and 
oversight implementation.  This action will also delegate future Prosper Portland nominations to the 
Executive Director. 

STRATEGIC ALIGNMENT AND OUTCOMES 

The work of the Committee in advising on Cully TIF District Plan investments will address Objective 2 of 
Advance Portland: A Call to Action for Inclusive Economic Growth by promoting equitable wealth 
creation and ownership opportunities for those historically underserved and Objective 3 by fostering 
neighborhood commercial districts and supporting small businesses, particularly along NE 42nd Avenue 
and Cully Boulevard.  

BACKGROUND AND CONTEXT 

In 2018, a group of community-based organizations, representing people of color, tribal and Indigenous 
communities, immigrants, and low-income people in Northeast Portland’s Cully neighborhood, 
approached Prosper Portland and the Portland Housing Bureau (PHB) to determine whether TIF could 
be available for community development and anti-displacement efforts.  To realize the neighborhood’s 
vision, Cully community organizations, together with Prosper Portland and PHB, facilitated a community 
process from 2019 to 2022 to explore the creation of a Cully TIF District. 

Supported by funding from Metro and the City of Portland, an Exploration Leadership Committee (ELC) 
comprised of community-based organizations and Cully residents played a central role in overseeing a 
thorough engagement process.  The ELC was actively involved in collecting valuable insights and input 
from the community and their efforts culminated in the development of the Preliminary Report, which 
served as the foundational basis for the subsequent formulation and presentation of the Cully TIF Plan.   
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With staffing support from Living Cully, members of the ELC included:    
• Cully Association of Neighbors  
• Cully Boulevard Alliance  
• Habitat for Humanity Portland Region  
• Hacienda Community Development Corporation 
• Native American Youth and Family Center  
• Our 42nd Avenue  
• Verde  
• Residents of the Cully Community  

Following this multiyear process, on September 14, 2022, through Resolution No.7465, the Prosper 
Board approved the Cully TIF District Plan, followed by Portland City Council adoption on November 19, 
2022, through Ordinance 191071.  Over the approximately 35-year life of the district, the Cully TIF 
District Plan will have a maximum indebtedness, or borrowing limit, of $350,000,000, of which 
approximately $143,000,000 (forty-five percent of net proceeds) is reserved for Portland Housing 
Bureau affordable housing investments in alignment with the City of Portland’s Set Aside policy.  The 
remaining funds will be administered by Prosper Portland with a minimum of forty-five percent reserved 
to support small businesses and economic development initiatives.   

The Cully TIF District Plan outlines a list of eligible projects and investments that increase equitable 
access to capital, housing stability, and economic opportunities for those that reside or own a business 
in Cully.  Eligible projects include:   

• Affordable Housing (single family home repair, homeownership, multifamily rental 
development, rehabilitation and preservation of existing regulated housing, acquisition, and 
rehabilitation of existing market rate housing) 

• Commercial Property Acquisition, Development and Renovation (long term stable affordable 
commercial space, employment support, mixed used development, and access to high wage 
employment) 

• Arts, Culture & Signage (with a focus on celebration and representation of Priority 
Communities in Cully) 

• Land Acquisition and Land Banking (acquiring properties for future development or 
redevelopment) 

• Recreational Improvements (such as community centers, gardens, athletic and recreational 
facilities) 

• Infrastructure Improvements (safety-related transportation improvements and other 
infrastructure triggered by or directly supporting community stabilization for Priority 
Communities) 

One of the Committee’s primary roles will be to work with Prosper Portland and PHB staff to create a 
five-year action plan that prioritizes TIF investments in the types of projects listed above.  The 
Committee consists of thirteen individuals who either live, work, worship, have children enrolled in 
school, or have been displaced from the Cully TIF District boundary.  The Committee’s composition 
reflects the diversity of the Cully community, and all members are expected to represent community 
interests rather than their own individual interests.  All nominated members have a range of 
professional, lived experience and technical knowledge to guide and promote implementation of the TIF 
Plan (e.g., affordable housing, economic development, or engagement expertise). 

As set forth in the Charter, the Prosper Portland Board nominates seven individuals for three-year 
terms, while the Office of the Mayor nominates six individuals for two-year terms.  Portland City Council 
will consider appointing all nominees in October 2023.  The Charter allows for the Prosper Portland 
Board to delegate to the Executive Director future Committee nominations. 
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EQUITY IMPACT 

This action will continue to prioritize Cully community voices in how public resources are invested in a 
community experiencing displacement and change.  Over the past ten years, Cully has experienced 
increased market and gentrification pressures through rising retail and office lease rates (thirty-seven 
percent and fifty-one percent, respectively) and increased housing costs, making rental housing 
unaffordable to average three-person extremely low-income households, Black residents, and single 
parents in the Cully-Roseway neighborhood.  

Launching the Committee establishes a model for equitable governance, institutionalizing a long-term, 
co-creation partnership between the City and Cully community, intentionally centering the 
representation and needs of Priority Communities and those households and businesses most 
economically vulnerable to displacement.    

COMMUNITY PARTICIPATION AND FEEDBACK 

In partnership with the City’s Office of Civic and Community Life Advisory Body Program, staff conducted 
a public recruitment process to solicit interest in serving on the Committee.  The application was live in 
both English and Spanish from April 12, 2023, to May 8, 2023; this was the first time a city board 
application process resulted in applications received in a language other than English.  During the 
recruitment period, Prosper Portland supported Living Cully to conduct a bi-lingual open house at Las 
Adelitas on April 13, 2023; approximately fifty people attended.   

In the ongoing spirit of co-creation, a selection panel was established consisting of four community 
members, two Prosper Portland staff, and one PHB staff.  The selection committee reviewed 27 
applicants and submitted an initial list of names for consideration.  The list was ultimately adjusted to 
increase the number of Committee nominees who had participated in or helped lead the ELC process 
(with the goal of maintaining that historical knowledge) and to augment economic development 
perspective.  The adjustments and rationale were shared with the initial recommending selection 
committee, and no objections were made. 

BUDGET AND FINANCIAL INFORMATION 

There are no budget impacts from this action. 

RISK ASSESSMENT 

There are no risks to Prosper Portland from this action. 

ATTACHMENTS 

A. Cully Community Governance Charter



Cully TIF District  
Community Governance Charter 

I. Preamble

In 2018, a group of community-based organizations, representing people of color, tribal and Indigenous 
communities, immigrants, and low-income people in Northeast Portland’s Cully neighborhood, 
approached Prosper Portland and the Portland Housing Bureau (“PHB”) to determine whether Tax 
Increment Financing (“TIF”) could be available for community development and anti-displacement efforts. 

To realize the neighborhood’s vision, Cully community organizations, together with Prosper Portland and 
PHB, have facilitated a community process during the calendar years of 2019-22 to explore the creation 
of a Cully TIF District. While past use of TIF as a tool of urban renewal in the City of Portland has produced 
racially and economically unjust outcomes that are in opposition to the neighborhood’s community 
development and anti-displacement objectives, all parties believe TIF can be repurposed to benefit people 
of color and low-income people. To support this shift, a new Cully TIF District needs to prioritize different 
types of investments than past TIF Districts, and be governed in a new, community-led way. To fully 
explore and vet this possibility through community engagement, research, and policy analysis, the parties 
worked together to secure a Metro 2040 Planning and Development Grant. This grant supported a 
community-driven, iterative process to determine priorities for the programming, rules, and leadership of 
a prospective community-led TIF District. 

Along with the Cully TIF District Plan, this Community Governance Charter (“Charter”) is the result of a co-
creation process between Cully community members, Cully-based community organizations, Prosper 
Portland, and PHB. Co-creation includes collaborative idea generation as well as equitable participation in 
discussion. It requires sharing a deep understanding and respect for each other’s positions, power and 
expertise as proposals are being developed. Co-creation relies on transparency, technical support, and 
communication, the process of which is set forth in this Charter. We expect this Charter to inspire and 
facilitate ongoing guidance and recommendations1, so that implementation of the Cully TIF District Plan 
(“TIF Plan”) and actions taken pursuant to the TIF Plan reflect in-depth input and specific 
recommendations and guidance from residents and stakeholders of the Cully neighborhood. 

As signatories to this Charter, we are committed to authentic, open, and equitable public engagement 
processes. Our intent is to upend historic models of urban renewal by co-creating TIF Action Plans and 
other facets of TIF Plan implementation. While we acknowledge that differences of opinion will inevitably 
arise, we are committed to continue working together in co-creation for the life of the TIF Plan to achieve 
the community’s vision, goals, and values as established in the TIF Plan. 

II. Creation and Purpose

The Cully TIF District Community Leadership Committee (the “Committee”) is hereby created. The 
Committee’s purpose is to advise City staff, the Directors of Prosper Portland and PHB, Commissioners-
in-Charge, the Portland City Council (“City Council”) and the Prosper Portland Board of Commissioners 
(“Board”) on the implementation of the TIF Plan by providing essential guidance, public 
recommendations, and oversight of the City of Portland’s and Prosper Portland’s implementation of the 

1 “Recommendations” are non-binding guidance to decision makers. It is the intent of the City that 
recommendations be treated as important and be used to shape and guide the implementation of the TIF Plan. 
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TIF Plan. As the Committee will advise City Council and the Board directly on certain decisions, it is a public 
body pursuant to ORS Chapter 192. 

This Charter is adopted by Portland City Council as an exhibit to the Cully TIF District Plan. It describes the 
processes and roles that will be followed to develop and present public recommendations to decision-
makers about the implementation of the District Plan. It is a living document that may be amended from 
time to time pursuant to the procedures stated in Section IX. The consequences for not following this 
Charter can be found in Section VIII.  

III. Roles and Responsibilities

a. Shared among the Committee, City Staff, Executive Directors, City Council and Prosper
Portland Board of Commissioners are commitments to:2

i. Comply with Cully TIF District Plan

1. Recommendations and decisions about the implementation of the Cully
TIF District Plan will be guided by the Plan, with particular attention to
Section IV (Values, Vision and Goals) and Section VI (Principles that Guide
Implementation of the Plan).

2. Recommendations and decisions related to the Cully TIF District Plan will
draw on community engagement that centers the voices and needs of
Cully community members, particularly those representing Priority
Communities3, as defined in the TIF Plan.

ii. Respect Partnerships and Adhere to the Co-creation Process

1. The goal of the co-creation process is to produce recommendations that
are supported in their entirety by the Committee, Prosper Portland, and
PHB.

2. Through collaboration, transparent and proactive communication,
community engagement, and technical support, the City and the
Committee will develop public recommendations outlined in Section IV
of this Charter.

3. If full support of both the Committee and the City cannot be reached,
recommendations will make clear which areas have joint support.
Remaining areas will include both the Committee’s and the City’s
recommendations.

4. The Committee and the City will jointly present their recommendation(s), 
including alternate versions of any sections that could not be agreed on,
to the relevant decision-maker(s).

2 The term “City,” for purposes of this document, is intended to refer primarily to PHB, a bureau of the City of 
Portland, and Prosper Portland, the City of Portland’s economic development and urban redevelopment agency, 
but if context requires otherwise, it may include staff of other City of Portland bureaus who are or become 
responsible for administering or assisting with this Committee. 
3 “Priority Communities” refers to the intended beneficiaries of the Cully TIF District: African American and Black 
persons; Indigenous and Native American persons; persons of color; immigrants and refugees of any legal status; 
renters; mobile home residents; persons with disabilities; low-income people; houseless people; and other 
population groups that are systemically vulnerable to exclusion from Cully due to gentrification and displacement. 
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5. If for any reason the Committee is not able to provide recommendations, 
the work of the City to implement the TIF Plan may still proceed, in line 
with the TIF Plan and any sections of this Charter that are still able to be 
implemented. 

b. Community Leadership Committee: The Committee’s recommendations and other 
actions should reflect the needs and priorities of the Cully community, both current and 
future generations, as described in the TIF Plan. Members are responsible for complying 
with laws and regulations applicable to the Committee as a public body, such as city and 
state ethics codes, conflict of interest rules, and public meeting and record laws. 

The Committee will establish its collective position on recommendations through a vote 
or other procedure that will be established in the Committee by-laws (see section VIII.d). 

c. PHB and Prosper Portland: The agencies are responsible for implementing program 
offerings in line with the Cully TIF Plan and the processes described in Section IV, including 
financial and competitive land offerings that align with the TIF Plan and Action Plans. Staff 
will provide research and technical support and engage with the Committee on co-
creation as described in Section IV, and will coordinate with staff in other City bureaus as 
needed. In the context of the co-creation process, the City will be responsible for drafting 
and revising TIF Plan documents with the active collaboration of the Committee. Staff are 
responsible for communicating with the broader Cully community regarding the Bureaus’ 
work.  

Bureau Directors will support the co-creation process by ensuring adequate staffing, 
subject to appropriations4, and by providing guidance on recommendations and 
alignment with citywide affordable housing and economic development policies, together 
with any political opportunities and challenges, as needed. Bureau Directors will consider 
co-created recommendations and will provide an explanation to the Committee if their 
final decision differs from the recommendation. 

d. The City Council and Prosper Board of Commissioners: Commissioners are subject to 
public meetings laws. The City Staff will ensure that any public meetings that occur with 
the Prosper Portland Board or the City Council are noticed to the Committee in advance 
of the meetings to allow Committee members to testify on any actions regarding the Cully 
TIF District. 
 

IV. Scope of Work and Processes 

a. Implementing the TIF Plan through Action Plans and Program Offerings: This subsection 
outlines how Cully TIF funds will generally be programmed and allocated over the life of 
the District, notwithstanding investments made outside of an Action Plan. Through the 
co-creation process, as outlined in Section III.a.ii, the steps below will be followed to 
select and implement investments and programs (“Program Offerings”) from the Cully TIF 
District Plan. Section VII of the TIF Plan contains the complete list of eligible Cully TIF 
District projects. Through the co-creation process, the District Plan’s Values, Vision and 
Goals (Section IV) and Guiding Principles (Section VI) will be applied to guide the following 
processes: 

4 “Appropriations,” for the purpose of this document, refers to a sum of money allocated by City Council for a 
specific purpose, such as staffing. 
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i. Action Plans and Action Plan Amendments: Approximately every five years, an 
Action Plan will be presented to City Council to select the Program Offerings that 
are expected to be implemented over the subsequent five years. 

1. Through the co-creation process, the Committee and the City Staff will 
collaborate to create a recommended Action Plan, which will be a public 
document presented to the City Council. 
Program offerings eligible to be included in an Action Plan are those that 
appear in Section VII of the Cully TIF District Plan. This includes developing 
new programs that are identified in the Plan. 

2. Portland City Council makes the final decision to adopt and amend Action 
Plans, after receiving for consideration the recommendation(s) of the 
Committee and City staff. 

3. This same process will be used to consider amendments to an existing 
Action Plan. 

It is possible for investments to be made outside of an Action Plan’s identified 
Program Offerings, typically at the direction of City Council, provided that the 
investment is consistent with the TIF Plan.  When these types of investments are 
made, there is a commitment by the City to bring announcements and 
information regarding the investment to the Committee at the first possible 
opportunity to engage in the co-creation process to the extent possible based on 
the negotiations of the project.  

ii. Program Offerings: When a Program Offering has been included in an adopted 
Action Plan, but before it is moved forward for implementation by Prosper 
Portland or PHB, its structure and details should be considered to determine how 
it could be implemented as part of the Cully TIF District. 

1. Through the co-creation process, the Committee and the City will 
collaborate to create recommended Program Offerings, which will be 
public documents presented to the relevant decision makers.  

a. Existing programs. The Committee and the City will review the 
existing program and may elect to make recommendations for 
adapting or tailoring the program to best fulfill the TIF Plan. 

b. New programs. The Committee and the City will work together 
to make recommendations about the program’s structure, 
guidelines, and other elements of program design and 
implementation. 

c. Funding solicitations. The City will develop drafts in-line with the 
TIF Plan, Action Plan, and dialogue with the Committee, and then 
refine them in consultation with the Committee. 

The final decision makers for approving Program Offerings will vary depending on 
the specific offering, but they will consist of one or more of the following: City 
staff; Bureau director(s); Commissioner(s) in Charge; the Prosper Portland Board 
of Directors; and/or Portland City Council. Final decisions to move forward with 
implementation of Program Offerings should happen only after the relevant 
decision makers have received for consideration the Committee’s and City’s 
recommendation(s). 

Board Report – Appointing Members to the Cully TIF District CLC 
September 27, 2023

Attachment A 
Page 4 of 8



iii. Program Implementation: After Program Offerings are developed and approved 
as described above, they will be implemented by the City, subject to 
appropriations and staff capacity. 

1. The City intends to use competitive processes to select for any 
development partners/owners. The City will work with the Committee to 
select a representative from the Committee to serve on selection 
advisory committees for projects within the Cully TIF District, subject to 
policies and practices regarding conflicts of interest and committee 
diversity. 

b. TIF Plan Amendments: The Committee and City may propose both substantial and minor 
amendments to the Cully TIF Plan. If and when an amendment is proposed, the co-
creation process described in section III.a.ii will be used to make recommendations about 
those amendments. 

i. The adoption processes for amendments to the Cully TIF Plan are outlined in the 
Plan section IX. The final decision-making body for substantial amendments is the 
Portland City Council. The final decision-making body for minor amendments is 
the Prosper Portland Board of Directors. 

1. For substantial amendments, the Committee will have the opportunity to 
provide guidance for the community engagement aspects of the 
adoption process. 
 

V. Committee Membership, Appointments, and Terms 

a. Membership 

i. The Committee will consist of thirteen (13) positions and will not convene if 
fewer than seven (7) positions are filled. The process to fill any vacancies should 
begin within 30 days of a member leaving. 

ii. All Committee members must either live, work, worship, have children enrolled 
in school, or have been displaced from within the Cully TIF District boundaries.  

iii. All committee members will represent the interests of community members 
vulnerable to displacement within the Cully TIF District boundaries, rather than 
their own personal or organizational interests.   

iv. The Committee’s composition should reflect the socio-economic, gender, racial, 
ethnic, cultural, and geographic diversity of the Cully TIF District community. 
Committee membership should specifically include Cully residents and 
community members who represent populations that are disproportionately 
vulnerable to displacement, including:  

1. African American and Black people 
2. Indigenous and Native American people 
3. People who identify as Latinx, Asian American, Pacific Islander American, 

multiracial people and other people of color. 
4. Immigrants and refugees of any legal status 
5. Renters  
6. Mobile home residents 
7. Low-income people 
8. People living with disabilities 
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9. Houseless people 
10. Small business owners and workers 

v. Committee members should have a range of experience and knowledge to inform 
implementation of the TIF Plan, drawing from life experiences, community 
connections and leadership, education, and professional experience. 

b. Appointments 

i. Creating the inaugural committee: 

1. The Board will nominate, or delegate to the Executive Director of Prosper 
Portland the ability to nominate, seven (7) Committee members for initial 
3-year terms. The Mayor will nominate six (6) Committee members for 
initial 2-year terms. City Council will confirm Committee members. 

2. The City will announce an opportunity for community members and 
community-based organizations to suggest nominees for consideration 
for initial Committee appointments. 

ii. Filling vacancies: 

1. Once the Committee is established and initial members appointed and 
confirmed, the Committee and the City will collaborate through co-
creation to identify nominees to fill any vacancies. City Council will 
confirm new Committee members. 

2. The Committee should develop additional procedures to involve 
community members and groups in the process of nominating 
Committee members. 

c. Removals: 

i. The Committee may develop procedures in addition to what is in the bylaws to 
involve community members and groups in the process of removing Committee 
members. 

d. Terms 

i. Seven (7) initial members will be appointed for 3-year terms. Six (6) initial 
members will be appointed for 2-year terms. The length of terms for members 
after the initial members will be defined in the by-laws. 

ii. Each member’s term will start upon the City Council’s confirmation. 
iii. Committee members can be reappointed, and a Committee member may 

continue to serve until their replacement is confirmed, unless they were removed 
from the Committee through the process described in the by-laws. 
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VI. Staffing 

All staffing commitments are subject to appropriations. 

a. Prosper Portland and/or PHB will provide staffing for the administration and logistics of 
Committee meetings (regular and special meetings as necessary) as described in the by-
laws. 

b. Bureaus will dedicate appropriate program and subject area staff to fully participate in 
the governance processes defined in this Charter, as needed. 

c. Bureau staff will invite other City staff to participate as appropriate, and as requested by 
the Committee.      

d. Additional staff dedicated to supporting the Committee and its members and engaging 
the Cully community in the processes defined in this Charter, may be employed by the 
City or funded by the City but housed in an external, community-based organization.      

VII. Operating Procedures 

a. Up to and including the creation of the first Action Plan, the Committee will plan to meet 
at least monthly. After the initial Action Plan is adopted by City Council, the Committee 
will plan to meet at least once every 3 months on a regular date established by the 
Committee and the City.  Additional meetings may also be scheduled as determined by 
the Committee Co-Chairs and the City. The Committee Co-Chairs, in partnership with City 
staff, will develop meeting agendas in consultation with other Committee members.  

b. One-half of the total number of Committee positions (thirteen), plus one person, will 
constitute a quorum (seven) of the Committee.  

c. The Committee will elect two Co-Chairs. 
d. The Committee may at any time establish standing or temporary subcommittees of at 

least three (3) Committee members to address specific issues.  Subcommittee members 
are responsible for complying with laws and regulations applicable to the Subcommittee 
as a public body. 

e. The Committee shall adopt, and may subsequently amend or update, by-laws to govern 
its procedures, which must not conflict with any portion of this Charter, and which are 
subject to the prior review and approval of the Mayor in consultation with the 
Commissioners-in-Charge (as applicable), with approval as to legal sufficiency by the City 
Attorney. 

i. The Office of Civic Life provides a standardized by-laws template that includes, 
among other things, specifications concerning selection and tenure of 
subcommittee chairs, division of responsibilities, attendance policies, meeting 
schedules, as well as communications between the Committee and the City, the 
media, and the general public.  

VIII. Accountability 

a. If the Committee determines that City staff is not working in co-creation or in alignment 
with the Cully TIF Plan Vision, Values, and Goals, it has the responsibility to elevate this 
concern to the executive directors of PHB and Prosper Portland for resolution. If the 
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Committee determines the executive directors are not working in co-creation, they have 
the responsibility to elevate this concern to the Board and the City Council. 

Examples of the breakdown of co-creation include but are not limited to: 

i. The Committee being surprised by decisions made by the City, such as 
investments made outside of an Action Plan’s identified Program Offerings that 
the Committee did not have the opportunity to offer recommendations on. 

ii. The City implementing investments not in alignment with the Cully TIF Plan 
Vision, Values, and Goals, or not in alignment with decisions adopted through 
the processes defined in this Charter. 

b. If the City determines the Committee is not working in co-creation or in alignment with 
the Cully TIF Plan Vision, Values, and Goals, the Executive Directors of PHB and Prosper 
Portland have the responsibility to elevate this concern to the Committee co-chairs. If 
the Executive Directors determine the co-chairs are not working in co-creation, they 
have the responsibility to elevate this concern to the Mayor and/or Commissioner-in-
Charge (if applicable). 

c. Each year, the Committee should prepare and submit to the Council a report 
summarizing the Committee’s perspective, concerns, and recommendations on the co-
creation process and implementation of the Cully TIF District during the previous year, 
providing its assessment of how the co-creation framework is working, how it could be 
improved or strengthened, and if the Cully TIF District should be terminated. The 
Committee may receive assistance from and provide guidance to non-City support staff 
in preparation of the report. The Committee should present its report to the Council in a 
regular meeting or work session.  

IX. Amendments to this Charter 

a. A charter review process will occur when: 

i. The Committee or the City determines a review is needed, as described in the 
by-laws; or  

ii. The City charter, local statutes, or statewide statutes relevant to this Charter 
change. 

b. Revisions will be drafted in co-creation and enacted if agreed to by the Committee and 
the Executive Directors of both Prosper Portland and PHB.  
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