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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
aresult 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

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

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

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

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
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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
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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.

OF1e_

OREGONinc
government executive league  Financial Analysis — Rossman Land(fill Site February 2011 Page 5 of 18



DRAFT

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
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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 taxes the other taxing districts are anticipated to receive by
fiscal year from fiscal year 2010-11 through 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
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Table 3 provides the estimated dollar amounts by fiscal year for the information
included in Charts 1-3.
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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 With Proposed Development - URA Financing
Property Property Property Amount Property Taxes
Fiscal Taxes to Other Taxesto URA  Taxes to URA Debt Available for to Other
Year Jurisdictions from Site from Site Service Other Projects Jurisdictions
1990 $ 9,704 ' $ - $ - $ - $ - $ 9,704
1991 9,704 291 291 - 291 9,704
1992 9,704 591 591 - 591 9,704
1993 9,704 900 900 - 900 9,704
1994 9,704 1,218 1,218 - 1,218 9,704
1995 9,704 1,546 1,546 - 1,546 9,704
1996 9,704 1,883 1,883 - 1,883 9,704
1997 9,704 2,231 2,231 - 2,231 9,704
1998 9,704 2,589 2,589 - 2,589 9,704
1999 9,704 2,958 2,958 - 2,958 9,704
2000 9,704 3,337 3,337 - 3,337 9,704
2001 9,704 3,729 3,729 - 3,729 9,704
2002 9,704 4,132 4,132 - 4,132 9,704
2003 9,704 4,547 4,547 - 4,547 9,704
2004 9,704 4,974 4,974 - 4,974 9,704
2005 9,704 5,414 5,414 - 5,414 9,704
2006 9,704 5,868 5,868 - 5,868 9,704
2007 9,704 6,335 6,335 - 6,335 9,704
2008 9,704 6,816 6,816 - 6,816 9,704
2009 10,767 8,113 8,113 - 8,113 10,767
2010 11,050 8,908 8,908 - 8,908 11,050
2011 11,050 9,507 9,507 - 9,507 11,050
2012 11,050 10,123 10,123 - 10,123 11,050
2013 11,050 10,759 503,501 - 503,501 11,050
2014 11,050 11,413 1,533,988 - 1,533,988 11,050
2015 11,050 12,087 2,625,840 1,894,000 731,840 11,050
2016 11,050 12,781 2,704,947 1,894,000 810,947 11,050
2017 11,050 13,496 2,786,427 1,894,000 892,427 11,050
2018 11,050 14,232 2,870,351 1,894,000 976,351 11,050
2019 11,050 14,991 2,956,793 1,894,000 1,062,793 11,050
2020 11,050 15,772 3,045,829 1,894,000 1,151,829 11,050
2021 11,050 16,577 3,137,535 1,894,000 1,243,535 11,050
2022 11,050 17,405 3,231,993 1,894,000 1,337,993 11,050
2023 11,050 18,259 3,329,284 1,894,000 1,435,284 11,050
2024 11,050 19,138 3,429,494 1,894,000 1,535,494 11,050
2025 11,050 20,044 3,532,710 1,894,000 1,638,710 11,050
2026 11,050 20,977 3,639,023 1,894,000 1,745,023 11,050
2027 11,050 21,938 3,748,525 1,894,000 1,854,525 11,050
2028 11,050 22,927 3,861,313 1,894,000 1,967,313 11,050
2029 11,050 23,947 3,977,484 - 3,977,484 11,050
2030 11,050 24,997 4,097,140 - 4,097,140 11,050
2031 11,050 26,078 4,220,385 - 4,220,385 11,050
2032 11,050 27,192 - - - 4,358,379
2033 11,050 28,339 - - - 4,489,130
2034 11,050 29,521 - - - 4,623,804
2035 11,050 30,738 - - - 4,762,518
$ 482,443 § 549,618 $ 59,328,572 $ 26,516,000 T $ 32,812,572 $ 18,672,074
Taxes from bond levies fiscal years 2013 - 20: 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

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

Chart 3. Property Taxes - Rossman Landfill Site
with The Rivers Proposed Development
URA Debt Financing
Fiscal Years 2009-10 through 2034-35
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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
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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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Table 5. Anticipated additional service impacts due to Rivers development

Additional Revenue from
Service Cost Other Sources
Impacts due to  to Offset Cost

Taxing Jurisdiction Development Impacts Comments

Local Governments

City of Oregon City
Police Significant Moderate Franchise fees
Parks Limited Moderate Franchise fees
Community Development Significant Significant Development fees
Streets Moderate Moderate Street fees, franchise fees
Utilities Signficiant Significant Utility charges

Clackamas Fire District Moderate Lmtd/Moderate Limited fire, moderate EMS

Clackamas County Limited None Transportation costs

County Library Limited None Additional visits

County Soil Cons None None

Port of Portland None None

4-H None None

SRV 2 Metro - Oregon Zoo None None

Vector Control None None

Education

Community College None None

Clackamas ESD None None

Oregon City School District None None

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

City of Oregon City
Tax Rates - FY 2010-11
Tax Code 062-057

Perm Rate not
Rate Levied Rate Levied
Com Coll 0.5582 0.5582 -
ESD Clackamas 0.3687 0.3687 -
Sch Oregon City 49629 49629 -
Total Education 5.8898 5.8898 -
City of Oregon City 4.1590 5.0571 0.8981
Fire District 2.4012 2.4012 -
County 2.4042 2.4042 -
County Library 0.3974 0.3974 -
County Soil Cons 0.0400 0.0500 0.0100
Port of Portland 0.0701 0.0701 -
4-H 0.0500 0.0500 -
SRV 2 Metro - Oregon Zoo 0.0966 0.0966 -
Vector Control 0.0065 0.0065 -
Total Gen Govt 9.6250 10.5331 0.9081

Oregon City bond 0.1227
Clack Com College bond 0.1598
Oregon City school bond 1.4138
SRV 2 Metro bond 0.1533
Trans Trimet bond 0.0878
Fire District 0.0666
Total excluded from limitation 2.0040
Total 17.5188
Total excluding bonds 15.5148
Potential adjustments - perm rate 0.9081
Total maximum rate - excluding bonds 16.4229

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

Percentage of Property Taxes Foregone

FY 10 and FY 08
thereafter FY 09 and Prior
Com Coll 3.6% 3.7% 4.1%
ESD Clackamas 2.4% 2.4% 2.7%
Sch Oregon City 32.0% 32.8% 36.4%
Total Education 38.0% 39.0% 43.2%
City of Oregon City 26.8% 27.5% 37.2%
Fire District 15.5% 15.9% 0.0%
County 15.5% 15.9% 17.6%
County Library 2.6% " 0.0% " 0.0%
County Soil Cons 0.3% 0.3% 0.3%
Port of Portland 0.5% 0.5% 0.5%
4-H 0.3% 0.3% 0.4%
SRV 2 Metro - Oregon Zoo 0.6% 0.6% 0.7%
Vector Control 0.0% 0.0% 0.0%
Total Gen Govt 62.0% 61.0% 56.8%
100.0% 100.0% 100.0%

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.
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Table 8. Schedule of Projected Foregone “Redirected” Property Taxes
Rossman Landfill with No Development
Fiscal Years 1990-91 through 2034-35

Rossman Landfill - No Development

Fiscal Foregone Property Taxes
Year Schools Oregon City  Fire District Clackamas Co. Library Dist Other Total
1991 126 108 - 51 - 6 291
1992 255 220 - 104 - 11 590
1993 389 335 - 159 - 17 900
1994 527 453 - 215 - 24 1,219
1995 668 575 - 273 - 30 1,546
1996 814 700 - 332 - 36 1,882
1997 964 830 - 394 - 43 2,231
1998 1,119 963 - 457 - 50 2,589
1999 1,279 1,100 - 522 - 57 2,958
2000 1,443 1,241 - 589 - 64 3,337
2001 1,612 1,387 - 658 - 72 3,729
2002 1,786 1,537 - 729 - 80 4,132
2003 1,966 1,691 - 802 - 88 4,547
2004 2,150 1,850 - 878 - 96 4,974
2005 2,340 2,014 - 955 - 105 5414
2006 2,537 2,182 - 1,035 - 113 5,867
2007 2,739 2,356 - 1,118 - 122 6,335
2008 2,947 2,535 - 1,203 - 132 6,817
2009 3,161 2,232 1,289 1,290 - 141 8,113
2010 3,382 2,388 1,379 1,380 228 151 8,908
2011 3,609 2,549 1,471 1,473 244 161 9,507
2012 3,843 2,714 1,567 1,569 259 172 10,124
2013 4,084 2,884 1,665 1,667 276 183 10,759
2014 4,333 3,059 1,766 1,769 292 194 11,413
2015 4,589 3,240 1,871 1,873 310 205 12,088
2016 4,852 3,426 1,978 1,981 327 217 12,781
2017 5,123 3,618 2,089 2,091 346 229 13,496
2018 5,403 3,815 2,203 2,205 365 241 14,232
2019 5,691 4,019 2,320 2,323 384 254 14,991
2020 5,987 4,228 2,441 2,444 404 268 15,772
2021 6,293 4,444 2,566 2,569 425 281 16,578
2022 6,607 4,666 2,694 2,697 446 295 17,405
2023 6,932 4,895 2,826 2,829 468 310 18,260
2024 7,265 5,130 2,962 2,966 490 325 19,138
2025 7,609 5,373 3,102 3,106 513 340 20,043
2026 7,963 5,623 3,247 3,251 537 356 20,977
2027 8,328 5,881 3,395 3,400 562 372 21,938
2028 8,704 6,146 3,548 3,553 587 389 22,927
2029 9,091 6,419 3,706 3,711 613 406 23,946
2030 9,489 6,701 3,869 3,874 640 424 24,997
2031 9,900 6,991 4,036 4,041 668 442 26,078
2032 10,323 7,289 4,208 4,214 697 461 27,192
2033 10,758 7,597 4,386 4,391 726 481 28,339
2034 11,207 7,914 4,569 4,575 756 501 29,522
2035 11,669 8,240 4,757 4,763 787 521 30,737
Totals 211,856 153,558 75,910 86,479 12,350 9,466 549,619

El®

OREGONinc
govemment executive league  Financial Analysis — Rossman Landfill Site February 2011 Page 15 of 18



DRAFT

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

Rossman Landfill - The Rivers Development

Fiscal Foregone Property Taxes
Year Schools Oregon City  Fire District Clackamas Co.  Library Dist Other Total
1991 126 108 - 51 - 6 291
1992 255 220 - 104 - 11 590
1993 389 335 - 159 - 17 900
1994 527 453 - 215 - 24 1,219
1995 668 575 - 273 - 30 1,546
1996 814 700 - 332 - 36 1,882
1997 964 830 - 394 - 43 2,231
1998 1,119 963 - 457 - 50 2,589
1999 1,279 1,100 - 522 - 57 2,958
2000 1,443 1,241 - 589 - 64 3,337
2001 1,612 1,387 - 658 - 72 3,729
2002 1,786 1,537 - 729 - 80 4,132
2003 1,966 1,691 - 802 - 88 4,547
2004 2,150 1,850 - 878 - 96 4,974
2005 2,340 2,014 - 955 - 105 5,414
2006 2,537 2,182 - 1,035 - 113 5,867
2007 2,739 2,356 - 1,118 - 122 6,335
2008 2,947 2,535 - 1,203 - 132 6,817
2009 3,161 2,232 1,289 1,290 - 141 8,113
2010 3,382 2,388 1,379 1,380 228 151 8,908
2011 3,609 2,549 1,471 1,473 244 161 9,507
2012 3,843 2,714 1,567 1,569 259 172 10,124
2013 191,141 134,972 77,926 78,023 12,897 8,542 503,501
2014 582,340 411,211 237,413 237,709 39,292 26,023 1,533,988
2015 996,834 703,900 406,397 406,905 67,259 44,546 2,625,841
2016 1,026,864 725,106 418,640 419,163 69,285 45,888 2,704,946
2017 1,057,796 746,948 431,251 431,790 71,372 47,270 2,786,427
2018 1,089,656 769,445 444,239 444,795 73,522 48,694 2,870,351
2019 1,122,471 792,618 457,618 458,190 75,736 50,160 2,956,793
2020 1,156,272 816,485 471,398 471,987 78,017 51,671 3,045,830
2021 1,191,086 841,068 485,591 486,198 80,366 53,227 3,137,536
2022 1,226,944 866,389 500,210 500,835 82,785 54,829 3,231,992
2023 1,263,878 892,470 515,268 515,912 85,277 56,479 3,329,284
2024 1,301,920 919,333 530,777 531,440 87,844 58,179 3,429,493
2025 1,341,104 947,002 546,752 547,435 90,488 59,930 3,532,711
2026 1,381,463 975,501 563,206 563,909 93,211 61,734 3,639,024
2027 1,423,032 1,004,854 580,153 580,878 96,016 63,592 3,748,525
2028 1,465,849 1,035,089 597,609 598,356 98,905 65,505 3,861,313
2029 1,509,951 1,066,231 615,589 616,358 101,880 67,476 3,977,485
2030 1,555,375 1,098,306 634,108 634,900 104,945 69,506 4,097,140
2031 1,602,162 1,131,344 653,182 653,998 108,102 71,596 4,220,384
2032 1,654,548 1,168,336 674,539 675,382 111,637 73,937 4,358,379
2033 1,704,184 1,203,386 694,775 695,643 114,986 76,156 4,489,130
2034 1,755,310 1,239,488 715,619 716,513 118,435 78,440 4,623,805
2035 1,807,969 1,276,672 737,087 738,008 121,988 80,793 4,762,517

Total Foregone 29,447,805 20,798,114 11,995,053 12,020,513 1,984,976 1,315,944 59,328,574
Total Received 6,922,011 4,887,882 2,822,020 2,825,546 467,046 309,326 18,233,831
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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
Fiscal Income Tax With Project With Project
Year Existing 80% 100%

1991-2012 §$ - $ - $ -
2013 - 1,018,464 1,273,080
2014 - 2,010,618 2,513,272
2015 - 2,881,303 3,601,628
2016 - 2,967,742 3,709,677
2017 - 3,056,774 3,820,967
2018 - 3,148,477 3,935,596
2019 - 3,242,931 4,053,664
2020 - 3,340,219 4,175,274
2021 - 3,440,426 4,300,532
2022 - 3,543,639 4,429,548
2023 - 3,649,948 4,562,435
2024 - 3,759,446 4,699,308
2025 - 3,872,230 4,840,287
2026 - 3,988,397 4,985,496
2027 - 4,108,048 5,135,061
2028 - 4,231,290 5,289,112
2029 - 4,358,229 5,447,786
2030 - 4,488,975 5,611,219
2031 - 4,623,645 5,779,556
2032 - 4,762,354 5,952,943
2033 - 4,905,225 6,131,531
2034 - 5,052,381 6,315,477
2035 - 5,203,953 6,504,941
$ - $ 85,654,715 $ 107,068,391
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