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Executive Summary 
 
The City of Oregon City Urban Renewal Board and the City of Oregon City 
Commission are considering a proposed development on the Rossman Landfill site. 
Financial analysis has been presented in the past detailing the financial sources and 
uses for the proposed development, together with The Cove development and the 
existing urban renewal district. In September 2010, financial details related 
specifically to the proposed Rivers development were presented. Subsequent to the 
presentation of that analysis the County Assessor released property tax information 
that included significant reductions in real market values (RMV) for properties 
County‐wide (approximately twenty percent reduction in RMV).   
 
Recognizing the significance of the proposed project to the City of Oregon City and 
the region City management requested more specific financial analysis be performed 
with additional information that is site specific, including information related to 
overlapping taxing jurisdictions impacted by the proposed development, amounts 
available for other urban renewal projects, and amounts if the property remains in a 
status quo situation. 
 
The following issues have been identified and are presented in question and answer 
format with detailed analysis to follow: 
 
Q:   How will urban renewal funding for The Rivers project affect my taxes? 
 
A:  Urban renewal funding will not affect your current property taxes. The City’s 

Urban Renewal Agency (URA) receives a portion of existing taxes already 
paid. The total amount paid by individual property owners will not change as 
a result of The Rivers development. The additional taxes generated by The 
Rivers effectively is directed to the Agency until the district is terminated. 

 
Q:   By what annual amount will tax increment from The Rivers exceed debt 

service? 
 
A:  Beginning in fiscal year 2014‐15 annual tax increment will exceed projected 

annual debt service by $922,000. This amount will increase annually until the 
debt is paid off in fiscal year 2027‐28 at which time annual tax increment will 
exceed annual debt service by an estimated $1,944,000. Please refer to Table 
3 for annual amounts. 

 
Q:  How much will additional revenue will the Project generate and how much 

of that will be available for other projects in the district each year? 
 
A:  Beginning fiscal year 2012‐13 annual tax increment of an estimated $544,000 

will be created, increasing to $1,660,000 in fiscal year 2013‐14, and 
$2,816,000 in fiscal year 2014‐15, and increasing 3% per year thereafter, for a 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total of $77,468,859 through fiscal year 2034‐35. After the project is complete 
and debt issued, tax increment is projected to exceed annual debt service by 
$922,000. This amount will increase annually until the debt is paid off in fiscal 
year 2027‐28 at which time annual tax increment will exceed annual debt 
service by an estimated $1,944,000. In fiscal year 2028‐29 the amount 
available for other projects and programs is an estimated $3,954,000, 
increasing three percent (3%) per year. 
 
The total amount available from The Rivers, net of debt service, for other 
Projects and Programs is an estimated $33.3 million. Please see Tables 1, 2 
and 3 and Chart 2.  

 
Q:   How much will school funding be impacted? 
 
A:   Local school district funding is not negatively impacted by the proposed 

development, i.e., the state school funding formula is based on student 
enrollment, not the amount of local property taxes. State funding reflects an 
amount per enrolled student less the amount of local property taxes raised. 
Note that the state will receive additional income taxes, the primary source of 
state general fund resources used to fund education. Please see discussion on 
state income taxes later in the report. 
   

Q:   How much will the URA have to pay to finance The Rivers project? 
 
A:  The current estimate is approximately $17.9 million. This amount is expected 

to be financed either through a bond or a loan from the developer, upon the 
successful completion of the project. If a bond is used, the total amount to be 
repaid, including interest is projected to be approximately $26.5 million. If a 
developer loan is used, the total amount to be repaid, including interest, is 
projected to be approximately $31.5 million. Please see Charts 3 and 4 and 
Table 4.  

 
Q:   When is the urban renewal district expected to close? 
 
A:   Preliminary projections indicate the district could complete its Plan, i.e., 

complete all its projects and or expend its maximum indebtedness and pay off 
its outstanding indebtedness as early as fiscal year 2030‐31 if the proposed 
development, The Cove, and other anticipated development occurs. Without 
The Rivers, and the other projects the district is anticipated to close several 
years later. 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Detailed Analysis  
 
If completed, the proposed Rivers mixed‐use development is projected to generate 
an additional $77.5 million of property taxes compared to the existing undeveloped 
property dating from the inception of the urban renewal district in fiscal year 1989‐
90 through fiscal year 2034‐35.  Additionally, annual property taxes from the 
property are projected to total approximately $4.358 million in fiscal year 2031‐32 if 
developed compared to $38,242 if the site remains undeveloped. 
 
Table 1.   Projected Property Taxes – Rossman Landfill Site 

Urban Renewal and Overlapping Taxing Jurisdictions  
Fiscal Years 1989‐90 through 2034‐35 

 
 
 

 
 
  
 

  
The proposed development is projected to generate an estimated additional $32.76 
million for other urban renewal projects and programs after paying debt service on 
the Urban Renewal Agency contribution to facilitate the development. Please see 
Table 2.  
 
Table 2.  Projected Property Taxes – Rossman Landfill Site 
  Amount for Debt Service and Other Projects/Programs 
  Amount to Overlapping Districts 
  Fiscal Years 1989‐90 through 2034‐35 
 
 
 

  
 
 
 
 

 
 
If the project is completed, the financial analysis indicates the overlapping taxing 
jurisdictions are projected to receive approximately $4.4 million annually beginning 
as early as fiscal year 2031‐32. If the property remains undeveloped the annual 
property taxes in fiscal year 2031‐32 from the property are estimated at 
approximately $38,242. And the taxes would continue to the URA until the urban 
renewal district is terminated, which is likely to be later than 2031‐32 if the property 

Propoeed

Existing Rivers

Condition Development Difference

Estimated property taxes to urban renewal 549,618$       59,828,846$   59,279,228$   

Estimated property taxes to taxing districts 482,443         18,672,074     18,189,631    

Estimated total property taxes 1,032,061$     78,920,083$   77,468,859$   

With Development

and URA Without

Funding Development Difference

Property tax revenue - UR 59,828,846$      549,618$          59,279,228$     

Debt service 26,516,000       -                  26,516,000       

Net available for other projects/programs 33,312,846       549,618            32,763,228       

Property tax revenue - overlapping districts 18,672,074       482,443            18,189,631       

Totals 78,500,920$      1,032,061$       77,468,859$     
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is not developed. The actual date for district termination is uncertain, however, with 
the proposed project and others anticipated to follow the Plan could be completed, 
and the district closed as early as fiscal year 2030‐31. 
 
A detailed analysis of the projected impacts to the overlapping jurisdictions as a 
result of the proposed development is presented later in this report. The analysis 
includes “foregone” or “redirected” property taxes, including amounts associated 
with the school district, and projected service demand impacts. 
 
Please note that local school district funding is not negatively impacted by the 
proposed development, i.e., the state school funding formula is based on enrollment. 
State funding reflects an amount per enrolled student less the local amount of 
property taxes raised.   
 
Presently the Rossman Landfill site has a taxable assessed value (TAV) of $1.325 
million and generates approximately $20,557 in property taxes. Of this amount the 
Urban Renewal Agency (URA) will receive approximately $9,507 and the overlapping 
taxing jurisdictions will receive approximately $11,050 (the “frozen base” amount). If 
the property remains undeveloped, financial forecasts indicate property taxes will 
increase to approximately $38,242 in fiscal year 2031‐32, $11,050 to overlapping 
taxing jurisdictions and $27,192 to the URA. Please see Chart 1 and Table 2. 
 
Chart 1.  Property Taxes – Rossman Landfill Site – No Development 
  Fiscal Years 1989‐90 through 2034‐35 
 

 
 
 
If the proposed development is completed as proposed with a real market valuation 
of $200 million, additional property taxes to the overlapping taxing districts and the 
URA are estimated to total $77.5 million ($59.3 million to the URA and $18.2 million 
to the overlapping taxing districts) through fiscal year 2034‐35. 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The proposed Rivers development is anticipated to help create sufficient funding to 
allow the URA to complete its Plan and pay off all outstanding debt by the end of 
fiscal year 2030‐31, returning the increased property taxes to the overlapping taxing 
jurisdictions, estimated to total approximately $4.4 million annually in fiscal year 
2031‐32.  
 
Chart 2 includes detail financial information presented by year that assumes the 
Rivers development is completed, from fiscal year 1989‐90 through 2034‐35, as 
follows: 

• Property taxes for other taxing jurisdictions,  
o non‐discernable until fiscal year 2031‐32, when the amount increases 

substantially due to the district closing in fiscal year 2030‐31 ($11,050 
to $4,358,379 per year), 

• Property taxes that will be used for debt service associated with the urban 
renewal contribution to The Rivers, 

• Property taxes available for other urban renewal projects and programs, and  
• Total urban renewal property taxes. 

 
Chart 2.  Property Taxes ‐ Rossman Landfill Site – With the Rivers Proposed 

Development 
Fiscal Years 1989‐90 through 2034‐35 

 

 
 
The amount of property taxes received prior to fiscal year 2012‐13 may be seen by 
referring to Chart 1 as the estimated amounts if The Rivers proposed development 
occurs make the amounts received from the Rossman Landfill Site “as is” non‐
discernable in Chart 2. 
 
The amount of property 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the other taxing districts are anticipated to receive by 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year 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fiscal year 2010‐11 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2034‐35 is present in Chart 3. Without 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The Rivers project, the other taxing districts will receive approximately $11,050 per 
year until the district closes. As noted above, the district is anticipated to close much 
earlier with the project than without. With the project, projections indicate the 
district could close after 2030‐31, resulting in a significant increase in property taxes 
to the other districts. Without the project, the other districts would receive property 
tax revenue as shown in Chart 1. Please note the estimated amounts to be received 
from the Rossman Landfill site without the project are provided in Chart 3 below, 
however the amounts are insignificant to the estimated amounts if the project did 
occur that they do not appear in the chart, that is $11,050 relative to $4.7 million. 
 
Chart 3 – Property Taxes to Other Taxing Districts with and without The Rivers 
Project 
Fiscal Years 2010‐11 through 2034‐35 
 

 
 
 
Table 3 provides the estimated dollar amounts by fiscal year for the information 
included in Charts 1‐3. 
 
 

 ‐    

 1,000,000  

 2,000,000  

 3,000,000  

 4,000,000  

 5,000,000  

 6,000,000  
FY
 2
01
1 

FY
 2
01
3 

FY
 2
01
5 

FY
 2
01
7 

FY
 2
01
9 

FY
 2
02
1 

FY
 2
02
3 

FY
 2
02
5 

FY
 2
02
7 

FY
 2
02
9 

FY
 2
03
1 

FY
 2
03
3 

FY
 2
03
5 

Property Taxes to Other 
Taxing Districts With The 
Rivers 

Property Taxes to Other 
Taxing Districts Without  
The Rivers 



DRAFT 

      Financial Analysis – Rossman Landfill Site February 2011  Page 8 of 18 

Table 3.  Property Taxes ‐  Rossman Landfill Site ‐ With No Development and With 
Proposed Development 

   Amounts to Other Jurisdictions, Debt Service, Amount Available for Other 
Projects 
Fiscal Years 1989‐90 through 2034‐35. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

With No Development

Property Property

Fiscal Taxes to Other Taxes to URA

Year Jurisdictions from Site

1990 9,704$             -$         

1991 9,704               291           

1992 9,704               591           

1993 9,704               900           

1994 9,704               1,218        

1995 9,704               1,546        

1996 9,704               1,883        

1997 9,704               2,231        

1998 9,704               2,589        

1999 9,704               2,958        

2000 9,704               3,337        

2001 9,704               3,729        

2002 9,704               4,132        

2003 9,704               4,547        

2004 9,704               4,974        

2005 9,704               5,414        

2006 9,704               5,868        

2007 9,704               6,335        

2008 9,704               6,816        

2009 10,767             8,113        

2010 11,050             8,908        

2011 11,050             9,507        

2012 11,050             10,123      

2013 11,050             10,759      

2014 11,050             11,413      

2015 11,050             12,087      

2016 11,050             12,781      

2017 11,050             13,496      

2018 11,050             14,232      

2019 11,050             14,991      

2020 11,050             15,772      

2021 11,050             16,577      

2022 11,050             17,405      

2023 11,050             18,259      

2024 11,050             19,138      

2025 11,050             20,044      

2026 11,050             20,977      

2027 11,050             21,938      

2028 11,050             22,927      

2029 11,050             23,947      

2030 11,050             24,997      

2031 11,050             26,078      

2032 11,050             27,192      

2033 11,050             28,339      

2034 11,050             29,521      

2035 11,050             30,738      

482,443$          549,618$   

Taxes from bond levies fiscal years 2013 - 2031

Note: The schedules above exclude URA property taxes generated from bond levies -

 an estimated $500,274 if property is developed

With Proposed Development - URA Financing

Property Amount Property Taxes

Taxes to URA Taxes to URA Debt Available for to Other

from Site Service Other Projects Jurisdictions

-$              -$             -$             9,704$           

291                -               291              9,704            

591                -               591              9,704            

900                -               900              9,704            

1,218             -               1,218           9,704            

1,546             -               1,546           9,704            

1,883             -               1,883           9,704            

2,231             -               2,231           9,704            

2,589             -               2,589           9,704            

2,958             -               2,958           9,704            

3,337             -               3,337           9,704            

3,729             -               3,729           9,704            

4,132             -               4,132           9,704            

4,547             -               4,547           9,704            

4,974             -               4,974           9,704            

5,414             -               5,414           9,704            

5,868             -               5,868           9,704            

6,335             -               6,335           9,704            

6,816             -               6,816           9,704            

8,113             -               8,113           10,767           

8,908             -               8,908           11,050           

9,507             -               9,507           11,050           

10,123           -               10,123          11,050           

503,501          -               503,501        11,050           

1,533,988       -               1,533,988     11,050           

2,625,840       1,894,000      731,840        11,050           

2,704,947       1,894,000      810,947        11,050           

2,786,427       1,894,000      892,427        11,050           

2,870,351       1,894,000      976,351        11,050           

2,956,793       1,894,000      1,062,793     11,050           

3,045,829       1,894,000      1,151,829     11,050           

3,137,535       1,894,000      1,243,535     11,050           

3,231,993       1,894,000      1,337,993     11,050           

3,329,284       1,894,000      1,435,284     11,050           

3,429,494       1,894,000      1,535,494     11,050           

3,532,710       1,894,000      1,638,710     11,050           

3,639,023       1,894,000      1,745,023     11,050           

3,748,525       1,894,000      1,854,525     11,050           

3,861,313       1,894,000      1,967,313     11,050           

3,977,484       -               3,977,484     11,050           

4,097,140       -               4,097,140     11,050           

4,220,385       -               4,220,385     11,050           

-                -               -              4,358,379      

-                -               -              4,489,130      

-                -               -              4,623,804      

-                -               -              4,762,518      

59,328,572$    26,516,000$   32,812,572$  18,672,074$   

Taxes from bond levies fiscal years 2013 - 2031 500,274          -               500,274        

59,828,846$    26,516,000$   33,312,846$  

Note: The schedules above exclude URA property taxes generated from bond levies -

 an estimated $500,274 if property is developed
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To gain broader perspective on the financial impacts of the proposed development, 
property taxes for the thirty‐five year period, fiscal year 1989‐90 through fiscal year 
2034‐35, were projected. During this period it is anticipated the property “as is” will 
generate $1,032,061 in property taxes; $482,443 for the overlapping taxing 
jurisdictions, and $549,618 for the URA. 
 
Financial projections reflect a phased‐in development, as planned by the Developer, 
beginning in 2012 and completed in 2014. The projections indicate the Rossman 
Landfill site will generate approximately $79 million in property taxes; $59.8 million 
to the URA and $18.7 million to the overlapping taxing districts (beginning fiscal year 
2031‐32 through fiscal year 2034‐35).  
 
The proposed development is anticipated to require an URA investment of 
approximately $17.6 million. If the URA issues debt, a debt issue of approximately 
$20 million is anticipated to provide the required URA contribution, fund a one‐year 
debt service reserve and pay debt issuance costs.  
 
Annual debt service payments of approximately $1.864 million will be necessary for 
fifteen years (one years payment will be made with the required one year debt 
service reserve set aside of $1.864 million). If the Developer funds the URA 
contribution and the URA pays the $17.6 million with a fifteen‐year maturity, annual 
debt service payments are estimated to be approximately $2.1 million on an 
estimated $18.0 million obligation. A debt service reserve is not anticipated.  
 
An interest rate of 4.75% is anticipated for URA issued debt and 8.0% for Developer 
financing. Please note that the analysis for both scenarios reflect net available 
proceeds of $17.9 million or $300,000 more than current Disposition and 
Development Agreement.  
 
As noted above, total property taxes from the proposed development to the URA are 
projected to total approximately $59.8 million from fiscal year 2012‐13 through 
2030‐31. Total debt service is projected to total approximately $26.5 million, if the 
URA issues debt, and approximately $31.5 million if the URA’s contribution is funded 
by the Developer. Net dollars available for other projects and programs within the 
URA’s downtown district are projected to total approximately $33.3 million if the 
URA funds up to a $17.9 million contribution with debt financing and $28.3 million if 
the contribution is repaid to the Developer over time. 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Table 4.  Summary of Property Taxes ‐ Rossman Landfill Site 
With The Rivers Development 
and Debt Service Terms and Assumptions 
Fiscal Years 1989‐90 through 2034‐35 

 
 

 
 
 
 
 
 
 
 
 
 
 
 

 
 
Chart 3.  Property Taxes – Rossman Landfill Site  

with The Rivers Proposed Development 
URA Debt Financing 
Fiscal Years 2009‐10 through 2034‐35 

 

 
 

 ‐    

 1  

 2  

 3  

 4  

 5  

(amounts in millions) 

Property taxes ‐ UR 

Property taxes ‐ 
overlapping districts 

Debt service 

URA Developer

Funding Funding

Property tax revenue - UR 59,828,846       59,828,846       

Debt service 26,516,000       31,545,000       

Net available for other projects/programs 33,312,846       28,283,846       

Property tax revenue - overlapping districts 18,672,074       18,672,074       

Debt Assumptions

Principal 20,000,000       18,000,000       

Term - years 15 15

 Interest rate 4.75% 8.00%

Annual debt service 1,894,000         2,103,000         

Debt service reserve 1,894,000         -                  

Bond issuance costs 200,000           100,000           

Net available for URA contribution 17,906,000       17,900,000       
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Chart 4.  Property Taxes – Rossman Landfill Site  
With The Rivers Proposed Development 
Developer Financing of URA Contribution 
Fiscal Years 2009‐10 through 2034‐35 

 

 
 
Table 5 provides a summary of the anticipated additional service impacts and related 
costs by order of magnitude, including none, limited, moderate and significant. 
Additionally, the table indicates in similar terms the revenue that is anticipated due 
to the proposed Rivers development. Lastly comments are provided to give the 
reader better understanding of the source of funding or impact. For example the City 
of Oregon City’s police department is expected to realize significant additional 
service costs related to the proposed development. Those costs are anticipated to be 
partially offset by the generation of additional franchise fees. When the URD is closed 
there will be significant increased property taxes as property taxes are redirected to 
overlapping taxing jurisdictions, including the City. Also, the impacts to the 
Clackamas Fire District #1 are shown as moderate, due to additional traffic related 
incidents, EMS calls and additional buildings and other property to protect. Unlike 
the City, the District does not have franchise fees to offset costs, however, the District 
can offset a portion of EMS costs with EMS revenue. 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(amounts 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‐ 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Debt service 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Table 5.   Anticipated additional service impacts due to Rivers development 
 

 
 

 

 
 
 

 
 

 
 

 
 
 
 
 
 
 
 

 
Table 6 reflects the permanent tax rates of the overlapping taxing jurisdictions 
including the rate levied in fiscal year 2010‐11. Also shown is the rate for voter 
approved bonded debt that reflects a slightly higher rate inside Oregon City. The 
higher rate is the rate the levy would have generated without the development and 
the lower rate is the rate that would exist if not for the urban renewal district. As 
these bonds mature the additional levy rate will terminate, thereby reducing the 
amount of collections to the URA. The financial projections include a phased out 
reduction of taxes on bonded debt and the permanent rates levied by other 
jurisdictions in fiscal year 2010‐11 continuing through fiscal year 2034‐35. 
 
Note the City of Oregon City levies a rate that is $0.8981 below its permanent rate. 
The lower rate levy resulted from voter approval of the City’s annexation into the 
Clackamas County Fire District in 2008. 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Table 6.  Schedule of Tax Rates – Overlapping Taxing Jurisdictions 
 

 
 

 
 
 

 
 

 
 

 
 

 
 

 
 
 

 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
Table 7 provides the proportion of property taxes for each overlapping taxing district 
that are foregone or “redirected” to the URA through the “divide the taxes” levy 
collection method. Essentially, funds foregone or “redirected” for education are 
restored through the State’s school funding methodology. Combined, the City of 
Oregon City (26.8%), Clackamas Fire District #1 (15.5%), and Clackamas County 
(15.5%), represent nearly fifty‐eight percent (57.8%), and with the Oregon City 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School District nearly ninety percent (89.8%) of the foregone (redirected) property 
taxes to the URA.  
 
Please note that effective with fiscal year 2009 the Fire District began levying taxes 
inside the City (vote approved annexation) and the City reduced its tax rate, changing 
the ratio, and in fiscal year 2010 the voter approved County Library District began 
levying taxes, also changing the ratio. 
 
Table 7.  Schedule of Percentage Allocation of Property Taxes Foregone 
  Fiscal Years 1989‐90 through 2034‐35 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
Tables 8 and 9 reflect the estimated property taxes foregone (redirected) to the URA 
from the Rossman Landfill site from the beginning of the URA (fiscal year 1989‐90) 
through fiscal year 2034‐35. Note that the downtown URD is anticipated to be able to 
close by fiscal year 2030‐31 if The Rivers project is completed as proposed. Without 
the proposed development the downtown URD is not anticipated to expend its 
maximum indebtedness until after beyond 2031. Also, without the proposed project 
the estimated property taxes from the property site will not be available for 
redirection to the overlapping taxing jurisdictions. In other words, the overlapping 
taxing jurisdictions can expect to receive some time after fiscal year 2034‐35 (unless 
the downtown URD is closed sooner) approximately $31,000 per year if the Rivers 
project is not completed and an estimated $4.4 million per year beginning in fiscal 
year 2031‐32 if the project is completed as proposed.

!"#$!"%%

&'($!%)*+)#),

'*-$./01"2$!345

!"#$%&'()*$#+",

!345$"6$./01"2$!345

73/0$(3,4/3*4

!"8245$

!"8245$93:/)/5

!"8245$'"3%$!"2,

;"/4$"6$;"/4%)2<

=>?

'@A$B$C04/"$>$./01"2$D""

A0*4"/$!"24/"%

!"#$%&-.,&-"/#

;0/*024)10$"6$;/"E0/45$F)G0,$7"/01"20

7H$IJ$)2< 7H$JK

4-0/0)640/ 7H$JL )2<$;/3"/

MNOP MNQP =NIP

BN=P BN=P BNQP

MBNJP MBNKP MON=P

MKNJP MLNJP =MNBP

BONKP BQNRP MQNBP

IRNRP IRNLP JNJP

IRNRP IRNLP IQNOP

BNOP JNJP JNJP

JNMP JNMP JNMP

JNRP JNRP JNRP

JNMP JNMP JN=P

JNOP JNOP JNQP

JNJP JNJP JNJP

OBNJP OINJP RONKP

IJJNJP IJJNJP IJJNJP



DRAFT 

      Financial Analysis – Rossman Landfill Site February 2011  Page 15 of 18 

Table 8.   Schedule of Projected Foregone “Redirected” Property Taxes 
    Rossman Landfill with No Development 
    Fiscal Years 1990‐91 through 2034‐35 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IFK'''''''''''' HIG'''''''''' ' -''''''''''''''' ' FDI'''''''''''' -''''''''''''' FH''''''''''''''' ' DNFDE'''''''''

JJL'''''''''''' IKI'''''''''' ' -''''''''''''''' ' FKG'''''''''''' -''''''''''''' GM''''''''''''''' ' DNIHJ'''''''''

LDH'''''''''''' KMM'''''''''' ' -''''''''''''''' ' GGF'''''''''''' -''''''''''''' GJ''''''''''''''' ' DNLLF'''''''''

EJH'''''''''''' LGM'''''''''' ' -''''''''''''''' ' GEH'''''''''''' -''''''''''''' HG''''''''''''''' ' FNFGD'''''''''

DNDDE'''''''''' EJG'''''''''' ' -''''''''''''''' ' HIK'''''''''''' -''''''''''''' IM''''''''''''''' ' FNILE'''''''''

DNFKE'''''''''' DNDMM'''''''' -''''''''''''''' ' IFF'''''''''''' -''''''''''''' IK''''''''''''''' ' FNEIL'''''''''
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DNEJJ'''''''''' DNJED'''''''' -''''''''''''''' ' LMF'''''''''''' -''''''''''''' LL''''''''''''''' ' HNIHK'''''''''

FNDIM'''''''''' DNLIM'''''''' -''''''''''''''' ' LKL'''''''''''' -''''''''''''' EJ''''''''''''''' ' HNEKH'''''''''

FNGHM'''''''''' FNMDH'''''''' -''''''''''''''' ' EII'''''''''''' -''''''''''''' DMI'''''''''''''' INHDH'''''''''

FNIGK'''''''''' FNDLF'''''''' -''''''''''''''' ' DNMGI''''''''' -''''''''''''' DDG'''''''''''''' INLJK'''''''''

FNKGE'''''''''' FNGIJ'''''''' -''''''''''''''' ' DNDDL''''''''' -''''''''''''' DFF'''''''''''''' JNGGI'''''''''

FNEHK'''''''''' FNIGI'''''''' -''''''''''''''' ' DNFMG''''''''' -''''''''''''' DGF'''''''''''''' JNLDK'''''''''

GNDJD'''''''''' FNFGF'''''''' DNFLE'''''''''''' DNFEM''''''''' -''''''''''''' DHD'''''''''''''' LNDDG'''''''''

GNGLF'''''''''' FNGLL'''''''' DNGKE'''''''''''' DNGLM''''''''' FFL'''''''''''' DID'''''''''''''' LNEML'''''''''
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HNLIF'''''''''' GNHFJ'''''''' DNEKL'''''''''''' DNELD''''''''' GFK'''''''''''' FDK'''''''''''''' DFNKLD'''''' '

INDFG'''''''''' GNJDL'''''''' FNMLE'''''''''''' FNMED''''''''' GHJ'''''''''''' FFE'''''''''''''' DGNHEJ'''''' '

INHMG'''''''''' GNLDI'''''''' FNFMG'''''''''''' FNFMI''''''''' GJI'''''''''''' FHD'''''''''''''' DHNFGF'''''' '
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DDNFMK'''''''' KNEDH'''''''' HNIJE'''''''''''' HNIKI''''''''' KIJ'''''''''''' IMD'''''''''''''' FENIFF'''''' '
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Table 9. Schedule of Projected Foregone “Redirected” and Received Property Taxes  
Rossman Land Site ‐ With The Rivers Development ‐ $200 Real Market        
Value 
Fiscal Years 1990‐91 through 2034‐35 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HEJ'''''''''''''' GHF'''''''''' ' -''''''''''''' ECH'''''''''''''' -'''''''''''''' EG'''''''''''' CMECD''''''''''
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CMICE'''''''''' ' CMFKJ''''''''' -''''''''''''' IHK'''''''''''''' -'''''''''''''' JE'''''''''''' FMJED''''''''''

CMJKI'''''''''' ' CMHFJ''''''''' -''''''''''''' JED'''''''''''''' -'''''''''''''' KL'''''''''''' GMCFE''''''''''

CMDII'''''''''' ' CMIDC''''''''' -''''''''''''' KLE'''''''''''''' -'''''''''''''' KK'''''''''''' GMHGJ''''''''''

EMCHL'''''''''' ' CMKHL''''''''' -''''''''''''' KJK'''''''''''''' -'''''''''''''' DI'''''''''''' GMDJG''''''''''

EMFGL'''''''''' ' EMLCG''''''''' -''''''''''''' DHH'''''''''''''' -'''''''''''''' CLH'''''''''' HMGCG''''''''''

EMHFJ'''''''''' ' EMCKE''''''''' -''''''''''''' CMLFH'''''''''' ' -'''''''''''''' CCF'''''''''' HMKIJ''''''''''

EMJFD'''''''''' ' EMFHI''''''''' -''''''''''''' CMCCK'''''''''' ' -'''''''''''''' CEE'''''''''' IMFFH''''''''''

EMDGJ'''''''''' ' EMHFH''''''''' -''''''''''''' CMELF'''''''''' ' -'''''''''''''' CFE'''''''''' IMKCJ''''''''''

FMCIC'''''''''' ' EMEFE''''''''' CMEKD'''''''''' CMEDL'''''''''' ' -'''''''''''''' CGC'''''''''' KMCCF''''''''''

FMFKE'''''''''' ' EMFKK''''''''' CMFJD'''''''''' CMFKL'''''''''' ' EEK'''''''''''''' CHC'''''''''' KMDLK''''''''''

FMILD'''''''''' ' EMHGD''''''''' CMGJC'''''''''' CMGJF'''''''''' ' EGG'''''''''''''' CIC'''''''''' DMHLJ''''''''''

FMKGF'''''''''' ' EMJCG''''''''' CMHIJ'''''''''' CMHID'''''''''' ' EHD'''''''''''''' CJE'''''''''' CLMCEG''''''''

CDCMCGC'''''''' CFGMDJE''''' JJMDEI'''''''' JKMLEF'''''''''' CEMKDJ''''''''' KMHGE'''''''' HLFMHLC''''''

HKEMFGL'''''''' GCCMECC''''' EFJMGCF'''''' EFJMJLD'''''''' FDMEDE''''''''' EIMLEF'''''' CMHFFMDKK''''

DDIMKFG'''''''' JLFMDLL''''' GLIMFDJ'''''' GLIMDLH'''''''' IJMEHD''''''''' GGMHGI'''''' EMIEHMKGC''''

CMLEIMKIG''''' JEHMCLI''''' GCKMIGL'''''' GCDMCIF'''''''' IDMEKH''''''''' GHMKKK'''''' EMJLGMDGI''''

CMLHJMJDI''''' JGIMDGK''''' GFCMEHC'''''' GFCMJDL'''''''' JCMFJE''''''''' GJMEJL'''''' EMJKIMGEJ''''

CMLKDMIHI''''' JIDMGGH''''' GGGMEFD'''''' GGGMJDH'''''''' JFMHEE''''''''' GKMIDG'''''' EMKJLMFHC''''

CMCEEMGJC''''' JDEMICK''''' GHJMICK'''''' GHKMCDL'''''''' JHMJFI''''''''' HLMCIL'''''' EMDHIMJDF''''

CMCHIMEJE''''' KCIMGKH''''' GJCMFDK'''''' GJCMDKJ'''''''' JKMLCJ''''''''' HCMIJC'''''' FMLGHMKFL''''

CMCDCMLKI''''' KGCMLIK''''' GKHMHDC'''''' GKIMCDK'''''''' KLMFII''''''''' HFMEEJ'''''' FMCFJMHFI''''

CMEEIMDGG''''' KIIMFKD''''' HLLMECL'''''' HLLMKFH'''''''' KEMJKH''''''''' HGMKED'''''' FMEFCMDDE''''

CMEIFMKJK''''' KDEMGJL''''' HCHMEIK'''''' HCHMDCE'''''''' KHMEJJ''''''''' HIMGJD'''''' FMFEDMEKG''''

CMFLCMDEL''''' DCDMFFF''''' HFLMJJJ'''''' HFCMGGL'''''''' KJMKGG''''''''' HKMCJD'''''' FMGEDMGDF''''

CMFGCMCLG''''' DGJMLLE''''' HGIMJHE'''''' HGJMGFH'''''''' DLMGKK''''''''' HDMDFL'''''' FMHFEMJCC''''
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CMGEFMLFE''''' CMLLGMKHG''' HKLMCHF'''''' HKLMKJK'''''''' DIMLCI''''''''' IFMHDE'''''' FMJGKMHEH''''

CMGIHMKGD''''' CMLFHMLKD''' HDJMILD'''''' HDKMFHI'''''''' DKMDLH''''''''' IHMHLH'''''' FMKICMFCF''''

CMHLDMDHC''''' CMLIIMEFC''' ICHMHKD'''''' ICIMFHK'''''''' CLCMKKL'''''' ' IJMGJI'''''' FMDJJMGKH''''
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-./01.012&&&& -.-/2.33/&& /41.035&&&&&& /40.326&&&&&&& ---./34&&&&&&& 43.534&&&&& 1.302.345&&&
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-.400.3-7&&&& -.635.122&& 4-0./-5&&&&&& 4-/.0-3&&&&&&& --2.130&&&&&&& 42.117&&&&& 1./63.270&&&
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EDMGGJMKLH''' ELMJDKMCCG' CCMDDHMLHF'' CEMLELMHCF''' CMDKGMDJI''''' CMFCHMDGG'' HDMFEKMHJG''

/.566.7--&&&& 1.224.226&& 6.266.767&&& 6.260.01/&&&& 1/4.71/&&&&&&& 375.36/&&&& -2.633.23-&
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State Income Taxes 
 
The analysis contained herein with respect to projected state income taxes is limited 
to providing a range of forecasts generated from job and income tax information 
presented previously by Leland Consulting Group, Pacific Property Search, US 
Census, CenterCal LLC and the City of Oregon City.  
 
The number of jobs indicated to construct the project is approximately 305. 
Additionally, at full occupancy 1,622 new permanent jobs have been estimated 
(1,513 retail and 110 office). The estimated income taxes resulting from this project 
previously communicated includes $1.2 million in the first year of construction, $2.3 
million in the second year and more than $3.0 million after project completion. 
 
Chart 5 and Table 9 provide a range of projected state income taxes assuming eighty 
percent of the amount previously estimated to one‐hundred percent of those 
amounts. Additionally, the forecasts assume annual inflationary adjustments and no 
change to state income tax rates. 
 
State income taxes go directly into the State general fund and are allocated to public 
education, public safety, and other general service programs provided by the State. 
 
Chart 5.   Projected State Income Taxes 
    Fiscal Years 2012‐13 – 2034‐35 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Table 10.  Projected State Income Taxes 
  Fiscal Years 2012‐13 – 2034‐35 
 
 
 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Estimated Estimated

Estimated Income Tax Income Tax

!"#$%& Income Tax With Project With Project

'(%) Existing 80% 100%

*++*,-.*- -$            -$                -$                  

-.*/ -              1,018,464         1,273,080          

-.*0 -              2,010,618         2,513,272          

-.*1 -              2,881,303         3,601,628          

-.*2 -              2,967,742         3,709,677          

-.*3 -              3,056,774         3,820,967          

-.*4 -              3,148,477         3,935,596          

-.*+ -              3,242,931         4,053,664          

-.-. -              3,340,219         4,175,274          

-.-* -              3,440,426         4,300,532          

-.-- -              3,543,639         4,429,548          

-.-/ -              3,649,948         4,562,435          

-.-0 -              3,759,446         4,699,308          

-.-1 -              3,872,230         4,840,287          

-.-2 -              3,988,397         4,985,496          

-.-3 -              4,108,048         5,135,061          

-.-4 -              4,231,290         5,289,112           

-.-+ -              4,358,229         5,447,786          

-./. -              4,488,975         5,611,219           

-./* -              4,623,645         5,779,556          

-./- -              4,762,354         5,952,943          

-.// -              4,905,225         6,131,531          

-./0 -              5,052,381         6,315,477          

-./1 -              5,203,953         6,504,941          

-$            85,654,715$     107,068,391$     


