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Preface
ECONorthwest (ECO) completed this project together with Elaine Howard
Consulting, under contract with the City of Lake Oswego (the City). Abe
Farkas was project director. Lorelei Juntunen was project manager. Nick
Popenuk, Whit Perkins and Emily Picha provided research assistance.
Throughout the report we have identified our sources of information and
assumptions used in the analysis. Within the limitations imposed by the
project scope and budget, ECO and its subcontractors have made every effort
to check the reasonableness of the data and assumptions and to test the
sensitivity of the results of our analysis to changes in key assumptions. ECO
acknowledges that any forecast of the future is uncertain. The fact that we
evaluate assumptions as reasonable does not guarantee that those
assumptions will prevail. As time passes, the results in this report should not
be used without re-evaluating key infrastructure cost, real estate market, and
financing assumptions. In particular, because we are continuing our
evaluation of urban renewal after publication of this report, it is likely that
our projections of tax increment finance revenue may change going forward.
ECO gratefully acknowledges the substantial assistance provided by our
subcontractors: Elaine Howard Consulting and Otak. Many other firms,
agencies, and staff contributed to other research that this report relied on.
Despite all the assistance, the contents of this document do not necessarily
reflect views or policies of the City of Lake Oswego or any public entity or
person associated with the project.
We gratefully acknowledge the assistance of the many individuals who
provided us with information and insight, but emphasize that we, alone, are
responsible for the report's contents. We have prepared this report based on
our knowledge of urban renewal and redevelopment policy, real estate and
financial markets in the State of Oregon, and information derived from
government agencies, private statistical services, the reports of others,
interviews of individuals, or other sources believed to be reliable. ECO has
not verified the accuracy of such information, however, and makes no
representation regarding its accuracy or completeness. Any statements
nonfactual in nature constitute the authors' current opinions, which may
change as more information becomes available.
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1. Project Background
The purpose of the Lake Grove Village Center Financial Study is to analyze
options for implementing the community priorities adopted in the Lake Grove
Village Center (LGVC) Plan. The analysis began in October 2011, when the
ECONorthwest (ECO) team evaluated a number of funding scenarios. During
this process, the project team interviewed community stakeholders, and held two
public meetings, two Planning Commission meetings, and one City Council
meeting. A complete summary of these meetings can be found in Appendix B.
Through this iterative analytical and outreach process, the ECO team learned:
•

The top priority for most stakeholders is the Boones Ferry Road project,
which would transform Boones Ferry Road’s streetscape into a bike and
pedestrian friendly environment. This finding was underscored at all
public meetings and in stakeholder interviews.

•

Stakeholders were most interested in using funding mechanisms that
would ensure that the Boones Ferry Road project would be funded
quickly. For that reason, General Obligation (GO) bonds were
carefully considered, and in all funding alternatives, we prioritized early
funding for Boones Ferry Road.

•

Urban renewal cannot by itself fund the enhancement of Boones Ferry
Road and other projects in the LGVC Plan in a timely manner. If urban
renewal was used for this project, it could take up to 20-30 years before
the area had sufficient funding to begin construction of the Boones Ferry
Road project.

•

According to the Boones Ferry Road Refinement Plan Report, the cost to
improve Boones Ferry Road is estimated at $28 million. 1 Private utility
costs are estimated to add an additional $3 million in costs. Given the
high relative cost of the Boones Ferry Road project, reducing costs to
construct the Boones Ferry Road improvements would increase the
feasibility of funding the project. A secondary review of costs by HNTB
(in Appendix F) considered an approach that would divide the project
into two phases.

•

Urban renewal is an important part of the funding equation, especially
for the other projects included in the LGVC plan. With the exception of

1

City of Lake Oswego. “Boones Ferry Road Refinement Plan” June 28th, 2011.
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Exhibit 1: Study Area forGO
Evaluation
of Financial
Feasibility;
bonds, urban
renewal is the
most viable tool for funding the projects
Lake Grove Neighborhood;
Lake
Oswego,
Oregon
described in the Lake Grove Village Center Plan.
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As a result of these early findings, Council asked the consultant team to begin
the process of planning for a new urban renewal area in Lake Grove.
Concurrently, Council is considering the Boones Ferry Road project in the context
of other prospective capital investments, including a new library and other City
facilities. Through these conversations, Council will determine citywide
priorities for capital facilities investments.
The recommendations in this report are meant to provide additional detail about
implementation of the Lake Grove Village Center Plan in support of 1) Council’s
conversations about prioritizing capital projects and 2) planning for a new urban
renewal area in the Lake Grove neighborhood.

1.1 The Lake Grove Village Center Plan
The efforts to plan for the Lake Grove Village began in September 2002 and were
completed in 2008 with the adoption of the Lake Grove Village Center (LGVC)
Plan. The LGVC Plan, through the implementation of its land use and
transportation concepts, can provide an opportunity to enhance Lake Grove as a
vibrant, attractive, and coordinated mixed-use area. The village center planning
process provided a way for businesses, residents and other stakeholders to create
a common vision for the area and to identify ways to realize that vision.
The Lake Grove Village Center is designated by the City of Lake Oswego’s
Comprehensive Plan as a “town center,” which is described as an area where
good transit services, a pedestrian environment, shopping, services,
entertainment and higher density housing are encouraged. The Lake Grove
Village Center is one of two town centers in Lake Oswego.

Exhibit 2: Artist rendering of improvements to Boones Ferry Road
Boones Ferry Road as
a Great Street
Exhibit 2 shows an
artist rendering of how
Boones Ferry Road
could look with
improvements.
Credit: Robert Foster
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KEY ELEMENTS OF THE
LAKE GROVE VILLAGE
CENTER PLAN
Boones Ferry Road as a
Great Street
Promote a safe,
welcoming and convenient
pedestrian and bicycle
friendly environment,
where auto traffic is
accommodated efficiently
and safely and the needs
of successful businesses
are met.
A Mixed Use Center with
Linkages to
Neighborhoods
Integrate neighborhoods
with the commercial center
by encouraging mixed
uses within the Village
Center and easy
pedestrian connections.
Village Commons,
Gathering Places and
Gateways
The design concept
features a linear series of
public spaces and focal
points with a larger Village
Commons and gateway
features.

The geographic boundary of this study (shown in Exhibit 1) is largely contiguous
with the Lake Grove Village Center Plan boundary, but was expanded to include
a few redevelopable parcels that could influence the financial capacity of the
area. The boundary was also influenced by the outcome of a public meeting
(summarized in Appendix B) which recommended that certain residential and
public properties be left out of the boundary.
The projects outlined in the LGVC Plan are shown in Table 1 with preliminary
cost estimates. They include the Boones Ferry Road project, various placemaking
projects, transportation connections for cyclists and pedestrians, and
redevelopment projects.

Table 1: Potential projects for implementation within the
Lake Grove Financial Study Area
Potential projects for implementation within the Lake
Grove Financial Study Area

Preliminary cost
estimates
(2011 dollars)

Boones Ferry Road improvements between Kruse Way
and Madrona Street, including adding bike lanes and
adding and improving signals on Boones Ferry Road

$!"#$%&'((')*
+,-.%&'((')*%
/)%0123456%
13'74/6%08('869:

A Festival street at Hallmark

$1.0 million

Improved pedestrian connections to the surrounding
community

$3.0 million

Gateway projects that improve bike and auto access

$2.6 million

Bike Facilities along Bryant and Quarry Roads

$1.1 million

Public parking lots / facilities and access

$3.0 million
($30,000/space)

A Village Commons space and “String of Pearls:” plazas
that are distinct public spaces and create communitygathering spaces and establish a common identity for
the area

$1.1 million

Technical assistance on development issues

$300,000

Storefront improvement grants/loans

$200,000

Redevelopment grants/loans

$3.5 million

Land acquisition/consolidation

$1 million

TOTAL

$47.8 million

Source: Projects from the adopted (Ord 2454 Exhibit B) Lake Grove Village Center Plan. Preliminary cost
estimates provided by OTAK. Boones Ferry Road estimates from the 2011 Boones Ferry Road Refinement
Plan. Redevelopment assistance project estimates by ECONorthwest.
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2. Recommended
Finance Alternatives
This section describes two recommended approaches to financing investments
that would implement the LGVC Plan. The following two alternative finance
alternatives to allow Council and staff to consider the implications of funding
policy choices in the context of other city-wide capital projects that may rely on
similar sources. The recommendations are as follows:
2.1. General Obligation (GO) Bond
2.2. Full Faith and Credit (FF&C) bond repaid with urban renewal, and
other tools

______________________________________________________

2.1 General Obligation Bond
A general obligation (GO) bond is secured by the City’s pledge to use its
resources, including property taxes, to repay bond holders. It requires a citywide
vote, and is repaid by an increase in taxes on properties inside of the City limits.
GO Bonds are typically used to fund large-scale capital projects that benefit an
entire city. The GO Bond could be used to fund only the Boones Ferry Road
project, or it could also be used to fund other projects, including pedestrian
connections, plazas, and others.

Timing
With voter approval of a general obligation bond, the Boones Ferry Road project
could be funded in fiscal year 2013-14.

Exhibit 3: Timing of GO Bond
All projects funded in
2013-2014

2012

2015

2020

2025
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Who would pay?
All property owners in the City of Lake Oswego would pay in proportion to the
assessed value of their properties.

How much would they pay?
The impact to property taxes would decrease over the life of the bond. The rate
for a 30-year $51 million GO bond in 2013-14 would be about $0.5206 in
additional property taxes per $1,000 in assessed value. As assessed values
increase, the tax rates would decrease. The effects of each bond alternative on
properties with different levels of assessed value is shown in Table 2.
Unincorporated areas would not pay for the GO bond. If these areas were
annexed into the City, they would be required to pay for the general obligation
bond.
BOND ASSUMPTIONS
$34 million bond
A $34 million bond would
cover the total cost of the
Boones Ferry Road project,
as it is currently designed,
including utilities and
inflation.
$17 million bond
A $17 million bond would
cover all of the other
projects in the Lake Grove
Village Center Plan area,
including inflation.
$51 million bond
If the City chose to do all
projects at once, the bond
would need to be about
$51 million, including utilities
and inflation.

Table 2: GO Bond assumptions

Levy per
$100,000
(assessed
value)

Levy per
$300,000
(assessed
value)

Levy per
$600,000
(assessed
value)

$34 million bond:
Boones Ferry
Road only

$17 million bond:
All other LGVC
Plan projects

$51 million bond:
All projects
including Boones
Ferry Road

30 years /
4.5% interest

20 years /
4% interest

30 years /
4.5% interest

20 years /
4% interest

30 years /
4.5% interest

20 years / 4%
interest

$34.34

$41.15

$17.72

$21.24

$52.06

$62.40

$103.01

$123.46

$53.17

$63.72

$156.18

$187.19

$206.02

$246.93

$106.33

$127.45

$312.35

$374.37

Note: This table represents the $28 million Boones Ferry Road project cost plus $3 million for undergrounding
utilities in 2011 dollars. If the project is implemented in 2013-2014, the total cost would be $34 million with
inflation.
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Benefits of GO bond funding alternative
•

The Boones Ferry Road project could be funded in 2013-14, allowing
construction to begin in a desirable timeframe for the area’s stakeholders.

•

The Boones Ferry Road project could be funded in its entirety and as it is
currently designed.

•

All residents of Lake Oswego would share in paying for the Boones Ferry
Road facility, which many residents use as a major thoroughfare between
downtown Lake Oswego and I-5.

Risks of GO bond funding alternative
•

GO bonds require a public vote and associated campaign, which means
that there must be support for the proposed projects on a citywide scale.

•

A Lake Grove area GO bond could compete with other potential City
projects that may also require GO bonds.

•

People who live in unincorporated Clackamas County would not pay for
the bond, but would benefit from the outcome.

•

If the GO bond is unsuccessful, the community will need to revisit other
tools and approaches, including urban renewal. Timing is important in
urban renewal because several new larger-scale residential and
commercial development projects are currently under construction in the
study area boundary. An urban renewal district formed after October of
2012 would not have as much financial capacity as one formed before
these new developments are recorded on the tax rolls.
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2.2 Mixed tools alternative
ECO’s early analysis found that it would be difficult to identify a financing tool
(other than a GO bond) that could fund the Boones Ferry Road project in its
entirety within a reasonable timeframe. The finance alternative detailed below
relies on a revised, phased implementation schedule for the Boones Ferry Road
project. ECO evaluated two options for phasing, summarized in Table 3 and
described in more detail in Appendix F. This “mixed tools” finance alternative
focuses first on funding Phase I of the Boones Ferry Road project, as described in
Option 1 2 in Table 3. While ECO evaluated several different combinations of
tools and timing that successfully fund the Boones Ferry Road project, the
alternative described here focuses on: (1) funding Phase I of Boones Ferry Road
as early as possible; and (2) leaving as many additional TIF dollars available for
funding other projects as possible.

Table 3. Summary of Potential Boones Ferry Road phasing
and cost options3

OPTION
1

OPTION
2

Phase Descriptions

Costs

Phase I: Madrona to Oakridge / Reese

$23M

Phase II: Oakridge / Reese to Kruse Way

$9 M

OPTION 1 TOTAL

$32M

Phase I: Lake Grove shopping center to
Oakridge/ Reese

$19M

Phase II: Madrona to Lake Grove Shopping
Center and Oakridge / Reese to Kruse

$14M

OPTION 2 TOTAL

$33M

Source: HNTB, 2012. See Appendix F for details.
Note: All costs in 2011 dollars.

The key financing tool is a full faith and credit bond that would be repaid with
TIF revenues from a new URD. Further definition of these two key tools:
•

A full faith and credit (FF&C) bond is backed by the City’s general fund.
The bond does not increase the tax rate for individual taxpayers, but it

2

ECO also evaluated Option 2, and found that while the upfront costs are lower, a 25 year URD
nonetheless cannot fully fund Phase II. This is primarily because a larger chunk of the project is
completed in later years, and it is more subject to inflationary pressures. Results of the Option 2
analysis are also described in Appendix A.
3

Boones Ferry Road project costs include $3 million for undergrounding private utilities, which are
not identified in the HNTB cost estimates.
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does obligate the City to make debt payments using all available tools. In
this case, the repayment source would primarily be TIF dollars.
To access TIF dollars, the City would need to form a new urban renewal
district (or URD) in Lake Grove. Urban renewal is a tool that would allow
the City’s urban renewal agency to capture the growth in assessed value
inside of the district to fund investments in that district.4 Urban renewal
does not increase tax rates inside of a district, but instead allocates a
portion of the taxes to pay for projects.
In this finance alternative, TIF revenues can almost fund most of the debt service
on a FF&C bond for Phase I, with a loan from the general fund up front. The
remaining revenues after the bond is repaid could fund other projects, including
Phase II of the Boones Ferry Road project. The results of this analysis are shown
in Exhibit 4, with details in Appendix A.
•

Exhibit 4. Findings of evaluation of Option 1, Phase I,
Boones Ferry Road Finance Alternative
$4,500,000
$4,000,000

TIF revenues
3. TIF available
to repay general
fund loan; paid
off by 2026-27

$3,500,000
$3,000,000
$2,500,000
$2,000,000

2. General fund
loan of $4.3
million needed
to cover initial
engineering and
gap

4. $ 18.3 million
in additional TIF
available to
support about
$9.5 million in
project costs
(with a 25 year
URD)

$1,500,000
$1,000,000

1. Debt service on full faith and credit bond
for Phase I (about $1.17 million per year for
25 years, to cover a bond of $17 million).

$500,000
$2012-13

2017-18

2022-23
Debt Service

2027-28

2032-33

2037-38

TIF for URA

Source: ECONorthwest. Assumptions regarding bond amount were developed in collaboration with City staff
and are subject to Council approval. See Appendix A for assumptions and detailed results. See accompanying
text for additional explanation associated with numbered chart components. All dollars are nominal, with the
exception of the $9.5 million in project costs, which is listed in 2011 dollars to allow reasonable comparison with
project cost amounts. Cash flow analysis shows double payments in the last years of this bond to allow
repayment during the 25-year life of the URD.

4

URDs must be formed in accordance with ORS 457, which requires that the District be found “blighted”. As
part of the CET grant, an existing conditions analysis was performed to assess conditions of blight. That
analysis found that the Area will meet the required ORS 457.010 definitions of blight due to: 1) inadequate
streets and other rights of way, open spaces, and utilities; and 2) depreciated property values including vacant
parcels.
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Note: As part of ongoing work associated with developing an urban renewal plan and report, ECO will continue
to refine revenue projections and other key aspects of our urban renewal financial analysis. These results may
change slightly as we continue our work.

1. The total bond amount for Phase I of Boones Ferry Road is assumed to be
about $17 million, with an annual debt service amount of about
$1,173,000. Phase I costs are $23 million, which inflate to about $25
million by the assumed construction year of 2014-15. This analysis
assumes that additional revenues are available up front to reduce the total
bond amount, such that debt service could be more easily covered with
TIF resources, as follows:
•
•
•
•

$1 million from the general fund
$1.5 million in surface water funds
$4 million from the street fund
$1.5 million from transportation systems development charges
(SDCs)

2. Until FY 2021-22, even with the support of these additional funding
sources, TIF revenues are insufficient to fully cover debt service on the
Phase I bond. Some additional funding source is needed to cover about
$3.3 million in debt service gap. Including the $1 million up-front
contribution from the general fund, this analysis assumes a total general
fund loan of $4.3 million.
3. TIF can be used to repay the $4.3 million in general fund contributions.
Given TIF projections, it would take until about FY 2026-27 to repay the
full $4.3 million general fund loan.
4. If the URD existed for 25 years, it would produce about $18.3 million
(nominal dollars) in additional TIF revenues. TIF revenue is NOT the
same as revenue available for projects, because it must also cover
financing and other costs associated with borrowing. Depending on the
terms and mechanisms of the borrowing, the urban renewal agency
might be able to support as much as $9.5 million (2011 dollars 5) in project
costs using the additional TIF revenue.

5

All project cost estimates were provided in 2011 dollars; this analysis was completed in early 2012, with limited
evidence of inflationary pressures over 2011 dollars. Throughout this analysis, ECO has tied its projections to
fiscal years, to simplify comparison to TIF revenue comparisons. We begin to inflate cost over the 2011 cost
estimates, therefore, in FY 2012-13. In essence, our analysis was completed in FY 2011-12 dollars.

Lake Grove Village Center Financial Study

April 24th, 2012

10

Funding other projects (including Phase II of
the Boones Ferry Road project)
As shown in Table 4, a new URD in the Lake Grove area could fund Phase I of
the Boones Ferry Road project. However, approximately $25 million (in 2011
dollars) of projects identified in the Lake Grove Village Center Plan remain
unfunded, including $9 million for Phase II of the Boones Ferry Road project. A
potential new URD is projected to generate additional revenue that would be
available for other projects beginning in roughly FY 2026-27. Table 4 provides an
overview of the additional revenue available to support projects after funding
Phases I and II of the Boones Ferry Road project.

Table 4. Options for funding projects after FY 2026-27, using Option 1
phasing assumptions for Boones Ferry Road project
Total for projects after
funding Phase I of
Boones Ferry Road

Total available for
projects after funding
both phases of Boones
Ferry Road

25 year URD

$9.5 million

$900,000

30 year URD

$14.8 million

$6.2 million

Source: ECONorthwest, details and assumptions in Appendix A.
Note: All numbers in 2011 dollars. Estimates are of money available for projects (not total TIF revenues),
sometimes referred to as “bonding capacity.”

Even in a 30 year URD, TIF revenue would not be sufficient to fund all of the
projects in the Lake Grove Village Center Plan, and additional sources would
need to be paired with TIF. Appendix G provides additional detail about these
potential sources.

Local improvement districts (LIDs)
Local improvement districts (LIDs) are authorized by ORS 371.605 – 371.660 and
Article 40.02 of the Lake Oswego City Code. In an LID, property owners that
benefit from a particular project or improvement are assessed to cover the costs.
A LID may be formed by the City Council or whenever owners of 51% of the
abutting properties form themselves into an improvement district. Property
owners may remonstrate, but must do so in writing. If two-thirds of the
impacted property owners remonstrate, the proposal shall be suspended for six
months. 6

4

If the LID is being used to fund a sidewalk or an emergency, it may proceed.
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A local improvement district may be an appropriate tool for funding some
combination of (but probably not all of) the following projects: the Festival Street
at Hallmark, improved pedestrian connections, parking, gateway projects, bike
facilities, and the “String of Pearls” pocket parks.

Systems Development Charges (SDCs)
SDCs are charges on new development that are pooled in a city fund and can be
allocated through the city’s capital improvement planning process. The City of
Lake Oswego has SDCs for parks, transportation, and stormwater that may be
applicable to some of these projects. Funding priorities are considered through a
public process on an annual basis, and must follow state law regarding the
proper use of SDC funds.
•

Parks SDCs could potentially fund the “String of Pearls” parks and
central gathering places, a village commons, and perhaps the festival
street at Hallmark.

•

Stormwater SDCs may be able to fund some portion of Phase II of Boones
Ferry Road, as addressing stormwater is a central concern of this project.

•

Transportation SDCs could be used to cover improved pedestrian and
bike facilities.

Grants
Competitive grants may be available from a number of sources, including
through Metro’s MTIP program and the State of Oregon. Transportation-related
grants may be a particularly appropriate tool for Phase II of the Boones Ferry
Road project. For example, once Phase I of the Boones Ferry Road project is
successfully completed and locally funded, the potential Tax Increment Finance
(TIF) revenue would be available as a matching source for grants. Staff may be
able to work proactively with grant funders to position the project for funding.
There may also be grant funding available specifically for bicycle and pedestrian
facilities. City staff will need to continue to review and pursue grant
opportunities.

Economic improvement districts (EIDs)
An EID is for commercial property or business owners and is authorized by ORS
223.112. An EID is a funding mechanism to enable an area to fulfill its
commercial revitalization plans including beautification and property
improvements: business development recruitment and retention efforts, !
marketing commercial districts and other commercial activities. An EID would
be an appropriate tool for funding technical assistance and streetscape
beautification projects.
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Private property contributions
There are opportunities to implement the LGVC plan through development
agreements with private property owners as they make improvements on their
properties. This method could be a way to implement the “String of Pearls”
public spaces as redevelopment occurs.

Benefits of “mixed tools” funding alternative
•

Funds Phase I of Boones Ferry Road largely with TIF dollars, and
provides additional funding for Phase II after 2025. See Exhibit 5 below
for the timing of funding sources.

•

This funding alternative requires an up front general fund loan, but does
not otherwise require general fund participation.

•

The funding alternative prioritizes Boones Ferry Road, but generates
revenues that might be used to support additional projects. In
coordination with other finance tools (LIDs, SDCs, EIDs) and with careful
planning and advocacy for grant funding, this funding alternative could
potentially fully fund all projects from the Lake Grove Village Center
Plan. To do so, however, would require that all of the risks described
below are overcome.

Risks of “mixed tools” funding alternative
•

A new URD would need to be formed on the schedule assumed in this
analysis (before the new tax roll is certified by the County Assessor in
October 2012).

•

Council must prioritize Phase I of the Boones Ferry Road project for
funding from other sources to keep debt service at a level that can be
supported with TIF dollars.

Exhibit 5: Timing of Funding Sources
25-year FF&C
bond for Phase I
taken out in 2014
and lasting until
2037.*

General fund
gap financing,
$4.3m from
2012-FY
2026-27

2012

2015

2020

After 2025,
$9.5m available
for Phase II and/
or other projects
(for 25 year URD)

2025

2030

2037: 25
year URD
ends

2042: 30
year URD
ends
After 2025,
$14.8m available
for Phase II and/
or other projects
(for 30 year
URD)

2035

2040

2045

* Cash flow analysis shows double payments in the last years of this bond to allow repayment during the 25-year life of the URD.
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•

TIF creates impacts to overlapping taxing districts. These impacts will be
carefully identified in the ongoing urban renewal planning work.

•

The finance alternative, to fully fund all projects, must rely on the careful
coordination of other tools in the future. This may include SDC
allocations from future Councils. It may also include LIDs, which require
property owner participation and a coordinated action to overcome the
potential for remonstrances to the LID.

Trade-offs in this alternative
This alternative presents a path toward funding Phase I of the Boones Ferry Road
project as soon as possible, while also providing some options for funding Phase
II and/or other projects in the future. The feasibility of this alternative is
dependent upon: (1) the formation and performance of a new URD in Lake
Grove; (2) the willingness and ability of Council to support the Boones Ferry
Road project with up front contributions and loans.
There are many variables to consider in this analysis that could affect the amount
of total revenue available as well as the size of the up front loan. Council and the
community might provide feedback on the following as this process continues
into an urban renewal plan and report:
1. Length of the URD: A longer-lived URD would have additional capacity
to support projects. This alternative presents results for a 25 and a 30 year
URD. Is there a preference?
2. Timing of initial FF&C bond: If construction begins a few years later,
additional TIF dollars might be available to support the Boones Ferry
Road project, reducing the size of the up front loan. However, this results
in higher debt service payments and reduced availability of funds for
additional projects. In many of the “late start” scenarios that ECO
evaluated, there was insufficient revenue even in a 30 year URD to fund
Boones Ferry Road Phase II. What is more important: later term capacity,
or reduced up front costs?
3. Phasing alternatives provided by HNTB (described earlier in this
document and detailed in Appendix F): We have described our
evaluation of Option 1, but in Option 2 (which we also evaluated), the
Phase I bond amount is lower, which reduces the up-front gap. Again,
Option 2 has higher later term costs, which reduces the capacity of the
URD to pay for additional projects.
4. Project priorities once Phase I of Boones Ferry Road is funded: Should
Phase II of Boones Ferry Road be the priority? Or other projects?
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ECO evaluated many different combinations of these variables, attempting to
identify a single mixed-tools alternative that would reduce the up front general
fund loan, fund Boones Ferry Road as soon as possible, fund all projects over the
life of a potential URD, and minimize the amount of time that a URD would be
in existence. In short, there was no one alternative that accomplished all of these
goals. The scenario described here is preferred because it funds both phases
within a reasonable timeframe for area stakeholders, and leaves a small amount
of money available for other projects from the LGVC Plan. However, it has
higher up-front needs for contributions and loans than some other scenarios
evaluated. While the alternative accomplishes the goals of this project, additional
discussion will be required as an urban renewal plan and report are developed.
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Appendix A

Assumptions and Detailed Results
This appendix describe the assumptions that underlie ECONorthwest’s
(ECO’s) projections of tax increment finance (TIF) revenues in the Lake
Grove Village Center Financial Study Area, and other key financial
assumptions. It also provides the more detailed results of the TIF
projections.
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1.1 ASSUMPTIONS REGARDING TIF PROJECTIONS
What is this?

What did ECO
assume?

Assumption
source

Comments / notes

Estimated
Frozen base

The AV of the URA in
the base year. AV
growth above the base
is the incremental AV
that accrues TIF
revenue.

$157.3M

Clackamas
County
Assessment
and Taxation

Preliminary data only
available for 2010-11
fiscal year. We grew
the proposed URA’s
2010-11 AV by 2.5%
to approximate the
2011-12 frozen
base.

Assessed
value growth

The annual percentage
by which AV grows
before any additions due
to known construction or
major renovation
projects.

Real: 2.5% – 4.75%
1
(see note)
Personal: 0%
Utility: 0%
Manufacturing: n/a
(none in study area)

Legal limits,
historical trends

• 2.5% growth to
2015 due to
recession
• Slowly rises to
4.75% by 2020
• Settles at a longterm 4.25% by 2031

Maximum
indebtedness

The total amount of debt
that a plan may incur.
Must be specified in the
UR plan

$40M

Technical
analysis of
financial
capacity,
combined with
project costs

Maximum
indebtedness
allowed by
statutes

$100M plus 35% of the
amount by which the
frozen base exceeds
$150M

$102.5M

HB 3056

Known
exception
value

Net AV growth as a
result of new
construction or major
renovation currently
underway, which will be
captured as increment in
the first year

$17.4M (estimated)

Developers of
specific
projects. Actual
results may
vary.

Result of Lake Grove
Shopping Center,
NW Housing
Alternatives
Oakridge Park, and
homes at Trillium
Woods.

Additional
exception
value

Net AV growth as a
result of projected new
construction or major
renovation that is not
currently underway.

$58.3 (estimated)
over 25 years
[Note: about $76M
total including the
known exception
value above]

Based on
outcome of
projections of
AV growth

Appendix D identifies
three sites with nearterm potential, which
if they redevelop,
could produce much
of the total projection
for new real market
value. These will be
refined through
ongoing urban
renewal planning.

This is effectively a mid-range, but reasonable, projection. Previous ECO analysis has found that
since 1997-98, in Oregon as a whole, assessed value has grown at a rate of 5.5% per year, which is
higher than the amount projected here. Statewide, many larger greenfield sites are available than in
the Lake Grove area, where new development will be infill development that replaces existing
development for lower net impact.
1
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What is this?

What did ECO
assume?

Assumption
source

Comments / notes

Changed
Property
Ratio

The proportion of real
market value at which
new construction is
assessed.

Single Family:
0.821
Multi-Family: 0.899
Commercial: 0.886

Clackamas
County
Assessment &
Taxation

CPRs applied to
known development
projects and added
to tax rolls in
appropriate years

Timing for
debt pay-off

The length of time that a
potential URA would
exist

We modeled both
25 and 30 year payoff periods

Conversations
with staff.

25 and 30 year
periods are typical of
many OR URAs.

Tax rate

The rate that is applied
to assessed values in
the study area

Year 1: $14.001
As pre-2001 bonds
are paid off, rate
stabilizes in year
2027-27 at
$13.2743

Clackamas
County
Assessor

We assume no
changes in the
permanent tax rate
for Lake Oswego.

Boundary

The geographic
boundary of the urban
renewal district

Contiguous with
financial study area
boundary, shown in
Figure 1 of the main
body of the report

Developed in
collaboration
with staff and
with input from
the community

May be updated in
urban renewal plan
and report process

Compression
and collection
losses

For a variety of reasons
including compression
and failure to collect
taxes, urban renewal
areas don’t always
collect the full amount of
revenues that they
should.

No losses assumed
at this stage of
planning. Typically,
losses reflect
somewhere from 2
– 5% of revenues.
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1.2 ASSUMPTIONS REGARDING BONDS FOR BOONES FERRY
ROAD PROJECT
ECO assumed the following two scenarios for hard and soft
construction costs for the Boones Ferry Road project, provided by HNTB.
These estimates are all presented here in constant 2011 dollars; ECO
inflated them based on cost escalators provided by OTAK and described in
the table below. Appendix F provides additional detail on HNTB’s
scenarios and cost estimates:

!"#$%&'(!
Phase 1:

$20,835,000 + $2M for utilities
$23.0 million, rounded
$7,555,000 + $1M for utilities
$9.0 million, rounded
$32 million (rounded)

Phase 2:
TOTAL

!"#$%&')!
Phase 1:

$17,352,000 + $2M for utilities
$19.0 million rounded
$13,484,000 + $1M for utilities
$14.0 million, rounded
$30,836,000 ($33.0 million)

Phase 2:
TOTAL

To model the total bond amounts for these two options, ECO assumed
the following construction schedule and additional funding sources for
both options. The City of Lake Oswego provided this timeline and the
funding additional funding sources based on an ECO evaluation of fund
amounts:
•
•
•

•

FY12-13 - First year of design: General fund $1.0m
FY13-14 - Second year of design:
$1.0m from street fund
FY14-15 – Phase I Construction:
• Surface water
$1.5 million
• Street Fund
$4.0 million
• Transportation SDC
$1.5 million
• FF&C bond amount varies by options to fill gap.
See below for details.
Phase II construction timing and amount varied by scenario. ECO
assumed a TIF bond would be issued for Phase II, and timed the
bond based on the availability of sufficient TIF revenue to support a
bond, and then inflated the construction costs accordingly.
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What did ECO
assume?

Assumption source

Comments / notes

Interest rate /
Amortization
period for Phase I
FF&C bond

4.5% to 5.25%
25 years

Lake Oswego
Finance Director

Applies to both options evaluated

Inflation schedule
for project costs

2012-13
2013-14
2014-15

+3.5%
+4%
+4%

2015-16

+4%

OTAK, an
engineering firm
under contract to
ECO on this project.

2016-17

+4%

2017-18

+4%

2018-19

+4%

2019-20
2020-21+

+4%
+3%

OTAK provided a range for inflation
from 4-6% annually. OTAK
emphasized that inflationary
pressures are likely to be strong in
the near-term, to overcome
recessionary stagnation. Over the
long-term, however, ECO assumed
that cost increases would stabilize.
Using Bureau of Labor Statistics
data, we find that costs have
increased an average of 2.5% over
the last 19 years (which included
major boom and bust cycles).

Amount of
Phase I bond

Option 1: $17.4M
Option 2: $12.7M

Project cost
estimates from HNTB
and OTAK (see
above and
Appendices E and F)

Includes a 2% issuance fee
(calculated by ECO).

Translation of TIF
revenue to
bonding capacity
for other projects

25-year UR bond with
5.25% interest as
soon as possible
after repaying
general fund, with
early repayment. All
other projects funded
with pay-as-you-go
strategy reflecting
build up of TIF
reserves.

Bond assumptions
based on
conversations with
City staff.

Should be considered an estimate
for planning purposes. Pay-as-yougo assumptions lead to better
repayment terms than are often seen
in other URAs (i.e., less money
spent on interest payments, and
more money spent on projects in the
URA).

Administration
costs

$100,000 per year,
starting in year 202526

Lake Oswego
Development Director

Purpose is to provide staffing to
Implement agency priorities for
programs once Phase I costs are
repaid. Agency priorities may include
funding Phase II of BFR, funding
redevelopment programs, or
implementing other projects
identified in the Lake Grove Village
Center Plan.
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1.3 DETAILED RESULTS OF TIF PROJECTIONS
Table 1 provides the detailed results of projections of tax increment
finance revenue projections for tax increment finance in a potential urban
renewal district, based on the assumptions described earlier in this
appendix. These results will be updated through the urban renewal plan ad
report process.
Table 1. Assessed Value Growth Assumptions
Fiscal Year
2011-2012
2012-2013
2013-2014
2014-2015
2015-2016
2016-2017
2017-2018
2018-2019
2019-2020
2020-2021
2021-2022
2022-2023
2023-2024
2024-2025
2025-2026
2026-2027
2027-2028
2028-2029
2029-2030
2030-2031
2031-2032
2032-2033
2033-2034
2034-2035
2035-2036
2036-2037
2037-2038
2038-2039
2039-2040
2040-2041
2041-2042
2042-2043

Real
$142,256,301
$145,812,708
$149,458,026
$153,194,477
$157,790,311
$162,918,496
$169,027,940
$176,211,627
$184,581,680
$193,349,309
$202,533,401
$212,153,738
$222,231,041
$232,787,015
$243,844,398
$255,427,007
$267,559,790
$280,268,880
$293,581,652
$306,058,872
$319,066,374
$332,626,695
$346,763,330
$361,500,771
$376,864,554
$392,881,297
$409,578,752
$426,985,849
$445,132,748
$464,050,890
$483,773,053
$504,333,407

Personal
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791
$10,071,791

Net AV from
Utility
special projects
$4,955,804
$0
$4,955,804
$7,971,132
$4,955,804
$13,409,821
$4,955,804
$18,238,776
$4,955,804
$18,785,939
$4,955,804
$19,349,517
$4,955,804
$19,930,003
$4,955,804
$20,527,903
$4,955,804
$21,143,740
$4,955,804
$21,778,052
$4,955,804
$22,431,394
$4,955,804
$23,104,336
$4,955,804
$23,797,466
$4,955,804
$24,511,390
$4,955,804
$25,246,731
$4,955,804
$26,004,133
$4,955,804
$26,784,257
$4,955,804
$27,587,785
$4,955,804
$28,415,419
$4,955,804
$29,267,881
$4,955,804
$30,145,918
$4,955,804
$31,050,295
$4,955,804
$31,981,804
$4,955,804
$32,941,258
$4,955,804
$33,929,496
$4,955,804
$34,947,381
$4,955,804
$35,995,802
$4,955,804
$37,075,676
$4,955,804
$38,187,946
$4,955,804
$39,333,585
$4,955,804
$40,513,592
$4,955,804
$41,729,000

Percent
Total
Growth
$157,283,896
$168,811,436
7.3%
$177,895,442
5.4%
$186,460,848
4.8%
$191,603,845
2.8%
$197,295,609
3.0%
$203,985,538
3.4%
$211,767,125
3.8%
$220,753,015
4.2%
$230,154,957
4.3%
$239,992,390
4.3%
$250,285,669
4.3%
$261,056,101
4.3%
$272,326,000
4.3%
$284,118,725
4.3%
$296,458,736
4.3%
$309,371,642
4.4%
$322,884,260
4.4%
$337,024,665
4.4%
$350,354,348
4.0%
$364,239,887
4.0%
$378,704,585
4.0%
$393,772,729
4.0%
$409,469,624
4.0%
$425,821,645
4.0%
$442,856,273
4.0%
$460,602,150
4.0%
$479,089,121
4.0%
$498,348,290
4.0%
$518,412,070
4.0%
$539,314,240
4.0%
$561,090,003
4.0%

Source: ECONorthwest, based on data from the Clackamas County Assessor, 2012
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Table 2. TIF Estimates, Lake Grove Urban Renewal District
Fiscal Year
2013-2014
2014-2015
2015-2016
2016-2017
2017-2018
2018-2019
2019-2020
2020-2021
2021-2022
2022-2023
2023-2024
2024-2025
2025-2026
2026-2027
2027-2028
2028-2029
2029-2030
2030-2031
2031-2032
2032-2033
2033-2034
2034-2035
2035-2036
2036-2037
2037-2038
2038-2039
2039-2040
2040-2041
2041-2042
2042-2043

Total AV
Frozen Base
$177,895,442 $157,283,896
$186,460,848 $157,283,896
$191,603,845 $157,283,896
$197,295,609 $157,283,896
$203,985,538 $157,283,896
$211,767,125 $157,283,896
$220,753,015 $157,283,896
$230,154,957 $157,283,896
$239,992,390 $157,283,896
$250,285,669 $157,283,896
$261,056,101 $157,283,896
$272,326,000 $157,283,896
$284,118,725 $157,283,896
$296,458,736 $157,283,896
$309,371,642 $157,283,896
$322,884,260 $157,283,896
$337,024,665 $157,283,896
$350,354,348 $157,283,896
$364,239,887 $157,283,896
$378,704,585 $157,283,896
$393,772,729 $157,283,896
$409,469,624 $157,283,896
$425,821,645 $157,283,896
$442,856,273 $157,283,896
$460,602,150 $157,283,896
$479,089,121 $157,283,896
$498,348,290 $157,283,896
$518,412,070 $157,283,896
$539,314,240 $157,283,896
$561,090,003 $157,283,896

Increment
$20,611,546
$29,176,952
$34,319,949
$40,011,713
$46,701,642
$54,483,229
$63,469,119
$72,871,061
$82,708,494
$93,001,773
$103,772,205
$115,042,104
$126,834,829
$139,174,840
$152,087,746
$165,600,364
$179,740,770
$193,070,452
$206,955,991
$221,420,689
$236,488,833
$252,185,728
$268,537,749
$285,572,377
$303,318,254
$321,805,225
$341,064,394
$361,128,174
$382,030,344
$403,806,107

Applicable
Levy Rate
$14.2250
$14.2214
$14.2170
$14.2145
$14.2111
$14.2112
$14.2110
$14.1452
$14.1471
$14.1487
$14.1510
$14.1526
$13.4857
$13.2093
$13.2093
$13.2093
$13.2093
$13.2093
$13.2093
$13.2093
$13.2093
$13.2093
$13.2093
$13.2093
$13.2093
$13.2093
$13.2093
$13.2093
$13.2093
$13.2093
25-Year Total
30-Year Total

TIF
Collected
TIF to URA
$293,199
$293,199
$414,937
$414,937
$487,927
$487,927
$568,746
$568,746
$663,682
$663,682
$774,272
$774,272
$901,960
$901,960
$1,030,776 $1,030,776
$1,170,085 $1,170,085
$1,315,854 $1,315,854
$1,468,480 $1,468,480
$1,628,145 $1,628,145
$1,710,456 $1,710,456
$1,838,402 $1,838,402
$2,008,973 $2,008,973
$2,187,465 $2,187,465
$2,374,250 $2,374,250
$2,550,326 $2,550,326
$2,733,744 $2,733,744
$2,924,812 $2,924,812
$3,123,852 $3,123,852
$3,331,197 $3,331,197
$3,547,196 $3,547,196
$3,772,211
$3,772,211
$4,006,622 $4,006,622
$4,250,822 $4,062,705
$4,505,222 $4,126,305
$4,770,250 $4,192,563
$5,046,353 $4,261,588
$5,333,996 $4,333,499
$46,827,569 $46,827,569
$70,734,212 $67,804,230

Revenue
Sharing
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$188,116
$378,916
$577,688
$784,765
$1,000,497
$0
$2,929,983

Source: ECONorthwest, 2012
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$
$
$

$

$
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8,184
11,582
13,619
15,875
18,525
21,612
25,176
28,771
32,660
36,728
40,988
45,445
47,743
51,314
56,075
61,057
66,270
71,185
76,305
81,638
87,193
92,981
99,010
105,291
$ 111,833
113,399
115,174
117,023
118,950
$ 120,957
$1,307,058
$1,892,562

$
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6,277
8,883
10,446
12,176
14,209
16,577
19,310
22,068
25,051
28,171
31,439
34,857
36,619
39,359
43,010
46,832
50,831
54,600
58,527
62,618
66,879
71,318
75,942
80,760
$ 85,778
86,979
88,341
89,759
91,237
$ 92,777
$1,002,539
$1,451,632

$
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m

ECONorthwest

53,365
75,522
88,807
103,516
120,795
140,924
164,164
187,610
212,965
239,496
267,275
296,336
311,317
334,604
365,649
398,136
432,133
464,180
497,564
532,340
568,566
606,305
645,618
686,573
$ 729,238
739,445
751,021
763,080
775,644
$ 788,732
$ 8,522,998
$ 12,340,921

$

ide

110,323
156,130
183,594
214,004
249,725
291,338
339,383
387,853
440,271
495,120
552,549
612,627
643,598
691,741
755,922
823,083
893,366
959,618
1,028,633
1,100,527
1,175,420
1,253,439
1,334,713
1,419,380
$ 1,507,583
1,528,685
1,552,616
1,577,547
1,603,520
$ 1,630,578
$ 17,619,939
$ 25,512,886

$

eg
ak

99,234
140,436
165,139
192,493
224,624
262,053
305,269
348,867
396,016
445,352
497,009
551,047
578,906
622,209
679,939
740,350
803,567
863,160
925,238
989,905
1,057,271
1,127,447
1,200,552
1,276,708
$ 1,356,045
1,375,026
1,396,552
1,418,977
1,442,339
$ 1,466,677
$15,848,835
$22,948,405

$
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8,821
12,483
14,679
17,111
19,967
23,294
27,135
31,011
35,202
39,587
44,179
48,983
51,459
55,308
60,440
65,810
71,429
76,726
82,244
87,993
93,981
100,219
106,717
113,486
$ 120,539
122,226
124,139
126,133
128,209
$ 130,373
$1,408,801
$2,039,881

$
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1,110
1,571
1,847
2,153
2,512
2,931
3,414
3,902
4,429
4,981
5,559
6,163
6,474
6,959
7,604
8,280
8,987
9,654
10,348
11,071
11,824
12,609
13,427
14,279
$ 15,166
15,378
15,619
15,870
16,131
$ 16,403
$ 177,252
$ 256,653

$
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m
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932
1,319
1,551
1,808
2,110
2,462
2,868
3,277
3,720
4,184
4,669
5,177
5,439
5,845
6,388
6,955
7,549
8,109
8,692
9,300
9,933
10,592
11,279
11,994
$ 12,739
12,918
13,120
13,331
13,550
$ 13,779
$ 148,892
$ 215,589

$
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1,110
1,571
1,847
2,153
2,512
2,931
3,414
3,902
4,429
4,981
5,559
6,163
6,474
6,959
7,604
8,280
8,987
9,654
10,348
11,071
11,824
12,609
13,427
14,279
$ 15,166
15,378
15,619
15,870
16,131
$ 16,403
$ 177,252
$ 256,653

$

$

d

1,556
2,202
2,589
3,018
3,522
4,109
4,787
5,470
6,209
6,983
7,793
8,640
9,077
9,756
10,661
11,609
12,600
13,534
14,508
15,522
16,578
17,678
18,824
20,019
$ 21,263
21,560
21,898
22,249
22,616
$ 22,997
$248,508
$359,828

2,144
3,034
3,568
4,159
4,854
5,662
6,596
7,538
8,557
9,623
10,739
11,907
12,509
13,444
14,692
15,997
17,363
18,651
19,992
21,389
22,845
24,361
25,941
27,586
$ 29,301
29,711
30,176
30,660
31,165
$ 31,691
$ 342,451
$ 495,854
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293,199
414,937
487,927
568,746
663,682
774,272
901,960
1,030,776
1,170,085
1,315,854
1,468,480
1,628,145
1,710,456
1,838,402
2,008,973
2,187,465
2,374,250
2,550,326
2,733,744
2,924,812
3,123,852
3,331,197
3,547,196
3,772,211
4,006,622
4,062,705
4,126,305
4,192,563
4,261,588
4,333,499
46,827,569
67,804,230

e
rk

Im
p

To
tal

Source: ECONorthwest, 2012

Fiscal Year
2013-14
2014-15
2015-16
2016-17
2017-18
2018-19
2019-20
2020-21
2021-22
2022-23
2023-24
2024-25
2025-26
2026-27
2027-28
2028-29
2029-30
2030-31
2031-32
2032-33
2033-34
2034-35
2035-36
2036-37
2037-38
2038-39
2039-40
2040-41
2041-42
2042-43
25-Year Total
30-Year Total
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Table 3. Impacts to overlapping taxing districts
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1.4 DETAILED RESULTS OF BONDING ANALYSIS

The table below shows additional detail regarding the analysis of b
to fund Boones Ferry Road in two phased options. The two options,
developed by HNTB, are described in more detail in Appendix F.
Table 2. Detailed results of bonding analysis
Boone's Ferry Rd. Costs (2011 $)
Phase 1
Phase 2
Total

Option 1

Option 2

$22,510,853
$8,554,426
$31,065,279

$17,701,753
$14,484,557
$32,186,310

Boone's Ferry Rd. Costs (nominal $)
Phase 1
$25,075,726
$20,446,330
Phase 2
N/A -- Timing Uncertain
Total
N/A -- Timing Uncertain
Source of Funds for Phase 1 (nominal $)
General Fund
$1,000,000
Surface Water
$1,500,000
Street Fund
$4,000,000
Transportation SDC
$1,500,000
FF&C Bond
$17,080,000
Total
$25,080,000

$1,000,000
$1,500,000
$4,000,000
$1,500,000
$12,450,000
$20,450,000

FF&C Bond for Phase 1 of Boone's Ferry Rd. (nominal $)
Year Issued
2013-14
2014-15
Par Amount
$17,400,000
$12,700,000
Term
25 Years
25 Years
Interest Rate
4.50%
5.00%
General Fund Gap (nominal $)
Engineering Costs
Debt Service Payments
Total Gap
Last Year GF funding is needed
Year in which GF gap is paid off

($1,000,000)
($3,320,000)
($4,320,000)
2021-22
2026-27

($1,000,000)
($610,000)
($1,610,000)
2019-20
2024-25

Remaining Revenue for other projects after admin costs (nominal $)
With 25 Year URA
$ 18,300,000 $ 21,000,000
With 30 Year URA
$ 38,100,000 $ 40,000,000
Borrowing capacity of revenues (2011 $)
With 25 Year URA
$
9,500,000
With 30 Year URA
$ 14,800,000

$
$

10,200,000
16,300,000

If Phase 2 of BF Rd. is funded, then $ for other projects (2011 $)
With 25 Year URA
$900,000
($4,300,000)
With 30 Year URA
$
6,200,000 $
1,800,000
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Appendix B

Stakeholder Input Summary
This appendix provides a summary of initial stakeholder feedback around the
Lake Grove Development Feasibility Study. Stakeholder outreach included
meetings with nine area developers, planners, civic leaders, and property owners.
In addition, the team held two public meetings in October and December 2011.

1.1 STAKEHOLDER INTERVIEWS
The purpose of these interviews was to assess the potential for catalytic
development within the Lake Grove Village Center Plan area. Conversations with
City staff, local developers, and property owners provided local knowledge of
which properties are ripe for development, what are the challenges and barriers to
redevelopment on these sites, and what projects are necessary to help these sites
overcome these barriers and redevelop to their full potential, consistent with the
Lake Grove Village Center Plan. The interviewees included:
•

Chuck O’Leary: LO Chamber President, Bankers Investment Services

•

Mike Buck: Gubancs Pub and Restaurant

•

Ken Sandblast: Planning Resources Incorporated

•

Dr. Bill Korach/Stuart Ketzler: Lake Oswego School District

•

Deanna Bitar, Banette Properties/Eric Shoemaker, Beam Development

•

Marty Stivens, Planner contracting with Providence

•

Carolyn Krebs, CAC member of Lake Grove Plan, Co-chair of neighborhood
association.

Key findings
•

The existing Lake Grove Village Center Plan is the backbone for future
development, as it had wide community support.

•

In terms of a vision for the area, most participants saw the area as a
commercial and services hub that is easily accessible to local residents and
workers. However, some interviewees also wanted to see the area with an
anchor store that would have a wider draw and capture through-traffic.

•

The Boones Ferry Road project was widely seen as the first step to encourage
development. However, some interviewees indicated that there were other
projects that could have a larger return-on-investment.

•

Tax increment financing (TIF) was the most widely supported financing tool,
with several participants preferring a Local Improvement District (LID). There
was interest in exploring other options for funding certain projects, such as
Systems Development Charges (SDCs).

•

There were mixed feelings on whether the City should proactively designate
parking in the area.
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1.2 DETAILED RESPONSES
1. What are the specific “major” redevelopment
opportunities in the Lake Grove Area?
Interviewees noted that there are many smaller parcels that have
redevelopment opportunities but would need to be aggregated. In order to gauge
redevelopment potential, this project needs to solicit recommendations from the
citizen groups/property owners and reflecting on them specifically. Specific major
development opportunities include:
•

1-acre Providence-owned parcel at corner of Hallmark/Mercantile.
Site has wetlands issues, which can be mitigated.

•

Bus barn behind Lake Grove Elementary School on Beasley Street.

•

Post Office site on Boones Ferry Road.

•

Pacific Lumber site on Boones Ferry Road.

•

Providence, Mercantile Village.

•

Parsons’ farm property, southwest corner of Kruse Way and Carmen
Drive.

•

Round Table Pizza and US Bank on Boones Ferry Road.

•

Parcel at northwest corner of Boones Ferry Road and Kruse Way.

•

West End Building parcel at northwest corner of Kruse Way and
Carmen Drive.

•

Current La Provence Bakery site. La Provence is moving into the Lake
Grove Shopping Center and the existing site will be redeveloped.

One interviewee noted that the Boones Ferry Road project is the catalyst for
redevelopment because it will increase business potential. The project will be
like a hip replacement surgery – “awful to go thru, but a renewed lease on the
future”. This participant noted that there should be specificity on the timeline
for development of Boones Ferry Road, and that specificity will help catalyze
development.

2. What are the barriers to any of these redevelopment
opportunities?
Interviewees mentioned a range of barriers to redevelopment opportunities,
including those relating to local politics, the current conditions in the area, and
concerns about the ability to meet the ambitions of the Lake Grove Village Center
Plan.
•

Some barriers to redevelopment within the study area include the fragility of
small businesses in the area, trust issues within the City and community,
uncertainty about the location of the center line of Boones Ferry Road, the
perceived lack of City focus on Lake Grove.

•

Several interviewees noted barriers about the current conditions on Boones
Ferry Road including fast traffic, poor connectivity, a poor
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pedestrian/bicycle atmosphere, and limited left turns. They also mentioned
a lack of public gathering spots.
•

There is a perception that the City is too focused on downtown and not
focused enough on Lake Grove. Interviewees spoke of a need to have a
concrete focus on implementation from elected officials.

•

There was some concern about ability of the area to reach the required
densities, meet parking requirements, and overcome any opposition to
increased density from neighbors. In addition, there was uncertainty about
the impact of a changed development code or overlay.

3. What are the positive conditions to support these
opportunities?
The Lake Grove Village Center area has a variety of assets. The study area is in
a strategic location close to large populations of workers and residents and also to
major transportation corridors such as I-5/Kruse Way. Existing businesses within
the area are stable, with a stable business organization. The interviewees pointed
to a latent demand for new, high quality businesses within the area. They thought
that demographics within the area would support new businesses. In addition, the
City has shown initiative by having a detailed land use plan in place with
consensus and support from stakeholders. The City could build new gathering
spaces on vacant or underused parcels. Finally, since the speculative real estate era
is over, more solid real estate deals will emerge to support redevelopment within
the area.

4. What is your vision for the Boones Ferry/Lake Grove
Area? (Including the parcels identified on Kruse Way)
This area would be a commercial center that would serve residents and
employees in the area. It would have good connectivity for multiple transportation
modes, including pedestrians, bikes, transit, and automobiles. Boones Ferry would
need to be more attractive and safer without as many driveways. Two participants
said the area should try to attract an anchor department store not available in
downtown Lake Oswego, such as a Target or a small Walmart (going into former
Nature’s site on Pilkington Road).
Interviewees would like to see the City implement the Lake Grove Village
Center Plan, transforming the area into a thriving Town Center, which is
prescribed by Metro. One participant summed this up as: “If we don’t redevelop
it, we’ll never achieve the vision. Doing nothing is not an option.”

5. What is your input on the prioritization of the projects?
What projects do you think will help catalyze
development in the Area? (Infrastructure, string of pearls,
redevelopment assistance, etc.)
Several interviewees indicated that the City can rely on the backbone of what
is in the Lake Grove Village Center Plan in order to determine project
prioritization. Some of these projects could include a festival street to activate the
area, and public spaces to bring people to the area (acting as a “string of pearls”).
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Interviewees also noted the need to reduce barriers to redevelopment in the
area by completing the Boones Ferry Road project. Related steps include doing the
engineering to establish the road centerline, addressing left turn issues, and
conducting further studies to identify where to place parking to help catalyze
development. Interviewees noted that new development will not occur until the
road issues are resolved.
Participants noted the need for technical assistance to help facilitate economic
development, specifically technical assistance case studies to look at development
issues related to zoning and overlay requirements.
Two specific priorities mentioned which could stimulate additional
development are the Lake Grove Shopping Center which includes Zupan’s
Market, and the parcel at the northwest corner of the Kruse Way/Boones Ferry
Road intersection, across from Providence.

6. What is the political feasibility of the following financing
tools for this Area?
a. Urban renewal with tax increment financing
b. General obligation bond financing
c. Local improvement district financing
Urban renewal with tax increment financing: There was general consensus
that this is the most viable tool. One interviewee mentioned that this tool is not
good for residents as the timing makes it undesirable (the need to wait for funding
to accumulate in order to do projects). This person mentioned that the study team
should be looking at a Local Improvement District or Economic Improvement
District.
General obligation bond financing: There was not much support for the
possibility of using general obligation bonds. One participant thought that
improvements to the area should be funded through the City of Lake Oswego
General Fund and through the Capital Improvements Projects prioritization. It
was acknowledged that funding the Lake Grove Village Center projects through
these annual appropriation tools would require a long-term commitment from the
City.
Local improvement district financing: There was interest in how a Local
Improvement District would work and how much funding would be required. A
LID may be a useful tool as a supplement and could be used to finance the string
of pearls or festival street. An examination of the cost to the property owners is
needed. Some property owners would not support this tool unless they would
directly benefit. The interviewee was interested in a boundary for a LID that
would be much larger than the study area boundary to include unincorporated
property owners into the financing strategy.
Systems Development Charges: SDCs were mentioned as of the potential
funding equation for the Lake Grove Village Center Plan. One participant thought
that stormwater funds could be used for development of the green street.
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7. What is the need for/location of parking facilities in Lake
Grove?
Parking needs in the area will be driven by redevelopment.
There was some concern that the area would not be able to meet the City’s
parking requirements.
There were mixed feelings about whether the City should pre-designate
parking within subareas. One interviewee mentioned the potential benefit of area
parking that comes via permit parking, especially in a circumstance like a
Providence expansion.
While some interviewees indicated that parking was a very important issue,
others said it was secondary to addressing the impediments to development in the
area: knowing the centerline of road and restrictions to development.

1.3 SUMMARY OF LAKE GROVE COMMUNITY
MEETING 10/24/2011
The consulting team held a public meeting on October 24, 2011 at Lake
Oswego City Hall. The following notes summarize the feedback received during
that meeting.

Feedback about the study area boundary
There was concern about commercial encroachment into residential areas. The
group indicated that the study area boundary should not include the triangle
properties and any other properties that might have potential residential
encroachment issues.
Participants felt that West End Building should be eliminated from the
boundary because it is a political hot spot and may turn people against the Lake
Grove Village Center Financial Study at the start. There was also concern over
other properties along Kruse Way.
There was support for the inclusion of the property on northwest corner of
Kruse Way and Boones Ferry Road.

Input on projects
Participants completed an exercise where they were given one orange dot and
four blue dots. They put the orange dot on the most important and first project in
terms of timing and the blue dot would represent other priorities. If they “spent”
the orange dot on the Boones Ferry Road project, they had to also use all of their
blue dots on that project. If they spent the orange dot on another project, they
could then use all of their blue dots on other projects. This was due to the expected
costs of the projects; Boones Ferry Road is projected to cost more than all of the
other costs together.
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Among participants, there was unanimous support for Boones Ferry Road as
the first and most important project. There was also support for parking
investments, but the way the exercise was drawn up, it could not be shown with
the “dots.”

Input on funding mechanisms:
1. Tax Increment Financing (TIF): Participants were concerned about the
boundary being too large. Some stated opposition to the use of TIF and
urban renewal.
2. Local Improvement District (LID): There was discussion about whether to
make a LID boundary that would also include residential properties and
unincorporated properties that would receive benefit from the
improvements. Some concern about the amount of money each
business/property owner would pay. Should there be a commercial rate
which is different from a residential rate?
3. Sole Source Systems Development Charge (SDC): There were no major
concerns or issues with using this funding source, with the exception of
whether the SDC funds would have sufficient capacity.
4. General Obligation (GO) Bonds: Some participants felt this would not be
politically viable. They also mentioned that GO bonds would be paid by
city residents, and many of those who benefit from the project are residents
of unincorporated Clackamas County.
In addition to the above sources, the group also wanted to consider the following
funding sources:
1. General Fund: There was discussion about the need for the City to make a
commitment to Lake Grove and fund some of the projects through the
Capital Improvement Plan.
2. Stormwater and other fees/revenues: Are these a potential funding
source?
3. Revenue Bonds: Could revenue bonds be used as a financing tool?
4. Business Improvement Districts: The businesses should also participate in
the financing strategy.
5. Grants: Make sure to use any and all potential grant sources.
The public meeting included a survey about potential funding mechanisms.
Table 1 shows the results from this exercise. Not all participants handed in the
survey.
Table 1. Survey on funding sources results
Consider for Lake Grove?
Tool

Yes

No

Sole Source SDC

3

2

URA / TIF

2

4

GO Bond

3

1

LID

4

2
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1.4 SUMMARY OF LAKE GROVE COMMUNITY MEETING ON
DECEMBER 7, 2011
The consultant team held a public meeting on December 7, 2011 at Lake
Oswego City Hall. The general purpose of the meeting was to present the various
funding scenarios that had been generated by the consulting team, and gather
public comment and feedback. The following notes summarize the feedback
received during that meeting.

Feedback About Funding Scenarios
General Obligation Bond
A comment was made that there should be adequate support for a GO bond
because improving the Lake Grove area would benefit all citizens of Lake
Oswego. The group also asked what the best strategy for campaigning for a
GO bond would be.

•

Urban Renewal with Tax Increment Financing
•

The general consensus was that this scenario would take way too long to
complete/pay for the projects

•

One attendee asked if there was some sort of catalyst that could give the area
a boost, or if one that was outside of the current boundary could be included.

Mixed Tools
•

The group was most interested in this scenario.

•

Many attendees wondered why “every” funding option was not included in
this scenario.

•

People wondered why outside funding sources, such as Metro, and other
sources of grants, were not included in this, or any of the other scenarios.

•

People were interested in what actual values would be for the various
funding options.

•

The group wondered if you could start the LID in the beginning to avoid the
potential failure of ratifying one at a later date.

Urban Renewal/GO Bond
•

This scenario was potentially the least popular among attendees. This was
probably due to the combination of the GO bond, which was viewed by some
as an unrealistic option, and Urban Renewal, which struck the wrong cord
with some due to their personal distaste for the funding mechanism.

Themes
•

Participants expressed consternation at the fact that there were no “outside”
funding sources (GO bonds not qualifying as outside) in any of the options.
People wanted funding sources such as Metro for bike lanes and State and
County funding to be accounted for in some of the options. They were
generally unsatisfied at the fact that they had been excluded because they were
not reliable, or were uncontrollable. They thought that these external sources
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should account for a large portion of the funding (probably larger than they
actually could be) and should be included in the funding options.
•

People wanted a scenario that used every funding source. They did not see
why things like LID, EID, BID, were left out of any of the scenarios.

•

People were interested in an LID that comprised a larger portion of the budget,
they were willing to pay for it, and even expressed interest in what an LID that
funded the entire project would look like

•

There was a general willingness to shoulder “their” portion of the funding.
People in attendance were knew that the improvements to the LGVC would
help them the most, and they were willing to shoulder more hefty LID charges
than what had been put forth.

•

When faced with the budgetary facts, most people were willing to look for
ways to cut costs, and pair back projects, to bring costs more in line with
funds.

Specific Questions Asked by Attendees
•

Why don’t you do an LID right off the bat in the mixed tools scenario? This
would eliminate the chance of it not passing at a later date. Do you have to
wait?

•

What are the breakdowns in terms of dollars for each tool?

•

Is there a catalyst in the area that could change this scenario? Is there
something outside of the considered area that could be brought in?

•

Why is there no outside funding listed in any of the scenarios (Metro, etc.)?
Perhaps you could better qualify for funding if the project was broken down,
and done in parts, with each part receiving separate funding for external
sources.

•

How long/how much for an LID to fund the entire project, has this been done
before?

•

Why have the costs gone up so much, i.e. from $12 million to $28 million for
Boones Ferry? Are there places where budgets can be trimmed back? Do we
really need a “green street” if it is going to cost so much more, does it cost so
much more than a normal street?

•

Do green streets increase the chance of Metro funding?

•

Can we use county and state funding? We need to position ourselves better to
receive this funding.

•

What about 10th street green street, how was it funded? Why is that money
not available to this project?

•

What plan is currently approved for the area? As in, what standards does new
development along Boones Ferry have to adhere to?

•

Why not use GO bonds, URD and mixed tools all at once, why is there no
scenario combining ALL funding sources?

•

What is the consultants recommended option for funding, is this in their scope
of work?

•

Can one plan be tried, like one with a GO bond component, and if this fails,
can LGVC revert to a Plan B?
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•

Has an LID been used as an exclusive funding source for such a large project
before?

•

What would it mean to do the project without a green street, in terms of how
the street would look (width, sidewalks, etc.) and the costs? (Still looking for
ways to trim the 28 mil price tag, and it was answered that it would not even
be that much less, if it even was less, to do a normal street)

•

Can you coordinate with the county to do an LID of unincorporated areas?

•

Can you do a scenario like mixed tools where URD is swapped out for GO
bond?

•

What is the vote required to approve an LID?

•

Is there potential to rezone for more intense use/taxation?

•

Do unincorporated areas pay for anything except an LID that would go to the
area? (Answered no, they do not)

•

Why does the gateway cost so much? $2.6 million?

•

Will there be public input at the next two meetings? (Planning Commission
and City Council)
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Appendix C

Initial Funding Scenarios
These scenarios were presented to Lake Oswego City Council on
December 7th, 2011. They represent the first set of ideas, and were meant to
spark discussion among the group. These scenarios are no longer being
used in the analysis.
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Lake Grove Village Area Plan Financial Study

Plan Projects
Potential projects for implementation within the Lake Preliminary
Grove Financial Study Area
cost estimate
(2011 dollars)

Boones Ferry Road improvements between Kruse
Way and Madrona Street, including adding bike lanes,
improving sidewalks and pedestrian crossings, and
adding and improving signals

$28.0 million

A Festival Street at Hallmark

$1.0 million

Improved pedestrian connections to the surrounding
community

$3.0 million

Gateway projects that improve bike and auto access

$2.6 million

Bike facilities along Bryant and Quarry Roads

$1.1 million

Public parking lots / facilities and access

$3.0 million

Village Commons and “String of Pearls” plazas that
are distinct public spaces for community-gathering and
establish a common identity for the area

$1.1 million

Redevelopment Assistance Projects

$5.0 million

•
•
•
•

Technical assistance on development issues
Storefront improvement grants/loans
Redevelopment grants/loans
Land acquisition/consolidation

TOTAL

$300,000
$200,000
$3.5 million
$1 million

$44.8 million

This financial study will identify an implementation
schedule for the Lake Grove Village Center Plan. These
boards describe scenarios for funding projects, each of
which uses different tools, to support a public
conversation about implementation. These scenarios
are not recommendations. They are intended to
bookend the conversation and provide a range of
alternatives for discussion purposes only.
The scenarios fund all projects with dollars that are
generated in and near Lake Oswego; they do not rely
on regional, state, or federal sources. The availability
of these external resources is very limited and difficult
to project. The City will continue to pursue these
sources, and, if successful, the City portion of costs
may be reduced.
Cost estimates on this table are presented in 2011
dollars. The financing scenarios escalate the costs to
the year in which construction is assumed to occur,
using the schedule below. OTAK, an engineering firm
providing support for this project, expects construction
costs to accelerate over the next 4-5 years to catch up
to the losses since 2008. The longer it takes to fund a
project, the more expensive it is to do so.
!

Lake Grove Village Area Plan Financial Study

Scenario Overview

GO Bonds

All Capital
Projects
Funded in
2012

A GO Bond funds all capital
projects. Redevelopment projects
unfunded.
String of
Pearls

Urban Renewal
Urban renewal is the only tool used
to fund all projects.

String of
Pearls

BF Road
Project

Bike Facilities

Parking Lots

Festival
Street,
String of
Pearls

A variety of tools are coordinated.

BF Road
Project
Urban Renewal
LID, General
Fund, SDCs,
Revenue Bonds

BID/EID funds

A GO Bond funds Boones Ferry Road
improvements. Urban renewal funds all
others.

BF Road
Project

Redev
Projects,
String of
Pearls

Festival
Street,
Pedestrian
Connections,
Bike Facilities

Gateways,
Parking Lots

GO Bonds

Urban Renewal

Urban Renewal

Urban Renewal

2012

2020

Parking Lots
Pedestrian
Connections

Festival Street

Mixed Tools

Urban Renewal/
GO Bond

Gateways
Redev
Projects

Redev Projects,
Pedestrian
Connections,
Gateways, Bike
Facilities

Parking Lots

Urban Renewal

Urban Renewal

2030

2040

2050

Lake Grove Village Area Plan Financial Study
Scenario:

General Obligation Bond
About

Implications

This scenarioʼs purpose is to evaluate the
implications of electing to fund Lake Grove
capital improvements with a general
obligation bond (GO Bond).

All capital projects would be funded in
2012.

A general obligation bond is secured by
the cityʼs pledge to use its resources,
including property taxes, to repay bond
holders. It requires a citywide vote. GO
Bonds are typically used to fund largescale capital projects that benefit an entire
city.

Who Pays?
All property owners in the
City of Lake Oswego pay in proportion to
the assessed value of their properties.

Redevelopment projects would not be
funded through a GO bond. These projects
include property acquisition and technical
assistance, which could instead be funded by
the general fund.
GO bonds require a public campaign, which
means that there must be support for the
proposed projects on a citywide scale.
A Lake Grove area bond could compete
with other potential City projects requiring
GO bonds.

All projects
funded in 2012

GO BOND

2012

2020

2030

2040

2050

The impact to property taxes would
decrease over the 20-year life of the bond.
The rate for the GO bond in 2012 would be
$0.5720 additional property taxes per $1,000
in assessed value. As assessed values
increase, the tax rates would decrease.
If a propertyʼs
assessed value
is...

Payment in
2012-13

Payment
2032-33

$300,000

$171.60

$95.01

$600,000

$343.20

$190.02

Unincorporated areas would not pay for
the GO bond. If these areas were annexed
into the City, they would be required to pay for
the general obligation bond.

Lake Grove Village Area Plan Financial Study
Scenario:

Urban Renewal
About

Implications

This scenario assumes that the City creates a new
urban renewal district, and uses tax increment dollars
to fund all project costs. As with all scenarios
presented here, this is not a recommended scenario,
but a bookend to evaluate feasibility of using various
tools.

Boones Ferry Road would not be funded
until 2030-2035 because sufficient TIF
revenue is not available in the early years.

Potential Urban Renewal Boundary

Maximum Indebtedness is $146M, which is
more than the $75M allowed by State
Statute without concurrence from
impacted districts.

Who Pays?

A larger UR boundary could fund
projects sooner.
• Adding $500M in assessed value to the
URA (about 10% of total AV in the City)
would fund Boones Ferry Road by 2019,
but might not be legal under state law.
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Potential URA Boundary
Unincorporated Clackamas County
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• Annexing and adding adjacent
unincorporated areas to the URA boundary
would increase equity and allow faster
pay-off. That area has about $200M in AV.

LAKE GROVE

E
ES
RE

Property taxes inside the boundary generate the
revenues, but urban renewal does not increase
taxes. Instead, growth of assessed value, which
translates into increased tax revenue, is redistributed
to the urban renewal agency to pay for approved
projects in the URA.

US
E

CA

Urban renewal is typically used to fund projects that
support redevelopment and increases the tax base,
including some infrastructure projects. Because of the
timing of cash flowing into a new urban renewal
district, funds are typically not available, especially for
expensive projects, early in the life of the district.

KR

RM

All projects would be completed
by 2045-2050. Debt payments continue
into the 2060s.

0.1 Miles

Frozen base: $171.3 million
Area: 168 acres
Tax Rate for TIF: $13.2743

String of
Pearls
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The above map shows the two tiered local improvement district
determined by distance from the Boones Ferry Road project.
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various tools, and to identify the most viable alternative.
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Typical repayment for a GO bond is a flat rate schedule, meaning the City pays the same dollar amount every year for the length of the bond. If the City of Lake Oswego's assessed value grows by a 3%, the levy rate imposed to property owners shrinks by 3%.Typical
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but a bookend to evaluate feasibility of using various
tools, and to identify the most viable alternative.
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Appendix D

Market Analysis Results
This memorandum describes the market research conducted by
ECONorthwest (ECO). It provides the City with information about demand
for different uses and how existing competitive supply elsewhere in the
Lake Oswego area affects demand in the Lake Grove Village Center area.
This memorandum is organized into five sections:
•

Background

•

Potential redevelopment sites

•

Retail

•

Office

•

Residential

1.1 BACKGROUND
The Lake Grove Village Center Plan wants to foster a mix of uses,
including retail services, offices, and residential. The Plan indicates a desire
to change study area from one with automobile-oriented strip retail
development to a more pedestrian-friendly area that appears to be a
community center and has less of a drive-through appearance.
ECO has recommended to the City that we conduct a market analysis
that will evaluate the market for redevelopment in the Lake Grove Village
Center Plan area, to help refine ECO’s tax increment finance revenue
projections based on likely absorption rates.
For a market analysis to inform estimates for tax increment financing, it
needs to provide estimate of redevelopment potential for the study area. As
land redevelops it increases in value and gets re-assessed at a new, higher
value.
A market analyses can help its audience understand the potential for
redevelopment by identifying existing market conditions and how they
affect the goals of the redevelopment plan. It can be used to determine the
best mix of uses by comparing the strengths and weakness of the site for
different types of use. In this case, the redevelopment plan states that the
goal is to encourage retail, office, and residential uses. All of these uses exist
in the study area, and it is clear that they are all viable uses.
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1.2 POTENTIAL REDEVELOPMENT SITES
Figure 1 shows a map of the Lake Grove Village Center area with 10
parcels highlighted and labeled A through J. Stakeholders identified these
parcels as the major redevelopment opportunities in the study area.
ECONorthwest interviewed real estate professionals and other data sources
about the individual sites.
Figure 1. Potential Redevelopment sites

Note: Since the time that this market analysis began, the Lake Grove Garden Center, on the west side of Boones
Ferry Road, South of the U.S. Post Office has come onto the market. It is not accounted for in this market
analysis, but will be addressed in the urban renewal plan process that is now underway.
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A-Parsons’ farm property, southwest corner of Kruse Way and Carmen
Drive. This parcel currently has a few small homes on it and a farmers’
market. The parcel lies between large office buildings to the east and the
west, and is a good location for future office or retail development. The site
is listed ‘for lease’ with both retail and office space available.
The proposed development includes a health club, retail, and medical
office space, with 332 parking spaces (a ratio of 4.3 spaces per 1,000 square
feet of built space).1 According to the broker listing the space, the
development is only in the planning stages. The developer is negotiating
with an anchor tenant at this time, and none of the smaller spaces have
been filled. They will not file for construction permits until they have an
agreement with an anchor tenant.
B and C-Northwest corner of Kruse Way and Boones Ferry. This corner
includes two vacant parcels: C borders Kruse and Boones Ferry and B sits
behind it. It is a large site at a busy intersection—Mercantile Village with
retail and office uses lies to the south and the Canberra Heights apartment
complex lies to the north. As vacant parcels at a major intersection, the site
has relatively high development opportunity for retail, office, or residential
uses.
D-Mercantile Village. Located on the southwest corner of Kruse Way
and Boones Ferry, it is a single-story strip development with a large
amount of surface parking (4.7 spaces per 1,000 square feet of built space),
supporting retail and office uses. The building is on the market now, listed
at $3.72 million ($226 per square foot). The listing reports that the facility is
at 91% occupancy.2 ECO believes that the parcel is unlikely to redevelop in
the next ten years. It is a low-density use, but given high levels of
occupancy, it will generate more revenue in its current state than by razing
it and redeveloping it at a higher density.
E-Bus Barn behind Lake Grove Elementary School. Stakeholders
identified this parcel as a potential redevelopment site. The site is currently
owned and used by the Lake Oswego School District, and the School
District would need to store their bus fleet elsewhere. In the event that the
School District vacated the site, it has redevelopment potential for
residential uses. However, given that the site is currently owned and used
by the School District and there are no public plans to change that status,
ECO does not expect the site to be available within the next ten years.

1

Proposed development data from Commercial Realty Advisors.

2

Listing information from www.loopnet.com.
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F-Post Office on Boones Ferry Road. Stakeholders identified this parcel
as a potential redevelopment site. The site is currently owned and used the
U.S. Postal Service. The Postal Service has closed many post offices
throughout the country recently and ECO understands that many residents
have speculated that this facility may be closed. The Postal Service has not
announced that the facility will close, so ECO does not expect the site to be
available within the next ten years. In the event that the Postal Service does
close the facility, the building is likely to be re-used in some other capacity
and not be redeveloped.
G-Pacific Lumber site. The Pacific Lumber building, located at 15700
Boones Ferry Road is a large, under-used building in the center of the Lake
Grove district. The property is on the market, listed at $2.125 million for 1.6
acres. The listing includes the Pacific Lumber parcel and the parcel adjacent
to it on its eastern edge.3 The site is listed as “land” indicating that the
building is of little value and will most likely be razed. The site is
appropriate for retail and office uses. Because it is on the market and the
building is of little value, it is one of the most likely sites in the area to
redevelop.
H-Current La Provence parcel, 15964 Boones Ferry Road. The La
Provence bakery is moving to a site to the south on Boones Ferry Road, and
this parcel will be vacant and could be redeveloped. ECONorthwest
understands that the owner has plans to re-use the building. The site is
good for retail uses, but unless the owner chooses to raze the building, it is
likely to remain in its current form over the next ten years.
I and J-Round Table Pizza Building and US Bank Building.
Stakeholders identified this parcel as a potential redevelopment site. The
site comprises two parcels, each containing a small building on a large
parcel with substantial surface parking. The site is a good location for retail,
as it located on Boones Ferry Road. It is unlikely to redevelop into a more
intense use without some public-private partnership where the public
sector purchased the two parcels, combined them and provided distinct
incentives for redevelopment.

1.3 RETAIL
The key factors that affect the demand for retail space are visibility,
access, and competing supply. Retail uses require convenient visibility and
access to potential customers. Visibility depends on the volume of traffic
Listing information from Norris, Beggs & Simpson
(http://www.nbsrealtors.com/property_detail.asp?id=N3089#).
3
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that passes a site, and access depends on that traffic being able to get into
the site.
Both Boones Ferry and Kruse Way have high traffic volumes. Average
Daily Traffic counts for both roads are rough close to 22,000.4 They both
have good visibility and access. The access is primarily oriented for
automobiles, and the existing development clearly depends on automobile
traffic.
The streets off those two main roads are not good sites for retail. They
lack visibility and traffic that retail uses need to thrive.
The existing retail is not high end. The majority of existing retail in the
area is on Boones Ferry, where the retail is service-oriented—pharmacy,
groceries, and food. The multiple uses allow shoppers to take care of
multiple errands in close proximity. Existing rents on Boones Ferry range
from $16 to the mid-$20s, triple net.5 There is some turnover of businesses
within existing retail space.
Generally, the area has good demand with a wide variety of retailers
successfully operating in the area. The high traffic volumes, good visibility,
and good access for people regularly traveling along Boones Ferry makes it
an excellent location for service-oriented retail. The area will need to
continue to have good access for automobiles for the retail to continue to
succeed.
Kruse Way currently offers less retail than Boones Ferry, with most
development being office space. The high traffic volumes and proximity to
daytime workers make it a good location for retail.

1.4 OFFICE
There is a substantial amount of existing office space in the Lake Grove
area, the majority of it on Kruse Way. It is Class ‘A’ office space. The
economic downturn has negatively impacted the area, vacancy rates for
Class A space on Kruse way was at 28% at the end of 2011.6 Current listings

Traffic counts from the Lake Oswego Engineering Department
(http://www.ci.oswego.or.us/engineer/trans.htm).
4

A triple net lease is where the tenant pays for property taxes, insurance, and maintenance in
addition to rent. Expected rents were provided by Integra Realty and from advertised lease rates.
5

6

The CoStar Office Report. Portland Office Market, Year-End 2011.
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are asking for about $25 per square foot of leasable space, ranging from $21
to $33 per foot.
The area has developed into a recognized center of quality space over
the 1990s and 2000s. However, given current high vacancy rates here and in
other nearby suburban office centers, it is not a good market to develop
new office space. Existing supply of Class A office is high and is expected to
be high over the next few years. New development will be difficult to fill
(and difficult to finance) unless there is some unexpected change in
demand.

1.5 RESIDENTIAL
The streets off Kruse Way and Boones Ferry Road are all appropriate for
residential development. Residential uses, although affected by the housing
crisis and the economic downturn, continue to be desirable in Lake
Oswego.
High-density residential development is clearly feasible in the area. The
Trillium Woods development, off Oakridge Road, has sold townhouses in
2011 and 2012 in the high $300,000 to low-$400,000. The development has
sold relatively well. The marketing of the development has explicitly noted
how it is walking distance to the retail amenities on Boones Ferry Road.

1.6 CONCLUSIONS
Overall, the market fundamentals in the Lake Oswego market remain
strong. The Lake Grove Village Center has three sites that are the most
likely candidates to new development in the near term:
•

A-Parsons’ farm property, southwest corner of Kruse Way and Carmen
Drive. A developer is working now to sign an agreement with an anchor
tenant and is advertising new retail and medical office space for lease. The
project has not been permitted, however, and is still speculative.

•

B and C-Northwest corner of Kruse Way and Boones Ferry. This vacant
parcel lies at a busy intersection. Two different parties own the full site. The
site has the potential to develop, but only if current owners move to make it
happen.

•

G-Pacific Lumber site. The site is for sale now.

The other properties are not for sale and have current active uses. They
are unlikely to redevelop and create new assessed value in the near term,
but over the longer term, have some potential.
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The most likely use to develop in the Lake Grove Village Center is retail.
Retail uses are in the planning stage—but not the development stage. The
high traffic counts and variety of existing retail on Boones Ferry Road make
it a good location for additional retail.
The current market for office space is weak. Office vacancies in Lake
Oswego and other surrounding suburban areas are high; demand is
expected to be low for some time. Residential development may occur in
the Lake Grove Village Center and result in increased assessed value on
properties that are not identified as “redevelopment opportunities” in this
memorandum.
The proposed improvements will improve access on Boones Ferry Road
for existing and future businesses. Further, funding the road project will
increase certainty among property owners and developers about the future
of the Lake Grove Village Center area. This increased certainty by itself
might help to improve the likelihood that redevelopment will occur, but the
road improvement itself does not alter the strong fundamental market
conditions in the area. This suggests that ECO should use a mid-range
growth rate to estimate increment for a proposed Urban Renewal District.
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HNTB Corporation
The HNTB Companies
Engineers Architects Planners

111 SW Columbia St.
Suite 940
Portland, OR 97201

Telephone (503) 205-4140
Facsimile (503) 205-4141
www.hntb.com

Technical Memorandum
Date:

March 30, 2012

To:

Denny Egner, City of Lake Oswego Long-Range Planning Manager
Erica Rooney, City of Lake Oswego Assistant City Engineer

From:

Terance Song, HNTB

Subject:

Boones Ferry Road Phasing Options
HNTB Job Number 55066
Draft Summary Report

OVERVIEW
x

x

x

x

Background ± In March 2012, the City of Lake Oswego amended HNTB¶V%RRQHV)HUU\
Road Refinement Plan Phase II contract to develop potential cost reduction and project
phasing strategies in response to results of the Phase III Funding Strategy work by
RWKHUV+17%¶VZork scope included participation in a City-led workshop to brainstorm
possible project phasing to enable the City to construct portions of the project and
continue to meet the goals of the Lake Grove Village Center Plan (LGVCP).
Project Goals ± The project goals for the amended work were to:
!
Determine possible cost-reduction and/or phasing strategies to fit a first
construction phase into a reduced funding window of approximately $15-20M
!
Develop updated cost estimates for the selected phasing strategies
!
Develop updated exhibits for the selected phasing strategies
Assumptions and Limitations ± The scope of this work remained conceptual in nature.
The level of effort did not include:
!
Detailed engineering design
!
Geotechnical investigation or analysis
!
Traffic Engineering analysis of construction staging or proposed project
!
Identification of utilities and impacts
!
Right-of-way determination
!
Environmental impacts
Project Team
!
City of Lake Oswego ± Brant Williams, Assistant City Manager; Denny Egner,
Long-Range Planner; Erica Rooney, Assistant City Engineer; Matt Tipton,
Associate Engineer; Jane Blackstone, Economic Development Manager
!
HNTB Corporation ± Terry Song, John Maloney
!
DKS Associates ± Brian Copeland
!
GreenWorks PC ± Dave Elkin
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C:\Users\tsong\AppData\Local\Microsoft\Windows\Temporary Internet Files\Content.Outlook\ADGI5GM9\Phasing_Tech_Memo_Formatted.doc

Technical Memorandum
Boones Ferry Road Phasing Options

Page 2 of 5

WORKSHOP
Overview
x

City staff and the consultant team met on March 15, 2012 at City Hall. After a update of
WKHSURMHFW¶VVWDWXVWKHWHDPGLVFXVVHGSRWHQWLDOVWUDWHJLHVIRUFRVWUHGXFWLRQDQGSKDVLQJ

Cost Reduction
x

x

The team looked at the original work in the refinement plan and discussed opportunities
WR³GHFRQWHQW´WKHSURMHFWWRUHGXFHFRQVWUXFWLRQFRVWV,WHPVUHYLHZHGLQFOXGHG
! Reduction of lane width ± WKHFXUUHQWWUDYHOODQHZLGWKLV¶ZKLFKLVFRQVLGHUHG
to be minimal and effectively narrower since it LQFOXGHVWKH³VK\´GLVWDQFHDORQJ
the median curb on the inner lane. The team concluded that further reducing lane
widths was not an effective cost reduction strategy.
! Reduction of bike lane width ± WKHFXUUHQWELNHODQHZLGWKLV¶ZKLFKLV
considered to be adequate. The bike lane width was discussed and agreed upon
by the Project Advisory Committee. Further reduction of the bike lane width
would be counter to the goals of the LGVCP. The team concluded that further
reduction of lane widths was not an effective cost reduction strategy.
! Reduction of sidewalk width ± WKHFXUUHQWVLGHZDONZLGWKLV¶ZLWKSODQWHUV
which meets the goals of the LGVCP. Further reduction of the bike lane width
would be counter to the goals of the LGVCP and would impact the area available
for street trees and amenities. The team concluded that further reducing sidewalk
width was not an effective cost reduction strategy.
After review of the potential for reducing the cost of the main project elements and not
finding significant savings, it was determined that the preferred strategy would be to
investigate project phasing as a method to construct a portion of the project within the
expected funding.

Project Phasing
x

The team discussed where potential breaks between phasing would occur and the
advantages and disadvantages of each option.
! Reducing the project limits from the north ± The northern portion of the Boones
Ferry Road project between Oakridge/Reese and Kruse Way is the area most
constrained by existing buildings. The conceptual design utilized a constrained
section to avoid impacts to existing buildings including reduced sidewalk widths.
It was agreed that constructing first phase improvements in this area would be a
less effective and efficient use of funds because full build out could not be
achieved.
! Reducing the project limits from the south ± The southern portion of the Boones
Ferry Road project between Madrona and Bryant includes a new signal at
Madrona and connects to the West Lake Grove improvements. Reducing the
limits from the south was determined to be feasible.
! A third option of constructing minimum pedestrian improvements at the crossing
locations shown in the conceptual design was discussed as an interim phase.
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Phasing options to be evaluated:
! Option A ± Phase 1: Madrona to Oakridge/Reese and Phase 2: Oakridge/Reese to
Kruse Way
! Option B ± Phase 1: Start at ped crossing at Lake Grove Shopping Center to
Oakridge/Reese and Phase 2: Madrona to ped crossing and Oakridge/Reese to
Kruse Way
! Option C ± Phase 1: MadronDWR³0F'RQDOG¶VLQWHUVHFWLRQ´DQG3KDVH
³0F'RQDOG¶VLQWHUVHFWLRQ´WR.UXVH:D\
! Option D ± Phase 1: Start at ped crossing at Lake Grove Shopping Center to
³0F'RQDOG¶VLQWHUVHFWLRQ´DQG3KDVH³0F'RQDOG¶VLQWHUVHFWLRQWR.UXVH:D\
! Standalone pedestrian improvements

EVALUATION
x

x

The consultant team prepared preliminary cost estimates for the various phasing options.
After review by City staff it was determined that Options A and B and the standalone
pedestrian improvements would be advanced for further refinements
Summaries of advantages, disadvantages and estimated costs are shown below:

Option A
Advantages
x

Two construction phases

x

Less construction disruption

Disadvantages
x

More costly first phase

Cost Estimate
Phase 1: Madrona to Oakridge/Reese

$20,510,000.

Phase 2: Oakridge/Reese to Kruse Way

$7,555,000.

Total Project Cost

$28,065,000.

Option B
Advantages
x

Could be built in three construction phases

x

Less costly first phase

Disadvantages
x

More construction disruption

x

If built in two phases, second phase is split between north end and south end

x

0RUH³WKURZDZD\´GXHWRDGGLWLRQDOWUDQVLWLRQWREHEXLOWLQ3KDVHDQGUHPRYHGLQ
Phase 2
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Cost Estimate
Phase 1: Lake Grove Shopping Center to
Oakridge/Reese

$15,702,000.

Phase 2: Madrona to Lake Grove Shopping
Center; and Oakridge/Reese to Kruse Way

$13,484,000.

Total Project Cost

$29,186,000.

Standalone Pedestrian Crossings
Advantages
x

Signalized crossings provide short-term benefit to pedestrian connectivity and safety

x

Upgrades to some pedestrian ramps to current ADA standards

x

Installation of countdown timers and APS pushbuttons at new signalized crossings

Disadvantages
x

$OOLPSURYHPHQWVDUH³WKURZDZD\´

x

Adding two signalized intersections with no exclusive left turn lanes will lead to delays
for through traffic on Boones Ferry Road at these locations

x

Vehicles turning left from through lanes at signalized intersections could potentially lead
to an increase in rear-end type accidents

x

Vehicle queuing from new signals would block/impact adjacent driveways at times ±
should consider access management for any driveways close to signals

Cost Estimate
At Madrona

$325,000

At Lanewood

$325,000

Cost Estimate Notes
x
x
x

x

Phase 1 estimates include transitions from new construction to existing street section
Phase 2 estimates include removal of transitions constructed in Phase 1
Cost estimate basis is 2009-2011. The National Highway Construction Cost Index
(NHCCI) shows that construction cost trends have been flat from June 2009 to June
2011.
Minor adjustments in quantities and unit costs have been made to the original Refinement
Plan Phase II cost estimate. An updated baseline cost estimate is attached.
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Phasing Exhibits

x

Cost Estimates

Please do not hesitate to contact us if you have any questions or comments.
cc:

correspondence file 55066
Terance Song ± HNTB
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Phasing Cost Estimate Summary
Alternative
Segment
ITEM NUMBER

ITEM DESCRIPTION

MOBILIZATION AND TRAFFIC CONTROL
!"#$%$&'($")
677(89::;<=>?@8>ABC@;D9@7.E;@F>G@!>H2'?IBJ=2
677B8>C;>?=>?@8>ABC@;D9@7.E;@F>G@!>H2'?IBJ=2
677(7DL>898MN89;?9O7P9<;A;@;7CBC@;D9@7.E;@F>G@!>H2'?IBJ=2
ROADWORK
=")6(QR=($")6RQSBTU"QV
QB!"S'%"P6(QR=(RQB6')N"#6(QR=($")6
=%B'Q$)W')NWQR##$)W
6'U=R(($)W
WB)BQ'%BX='S'($")
6R#WQ'NB6('#$%$&'($")
U'(BQ$)W
DRAINAGE AND SEWERS
4-$)=Y6("Q!6BUBQZ$ZB.0P(NBZ(Y
43$)=Y6("Q!6BUBQZ$ZB.0P(NBZ(Y
-5$)=Y6("Q!6BUBQZ$ZB.0P(NBZ(Y
=")=QB(B!')Y"%B
=")=QB(B$)%B(6.(TZB=WͲ=")=QB(B$)%B(6.(TZBWͲ-[!"N$P$BN\
="))B=($")("BX$6($)W6(QR=(RQB6
'N]R6($)W$)%B(6
!"N$PT=")=QB(B$)%B(6
='ZZ$)W$)%B(6
!$)"Q'N]R6(!B)("P!')Y"%B6
677U9@78^G9A;@MJN7@7?@;>?BC@;D9@7.E;@F>G@!>H2'?IBJ=2
UTILITIES
677R@;A;@MBC@;D9@7.E;@F>G@!>H2'?IBJ=2
STRUCTURES
6776@8G<@G87CBC@;D9@7.E;@F>G@!>H2'?IBJ=2
BASES
="%NZ%')BZ'SB!B)(QB!"S'%.-$)=YNBBZ
'WWQBW'(B#'6B
WEARING SURFACES
'6ZY'%($)('=V="'(
%BSB%5.1_5$)=YNB)6BY!'=
ZW+5Ͳ--'6ZY'%($)Y!'=
=")($)R'%%TQB$)P"Q=BN=")=QB(B
Z'SB!B)([,`\
6('!ZBN=")=QB(B=Q"66U'%V6
6(')N'QN=RQ#=")=QB(B=RQ#6
=")=QB(BNQ$SBU'T6
=")=QB(BU'%V6
PERMANENT TRAFFIC CONTROL AND GUIDANCE DEVICES
QB!"SB6$W)6
QB$)6('%%BX$6($)W6$W)6
6$W)6RZZ"Q(6.;?<AGI7C6@77A.U>>I.J
!>G?@;?O
6$W)Z')B%6
6776@8;L;?OBC@;D9@7
PERMANENT TRAFFIC CONTROL AND ILLUMINATION SYSTEMS
677(89::;<$AAGD;?9@;>?BC@;D9@7
677(89::;<6;O?9ABC@;D9@7
RIGHT-OF-WAY DEVELOPMENT AND CONTROL
677%9?IC<9L;?OBC@;D9@7
6;@7Q7C@>89@;>?BC@;D9@7[6;O?C.!9;AH>a7C.87CG8:9<;?O\
SUBTOTAL, Construction Items
=")($)WB)=$B6.:>89AAE>8bA;C@7I
B)W$)BBQ$)W
'WB)=T!')'WB!B)(
=")6(QR=($")!')'WB!B)(
B)W$)BBQ$)W=")6(QR=($")6RZZ"Q(
TOTAL CONSTRUCTION COST, Less Right-of-Way
Q$WY(Ͳ"PͲU'T
TOTAL CONSTRUCTION COST, With Right-of-Way

PROJECT TOTALS

Option A - Phase 1
Madrona to Oakridge

Option A - Phase 2
Oakridge to Mercantile

Option B - Phase 1
Bryant to Oakridge

Option B - Phase 2
Madrona to Bryant

Option B - Phase 2
Oakridge to Mercantile

Original
Madrona to Mercantile

TOTAL

TOTAL

TOTAL

TOTAL

TOTAL

TOTAL
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Appendix G

Definitions: Funding Sources
Evaluated
This appendix provides additional detail on some of the funding
sources that were evaluated as part of this project. It is not intended to
provide an exhaustive dictionary of available funding sources, but instead
to provide additional detail on the sources that were evaluated as part of
the process of funding the Lake Grove Village Center Plan implementation.
It begins with a dictionary of terms that are related to urban renewal, and
then includes descriptions of other sources and their constraints.

OTHER SOURCES EVALUATED
ECONOMIC IMPROVEMENT DISTRICT (EID)
An EID is for commercial property owners and is authorized by ORS
223.112. An EID is a funding mechanism to enable an area to fulfill its
commercial revitalization plans including beautification and property
improvements: business development recruitment and retention efforts,
marketing commercial districts and other commercial activities.
An EID may be an assessment on the value of the property (commercial
property only) or it may be a fee paid by the property owner. If it is an
assessment, the assessments cannot exceed 1% of the total assessed value of
the properties within the proposed district. The maximum length is 5
years, but may be renewed indefinitely and may be voluntary or
involuntary. If involuntary, it must have 2/3 support of the commercial
property owners within the district. It is established through the City
Council in an ordinance after two public hearings. Opposition is received
either through written communication from the commercial property
owner or testimony in opposition at the hearing where the property owner
would also present a letter in opposition. A voluntary EID allows those
opposing the EID to opt out of the payments. It generally takes nine months
to establish an EID.

BUSINESS IMPROVEMENT DISTRICT (BID)
A BID is for business owners within a specified area and is authorized
by ORS 223.112. A BID is enacted through a business license fee imposed
by the City Council after receiving a petition for the formation of the BID
signed by 33 percent or more of persons conducting business with the
proposed district. A BID is for a maximum of five years, which can be
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extended, and provides for a hearing of the impacted businesses. If more
than 33 percent of the persons conducting business within the district
oppose the district in writing, the district and the projects it funds will be
terminated. It generally takes nine months to establish a BID.

LOCAL IMPROVEMENT DISTRICT (LID CITY OF LAKE OSWEGO)
LIDs are authorized by ORS 371.605 – 371.660 and Article 40.02 of the
Lake Oswego City Code. A LID is an area determined to be specifically
benefitted by a local improvement which properties are assessed to pay for
the cost of the local improvement. A LID may be formed by the City
Council or whenever owners of 51% of the abutting properties form
themselves into an improvement district. There must be a public hearing by
the City Council. Remonstrances must be in writing. If two-thirds of the
impacted property owners remonstrate, the proposal shall be suspended
for six months. However, if the LID is a sidewalk or an emergency, it may
proceed.

LOCAL IMPROVEMENT DISTRICT (LID CLACKAMAS COUNTY)
LIDs are authorized by ORS 371.605 – 371.660 and Title 4, Chapter 4.02
of the Clackamas County Code. This program is designed to assist county
residents in improving their roadways, providing a safer, cleaner access to
their homes. It may be initiated by the County or by property owners. 1 A
LID petition of property owners must be signed by at least 60% of the
property owners, representing at least 60% of the land area. After a study
by the County, the property owners have a chance to review the financial
impact and if 50 percent or more of the property owners representing 50
percent or more of the total assessment request in writing that the project be
stopped, the County will discontinue the process.

ZONE OF BENEFIT RECOVERY CHARGE CLACKAMAS COUNTY
Authorized by ORS 368.016 and ORS 203.035(1). The Zone of Benefit
Recovery Charges are intended to be charged upon approval of the act of
development that increases, or is likely to increase, the impact on road
facilities. Such charges are fees for service because they contemplate a
development’s receipt of essential services based upon the nature of that
development. The timing and extent of any development are within the
control and discretion of the property owner. The Zone of Benefit Recovery
The county governing body may designate any public road improved under ORS 371.605 to 371.660
as a county road without invalidating the assessments levied for the purpose of the improvements.
Except as otherwise provided in this section, a county may supersede any provision in ORS 371.605
to 371.660 by enacting an ordinance under ORS 203.030 to 203.065 authorizing the use of assessments
to finance local improvements, as defined in ORS 223.001, and providing a procedure for levying
such assessments.
1
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Charges provide a method for more specifically adjusting the improvement
requirements imposed on a property owner according to the benefit
received by new development. This also serves the purpose of providing
reasonable compensation to the requester who finances or causes to be
constructed the beneficial road improvements, and thus assists in avoiding
disputes over property rights. While Clackamas County may require a
person to construct and install necessary road improvements as a condition
of development approval, a request to establish a Zone of Benefit Recovery
Charge is voluntary, and cannot be made a condition of development
approval.

METRO MTIP
Some transportation funding is available through federal transportation
funds, which flow through Metro. (MTIP) Metro receives approximately
$20 million every two years, and the funding cycles are every two years.
Approximately 75% of the funding is allocated to active transportation:
pedestrian and bicycle improvements and 25% for freight efficiency
mobility.
Funding is for the Clackamas, Washington and Multnomah counties.
Clackamas County will typically receive $4 million of the $20 million
allocation, with 75% of that allocated to pedestrian and bicycle
improvements.
The recent funding cycle has just been awarded, with funding
scheduled for 2014/15. The next cycle is in 2012 for funding in 2016/17.
The future award in Clackamas County is likely to be limited ($1 - $3M).
The funding is competitive and Clackamas County will probably convene a
review group that will present one project to Metro for funding.
A large match overmatch of local dollars may improve chances for
funding, especially if all of the other tools are in place.

STATE OF OREGON TRANSPORTATION FUNDING
Some grants or matching funds are available through the State of
Oregon to support transportation enhancements. In general, they are
competitive and fairly limited in application and scope.
The Oregon Transportation Enhancements Program is an example.
Through this program, communities can obtain funds to carry out a variety
of pedestrian, bicycle, streetscape and other improvements that enhance the
cultural, aesthetic, or environmental value of transportation systems.
Transportation Enhancement or "TE" projects are selected through a
competitive process. The funds are provided through reimbursement, not
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grants. Participation requires matching funds from the project sponsor, at a
minimum of 10.27%. Applications are accepted only from public agencies,
and all projects must have a direct relationship to surface transportation.
Eligible projects include: pedestrian and bicycle facilities, pedestrian and
bicycle safety education, acquisition of scenic or historic sites, scenic or
historic highway programs, landscaping, historic preservation,
rehabilitation of historic transportation facilities (e.g., railroad stations),
rail-trails, archaeological planning and research, and transportation
museums. By law, enhancement projects "must have a direct relationship
to the intermodal surface transportation system."

URBAN RENEWAL DICTIONARY
Urban renewal (and its primary funding source, tax increment finance
(or TIF) is one of the key funding sources that evaluated in this project. This
section of this appendix provides a dictionary of urban renewal terms that
are used in this report and its associated appendix. ECO developed this
data dictionary over the course of many urban renewal related projects, and
we include it in many of our urban renewal projects.

Assessed value
The dollar value of an asset as assigned by a public tax assessor for the
purposes of taxation. Oregon ballot measures 47 (1996) and 50 (1997) define
assessed value as the lesser of the real market value or the maximum assessed
value. For existing properties, the maximum assessed value was established
as the lesser of the 1994-95 value or the 1995-96 level minus 10 percent. For
development that occurs after 1998, the maximum assessed value is the
product of the real market value and changed property ratio. Increases in
maximum assessed value are limited to 3% per year.

Blight
As defined by ORS Chapter 457, blight is typified by conditions such as
deteriorated buildings, low improvement to land value ratios, and/or lack
of adequate infrastructure. State statutes require that an area be determined
to be “blighted” before a new urban renewal area (URA) can be created.
The full ORS definition of blight is included in Appendix E.

Bonding capacity
A URA can issue long-term bonds and other forms of debt (such as lines
of credit) to pay for identified public improvements and/or investments in
private projects that are included in an urban renewal plan. The bonding
capacity is the dollar value available to spend on projects, given an expected
revenue stream, once the cost of financing the debt (interest rates, issuance
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costs, etc) is accounted for. Calculating bonding capacity can be difficult if
the timing and amount of various bonds are not known. This study does
not estimate bonding capacity, but it does project the stream of revenue
from which bonding capacity could be calculated.

Changed property ratio (CPR)
The changed property ratio (CPR) is an important concept for
understanding property taxation in the State of Oregon. It refers to the ratio
of the average assessed value in an area to the average market value in the
same area. When new development is assessed for the first time, the CPR is
applied to the real market value to determine the initial assessed value for
taxation purposes. Each property type (residential, multi-family residential,
commercial, industrial, etc.) has its own CPR.
The CPR changes over time, because real market values for different
property types increase at rates other than 3% per year, while assessed
values for existing development are capped by state law at an annual 3%
increase.

Concurrence
A written statement of agreement. ORS 457.750 allows an urban renewal
plan to include provisions outside the limits on maximum indebtedness
and to modify or eliminate revenue sharing if the urban renewal agency
obtains “concurrence” of the taxing districts imposing at least 75% of the
amount of taxes imposed under permanent tax rates within the URA.

Constant vs. Nominal Dollars (or, adjusting for Inflation)
The model used for this analysis produces results in both constant and
nominal dollars. The price of a given set of goods and services will change
from year to year. Since prices generally go up, the overall change in prices
is referred to as inflation. (It is possible for prices in general or for specific
goods and services to decline, in which case it is referred to as deflation). If
the issue of concern is the real change in price, one should not compare
dollars from different years without adjusting for inflation.
Constant or real dollars refers to dollars that have been adjusted for
inflation. Current or nominal dollars have not been adjusted for inflation.
“Current” means that the dollars are denominated in the year for which
they are being reported.
In other words, constant dollars are dollars whose value is pegged to a
single, constant year, and whose buying power is generally constant over
time. Nominal dollars are dollars whose value changes year by year
(primarily because of inflation) to the value in whatever year one is

Appendix G: Funding Sources Evaluated

ECONorthwest

April 2012

Page G-5

currently examining. Because this study is forward-looking and projects a
revenue stream, the “nominal” dollars are effectively the future value of
today’s dollars.

Excess value
New taxes generated from property values within an urban renewal
area through either property appreciation or new taxable investment. It is
the amount of growth in property taxes above the frozen base in an urban
renewal area. This is an important part of the revenue that accrues to an
urban renewal area.

Frozen base
The frozen base is the dollar amount of assessed value within an URA
boundary at the year that a new URA is formed. Once the URA is in place,
taxing districts only receive tax revenue generated by the frozen base. Any
increase in assessed value, and subsequent increase in property taxes
within a URA is collected by the urban renewal agency.

HB 3056
For new urban renewal area plans approved after January 1, 2010,
House Bill (HB) 3056 imposed new limitations:
•

•

On the allowable maximum indebtedness. Maximum indebtedness
is tied to the value of the initial frozen base of the URA based on the
following formula:
•

If the frozen base is $50 million or less, maximum indebtedness
may not exceed $50 million

•

If the frozen base is greater than $50 million but less than $150
million, maximum indebtedness may not exceed $50 million plus
50% of the amount that exceeds $50 million

•

If the frozen base is greater than $150 million, maximum
indebtedness may not exceed $50 million, plus 50% of the
amount of frozen base between $50 million and $150 million, plus
35% of the amount of frozen base that exceeds $150 million

On the value of tax increment revenue that could be collected by a
URA in a given year. The difference between the increment and the
allowable TIF collection will be released back to the other taxing
districts, in what is known as “revenue sharing”, based on the
following formula:
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•

When an urban renewal plan is approved and the URA is
created, the urban renewal agency can collect TIF revenue
generated by the maximum incremental assessed value

•

In the later of year 11 or when TIF revenue is greater than 10% of
the initial maximum indebtedness, TIF revenue is limited to 10%
of the initial maximum indebtedness, plus 25% of the additional
TIF revenue that is generated by the increment

•

All years after TIF revenue that accrues to the URA equals or
exceeds 12.5% of the initial maximum indebtedness, TIF revenue
is capped at 12.5% of the initial maximum indebtedness.

HB 3056 also limited substantial amendments to an urban renewal plan
to increase maximum indebtedness. The maximum indebtedness cannot be
amended to increase by more than 20%. As with new URAs, once a plan is
substantially amended to increase maximum indebtedness, revenue sharing
will occur according to the formulas described above. However, the limits
on TIF revenue are tied to the value of the maximum indebtedness
immediately before the plan is amended.

Maximum indebtedness
A required cap on the amount of debt to be issued or incurred for an
urban renewal plan. The maximum indebtedness limit is set when a new
urban renewal plan is approved. It can be increased, but not significantly,
once it has been set.

Real market value
The highest price a property will bring in a fair sale in a competitive and
open market. The real market value is multiplied by the appropriate
changed property ratio to calculate the initial maximum assessed value of a
property. In later years, the assessed value is equal to the lesser of the real
market value or maximum assessed value.

Revenue sharing
Revenue sharing refers to provisions in ORS 457.470 that require urban
renewal agencies to share a portion of TIF revenues when certain
thresholds for TIF revenues for an urban renewal plan are met. The
provisions affect urban renewal plans adopted after January 1, 2010, as well
as existing urban renewal areas that are substantially amended to increase
maximum indebtedness.
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Substantial amendment
A substantial amendment is a future change to an urban renewal plan
that is described in the urban renewal plan as a change that requires the
same notice, hearing and approval procedure required for approval of the
original plan. Adding land to an URA that is greater than 1% of the
existing URA area and increasing maximum indebtedness are always
substantial amendments.

Tax increment financing (TIF)
Tax increment financing (TIF) is the primary funding tool used within
URAs. Tax increment revenue is generated from property values within a
URA above the frozen base. Any new taxes generated within that URA
through either property appreciation or new taxable investment becomes
the excess value. Taxing jurisdictions continue to collect taxes from the
frozen base, but the urban renewal agency collects taxes from the assessed
value above the frozen base(tax increment revenue). The urban renewal
agency then can issue long-term bonds and other forms of debt (such as
lines of credit) to pay for identified public improvements and/or
investments in private projects included in the urban renewal plan. The tax
increment revenue is used to repay the bonds.

Urban renewal
Urban renewal is a state-sanctioned program used by over 50 cities and
counties in Oregon to help them, through partnerships with the private
sector, implement adopted plans to revitalize specified areas within their
jurisdiction. Urban renewal, through the provision of tax increment
financing, can provide for capital improvements such as parks, streets,
parking garages, and transit systems that stimulate private investment and
attract new businesses, jobs, and residents. It can also be used to assist with
private development activities that are approved in an urban renewal plan.
In Oregon, planning and analysis associated with the creation of new
urban renewal plans is guided by state statute (ORS Chapter 457). State
statutes stipulate that urban renewal plans must find that the proposed
URA is eligible for urban renewal because of existing blight, typified by
conditions such as deteriorated buildings, low improvement to land value
ratios, and/or lack of adequate infrastructure. The plan must also contain
goals and objectives, authorized urban renewal projects, a limit on the
expenditures, specific provisions regarding acquisition and disposition of
land, and provisions regarding how the plan may be amended in the
future.
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