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DATE:  August 31, 2020 
TO:  Jonathan Taylor, City of Tualatin 
FROM:  Nick Popenuk, Ali Danko and Elaine Howard (Elaine Howard Consulting) 
SUBJECT: TUALATIN NORTH DISTRICT URBAN RENEWAL FEASIBILITY STUDY - DRAFT 

Summary 

Background 

In 2019, the City of Tualatin began a multi-phased process to consider the use of urban renewal as a 
potential financing tool to support community revitalization. Phase 1 was an urban renewal 
education series, including four presentations to City Council that covered: (1) an overview urban 
renewal and tax increment financing; (2) the history of Tualatin’s urban renewal areas and how to 
close down an urban renewal area; (3) what to do with the remaining assets of Central Urban 
Renewal District and Leveton Tax Increment Finance District; and (4) an exploration of the 
feasibility of new districts based on Council-identified community and economic development 
goals.  

In January 2020, in the second phase, Urban Renewal Area Official Closure, City Council and the 
Tualatin Development Commission closed the Central Urban Renewal District (CURD), transferring 
remaining assets to the City of Tualatin, and adopted the final report on CURD. 

On February 24, 2020, City Council directed staff to begin Phase 3 with the technical feasibility 
study of two potential urban renewal areas: (1) Basalt Creek/Southwest Industrial Area (Basalt 
Creek) and (2) the I-5 Corridor and Tualatin-Sherwood Road (North District). The purpose of these 
studies was to understand if tax increment financing is an appropriate tool to help meet the needs 
of the community. The City of Tualatin hired Tiberius Solutions and Elaine Howard Consulting to 
conduct these two feasibility studies.  

This report is the culmination of Phase 3, Technical Feasibility Study of Urban Renewal Areas. A 
separate report summarizes the results of the feasibility analysis for the North District Study Area. 
These reports are focused on financial analysis and do not discuss or address social and equity 
impacts of urban renewal. This report summarizes the results of the feasibility analysis for the 
North District Study Area. A separate report summarizes the results of the feasibility analysis for 
the Basalt Creek Study Area. These reports do not discuss or address social impacts of urban 
renewal, including impacts on diversity, equity, and inclusion.   

Results  

For the North District Study Area, the total potential tax increment finance (TIF) revenue over a 30-
year period is estimated to be between $248.2 million and 362.7 million, depending on the future 
growth in assessed value in the area. Three growth scenarios were analyzed as described later in 
this report. This would support a total maximum indebtedness (i.e., the total principal amount of 
projects to be funded) between $210.0 million and $308.3 million. When accounting for inflation 
and adjusting the maximum indebtedness to be reported in constant 2020 dollars, we forecast the 
true financial capacity of the URA to be between $118.1 million and $171.4 million.  
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These calculations reflect the technical financial capacity of the URA. The actual financial capacity 
and maximum indebtedness of any URA is typically determined, with input from an advisory 
committee, the stakeholders in Tualatin, and the public, by City Council during the adoption of a 
new Plan. While the North District Study Area has the potential for significant tax increment 
revenues, the actual urban renewal plan can be established to reduce the tax increment revenues, 
and therefore reduce the impacts on taxing districts, as indicated in the following section. If the City 
chooses to move forward with a URA for the North District Study Area, these strategies will be 
reviewed.  

Implications and Next Steps 

The results of the feasibility study have the following key implications: 

 Urban renewal could generate significant financial capacity for the North District Study 
Area in the City of Tualatin, including funding for up to $171.4 million of projects. This 
funding could pay for significant infrastructure improvements and other high-priority 
economic development projects in the area. 

 The projected financial capacity for the North District Study Area is likely more than the 
City would choose to pursue for a URA in this area. There are multiple options that the City 
could pursue to implement urban renewal in the North District, while reducing the long-
term financial capacity and impacts to taxing districts. These options include reducing the 
size of the boundary, reducing the duration of the urban renewal plan, and/or committing 
to a more generous formula for underlevying annual TIF revenue (i.e., revenue sharing). 

 The North District Study Area could benefit from more significant public outreach, prior to 
adopting an urban renewal plan. The North District Study Area has significant financial 
capacity, and City Council has articulated desired outcomes for the North District Study 
Area. However, there is a lack of clarity around the specific projects that could best achieve 
the desired outcomes, and which of those projects are the highest priority for the public.  

 Coordination with affected taxing districts will be key, if the City desires to move forward 
with a new URA. The use of urban renewal results in the loss of foregone tax revenue for 
overlapping taxing districts. Many of these taxing districts overlap multiple communities 
that are also considering new urban renewal areas at this time. Coordination with taxing 
districts is required by Oregon Revised Statutes, and is helpful to ensure that the URA funds 
meaningful projects for the community that help grow the tax base long-term, while having 
an acceptable level of foregone revenue for affected taxing districts. 

If the City desires to move forward with one or more urban renewal plans, it would lead to the 
following next steps: 

 Establish a vision for the North District Study Area that reflects public input on goals and 
projects 

 Select a consultant with expertise in establishing urban renewal plans 

 Establish an advisory committee and conduct public outreach  

 Determine the final boundary and project list 

 Complete blight and existing conditions analysis 

 Conduct outreach to affected taxing districts in addition to their participation on the 
advisory committee  
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 Conduct the formal public review process of urban renewal plans including review by the 
urban renewal agency, planning commission and a public hearing and vote by the City 
Council  
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Background 

How Urban Renewal Works 

Urban renewal, permitted by Oregon Revised Statue (ORS) 457, is primarily used by cities and 
counties across Oregon as a revenue source for funding capital projects to help revitalize “blighted” 
areas.  

When an URA is established, the assessed value within the URA boundary becomes the “frozen 
base” value. When assessed value in the URA grows over time, the difference between the total 
assessed value and the frozen base is considered “increment” value. Each year, property tax 
revenue from the frozen base in the URA is distributed normally to all overlapping taxing districts, 
and the URA receives all the property tax revenue generated from the increment, called “tax 
increment finance” (TIF) revenue. TIF revenue can only be spent on capital projects located in the 
URA. After the URA expires, all tax revenue is distributed to the overlapping taxing districts. Exhibit 
1 illustrates the general tax revenue distribution within a URA boundary over the life of the URA.  

Exhibit 1. Example Urban Renewal Revenue Distribution 

 

Urban renewal is a division of taxes; it does not create a new tax or increase the existing tax rate. 
Therefore, the financial impacts of an URA are borne by overlapping taxing districts, and not by 
individual tax payers. TIF revenue collected by a URA results in revenue foregone by the 
overlapping taxing districts.  

Financial Restrictions and Limitations on Urban Renewal 

TIF revenue can only be spent on capital projects, not operations. For example, TIF revenue could 
be used to pave a new road, but could not be used to pay for ongoing maintenance activities for that 
road. Additionally, TIF revenue can only be spent on projects located within the URA, and those 
projects must be to the benefit of the URA. 

Urban renewal plans are required to have a “maximum indebtedness”, which functions as a limit on 
the cumulative amount of TIF that can be spent on projects in the URA. Maximum indebtedness 
does not function as a revolving credit limit. In other words, paying off debt for old projects, does 



Tiberius Solutions LLC August 2020 5 

not free up maximum indebtedness to be used on future projects. Once a URA incurs the full 
amount of maximum indebtedness, it cannot incur additional debt to fund additional projects. ORS 
limits the maximum indebtedness of a URA based on the URA’s frozen base: 

 If the frozen base is $50 million or less, maximum indebtedness cannot exceed $50 million. 

 If the frozen base is greater than $50 million but no more than $150 million, maximum 
indebtedness cannot exceed $50 million plus 50% of the frozen base that exceeds $50 
million. 

 If the frozen base is greater than $150 million, maximum indebtedness cannot exceed $100 
million plus 35% of the frozen base that exceeds $50 million. 

 All maximum indebtedness limits listed above may be inflated from 2010 by the index used 
in the urban renewal report. 

Urban renewal plans may also include sunset provisions that establish a final date for incurring 
debt and/or collecting TIF revenue. Sunset provisions are not required by statute. 

Other Limitations on Urban Renewal 

For cities with populations of less than 50,000, ORS limits the frozen base assessed value of urban 
renewal areas to no more than 25% of total citywide assessed value.1 Similarly, ORS limits the 
acreage of urban renewal areas to no more than 25% of total citywide acreage.  

Oregon’s Property Tax System 

To fully understand how urban renewal and tax increment financing work, it is important to also 
understand key elements of Oregon’s property tax system. 

Oregon’s property tax system is largely defined by two property tax-related ballot measures that 
were approved by voters in the 1990s: Measure 5 passed in 1990 and Measure 50 passed in 1997.  

Measure 5 limited the property taxes paid by individual property owners to $10 per $1,000 of real 
market value (RMV) for general government taxes and $5 per $1,000 of RMV for education taxes. 
Levies passed by voters to repay general obligation bonds were excluded from these limits.  

Measure 50, passed in 1997, was a further overhaul of Oregon’s property tax system, including the 
following key elements:  

 Switching from a “levy-based” system to a “rate-based” system, including the establishment 
of permanent tax rates for each taxing district instead of variable levies. In addition to 
permanent tax rates, taxing districts may also impose local option levies and levies for 
general obligation bonds, both of which are temporary in nature and are subject to voter 
approval.  

 Reducing assessed value. Assessed value is not equal to real market value. In fiscal year 
1997-98, a maximum assessed value (MAV) for each property was established, which was 
equal to 90 percent of its assessed value from two years prior (fiscal year 1995-96).  

                                                             

1 For the purposes of this calculation, ORS requires that the amount of increment value from any existing 
URAs that impose division of tax revenues be subtracted from the total citywide assessed value. 
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 Limiting assessed value growth. Growth in MAV was limited to three-percent annually. The 
actual assessed value used to calculate a property’s tax bill is equal to the lesser of the 
property’s MAV and RMV. 

There are some exceptions to the three percent limit in MAV growth. The most common exceptions 
are new construction and significant improvements that did not exist in 1995-96 when the MAV 
was established. In these situations, to determine the assessed value (the “exception value”), a 
Changed Property Ratio (CPR) is used to establish the initial MAV. The CPR is calculated annually as 
the ratio between aggregate AV and aggregate RMV for each property class (residential, 
multifamily, commercial/industrial, etc.) in each county. The CPR is applied to the RMV of all new 
development to determine initial MAV, after which time, it grows at 3% per year like all other 
existing property.2 

Methods 

Study Area Boundary 

City staff provided Tiberius Solutions with the preferred potential North District Study Area (Study 
Area) boundary used for this analysis, shown in Exhibit 2. Determining the Study Area boundary 
was an iterative process that took into account development potential, the existing URA, and 
statutory limits on assessed value and acreage. It encompasses 593.8 acres, which constitutes 11% 
of the city’s total acreage.  

For cities with a population less than 50,000, ORS limits the frozen base assessed value of urban 
renewal areas to no more than 25% of total citywide assessed value and total acreage of urban 
renewal areas to no more than 25% of total citywide acreage. The City of Tualatin intentionally 
defined the boundaries for North District and Basalt Creek Study Areas to equal 25% of citywide 
acreage. This allowed the feasibility studies to consider the maximum possible extent of urban 
renewal. If the City chooses to move forward with adopting one or more urban renewal plans, the 
City may choose to reduce the size of one or both boundaries. If property that is outside the city 
limits is included in a URA, then the County must also approve the adoption of the URA. 

 

                                                             

2 Other exceptions include: partitioning or subdividing a property, rezoning a property and change of use 
consistent with that zone, and the disqualification or termination of property tax exemptions (e.g., property 
transferring from public to private ownership). 
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Exhibit 2. Map of North District Study Area Boundary  

 
Source: Tiberius Solutions 
 

Growth Scenarios 

We evaluated three scenarios using different assumptions for the future rate of growth of assessed 
value. These scenarios are intended to model a range of realistic possible outcomes, including both 
conservative and aggressive scenarios that reflect the inherent uncertainty in long-range forecasts 
of future changes in property values. 

As described earlier in this report, in most situations, Oregon’s property tax system allows 
individual properties to appreciate a maximum amount of 3.0% per year. Most properties achieve 
that maximum growth rate of 3.0% each year. To experience additional growth beyond 3% an area 
must experience new construction activity.  

Steps Used in the Analysis 

The forecast of TIF revenue is a five-step process: 

 Step 1. Determine the consolidated tax rate 

 Step 2. Determine the assessed value of the frozen base 

 Step 3. Forecast future growth in assessed value 

 Step 4. Calculate tax increment finance revenue 

 Step 5. Estimate borrowing capacity 
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Step 1. Determine the Consolidated Tax Rate 

All new urban renewal plans are “permanent rate” plans. The consolidated tax rate is equal to the 
sum of all permanent tax rates. Local option levies and general obligation bond levies are not 
impacted by new urban renewal plans. 

Step 2. Determine the Assessed Value of the Frozen Base 

Using Washington County and Clackamas County assessment data, we identified all tax accounts (or 
fractions thereof) located within the boundary. For non-situs utility property, we estimated the 
value within the boundary based upon ratios of utility property to real property in each tax code 
area.  

Step 3. Forecast Future Growth in Assessed Value 

As described above, three growth scenarios were evaluated for the study area boundary, informed 
by historical trends in the City and county and conversations with City staff about future 
development opportunities in the area.  

Step 4. Calculate Tax Increment Finance Revenue 

Gross TIF revenue is calculated as the product of the increment assessed value and the consolidated 
tax rate each year. However, actual TIF received (i.e., net revenue) in a given year tends to be lower, 
due to discounts (from paying early), delinquencies (unpaid taxes), truncation loss (lost revenue 
due to rounding of tax bills), and compression loss (for properties where the taxes imposed would 
exceed constitutional limits). Our forecast of net TIF revenue assumes a 5.0% adjustment factor to 
convert from gross to net revenue, based on advice of the advisory committee, input from city staff, 
and our experience with other jurisdictions across the State. 

Step 5. Estimate Borrowing Capacity 

Net TIF revenue (calculated in Step 4) gives a general idea of the revenue generated by the URA 
each year. However, those numbers are insufficient to understand the total funding available for 
projects over the life of the URA. Typically, the majority of project funding comes from incurring 
formal indebtedness, which allows capital projects to be built sooner, but obligates future TIF 
revenue for payments of principal and interest on that debt.  

To estimate borrowing capacity, we created a hypothetical finance plan for each growth scenario: 
showing how much funding could become available for projects over time, based on generic 
assumptions for debt, including the amount, timing, and terms of future bonds or loans. This 
finance plan provides a better estimate of total funding available for urban renewal projects. 

Analysis and Results 

The section describes the analysis of borrowing capacity, the potential projects that could be 
funded with that borrowing capacity, and the impacts to taxing districts from the potential URA. 

Estimate of Borrowing Capacity 

This section describes the key results of the analysis for each of the steps described above in the 
“methods” section of this report. 
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Determine Consolidated Tax Rate 

The Study Area is located in the following tax code areas (TCAs): 17.02 and 23.76 in Washington 
County and 7074 and 304004 in Clackamas County. Because these TCAs have unique combinations 
of overlapping taxing districts, we forecast tax increment revenue separately for each TCA, before 
combining the results to determine the financial capacity of the potential URA. Exhibit 4 shows the 
consolidated tax rate for each TCA in the Study Area in FYE 2020. As stated earlier, local option 
levies and general obligation bond levies are not impacted by new urban renewal plans.  

Exhibit 4. Consolidated Tax Rate by Tax Code Area, North District Study Area, FYE 2020 

 

Source: Tiberius Solutions using data from Washington County and Clackamas County Assessors, FYE 2020 

Determine the Assessed Value of the Frozen Base 

Exhibit 5 shows the estimated total assessed value of properties in the Study Area for FYE 2020. 
The total value of property in the Study Area is 17.8% of the citywide assessed value of $4.7 billion. 
Real property includes land and buildings, and is the predominant type of property, accounting for 
88% of the total value of the potential URA. Personal property (e.g., machinery and equipment), 
manufactured property, and utility property are smaller components. TCA 23.76 comprises 83% of 
the total assessed value in the URA.  
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Exhibit 5. Assessed Value by Tax Code Area, North District Study Area, FYE 2020 

 
Source: Estimated by Tiberius Solutions using data from Washington and Clackamas County Assessors, FYE 2020 

When a new URA is created, the assessor sets the frozen base using the most recently published tax 
roll data. We assume that if the City adopts a new urban renewal plan, it would do so after the 
release of the FYE 2021 tax roll data in October 2020. Under this assumption, the frozen base would 
be established using FYE 2021 assessment data. Thus, to determine the frozen base for our analysis, 
we use the FYE 2020 shown in Exhibit 5 and increase it to account for one year of assumed growth 
in assessed value. This results in an estimated frozen base value of $871,918,725 to $880,343,060, 
depending on growth scenario. The following section describes how we determined the 
assumptions for annual growth in assessed value.  

Forecast Future Growth in Assessed Value 

To forecast growth in assessed value in the future, we considered past growth in assessed value 
citywide and countywide, and the amount of development potential available for property in the 
Area. We use the following assumptions for average annual growth in assessed value for each 
scenario: 

 Low Growth: 3.5%. Equal to 3% maximum annual appreciation for existing property plus 
0.5% exception value from new development. This would equate to experiencing an average 
of $4.4 million of assessed value growth from new construction each year. 

 Medium Growth: 4.0%. Equal to 3% maximum annual appreciation for existing property 
plus 1% exception value from new development. This would equate to experiencing an 
average of $9.6 million of assessed value growth from new construction each year. 

 High Growth: 4.5%. Equal to 3% maximum annual appreciation for existing property plus 
1.5% exception value from new development. This would equate to experiencing an average 
of $15.7 million of assessed value growth from new construction each year. 

Calculate Tax Increment Finance Revenue 

Exhibit 6, Exhibit 7, and Exhibit 8 show the forecasts of TIF revenue for each growth scenario. We 
assume that if the City adopts a new urban renewal plan, the URA would be adopted between 
January 1, 2021 and October 1, 2021. Therefore, the base would be frozen in FYE 2021, and the first 
year that the URA would collect TIF is FYE 2023. These tables show annual TIF projections through 
FYE 2052, which represents a 30-year period of TIF collection. While a 30-year duration is fairly 
typical for urban renewal areas in Oregon, the actual duration of the URA could be shorter or 
longer, based on the preferences of City Council regarding maximum indebtedness and duration. 



Tiberius Solutions LLC August 2020 11 

Exhibit 6. TIF Forecast, Low Growth Scenario, North District Study Area 

 
Source: Tiberius Solutions 
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Exhibit 7. TIF Forecast, Medium Growth Scenario, North District Study Area 

   
Source: Tiberius Solutions 
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Exhibit 8. TIF Forecast, High Growth Scenario, North District Study Area 

   
Source: Tiberius Solutions
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Estimate Borrowing Capacity 

To estimate borrowing capacity, we created a finance plan with periodic hypothetical borrowings, 
incurring a principal amount of indebtedness as large as possible based on the following 
assumptions, informed by our experience with similar jurisdictions in Oregon: 

 Inflation rate: 3.0% 

 Minimum debt service coverage ratio: 1.5 times annual TIF revenue 

 Interest rate on loans: 5.0% 

 Duration of loans: As long as possible, not to exceed 20 years, and no less than 10 years. 

 Timing of loans:  

 First loan in FYE 2024  

 Additional loans at five-year intervals 

 Last loan in FYE 2043 (ten years before URA is estimated to terminate) 

There are infinite versions of financing assumptions that could have been modeled. Ultimately, if 
the City adopts an urban renewal plan, the financing assumptions will be tailored to meet the 
specific needs of the URA. 

Exhibit 9 shows funding available for projects in both year-of-expenditure dollars and constant 
2020 dollars (i.e. “real” dollars adjusted for inflation). Total TIF revenue over a 30-year period is 
estimated to be between $248.2 million and $362.7 million, depending on the future growth in 
assessed value in the area. This would support a total maximum indebtedness (i.e., the total 
principal amount of projects to be funded) between $210.0 million and $308.3 million. When 
accounting for inflation and adjusting the maximum indebtedness to be reported in constant 2020 
dollars, we forecast the true financial capacity of the potential URA to be between $118.1 million 
and $171.4 million. Exhibit 9 breaks this estimate of financial capacity down into five-year intervals, 
to better illustrate the timing of when that capacity would be available over the life of the URA. 

Exhibit 9. Estimated Borrowing Capacity by Growth Scenario, North District Study Area 

   
Source: Tiberius Solutions 
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Desired Outcomes 

A specific list of potential urban renewal projects and corresponding cost estimates have not been 
identified for the Study Area, but the desired outcomes for projects and programs in the Study Area 
are listed below: 

 Provide additional housing options 

 Improve transportation systems 

 Prepare for increased density 

 Address long-term vacant buildings 

 Provide redevelopment opportunities 

 Property acquisition 

Should the City decide to pursue the adoption of an urban renewal plan for the Study Area, the 
project list, based on these desired community outcomes, would be compiled through stakeholder 
input. 

Impacts to Taxing Districts 

As stated previously, urban renewal is a division of taxes; it does not create a new tax or increase 
the existing tax rate. Therefore, the financial impacts of an URA are borne by overlapping taxing 
districts, and not by individual tax payers. TIF revenue collected by a URA results in revenue 
foregone by the overlapping taxing districts. 

Exhibit 10 shows the total estimated foregone revenue for all affected taxing districts, if the City 
were to adopt a new URA based on the North District Study Area. Total foregone revenue for all 
taxing districts is estimated to range from $248,154,744 to $362,653,796 depending on the future 
rate of growth of assessed value in the area. Taxing districts that would be most impacted by a new 
URA include Washington County, the City of Tualatin, and Tualatin Valley Fire & Rescue.  

The Tigard/Tualatin School District is forecast to have the largest amount of foregone revenue. 
However, the Tigard Tualatin School District as well as the Lake Oswego School District, Clackamas 
Education Service District (ESD), and NW Regional ESD are not directly affected by urban renewal 
like other taxing districts. The State of Oregon equalizes education funding statewide for all school 
districts. This is achieved by the State Legislature adopting biennial budgets that establish per-pupil 
funding targets. The State then provides each school district with funding from the State School 
fund to augment local property tax collections to ensure each school district achieves the desired 
amount of funding per student. Thus, any reduction in local property tax revenue for the 
Tigard/Tualatin School District, Lake Oswego School District, Clackamas Education Service District 
(ESD), and NW Regional ESD, including foregone revenue caused by urban renewal, would not lead 
to a direct loss of overall school funding, but instead would result in an increase in the amount of 
State School Fund revenues allocated to these districts. 
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Exhibit 10. Total Estimated Foregone Tax Revenues, North District Study Area,  
FYE 2023 – FYE 2052 (Year-of-Expenditure Dollars) 

 
Source: Tiberius Solutions 

The following section discusses three ways to reduce the impact to these taxing districts.  

Options to Reduce Impact to Taxing Districts 

The estimates of financial capacity shown throughout this report are technical in nature. They show 
the maximum amount of financial capacity that could be generated, given the proposed boundary, 
frozen base, and assumptions for future growth in assessed value. When compared to other urban 
renewal areas in similarly-sized cities across Oregon, the amount of financial capacity projected for 
this area (and the resulting negative fiscal impact to overlapping taxing districts) is exceptionally 
large. If the City moves forward with an urban renewal plan for the North District Study Area, it is 
likely that the City Council would choose to reduce the financial capacity of the area, below the 
levels forecast in this report. This section discusses how the City of Tualatin could reduce the 
financial capacity of the proposed URA, thereby reducing the impact to overlapping taxing districts 
shown in Exhibit 10. Input from stakeholders regarding this issue would be important. 

Reduce Duration 

This analysis shows the financial feasibility of a 30-year URA (collecting TIF from FYE 2023 through 
FYE 2052). The City could choose to reduce the estimated duration of the URA, which would return 
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revenue to overlapping taxing districts sooner. As an example, shortening the estimated duration 
from 30 years to 25 years would reduce the total TIF revenue (and impacts to taxing districts) by 
$84.1 to $128.3 million, and would reduce the financial capacity in constant 2020 dollars by $23.2 
to $35.7 million. 

Voluntary Revenue Sharing 

This analysis shows the total TIF revenue that the City could collect. However, some cities choose to 
collect less TIF revenue for the URA and return the remaining TIF revenue to overlapping taxing 
districts. A number of different approaches could be used to establish a program of voluntary 
revenue sharing. As an example, some jurisdictions choose to cap the annual amount of TIF revenue 
at a specified level (for example, no more than $10 million per year). Any TIF revenue above that 
amount would then be shared with overlapping taxing districts. Another approach would be to 
share a percentage of annual TIF revenue each year.   

Reduce Boundary Size 

Reducing the size of the Study Area will reduce the beginning frozen base and the potential for 
future development in the Area. This would in turn reduce the amount of TIF revenue generated, 
and the amount of foregone revenue to the overlapping taxing districts. City staff identified six 
subareas within the Study Area that could be removed together or individually from the Study Area 
for the purpose of reducing the overall financial capacity. These subareas are shown in Exhibit 11.  

Exhibit 11. Potential Reductions to North District Study Area 

 
Source: City of Tualatin 
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Exhibit 12 shows the impact of reducing the Study Area boundary. If all six areas were removed 
from the Study Area, the impact to overlapping taxing districts would be reduced by $88.8 million 
to $129.6 million, depending on growth scenario. This is a reduction of 36%. When accounting for 
inflation, the true reduction in financial capacity of the Study Area would be between $42.2 million 
and $61.2 million in constant 2020 dollars. Maximum indebtedness would be reduced by $75.0 
million to $110.2 million, depending on growth scenario. 

Exhibit 12. Impact of Study Area Reduction 

 

Implications and Next Steps 

Implications 

Significant Financial Capacity 

Urban renewal could generate significant financial capacity for the North District Study Area in the 
City of Tualatin, including funding for up to $171.4 million of projects. This funding could pay for 
significant infrastructure improvements and other high-priority economic development projects in 
the Area. Total TIF revenue over a 30-year period is estimated to be between 248.2 million and 
362.7 million, depending on the future growth in assessed value in the area. Three growth 
scenarios were analyzed as described later in this report. This would support a total maximum 
indebtedness (i.e., the total principal amount of projects to be funded) between $210.0 million and 
$308.3 million. When accounting for inflation and adjusting the maximum indebtedness to be 
reported in constant 2020 dollars, we forecast the true financial capacity of the URA to be between 
$118.1 million and $171.4 million. 

Options for Reducing Impacts to Taxing Districts 

The projected financial capacity for the Study Area is likely more than the City would choose to 
pursue for a URA in this Area. There are multiple options that the City could pursue to implement 
urban renewal in the Study Area, while reducing the long-term financial capacity and impacts to 
taxing districts. These options include reducing the duration of the boundary, committing to a more 
generous formula for underlevying annual TIF revenue (i.e., revenue sharing), and/or reducing the 
size of the boundary. 

Benefits of Additional Public Involvement 

The Study Area could benefit from more significant public outreach prior to adopting an urban 
renewal plan for the Area. The Study Area has significant financial capacity, and City Council has 
articulated desired outcomes for the Study Area. However, there is a lack of clarity around the 
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specific projects that could best achieve the desired outcomes, and which of those projects are the 
highest priority for the public.  

Coordination with Affected Taxing Districts 

Coordination with affected taxing districts will be key if the City desires to move forward with a 
new URA. The use of urban renewal results in the loss of foregone tax revenue for overlapping 
taxing districts. Many of these taxing districts overlap multiple communities that are also 
considering new urban renewal areas at this time. Coordination with taxing districts is required by 
Oregon Revised Statutes, and is helpful to ensure that the URA funds meaningful projects for the 
community that help grow the tax base long-term, while having an acceptable level of foregone 
revenue for affected taxing districts. 

Next Steps 

If the City of Sherwood is interested in pursuing the adoption of a URA, we recommend the 
following next steps: 

 Establish a vision for the North District Study Area that reflects public input on goals and 
projects. Urban renewal areas are most successful when they have clearly defined goals and 
objectives and projects tied to those goals and objectives that reflect public priorities and 
are communicated in a clear vision for the area. The North District Study Area lacks that 
clarity of vision. If the City were to conduct additional public involvement efforts to clarify 
the vision for the Area, it would lead to the creation of a better urban renewal plan with 
greater support from the public and affected taxing districts. 

 Select a consultant with expertise in establishing urban renewal plans. The statutes 
governing urban renewal are complex. The plan and report documents necessary to 
establish a URA are detailed technical documents. The process for adoption includes 
multiple public meetings and hearings, as well as coordination with affected taxing districts. 
For these reasons, the vast majority of communities that create URAs do so with the help of 
a consultant experienced in this field. 

 Establish an advisory committee and conduct public outreach. It is important for URAs to 
reflect the goals of the broader community. Establishing a committee to oversee the 
creation of an urban renewal plan can be helpful to vet key decisions, such as the project 
list, the prioritization and timing of projects, the exact boundary of the URA, and the 
maximum indebtedness. In addition to input from key stakeholders on an advisory 
committee, outreach to the general public through newsletters, open house events, and 
public meetings is also critical. 

 Determine the boundary and project list. These are the fundamental components of an 
urban renewal plan. The draft boundary used in this analysis may need to be refined to 
encompass high priority urban renewal projects, blighted areas, and properties with the 
most development potential. A fiscally-constrained list of projects will also need to be 
developed, to establish clear expectations for what the URA is expected to be able to fund. 
The boundary decision is complicated by the need to reduce acreage from the existing URA. 
The variables in this decision are complex and will take additional time to resolve.  

 Conduct outreach to affected taxing districts. These taxing districts are partners for the City, 
all looking out for the best interests of the public. Although affected taxing districts do not 
have an official vote on approval of an urban renewal plan (with the exception of the 
County, in situations where the URA includes property that is outside of city limits), ORS 
requires municipalities to “consult and confer” with affected taxing districts as part of this 
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process. In other words, they should be treated as partners and be involved throughout the 
process. This is especially true because of the nature of urban renewal and the division of 
taxes. 

 Make a final decision on the plan. For a URA to be established, it must first be approved by 
the Urban Renewal Agency, then the Planning Commission, and then the City Council at a 
public hearing. This adoption process allows ample time for public comment, and for 
decision-makers and elected officials to consider all aspects of the plan, to ensure that it is 
right for the community, and a sound investment of tax dollars. 


