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I. INTRODUCTION

The River District Urban Renewal Area Report (the “Report”) contains background information
and project details for the First Amendment (the “First Amendment” or “Amendment”) to the
Amended and Restated River District Urban Renewal Area Plan (the “Plan”). The Report is not a
legal part of the Plan but is intended to provide public information and a basis for the findings
made by the City Council as part of its approval of the Plan.

This is the First Amendment to the Plan, which was originally adopted in 1998 and amended and
restated in June, 2008. The Amendment consists of changes to the existing Plan, which will
expand the boundary of the River District Urban Renewal Area (the “Expansion Area”) and impact
both the financing and the expected physical, social, economic and fiscal impacts of the Plan.
Specifically, this Amendment will:

Adjust boundaries: Add 8.53 acres of property.
Increase the maximum indebtedness by $19 million to $568.5 million.
Update the Introduction to include the areas being added.

M w e

Update Section Il Housing Strategy to be inclusive of the River District Urban °
Renewal Area located in the central city.

5. Update Section Il. Parks, Open Spaces and Other Public Amenities Goal to
reflect additional area being added.

6. Update Section IV. Urban Renewal Area Outline to reflect the additional area
being added.

7. Update Section V. Urban Renewal Area Map and Legal Description to reflect
the additional area being added.

8. Update Section VI. Urban Renewal Projects to reflect the additional being
added.

9. Update Section X. Relationship to Local Plans and Objectives to reflect the
additional area being added.

10. Update Section XI. Land Use Plan to reflect the additional area being added.

11. Update Section XII. to provide a financial analysis of the Plan to reflect the
areas being added, and the increase in maximum indebtedness. _.

12. Amend Section XIV. Projects Including Public Buildings to add School and
Community Facility

The purpose of these changes is guided by two Portland City Council resolutions which first
developed rationale and criteria for the addition of a noncontiguous area to an urban renewal area
and then subsequently directed the Portland Development Commission to include the David
Douglas School District’s Deardorff Road Property as part of the River District Urban Renewal
Area.
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Notice of a proposed amendment to an urban renewal plan must be provided pursuant to ORS
457.120 when an amendment to the Plan will have the effect of either: (a) increasing the amount of
maximum indebtedness authorized under the Plan, or (b) adding land to the urban renewal area,
except for an addition of land that totals not more than one percent of the existing area of the urban
renewal area. The First Amendment to the Plan qualifies as such an amendment under both criteria
because it increases the maximum indebtedness of the Plan and adds land totaling 2.8% of the
Area’s existing acreage.

1.

Public Participation Process

A joint process of public participation began in 2006 with the Portland Development
Commission (PDC) and the City of Portland staff interviewing 35 stakeholders to obtain
their thoughts and ideas about the future of the downtown area, specifically concerning an
update to the Central Portland Plan and reviewing three downtown urban renewal areas.

The Westside Study officially started in May 2007 when the PDC Commission directed
staff in PDC Resolution No. 6474 to look at the downtown urban renewal areas. Two of
the URAs, Downtown Waterfront (DTWF) and South Park Blocks (SPB), are due to expire
in 2008 but still have important projects to complete. This expiration refers to the last date
a URA can issue bonded indebtedness, which was set during the creation of the URA. The
River District (RD) URA has performed beyond expectations and a boundary change could
allow uncompleted projects in the DTWF and SPB URAs to be completed as part of the RD
Urban Renewal Plan. A Public Participation Plan was developed in cooperation with PDC
staff and community stakeholders to ensure that there will be sufficient public input around
the critical decisions about the future of these URAS.

Urban Renewal Advisory Group Formed

The PDC created the Westside Study Urban Renewal Advisory Group (URAG) in May of
2007. The URAG includes two PDC Commissioners (Charles Wilhoite and Mark
Rosenbaum), two City Council members (Erik Sten and Dan Saltzman), Multnomah
County Commissioner Jeff Cogen, Planning Commissioner Chairman Don Hanson and
citizen budget committee member Jon Kruse.

As an extension of City Council/PDC’s FY 07-08 Budget Advisory Committee, the URAG
reflects the new relationship between the Council and PDC created by last year’s city
charter change, giving Council budget approval authority. The new advisory group also
includes other local officials in recognition of the broad potential impact of this community
discussion.

The charge to the Westside Study Urban Renewal Advisory Group (Advisory Group) was
to make recommendations regarding the future of three downtown URAs: Downtown
Waterfront (DTWF); South Park Blocks (SPB) and River District (RD). Specifically, they
were asked to address the following questions:

e Should PDC expand the RD by up to 61 acres?

e Should PDC increase the maximum indebtedness of the RD, which will likely be
reached in 2011-12?

e Should PDC extend the last date to issue debt for DTWF and SPB?
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The URAG met over ten months through February 2008 and heard from a variety of
stakeholders including:

Pearl District Neighborhood Association

Portland Downtown Neighborhood Association

Old Town/Chinatown Neighborhood Association

Old Town/Chinatown Visions Committee

League of Women Voters

Portland State University

University of Oregon

Portland Business Alliance/Downtown Retail Council

Chinese Consolidated Benevolent Association

Regional Arts and Culture Commission

Representatives from non-profit and for profit housing organizations
City of Portland Bureau representatives including Planning, Transportation, Housing
and Community Development, and Parks

3. Additional Community Meetings

PDC staff also briefed stakeholders at community meetings including:

Downtown Neighborhood Association National Night Out event in the South Park
Blocks

e Downtown Neighborhood Association Land use committee
e Old Town/Chinatown Neighborhood Association
e Pearl District Planning and Transportation Committee
e Old Town/Chinatown Visions Committee
4. Electronic Communications

PDC staff created a web page dedicated to the Future of Urban Renewal that includes the
opportunity for collecting comments electronically. People accessing the web site could
also sign up for email notifications about the project.

5. URAG Recommendations

The River District should be expanded by approximately 50 acres.

The maximum indebtedness of the River District should be increased.

The last date to issue maximum indebtedness for the River District should be extended
from 2020 to 2021.

Remove 3.8 acres from the South Park Blocks URA boundaries and add this area to the
River District URA for completion of projects on those parcels. (By Commission
direction, this acreage was later reduced to 3.20 acres.)

Remove 47.03 acres from the Downtown Waterfront URA and add this area to the
River District URA for completion of projects on those parcels.

Do not extend the last date to issue debt for DTWF URA and SPB URA, but utilize full
financial capacity using existing 2008 expiration date.
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e If directed by City Council, consider formation of a non-contiguous area in the David
Douglas School District for the purpose of building an elementary school and public
facility.

6. Report Format

The format of the Report is based on statute ORS 457.085(3). It requires that an urban
renewal plan amendment which is a significant change, requiring a substantial amendment
to the plan, be accompanied by a report which provides:

A. A description of physical, social and economic conditions in the urban renewal
areas of the plan, and expected impact, including the fiscal impact, of the plan (or
change) in light of added services and increased population;

B. Reasons for selection of each urban renewal area in the plan;

C. The relationship between each project to be undertaken and the existing conditions
in the urban renewal area;

D. The estimated total cost of each project and the sources of monies to pay such costs;

E. The anticipated completion date for each project;

F. The estimated amount of money required in each urban renewal area under ORS

457.420 to 457.460 and the anticipated year in which indebtedness will be retired or
otherwise provided for under ORS 457.420 to 457.460;

G. A financial analysis of the plan with sufficient information to determine feasibility;

H. A fiscal impact statement that estimates the impact of the tax increment financing,
both until and after indebtedness is repaid, upon all entities levying taxes upon
property in the urban renewal area; and

l. A relocation report which shall include:

1. An analysis of existing residents or businesses required to relocated
permanently or temporarily as a result of agency actions, under ORS
457.170;

2. A description of the methods to be used for the temporary or permanent

relocation of persons living in, and businesses situated in, the urban renewal
area in accordance with ORS 35.500 to 35.530; and

3. An enumeration, by cost range, of the existing housing in the urban renewal
areas of the plan which are to be destroyed or altered, and of the new units to
be added.

This report will address each of the required information categories.
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1. ADESCRIPTION OF PHYSICAL, SOCIAL, AND ECONOMIC CONDITIONS IN
THE URBAN RENEWAL AREAS OF THE PLAN AND THE EXPECTED
IMPACT, INCLUDING FISCAL IMPACT, OF THE PLAN IN LIGHT OF ADDED
SERVICES OR INCREASED POPULATION

This section of the Report describes existing conditions within the River District Urban Renewal
Area (the “Area”) documenting the occurrence of “blighted areas” as defined by ORS 457.010(1).
This Plan amendment will expand the Area’s boundary by 8.53 acres, increasing the size of the
Area to 359.72 acres. Further, this Amendment will increase the maximum indebtedness of the
Plan from $549,500,000 to $568,500,000.

Accordingly, tax increment revenues generated under the Plan between the date of this amendment
and the expiration of the URA will be used to finance projects and activities that will improve
economic, physical and social conditions within the Area and generally further the goals and
objectives of the Plan.

A description of existing conditions within the area to be added by the First Amendment (the
“Amendment Area” or “David Douglas Expansion Area”) is provided below. The Amendment
Area is depicted in the map appearing in Figure 1 below. The conditions within the existing River
District Area, including a description of the physical, social, and economic conditions and the
expected impact, including fiscal impact, of the Plan in light of added services or increased
population, have been described in the Report accompanying the Amended and Restated River
District Urban Renewal Plan.
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Figure 1. David Douglas Expansion Area
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Amended & Restated River District URA Plan, First Amendment

Figure 2. Zoning Map
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A. Physical Conditions
1. Land Use

The David Douglas Expansion Area is shown in Figure 1. The David Douglas
Expansion Area contains approximately 8.53 acres. An analysis of property
classification data from Multnomah County’s 2007-08 Assessment and Taxation
database was used to determine the land use designations for the David Douglas
Expansion Area. This area includes two individual parcels classified as residential.

2. Zoning

As illustrated in Figure 2, 8.53 acres (100 percent) of the David Douglas Expansion
Area is zoned as R10 Residential, with a “c” environmental overlay.

3. Building Condition

There are two residential buildings in the David Douglas Expansion Area. These
two buildings plus various outbuildings will be removed as part of the
redevelopment of the site.

4. Age of Buildings

There are two residential buildings in the David Douglas Expansion Area. They
were built in 1923 and 1928, respectively. There are also several out buildings
which housed livestock.

5. Streets and Utilities Condition

Streets

Deardorff Road is a two lane collector street without sidewalks or space for on-
street parking. The pavement is 25 feet wide and there is no street lighting in
approximately 1,350 feet of property frontage. Storm water from the pavement
drains into a ditch along the east side of the street that empties into Johnson Creek.

Street improvements will add a six foot wide bicycle lane, a seven foot wide
drainage swale and an eight foot wide sidewalk. Utilities along the street will need
to be relocated to accommodate the new construction.

Water

The Water Bureau has indicated there is no water line in Deardorff Road to serve
the site. There is a six inch water line on Deardorff Road that terminates at the
south side of bridge crossing Johnson Creek and an eight inch water line at the
intersection of Deardorff Road and Flavel Street. The six inch line does not have
adequate water pressure to serve the project but the line at Flavel Street does have
adequate pressure. To serve the site, the eight inch line will need to be brought to
the site, a distance of approximately 700 feet.

Sewer
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According to the Bureau of Environmental Services, there is an eight inch sanitary
sewer line in Deardorff Road that is adequate to serve the site.

Storm Water

Storm water in the right of way will be designed to meet the Bureau of
Environmental Services “Sewer and Drainage Facilities Design Manual”. Storm
water will drain into a new swale along the east side of the road. It will treat the
storm water before it enters Johnson Creek. With the use of small check dams, the
water flow will be slowed so it does not exceed the amount that presently enters
Johnson Creek. This system has been approved by the Bureau of Environmental
Services

6. Parks and Open Space

There is open space present on the northern and southern boundaries of the David
Douglas Expansion Area but with no formal access.

7. Public Spaces
There are no public spaces in the David Douglas Expansion Area.

8. _Public Parking
There is no public parking in the David Douglas Expansion Area.

9. Public Buildings
There are no public buildings in the David Douglas Expansion Area.

B. Social Conditions

The David Douglas Expansion Area is largely undeveloped and currently has only two
residential dwellings. The major enrollment for the school to be constructed as part of the
proposed project for the David Douglas Expansion Area will come from students currently
attending Gilbert Park and Gilbert Heights elementary schools. Gilbert Park and Gilbert
Heights are overcrowded with inadequate facilities to serve the current student population.
Gilbert Park currently has 638 students in a facility built to handle 480 students, with an
additional 21 students going to other schools. Gilbert Heights has 614 students in a facility
built to handle 458 students, with 43 students bused to other classrooms in the district.

A 2005 analysis of school districts across the state indicated that when enrollment growth rate
was coupled with assessed value, David Douglas had the most severe stress on facilities of any
district in the state with an index rate of 26. Centennial's rate was 81, Reynold's rate was 111,
Gresham-Barlow's rate was 120, Parkrose rate was 243, and Portland Public rate was 290. The
best index in the state was Black Butte at 386. Of the five Districts across the state with low
assessed value and high enrollment increases, four (David Douglas, Woodburn, Umatilla,
Forest Grove) asked voters to approve a capital bond in 2006. All four failed.

Additionally, the community space contemplated with the school will provide needed
recreational opportunities and access to a park like setting and open space along Johnson
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Creek. This unique combination of a recreational facility along with open green spaces is
not present in the Central City portion of the River District and will provide additional

opportunities for Area residents to experience a quality multifaceted recreational

experience.

Current demographics of the schools are included in Tablel.

Table 1: School Demographics for Gilbert Heights and Gilbert Park

% Receiving

%

%

Student Average | Free/Reduced % % % % Am. English Avg.
School . ° . . . : Ind./ asa Class
Population | Class Size Meal White | Black | Hispanic | Asian -
X Alaska | Second Size
Assistance .
Native | Language

Gilbert

. 614 28.3 77.9 59.1 11.6 14.7 12.55 2.1 30.9 28.3
Heights

GF',!;T 637 28.6 63.1 659 | 4.9 105 | 1625 | 25 28.4 28.6

C. Economic Conditions

The real market value of land (RMV), improvements and personal property in the

David Douglas Expansion Area is $2,724,910. The David Douglas Expansion Area is

currently exempt from property taxation because it is owned by the David Douglas
School District.

Expected Impact, Including Fiscal Impact of Plan Amendment in Light of
Added Services or Increased Population

The fiscal impact of tax increment financing on taxing districts that levy taxes
within the Area (“affected taxing districts”) is described in Section IX of this
Report. This subsection discusses the fiscal impacts resulting from potential
increases in demand for municipal services.

The proposed school and community facility will be built with a predominance of

urban renewal proceeds, thereby relieving David Douglas School District from most
of the increased capital costs. Various system development charges levied for these

proposed new facilities will help offset increased demand on municipal services.

Transportation, access to open space and utility improvements proposed to be

funded through tax increment resources as part of the proposed project for the David

Douglas Expansion Area will help reduce the need to finance those improvements
through other municipal resources, which allows for the funds to be used for other
services.

10
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111.REASONS FOR SELECTION OF EACH URBAN RENEWAL AREA IN THE PLAN

A. David Douglas Expansion Area

The David Douglas Expansion Area has been purchased by the David Douglas School District for
the construction of a public school which would include a multi-functional community facility.
The Area is in need of a school and community facility. As described above, the David Douglas
Expansion Area has inadequate transportation, open space and utility infrastructure. The site is
served only by a two-lane road which lacks sidewalks and street lighting. Although there are open
spaces within the David Douglas Expansion Area, there are no open space facilities or means of
formal access to the open space. The water mains serving the site are inadequate to support
domestic use and fire protection. In addition, at least in part as a result of the inadequate
infrastructure, the David Douglas Expansion Area is not properly utilized resulting in a stagnant
and unproductive condition of land that, if used as school (with associated community space)
would be useful and valuable for contributing to the public health, safety and welfare. The school
including the community space would be able to house much needed space for a Head Start facility
as well as a computer center and places to hold adult education classes. Currently, the David
Douglas Expansion Area contains only two aging residential structures and associated out
buildings. Some of the out buildings once housed livestock but are no longer in use. Other than
this minimal residential use, the land within the David Douglas Expansion Area is unproductive
and stagnant. If the David Douglas Expansion Area were used, instead, as a school, the school
would serve students currently attending overcrowded existing schools in the David Douglas
School District. The availability of adequate school facilities for these students will increase
student educational attainment and performance, contributing positively to the public health, safety
and welfare. In addition, construction of a school would make community space available to the
public and provide formal access to the related open space, further contributing to the public
health, safety and welfare. Accordingly, the David Douglas Expansion Area is currently blighted,
as described in ORS 457.010(1)(e) and (h) and amending the River District Urban Renewal Area to
include the David Douglas Expansion Area and constructing the project proposed for the site will
eliminate blight and help prevent the future occurrence of blight in the David Douglas Expansion
Area.

B. Other Portions of the River District Urban Renewal Area.
The reasons for selection of the other portions of the River District Urban Renewal Area have been

described in earlier Reports.

IV.THE RELATIONSHIP BETWEEN URBAN RENEWAL PROJECTS AND THE
EXISTING CONDITIONS IN THE URBAN RENEWAL AREA

A. Public School in David Douglas Expansion Area

As described above, the public school (and associated community space) proposed for the David
Douglas Expansion Area will take a blighted property, characterized by inadequate infrastructure
and an unproductive condition, and place it in active public use. The school will serve students
who are currently underserved in other overcrowded schools. This overcrowding has resulted, at
least in part, from a relocation of families from other parts of the River District Urban Renewal

11
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Area to more affordable housing in the eastern part of the City. The project will also add 23,060
square feet of community facilities and access to open space which will be available to all citizens
of Portland including residents of other portions of the River District Urban Renewal Area.

For example, the project is anticipated to include large group meeting spaces in the “cafetorium”,
gymnasium and library of approximately 19,460 square feet. In addition, other rooms, such as a
computer center, small meeting rooms, and two Head Start rooms, as well as classrooms will be
available for adult classes and small group meetings in the evening. The gymnasium will be
scheduled for community use when not needed for student use. Cost of construction of an
equivalent facility in the other portions of the River District Urban Renewal Area would be more
expensive.

B. Other Projects.

The relationship between the other urban renewal projects and the existing conditions in the River
District Urban Renewal Area have been described in earlier Reports.

V. THE ESTIMATED TOTAL COST OF EACH PROJECT AND THE SOURCES OF
MONEYS TO PAY SUCH COSTS

Table 2 below shows the estimated total cost of the project proposed for the David Douglas
Expansion Area and the estimated sources of funds to address such costs, with all figures in
year of expenditure dollars.

Table 2. Estimated Project Expenditures and Revenues (In Year of Expenditure
Dollars)

Estimated Project Expenditures and Revenues (In year of Expenditure Dollars)
Estimated Tax Increment

Project Total Estimated Cost Share of Costs
Estimated Revenues

Tax Increment Proceeds $19,000,000 $18,835,832

David Douglas School District $4,081,282 -
Public Improvements

Public School $14,332,880 $11,697,000

Community Facility $5,371,870 $4,384,000

Street Reconstruction and

Sidewalks, Sanitary Sewer & Water $1,876,532 $1,531,000

Open Space $1,000,000 $816,000

Parks and Greenway Improvements $500,000 $408,000
Administration $0 $164,168
Total $23,081,282 $19,000,000

12
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The estimated total cost for other projects in the Urban Renewal Area is set forth in earlier
Reports. This cost analysis is based on anticipated projects at the time of preparation of the
Plan and the Amendment and does not include projects that may be authorized by the Plan,
but are unknown at this time. Specific projects and expenditures are determined solely in
the annual budget process.

VI.THE ANTICIPATED COMPLETION DATE FOR EACH PROJECT

Projects to be completed with new resources made available under the Plan as amended are
anticipated to be undertaken starting Fiscal Year (FY) 2009 and completed by FY 2021.
Anticipated completion dates for other projects are set forth in earlier reports.

VIl. THE ESTIMATED AMOUNT OF MONEY REQUIRED IN EACH URBAN
RENEWAL AREA UNDER ORS 457.420 TO 457.460 (TAX INCREMENT
FINANCING OF URBAN RENEWAL INDEBTEDNESS) AND THE
ANTICIPATED YEAR IN WHICH INDEBTEDNESS WILL BE RETIRED OR
OTHERWISE PROVIDED FOR UNDER ORS 457.420 TO ORS 457.460.

The estimated amount of money required for the David Douglas Expansion Area is $19,000,000.
Accordingly, under this amendment, the Plan’s maximum indebtedness will be increased by
$19,000,000 to make a new maximum indebtedness of $568,500,000 to finance additional projects
in the David Douglas Expansion Area.

Table 6 shows the yearly tax increment revenues and their allocation to debt financing and
repayment for entire maximum indebtedness to be incurred under the Plan, as amended. The table
shows impacts associated with the Amended and Restated River District Plan, which provided for
an additional $324.7 million of indebtedness to be incurred and this First Amendment to the
Amended and Restated River District Plan which will provide $19 million in bond proceeds for the
proposed project in the David Douglas Area. It is anticipated that all debt will be retired by the end
of FY 2027. The total amount of tax increment revenues required to service the debt to be incurred
to provide $19 million in bond proceeds in the proposed project in the David Douglas Area is $24.7
million.

13
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Table 3. Tax Increment Revenues, Debt Service and Debt Repayment

Amended & Restated River District URA Plan, First Amendment

Fiscal Year Ending June 30 2010-11 2011-12 2012-13 2013-14 2014-15 2015-16 2016-17 2017-18
Beginning Balance $ -1 % - $ -1 9 - $ - $ -1 $ - $ -
Revenues
Tax Increment to Raise (before
Compression) 26,956,618 28,696,653 30,315,205 32,292,733 34,369,138 36,549,364 38,838,600 41,242,298
Less Compression (1,347,831) (1,434,833) (1,515,760) (1,614,637) (1,718,457) (1,827,468) (1,941,930) (2,062,115)
Tax Increment Imposed (after
Compression) 25,608,787 27,261,820 28,799,445 30,678,097 32,650,681 34,721,895 36,896,670 39,180,184
Less Adjustments for Discounts,
Delinguencies, Interest Earnings (1,024,351) (1,090,473) (1,151,978) (1,227,124) (1,306,027) (1,388,876) (1,475,867) (1,567,207)
TOTAL NET TAX
INCREMENT REVENUES $24,584,435 $26,171,348 $27,647,467 $29,450,973 $31,344,654 $33,333,020 $35,420,803 $37,612,976
Expenditures
Bond/Line of Credit Debt Service
Line of Credit Draw 1 $532,736 $1,065,472 $0 $0 $0 $0 $0 $0
Bond 1 0 0 4,403,085 4,403,085 4,403,085 4,403,085 4,403,085 4,403,085
Line of Credit Draw 2 0 0 656,713 1,313,427 1,313,427 1,313,427 0 0
Line of Credit Draw 3 0 0 0 540,873 1,081,745 1,081,745 0 0
Line of Credit Draw 4 0 0 0 0 401,041 802,082 0 0
Bond 2 0 0 0 0 0 0 6,356,114 6,356,114
Line of Credit Draw 5 0 0 0 0 0 0 441,994 883,988
Line of Credit Draw 6 0 0 0 0 0 0 0 465,829
Line of Credit Draw 7 0 0 0 0 0 0 0 0
Line of Credit Draw 8 0 0 0 0 0 0 0 0
Bond 3 0 0 0 0 0 0 0 0
Total Bond/Line of Credit
Debt Service $532,736 $1,065,472 $5,059,798 $6,257,384 $7,199,297 $7,600,339 $11,201,192 $12,109,015
Short Term Debt Repayment $13,967,773 $14,542,343 $11,127,977 $11,730,813 $12,681,975 $14,269,866 $12,755,644 $14,044,244
Subtotal Expenditures for
Plan Amendment $14,500,510 $15,607,815 $16,187,775 $17,988,197 $19,881,272 $21,870,205 $23,956,836 $26,153,259
Expenditures Associated with
Original Plan $10,083,926 $10,563,533 $11,459,692 $11,462,776 $11,463,382 $11,462,814 $11,463,967 $11,459,717
Bond Defeasance $ -1 3 -1 $ -1 8 - $ - $ -1 8 - $ -
TOTAL EXPENDITURES $24,584,435 $26,171,348 $27,647,467 $29,450,973 $31,344,654 $33,333,019 $35,420,803 $37,612,976
Ending Balance $ -1 % - $ -1 % - $ - $ -1 $ - $ -
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Table 3 continued. Tax Increment Revenues, Debt Service and Debt Repayment

Amended & Restated River District URA Plan, First Amendment

Fiscal Year Ending June 30 2018-19 2019-20 2020-21 2021-22 2022-23 2023-24 2024-25 2025-26 2026-27
Beginning Balance $ - $ -1 8 -1 $ - $17,704,393 $38,454,474 $67,262,847 $99,803,143 | $136,028,281
Revenues
Tax Increment to Raise (before
Compression) 43,766,182 46,416,259 $48,642,324 50,957,432 53,365,144 55,869,164 58,473,345 60,843,150 63,295,898
Less Compression (2,188,309) (2,320,813) (2,918,539) (3,057,446) (3,201,909) (3,352,150) (3,508,401) (3,650,589) (3,797,754)
Tax Increment Imposed (after
Compression) 41,577,873 44,095,446 45,723,785 47,899,986 50,163,235 52,517,014 54,964,945 57,192,561 59,498,145
Less Adjustments for
Discounts, Delinquencies,
Interest Earnings (1,663,115) (1,763,818) (1,861,067) (918,580) (137,741) 834,671 2,118,663 3,575,890 5,200,660
TOTAL NET TAX
INCREMENT REVENUES $39,914,758 $42,331,628 $43,862,717 $46,981,406 $50,025,494 $53,351,686 $57,083,608 $60,768,451 $64,698,805
Expenditures
Bond/Line of Credit Debt
Service
Line of Credit Draw 1 $0 $0 30 $0 $0 $0 $0 $0 30
Bond 1 4,403,085 4,403,085 4,403,085 4,403,085 4,403,085 4,403,085 4,403,085 4,403,085 4,403,085
Line of Credit Draw 2 0 0 0 0 0 0 0 0 0
Line of Credit Draw 3 0 0 0 0 0 0 0 0 0
Line of Credit Draw 4 0 0 0 0 0 0 0 0 0
Bond 2 6,356,114 6,356,114 6,356,114 6,356,114 6,356,114 6,356,114 6,356,114 6,356,114 6,356,114
Line of Credit Draw 5 883,988 883,988 883,988 0 0 0 0 0 0
Line of Credit Draw 6 931,658 931,658 931,658 0 0 0 0 0 0
Line of Credit Draw 7 487,510 975,020 975,020 0 0 0 0 0 0
Line of Credit Draw 8 0 510,895 1,021,791 0 0 0 0 0 0
Bond 3 0 0 0 7,054,992 7,054,992 7,054,992 7,054,992 7,054,992 7,054,992
Total Bond/Line of
Credit Debt Service $13,062,354 $14,060,759 $14,571,655 $17,814,191 $17,814,191 $17,814,191 $17,814,191 $17,814,191 $17,814,191
Short Term Debt Repayment $15,392,082 $16,806,797 $17,827,741 $0 $0 $0 $0 $0 $0
Subtotal Expenditures for
Plan Amendment $28,454,436 $30,867,556 $32,399,395 $17,814,191 $17,814,191 $17,814,191 $17,814,191 $17,814,191 $17,814,191
Expenditures Associated with
Original Plan $11,460,322 $11,464,072 $11,463,322 $11,462,822 $11,461,222 $6,729,122 $6,729,122 $6,729,122 $6,729,122
Bond Defeasance $ -1 $ -1 3 -1 3 -1 8 -1 9 - 13 -1 $ - $147,566,014
TOTAL EXPENDITURES $39,914,758 $42,331,628 $43,862,717 $29,277,013 $29,275,413 $24,543,313 $24,543,313 $24,543,313 | $172,109,327
Ending Balance $ -1 $ -1 8 - $17,704,393 $38,454,474 $67,262,847 $99,803,143 | $136,028,281 $28,617,759

15




Exhibit A: PDC Commission Documents
Attachment D: Report to the Plan Amended & Restated River District URA Plan, First Amendment

VI, EINANCIAL ANALYSIS OF THE PLAN WITH SUFFICIENT INFORMATION
TO DETERMINE FEASIBILITY

The estimated tax increment revenues of an additional $19,000,000 of debt shown in Table 3 are
based on projections of the assessed value of development within the River District Urban
Renewal Area which in turn are based on historical trends in the River District Urban Renewal
Area since its establishment. The projected total assessed value is based on average annual
growth rates, which are also shown in Table 4. These rates reflect the recent reduction in the
extraordinary growth rate this district has recently shown. The rates also decrease at a point in
the future to avoid the exaggeration in growth resulting from a constant growth rate over time.

Table 4 shows the projected incremental assessed value, projected tax rates that would produce
tax increment revenues, and the annual tax increment revenues (not adjusted for under-collection,
penalties and interest). These, in turn, provide the basis for the projections in Table 3 showing
sufficient tax increment revenues to support the maximum indebtedness under the Plan, as
amended.. Based upon this analysis, the increase in assessed value shown in Table 3 is sufficient
to pay for the $19 million debt which is included in Table 4, and would not negatively impact the
remainder of the Plan.
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Amended & Restated River District URA Plan, First Amendment

Table 4. Projected Incremental Assessed Value, Tax Rates and Tax Increment Revenues

Fiscal Year Ending
June 30 2010-11 2011-12 2012-13 2013-14 2014-15 2015-16 2016-17 2017-18 2018-19
Projected Assessed
Value Growth
Frozen Base $461,768,339 $461,768,339 $461,768,339 $461,768,339 $461,768,339 $461,768,339 $461,768,339 $461,768,339 $461,768,339
Incremental Assessed
Value 1,314,956,966 1,417,118,671 1,515,760,239 1,614,636,668 1,718,456,918 1,827,468,181 1,941,930,007 2,062,114,925 2,188,309,088
Total Assessed Value | $1,776,725,305 | $1,878,887,010 | $1,977,528,578 | $2,076,405,007 | $2,180,225,257 | $2,289,236,520 | $2,403,698,346 | $2,523,883,264 | $2,650,077,427
Growth Rate on Existing
AV 6.00% 5.75% 5.25% 5.00% 5.00% 5.00% 5.00% 5.00% 5.00%
Incremental AV Growth 8.28% 7.77% 6.96% 6.52% 6.43% 6.34% 6.26% 6.19% 6.12%
Consolidated Tax Rate $20.5000 $20.2500 $20.0000 $20.0000 $20.0000 $20.0000 $20.0000 $20.0000 $20.0000
Tax Increment to Raise
(before Compression) $26,956,618 $28,696,653 $30,315,205 $32,292,733 $34,369,138 $36,549,364 $38,838,600 $41,242,298 $43,766,182
Less Compression (1,347,831) (1,434,833) (1,515,760) (1,614,637) (1,718,457) (1,827,468) (1,941,930) (2,062,115) (2,188,309)
Tax Increment Imposed
(after Compression) $25,608,787 $27,261,820 $28,799,445 $30,678,097 $32,650,681 $34,721,895 $36,896,670 $39,180,184 $41,577,873
Table 4, continued. Projected Incremental Assessed Value, Tax Rates and Tax Increment Revenues
Fiscal Year Ending June 30 | 2019-20 2020-21 2021-22 2022-23 2023-24 2024-25 2025-26 2026-27
Projected Assessed Value
Growth
Frozen Base $461,768,339 $461,768,339 $461,768,339 $461,768,339 $461,768,339 $461,768,339 $461,768,339 $461,768,339
Incremental Assessed Value 2,320,812,959 | 2,432,116,211 | 2,547,871,593 | 2,668,257,190 | 2,793,458,211 | 2,923,667,273 | 3,042,157,520 | 3,164,794,925
Total Assessed Value $2,782,581,298 | $2,893,884,550 | $3,009,639,932 | $3,130,025,529 | $3,255,226,550 | $3,385,435,612 | $3,503,925,859 | $3,626,563,264
Growth Rate on Existing AV 5.00% 4.00% 4.00% 4.00% 4.00% 4.00% 3.50% 3.50%
Incremental AV Growth 6.06% 4.80% 4.76% 4.72% 4.69% 4.66% 4.05% 4.03%
Consolidated Tax Rate $20.0000 $20.0000 $20.0000 $20.0000 $20.0000 $20.0000 $20.0000 $20.0000
Tax Increment to Raise
(before Compression) $46,416,259 $48,642,324 $50,957,432 $53,365,144 $55,869,164 $58,473,345 $60,843,150 $63,295,898
Less Compression (2,320,813) (2,918,539) (3,057,446) (3,201,909) (3,352,150) (3,508,401) (3,650,589) (3,797,754)
Tax Increment Imposed
(after Compression) $44,095,446 $45,723,785 $47,899,986 $50,163,235 $52,517,014 $54,964,945 $57,192,561 $59,498,145
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IX.AFISCAL IMPACT STATEMENT THAT ESTIMATES THE IMPACT OF
THE TAX INCREMENT FINANCING, BOTH UNTIL AND AFTER THE
INDEBTEDNESS IS REPAID, UPON ALL ENTITIES LEVYING TAXES
UPON PROPERTY IN THE URBAN RENEWAL AREA

As described above, a maximum of $19,000,000 more in bonded indebtedness may be issued
before June 30, 2021. These changes to the Plan will not impact overlapping taxing districts
because the anticipated date for final payoff of the debt does not change.

The impact of tax increment financing on overlapping taxing districts consists primarily of the
property tax revenues foregone on permanent rate levies as applied to the growth in assessed
value. (Very small increases in property tax rates for General Obligation bonds will occur as a

Amended & Restated River District URA Plan, First Amendment

result of tax increment financing.)

Table 5 shows the property tax revenue foregone by overlapping taxing districts during
the use of tax increment financing under the Plan, as amended by the First Amendment,
in terms of average revenues foregone per year through FY 2026-2027 in current dollars.
No impacts are shown for the permanent rate levies for K-12 School Districts or
Educational Service District, because under current school funding law, property tax
revenues are combined with State School Fund revenues to achieve per-student funding
targets. Under this system, property taxes foregone are replaced with State School Fund
revenues. The impact for current local option levies are shown below.

Table 5. Projected Impact on Taxing District Permanent Rate and Local Option
Levies During Use of Tax Increment Financing Through FY 2026-27.

Impacts Based Impacts Based Impacts Based Present
on Amended & | on First Amend. on Value of
Restated To Amended & Amendment Impacts due to

Taxing District Plan Restated Plan Only Amendment
LOCAL GOVERNMENT
City of Portland (Permanent Rate/Local Option) $193,770,877 $199,420,993 $5,650,116 $2,235,943
Multnomah County (Permanent Rate/Local
Option) 188,503,362 193,865,109 5,361,746 2,121,825
Metro 4,028,249 4,147 497 119,249 47,191
Port of Portland 2,923,191 3,009,726 86,536 34,245
EDUCATION DISTRICTS
Portland Public Schools (Local Option) 10,460,889 10,460,889 0
Portland Community College 11,792,844 12,141,949 349,105 138,153
TOTAL ALL TAXING DISTRICTS $411,479,412 $423,046,163 $11,566,751 $4,577,356
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Amended & Restated River District URA Plan, First Amendment

Table 6 shows the increase in permanent rate levy revenues that would occur after termination of
the tax increment financing in FY 2026-27. It is assumed that local option levies would not be

extended beyond their current expiration dates. By FY 2052-53, revenues added to the

permanent rate levies would exceed the revenues foregone during the use of tax increment

financing.

Table 6. Additional Revenues Obtained After Termination of Tax Increment

Financing

Impacts Based Impacts Based Impacts Based Present
on Amended & | on First Amend. on Value of
Restated To Amended & Amendment Impacts due to

Taxing District Plan Restated Plan Only Amendment
LOCAL GOVERNMENT
City of Portland (Permanent Rate) $628,509,756 $661,346,055 $32,836,299 $2,047,461
Multnomah County (Permanent Rate) 596,432,002 627,592,409 31,160,406 1,942,963
Metro 13,265,030 13,958,057 693,027 43,213
Port of Portland 9,626,073 10,128,984 502,911 31,358
EDUCATION DISTRICTS
Portland Community College 38,833,856 40,862,719 2,028,863 126,507
TOTAL ALL TAXING DISTRICTS $1,286,666,717 $1,353,888,223 $67,221,506 $4,191,502
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X. RELOCATION REPORT

Relocation of the residents in the existing residential structures in the David Douglas
Expansion Area may be required as a result of this Amendment. There are two residences
with miscellaneous outbuildings on this property that may be removed. They have a
combined improvement value of $324,410. The relocation methods and requirements
are contained in the Report accompanying the Amended and Restated River District
Urban Renewal Plan and remain unchanged.

XI.COMPLIANCE WITH LAND AREA AND ASSESSED VALUE LIMITS

State law limits the percentage of a municipality’s total assessed value and area that can be
contained in an urban renewal area at the time of its establishment to 15 percent for
municipalities with a population of 50,000 or greater. The net addition of 8.53 acres in the
amendment will increase the Area’s acreage, from 351.19 acres to 359.72 acres. This will
reduce the City’s current capacity for urban renewal to 720.1 acres. The total acreage is within
the 15 percent area limit contained in Chapter 457 of the Oregon Revised Statutes.

State law also limits the total amount of acreage which can be added to an urban renewal
district’s original boundaries to 20 percent. This amendment adds 8.53 acres in addition to the
previous amendment of 50.23 acres, totaling 58.76 acres. This is 19 percent of the original total
acreage of the district (309.21 acres), complying with the 20 percent ORS restriction on addition
of acreage to an existing urban renewal district.

The City also remains in compliance with the assessed value percentage, as shown below in
Table 11. This amendment will not result in an additional frozen base because of the publicly
owned nature of the property. The numbers in the chart below reflect the estimate of the Lents
Town Center Urban Renewal Plan amendment of 6/18/08. This chart does not reflect the change
in frozen base from the amendments on 6/18/08 to the SPB Urban Renewal Plan and the DTWF
Urban Renewal Plan as determining the reduction in frozen base in areas is a much more difficult
process than determining additions. The frozen base assessed value numbers for SPB and
DTWEF will be reduced once the assessor calculates the new frozen base.

Therefore, the numbers in the Frozen Base Assessed Value column are actually higher than what
the final tabulation will show, but even so, the total Frozen Base Assessed Value with the
changes made by this amendment is 11.32% of the city’s total assessed value, well within the
statutory 15 percent restriction.
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Table 7. Compliance with AV and Acreage

Urban Renewal Area Frozen Base AS%ZSISS Acres
Airport Way $129,701,177 2,726
Central Eastside $224,626,739 692
cl?eti\é\;?;ﬁ\)/vn Waterfront (acreage shows 6/18/08 $70.866,644 232
South Park Blocks (acreage shows 6/18/08 deletion) $378,055,680 157.35
Oregon Convention Center $248,689,281 594
North Macadam $180,450,967 402
River District $358,684,364 309.21
River District proposed amendment (estimated) $103,083,975 41.98
First Amendment to River District $0 8.53
Interstate $1,019,370,465 3,769
Gateway $307,174,681 659
Willamette Industrial $481,443,135 758
Lents (acreage shows 6/18/08 addition) $714,432,705 2,846.79
Total $4,185,256,713 13,195.86
Total Acreage, City of Portland 92,773
Total Assessed Value City of Portland Less Incremental $37,261,781,831

Assessed Value in Urban Renewal Areas

Percent of Portland AV in Urban Renewal Areas 11.32%

Percent of Portland Area in Urban Renewal Area 14.22%
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