
Analyzing Affordability 
in Green Partners LLC

Comparing proposed MFTE ordinance change with the other models



Summary

• All nearby cities require affordability in downtown construction
• Proposed Woodinville MFTE ordinance leaves affordability as voluntary
• Bothell model requires 10%, then tax breaks only with higher unit counts

• MFTE laws subsidize developers with property tax exemption
• Comparisons use Woodin Creek phase 2 as property tax baseline

• Bothell model would create 121 affordable units with no tax exemption
• If ”Green Partners LLC” still uses 12 year MFTE on two phases:   185 total units created
• Developer will always sees increased profit above market rent via MFTE subsidy



Summary of regional affordability policies

City Downtown Affordability 
is Required ?

Required 
Minimum %

8 year tax break 
requires

12 year tax break 
requires*

Woodinville voluntary only NONE REQUIRED 12% Proposed 20%

Bothell Required 10% 15% 20%

Redmond Required 10% 10% 20%

Kirkland Required 10% 10% 20%

Sammamish Required 10% No Tax Exemption No Tax Exemption

* State law requires 20% minimum for 12 year MFTE

Woodinville’s Housing Action Plan shows need for 2000 affordable units by 2040

Other cities have mandatory affordability before tax breaks



MFTE: Developers Always Win
MFTE exempts 100% residential property tax per phase:  ~ $ 200,000 monthly            

”Green Partners LLC” to build 1210 total units with plans for MFTE in phase2+phase3 = 640 units 

Real listing in Woodin Creek (June 11, 2023): 2br, 1ba  renting for:  $ 2645 monthly  

Council’s Proposed Ordinance Bothell Model

Mandatory % Units None 10%

Total Affordable Units 128 (in phase2&3 only) 185

Affordable Rent (2br in 2022)
85% AMI  = $ 2574
65% AMI  = $ 1939

64 units @ 85% AMI
64 units @ 65% AMI

121 units @ 85% AMI
  64 units @ 65% AMI

Subsidy on affordable units $1563 $1081

Monthly extra profit
(sum of all affordable rents + subsidy) $ 150,272 $ 146,225

”Green Partner LLC” affordability June 20th and AMI tables from May 16th Council packets. AMI % split from the June 6th meeting 1st vote. 

Bothell model:  More affordable units,  still increases Developer profits



Estimating Property Tax à becomes MFTE subsidy
• Woodin Creek phase 2 parcel 2 (two blocks away) has 95 residential units
• ”Green Partners LLC” phases 2&3 to have 640 residential units

Ø  “Green Partners LLC” phase 2&3 annual residential property tax: $ 2.4 Million
  $ 200,000 monthly

$ 362,000 yearly tax at Woodin Creek

640 / 95 = 6.7 ratio

$ 362,000 x 6.7 = $ 2,425,400

Sources: King County Parcel Viewer & Council packet May 16th 



Comparable Market-Rate Rent

• Woodin Creek (two blocks away)
• On market as of June 11, 2023
• 2 Bedrooms, 1 Bath

$2645 monthly

Source: https://www.zillow.com/b/woodin-creek-village-woodinville-wa-BVmXcJ/#unit-2064218235 

https://www.zillow.com/b/woodin-creek-village-woodinville-wa-BVmXcJ/


Affordable unit rent limits

– 2 Bedroom Unit –
Rent limit for 65% AMI

$ 1969 per month

Rent limit for 85% AMI
$ 2574 per month

 Source: Council packet May 16th 

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1950918/10._MFTE_Changes.pdf

https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1950918/10._MFTE_Changes.pdf


Conclusion

• Reaching target 2000 affordable units in 17 years requires action now

• All nearby cities require affordability in downtown construction
• Voluntary affordability is all carrot and no leash
• Council and staff have been too friendly in negotiations

• Any threat of “walking away” is a negotiating tactic only:  Land held since 2008, no 
comparable lots in other tourist destination downtowns, construction has already started.

• Bothell model is better, mandatory affordability before tax breaks
• Would create 121 affordable units with no tax reduction
• If ”Green Partners LLC” uses a 12 year MFTE on two phases: 185 total units created

• Developer still gets increase in profit, above market rents for the same units



Other impacts of MFTE

MFTE exempts a land parcel from ALL residential property tax, not just city
•   6.5% to Woodinville
• 12.3% to King County
• 54.8% of tax goes to schools (State #1, #2, and Local voter-approved levies)

”Green Partners LLC” $2.4M MFTE = $ 1.3 Million annually excluded from schools



Repeat the math on extra developer profits yourself

#1 Affordable Housing rent
# of 65% AMI X Rent Limit 
# of 85% AMI X Rent Limit
Add those  =  Affordable rent total

#2 Residential taxes exempted
Ratio of Woodin Creek to GP: 

640 / 95 = 6.7

Woodin Creek annual taxes x 6.7 
/  12 

= monthly taxes 
/  Total # affordable units 

= Subsidy per unit

#3 Market rate comparison
Woodin Creek listed monthly rent

X 
Total # of affordable units
= Equivalent market rate rent of units

#4 Extra profit to Developer
Affordable rent total  
  +
( Subsidy per unit  X Total # affordable units ) 

 -
Equivalent market rate rent of units

=
Extra monthly profit


