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Part One: Plan Text

UR Plan and Amendments
This Plan incorporates all text plan amendments through the July 31, 2007 and
proposed amendments with thel0th Plan Amendment (August 2007).

Sequence and Purpose of Amendments

1st Resolution 91-01, Sept. 25, 1992
Inserts latest date for bonded indebtedness

2nd Ordinance 95-1017, Sept. 20, 1995
Authorizes acquisition of Stimson property

3rd Resolution96-02, Dec. 4, 1996
Adds Tumwater Sewer as a project activity

4th Ordinance 98-1014, June 17, 1998
Inserts maximum indebtedness per BM50

5th Ordinance 00-1012, May 3, 2000
Changes to goals, extensive revisions to working of project activities,
acquisition and amendment procedures

6th Ordinance 00-1029, December 6, 2000
Authorizes 10th & Main Street property acquisition and Stimson parcel as two
Lots

7th Ordinance 01-1016, May 16, 2001
Authorizes acquisition of Art's Café

8th Ordinance 02-1003
Authorizes property acquisition at 7th and Railroad, TL 22E31AB06500

9th Ordinance 07-1001
Authorizes potential acquisition of comprehensive list of properties (as per
Oregon City Futures, economic development plan, etc.)

10th Ordinance 07-1014
Substantial plan amendment to increase maximum indebtedness to $130,100,000.

Note: Not all Plan Amendments Required Changes to the Report.
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100. Introduction

This Urban Renewal Plan, originally adopted December 19,1990, is the Urban Renewal
Plan for the Downtown area in Oregon City, Oregon. This Plan is the only urban renewal
plan for the Downtown area. The Plan is being updated to reflect changes in the scope
of projects in the project area (See Exhibits 1 and 3) in response to the Oregon City
Futures Report prepared by Leland Consulting Group and StastnyBrun Architects, Inc.,
dated October 2004, and to increase the maximum amount of indebtedness to complete
the Plan.

The Oregon City Futures Report (the “Futures Report”) is a strategy for economic
development for Oregon City. As a result of an extensive public involvement process
initiated by the City in March 2004, The Futures Report gives considerable attention to
the designation by Metro of Oregon City as a Regional Center in Metro’s Region 2040
Growth Concept (one of seven such designations within the Portland Metro area). The
Report provides a series of recommendations on policy issues and development
strategies to realize economic development success citywide and achieve the objectives
of the Urban Renewal Plan for the Plan Area.

This Plan has been prepared pursuant to Oregon Revised Statute (ORS) Chapter 457,
and all applicable laws and ordinances of the State of Oregon and City of Oregon City
respectively. All such applicable laws and ordinances are made a part of this Plan,
whether expressly referred to in the text or not.

In 1990, the Oregon City Commission amended the Oregon City Downtown Renewal
Plan of 1983 to remove the downtown area from the Plan, to add project activities, and
to rename the 1983 plan the Hilltop Urban Renewal Plan. The Urban Renewal
Advisory Committee and City Commission directed staff to prepare a new Urban
Renewal Plan for downtown Oregon City, and to include additional areas adjacent to the
downtown that suffer from blighting conditions. This plan, named the Downtown
Oregon City/North End Urban Renewal Plan was the second Urban Renewal Plan
adopted by the City. The Hilltop Urban Renewal District to which this plan referred was
closed in 2005, and saw a 1,100% increase in assessed value, and the Downtown
Oregon City Urban Renewal District is the only Urban Renewal District designated in
Oregon City as of 2007.

200. Definitions

The following definitions will govern the construction of this Plan unless the context
otherwise requires:

"Agency, Renewal Agency, or Urban Renewal Agency" means the City Commission of
Oregon City which, in accordance with ORS 457, is the Urban Renewal Agency of the
City of Oregon City, Clackamas County, Oregon.

"Blighted Areas" means areas which, by reason of deterioration, faulty planning,
inadequate or improper facilities, deleterious land use or the existence of unsafe
structures, or any combination of these factors, are detrimental to the safety, health or
welfare of the community; and are characterized by the existence of conditions as
described in ORS 457.010.
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"City" means the City of Oregon City, Oregon.

"City Commission" means the elected governing commission of the City of Oregon City,
Oregon.

"Comprehensive Plan" means the City's Comprehensive Land Use Plan and its
implementation Ordinances, policies and development standards.

"County" means the County of Clackamas, State of Oregon.

"Displaced" person or business means any person or business who is required to
relocate as a result of action by the Urban Renewal Agency to vacate a property for
public use or purpose. The methods to be used for the temporary or permanent
relocation of such persons living in, and businesses situated in the Urban Renewal Area
shall be in accordance with State Law as specifically set forth in ORS 281.045 to
281.105.

"Exhibit" means an attachment, either narrative or map, to the Urban Renewal Plan

"Objective" means any goal, general or specific, or objective described in Section 400 of
this Plan.

"ORS" means Oregon Revised Statutes (State Law) and specifically Chapter 457
thereof.

"Plan, Renewal Plan, Urban Renewal Plan" means the Urban Renewal Plan for
Downtown Oregon City, the boundaries of which are indicated in Exhibits 1 and 3

"Planning Commission" means the Planning Commission of the City of Oregon City,
Oregon.

"Project, Activity or Project Activity" means any undertaking or activity within the plan
Area, such as a public improvement, street project or other activity, which is authorized
and for which implementing provisions are set forth in the Urban Renewal Plan.

“Regional Center” indicates a designation in Metro’s 2040 Growth Concept Plan,
describing a concentration of activity and investment that serves an area of multiple
cities and towns.

"Report" refers to the report accompanying the urban renewal plan as provided in ORS
457.085 (3)

"State" means the State of Oregon.

"Tax Increment Financing" refers to a method of financing urban renewal project
activities through a division of ad valorem taxes, as provided in ORS 457.420 through
457.450.

"Taxing Bodies" refers to governmental bodies levying taxes within the Urban Renewal
Area.
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"Text" means the Urban Renewal Plan for the Downtown Oregon City Urban
Renewal Plan, Part One: Text and Exhibits.

300. Boundary and Legal Description

The boundary of the Urban Renewal Area comprises approximately 855 acres including
the Downtown area, Clackamette Cove, the Landfill redevelopment site, the
Washington/7th Corridor, and the Heritage Center area. The boundary of this Urban
Renewal Plan is shown as Exhibit 1 of Part Two of this Urban Renewal Plan.
Sub-districts within the boundary are shown as Exhibit 2of Part Two of this Urban
Renewal Plan. A legal description of the Urban Renewal Area is contained in Exhibit 3
of Part Two of this Plan.

400. Relationship to Local Objectives
A. Purpose

The purpose of this Plan is to eliminate blighting influences found in the Renewal Area
and to implement goals and objectives of Oregon City's Comprehensive Plan, and the
“Oregon City Futures” report on Economic Development created in 2004. The Urban
Renewal Plan furthers the following goals and objectives:

B. City of Oregon City Comprehensive Plan

ORS 457.085 requires that an Urban Renewal Plan relate to definite local objectives.
The City's Comprehensive Plan considers a wide range of goals and policies relating to
land uses, traffic, transportation, public utilities, recreation and community facilities, and
other public improvements. Specific goals, objectives and policies, which relate to this
Plan are found in the City of Oregon City's Comprehensive Plan, and are listed as an
appendix to the Report. This Plan is consistent with the goals, objectives and policies
found in the Comprehensive Plan.

As amendments to the Comprehensive Plan are made from time to time in order to
reflect the goals of the community, this Urban Renewal Plan will be amended as needed
in order to remain consistent to the Comprehensive Plan.

C. Overall Renewal Area Goals, stated in “Oregon City Comprehensive Plan” and
“Oregon City Futures:”

1. To improve traffic capacity and safety, pedestrian facilities, park and recreation
facilities, and other public facilities within the Area in order to serve existing and future
residents, businesses, workers and visitors.

2. To improve the Renewal Area as a commercial and employment center, and stimulate
private development within the Area, which is consistent with the Comprehensive Plan.

3. To fulfill Metro Region 2040Growth Concepts, that are consistent with the City’s
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Comprehensive Plan.
D. Renewal Area Objectives

1. To eliminate blighting conditions in the Renewal Area, including inadequate streets
and traffic congestion, inadequate pedestrian and bicycle facilities, inadequate park
and recreation facilities, inadequate public service facilities, substandard and obsolete
buildings, inadequate sewer, water and drainage facilities, and underutilized and
unproductive land.

2. To make public improvements necessary to encourage new private investment in the
Renewal Area including streets, sewer, water and drainage facilities, parking facilities
and other public improvements.

3. To increase taxable values in the Renewal Area.

4. To improve the economic viability of Oregon City's downtown as a retalil, office, and
services center and mixed-use area for Oregon City.

5. To encourage the rehabilitation of downtown's older buildings, particularly those of
architectural and/or historic significance.

6. To enhance historic, cultural, and natural resources in the project area.

7. To support the redevelopment of Clackamette Cove and waterfront areas in the
project area.

8. To support the revitalization of the urban renewal area through building rehabilitation
assistance.

9. To provide traffic capacity, pedestrian accessibility, parking, and safety transportation
improvements in the urban renewal area.

10. To plan for and support development and redevelopment in the renewal area, which
is consistent with the Comprehensive Plan and the Downtown Community Plan.

11. To further the objectives of this Renewal Plan by assisting as necessary in the
acquisition of land for development purposes, and for the assembly of development
sites.

12. To assist in the improvement of the overall economic health of Oregon City and its
businesses.

E. Renewal Area Strategies

The Renewal Plan implements the development strategy approved by the Urban
Renewal Advisory Committee in the preparation of the Renewal Plan update in 2001 and
the “Futures Report” approved by the City Commission in 2004. Key elements of these
strategies include:

* Establish a Plan that has many projects, with a supportive government and
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stakeholders that are committed to providing ongoing leadership and review for
those Projects, including establishing good organization, development standards,
communications and marketing strategies.

« Direct short-term public investments into areas with the greatest development and
redevelopment potential.

* Establish on-going short-term business assistance programs in the Downtown.

* Direct mid-term and long-term public investments in the Urban Renewal area to
support existing commercial and residential uses in the renewal area, and to
stimulate new private investment.

500. Proposed Land Uses

A. Land Use Plan

The Land Use Plan consists of the Land Use (Comprehensive Plan) Plan Map (Exhibit
4), the Zoning Map (Exhibit 5) and the descriptive material and regulatory provisions
contained in this Section (both those directly stated and those herein included by
reference).

This Plan shall be in accordance with the approved Comprehensive Plan of the City of
Oregon City and with its implementing ordinances and policies. The use and
development of land in the Renewal Area (including maximum density and building
requirements ) shall be in accordance with the regulations prescribed in the City's
Comprehensive Plan, Zoning Ordinance, City Charter, or any other applicable local,
state or federal laws regulating the use of property in the Renewal Area. The Zoning
classifications correspond to the Comprehensive Plan designations.

Land uses proposed for sites within the Urban Renewal Area are indicated in the project
list in the Report regarding this text (Section Two of this document).

B. Plan and Design Review

The Urban Renewal Agency shall be notified of any building permit, conditional use or
other development permits requested within the Area. Redevelopers, as defined in this
Plan, shall comply with all applicable ordinances and Redevelopers’ Obligations, Section
800 of this Plan.

600. Outline of Development

The Urban Renewal Project consists of activities which treat the causes of blight and
deterioration in the Urban Renewal Area. This Urban Renewal Area is characterized by
underdevelopment, and unproductive conditions of land. Conditions that impair
development include inadequate streets, traffic circulation problems, and inadequate
public facilities and utilities. Project activities to treat these conditions include, but are
not limited to:

« Street and related improvements, to improve access to land in the project area, and

improve traffic safety and circulation.
* Parking improvements, to improve the supply of public parking spaces and parking

10
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management in support of commercial and recreational uses.

* Streetscape and pedestrian improvements, to improve the safety and aesthetic
character of Area streets in order to enhance these streets for commercial activities.

 Park and recreation improvements, to meet the recreation needs of Oregon City
residents and visitors, and to take advantage of the recreation potential offered by the
Willamette and Clackamas Rivers.

» Storm drainage, water and sewer improvements, to permit more productive use of land
in the area.

» Development assistance programs, to assist property owners and tenants to renovate
existing structures, and to develop areas consistent with the Comprehensive Plan.

* Public facility and services improvements, to improve the services needed for the
Area, and to assist in improving historic buildings, and adding to the character and
utility of and in Oregon City.

» Acquisition, and disposition of land. Land will be acquired for public improvements and
for assembly of development sites (See Section 700). This activity is intended to
improve utilities and rights-of-way, remove incompatible land uses, and further the
development objectives of this Plan.

« Additional planning, administration and co-ordination of development in the Project
Area.

700. Description of Project Activities

In order to achieve the goals and objectives of this Plan, the following project activities
will be undertaken on behalf of the City by the Urban Renewal Agency (hereinafter
referred to as "Agency") in accordance with applicable federal, state, county and city
laws, policies, and procedures. Exhibit 6 shows the general location of project activities.
Exhibit 7 shows the location of properties to be acquired in order to carry out the
objectives of this Plan.

A. Transportation Improvements

Traffic and pedestrian circulation and safety, parking and other transportation
deficiencies have been identified as issues contributing to the depressed conditions in
the urban renewal area, and constraints to future development called for in the Oregon
City Comprehensive Plan. The Oregon City Transportation System Plan (TSP) has
identified needed transportation improvement projects. The draft was developed with
public involvement and the final TSP will likely include the same projects. In order to
correct these deficiencies, the Urban Renewal Agency will participate in the planning,
design, funding and construction of transportation and related public improvements
throughout the area.

Transportation improvements may include the construction, reconstruction, repair or
replacement of streets, traffic control devices, bikeways, pedestrian ways, and multi-use
paths. Other street and sidewalk improvements including tables, benches and other
street furniture, signage, kiosks, phone booths, drinking fountains, decorative fountains,
street lights, and acquisition of property and right of way for Transportation Improvement
purposes. Transportation Improvements are planned for; but not limited to:

» The McLoughlin Boulevard Corridor through the renewal area.
» The Washington Street Corridor between Route 213 and 7thStreet.

11
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» The 7th Street Corridor through the renewal area.

» The Main Street Corridor from Route 99E to Clackamette Cove.

» The Clackamette Cove area.

* Transit or linkages to facilitate public transportation including but not limited to:
o Transit oriented development in the Oregon City Shopping Center and
throughout the Plan areas
o High capacity transit along I-205 and/or McLoughlin Boulevard corridors

* |-205 Interchange improvements and other improvements to serve Rossman Landfill
site.
* Street improvements Oregon City Shopping Center area.
* Street improvements to Railroad Avenue.
* Streetscape modernization throughout the Project Area.
* Amtrak Station improvements.
» On street and off street parking throughout the Project Areas including but not limited
to:

o Antique Mall

o Civic Complex

0 McLean Clinic

0 Oregon City Plumbing block

o Willamette Falls viewing area

0 Court House renovation

o Railroad Avenue

0 12th Street Lot

o End of Oregon Trail Interpretative Center

o County Shops property

0 Amtrak Station

o Clackamette Cove

0 Rossman Land Fill

B. Parks, Open Space and Recreation Improvements

The Urban Renewal area is located on both the Clackamas and Willamette Rivers,
signifying opportunity to provide diverse recreational opportunities for Oregon City and
the region. To promote this opportunity while contributing to economic value to the
district and Oregon City, the Urban Renewal Plan includes participation in the planning,
design, and construction of parks, open spaces, and recreational facilities and related
public improvements, including but not limited to:

* Clackamette Cove

* River Access and Frontage Improvements

» Willamette Riverfront Promenade

* Downtown Core Area

» End of the Oregon Trail Area bounded by railroad tracks to the west, Highway 213 to
the north and Abernethy Creek to the east and south

* Abernethy Creek Corridor

* McLoughlin Bluff/Promenade

C. Development and Redevelopment Assistance

12
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The poor condition of many buildings throughout the Area, the lack of facade
improvements and the generally poor maintenance of many downtown buildings
contribute to the obsolescence and deterioration of the area. In addition, lot patterns,
varied ownerships, physical constraints and existing incompatible uses act as deterrents
to redevelopment consistent with the Oregon City Comprehensive Plan and the
Downtown Community Plan. In order to address these problems, the Urban Renewal
Agency may participate, through loans, grants, or both, in assisting development of new
public and private buildings in the project area, and in maintaining and improving exterior
and interior conditions of existing buildings in the renewal area. The Agency may make
this assistance available, as it deems necessary to achieve the objectives of this Plan.

1. Redevelopment Through New Construction

Redevelopment through new construction may be achieved by public or private property
owners, with or without financial assistance by the Renewal Agency. To encourage
redevelopment through new construction, the Renewal Agency is authorized to set
financial guidelines, establish loan programs and provide below-market interest rate and
market rate loans, and provide such other forms of financial assistance to property
owners and those desiring to acquire and redevelop property as it may deem
appropriate in order to achieve the objectives of this Plan.

2. Preservation, Rehabilitation, and Conservation

The purpose of this activity is to conserve and rehabilitate existing buildings where they
may be adapted for uses that further Plan goals. Rehabilitation and conservation may be
achieved by owner and/or tenant activity, with or without financial assistance by the
Renewal Agency. To encourage rehabilitation and conservation, the Agency is
authorized to create guidelines, establish loan and grant programs and provide below-
market interest rate and market rate loans to the owners of buildings (or those intending
to acquire buildings), which are in need of rehabilitation and for which rehabilitation and
reuse is economically feasible.

D. Public Facility and Services Improvements

The Oregon City Capital Facilities Improvement Plan has identified needed
improvements to several public facilities located in the Urban Renewal Area. The Urban
Renewal Agency is authorized to acquire property for, and make improvements for
public facilities, which support the residential and business development of the project
area, including but not limited to:

» Meeting, conference, educational, or cultural facilities.

« Facilities which supporting the identity of the Area, such as plazas, gateways, and
public art.

* Other Public building facilities.

The extent of the Agency’s participation in funding public building facilities will be based
upon an Agency finding on the benefit of that project to the renewal area and the
importance of the project in carrying out Plan objectives.

E. Public Infrastructure

These projects include construction reconstruction, repair, and upgrading; water,
wastewater and stormwater facilities, relocation of overhead lines, acquisition of land,

13
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right of ways, easements and other land rights needed to carry out the above purposes.
Public Infrastructure Improvements are planned for; but not limited to:

* Water

« Wastewater

» Storm water

« Utility Relocation

F. Planning and Administration

Project resources may be utilized to prepare the Urban Renewal Plan, design plans and
master plans for the renewal area, transportation plans, miscellaneous land use and
public facility studies as needed during the course of the urban renewal plan. Activities
related to marketing program for the Area that may utilize project funds. Project funds
may also be utilized to pay for personnel, overhead and other administrative costs
incurred in the management of the urban renewal plan.

G. Property Acquisition

Acquisition of real property is determined necessary to carry out the objectives of this
Plan. Accordingly, this Plan authorizes the following property acquisitions within the
Urban Renewal Area, including but limited to:

» Where detrimental land uses or conditions such as incompatible uses, flood plain, or
adverse influences from noise, smoke or fumes exist, or where there exists over-
crowding, excessive dwelling unit density or conversions to incompatible types of uses,
and it is determined by the Agency that acquisition of such properties and the
rehabilitation or demolition of the improvements are necessary to remove blighting
influences.

* Where it is determined by the Agency that the property is needed for the following
purposes.

1. Property to be Acquired for Public Improvements and Facilities

It is anticipated that acquisition of real property will be necessary to carry out public use
objectives of this plan. These objectives include right-of-way acquisition for streets,
alleys, bicycle and pedestrian ways, and other public improvements, uses and facilities
described in Section 700 of this Plan. Prior to acquisition, this Plan shall be amended to
identify the specific property or interest to be acquired. The type of amendment required
to acquire property for Public Improvements and Facilities is:

a. Right-of-way acquisition for streets, alleys, bicycle and pedestrian ways that do not
require the use of eminent domain will require a minor amendment to this Plan, as
described in Section 1000 Al of this Plan. City Commission approval will not be
required for these acquisitions.

b. Acquisition for other public improvements, uses, and facilities will require a minor
amendment to this Plan, as described in Section 1000 Al of this Plan, and also will
require City Commission approval of the minor amendment, per Section 1000 B. 2 of
this Plan.

c. Any acquisition of property for Public Improvements and Facilities that requires the

14
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use of eminent domain will require a minor amendment to this Plan, as described in
Section1000 Al of this Plan, and also will require City Commission approval of the
Minor amendment, per Section 1000 B. 2 of this Plan. Such amendments will be
Accompanied by findings to the Agency describing the property to be acquired, the
Anticipated disposition of such property, and an estimated time schedule for such
acquisition and disposition. The property to be acquired will be incorporated into Table
1 of this Plan.

2. Property to be acquired for Redevelopment Property may be acquired by the Renewal
Agency and disposed of to a public or private developer in accordance with this Plan.
Prior to acquisition, this Plan shall be amended to identify the specific property or
interest to be acquired. The type of amendment required to acquire property for
Redevelopment is:

Acquisition for Redevelopment will require a minor amendment to this Plan as described
in Section 1000 Al of this Plan, and also will require City Commission approval of the
minor amendment per Section 1000 B 2of this Plan. Such amendments will be
accompanied by findings to the Agency describing the property to be acquired, the
anticipated disposition of such property, and an estimated time schedule for such
acquisition and disposition. The property to be acquired will be incorporated into Table 1
of this Plan.

15
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Table 1: Properties to be Acquired (with status as of June 30, 2007)

Tax Map Tax Lot Property Description IAcquisition Status
2-2E-20 502 Clackamette Cove - 8.28 acres Portion, Completed
2-2E-29 400 Lot between Metro South Station & 1-205 - 4.78 acres Completed
2-2E-29 900 Landfill - 91.12 acres To be acquired
2-2E-29 902 Parker NW on Abernethy - 2.09 acres [To be acquired
2-2E-29 1200 Landfill - 2.91 acres [To be acquired
2-2E-29 1400 Lot between Metro South Station & I-205 - 4.79 acres Completed
2-2E-29 1402 Clackamas Landscape Supply on Washington - 8.1

acres Completed
2-2E-29 1403 JAmtrak Station - 1.01 acres Completed
2-2E-29 1500 Glacier, N. lot - 5.57 acres ITo be acquired
2-2E-29 1503 Clackamette Cove - 63.34 acres Portion, Completed
2-2E-29 1505 Main St. Extension parcel - 1.4 acres Completed
2-2E-29 1508 Main St. Extension parcel - 1.72 acres Completed
2-2E-29 1600 Glacier, easement - 1.81 acres [To be acquired
2-2E-29 1700 Gladstone Water Intake - in Gladstone city limits To be acquired
2-2E-29 1900 Glacier, center lot - 5.6 acres [To be acquired
2-2E-29CA 300 1810 Washington - .54 acres Completed
2-2E-29CA 400 1780 Washington, Stein - 3.47 acres To be acquired
2-2E-29CA 1600 JAuction House, Abernethy Rd., Johnson - .3 acres [To be acquired
2-2E-29CA 1700 lAbernethy Rd., Johnson - .13 acres [To be acquired
2-2E-29CA 1800 JAbernethy Rd., Beyl - .08 acres To be acquired
2-2E-29CA 1900 JAbernethy Rd., Schreiber - .11 acres ITo be acquired
2-2E-29CA 1901 IAbernethy Rd., Shaw - .11 acres ITo be acquired
2-2E-29CA 2000 IAbernethy Rd., Carlson - .14 acres To be acquired
2-2E-29CA 2300 JAbernethy Rd., Reynolds - .11 acres ITo be acquired
2-2E-29CA 2400 Clackamas County on N. side Abernethy - .15 acres [To be acquired
2-2E-29CA 2500 Clackamas County on N. side Abernethy - .57 acres [To be acquired
2-2E-29CA 2700 Clackamas County on N. side Abernethy - 1.22 acres ITo be acquired
2-2E-29CB 100 Glacier, S. lot - 1.74 acres [To be acquired
2-2E-29CC 1400 Clackamas County on S. side Abernethy - .28 acres [To be acquired
2-2E-29CC 1500 Clackamas County on S. side Abernethy - .19 acres [To be acquired
2-2E-29CC 1600 Clackamas County on S. side Abernethy - .24 acres [To be acquired
2-2E-29CC 1700 Clackamas County on S. side Abernethy - .4 acres [To be acquired
2-2E-29CC 2600 Between Washington and Abernethy Creek - .43 acres |Completed
2-2E-29CC 2800 1601 Washington, Alleman - .12 acres [To be acquired
2-2E-29CC 2900 Washington St., Alleman - .12 acres To be acquired
2-2E-29CC 3000 Krueger Lumber, main building - .58 acres [To be acquired
2-2E-29CC 3100 Krueger Lumber, rear lot, .25 acres [To be acquired
2-2E-29CC 3200 Krueger Lumber, rear lot - .16 acres To be acquired
2-2E-29CC 3300 Krueger Lumber, rear lot off of 16th - .49 acres [To be acquired
2-2E-29CA 600 Retired tax lot which became 22E29 01402 (see above) |Portion, Completed
2-2E-29CD 100 Clackamas County, S. side Abernethy - 16.48 acres [To be acquired
2-2E-31AA 13200 [OC Plumbing Block, northerly half of block - .53 acres  [To be acquired
2-2E-31AA 13300 Battery Exchange - .31 acres [To be acquired
2-2E-31AA 13400 [OC Plumbing Block, 611 7th - .07 acres To be acquired
2-2E-31AA 13500 (OC Plumbing Block, 617 7th & 701 J. Adams - .23 acres [To be acquired
2-2E-31AA 13700 [OC Plumbing Block, house - .1 acres To be acquired
2-2E-31AB 100 Poe Bldg - .08 acres To be acquired
2-2E-31AB 200 High St. Prop. - .19 acres ITo be acquired
2-2E-31AB 300 Riverview Prof. Ctr. - .21 acres To be acquired
2-2E-31AB 3200 Downtown parking lot @ 10th & Main Completed
2-2E-31AB 4300 Clackamas County Courthouse parking lot [To be acquired
2-2E-31AB 4400 Clackamas County Courthouse [To be acquired
2-2E-31AB 4700 Parking Lot N. of Bridge To be acquired
2-2E-31AB 4800 108 8th Street - Attorney's Building ITo be acquired
2-2E-31AB 5100 Urb's Parking Lot on Main St. To be acquired
2-2E-31AB 6500 "Coin Shop" base of elevator [To be acquired
2-2E-31CA 3801 Highland Stillhouse (former Art's Café) ITo be acquired
2-2E-31CA 5200 313 S. 2nd St. - .07 acres. Completed
2-2E-31CA 5500 214 Tumwater Dr. - .07 acres Completed

Property Acquisition and Disposition Schedule: It is anticipated that the remaining properties to be acquired
will be acquired during the period 2007 to 2028,and that disposition will be completed by the year 2028.
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H. Property Disposition

The Renewal Agency will dispose of property acquired within the Amended Renewal
Area for redevelopment for uses and purposes specified in this Plan. Properties shall be
subject to disposition for the following purposes:

1. Road, street, and utility improvements.
2. Construction of pedestrian, bikeway, or other public facilities specified in this plan.

3. Redevelopment by private redevelopers for purposes consistent with the uses and
objectives of this plan.

Such disposition will be in accordance with the terms of a Disposition and Development
Agreement between the Developer and the Renewal Agency. The Renewal Agency may
enter into agreements to acquire land, to hold land for future development, to dispose of
any land it has acquired at fair reuse value, and to define the fair reuse value of any
land.

800. Redeveloper’s Obligations

Redevelopers within the Urban Renewal Area will be subject to controls and obligations
imposed by the provisions of this Plan. Redevelopers also will be obligated by the
following requirements:

» The Redeveloper shall develop or redevelop property in accordance with the land-use
provisions and other requirements specified in this Plan.

» The Redeveloper shall submit all plans and specifications for construction of
improvements on the land to the Renewal Agency or its designated agent, for review
prior to distribution to reviewing bodies as required by the City.

» The Redeveloper shall commence and complete the development of such property for
the use provided in this Plan within a reasonable period of time as determined by the
Agency.

» The Redeveloper shall accept all conditions and agreements as may be required by the
Renewal Agency. The Renewal Agency may require the redeveloper to execute a
Development agreement acceptable to the Renewal Agency as a condition of the
Agency's assistance.

» The Redeveloper shall not effect any instrument whereby the sale, lease, or occupancy
of the real property, or any part thereof, is restricted upon the basis of age, race, color,
religion, sex, marital status, or national origin.

900. Relocation
This Plan anticipates no business or residential relocation. Should conditions arise which
would cause the acquisition of developed and occupied property by the Urban Renewal

Agency, the Agency will provide assistance to persons or businesses displaced in
finding replacement facilities.
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All persons or businesses, which maybe displaced, will be contacted to determine such
relocation needs. They will be provided information on available space and will be given
assistance in moving. All relocation activities will be undertaken and payments made, in
accordance with the requirements of ORS 281.045-281.105 and any other applicable
laws or regulations. Relocation payments will be made as provided in ORS 281.060.
Payments made to persons displaced from dwellings will assure that they will have
available to them decent, safe, and sanitary dwellings at costs or rents within their
financial reach. Payment for moving expense will be made to residences and businesses
displaced.

1000. Future Amendments,

It is anticipated that this plan will be reviewed periodically during the execution of the
Project. The plan may be changed, modified, or amended as future conditions warrant.

A. Minor Amendments

Minor changes to the Plan shall be made by a duly approved resolution of the Agency
that describes the details of the minor change. Minor changes shall include:

1. Identification of property to be acquired for any purpose set forth in Section 700
G(1)(a)of this Plan.

2. Changes to the Plan which are not specifically identified as requiring a Substantial
Amendment, or a City Commission-Approved Amendment.

B. City Commission-Approved Amendments

City Commission approved amendments to the Plan shall require approval by the
Agency by Resolution and approval by the City Commission by Ordinance. City
Commission Approved amendments are:

1. Adding a project, activity, or program that differs substantially from a project,
program, or activity in the Plan, and is estimated to cost in excess of the equivalent of
$500,000 in first quarter year 2000 dollars over the duration of the Plan. The $500,000
threshold shall be adjusted annually at a rate equal to the Construction Cost Index
(CCl), also referred to as the ENR Index for Construction published by the Engineering
News Record.

2. ldentification of land for acquisition which requires City Commission approval per
Sections 700G.1b, G.1c, or 700 G. 2a. of this Plan.

C. Substantial Amendments

Substantial amendments shall require the notice, hearing, and approval procedures
required by ORS 457.095, and special notice as provided in ORS 457.120. Substantial
amendments are:
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1. Adding land to the urban renewal area, except for an addition of land that totals not
more than one percent of the existing area of the urban renewal area.

2. Increasing the amount of maximum indebtedness that can be issued or incurred under
the plan.

1100. Latest Date for Bonded Indebtedness

(Section inserted via 1st Amendment, Sept. 25, 1991)
Note: The requirement for a latest date provision was removed from urban renewal law
after passage of BM50. BM50 requires that plans contain a maximum debt provision.

1101. Financing Methods

A. General

The Urban Renewal Agency may borrow money and accept advances, loans, grants and
other forms of financial assistance from the federal government, the state, city, county or
other public body, or from any sources, public or private for the purposes of undertaking
and carrying out this plan. In addition, the Agency may borrow money from, or lend
money to a public agency in conjunction with a joint undertaking of a project authorized
by this plan. If such funds are loaned, the Agency may promulgate rules and procedures
for the methods and conditions of payment of such loans.

The funds obtained by the Agency shall be used to pay or repay any costs, expenses,
advances and indebtedness incurred in planning or undertaking project activities or in
otherwise exercising any of the powers granted by ORS Chapter 457.

B. Tax Increment Financing

The costs of carrying out this Plan will be financed in whole or in part by tax increment
financing, as authorized in ORS457.420 through ORS 457.450.

1200 — Establishment of Maximum Indebtedness

The maximum amount of indebtedness that may be issued or incurred under this Urban
Renewal Plan is $130,100,000. This maximum amount of indebtedness does not include
any indebtedness incurred to complete Plan projects prior to and any indebtedness
outstanding on the date of adoption of this amendment. Please see Exhibit 8 for
Schedule of Anticipated Projects, Estimated Costs, and Estimated Timelines.

The maximum amount of indebtedness noted above is the amount necessary to
complete the projects in the Plan as measured in August 2007dollars. To complete all
projects anticipated in this Plan it is anticipated that the maximum amount of
indebtedness will need to be increased to reflect increased costs due to inflation. Current
costs were not adjusted for inflation due to the significant uncertainty and variation in
timing of projects due to the need for private sector participation, inflation and changes in
building requirements during the anticipated Plan period.
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Exhibits to Text

Downtown Oregon City/North End
Urban Renewal Plan

Exhibit 1 - Boundary Map of Project Area

Exhibit 2 - Sub-Districts in Project Area

Exhibit 3 - Legal Description of Project Area

Exhibit 4 - Land Use Map of Project Area

Exhibit 5 - Zoning Map of Project Area

Exhibit 6 - Map of Proposed Project Activities

Exhibit 7 - Map of Properties to be Acquired

Exhibit 8 - Anticipated Schedule of Projects, Estimated Costs, and Estimated Timelines
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Exhibit 3 - Legal Description of Project Area
CORRECTED
LEGAL DESCRIPTION OF DOWNTOWN/NORTH END
URBAN RENEWAL DISTRICT BOUNDARY

This legal description is being re-recorded to correct an erroneous legal description on
Oregon City Ordinance No. 90-1062, An Ordinance Adopting the Downtown/North End Urban
Renewal Plan and Making Certain Findings and Determinations, recorded on December 21, 1990,
Clackamas County Deed Records, Fee No. 90-62748.

The legal description attached to Ordinance No. 90-1062, recorded December 21, 1990, failed
to include the following two exceptions:

EXCEPT THEREFROM that portion lying within the City Limits of the City of
Gladstone.

EXCEPT THEREFROM that portion lying outside the existing corporate City Limits
of the City of Oregon City.

The entire legal description of the Downtown/North End Urban Renewal District Boundary is
attached hereto to be re-recorded with the corrected legal description. This document relates back
to Ordinance No. 90-1062, recorded on December 21, 1990, Clackamas County Deed Records, Fee
No. 90-62748.

This correction duly adopted on mation by the City Commission this 17th day of April, 1991.

CITY OF OREGON CITY

il bl

DANIEL W. FOWLER, Mayor

ATTESTED this 17th day of April, 1991.

%%fm

THAN K. ELLIOTT, City Recorder

- &
-




URBAN RENEWAL DISTRICT BOUNDARY

more or less, to the intersection with the Southeasterly extension of the Northeast line of
Apperson Boulevard (County Road No. 1744, a 40 foot right-of-way at this point); THENCE
Northwest along said Southeasterly extension and Northeast line of Apperson Boulevard a
distance of 4400 feet, more or less, to the intersection with the South line of Forsythe Road
(County Road No. 374, a 50 foot right-of-way); THENCE Easterly along the South line of said
Forsythe Road a distance of 950 feet, more or less, 1o the intersection with the West line of Front
Street (County Road No. 2370, a 50 foot right-of-way); THENCE North crossing said Forsythe
Road a distance of 100 feet, more or less, to an angle point on the North line thereof; THENCE
North and Northest along the West line and North line of said Forsythe Road a distance of 445
feet, more or less, to a point on the East line of the Hiram Straight D.L.C. No. 42; THENCE
North along the East line of said Straight D.L.C. No. 42 a distance of 200 feet, more or less, to
the Southwest corner of the James Winston D.L.C. No. 69; THENCE North along the West line
of said Winston D.L.C. No. 69 a distance of 310 feet, more or less, to the most Westerly
Northwest corner thereof; THENCE East along the North line thereof a distance of 150 feet,
more or less, to the Southwest corner of that certain tract of land conveyed to Clackamas
County, State of Oregon, as recorded in Book 281, Page 467, Clackamas County Deed Records;
THENCE North along the West line of said Clackamas County tract and its Northerly extension
a distance of 450 feet, more or less, to a point on the Southerly bank of the Clackamas River;
THENCE West and Southwest along the Southerly bank of said Clackamas River a distance of
6500 feet, more or less, to the intersection with the Easterly bank of the Willamette River;
THENCE South and Southwest along the East bank of said Willamette River a distance of 7000
feet, more or less, to the intersection woth the Northwesterly projection of the the centerline
of a 10 foot alley between Lots 6 and 7 of Block 3 of the duly recorded plat of Oregon City
(County Plat No. 123); THENCE Southeast along Northwesterly projection a distance of 35 feet,
more or less, to a point on the Northwest line of Water Street (a 60 foot right-of-way, Vacated)
THENCE Northeast along the Northwest line thereof a distance of 75 feet, more or less, to the
intersection with the Northwesterly projection of the Southwest line of Lot 8 of said Block 3;
THENCE Southeast along said Northwesterly projection and the Southwest line of said Lot 8 a
distance of 165.00 feet to the most Southerly corner thereof; THENCE Northeast along the
Southeast line of said Lot 8 a distance of 69.70 feet to the Southwesterly line of 5th Street (U.S.
Hwy No. 99E); THENCE Southeast along the Southwesterly line of said 5th Street a distance of
105.00 feet to the intersection with the Northwest line of Main Street; THENCE Southwest along
the Northwest line of said Main Street a distance of 149.70 feet to the intersection with the
Northwesterly extension of the Northeasterly line of Lots 3 and 6 of Block 27 of said plat of
Oregon City; THENCE Southeast along said Northwesterly extension and Northeast lines of Lots
3 and 6, a distance of 270.00 feet to the most Easterly corner of said Lot 3; THENCE continuing
Southeast along the Southeasterly extension of the Northeast line of said Lot 3 a distance of 75
feet, more or less, to the Southeast line of McLoughlin Boulevard (U.S. Hwy. No. 99E); THENCE
Southwest along the Southeast line of said McLoughlin Boulevard a distance of 2700 feet, more
or less, to the most Northerly corner of that certain tract of land conveyed to Portland General
Electric Company (PGE), as recorded in Book 209, Page 001 and Recorder Fee No. 83-5806,
Clackamas County Deed Records; THENCE Southeast along the Northeast line of said PGE tract
a distance of 120 feet, more or less, to an angle point; THENCE Southwest along the Southeast
line of said PGE rtract a distance of 75 feet, more or less, to an angle point; THENCE Southeast



Legal Description
of
Downtown/North End
Urban Renewal District Boundary

1

A tract of land situated in Sections 20, 21, 29, 30, 31, and 32 in Township 2 South, Range 2 East;
Section 36 in Township 2 South, Range 1 East; Section 1 in Township 3 South, Range 1 East;
and Section 6 in Township 3 South, Range 2 East; of the Willamerte Meridian, Clackamas
County, Oregon, and being more particularly described as follows:

BEGINNING at the intersection of the Southeast line of High Street (a 60 foot right-of-way) and
the Southwest line of 6th Street (a 60 foot right-of-way); THENCE Southeast along the Southwest
line of said 6th Street, a distance of 2700 feet, more or less, to the intersection with the
Southeast line of Harrison Street (a 60 foot right-of-way); THENCE Northeast along the
Southeast line of said Harrison Road a distance of 730 feet, more or less, to the intersection with
the Northeast line of 8th Street (a 60 foot right-of-way); THENCE Northwest along the Northeast
line of said 8th Street a distance of 1900 feet, more or less, to Southeast line of John Adams
Street (a 60 foot right-of-way); THENCE Northeast along the Southeast line of said John Adams
Street a distance of 1560 feet, more or less, to the a point in the centerline of vacated 13th
Street (74-34043, a 60 foot right-of-way); THENCE Southeast along said centerline of 13th Street
a distance of 240.00 feet to a point in the centerline of vacated Jefferson Street (74-34043, a 60
foot right-of-way); THENCE Northeast along said centerline of Jefferson Street a distance of
304.00 feet to the Southwest line of 14th Street (a 60 foot right-of-way); THENCE Southeast
along the Southwest line of said 14th Street a distance of 30.00 feet to the intersection with the
Southeast line of said Jefferson Street; THENCE Northeast along the Southeast line of Jefferson
Street (not vacated) a distance of 660 feet, more or less, to the intersection with the Southwest
line of 16th Street (a 60 foot right-of-way); THENCE Southeast along the Southwest line of said
16th Street a distance of 270.00 feet to the intersection with the Southeast line of Madison Street
(a 60 foot right-of-way); THENCE Northeast along the Southeast line of said Madison Street a
distance of 120 feet, more or less, to the intersection with the South line of McLoughlin Avenue
(a 60 foot right-of-way); THENCE Easterly along the South line of said McLoughlin Avenue a
distance of 940 feet, more or less, to the intersection with the Southwest line of 18th Street (a
60 foot right-of-way); THENCE Southeasterly along the Southwest line of said 18th Street a
distance of 1080 feet, more or less, to the intersection with the Southwesterly extension of the
Southeast line of South Anchor Way (a 60 foot right-of-way); THIENCE Northeasterly along said
Southwesterly extension and said Southeast line of South Anchor Way a distance of 1200 feet,
more or less, to the intersection with the Southerly line of Redland Road (a 60 foot right-of-
way); THENCE Easterly along the Southerly line of said Redland Road a distance of 960 feet,
more or less, to the intersection with the Northeast line of Trail's End Highway (Oregon State
Hwy. No. 213, Oregon City Bypass, a variable width right-of-way); THENCE Northwest along the
Northeast line of said Trail’s End Highway a distance of 1200 feet, more or less, to the
intersection with the Southeast line of Holcomb Road (County Road No. 354, a 60 foot right-of-
way); THENCE Northeast along the Southeast line of said Holcomb Road a distance of 210 feet,




URBAN RENEWAL DISTRICT BOUNDARY

3

along the Northeast line of said PGE tracr a distance of 260 feet, more or less, to a point on the
Northwest line of South End Road (County Road No. 945, a 60 foot right-of-way); THENCE
Southwesterly along the Northwest and West lines of said South End Road a distance of 4100
feet, more or less, to the intersection of the West line of said South End Road with the
Southwesterly extension of the Southeast line of Barker Avenue (a 50 foot right-of-way), said line
being also the Northwest line of the duly recorded plat of Lawton Heights (County Plat No.
289); THENCE N. 52° 55" E. along said Southwesterly extension a distance of 75 feet, more or
less, to the East line of said South End Road; THENCE North and Northeast along the East and
Southeast lines of said South End Road a distance of 4400 feet, more or less, to the intersection
with the South line of said High Street; THENCE Southeast along the South line of said High
Street a distance of 35 feet, more or less, to the intersection with the Southeast line thereof;

THENCE Northeast along the Southeast line of said High Street a distance of 2750 feet, more
or less, to the POINT OF BEGINNING.

EXCEPT THEREFROM that portion lying within the City Limits of the City of Gladstone.

EXCEPT THEREFROM that portion lying outside the existing corporate City Limits of the City
of Oregon City. -
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|:| R-10 - Single Family Dwelling § - .
|:| R-8 - Single Family Dwelling @ .. .
|:| R-6 - Single Family Dwelling b ’ .
|:| RD4-MDP - Manufactured Dwelling Park . Eﬁm
- R-3.5 - Medium Density Residential .
; - R-2 - Multi-Family Dwelling
& vl

|:| MUC-1 - Mixed Use Corridor 1 3
|:| MUC-2 - Mixed Use Corridor 2
- MUD - Mixed Use Downtown
|:| MUE - Mixed Use Employment
- C - General Commercial

|:| HC - Historic Commercial
- Gl - General Industrial

|:| Cl - Campus Industrial E
|:| | - Institutional

I:l FU-10 - County Zoning

|:| County
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Zone Imp. Value Avg. Imp. Value
C $94,206,844 $1,290,505
Cl $5,613,060 $193,554
County  $144,019,570 $160,022
Gl $93,373,020 $1,609,880
HC $4,295,920 $110,152
| $303,748,000 $3,197,347
MUC1 $74,109,661 $197,626
MUC2 $9,448,790 $349,955
MUD $70,190,600 $254,314
MUE $236,713,500 $1,727,836
R10 $584,002,146 $185,870
R2 $94,650,410 $339,249
R3.5 $170,913,080 $178,406
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R8 $570,863,243 $201,292
Total $2,812,471,565 $241,103
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ZONE | Developed Vacant Acres Developed Vacant
C 6.6 1.1 7.8 85.6% 14.4%
Gl 80.4 57.3 137.7 58.4% 41.6%
| 60.2 35 63.7 94.5% 5.5%)
MUC-1 39.3 0.3] 39.6 99.2% 0.8%
MUD 341.9 140.7 482.6 70.8% 29.2%
R-10 33.1 17.7 50.9 65.1% 34.9%
R-2 2.3 3.0 5.3 43.6% 56.4%
R-3.5 40.3 0.8] 41.1 98.0% 2.0%
R-6 13.9 9.2 23.1 60.2% 39.8%
R-8 17.0 1.7 18.8 90.8% 9.2%
None 0.2 0.2 0.0%  100.0%
Total 635.2 235.7 870.9
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Exhibit 6

Potential
Projects

2 EE s TRV O SRR

1 Rossman Landfill
2 Clackamette Cove
3 Metro Transfer Station
4 Amtrak Station
5 County Shops Property
6 City Owned Property
7 Office -- Mixed Use
8 Oregon City Shopping Center
9 Krueger Lumber Building
10 End /Oregon Trail Interp Ctr
11 12 Street Lot
12 Railroad Ave. Improvements
13 Court House Renovation
14 Streetscape Renovation
15 McLoughlin Blvd Improvements
16 Willamette Falls Access
17 Plumbing Block
18 Bluff from 7th St to Elevator
19 Antique Mall Block
20 McLean Clinic
21 Civic Complex (location TBA)
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Exhibit 8

City of Oregon City, Oregon

Urban Renewal Plan Amendment
Projects, Costs and Projected Timelines

June 2007

(amounts in millions) Total Total
Fiscal year Urban Private

Project 2008 2009 2010 2011 2012 Beyond 2012 Renewal Investment

1. Rossman Landfill 30.0 30.0

Lifestyle Center/Retail/Office/Housing 60.0 108.0 48.0 24.0 240.0

2. Clackamette Cove 2.0 3.0 3.0 8.0

Mixed Use Housing and Commercial 40.0 50.0 50.0 20.0 160.0

3. Metro Transfer Station -

Lodging/commercial -

4. Amtrak Station 0.5 0.5 1.0

Government infrastructure improvement -

5. County Shops 2.6 25 5.1

Housing 20.0 20.0 40.0

6. City Property 99 2.0 2.0

Commercial 5.0 10.0 15.0

7. OC Shopping Center 2.0 2.0

Commercial redevelopment 10.0 10.0

8. Krueger Lumber 1.0 1.0

Commercial/retail 5.0 5.0

9. End of Oregon Trail 1.0 1.0

Museum other public improvements -

10. Stimson Property Redevelopment 10.0 10.0

Commercial/retail 60.0 60.0

11. 12 Street Lot 3.0 3.0

Mixed Use Commercial/Retail 5.0 10.0 15.0

12. Railroad Ave. 15.0 15.0

Infrastructure improvements 75.0 75.0

13. Court House Renovation 5.0 5.0

Public/possible private redevelopment 25.0 25.0

14. Downtown Streetscape 5.0 5.0

Public improvements 25.0 25.0

15. McLoughlin Blvd. 5.0 4.5 9.5

Public improvements -

16. Falls Access & Viewing 15 15 3.0

Public improvements 15.0 15.0

17. 7th Street Projects 25 25 0.5 55

Mixed Use Commercial/residential/public 125 125 25 275

18. Civc Complex 10.0 10.0

Public improvements -

Project Administration and related costs 0.5 0.5 0.5 0.5 0.5 9.0 114

Debt issuance costs (2%0) 0.2 0.2 0.3 0.8 0.2 0.9 2.6

Totals - Urban Renewal 8.2 8.7 16.4 40.7 10.7 45.4 130.1

Totals - Private Sector Projects - 100.0 163.0 160.5 101.5 187.5 7125

Percentage Urban Renewal/Private Investment - 9% 10% 25% 11% 24% 18%

Note: Urban renewal activity
Developer activity
The Agency expects to undertake all or any portion of the projects identified in this Urban Renewal Plan
and described in this Exhibit 8; provided, however, that one or more of the Projects identified above may

or may not occur during the fiscal year or in the amount identified in this Exhibit 8.



Finalized 8/29/2007

Part Two: Urban Renewal Plan Report

ORS 457.085(3) stipulates that a report detailing the conditions of the Urban Renewal
Area and the City’s proposals for use thereof, accompany any Urban Renewal Plan.
The Plan and Report was reviewed not only by the City Attorney, but by bond counsel,
with special attention paid to its financial elements.

100 — Description of Conditions of the Area
A. Physical Conditions

1. Land Area

ORS 457.420 provides that the total land area of an urban renewal district, when added
to the land area of existing renewal areas may not exceed 25% of the City's land area.
The land area of Oregon City is approximately 6,015 acres. The Downtown/North End
Urban Renewal Area contains approximately 658 acres, or 10% of the City's total land
area.

2. Existing Land Use and Development

452 acres or 53%o0f the Downtown Urban Renewal District is designated for commercial
and mixed use including the Clackamas County Courthouse and other County office
uses. The majority of the remaining land area is designated for parks, public, residential
or industrial uses.

An acre by acre land use inventory of the renewal project area is maintained by the City
of Oregon City. Table 1 summarizes existing land uses in the project area and their
Comp Plan designations as of 2007.

Table 1: Comprehensive Plan Acres and Use

Developed | Vacant Total
Comp Plan Acres Acres Acres
Commercial 6.678 2.599 9.277
High Density Residential 2.312 2.983 5.295
Industrial 55.245 10.316 65.561
Low Density Residential 71.227 25.413 96.64
Medium Density Residential 40.416 0.62 41.036
Mixed Use- Corridor 36.228 0.288 36.516
Mixed Use- Downtown 288.166 | 119.567 | 407.733
Parks 58.531 0.552 59.083
Public/Quasi Public 99.042 35.283 | 134.325
Grand Total 657.845 | 197.621 | 855.466

The boundary of the urban renewal area is shown in Exhibit 1 to the Urban Renewal
Plan. Land Use is shown in Exhibit 4.

31



Finalized 8/29/2007

The renewal area includes approximately 198 acres of unproductive vacant land,
undevelopable land, right-of-way and water with the majority of remaining land used for
industrial, commercial and residential purposes. The unproductive areas comprise over
23% of the project area. The vast majority of unproductive land is used for street,
railroad, and freeway right-of-way, and a landfill.

The Landfill redevelopment site contains the landfill, I-205 and Oregon City By-pass
freeway right-of way, the Clackamas County complex along Abernethy Road, and the
vacant Stimson Lumber Mill site located along Washington Street. Metro's transfer
station and solid waste trucking fleet parking area are located near the 1-205/By-pass
interchange.

The Clackamette Cove is located along both the Willamette and Clackamas Rivers. The
Willamette River frontage is a narrow band of land between the river and McLoughlin
Boulevard. Clackamette Park is located at the confluence of the two rivers, with a motor
hotel and marina located to the south. A site once occupied by the old Oregon City
sewage treatment plant and a fire district training facility is currently being cleared for
development. This area suffers from poor access from McLoughlin Boulevard and from
other sub-districts in the Renewal Area. In spite of its riverfront location, existing
developments do not take full advantage of the location's amenity, though Oregon City
has taken some steps toward doing so with the creation of a trail which runs along the
cove.

East of McLoughlin Boulevard is the Oregon City Shopping Center, a community center
which has undergone some remodeling. North of the shopping center is a 45 acre
lagoon off the Clackamas River surrounded by primarily vacant lands to the north, west,
and east. The area has good visibility from arterials and the freeway, but access is poor.
The lagoon area offers the potential for high quality office, commercial, recreation, and
housing development that could eventually tie into the redevelopment of the Oregon City
Shopping Center, and, in a greater sense, the process by which Oregon City will take up
the mantle of Regional Center.

The existing industrial uses located on the Cove and adjacent to the shopping center
were rezoned in 2004 to downtown commercial and are now considered to be utilized for
non-conforming uses. Relatively small parcels in multiple ownerships are also a
deterrent to redevelopment. Transportation improvements are needed to serve this area,
and link the area to the freeway system. Soils and floodplain problems also present
constraints to development. The Urban Renewal Plan supports the redevelopment of the
Clackamette Cove area for mixed use at a relatively high density that could eventually
support increased mass transit including an expansion of the Tri-Met Light Rail System.

The downtown core area south of 11th Street includes much of the original plat for
Oregon City, and has served as a commercial and cultural center since the 1840's.
While economic changes during the 1960's through the 1990's have resulted in a district
which has lost businesses and investment, and suffered from deteriorating structures
and infrastructure, becoming a concentration of poverty, recent investments have
increased in areas such as Redside and 7" Street. These characteristics are discussed
in detail in the executive summery of this document.
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The north end section of downtown is dominated by highway commercial uses, primarily
auto sales, service and repair. These uses require large areas for vehicle storage and
parking. The use of this area by pedestrians is discouraged by the existing auto uses
because street-level activities are not continuous, and are oriented to drivers rather than
pedestrians. This north end area lies between the downtown core and the planned
Landfill redevelopment site, and is zoned primarily mixed use downtown, as is much of
the Downtown Urban Renewal District. If the downtown is to take advantage of the
eventual landfill site and Regional Center, attractive pedestrian linkages through the
north end will be needed, as will the availability of other transportation modes such as
trolley or light rail.

The downtown district is adjacent to the Willamette River. There has already been
significant recent investment in Jon Storm Park and a floating dock funded by the State
Marine Board. Further improvements are needed to provide for public walkway and
viewing areas, public assembly spaces, and a dock capable of accommodating large
tourist boats.

The Urban Renewal Plan supports the enhancement of the historic downtown area as a

multi use retail, housing, and office district. The Plan provides for downtown streetscape

improvements, a building facade improvement program, surface parking improvements,

and promenade and riverfront improvements. The Plan also calls for the preparation and
implementation of a transportation linkages program in order to create attractive linkages
between the downtown and the Landfill redevelopment site.

The Park Place area is made up of a mix of commercial, industrial and older residential
uses located to the north, east and south of the 1-205/213 Oregon City Bypass
interchange. There is also considerable vacant land in this sub-district. This interchange
will provide the primary regional access to the Landfill redevelopment site.

Visibility of the area is good, but the generally poor quality of the residential and
industrial areas create a deteriorating visual impact on the area. There has been little
private investment in the area, and the pubic improvements such as streets, sewers and
water are either lacking or in poor condition. This assessment has discouraged
development and redevelopment of the area. The Urban Renewal Plan provides for a
development and redevelopment assistance program in order to encourage land uses
which take advantage of the proximity of the interchange, and will act as attractive
gateway developments to the Landfill redevelopment site.

The Washington/7th Street Corridor sub-district lies east of the downtown, and connects
the lower downtown area to the Hilltop area further to the east. The Washington Street
corridor is primarily single family residential, and includes several historic homes and
churches. The 7th Street corridor has a mix of neighborhood commercial, office and
public uses along 7th Street, with single-family residential uses along 8th and 6th
Streets.

The Master Plan was amended in 1996.Taking full advantage of its role as a designated
Regional Center status as laid out in “OC Futures” in 2004, and making the full
attainment of said status and the fulfillment of the implications thereof the number one
development priority for the City. The master plan calls for a number of elements which
will be located on the landfill, along 7" Street, at the Clackamette Cove, and in the
established downtown area of Oregon City.
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Oregon City will, by these means, prepare for logical staged development planning. At
each stage of action, the City is positioned to take advantage of all the resources
available, building on previous work. The end goal is a revitalized Oregon City that fulfill
its mission and vision: To build a sustainable community that promotes public health and
safety, economic growth, diversification, parks and recreation, library services, efficient
utilities, appropriate and fair land use administration, and protects the livability,
environment and uniqueness in this historic place.

The list of major recent additional accomplishments associated with the City’s urban
renewal efforts consists of the following:

o Development of a comprehensive economic development strategy. The Urban
Renewal Commission engaged Leland Consulting Group and Stasny Brun
Architects to bring over twenty plans into a comprehensive economic
development strategy. That strategy is the Oregon City Futures Report.

e Many transportation and infrastructure improvements. The major projects are the
Amtrak Platform, which help bring Amtrak service to Oregon City, Beavercreek
Road improvements, Washington Street improvements from 12" to 16", the
Highway 213/Beavercreek intersection, and the 7" Street enhancement. The
District is now engaged in the McLoughlin Blvd. Enhancement project.

e Development of several community amenities such as the Clackamas River Tralil,
Carnegie Center remodeling and historic restoration, assistance to the
construction of Liberty Plaza, improvements to the City’s elevator, and the
ongoing restoration of the bluff promenade.

e Assistance to several businesses through loans and grants for business startup
and facade improvements.

e Environmental improvements, which include bank stabilization on the Clackamas
River at the Cove, along with two hazard waste cleanup action in the district.

e Leveraging of Urban Renewal dollars to gain federal and state matching funds
totaling over $9.3 million.

e Creating an environment that has allowed considerable jobs creation.

3. Comprehensive Plan and Zoning Designations

The Oregon City Comprehensive Plan designates the renewal area for a mix of land
uses. Exhibits 4 and 5 in the Urban Renewal Plan show the existing Comprehensive
Plan and Zoning designations for the Area. In 2004, the city approved city-wide comp
plan update and rezone. The majority of the area designations (primarily industrial,
tourist, and commercial uses) were converted to mixed use/downtown uses.

The primary designation in the downtown district is, as of 2007, mixed use/downtown
with an overlay design district. A mix of high-density residential, office and retail uses are
encouraged in this district, with retail and service uses on the ground floor and office and
residential uses on the upper floors. The emphasis is on those uses that encourage
pedestrian and transit use. This district includes downtown design district overlay for the
historic downtown area. Retail and service uses on the ground floor and office and
residential uses on the upper floors are encouraged in this district. The design standards
for this sub-district require a continuous storefront facade featuring streetscape
amenities to enhance the active and attractive pedestrian environment. The north end of
the Main Street Corridor area is zoned for medium density residential uses. This
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residential district allows single-family attached and detached residential units and two-
family dwellings.

In general, comprehensive plan and zoning designations reflect the existing land uses
throughout the Urban Renewal Area. New development and redevelopment will be
consistent with these designations. There is a need to develop more specific design and
development plans within the sub-districts in order to establish specific guidelines for
public improvements and private developments. Preparation of these design plans are
authorized by the Urban Renewal Plan.

4. Building Use and Condition.

A survey of building use and condition was conducted in 1990. This survey was
compared with an analysis of building conditions prepared for the Report on the Oregon
City Downtown Renewal Plan, 1983. Table 2 updates this information with data available
as of 2007.

Table 2: Existing Building Inventor

% % of
Developed| Vacant Developed| Vacant in

Comp Plan Acres Acres [Total Acres| inUR UR
Commercial 6.678 2.599 9.277) 71.98%| 28.02%
High Density Residential 2.312 2.983 5.295] 43.66%| 56.34%
Industrial 55.245 10.316 65.561] 84.27%| 15.74%
Low Density Residential 71.227] 25.413 96.64| 73.70%| 26.30%
Medium Density Residential 40.416 0.62 41.036] 98.49% 1.51%
Mixed Use- Corridor 36.228 0.288 36.516] 99.21% 0.79%
Mixed Use- Downtown 288.166] 119.567| 407.733] 70.68%| 29.32%
Parks 58.531 0.552 59.083] 99.07% 0.93%
Public/Quasi Public 99.042 35.283] 134.325[ 73.73%| 26.27%
Grand Total 657.845| 197.621] 855.466| 76.90%| 23.10%

Building conditions were evaluated in 1990 by identifying structures suffering from deferred maintenance or
substandard/dilapidated. The survey evaluation was compared to an analysis of fire/life safety code
concerns for the downtown area prepared in 1983. A total of 59 structures were found to suffer from
deferred maintenance, or were substandard and dilapidated in 1990. Twelve commercial buildings in the
downtown and 7commercial buildings along 7th Street were in poor condition then, and of the 33 residential
structures found to be in poor condition, seven are in the Park Place district, 16 within the Washington/ 7th
Street Corridor, and 10 in the Heritage Center district, including an apartment complex located on 99E.
Approximately 17 of the structures found vacant during the assessment were located in the downtown.

In 2007, there is a relatively lower incidence of vacancy, but underuse and blight are still
indicated by the data available. A significant amount of residential and mixed
use/downtown space remains vacant, and it is to these that Oregon City needs to attend
in order to sustain a strong, vibrant and safe downtown area.

5. Transportation and Parking

a) Transportation

A Transportation Master Plan prepared in 1989 evaluated the transportation problems
throughout the City when the urban renewal district in downtown was established. A
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new Transportation System Plan (TSP), adopted In 2001, updated transportation
improvements required to correct existing deficiencies, and improvements, which will be
needed in the future as the City of Oregon City continues to grow. In addition, the 7th
Street Corridor Plan was created in 1996 and was intended to guide improvements
along this important corridor at the heart of the McLoughlin District.

The 2001 TSP analyzed traffic volumes and intersection levels of service for the major
streets and intersections in the downtown Urban Renewal Area. Deficiencies were
found and improvements identified for the Washington Street, and McLaughlin
Boulevard corridors; Highway 213 between [-205 and Redland Road; and a new
connection to downtown from McLoughlin Boulevard at 12th Street.

The improvements identified in the TSP address intersection level of service and
operations, congestion, safety, multi-modal needs (lack of adequate pedestrian and
bicycle facilities), and boulevard/river access goals.

Many transportation improvement projects have been completed in the downtown Urban
Renewal Area, including:

Portions of the Washington Street Corridor

The 7th Street Corridor

Two phases of the Promenade/Bluff restoration

Planning and design work for the McLoughlin Boulevard corridor

Remaining transportation needs include:

e Construction of the Phase 1 McLoughlin Boulevard improvements

¢ Design and construction of the McLoughlin Boulevard improvements, Phases 2
and 3

e Washington Street improvements between Abernethy Road and Highway 213,

e Capacity and operational needs on Highway 213 between [-205 and Redland
Road

¢ Main Street streetscape improvements

e Safety and restoration needs along the Promenade (BIuff)

These transportation improvements are included as project activities in the Urban
Renewal Plan. These improvements are needed in the Urban Renewal Area in order to
adequately serve existing development and to provide access and traffic capacity to
serve future development and redevelopment.

b) Parking

Both on and off-street parking is available throughout the Renewal Area, with the largest
concentration of parking located in the downtown. Public parking is managed by the
Oregon City Public Works Code Enforcement group. The parking program includes one
public parking lot, meters, monthly permit zones, and time-limited zones, and business
validations.

There is a need to expand the public parking program in the downtown Urban Renewal

Area. Such expansion may include acquiring additional parking lots for off-street parking
in the Main Street, Railroad, Washington, and 7th Street corridors; developing a shuttle
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system to connect outlying public parking areas; develop a standard sign system for
public parking. The Urban Renewal Plan activities include participation in expanded
parking lot opportunities.

c¢) Other Modes

Five public transit lines serve Oregon City and the Renewal Area. Buses stop at the
Oregon City Transit Center between Main Street and McLoughlin before heading out to
the rest of the city.

Southern Pacific Railroad operates freight rail services on a main line track which
bisects the Renewal Area. Spur lines also serve the newsprint mill south of McLoughlin
Boulevard. Five grade separations and one at-grade crossings are located in the
Renewal Area. There are three public marina/boat ramp facilities in the Area, one at the
end of Clackamette Park Drive under the 1-205 bridge (Sportcraft Marina), a boat ramp in
Clackamette Park, and a transient tie up dock at Jon Storm Park.

Oregon City expects future extension of high-capacity transit along McLoughlin
Boulevard and I-205 to Oregon City is expected. Alignments have not been determined
but likely will follow existing rights-of-way. Right-of-way should consider transit
requirements.

Improvements to the "streetscape” in commercial districts is an important element in
commercial area revitalization. An attractive environment will help attract retail
customers and office workers. Streetscape improvements in the Urban Renewal Area
are needed to improve the local environment for pedestrians.

6. Parks and Open Space

Two existing regional parks are located in the Renewal Area. Both parks are considered
regional parks in the City's Park Master Plan because they serve the specific needs of
an entire region. Clackamette Park is a 21.8 acre riverfront park located at the
confluence of the Willamette and Clackamas Rivers. This park includes a boat launch,
picnic areas and large open spaces, a skate park, RV park, and many other popular
amenities. The second park is the End of the Oregon Trail Interpretive Center site,
totaling 8.4 acres located near the intersection of Abernethy Road and Washington
Street. This site was formerly home to the Kelly Field ball park. The other parks and
open spaces located in the Renewal Area include Carnegie Library Park, a 1.3 acre
neighborhood park located on 7th Street; the 0.8 acre McLoughlin House (historic); the
5.1 acre McLoughlin Promenade (scenic walkway corridor); the recently completed 1-
mile Clackamas River Trail totaling 3 developed acres; the 2 acre Sportcraft Landing
Park and boat ramp site; and the 1.5 acre Jon Storm Park and Transient Boat Dock
located on the Willamette River just north of the I-205 Abernethy Bridge (development of
the Jon Storm Park site is In progress and expected to be completed in summer 2008) .
The Oregon City Parks and Recreation Master Plan Update is currently being revised,
with adoption expected in late 2007/early 2008. The “standards,” “inventory” and
“projected needs” elements of the plan are in the process of being finalized. This Parks
and Recreation Master Plan is intended to help the City in meeting the needs of current
and future residents by positioning Oregon City to build on the community's unique parks
and recreation assets and identify new opportunities. The citizen driven plan establishes
a clear direction to guide City staff, advisory committees, and the City Commission In
their efforts to enhance the community's parks, recreation and open space opportunities.
There are currently 252.4 acres of parks and open space in Oregon City. The

37



Finalized 8/29/2007

recommended standards in the updated Parks and Recreation Master Plan will address
parks and open space needs to serve the current and future needs of the growing
community. These recommendations have yet to be completed as of this writing, and
may be referred to upon adoption of the Parks and Recreation Master Plan Update.
There are likely to be several specific recommendations tied to this Urban Renewal plan
area, and these should be considered as part of future improvements. These will include
the proposed parks and recreation open spaces addressed In the Clackamette Cove
development, among others within the Urban Renewal plan area.

7. Public Facilities and Services

a) Economic Conditions

There had been little or no improvement in general economic conditions in the project
area after Oregon City's first attempt at urban renewal efforts in 1983, though between
1990 and 2000, and certainly between 2000 and 2007, some positive changes have
been perceptible. Oregon City's population and building value growth during the 1980's
was concentrated almost entirely in the newer residential and commercial areas in the
southern and Hilltop areas of Oregon City. The project area, comprising the historic
downtown, Willamette and Clackamas River frontages, and the area surrounding the
Park Place interchange of I-205, was bypassed by this economic growth. As a result,
many of the economic conditions cited in the report on the 1983 renewal plan did not
change and in fact worsened. For example, as evidence of economic deterioration in
downtown Oregon City, the 1983 report cited business closures and move outs,
demolition of buildings for parking uses, loss of residential uses, and a growing number
of building vacancies, especially on upper floors of commercial properties. These
findings were excerpted from a 1978 study of downtown Oregon City by Lord and
Associates, an economic consulting firm. In 1989, Lord and Associates produced
another study on economic conditions in Oregon City, "Redevelopment Outlook and
Strategies: City of Oregon City Central Area". In discussing general market conditions in
the Oregon City Central Area, the 1989 study found that,

"Its role as a retail and office center has diminished in the past 11 years, however.
Jereds Outdoor Store has closed, ...Considerably more storefront spaces on Main
are vacant or underutilized, and vacancies on second floor office space have
increased.”

The bulk of the project area is located within Census Tract 224. General economic
conditions in that Census tract ranked it among the poorest in the urbanized areas of
Clackamas County, and the Portland metropolitan region. With an unemployment rate
of 8.6% (compared with Clackamas County’s 3.4%), the area is still struggling. In
general, the tract is characterized low household incomes and a large percentage of
elderly population.

"The Regional Factbook", published by the Metropolitan Service District in June, 1988

and current information from the US Decennial Census illustrate the area’s economic
condition:
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Table 3: Clackamas County and Oregon City Income and Poverty

Clackamas County and OC Census Tracts Median Income and Poverty

1985 1990 2000
% of Households with % of Households Median
Median Household  |an income of under Median Household |with an income of Household % of Households with an
income $15,000 income under $15,000 income income of under $15,000
Clackamas County $28,505 17.0% $35,419 16.0%| $52,080 8.9%
Oregon City Census Tract 224 $19,535 33.4% $25,567 21.8%| $38,090 15.3%
Oregon City Census Tract 225 X X $29,340 20.0%| $43,876 11.9%

information from the Regional Factbook and the US Census. Data for 1985 not available for Census Tract 225.

The report on the 1983 plan provided information on trends in population and relative income in Tract 224
for the period 1960-1980. "The Regional Factbook" and the US Decennial Census allow for updated
information through 2000, shown on next page.

Table 4: Oregon City Census Tract 224 Income vs Clackamas County Income

Census tract 224 vs Clackamas County

1960 1970 1980 1985 1990 2000
median income relative to county 96% 82% 70% 68% 72% 73%

tract 224 population 4,152 4,121 3,838] 3,767 3,898 4,124

information from the Regional Factbook and the US Census.

The above data shows that Census Tract 224 experienced further population loss and
income slippage in the period 1980-1985, but has taken a turn for the better since, in a
move that bears striking correlation to the timing of Urban Renewal activity in the area.
Among the factors influencing economic conditions in the project area and those areas
surrounding it are the age characteristics of the population. Census tract 224 contains a
high percentage of persons over 65 comprising 22% of the tract's population in 1985, as
against only 10.5% of Clackamas County population. Areas with high concentrations of
elderly population typically contain an older building stock, and display little growth.

Demonstrating that point, "The Regional Factbook" shows that there were only 21
housing starts in Census Tract 224 in the period 1980-1986. By contrast, Oregon City's
other principal Census Tract, 225, had 182 starts in the same period. While the 65-and-
over population of Census Tract 224 comprised 15% of the total population in 1990 (as
compared to the 11% reported by the county), in 2000 the elderly population of the Tract
was down to 12.6%, showing a marked decline. The county, on the other hand, is
demonstrating a slight (.1%) increase in the percentage of elderly population paired with
an approximate 20% increase in population. The project area contains approximately $
218 million in true cash values (assessed) as of 2007.

Total assessed value per acre in the project area is well below the average value per
acre for the City as of 1991. Assessed value in the project area was slightly less than
$70,000 per acre then, while the City average was well over $100,000. Assessed
building value is at more than $312,000 per acre in 2007. Total true cash values for
Oregon City for the 1990-91 tax year were estimated to be $475 million, and have
reached more than $2.5 billion in 2007. True cash values in Oregon City's renewal area
is well within ORS 457's limit which dictates that values within a city’s Urban Renewal
areas can total no more than 25% of its total assessed value.
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While economic conditions in the area currently are poor but improving, recent market
studies have indicated that Oregon City can expect to benefit from long-term growth in
Clackamas County, and that City efforts to assist development in the project area can
produce results as Oregon City negotiates with the demands put upon it not only by its
own growth and possibility as a Regional Center but also by the unavoidable demands
of the surrounding areas. Excerpts from three of those studies are contained in Appendix
C of this report.

200 - Fiscal, Service, and Population Impacts

The projects made possible by the 10™ Amendment to the Urban Renewal Plan may
cause significant changes in Oregon City.

A. Oregon City Needs

Metro Title 1 Functional Plan target for the City of Oregon City is to add 8,185 new jobs
within the city limits between 1996 and 2017 to the roughly 16,690 jobs that existed in
1996. In addition, Clackamas County has assigned 2,987 new jobs in the area between
the 1996 city limits and the Urban Growth Boundary, and is asking the City to accept that
number. The combined targets would equal 11,172 new jobs. The Oregon City
Economic Development and Technical Report found that the City as it was did not have
the capacity to meet more than 75% of the Metro Target.

It is projected, based on area growth, that Oregon City population will grow dramatically
in the coming years. The large proportion of condos and smaller units proposed and the
staging of the current development plans indicate that the services of Oregon City will
not be overburdened all at once; rather, with this Urban Renewal plan, growth will
happen at a pace consistent with the City’s ability to support it, and will, in fact, more that
pay for itself as the City moves forward.

B. Projected Impact

The two largest planned development efforts have provided data about the timelines
associated with their construction as well as the jobs that both construction and final
open stages will necessitate. With the US Department of Labor Statistics’ detailed
information on industry average wages, some information about the financial impact on
Oregon City can be projected.

Evaluation of employment creation and staging information and utilization of 2003
IMPLAN employment multiplier information for these industries in Oregon and
Clackamas County, provided by Oregon State economists, results in information
illustrating not only the direct employment that these projects may provide over the
coming years, but also those indirect jobs in associated fields such as shipping and
janitorial that will be necessitated at each stage. IMPLAN multipliers also predict the
impact of the economic change inherent in job creation such that induced labor (in retail,
food service, and so forth) where the employed spend money can be projected.

In 2009, the Landfill Project (the Rivers Development) will begin construction. 305.2 full
time construction professionals will be employed there, and more than 20 of those jobs
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will be new. After the development opens, an estimated 2,500 new jobs will be created.
The repercussions of this employment will be felt countywide and statewide.

Table 5: Landfill Development employment in Oregon City, Clackamas County, and
Oregon State

Landfill Development employment in Oregon City, Clackamas County, and Oregon

Relocated total salary of new [County indirect  State indirect
Total Jobs  Jobs New Jobs ave. annual salary total salary created jobs and induced jobs and induced jobs
Construction 305.2 283.836 21.364 $62,400 $19,044,480 $1,333,114 213.64 244.16
Operation 2,500 2,500 $29,707 $74,267,500 $74,267,500 825 875

Table 5 Notes:

The Landfill Development (Rivers950,000 SF of retail development, 100,000 SF of office, and 250 residential dwelling
units. Doors to open in 2009 with 75% capacity at that point, 95% in 2010, and 100% by the end of 2011.

Rivers average computed: 9/10 Bureau of Employment Department of Labor and Statistics annual income for sales
professionals (27,590) and 1/10 business and financial professionals (48,760). Rivers construction average computed
based on low number of $30 per hour.

While an increment on the property taxes within the Urban Renewal Area will be utilized
to pay for the City’s costs in development (as per Tax Increment Financing), the income
tax generated by new employment will go to governmental bodies as usual.

While up to 50 jobs may be lost in the process of Urban Renewal, half of that number will
be made up in new hires at greater salaries in the first year, and more new jobs will be
created t hereafter (see Table 8 of this document).

300 - Reasons For Selection of the Area

The urban renewal area was selected based on Comprehensive Plan policies, Capital
Improvement Plan priorities, Master Plans and on the existence of blighting conditions
within the area. Those conditions include:

» Streets, transportation, and access in the area and surrounding environs are
insufficient to service existing and proposed development.

* A large number of properties in the area are in substandard condition, including historic
properties such as the Carnegie building.

» Water service, sanitary sewer and drainage systems are inadequate to support
proposed development and redevelopment of the area.

» Existing parking opportunities in the downtown, End of Trail area, and along other
commercial streets are inadequate, and parking improvements are needed to support
existing businesses and new developments.

« Existing parks and open space are inadequate. There is a need for over 200 acres of
parks and open space in the community, and the riverfront areas located in the Renewal
Area are desirable locations for regional recreational activities.

* Fire protection facilities in the Renewal Area are inadequate. As redevelopment of the
Lagoon area and construction of the End of Oregon Trail Center proceeds, a new fire
station is needed.

« Inefficient lotting patterns, and parcelization of land deter development consistent with
the Oregon City Comprehensive Plan.

* A high percentage of land in the area is vacant and under-utilized.

» Underutilization of land, and lack of development severely impair the project area's
ability to pay taxes.
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Average values per acre in the area are well below the overall City average, and the
ratio of improvement values to land values is far below that which might be expected in
an area planned for commercial and industrial development.

400 — Projects, and Relationship between Each Project Activity to be Undertaken and
Existing Conditions

All project activities described in the Urban Renewal Plan are intended to correct the
conditions described in this Report.

A.Conditions

* Streets, Transportation and Public Access Improvements will improve access and
circulation throughout the Area for autos, transit, pedestrians and bicyclists, and will
support new development and redevelopment throughout the urban renewal area.

» Streetscape and parking improvements will improve the visual appearance and
pedestrian environment in commercial areas, and will provide additional parking facilities
needed to serve shoppers, workers and residents.

 Parks and Recreation Improvements will provide for additional park and open space
needed by the community, will enhance the redevelopment of the Clackamette Cove
area, and will implement a component of the "Oregon City Futures” strategy.

» Development Assistance programs will support the rehabilitation of existing commercial
buildings in the Renewal Plan Area, and will assist in the development of additional
medium and high density housing in the Area.

* Property Acquisition will assist in the implementation of required streets and
transportation improvements, eliminate incompatible uses, remove blighting conditions,
assemble marketable parcels of land for public and private redevelopments and thereby
encourage new investment in the urban renewal area.

» Administration and Planning will assure the effective administration of the urban
renewal plan and the various activities contained therein.

B. Projects

To re-establish Oregon City’s historic role as a regional hub for business, commerce,
transportation, innovation, tourism and livability, Oregon City’s proposed amendment to
its Downtown/North End Urban Renewal Plan to increase the maximum indebtedness of
the district will allow for a staged spending plan. The projects targeted for this plan are
described below:

North End Regional Center Development
1. Rossman Landfill
Description of Project: Mixed-use Lifestyle center consisting of 950,000 square feet
of retail space, 100,000 square feet of office space and 250 residential dwelling
units. The anticipated urban renewal investment is approximately $30 million. The
anticipated private investment is approximately $240 million.

2. Clackamette Cove
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Description of Project: Mixed use housing and commercial development consisting
of approximately 180 condominiums, 86 town homes, 43,000 square feet of office
space and restaurant space. Additionally the development will feature 40.07acres of
parkland and open space along with 36.38 acres of water recreation with two docks
and space for the Sheriff's marine patrol and a canoe launch. The anticipated urban
renewal investment is $9.5 million. The anticipated private investment is
approximately $160 million.

3. Metro Transfer Station

Description of Project: Major commercial development complementing development
of landfill and consistent with Oregon City’'s regional center development. This could
be a site for a major lodging property. No Urban Renewal revenues are expected to
be invested.. The anticipated private investment is approximately $30 million.

4. Amtrak Station

Description of Project: The City has developed first phase of project, which consist
of an entry drive, parking, and train platform for loading and unloading passengers.
Phase Il consists of acquiring and moving historic depot to the project site, building
additional parking and landscaping the area. The Urban Renewal District has
committed $1 million dollars in Urban Renewal funding to complete Phase II.

5. County Shops Property

Description of Project: Housing development consistent with development of area
and Oregon City's regional center development. The County has indicated a price of
$5.1 million for this purchase. Should the Urban Renewal Agency need to purchase
this property to facilitate this development the agency anticipates a return on this
investment to match our purchase price. Additionally we anticipate a private
investment of approximately $65 million is anticipated.

6. City Owned Property on McLoughlin Blvd.

Description of Project: Conceptually the District is seeking opportunities for
commercial/mixed use development that is consistent with Oregon City regional
center development. The District is prepared to invest approximately $2 million to
create a private investment of approximately $25 million.

7. Stimson Property

Description of Project: Conceptually this property, which is located between the
City’'s Amtrak Station and Metro’s transfer station (Project 3), is discussed as site for
a major Class A office development with lower levels of parking consistent with
Oregon City regional center development. The District is prepared to invest
approximately $10 million if the proposed private development would include an
investment of approximately $40 million.

8. Oregon City Shopping Center

Description of Project: Subsequent to development of the Clackamette Cove, the
City-owned property along Highway 99 and the development of the landfill area, the
District anticipates that the owners of this property may wish to modernize the
Center. The District would like to see additional buildings along the Highway 99
corridor with parking more centralized and perhaps a connecting roadway through
the center to the Cove development. In the event that the owners of the Oregon City
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Shopping Center property were interested in these types of improvements, the
District is prepared to invest approximately $2 million dollars. The District would
expect at a minimum a private investment of $4 million to improve the Center.

9. Krueger Lumber Building

Project Description: The Agency understands that development interest in the
Krueger Lumber Building is increasing in anticipation of the development of the
landfill. The District is willing to bring an investment of approximately $1 million to
assist a commercial development consistent with our Regional Center development.
The District would anticipate a private investment of approximately $10 million.

10. End of Oregon Trail Interpretive Center

Project Description: The facility at the Interpretive Center is in need of major
renovation. The District is prepared to spend $1 million to improve this facility to
compliment its regional center development.

Historic Downtown
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11. 12" Street Lot

Description of Project: The City has had considerable interest in developing its
property at main and 12", which is referred to as the 12 Street Lot. The City wishes
to see a mixed-use development that would compliment the improvements to
McLoughlin Blvd. The District may invest approximately $3 million to facilitate a
private investment of approximately $40 million.

12. Railroad Avenue Improvements

Description of Project: Railroad Avenue is an area where major improvements could
greatly assist the revitalization of downtown. Additional study is required to direct the
correct investment. Conceptually street improvements, additional storefront
development and a possible parking structure could reenergize the downtown core’s
ongoing redevelopment. The District has planned an investment of approximately
$15 million if after sufficient study the District determines that such an investment
would assist future revitalization of the downtown core. Most of this concept is a
public investment in infrastructure but additional storefronts may produce another
$25 million in private investment.

13. Court House Renovation

Description of Project: Clackamas County is planning on relocating its criminal court
system to the County’s Red Soils Campus. No time frame has been established for
this move. The Clackamas County Court House (the Court House) arguably is the
one of the most historic and significant structures in the Historic Downtown.
Renovation of the Court House for either public facility or private commercial/mixed
use development will be necessary once the County relocates these operations. The
District has budgeted approximately $5 million in this plan amendment to assist with
this renovation and restoration. The District will consider both public and private
uses in this facility.

14. Streetscape Rehabilitation
Project Description: Streetscape rehabilitation featuring additional sidewalk
renovation, downtown lighting, street furniture and landscaping along with street and
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curb improvements. An Urban Renewal investment of approximately $5 million is
budgeted.

15. McLoughlin Blvd Enhancement Phase |, II, & 11l

Description of Project: The City and State have partnered in a major improvement of
McLoughlin Blvd between the Interstate 205 Freeway Bridge and Tenth Street.
These improvements will provide improved pedestrian and traffic safety,
landscaping, and streetscape, and improved riverfront aesthetics and access. The
Urban Renewal commitment is approximately $9.5 million.

Willamette Falls

16. Falls Access and Viewing

Description of Project: Development of tourism destination by providing greater
access to Willamette Falls and development of a viewing platform with improved
parking in the project area is being discussed as part of a larger regional or state
project. The District has budgeted approximately $3 million for the City’s contribution
to this project.

7" Street Corridor

17. 7™ Street and Bluff

Project Description: This project will include development of 7" Street and the Bluff
nearby. Within this area is the Oregon City Plumbing Block, part of which has been
privately developed, the larger portion of which remains underdeveloped. The 7"
Street and Bluff area would include a portion of the Bluff from 7" Street to the
Elevator. an unknown and significant area for a destination public facility or private
commercial development. The District plans to continue its investment in the
renovation and restoration of the bluff promenade. It is also examining the Antique
Mall Block, a mixed-use commercial/residential or office with parking, as a likely site
for further development, as well as the McLean Clinic, a commercial/retail or office
development with parking. The Urban Renewal District has budgeted approximately
$5.5 million for this project, and expects roughly $80 million in private contributions.

Other (Site to TBD)
18. Civic Complex
Description of Project: Modernization of city owned facilities to house municipal
offices and bring a governmental office component into one of the District's major
commercial areas. The District has budgeted approximately $10 million in this plan
amendment for this investment.

Total Maximum Indebtedness: $130,100,000

Attached to this Executive Summary is a detailed list of projects, costs, and projected

timelines.

500 - Financial Analysis

ORS 457.190(3)(c)(B) states that the maximum amount of indebtedness that may be
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issued or incurred under the plan, as determined for the purposes of meeting the
requirements of this paragraph, shall be based upon good faith estimates of the scope
and costs of projects, included, but not limited to increases in the costs due to
reasonably anticipated inflation.

The Agency has reviewed the anticipated scope and cost of projects included in the Plan
as of August 22, 2007. The Agency has estimated the maximum amount of
indebtedness to be incurred needed to complete the projects, provide administrative and
project oversight and pay bond issuance related costs. "Maximum Indebtedness” means
the amount of the principal indebtedness included in the Plan pursuant to ORS 457.190
and does not include indebtedness incurred to refund or refinance existing
indebtedness.

The maximum amount of indebtedness in the Plan is reflected in August 2007 dollars.
The Agency understands this amount is not adjusted for likely inflationary impacts on
project costs and fully understands that it will be necessary for the Agency to consider a
subsequent increase in the maximum amount of indebtedness in order to complete the
projects as provided. The basis for not utilizing an inflation adjusted maximum amount of
indebtedness is that the timing of the projects is subject to considerable speculation as is
the inflation rate over a twenty-year period. The Agency determined that it would be able
to complete projects during the foreseeable future and a subsequent board could review
and update the Plan, the scope of remaining and or desired projects and the maximum
amount of indebtedness at a subsequent date, if desired.

A. Current Estimated Cost (August 2007 dollars) to Complete Projects

Agency staff, with assistance from consultants, reviewed the scope of the all projects
desired and deemed necessary and appropriate to fulfill the objectives of the Plan. Cost
estimates and allowances for the various projects were determined. Additionally,
anticipated private sector development was reviewed, including discussions with private
sector investors/developers that have significant projects in the district boundary that are
in the planning process as of August 2007.
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Table 6: Estimated Project Costs — August 2007 dollars

(amounts in millions) Total
Urban

Project Renewal

1. Rossman Landfill 30.0

Lifestyle Center/Retail/Office/Housing

2. Clackamette Cove 8.0

Mixed Use Housing and Commercial
3. Metro Transfer Station -
Lodging/commercial

4. Amtrak Station 1.0
Government infrastructure improvement

5. County Shops 5.1
Housing

6. City Property 99 2.0
Commercial

7. OC Shopping Center 2.0
Commercial redevelopment

8. Krueger Lumber 1.0
Commercial/retail

9. End of Oregon Trail 1.0
Museum other public improvements

10. Stimson Property Redevelopment 10.0
Commercial/retail

11. 12 Street Lot 3.0
Mixed Use Commercial/Retail

12. Railroad Ave. 15.0
Infrastructure improvements

13. Court House Renovation 5.0
Public/possible private redevelopment

14. Downtown Streetscape 5.0
Public improvements

15. McLoughlin Blvd. 9.5
Public improvements

16. Falls Access & Viewing 3.0
Public improvements

17. 7th Street Projects 55
Mixed Use Commercial/residential/public

18. Civc Complex 10.0
Public improvements

Project Administration and related costs 114
Debt issuance costs (2%0) 2.6
Totals - Urban Renewal 130.1

(1) The estimated total cost of project activities is the same as the total cost used in the August 2007
calculation of maximum indebtedness for the Downtown Renewal Area. All costs in Table 6 are shown in
August 2007 dollars, again to remain consistent with the cost figures used to establish the maximum amount
of indebtedness.
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B. Estimated Project Cost and Revenue Sources

The costs shown in Table 6 of this Tenth Amendment are August 2007 costs.
Anticipated annual tax increment revenues, and anticipated revenues from other sources
will not be sufficient to carry out all project activities in 2007. Project activities instead will
be undertaken as revenues become available, either through short or longer term
borrowing. The need to phase project activities will lead to further inflation of project
costs. Recent construction cost increases shown in the Engineering News Record are in
the 2.5 -4.0% range.

The project costs shown in Table 7 of this Tenth Amendment reflect inflationary impacts
and timing impacts of project activities. Annual inflation was assumed at 3.0% over the
twenty-year period. The inflation-adjusted costs were not included in the maximum
amount of indebtedness due to the substantial variation in project timing and actual
inflation. The inflation adjusted estimated costs were utilized to determine financial
feasibility of the various projects.
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Table 7: City of Oregon City- Downtown Area Cost of Projects and Anticipated Year

(amounts in thousands)

Cumulative
Fiscal Beginning Debt Project Debt Ending Debt Service

Year Balance Proceeds Costs Reserve Balance Reserve
1,190 1,190
2008 4,588 4,202 385 0 1,575
2009 0 10,042 9,198 844 1 2,419
2010 1 19,530 17,889 1,641 1 2,869
2011 1 41,078 37,626 3,451 3 6,320
2012 3 27,982 25,630 2,350 4 8,670
2013 4 3,944 3,613 331 4 9,002
2014 4 4,063 3,722 341 4 9,343
2015 4 4,185 3,833 352 5 9,695
2016 5 4,310 3,948 362 5 10,057
2017 5 4,440 4,067 373 5 10,430
2018 5 4,573 4,189 384 5 10,814
2019 5 4,710 4,314 396 5 11,209
2020 5 4,852 4,444 408 5 11,617
2021 5 4,997 4,577 420 6 12,037
2022 6 5,147 4,714 432 6 12,469
2023 6 5,302 4,856 445 6 12,914
2024 6 5,461 5,002 459 6 13,373
2025 6 5,625 5,152 472 6 13,846
2026 6 5,793 5,306 487 7 14,332
2027 7 5,966 5,465 501 7 14,833

2028 7 6,145 5,629 516 7 -

182,733 167,376
Notes on Table 7
(a) Outlays on Project Activities
Annual outlays on project activities are based upon the anticipated timing of the project, private sector
investment, resulting annual tax increment revenues over the life of the project, interest earnings, proceeds
from borrowing, and other resources available to the Agency. Anticipated annual tax increment revenues are
shown in Table 6, in Section F of this Report.
(b) Costs of debt and principal on existing debt
Oregon City’s Downtown Urban Renewal Area currently has an outstanding principal balance of $3,390,000
as of June 30, 2007 on long-term indebtedness. It is anticipated that the Renewal Agency will issue short
and long-term debt or other form of borrowing to carry out project activities. The actual principal amount and
timing of debt issues will be driven by project financing needs and the ability of the Agency to repay the debt
issues. A financing analysis for the planned projects based on anticipated timing, with annual estimated
project cost allocations made in fiscal years 2008-2012, and equal allocations of estimated project costs
over the subsequent fifteen year period (years 6-20 of the Plan) was prepared. The estimated project costs
were adjusted for inflation, although the maximum amount of indebtedness did not reflect inflationary
adjustments. The principal amount and debt service are based upon on the assumptions that each
borrowing will be amortized for a twenty-year term, at 5.5% interest, and will require a 1.25 to 1 debt service
coverage ratio. A debt service reserve of one-years debt service (approximately $84,000 per $1,000,000 of
debt issued), and 2.0 % for costs of issuance are expected to be funded from bond proceeds. The net
amount of debt reserves and costs of issuance is available for carrying out project activities.
(c) Cash on hand
It is assumed that cash on hand as of July 1, 2007 is $1,190,000 (the amount of the required debt service
reserve on the existing debt issue). This cash will be applied to pay existing debt as it matures.
(d) Other resources
No additional resources are anticipated to be available for carrying out project activities.
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C. Anticipated Start and Finish Dates of Project Activities

Table 4 anticipates that revenues will be sufficient to carry out all project activities by the
year 2027-28. It is possible that debt service on debt issued during this period will extend
beyond that year. When all debt service has been retired, the tax increment collections
for this plan are expected to be terminated. These dates depend on assumptions
regarding the level and timing of increases in values in values within the urban renewal
area, and upon the assumption that there will be no adverse changes to Oregon’s
property tax system, or urban renewal statutes. If these assumptions prove incorrect, the
anticipated dates for completion will change.

D. (Section 500 D deleted by 4th Amendment)
E. Impact On Other Taxing Jurisdictions

a) Estimated effect

The estimated financial impact to the overlapping taxing jurisdictions has been
forecasted based upon the respective permanent property tax rates, existing special levy
rates, and bonded debt rates in existence for fiscal year 2006-07. The potential impacts
of tax rate compression were determined to be insignificant and were omitted from the
analysis. The total amount of estimated property taxes to be levied during the period
anticipated necessary to complete the projects and repay the incurred indebtedness
(fiscal years ending June 30, 2008 through June 30, 2028) is $224.8 million.
Approximately $1 million will be raised in fiscal year 2008 by a special levy. The
remaining amount ($223.8 million) are projected to be raised through the “divide the
taxes” methodology.

The estimated property taxes to be redirected to the Agency, in total and by range on a

fiscal year basis, through the “divide the taxes” methodology from the overlapping taxing
jurisdictions are as follows:
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Fiscal Year Ending June 30,

Taxing Jurisdiction Total 2008 2027

City of Oregon City 72,523,353 452,304 6,815,667
Clackamas County 34,478,386 215,030 3,240,242
Metro 1,385,331 8,640 130,192
Port of Portland 1,005,297 6,270 94,477
County Vector Control 93,216 581 8,760
Metro - zoo 1,297,851 8,094 121,971
Government sub-total 110,783,433 690,920 10,411,308
Oregon City School District 71,172,440 443,879 6,688,709
Clackamas Community College 8,005,089 49,925 752,310
Clackamas ESD 5,287,489 32,976 496,913
Education sub-total 84,465,018 526,781 7,937,932
Bonds 28,534,084 177,958 2,681,603
Total 223,782,536 1,395,659 21,030,842

Proportionally, the city of Oregon City, Oregon City School District, and Clackamas
County are projected to have approximately 32.4%, 31.8% and 15.4% (total of 79.6%)
respectively of the total amount of property taxes estimated to be redirected to the
Agency. The remaining amount includes voter-approved bonds (12.8%) and all other
taxing entities less than 4% each.

2. Estimated financial effect on schools

The estimated impacts to the School District are currently offset by the State
school funding allocation, which provides funding on a per enrolled student basis.
The State provides school funding from its general fund and other resources.
Presently, the State receives a majority of its general fund revenue that is used
for school support from personal income taxes. The anticipated jobs created in
the urban renewal area will create additional personal income tax paid to the
state providing an offset to the amount of property taxes that are redirected.
Based on estimated jobs created in the urban renewal plan area estimated
additional personal income taxes resulting from total employment during calendar
years 2008 through 2013 ranges from $1,160,965 to $6,031,275 annually and
new/non-relocated employment during 2008 through 2013 is estimated to result
in a reduction of $34,552 in 2008 to an increase of $4,762,403 in 2013. Personal
income taxes after year 2013 are anticipated to increase by no less than the rate
of inflation. However, any changes to the Oregon personal income tax rates can
significantly change the estimate. Table 8 is shown on the following page.
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Table 8: Employment Timeline for Oregon City and Clackamas County

[Total employment timeline

2008| 2009 2010 2011 2012 2013

Landfill Project total jobs 305.2 1875 2375 2500 2500 2500

total salaries | $19,044,480 $55,700,625 $70,554,125| $74,267,500] $74,267,500| $74,267,500
Clackamette Cove total jobs 153 153 153 292

total salaries $9,547,200] $9,547,200] $9,547,200 $15,084,720
Displaced Business total jobs (50),

total salaries | ($1,845,000)
Indirect/Induced Countywide 199.64 618.75 890.85] 932.1 932.1 1058.6
[Total Jobs Countywide 454.84 2493.75 3418.85 3585.1 3585.1] 3850.6]
Total Salaries Predictable (Direct employment
only) $17,199,480 $55,700,625 $80,101,325 $83,814,700] $83,814,700 $89,352,220
Estimated Personal Income Taxes $1,160,965] $3,759,752| $5,406,839 $5,657,492 $5,657,492 $6,031,275]
New/non-relocated employment timeline

2008 2009 2010 2011 2012 2013

Landfill Project Jobs 21.364 1875 2375 2500 2500 2500

salaries $1,333,114] $55,700,625| $70,554,125 $70,554,125| $70,554,125 $70,554,125,
Clackamette Cove Jobs 292

salaries
Displaced Business Jobs -50

Salaries -$1,845,000)
Indirect/Induced Countywide 199.64 618.75 890.85] 932.1] 932.1] 1137.8
Total Jobs Countywide 171.004 2493.75 3265.85 3432.1 3432.1 3929.8
Total Salaries Predictable (Direct employment
only) -$511,886| $55,700,625| $70,554,125| $70,554,125 $70,554,125 $70,554,125,
Estimated Personal Income Taxes ($34,552) $3,759,792] $4,762,403] $4,762,403] $4,762,403 $4,762,403

Table 8 Notes:

The current landfill development project plan calls for close to 90% retail and 10% office use, with some residential as well.

Construction will begin in 2009, and doors will to open in late 2009 with 75% capacity at that point, 95% in 2010, and 100% by the

end of 2011. The Clackamette Cove project will begin construction in 2010.

“New Jobs” are those jobs that will not be simply transferred from elsewhere, and every effort has been taken to be very
conservative in this estimate.Personal income tax rate of nine percent (9%) used and taxable earnings equal to seventy-

five percent of salaries (75%). The twenty-five percent (25%) reduction reflects adjustments resulting from personal

deductions and exemptions.
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3. Estimated financial effect on local governments

The net fiscal impacts to local government jurisdictions, excluding the City and
Clackamas County, noted above represent the total amount of property taxes estimated
to be redirected from within the boundaries of Oregon City. When considered on the
taxing districts overall boundary the percentage impacts to each of the districts is less
than .01%.

The County’s amount of redirected property taxes when considered on an overall basis
represents approximately .27% of total property taxes. The effect on the recently
approved Sheriff's special levy will be similar as that of the County (approximately .27%
of total property taxes).

Within the City Also, the word "redirected" must be used in context, for those revenues
will not be lost to Oregon City, but will instead be dedicated to capital improvements or
public improvements within the urban renewal area.

Finally, these calculations are based on several assumptions, any of which could be
changed by future interpretations of the tax limitation measure. Full detail of the
calculations made here is on file with the City of Oregon City.

This section provides estimates of impacts, based upon the best information available at
this time. ORS 457.460 requires that a renewal agency shall, by August 1 of each yeatr,
prepare a statement which contains, among other things, an analysis of the impact of
carrying out the renewal plan. While that provision of ORS 457 currently relates to an
analysis of tax rate impacts, it can be expected that the Oregon City Renewal Agency
will use that annual statement to evaluate other renewal impacts as they become better
defined through future legal and legislative interpretation.

(The 4th Amendment added the following wording to Section E of the Report on the
Urban Renewal Plan for the Oregon City Downtown Urban Renewal Area): Section E of
the original Report on the Urban Renewal Plan addresses increases in property tax rates
which result from carrying out the Urban Renewal Program.

The permanent Ballot Measure 50 tax rates for overlapping taxing bodies have been
increased as a result of being calculated without the 1997-98 level of incremental values
in the Oregon City Urban Renewal Area. Under Ballot Measure 50, the choice of tax
increment revenue certification method can impact the potential property tax revenues
received by overlapping tax bodies. A Table 5 hereby is added to Section E of the report
on the Fourth Amendment to the Urban renewal Plan. Table 5 shows the anticipated
cumulative incremental values in the Renewal Area over the life of the Plan, and the
anticipated property tax revenues foregone as a result of taxing bodies not being able to
apply their permanent BM50 tax rates to those values. The dollars foregone in each year
also are shown as a percentage of the total potential property tax revenues for that body
would increase if it had access to the renewal area values.

The urban renewal program also may impact educational units of government. Property
tax revenues foregone as a result of the choice of Agency’s certification option will be
taken into consideration in the State’s formula for allocation and equalization of school
revenues. The presence of the urban renewal program could impact the tax rates for
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future special levies, or bond issues by educational bodies. Table 9 is shown on the
following page.

a) Compression

With the increase in the maximum amount of indebtedness the Agency is no longer able
to levy a special levy to carry out the Downtown Urban Renewal Plan. The special levy
tax rate in fiscal year 2006-07 is $.5342 and a like amount is anticipated in fiscal year
2008, the last year a special levy will be levied. The combined BM50 local government
tax rate in Oregon City was $8.6829 in fiscal year 2006-07. Without the urban renewal
special levy the local government tax rate in Oregon City would have been $8.147. This
rate is calculated using taxable assessed values, and thus is considerably higher than
the rate that would be calculated using true cash values as specified in Ballot Measure
5. Ballot Measure 5 rates in Oregon City would be approximately 61.4% of the Measure
50 rate, or roughly $5.3313. It is the Ballot Measure 5 rate that is used to calculate
whether the $10.00 limit on governmental rates is exceeded.

There was no compression of revenue for the City of Oregon City in 2006-07. Under
Ballot Measure 50, compression effects will vary from tax code to tax code and even
from property to property. Since the special levy for the Downtown Urban Renewal Area
will no longer exist there are not expected to be any compression losses of revenue for
units of general government in Clackamas County resulting from the urban renewal
district.

Subsequent voter-approved special levies or the addition of other new or existing taxing
entities within the taxing boundaries of Oregon City may affect compression of general
government revenues in the future. The possibility of compression impacts could
increase if the permanent or special levy rates of these respective entities increases.
The financial analysis did not project any change to the current levy rates, permanent or
special during the life of the plan.

b) Effect on Bond Rates

The presence of the Downtown Urban Renewal Area has had limited impact on the tax
rate for bonds issued by overlapping taxing bodies. Based upon past development
trends within and outside the Urban Renewal Area, and two significant proposed
projects, looking forward development within the Urban Renewal Area will be
considerably greater than previously experienced. However, if the maximum
indebtedness of the plan was not increased to provide public participation to address
significant public infrastructure requirements it is likely these developments would not
occur. This development in and of itself would result in reductions in tax rates to existing
and future voter approved bonds. However, without the increase in the maximum
indebtedness and public funding of some of the infrastructure costs, these projects
would not materialize, and therefore there would be no reduction in the tax rates on
existing or future voter approved bonded debit.

With development activity around Oregon City and anticipated annexations, it is
assumed that the proportion of total taxable values represented by the Downtown,
incremental values will remain relatively stable throughout the life of the Downtown plan,
and so too would bond tax rate impacts, i.e., there would be minor rate reductions to
existing and future debt if the taxable assessed value of property within the Plan Area
were available to determine the tax rates.
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Table 9: Downtown Urban Renewal Area Fourth Amendment to Renewal Plan Impact on
Bond Rates

Current Projected
City Oregon City 0.1883 0.1797
Clackamas Community College 0.1708 0.1630
Oregon City School District 1.3695 1.3069
Metro 0.1700 0.1622
Trimet Service District 0.0911 0.0869
Total Bonds 1.9897 1.8987

Assumptions are that current proportion of tax increment value to Oregon City’s overall taxable assessed
value will remain consistent.

F. Financial Feasibility of Plan

Tables to be found in Section 500 of the Report on the Tenth Amendment to the Plan
show the anticipated costs of project activities, and the estimated time required to carry
out all project activities, and pay off indebtedness. The principal source of revenue to
carry out project activities will be annual tax increment revenues of the Renewal Agency
that will be used to repay debt issued to fund projects. Anticipated tax increment
revenues are shown in Table 10.
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Table 10: Projected Tax Increment Revenues

Maximum
Fiscal Excess Taxing Division of Special Total
Year TAV (000's) Authority Taxes Levy Taxes

2008 89,439 2,444,205 1,395,659 1,048,547 2,444,205
2009 94,806 2,590,858 1,479,398 - 1,479,398
2010 165,633 4,526,437 2,584,627 - 2,584,627
2011 291,643 7,970,033 4,550,945 - 4,550,945
2012 413,147 11,290,484 6,446,946 - 6,446,946
2013 510,183 13,942,284 7,961,143 - 7,961,143
2014 550,612 15,047,154 8,592,032 - 8,592,032
2015 593,763 16,226,366 9,265,370 - 9,265,370
2016 639,805 17,484,622 9,983,843 - 9,983,843
2017 688,923 18,826,913 10,750,301 - 10,750,301
2018 741,310 20,258,539 11,567,769 - 11,567,769
2019 797,171 21,785,122 12,439,459 - 12,439,459
2020 856,726 23,412,632 13,368,779 - 13,368,779
2021 920,205 25,147,405 14,359,347 - 14,359,347
2022 987,856 26,996,165 15,415,002 - 15,415,002
2023 1,059,939 28,966,048 16,539,819 - 16,539,819
2024 1,126,132 30,774,967 17,572,724 - 17,572,724
2025 1,196,030 32,685,150 18,663,452 - 18,663,452
2026 1,269,831 34,701,986 19,815,080 - 19,815,080
2027 1,347,742 36,831,141 21,030,842 - 21,030,842

224,831,082

The tax increment revenues shown in Table 6 are based on the following assumptions:

1. It is assumed that option 1 will be selected as the tax increment revenue certification method.

2. Itis assumed that the renewal agency will certify 100% of its maximum revenue in each year of the
projection period.

3. Itis assumed that total assessed value within the urban renewal area number will increase 3% annually
each year through the projection period.

4. In addition, it is assumed that direct new construction will add $712,500,000 of value during the projection
period, with amounts during fiscal years 2008-2012 consistent with exhibit 8 in the plan and the total amount
for fiscal years 2013-2028 allocated equally throughout that fifteen-year period. Also, additional indirect new
construction equal to three percent (3%) per year through fiscal year 2023 and two percent (2%) thereafter
will result and be added to the assessed value.

5. These revenue projections are consistent with ballot measure 50 provisions on value increases, and
produce annual growth and renewal values consistent with growth patterns in the recent past for Oregon
City Downtown Renewal Area together with proposed projects in the Area.

The revenues shown in Table 6 are expected to be sufficient to carry out all project activities currently shown
on the Urban Renewal Plan for the Downtown area, and to retire project indebtedness within a reasonable
period of time. It is financially feasible to carry out the Urban Renewal Plan for the Oregon City Downtown
area.
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600 - Relocation
A. Analysis of Residents and Businesses Requiring Relocation

Acquisition activities contemplated in this plan do not require the relocation of any
residents or businesses.

B. Description of Relocation Methods

The Plan does not anticipate the acquisition of property, which may result in the
displacement of residents and businesses. Should relocation activity subsequently
become required by this plan, the Renewal Agency will establish a Relocation Policy,
which will call for assistance to those residents and businesses displaced. Such
assistance will include providing information regarding suitable locations, payment of
moving expenses, housing referral, and other relocation assistance and payments as
deemed necessary. All relocation activities will be undertaken and payments made in
accordance with the requirements of ORS 281.045 - 281.105 and any other applicable
laws or regulations. Relocation payments will be made as provided in ORS 281.060.

C. Housing Cost Enumeration
This plan does not contemplate the removal of any existing housing units. It is estimated
that plan activities will result in the construction of approximately 600 — 1,200 additional

multi-family dwelling units. The estimated cost range for these multifamily housing units
is $200,000 to $1,500,000 per unit.
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