Straw Roposalg 45% DRAFT
25 Year Investment Strategy for @entral CityUrban Renewal Area
Size:325 acres Assesse®alue: 817,000,000
Maximum Indebtedness$345 million

PART IExecutive Summary

OVERVIEW:

A new $345 million urban renewalareaA y (G KS ¢gS&GAARS 2F t2NIfl yRQ&
opportunities for the community. It allows public resources toleverage private investment to boost job
creation in clean technology and business clusters where Portland‘has,a competitive advantage. It provides
the ability for more small business owners and heighborheods to access an emerging set of community
economic development initiatives; and it providesiresources toiincread S. Wt 2 Ndpdtatiof O &aving
strong urban universities ahd downtown retail and culturalattractions that serve as magnets for industry
growth and expansion and overall regional health.

This urban renewal area will also carefully target investments to ensure public benefits and social equity
enhance the role central city neighborhoods play as the most cosmopolitan within the urban growth boundary.

The timing of this proposed URA is'synchronized with the expiration of two older districts as the next
generation of central city planning is underway. Establishment of a district now will mean that public
investment can leverage private investment to,implement these plans. This proposal includes a suggested
geographic boundary and a 25 year investment strategy intended to accelerate the growth of assessed value
while delivering important public benefit. Careful consideration has been given to the impacts and benefits for
overlapping taxing jurisdictions.

This proposal recommends the creation of an urban renewal area that is 325 acres in size, with a maximum
debt limit of $345 million. The current assessed value of this proposed URA is $917 million'. This serves as
the frozen base of tax revenues that will continue to benefit taxing jurisdictions. Property taxes derived from
the frozen base are currently approximately $18.3 million. Future increases will finance urban renewal
programs and projects within the proposed boundary, and as total assessed value expands, increases will be
shared with other taxing jurisdictions.

! 2011/12 projected assessed value is based on 2009/10 assessed value of $852,000,000
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Historic assessed value growth in this area has been about 3 percent per year since 2000:

e Without a new district, assessed values are estimated to grow from $917 million to $2.35 billion over
the 33 year life, an average annual increase of 2.9%.

e With a new district, the assessed value is estimated to grow from $917 million to $5.1 billion, an
average annual increase of 5.7%.

The expectations are that this URA will be measured using metrics such as permanent jobs, construction jobs,
investment leverage , housing units, open space, and other demographic measures which will compare a
baseline with progress both annually and more fully every five years

¢CKS !'w! gAff Fftaz NBadzZ G Ay 4 E &uriddivtidneziiring tide FctivhlBe@fS v dzS
the district. This does not account for offsets created by property tax revenues which will be shared at certain
tax revenue performance thresholds.

APPROACH:

The straw proposal is the product of a 24 member evaluation,committee The committee is chaired by Mayor
Adams and has met 12 times through Junes2010. It is reflective efdrecent improvements tourban renewal
creation and careful consideration of the impactito the overlapping taxing jurisdictions.

The case for urban renewal is based on history in Portlahd that urbanirenewal investment grows the tax base
faster than would otherwise happen. This occurs because coordinated public investment attracts a higher
level of private investmentdy maximizing development opportunities ¢ more gets built per block, though still
limited by applicable zoning and changing market conditions. Recent central city examples include the
coordinated investment in and along the Portland Streetcar line, and investment in public parking under the
Brewery Blocks.

This straw proposal reflects themes which were highlighted by, the evaluation committee:

e (Job creation

e Private investment

e Neighborhood livability

e Range of housing options

e Sustainability

e Return on investment anddneasured outcomes

e Partnership with overlapping taxing jurisdictions
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PERFORMANCE EXPECTATIONS

This proposal is created with a strong emphasis on accountability5 / Qa ! yydzt f t SNF 2 N¥Y | y C
includes multiple measures in order to provide focus and stewardship of public investments and assure the
agency improving the lives of people in the community. The primary measures for this district will be:

e Jobs retained/created

e Businesses receiving Loans

e Businesses receiving storefront grants

e Assessed value per acre

e leverage of private investment, other public investment
e Green-certified buildings

e MWESB construction

e Prevailing wage construction

Job creation is central to this proposalhe geographic boundary includes key areas of commerce which have
historically seen success in attracting andgrowing small business, such as areas in the Northwest District
between I-405 and NW 19th and Skidmore OldTown neighborhooads These job centers typically have more
affordable rents than the central business district. Tn.addition, a strong component of the investment with
Portland State University will also target job creation in the Living/Learning €enter and City Gateway Center
referenced in the 2010 PSUdUniversity District Framework Plan.

Larger redevelopment sites inctle strong livability and community‘business components with the potential
transformation, such as the areas in the vicinity of Lincoln High School and Con-way properties. In these

areas, a mix of living, working; learningfandirecreational'amenities will be considered in to-be-formed
development plans.

The newly created PortlandiHousing Bureau (PHB), i partnership with PDC, will invest 30% of all project
resources Into affordable housing preservatipnonsistent with City Council policyPHB will also examine
possible strategies for housing that helps middléjincome groups be able to live near their jobs, thereby

reducing commuting,pressures andehicular trips and maximizing the allowed density of the Central City.

PDC and City policy.ensures that pubhwestment above a threshold amount triggers equity programsgh
as prevailing wage and strong participation for apprenticeships in the construction trades, and opportunities
for minority, women and emerging small businesses. PDC and City policies also ensure that projects reflect
green planning and green building practices.
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CONSISTENCY WITH REGHNRTUTORILY IMPOSED LIMITS UNDER ORS 457 FROM HB3056

CKA& LINRPLRAITf Qa dzNidnoré linitd&iyhandexisting WRAGRScANI 18giSayidh and careful
consideration of the size of the proposed boundary means that to achieve all its goals, leverage of private and
other public sources must be a priority to maximize return on investment. The legislation sets formula for how
new urban renewal areas calculate an investment limit (maximum indebtedness) directly from the total
assessed value within its boundaries at the time of creation.

The proposed boundary proposes to carry out the above performance expectations with an investment
amount of one third the total still available by state statute and a geography designed to maximize the
potential for investment just outside the boundary which would resultfin direct benefit to overlapping taxing
jurisdictions. This smaller district approach leaves substantive capa€ity for concurrent efforts in
North/Northeast Portland, as well as future review of additional districts'in outer east and northeast Portland.

Additionally, the legislation also requires that new URAs share tax revenues with the overlapping taxing
jurisdictions during the life of the district as follows:

e 25% of the annual incremental tax revenue growth\after incremental property tax revenues over the
frozen base exceeds $10.4 million (3% of $345 millien). Projected trigger year: 11 (2022)

e 100% of annual incremental tax revenue growth afteriincremental property tax revenue over the
frozen base exceeds $34.5 million (10% of $345 million). Projected trigger year: 22 (2033)

PART IIMoney for Projects,and Tax Revendessumptions

Of the $345 million in Maximum indebtedness, $252 million is projected to be available over time for direct
investment in projects. The money available for project investment is net of assumed bond issuance costs and
staffing/operational costs over the life.0f the,URA, but dees,not include interest expense. Though interest
expense is asfactor in how long the URA exists'heyond the period of investment to finally payoff the debt (in
this proposal an additional eight years beyond the twenty:five year investment period), it is not included in
maximum indebtedness. Debt isirepaid from the incremental growth of tax revenue over the frozen base of
assessed valuewithin the boundary,and additional incremental growth of tax revenue created by new
investment (knewh,as Tax Increment Einancing or'TIF). Maximum indebtedness is only reached if the URA is
capable of producing enough incremental tax revenue to pay off any debt issued.

The development scenarioyassumed for this Central City URA investment strategy is based on an assumption

of maximized real estate development over time on known projects, as well as maximized development of 20%
of the property identified as potential redevelopment sites in a preliminary study’. In early years, funds for
projects are derived from increment produced from the existing assessed value within the boundary, which
generally grows at approximately 3%. Tax increment then grows more quickly as early investments are made,
resulting in greater increased tax revenue. ACTUAL ALLOCATIONS TO PROJECTS AND PROGRAES
APPROVEDURING THENNUALIBUDGET PROCESS. FINANGEBUIRBROMINVESTMENFARE LIKELY
TO VAR¥ROM THESE ASSUMPTIONS

2 Preliminary Westside Central City Urban Renewal Study, April 24, 2009
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PART llIBoundaryAssumptions

The proposed boundary is a modification of thmundaries suggested to the evaluation committee by
interested parties that included property owners, neighborhood associatioand other interested parties:
Out of the original study area of approximately 900 acres, 592 acres had been suggested. This proposal is 324
acres which, after consideration of a parallel effort in North/Northeast Portland, would leave approximately
1,000 acres and approximately $900 million of assessed value under the statutory cap for future urban renewal
efforts elsewhere in Portland.

Single district with a ontiguous boundary It is assumed that one distri€twill be formed for sufficient size
and diversity of land required for the sale of bonds. If the boundaryavas larger, two districts might be
financially viable. The boundary also transfers close to the maximum allowable assessed value from South
Park Blocks and Downtown Waterfront URAs, taking into accotint what'must remain to pay off the remaining
debt in those districts.

Sufficient high value properties for early accunation'of funds Over the first 46 years the urban renewal
district relies upon the assumed 3-4% growth in property values to start building enough money to invest in
projects that then create more tax revenue. Propertiesinthe downtown core with the highest value per acre

will provide resources which can be used to assist businessesearly inthe! w! Qa € AT Sc@umulatests T dzy RA

larger investments in more tax producing'projects then become possible.

Job centers:PDC-targeted industry clusters® and high growth firms favor job centers with flexible, creative or
affordable space. The boundary includes parts of Nerthwest, West End, Old Town Chinatown and portions of
the University District that are, or are planned to be, attractive,to these firms.

Sufficientnumberas well &@s strategitocation ofopportunity sites,for tax‘revenue creationStakeholders
identified 3-4 larger opportunity sites which could be developed togethernfor maximum catalytic effect.
Boundaries were chosento increase the chances thatithese investments create tax revenue both inside and
outside the boundary. Incremental property taxes generated by new projects outside the boundary will
immediately flow'toreverlapping taxing jurisdictions.

Opportunity sites toensure connectiohetween districts: =405 was consistently identified as blight-inducing
and a divider between neighborhoods within the Westside'Central City. Stakeholders suggested better
connection between the Central Business District and Goose Hollow, South Portland and PSU.

Opportunity for enhancecdheighborhoodlivability: Urban renewal funding has helped neighborhoods
improve livability‘by'using public dollars in public and private projects together, such as historic preservation
for adaptive reuse, impreving neighborhood services and main streets through coordinated storefront and
business assistance activitypand mixed-use and mixed-income housing projects with a range of affordability.
For example, Goose HollowanddNorthwest District can use public investment to ensure their interests in
providing a range of housing options at appropriate densities to create sustainable communities.
OSYiNIf OAlGe Oz2yilAya (GKS NBIA2yQa 2yf e ,usédbya |y
residents and visitors alike, the benefits of which also include business income fees and taxes. Property has

Opportunity sites to support Downtown as a regional retail centemdarts and cultural district t 2 NIi f I Y RQ
R

been included that will complement work already under way to advance the Portland Downtown Retail
Strategy, as well as publicly-owned cultural facilities and adjoining privately owned development opportunity

3 Activewear, clean technology and software industries - the most applicable industry clusters to this geographic area.
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sites. Development on these opportunity sites will leverage the investment in improvements made to these
publicly facilities.

The proposal includes property that would transfer from existing urbeenewal areas to a new urban
renewal area. This was done to continue investment within key areas in the downtown, including the
aforementioned retail and cultural districts, and a job center that is also a landmark historic district.
Downtown Waterfront Urban Renewal Area and South Park Blocks Urban Renewal Area can be reduced by
30% and 40% of assessed value respectively without affecting the timing of their debt repayment. This will,
however, impact the overlapping taxing jurisdictions as they current benefit from future increment in these
districts. A new frozen base would be established based on current valug; capturing increment since these
older districts were first created.

PART IVinvestment StrategyReturn on investment

The following investment strategy breaks the expectedfincoming financial resources into five-year periods and
suggests an allocation of those resources and the expected return from the investment. Each five-year period
also includes the projected average annual increase in total assessed value in the URA, to,be compared with a
projected 3% increase in assessed value experienced in theentire City of Portland. Finally, aichart is shown in
each period that shows the relative change imeach metric compared to other periods during'the life of the
district.

Metrics/Results:

Overview

PDC currently measuresiits success using the following types of indicators: assessed value per acre; job
creation; private investment; sustainability and social impact; neighborhood livability and range of housing
options. At a minimum, thesewill, serve as the,baseline.\We believe the community will see accelerated
benefits and results in these categaries given our previous experience of investing in urban renewal areas. The
rate of acceleration (fromidowyto high) will vary over the life of the URA and is charted in each five-year
investment Strategy period.

Assessed value per acre

Since 2001 PDC assessed value citywide has grown 35%. Given trends and experience, a new Westside urban
renewal area will likely'see,growth greater than 35%, but nothing close to growth associated with vacant land
in areas such as River District or South'Waterfront (North Macadam). The leaps in growth will be dependent
dzLR2 Yy (G KS t 5/ telerhge & Q oAt Ad 42
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and more leverage-inducing investment is made.

Jobs

Loans tasmall businessedor living wagejobs

In 2008/09: $4.3 million was invested in almost 40 businesses. The 2009 Portland Economic Development
Strategy targets businesses that that sell goods and services outside the region, bringing dollars into the
Portland economy. These businesses also have higher paying jobs. The Economic Development Strategy
focuses loan dollars on identified target industries where Portland has a competitive advantage, including

office-oriented clean/green technologies, software and activewear. Th nomic Development Strategy also

| Area. The Stor
building and business

million in the 280-acre Downtown Waterfront Urban t Improvement Program is

most often targeted to maximize the cumulative eff s noticing improvements

at neighboring businesses.
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InvestmentLeverage

Leverage of private investment

PDC is able to leverage between $3 and $10 for every dollar of tax increment invested, depending on the size
and nature of the investment, and whether the leverage is private or public. This is some of the highest
leverage of any local government agency, and the only mechanism for directly leveraging private investment.
This leverage is maximized through large-scale public/private partnerships. While higher leverage may not
occur until the fifth year and beyond, even the smaller programs such as the storefront grants leverage up to
S3 for every $1 of tax increment.

Leverage of other public investment

Leveraging public dollars from the city, state, federal or educational institutions is also a strength of PDC. For
the Central City, partnerships with PSU have the ability to draw adjacent private investment near the campus
for a more direct benefit, and attract increased enrollmentfas,well. PDC assisted with construction of the PSU
Urban Center, which included a new building, a plaza and accommodation of the streetcar. Since completion
in 2000 enrollment has climbed from about 17,000 to nearly 28,000 (an increase of nearly 65%).

Sustainability/Social Impact

Ecadistricts andGreen buildings (LEED and,other sustainable building rating systems like Green Glothes
EarthAdvantage)

PDC, in partnership with the Portland Oregon Sustainability Institute, t. 55/ Q& DNB Sy . dzA faRAY I t |
projects of a certain size and PDC investment (curtently greatenthan $300,000) meet the requirements of the

policy. In 2008 PDC assisted 13 buildings which attained LEED Silver'or better. "PDC also has a Green Features

Grant Program which (@ "A Y 1 SARSR W24 ISy SNIWi S Ay iSNBad Ay adzadl A
neighborhoods. The grantis targeted to small, emerging businesses which typically may not think about

sustainable options or have the ability to cever the incremental costs associated with emerging technologies.

Minority/\WWomen/EmergingSmall Business (MWESREpnstructioncontractingand prevailingwage

In 2008'PDC achieved a 37% utilization of MWESBs on construction projects. A new Small Contractors Loan
Insurance program works with'hanks to provide partial insurance for lines of credit offered by private lenders
to independent censtruction contractors, with.a focus on contractors specializing in energy efficiency and
green development projects.

Neighborhood Livability/Range of Housing Options

Resident ratings for access tedshopping and services; and livability

Neighborhoods within URAs saw.generally higher ratings than others citywide (as rated by the City Auditor).
Currently, a percentage of PDC business loan funds are allocated toward community-oriented businesses that
provide services to neighborhood residents. The storefront improvement matching grant and community
livability grant programs also contribute to greater neighborhood livability.

Number and range of affordability of housing units

The Portland Housing Bureau will be investing 30% set-aside dollars based on a strategic plan currently under
development. Historically, PDC has measured success in housing by the number of housing units preserved or
created, the number of homebuyers assisted and specifically minority homebuyers assisted through its
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homebuyer assistance programs. It is currently assumed that investment of dollars from a new Central City
URA would be directed primarily to preservation of affordable housing for very low income residents.

Demographic Snapshot
The characteristics of the population which resides and uses the area within this boundary would be
established using the most recent census data as a baseline, and measured against that baseline over the life
of the district. Challenges identified within the entire 900 acre study area included:
e Jobs do not match skills of residents
Recent growth trends are insufficient to reach Metro populatio
Lack of green space within the study area
e Low appeal to families with children
Opportunities identified included:

d employment goals

e Great educational facilities

e Great transportation infrastructure

e Highest concentration of jobs in the state
e Access to parks, social services, grocery stor

d other services/ameniti

PART V: Public Invament

The CitizerCommittee- Urban Rene
A stakeholder advisory committee will be appaint eans of bringing the public into
the decision making proces itiatives. isory committees are made up
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Investment Strategy: Years 1C5

Projected Assessed Value Growth: 4.0% per year

Projected Increment for Investment: $16.8 million

5 year
Investment/Service investment | Deliverable | Leverage Notes
Storefront program $2,000,000 | 70-100 Up to 3times | Target neighborhood-
projects designated main streets,

historic districts and
Downtown Retail Core

Business Loans $5,000,000 | 25-50 Up to 4 times | Small business job centers in

Small Business businesses NW and Old Town,

Cluster industries 200-400 jobs nelghborhood businesses on
main streets, downtown

High Growth retail core loans augment

Retail Core River District URA projects.
Budget split between cluster,
high growth and community
businesses.

Large Scale Redevelopment, $1,000,000 | Up to 2 plans | Up to 10 times | Start from district plans and

such as: (upon project | frameworks, create master

PSU near 4th Ave completion) plans with implementation

Con-way strategies

Goose Hollow around Lincoln

Commercial Property $1,000,000 | Up to 20 Up to 10 times | Development opportunity

Redevelopment projects and 2 services grants encourage

loans property owners to consider

Historic Preservation higher utilization. Loans

Development Opportunity provide last dollars to make

Services redevelopment possible.

Portland Housing Bureau (30% $4,800,000 | Up to 70 units | Up to 4 times Housing preservation

Set-Aside) upgrades existing buildings
and ensures affordability
through regulatory
agreements.

Livability projects, such as $3,000,000 | 1 project Up to 3times | Leverage LIDs and other

Streetscapes Transportation Resources to

Safe routes to schools accomplish one small project

TOTAL 16,800,000
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Investment PhilosophyYears 15:

Goals
- Immediately invest in job-creating businesses in commercial and neighborhood districts as per the
2009 Portland Economic Development Strategy
- Augment River District investment in line with the 2009 Portland Downtown Retail Strategy
- Strengthen commercial and neighborhood business districts
- Participate and coordinate with. dzNB | dz 2 F t f | Y Y Keyitihl City 2085catrict/sdby | 6 A £ A {
district planning.
- Start larger-scale development framework and implementation‘planning
- Identify and complete small scale livability/access/public realm projects
- Begin investment in affordable housing preservation projects
Results:

A majority of the $12 million in tax increment financing remaining after the 30% sebaside for affordable
housing would immediately target small businesses through storefront matching grants,and tenant
improvement loans. For instance, PDC loans to office buildihg ownersdo,create flexible office space and
convene common areas for cluster and high,growth businessesordoans directly to businesses for tenant
improvements. Neighborhood businesses thatiprovide servicesto local residents and businesses will have
access to loans for start-up or expansion, Storefront Improvement Program grants, Green Features Grants or
other similar PDC assistance programs and dmain street€ expertise, all'of which have cumulative effects as
neighboring businesses see on=street improvements and learn hoew to benefitifrom these assistance programs.

The larger-scale redevelopment areas‘which will eventually bring moresubstantial increases in assessed values
will likely see only the development framework implementation planning due to the limited resources
available in the first five years. Large sc¢aleredevelopment will also be coordinated with evolving Eco-district
initiatives that are bestutilized with the developmeént on multiple contiguous properties. These planning
initiativeS will dovetail with the Bureau of Planning and SustainabilityQ @entral City 2035 district plans to be
completed in the first years of the URA."Southwest quadrant district and sub-district plans will completed first,
followed by‘waork in north of Burnside. Some districts require substantial district and sub-district planning, such
as Goose Hollow. @ther districts have\more recent district planning already in place.

URA funds may be utilized\for predevelopment work on individual property projects that could come to
fruition in years 5 through:10)or later. Opportunities include historic rehabilitation or properties that meet
other URA plan objectives including the leverage of substantial private investment or job creation, coupled
with sustainable building practices. Commercial property redevelopment is also a tool for building owners to
make improvements for key additions to the Downtown Retail Core and Cultural District

Smaller-scale public infrastructure improvements such as green street improvements, bicycle rights-of-way,
safe routes to schools and other projects geared to improve the business environment could also be
completed, but will likely require investment from other sources as well, including Local Improvement Districts
and other matching funds.
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Housing resources of $4.8 million would be directed by priorities of the Portland Housing Bureau. The housing
bureau invests to upgrade affordable housing units and ensures affordability through sixty-year regulatory
agreements that tie rental rates to Median Family Income.
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Investment Strategy: Years 6 ¢ 10

e Projected TIF Investment in Projects: $46.4 million

e Projected Assessed Value Growth: 8.1% per year

5 year
Investment/Service investment | Deliverable Leverage | Notes
Storefront program $2,400,000 | 70-100 projects | Upto 3 Target neighborhood-designated
times main streets, historic districts and

Downtown Retail Core. Review
target areas and adjust.

Business Loans $7,000,000 | 50 to 70 Upto4 Continue to work with small

Community Businesses businesses times businesses and property owners that

Cluster industries 300 to 500 jobs cater to growing businesses. Ec-Dev

High Growth strategy re-evaluation may alter

T - focus. Continue investment in
businesses that provide services for
neighborhood residents.

Large Scale Redevelopment $10,000,000 | One project Up to 10 Investment within large scale

Con-way area times development agreements leveraging

PSU near 4th Ave multiple building projects. Target

Goose Hollow around Lincoln investment in URA that spills outside
URA for direct benefit to taxing
jurisdictions.

Commercial Property $5,000,000 | Up to 20 Up to 10 Focus on job creation. Development

Redevelopment projects and 6 times opportunity services grants

Development Opportunity Services loans encourage property owners to

Historic Preservation/Green consider higher utilization. Loans

Development provide last dollars to make

Appropriate mixed-use redevelopment possible. Key tool for
historic preservation and green
buildings. High leverage from equity,
private lenders and tax credit equity.

Portland Housing Bureau (30% Set- $12,000,000 | Up to 180 Units | Up to 4 Housing preservation upgrades

Aside) times existing buildings and ensures

affordability through regulatory
agreements.

Livability projects, such as
Open Space

Green streets

Safe routes to schools

$10,000,000

up to 2 projects

Seed money for open space, transit,
bike/ped, streetscape or other
projects in the public realm that
complement private development.
Target projects that induce
development outside URA.

TOTAL $46,400,000
10 Year Total $63,200,000
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Investment Philosopy, Years 610:

Goals
- Continue to invest in job-creating businesses as indicated by Economic Development Strategy
- Strengthen commercial and neighborhood business districts and Downtown Retail
- Begininvestment in one of the larger-scale development areas
- Identify and complete mid-scale livability/access-oriented projects

Results:

Business loan programs will have more resources to serve industry cluster initiatives, direct job creation and
investment leverage. Economic development strategies may be reviewed and adjusted to invest in targeted
cluster industries believed to have the greatest potential at thatstime. The business investment strategy, how
PDC assists businesses, may also be adjusted as best practices dictate.

In years6 through 10, the urban renewal area will havé sufficient funding to support at least one of the
identified catalytic redevelopment plans. Dependingon the nature of the projects,additional funding could
also come from a combination of commercial property redevelopmenifilivability/access and affordable housing
resources. Development agreements will be negotiated to enstired leve! of private investment and public
benefitasNB G dzZN} T2 NJ (i KS Thadeadvalophirt agrkeyn S éariacSnylutdedevelopment
outside the urban renewal area, resulting in direct revenue to overlapping taxing jurisdictions.

Years 6-10 of the URA should.yield.a handful of mid-scale redevelopment projects outside of large scale
redevelopment areas. Thése redevelopment projects tendto have sufficient TIF investment to require
adherence to the PDC Green Building policy, resulting in green building.certifications such as LEED. The
resource base will have grownyas well, so more tax increment will be able to leverage private dollars for
community economic development initiatives,and further implementation of local neighborhood district plans.

PortlandfHousing Bureau'wilhhave maresubstantivefunds,to complete larger-scale affordable housing
preservation,projects.

Metric Rate ofgrowth/Leverage due
to use oftaxincrement

Assessed value per acre Medium
Leverage of private investment Medium
Leverage of other public investment Medium-High
Green-certified buildings Low-Medium
MWESB construction Medium-High
Prevailing wage construction Low-Medium
Businesses receiving storefront grants Medium-High
Business receiving loans Medium-High

Jobs retained/created Medium-High
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Investment Philosopy, Years 1115
Goals
- Continue to invest in job-creating businesses as indicated by Economic Development Strategy
- Building on commercial and neighborhood business districts and downtown retail core
- Investment in two of the larger-scale development areas
- ldentify and complete mid-scale livability/access-oriented projects

Results
Well-established business loan programs will continue to help busine
business owners interested in purchasing their own real estate or

usiness assistance also helps

s condominiums. Neighborhood
businesses will also continue to benefit from Storefront Improv, ram grants and other incentives
that may be created. Implement approved large scale redeve orks with formal agreements to

invest directly into projects or agreements for infrastruc

vestment tie rivate development.

improved public safety, but are not reco i tes. Commercial property
redevelopment loans often trigger require vailing wage and construction trade
equity programs for minority, women and e

Tax increment production ici ailable the larger-scale redevelopment
second large scale redevelopment
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Investment Philosopy, Years 1&0:

Goals
- Continue to invest in job-creating businesses as indicated by Economic Development Strategy
- Continued investment in commercial and neighborhood business districts and downtown retail core
- Greatest investment in larger-scale development areas
- Larger scale livability/access-oriented projects

Results

Well-established business loan programs will continue to help businesses, including firms interested in
purchasing their own real estate or business condominiums. Businésses will also continue to benefit from
Storefront Improvement Program grants and other incentive programs which may be customized for the needs
of Central City neighborhood businesses.

This five-year period is predicted to have the greatesttotal funding. Resources'would thus be directed to
implement approved large scale redevelopment framewarks with formal agreements to invest directly into
projects or agreements for infrastructure investment tied toyprivate deVielopment, which kesults in the greatest
tax revenue return on investment. Augmentation to earlier large scale redevelopment areas, as well as
initiation of the last large scale redevelopment area, could occur during this period.

Commercial property redevelopment loans helpiindividuahproperty ownérs with projects that improve
building use and increase property values. Loans are often‘made,to historic buildings for adaptive re-use and
are often directly linked to'job creation/retention; and incldde seismic,upgrades required by building code and
improved public safety} but are not recouped through higher rental rates. Loans could also be made for
smaller in-fill site development.

Tax increment production will become sufficiently'available to,complete one of the larger scale redevelopment
areas initiated during the previous five-year period and begin to invest in a third large scale redevelopment
area. Distriet plans established during the Central City District Plans will be refined at a finer grain of detail to
match the desired developmentiprogram. As before, funds for larger-scale development can also come from
other sources within the budget if warranted, including business assistance, commercial property
redevelopment, housing or livability, Investments can include public amenities or target other public benefits
into private property development. Benefits may include community amenities or public spaces.
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InvestmentPhilosophy, Years 2125:

Goals
- Develop exit strategy
- Continue to invest in job-creating businesses as indicated by Economic Development Strategy
- Continued investment in commercial, neighborhood business districts and Downtown Retail Core

- Complete larger-scale development areas

Results
The final five-year period would start with the review of progress an

ishment of exit strategies for the
URA. What still needs to be accomplished given the resources av ? Are there areas that have been
neglected over the last 20 years which deserve investment?
Opportunistic projects in the Downtown Retail Core wi ind of ongoing revitalization

required to compete with suburban town centers. es would be directe rds the completion of

the last large scale redevelopment framework

uld still have owners with

Commercial property redevelopment loa elp individual pro

projects that improve building use and in
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25¢YearProjections on Rate of Growth Influenced by Tax Increment

Summary of investments, deliverables and leverage of other investment:

Summary d investments by tyw perce

Portland Housing Bureau
(30% Set-Aside)
$73,600,000 29%

Livability $27,300,000 Storefrontprogram
11% $11,800,000 5%

3

Business Loans

~$39,000,000 16%

27%

Commercial Property
Redevelopment
$31,300,000 12%

Large Scale Development
Agreements $69,000,000
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Summary ofexpected results in each category of measurements based on current metrics:

Metric Year 15 Years 610
Assessed value per acre Low Medium
Leverage private Medium Medium
investment

Leverage of other public Medium Medium-High
investment

Green-certified buildings Low-Medium Low-Medium
MWESB construction Medium Medium-High
Prevailing wage Low-Medium Low-Medium
construction

Businesses receiving Medium-High | Medium-High
storefront grants

Business receiving loans Medium Medium-High
Jobs created/retained Medium Medium-High
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