
 
 
 
 
 

CITY COUNCIL WORK SESSION 
MAY 16, 2011 

6:00 P.M. 
NEWBERG PUBLIC SAFETY BUILDING 

401 EAST THIRD STREET 
 
 
 
WORK SESSIONS ARE INTENDED FOR DISCUSSION.  NO ACTION WILL BE TAKEN ON THE 
AGENDA ITEMS AND NO DECISIONS WILL BE MADE.  NO ORAL OR WRITTEN TESTIMONY WILL 
BE HEARD OR RECEIVED FROM THE PUBLIC. 
 
 
 
I. CALL MEETING TO ORDER 
 
II. ROLL CALL 
 
III. REVIEW OF COUNCIL AGENDA AND MEETING 
 
IV. COUNCIL HOUSEKEEPING ITEMS 
 

PRESENTATION FROM THE PLANNING DEPARTMENT ON THE SOUTH INDUSTRIAL AREA 
MASTER PLAN INFRASTRUCTURE FINANCING PLAN. 

 
V. ADJOURNMENT 
 
 
 
 
  
 
 
ACCOMMODATION OF PHYSICAL IMPAIRMENTS: 
In order to accommodate persons with physical impairments, please notify the City Recorder’s Office of any special physical accommodations you 
may need as far in advance of the meeting soon as possible and no later than 48 hours prior to the meeting.  To request these arrangements, please 
contact the city recorder, at (503) 537-1283.  For TTY service please call (503) 554-7793. 

 

 City Manager’s Office:    e-mail:  dan.danicic@newbergoregon.gov    Fax: 537-5013  
Admin: 537-1261  Building: 537-1240  Public Works: 537-1273  Finance: 538-9421  Fire: 537-1230 

Library: 538-7323  Municipal Court: 537-1203  Police: 538-8321  Maintenance: 537-1234  Utilities: 537-1205 
Municipal Court Fax: 538-5393  Public Works Fax: 537-1277  Library Fax: 538-9720 

 
“Working Together For A Better Community-Serious About Service” 
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REQUEST FOR COUNCIL ACTION 

DATE ACTION REQUESTED: May 16, 2011 
Order        Ordinance            Resolution              Motion               Information XX 
No.                   No.                        No. 
SUBJECT: Proposed Infrastructure Financing Plan 
for Newberg South Industrial Area Master Plan 
(SIAMP)    

Contact Person (Preparer) for this 
Information: David Beam, AICP 
Dept:  Planning and Building 
File No.: Grant 09-005 

EXECUTIVE SUMMARY:  At the Council’s May 16 workshop, staff will present a draft financing plan 
for the South Industrial area.  The South Industrial area is along Wynooski Road, and is proposed to be 
expanded along Highway 219.  The area currently lacks the street, wastewater, and water infrastructure 
needed to accommodate industrial development.  The draft financing plan presents a strategy for getting this 
infrastructure in place so businesses can locate in this area and bring jobs and prosperity to the community. 
 
The City has been working for several years to create a successful industrial area in the Wynooski 
Road/Highway 219 area.  Creating this industrial area is an important part of the City’s overall vision of a 
community where citizens can both work and live.  The effort began with Ad Hoc Committee on Newberg’s 
Future, who recommended this industrial area be expanded to meet future industrial land needs. The City 
continued the effort by creating the South Industrial Area Master Plan (SIAMP) in 2009.  The City Council 
accepted the SIAMP through Resolution 2009-2872.  The City is currently in the process of including a 
portion of the area into the UGB.   
 
City staff developed the South Industrial Infrastructure Financing Plan over the past year with the help of a 
number of partners.  Oregon’s Land Conservation and Development Department granted the City $30,000 to 
create the plan.  The City used a portion of the funds to hire Angelo Planning Group and Cardno WRG to 
create much of the plan’s supporting materials.  City Planning Division staff also worked closely with the 
City’s Engineering Division, private utility companies, and state and other governmental agencies to 
determine the best plan strategies.   
 
City staff held a workshop with project stakeholders to help determine the best financing strategies.  The 
November 2010 workshop included property owners, City Council, Planning Commission, Budget 
Committee, and Citizens Rate Review Committee representatives, real estate agents, industry 
representatives, and others from the community.  City staff used stakeholder input to develop the draft plan. 
 
At the May workshop, City staff will present the recommended financing strategy. The Council will not be 
asked to take any specific action on the strategy at that time, but the Council will be invited to share 
comments and suggestions. 
 
FISCAL IMPACT: None at this time.  Actions taken by the Council in the future on specific tasks in the 
plan will have financial effects. 
 
STRATEGIC ASSESSMENT:  Newberg needs to continually strengthen its business sector in order to 
maintain a sound economic foundation and a healthy, balanced community.  To accomplish these goals, the 
community must prepare future industrial lands to a “shovel ready” status that will accommodate growing 
and new businesses.  The SIAMP Infrastructure Financing Plan lays out a financial path to fund the required 
infrastructure.  It treats all its stakeholders in an equitable manner, and all stakeholders and the community 
at large should reap significant benefits from its successful implementation. 
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EXECUTIVE�SUMMARY�

Newberg is a progressive city that continues to enjoy a strong sense of community.  It 
plans for the future to ensure that future generations will enjoy a high quality of life.  To 
achieve this vision, Newberg believes a community should possess the elements of a 
balanced lifestyle that allows its citizens to have reasonable access to convenient 
opportunities in which to live, work, shop and play.  Recent population growth confirms 
that many people are attracted to this vision of a balanced lifestyle.  While a growing 
populace indicates vitality, it also places pressure on other community components to 
further develop, so that we can maintain our desired balance.  One of those components is 
our economic base. 

A strong, economically healthy community is diverse and adaptable.  A community that 
consists of a wide-range of industries and is flexible enough to take advantage of 
opportunities presented by market changes will be in the best position to weather the ebb 
and flows of the inevitable economic cycles.  It is these characteristics that provide a 
community with the best chance to maintain a strong economic foundation for the future.

Newberg is fortunate to possess a diversity of businesses.  Our community has a wide-
range of industries, including core clusters of manufacturing, health care, higher 
education, and wine/tourism.  Many of our businesses are world renowned and maintain 
this status through constant innovation of their products.

In 2004, the Newberg City Council formed the Ad Hoc Committee on Newberg’s Future.  
One year later, that Ad Hoc Committee returned to City Council with a report on the 
future needs of the community and recommended actions.  Included in the report was an 
identified need for more developable industrial lands to accommodate the expansion of 
existing local businesses as well as to attract new businesses.  Moreover, the report 
identified the south industrial area as the best suited to accommodate this need for 
additional industrial lands. In response to these report recommendations, the City of 
Newberg has been laying the groundwork for the development of an employment center 
on lands just south of the city.

In 2009, the City of Newberg developed the South Industrial Area Master Plan (SIAMP). 
This plan was developed through a collaborative effort between city staff, various state 
and local government officials, consultants with expertise in the development of 
industrial property, and the general public, especially the land owners within the planning 
area.  On November 3, 2009, the Newberg City Council passed Resolution No. 2009-
2872, accepting the South Industrial Area Master Plan (SIAMP) as a vision for the 
development of the planning area.     

While the preparation of the SIAMP is an important step in the creation of additional 
industrial lands for Newberg, it is not sufficient to realize the development of new 
industry.  To remain competitive, many businesses today must react quickly in response 
to ever-changing market trends.  This new paradigm means that when a business needs a 
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new facility, its site selection process is much more rapid than in the past.  One critical 
criteria of that process is the speed in which a facility can be up-and-running for 
production.  To successfully prepare the Newberg south industrial lands for business 
development, the lands in the area must be staged to a “shovel-ready” status.  The State 
of Oregon defines “shovel-ready” as a development project that should be able to get its 
building permits and break ground within 180 days of permit application.  To achieve this 
status in Newberg, there are many factors that must be in place, such as: 

� Site must be within the city limits; 
� Site must be free of any significant legal, natural and/or cultural issues; and, 
� Infrastructure must be at the site or easily extended to the site. 

Achieving this status takes considerable effort.  The City is currently working on bringing 
in portions of the SIAMP lands into the Urban Growth Boundary (UGB).   Review of a 
property’s legal, natural, and cultural issues is usually done though some form of site 
certification process.  The intent of this plan is to define the infrastructure that is needed 
for properties within the SIAMP area, where and when the infrastructure should be put 
into place, and how these facilities are to be financed.

The SIAMP was created in response to the City’s projected industrial land needs over the 
next 30 years for expansion of existing businesses and recruitment of new industries. The 
planning area is about 375 acres, of which about 200 acres is developable.  This first 
development phase includes a little over 140 developable acres and is anticipated to help 
provide sufficient industrial lands for Newberg for the next 20 years.

This plan includes an in-depth analysis of the infrastructure that will be needed to service 
the SIAMP lands as well as a construction cost estimate for the various infrastructure 
components.  In addition, the plan provides a recommended phasing sequence that is 
intended to ensure that the infrastructure components are put in place in a manner that 
efficient and most effectively promotes the lands for development by potential business 
clients.  Finally, the plan provides a description of multiple options in which the 
infrastructure for the SIAMP lands could be financed.  Recommendations regarding a 
preferred finance package is provided, which includes multiple finance options for the 
development of different infrastructure needs.    

The plan concludes with a list of recommended next steps that the City should take to 
prepare the SIAMP lands to “shovel-ready” status for industrial development.  The 
recommended steps include the determination and establishment of infrastructure finance 
mechanisms.  Future planning work with various public agencies and private utilities key 
to the development of the plan area is also described.         
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PROJECT BACKGROUND 

NOTE: Most of this “Project Background” section has been sourced directly from the 
South Industrial Master Plan. 

Establishing the Need for Additional Industrial Lands
Planning for the south study area was sparked by recommendations from the Ad Hoc 
Committee on Newberg’s Future in their 2005 Report to City Council.  The Newberg 
City Council created the Ad Hoc Committee in 2004 to provide a forum for citizen 
involvement in planning for Newberg’s future land use patterns and to make 
recommendations to the City Council for future land use amendments.  The Committee 
considered Newberg’s future land use needs for the 20 year period from 2005 to 2025, 
and also looked at future land use needs out to the year 2040 to give recommendations for 
possible Urban Reserve Area expansions.  The Committee’s full review included 
considering future population and housing needs, and the land requirements for 
residential, industrial, commercial and industrial development.  Based on long-range 
employment forecasts by the Oregon Employment Department and community goals, the 
Committee determined that Newberg had a long-term need for 4-5 large industrial sites 
(20+ acres) over the next 20 years in addition to needing other smaller sized industrial 
parcels.  The Committee also discussed ways that industrial development could and 
should be provided in our community.  Their recommendations included the following: 

� “Expand the industrial area along Highway 219 south of Wynooski Street and 
the proposed Newberg-Dundee Bypass interchange to accommodate and 
encourage large site industrial development; and 

� Create zoning standards that maintain large parcels in the area planned for 
large-lot industrial uses.” 

The Report and its recommendations helped identify a need for future planning to 
accommodate the city’s identified industrial needs.  As stated in the report, a commonly 
repeated value of both community leaders and citizens is that Newberg should be a place 
where its citizens can live, work, shop and play, while still maintaining our agricultural 
heritage.  To fulfill that desired objective, Newberg must be able to provide enough jobs 
for its citizens so that it does not become just another commuter suburb to Portland.  
Providing jobs requires adequate industrial land for businesses to locate and grow.
Newberg currently offers a limited selection of industrial sites, and many of them are too 
small, have height limitations, or offer poor highway access.  To provide the employment 
centers that will meet the growth needs of local and regional businesses over the next 30 
years, Newberg must provide “shovel ready” industrial sites that are the right size and in 
the right location.

Analysis by the City’s consultants, staff, and the Ad Hoc Committee on Newberg’s 
Future identified an area south of Newberg, on either side of Hwy 219, as the area best 
suited to meet the City’s needs for large site (20 acres+) industrial development.  A 
portion of this area will need to be brought into Newberg’s Urban Growth Boundary 
(UGB) to meet the City’s Industrial land needs for the next 20 years.  That portion will 
eventually be annexed into the City and will serve as the first phase of development of 
the future South Industrial Area.   
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South Industrial Area Master Plan 
In 2009, the City of Newberg developed the South Industrial Area Master Plan (SIAMP). 
This plan was developed through a collaborative effort between city staff, various state 
and local government officials, consultants with expertise in the development of 
industrial property, and the general public, especially the land owners within the planning 
area.  On November 3, 2009, the Newberg City Council passed Resolution No. 2009-
2872, accepting the South Industrial Area Master Plan (SIAMP) as a vision for the 
development of the planning area. 

The South Industrial Area Master Plan was developed enable Newberg to create a well-
planned industrial area that is ready for development.  The Plan contains many 
components that will help make the area ripe and attractive for development, including: a 
transportation system that provides for local circulation now and after bypass 
construction, non-motorized trail connections to existing and planned trails in the area, a 
utility plan that provides a clear path to development, a small commercial core area to 
serve the needs of the industrial area, and landscape and design standards to ensure that 
the overall look of the industrial area is an attractive gateway to the city.  In addition, the 
Plan promotes sustainable policies and infrastructure, a principle that citizens at the 
community visioning meeting named as being important.   

The Plan guides the planning, public investment, and ultimate development of the study 
area by providing a desired urban form and implementation strategy.  This is 
accomplished by providing a preferred plan layout and specifying the necessary 
infrastructure components to support the anticipated development demands.  In addition, 
the Plan takes into consideration other long-range planning efforts and capital 
improvements in and around the study area.  The long-range plans considered in the 
planning process for this Plan include the City’s Urban Reserve Area process, the 
anticipated Newberg-Dundee Bypass, the community’s parks and recreation master 
plans, the City’s utility expansion plans, and private property owner’s future intentions 
for their land. 

The plan works within Oregon’s land use framework and its requirement for careful 
consideration of the community’s actual employment land need when compared to its 
current inventory and anticipated population growth.  The findings and recommendations 
include logical phasing to ensure that incremental urban growth boundary expansions 
coincide with infrastructure and development needs.  

The Plan also acknowledges anticipated private development and market needs, including 
careful consideration of parcel size, site configuration and suitability, access, utilities, and 
quality of life elements.  Additionally, the plan considers complementary uses and design 
elements that will contribute to successful and viable employment centers.  The plan is 
structured so that the initial development can occur without excessive costs, time 
constraints, and entitlement hurdles. 

The potential benefits of developing more industry within the community are manifold, 
including:

� More job opportunities for Newberg citizens; 
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� Newberg citizens working and living in town, with less traffic and pollution 
through commuting; 

� New financial resources for the community as well as retention of existing 
financial resources; and, 

� Stronger tax base for city government. 
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SIAMP Preferred Alternative 
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SIAMP Implementation
The SIAMP is structured to provide choice and flexibility to respond to existing and 
potential employers’ needs. The plan has been designed to accommodate a range of 
development sizes to meet the projected needs of Newberg’s target employers. The plan 
provides a road map for the development of the area from inclusion with the urban 
growth boundary to designation of “shovel ready” development sites. The plan specifies 
the necessary infrastructure to support the anticipated development as well as possible 
funding sources to finance the various capital expenditures.  The plan also acknowledges 
that some areas must be included within the UGB and City Limits. Prior to inclusion of 
these areas the City will need to adopt standards for development review to ensure the 
vision of the plan is carried forward. 

The initial implementation step of the SIAMP was taken when the Newberg City Council 
passed Ordinance No. 2009-2720 on December 2, 2009, which established new 
development code language that would apply to the SIAMP lands.  First, this ordinance 
established a new M-4 zone, which preserves large lots for industrial development.  In 
addition, the ordinance established an Interim Industrial (II) Overlay to allow interim 
industrial uses of lands “that are planned for future acquisition for right-of-ways, such as 
the Newberg-Dundee bypass.”
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EXISTING PLAN AREA
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EXISTING CONDITIONS OF SIAMP LANDS

The plan area is situated just south of the existing city limits. The area remains 
agricultural and rural in character. Two riparian corridors surround the plan area to create 
a natural edge to the anticipated employment districts.  Highway 219 bisects the area, and 
Wynooski Road traverses its western portions. The subsequent sections further describe 
the plan area in terms of natural features, land use, and infrastructure. 

SETTING AND NATURAL FEATURES

Topography
The plan area is defined by its topography. The majority of the site is relatively flat and is 
bordered by sloped riparian corridors. The resulting “plateau” of land is thereby separated 
from the adjoining residential and agricultural uses to the west, east, and south by a 
significant barrier in the form of a mature forested riparian corridor.   

Natural Hazards 
According to the Federal Emergency Management Agency (FEMA), flood hazards are 
present within the riparian corridors that border the Plan area. A majority of the Plan area 
lands located in the flood hazard areas are on land classified as being within the 100-year 
floodplain. A smaller portion of these flood hazards have a more moderate or minimal 
chance for flooding from principal sources of flooding in the area, but are not considered 
within the 100-year floodplain.

Stream Corridors 
Both the western edge and eastern edge of the site are constrained by the two creeks that 
border the Plan area. The Hess Creek corridor runs from the northwest of the plan area 
and curves south to define the western edge. Springbrook Creek runs north/south along 
the eastern edge of the Plan area. The creek corridors are healthy for the most part with 
little impact from existing development.  

Wetlands
According to the National Wetland Inventory, freshwater emergent wetlands and 
freshwater forested or shrubbed wetlands exist on the western edge of the plan area. The 
wetlands coincide with the Hess Creek corridor running from the west to the southeast. 
Additional potential wetland areas exist within the southeast portion of the plan area 
adjacent the Springbrook Creek corridor. These potential wetlands were identified in 
coordination with the Oregon Department of State Lands.  
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EXISTING WETLANDS
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LAND USE

Current Use 
A majority of the current land uses within the Plan area are agricultural in nature and 
include associated residential development on large lots (40+ acres). There are small 
portions of the northwest section of the site that are within the Urban Growth Boundary 
and are currently residential, commercial, and industrial in use. The corner of Wynooski 
Road and Highway 219 is used as a refuse transfer station for the community. There are 
existing, large agriculture buildings located west of Highway 219 that are currently 
utilized for processing agricultural goods.

�
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EXISTING ZONING 
DESIGNATIONS
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Current Zoning and Comprehensive Plan Designations 
A majority of the plan area is located outside of the Newberg City limits. The exception 
is the area located just north of Wynooski Road in the northwest corner of the plan area, 
which is within the City limits. This section of the plan area is designated Industrial 
(IND) under the Newberg Comprehensive Plan and is zoned Light Industrial (M-2). In 
general, light industrial includes the selling of goods and services for agricultural means, 
auto sales and repair, manufacturing, and wholesaling.

Located within the Urban Growth Boundary, although not yet within the City limits, the 
triangular portion of land between Highway 219 and Adolf Road is within the UGB and 
has been designated Medium Density Residential (MDR) and Commercial (COM) within 
the Newberg Comprehensive Plan. However, this section does not currently have specific 
City of Newberg zoning associated with it. The Newberg Comprehensive Plan 
designations are similar to the designations placed on the subject area by the Yamhill 
County Comprehensive Plan: Agricultural/Forestry Small Holding and Commercial. 
Yamhill County has currently placed corresponding zoning on the area as well: 
Agricultural/Forestry Small Holding District (AF-10) and Highway/Tourist Commercial 
District (HC) respectively.

A majority of the land in the southern portion of the plan area and to the east of Highway 
219 is currently designated as Exclusive Farm Use by the Yamhill County 
Comprehensive Plan with the corresponding zoning of Exclusive Farm Use – minimum 
40 acres (EF-40). The western portion of the plan area, to the west of Highway 219 and 
South of Wynooski Road is designated Rural Residential, Industrial, and Public Facilities 
by the Yamhill County Comprehensive Plan, with respective zones of Very Low Density 
Residential – minimum 2.5 acres (VLDR-2.5) and Public Works/Safety District (PWS).  

The Yamhill County zones that encompass the plan area are further discussed below:  

AF-10: provides for low density residential lands with small scale or more intensive 
farming uses. Residential Planned Unit Developments (RPUD) are permitted in this zone.  

HC: is designed to provide services to the traveling public where space and safety allow. 
Uses such as restaurants, automobile service stations, and motels are permitted in this 
zone.

EF-40: provides for larger farm uses and protects prime farmland.  

VLDR-2.5: is intended to provide for medium-to-high density rural residential 
developments and designed to provide minimal services including individual wells and 
sewage disposal. Small scale and intensive farm and forestry activities are also 
encouraged. 

PWS: is designed to meet the foreseeable demand of public needs for public utilities. 
Uses permitted include sanitary landfill, municipal sewage collection, and fire stations.  
�
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ACCESS

Primary access to the plan area is taken from Highway 219 which runs north/south 
through the middle of the plan area. Highway 219 is the highest order street that runs 
through the immediate vicinity of the plan area. The western portion of the site currently 
has secondary access through several local streets that connect to properties within the 
plan area. There are no major roads or access points on the eastern side of the plan area. 
A portion of the northwest section of the plan area is identified on the Newberg-Dundee 
Bypass Project map as the approved corridor location for the Newberg Oregon 219 
interchange.  The following table describes the both the existing improvement and the 
City’s current improvement plans for roadways within the plan area: 

Existing Transportation System 

Street
Name 

Functional
Classification 

Existing
Improvement 

Preliminary 
Improvement 

Plans
State Highway 219 Minor Arterial 3 lanes 5 lanes 
Springbrook Minor Arterial 2 lanes 3 lanes 
Wilsonville Rd Minor Arterial 2 lanes 3 lanes 
Wynooski Rd Major Collector 2 lanes 3 lanes 

�
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UTILITIES
The storm, wastewater, and water utility connections are all located near the west and 
northwest borders of the plan area.

Water
An eighteen-inch water line runs east-west along Wynooski Road to intersect with 
Sandoz Road. The eighteen-inch line continues along Sandoz Road to Springbrook Road. 
Several six-inch lines spur off of the Sandoz line to serve local development. A twelve-
inch line runs along Wynooski Road from the Wynooski-Sandoz intersection up to dead 
end around Highway 219.

Wastewater 
Currently, there is no city wastewater service available east and south of the Wastewater 
Treatment Plant to the SIAMP lands.  

Storm Water 
The storm sewer system borders the plan area in a more continuous manner. It runs south 
along both sides of Highway 219 to the intersection of Wynooski Road and Adolf Road 
where it turns west and continues down the northern side of Wynooski Road for 
approximately 1,300 feet. It also runs east along Wilsonville Road and terminates at the 
28805 Wilsonville Road property.  

Recycled Water 
The City of Newberg provides recycled water for irrigation use in an effort to reduce the 
amount of demand on the potable water system. It also reduces the amount of treated 
effluent that is directly discharged into the Willamette River. Wastewater is treated at the 
City of Newberg Wastewater Treatment Plant and conveyed through a “purple pipe” to 
private properties.

Power 
Power is readily available to serve the South Industrial area.  There is a Portland General 
Electric power substation located on Springbrook Road and an existing power line 
running to the corner of Highway 219 and Wynooski Road.  According to PGE, 10 
megawatts of power (and possibly more as needed) could be available to serve the site 
upon development. 

Natural Gas 
There is a 12-inch high pressure natural gas line located west of the South Industrial area 
in Wynooski Road.  The gas line has adequate capacity to serve future development in 
the South Industrial area and can be extended to serve the site as necessary.
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�
�

ISSUES, OPPORTUNITIES, AND CONSTRAINTS

Issues
Much of the land in the Plan area is currently used for agricultural purposes. Due to the 
availability of water and the alluvial character of the land, there is concern regarding how 
the proposed redevelopment of the area will impact existing agricultural users within and 
adjacent to the Plan area. There is a perception among some community members that the 
Plan area is uniquely suitable for agricultural uses and should be retained as such. Some 
raised a concern that, as a result of the topography and previous agricultural uses, the soil 
may not be stable enough to support industrial development, though this concern was not 
based on any knowledge of soil stability issues. 

There is evidence to suggest that planning initiatives to urbanize farmland may face 
opposition in the initial land use process. Some members of the community question the 
need for additional industrial lands within the City of Newberg, while others see the need 
as so dire that there is not enough time to wait while the City completes the planning 
process to add new lands to the UGB and annex it into the City. 

There are concerns about the cost of providing services for future development, and how 
the Community will pay for the capital improvements to attract new businesses to the 
Plan area. Currently, the Plan area does not contain the infrastructure necessary to serve 
industrial uses. Development of this area coupled with other regional growth may 
necessitate improvements to the Interstate 5 Aurora interchange. 

New industrial development in the Plan area could generate secondary impacts to the 
surrounding residents. Of primary concern are air and noise pollution as well as lighting 
impacts to the night sky. There is a strong awareness in the community of potential 
impact to the local aquifers and the protection of water quality for other rural users and 
for the benefit of the natural environment. There is concern regarding how new 
development in the Plan area will impact the carrying capacity of the local transportation 
infrastructure, particularly in the time before the Newberg-Dundee Bypass is constructed. 

Opportunities
The Plan area benefits from the proximity of a good transportation network in Highway 
99W, Highway 219, and the future Newberg-Dundee Bypass. The area is accessible to 
Interstate 5 to the east via Highway 99W. Moreover, the Donald/Aurora interchange at I-
5 is about a 15 minute drive from the plan area via Highway 219 and McKay Road; a 
route that rarely experiences traffic congestion. The Plan area is adjacent to the 
southeastern City limits and is a logical area to annex into the City and UGB. The Plan 
area is buffered by riparian corridors on three sides from the existing surrounding 
residential and non-industrial development. 

The creation of a large area within the City designated for development of future 
employment uses allows several opportunities for including the creation of a coherent 
campus-type development with consistent standards for design and a streamlined process 
for permit approval through the City. Several community members indicated that a well-
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planned industrial area would include requirements for sustainability such as green 
building, stormwater management, and increased open space. 

Constraints
The Plan area currently consists of portions of twenty nine (29) parcels, and a smaller 
corresponding number of property owners. The City expects to face some difficulty 
gaining unanimous support from the property owners for the eventual annexation and re-
zoning of the entire Plan area.

The Plan area is bisected by Highway 219, which provides good regional access to 
Interstate 5. However, the Plan area does not currently have sufficient secondary access 
to and through the various parcels. As a result, the redevelopment of the Plan area will 
require the construction of a new road network.

Infrastructure financing is a constraint that will need to be overcome to successfully 
develop the area. As several public infrastructure improvements will be required for the 
Plan area, the City will need to develop a plan and gain public support for funding of the 
required improvements.��
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SIAMP INFRASTRUCTURE FINANCING PLAN 

Plan Area 

The SIAMP was created in response to the City’s projected industrial land needs over the 
next 30 years for expansion of existing businesses and recruitment of new industries. The 
planning area is about 375 acres, of which about 200 acres is developable.  The plan area 
is expected to be developed in two phases.  Phase I includes about 140 developable acres 
and is expected to help provide the City’s industrial land supply needs for the next 20 
years.   Phase II includes about 60 developable acres, which is expected to be a sufficient 
supply for the subsequent 10 years.  The project area involves lands that are within the 
city limits, its urban growth boundary, and its urban reserve.

The following map illustrates the lands included in Phase I development of the SIAMP as 
well as Phase II.   
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Infrastructure Needs Assessment

A foundation of this plan is created through a detailed identification of the infrastructure 
requirements of the area.  In addition, the plan includes a cost estimate regarding the 
implementation of that infrastructure.  These calculations must be made prior to 
determining the preferred financing mechanisms that will fund the construction of the 
SIAMP’s infrastructure needs.  It should be noted that the authors of this plan utilized the 
infrastructure concepts developed in the SIAMP as a guide.  In addition, it is important to 
anticipate the sequencing of the infrastructure construction to ensure it is done in the most 
effective manner possible.  

Below is a summary of the estimated infrastructure costs for the SAIMP: 

 Transportation  $ 17,930,000 
 Sanitary Sewer $   6,870,000 
 Water   $   1,910,000 
 Parks   $      800,000 
 Storm Drainage $        90,000
 TOTAL  $ 27,600,000 

Preliminary discussions with the private franchise utilities (power, natural gas, and 
telecommunications) indicated that extensions of these utilities can be accomplished in a 
manner that will prepare the lands to shovel-ready development status.   Extension of 
these utilities will be paid for by the utility companies and developers. 

The following table describes a list of infrastructure that is needed within the plan area as 
well as the estimated costs of those specific projects.  Appendix A discusses the 
methodology used to determine infrastructure needs and estimated costs. 
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Infrastructure Sequencing 

The following maps illustrate the sequencing of infrastructure improvements.  Each 
improvement includes an associated project ID number (e.g. W-2 for a water line; S-6 for 
a sewer line, etc.).  That project ID number can be referenced back to the spreadsheet 
mentioned above for a full description of the project. 

Page 27

Page 33



Z:
\W

P5
FI

LE
S\

FI
LE

S.
G

R
\G

R
-0

9-
00

5 
SI

A
M

P 
In

fr
as

tru
ct

ur
e 

Fi
na

nc
e 

Pl
an

\P
la

n\
Pl

an
 D

ra
ft.

05
16

11
.d

oc
 

PH
A

SE
1

M
A

P

S
TR

E
ET

 “C
”

S
TR

E
ET

 “B
” 

P
ag

e 
28

Page 34



Z:
\W

P5
FI

LE
S\

FI
LE

S.
G

R
\G

R
-0

9-
00

5 
SI

A
M

P 
In

fr
as

tru
ct

ur
e 

Fi
na

nc
e 

Pl
an

\P
la

n\
Pl

an
 D

ra
ft.

05
16

11
.d

oc
 

PH
A

SE
2

M
A

P

S
TR

E
ET

 “C
”

S
TR

E
ET

 “B
” 

P
ag

e 
29

Page 35



Z:
\W

P5
FI

LE
S\

FI
LE

S.
G

R
\G

R
-0

9-
00

5 
SI

A
M

P 
In

fr
as

tru
ct

ur
e 

Fi
na

nc
e 

Pl
an

\P
la

n\
Pl

an
 D

ra
ft.

05
16

11
.d

oc
 

PH
A

SE
3

M
A

P

S
TR

E
ET

 “C
”

S
TR

E
ET

 “B
” 

P
ag

e 
30

Page 36



Z:
\W

P5
FI

LE
S\

FI
LE

S.
G

R
\G

R
-0

9-
00

5 
SI

A
M

P 
In

fr
as

tru
ct

ur
e 

Fi
na

nc
e 

Pl
an

\P
la

n\
Pl

an
 D

ra
ft.

05
16

11
.d

oc
 

PH
A

SE
4

M
A

P

S
TR

E
ET

 “C
”

S
TR

E
ET

 “B
” 

P
ag

e 
31

Page 37



Z:
\W

P5
FI

LE
S\

FI
LE

S.
G

R
\G

R
-0

9-
00

5 
SI

A
M

P 
In

fr
as

tru
ct

ur
e 

Fi
na

nc
e 

Pl
an

\P
la

n\
Pl

an
 D

ra
ft.

05
16

11
.d

oc
 

PH
A

SE
5

M
A

P

S
TR

E
ET

 “C
”

S
TR

E
ET

 “B
” 

P
ag

e 
32

Page 38



Z:\WP5FILES\FILES.GR\GR-09-005 SIAMP Infrastructure Finance Plan\Plan\Plan Draft.051611.doc 

Definition of a Successful Plan 

A key factor of a successful community project is achievement of a consensus among the 
stakeholders on development plan that they feel provides the highest potential of success.  
To achieve such a consensus, the project stakeholders must feel that the final plan:   

� Achieves their goals to a satisfactory level; and, 
� Provides an equitable return on their investment. 

Like any business transaction, the stakeholders are principally the sellers and the buyers.
For this plan, there are two principal sellers: the landowners/developers and the citizens 
of Newberg.  The principal buyers are the prospective businesses that will locate within 
the project area.

In addition, the City is keenly aware of the importance of having industrial sites ready to 
accommodate the ever increasing speed of decision-making by businesses.  Therefore, 
another critical component to the successful development of the SIAMP lands is the 
installation of infrastructure to make the properties “shovel-ready”.  This means that 
construction on a development site should be able to begin within 6 months after 
applications for planning/building permits are submitted.  Regarding infrastructure, this 
means that infrastructure needs to be in place and/or can be extended concurrently with 
the development of a site without impeding the construction timeline of the facility.  A 
development site reaches “shovel-ready” status through a certification process performed 
by a third-party industrial development site expert (a process usually coordinated through 
the State).  Other development related issues outside of infrastructure are reviewed during 
the certification process, such as zoning land uses, wetland delineation, etc.  Please see 
Appendix B the industrial site certification process.

Financing Options 

A variety of financial mechanisms are available (or could be) in Oregon for the 
development of the needed infrastructure in this plan.  The following is a brief 
description of these options.

System Development Charge – This is an impact fee charged on a new development.  
Fees collected will be used to help pay a portion of the cost for needed expansion of 
offsite improvements.  Currently, the City already charges such fees for water, sewer, 
storm sewer, and transportation improvements.  CPRD also applies park SDCs to new 
residential developments.  Fee is paid by the developer when building permits are issued. 

Supplemental System Development Charge – As the name implies, this is an SDC in 
addition to the regular SDCs to pay for infrastructure improvements outside of what is  
considered normal.   These charges would only be applied to new development within the 
plan area. 

Advance Financing District – Allows for a developer to pay for the extension of 
infrastructure for a development outside of the normal development sequencing pattern.  
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The developer is repaid for portion of the extension by other developments located along 
the extension as they occur.  This is used mostly by large developers with access to 
significant capital.   

Development Exactions – As a condition of approval for a development, a developer is 
required pay for and/or construct off-site infrastructure improvements. 

Windfall “Zoning” Tax – Justification for this tax is that property annexed into the city 
would be worth considerably more then when in the county, due to its potential for higher 
intensity uses.  The tax would be paid when property is annexed and rezoned.  This 
option would likely require enabling legislation to be passed by the State. 

Local Improvement District – An LID is created through an arrangement between 
property owners in a specified neighborhood and the City that provides for the funding of 
improvements needed in that district. Property owners benefiting from the improvements 
within District then pay for the improvements over time.  Payments for the improvements 
are usually made annually over a 10 year period. 

General Obligation Bond – This type of bond is issued for the construction of the 
improvements.  The bond is then repaid over time through assessment of all properties 
within jurisdiction where the improvements are constructed (city-wide) in this case.
Exercising this option would require voter approval. 

Revenue Bond (with utility surcharge backing) – This type of bond is issued for the 
construction of the improvements.   The bonds are then repaid with a revenue producing 
utility.  For Newberg, this could be applied to water and sewer improvements. 

Local Gas Tax – Increases gas taxes collected at fueling stations.  Use of extra taxes 
collected limited to transportation improvements.  A state-wide moratorium on local 
governments implementing this option is in effect until 2013.   

Tax Increment Financing – Funding to pay for infrastructure improvements would be 
provided through the increase in property taxes from new development within the plan 
area.  Taxes collected for this purpose apply only to lands located within an urban 
renewal district.  Once improvements are paid for, all future property taxes of the affected 
lands are returned to the taxing districts.

Appendix C provides additional information regarding these finance mechanisms.

Stakeholder Input on Financing Options

In an effort to achieve a sense as to what finance options would be acceptable to the 
project stakeholders, city staff held a stakeholders workshop on November 4, 2010.  At 
that meeting, staff provided stakeholders with an overview of the SIAMP project, with an 
emphasis on the infrastructure needs of the area and financing options.  The final portion 
of the meeting involved the stakeholders participating in an exercise where small groups 
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were formed to discuss the list of financing options in this plan.  Through this process, 
each group created a preferred finance package for the development of the areas public 
infrastructure, using multiple types of financial mechanisms in varying percentages.  
While no consensus was developed for a preferred financing package, three of the finance 
mechanism options were indicated to be the most acceptable through this process: local 
improvement districts (LID), supplemental system development charges (SDC), and: tax 
increment financing (TIF).  Appendix D provide a summary of the stakeholder meeting, a 
list of participants, and graphics showing the preferred finance option packages from the 
small group exercise. 

LIDs can be formed to fund a variety of improvements and can be used in areas large and 
small.  All property owners within an LID must participate in the repayment for the 
improvements, regardless of whether or not they choose to further develop their property.
LIDs can be effective where property owners expect to develop their properties in the 
near future, but can be a burden if the owner chooses not to or cannot develop the 
property quickly, because they may not have a revenue stream to pay the assessment. 

Supplemental SDCs can be used for specific types of projects (e.g. water, sewer) and 
would be paid for by a developer of a property in the SIAMP area at the time of a 
project’s construction permit issuance.  These would be in addition to the standard SDC’s 
charged.

TIF is a financing mechanism created through the establishment of an urban renewal 
district.  Through TIF, a variety of public infrastructure improvements can be made and 
would be paid for from property tax increases generated by new development within the 
SIAMP area.  For a more detailed description of how TIF works, please see Appendix E.

TIF has often been used as a tool to support the development of the industrial areas.  For 
example, the City of Canby started the development of their Pioneer Industrial Park about 
10 years ago.  City staff recently looked into the Canby project, as the site characteristics 
of their park appeared to be similar to Newberg’s (city size, rural location, access to I-5, 
etc.)  The Park contains about 300 acres, with about 135 acres of the park served with 
infrastructure improvements.  The majority of the funding to install the Park’s 
infrastructure and get its lands prepared to accept business development came from TIF, 
with the remaining funding coming from a local improvement district.  Canby estimates 
the $13 million investment from city and the land owners ($7 million from TIF; $6 
million from the LID) has leveraged about $50 to $80 million in outside business 
investment from the private sector.  

Recommended Public Infrastructure Financial Package 

This plan recommends using five sources to fund the improvements needed in the South 
Industrial Area: 

� System Development Charges 
� Tax Increment Financing 
� Developer Installed Improvements 
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� ODOT
� Special Parks SDC 

Each of these is discussed in detail below. 

System Development Charges 

The plan anticipates that about 20 percent of the total project costs would be paid through 
system development charges (SDCs).  SDCs are paid by developers at the time of 
development.  SDCs would be used to construct the sewer pump station (S-1), and to 
extend sewer and water lines to the Highway 219/Wynooski Road intersection (S-2, W-
1).  These critical first phase improvements would open most of the plan area for 
development upon annexation.  

SDCs also would pay extension of sewer lines to Wilsonville Road (S-10), and for 
oversizing of utilities where costs are not otherwise covered. 

These projects already are included in the City sewer and water master plans, and 
factored into the SDC calculations.  However, this plan projects a higher cost for the 
pump station due to the larger area served, so some adjustment to the wastewater SDC 
may need to be made. 

Tax Increment Financing 

The plan anticipates that Tax Increment Financing (TIF) would pay for about 45 percent 
of the project costs.  TIF funds are property taxes paid by property owners in the area and 
used to fund improvements within that same area.  TIF funds would be used to install the 
collector street system and the main utility lines within those collector streets to serve the 
area.   It also would pay the development costs for the parks and trails system, and the 
regional storm system.  Specific projects could include: 

� Construction of the main road network connecting Wynooski Road to Wilsonville 
Road, except that part funded by ODOT (T-1, T-2, T-4, T-6, T-7, T-10, T-11). 

� Construction of backbone water and sewer lines in Highway 219 and Street “A” 
(S-3, S-4, S-5, S-6, S-9, S-11, W-2, W-3, W-4, W-7, W-8, W-9). 

� About one-half of the street, sewer, and water infrastructure in collector Street 
“C” (T-8, S-7, W-5). 

� Improvements to Highway 219 not funded by ODOT (T-3, T-5)  
� A regional storm system (SD-2) 
� The parks and trails (P-1, P-2, T-13, T-14) 
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Developer Installed Improvements 

The plan anticipates that about 25 of the total project costs would be paid for and 
constructed by the property owners/developers at the time of development.  This would 
include: 

� Construction of local roads and utilities in those roads. 
� Installation of sidewalks along each property’s frontage. 

ODOT

The plan anticipates that about 10 percent of the total project costs would be borne by the 
Oregon Department of Transportation (ODOT) and constructed as part of the Newberg-
Dundee Bypass project. 

The project area is along Oregon Highway 219, and near the future interchange with the 
Newberg-Dundee Bypass.  As part of the bypass, ODOT plans on improving Highway 
219 south of the interchange, similar to Project T-3.   They also plan on realigning 
Wynooski Road in a fashion similar to project T-2, and realigning Wilsonville Road to 
the south to connect to Highway 219, similar to project T-6, T-10, and T-11.  If ODOT 
constructs of this section of the bypass concurrent with development in the area, they 
may construct some of the facilities envisioned in the plan.  Even if development in the 
area precedes bypass construction, ODOT may be persuaded to contribute to local 
construction of some variation of these plans, similar to the way Springbrook Road was 
realigned to the north of the bypass interchange.  If ODOT does not want to fund some of 
these projects, then City may be able to use TIF funds for those projects. 

Special Parks SDC 

The plan envisions creating a special parks system development charge attributable to 
development in the South Industrial area.   This nominal SDC would be used to pay for 
trail improvements that extend beyond the boundaries of the TIF district.   The Chehalem 
Park and Recreation District (CPRD) currently does not charge a Parks SDC for 
commercial or industrial uses, so property owners in the area would not have to pay two 
fees.

The special SDC also could be used more to create equity among property owners in the 
area.  Because the parks and trails would be a benefit to the property owners, property 
owners would be asked to dedicate easements or land for these facilities.  As a matter of 
geography, nearly all properties in the area have some frontage to a proposed trail or 
park.  Thus, if each property owner dedicates easements or land, then each would be 
contributing a roughly proportional share.  Property owners who dedicate easements or 
land would not have to pay the SDC.  Property owners with no dedication would pay the 
SDC.  If some property owners dedicate more than a proportionate share, then the SDC 
funds could be used to credit that property owner for the cost.
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Summary of Recommended Financing Plan 

Together, these five funding sources would cover the costs of the improvements 
envisioned in the plan.  The table below summarizes these costs. A more detailed project 
list is shown in Appendix F. 

Funding Sources Amount 
SDCs  $  5,200,000  
TIF  $ 12,700,0001

Developers  $  6,300,000  
ODOT  $   3,300,000  
Parks SDC  $      100,000  
Total  $ 27,600,000

The chart below shows the proportions of the funding sources to pay for the 
improvements. 

SDCs,��$5,200,000�

TIF,��$12,700,000�

Developers,�
$6,300,000�

ODOT,��$3,300,000�

Parks�SDC,�
$100,000�

1 Anticipated value of tax increment spread over 20 years discounted @5%; assumes 65% development 
rate.  Served land valued at $150 per s.f.  
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Staff feels that this financial package treats all stakeholders involved with the 
development of the SIAMP in an equitable manner: property owners, future businesses, 
and the citizens of Newberg.  All stakeholders will be required to make an investment in 
this project and all should be able to reap benefits from the effort.   

The use of TIF should provide benefits for the City of Newberg and its citizens in the 
near term and the future.  New businesses developed through the SIAMP will provide 
new jobs and infuse new revenues that will be circulated throughout the community.  In 
addition, once the TIF obligations are completed, local taxing districts will realize 
significantly higher tax revenues from the SIAMP properties than if these investments 
had not be made (please see Appendix G).  Implementing this financial package should 
lead to results that would greatly strengthen Newberg’s overall economy.

Getting it off the Ground  

The financing plan presented provides a viable strategy that funds the improvements 
needed for the South Industrial Area through revenues generated in one way or another 
by development in the area.  The plan does rely on development occurring that will fund 
the infrastructure.  The primary challenge is that until infrastructure is in place, the 
development that will fund the infrastructure cannot occur.  Other challenges include: 

� Including land in the UGB, annexing it to the city, creating the financing 
mechanisms, and actually installing the infrastructure all will take several 
years to complete. 

� The City has critical shortage of industrial lands.  The City could lose 
economic opportunities if it delays making land shovel ready for several 
years.

� Some properties in the study area already are in the city and could be 
developed if infrastructure were there.  These properties could have to wait 
several years to develop if no infrastructure can be installed until all the areas 
is annexed and all the financing mechanisms are in place. 

� Spurring development early in the plan is critical to getting funding for the 
improvements that will serve later phases. 

� Property owners in the areas could be concerned about annexation if that 
annexation does not mean they could develop properties in a timely manner. 

To avoid a potential Catch-22, where development cannot occur until infrastructure is in 
place, but infrastructure cannot be in place until development occurs to fund it, and to 
avoid losing economic opportunities due to extended delay, the City should look 
seriously at installing some basic infrastructure early to kick start development in the 
area.  The infrastructure study shows that if sewer and water were extended to near the 
Highway 219/Wynooski Road intersection, most of the south industrial area would be 
opened for development upon annexation.  This first phase would get the most critical 
piece of infrastructure, the wastewater pump station, in place to serve development.  
From this point, most of the properties would be only a short distance from the sewer and 
water lines, and thus most properties could front the cost to extend the lines a few 
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hundred feet.   Other improvements, such as transportation frontage improvements, could 
then be developed as each property develops.

The preliminary costs for this kick-start phase include: 

Project Number Description Cost
W-1 Water line from Wynooski 

to Hwy. 219 
$320,000

S-1 Sewer pump station $3,130,000 
S-2 Sewer trunk line from 

Wynooski to Hwy. 219 
$1,020,000

Total $4,470,000 

The City should consider financing this first phase of improvements through a 
mechanism such as the Oregon Special Public Works Fund.  The fund offers loans for 
infrastructure projects important for economic development.   The Infrastructure Finance 
Authority offers very attractive interest rates that reflect tax-exempt market rates for 
highly qualified borrowers. Loan terms can be up to 25 years. 

Financing the initial infrastructure would of course mean that a funding source would be 
needed to repay the loans.  SDCs would be sufficient to repay the loan over time.  
However, since SDC revenues are an unsure funding source, the City would have to 
pledge a more stable funding source, such as sewer and water rates, to repay the loan 
should SDC revenues not be collected according to the payment schedule.  This could 
affect short term sewer and water rates, though any short term increase should be able to 
be repaid in the longer term.  In addition, it could affect the City’s ability to borrow for 
other projects.  The City Council will need to carefully evaluate both the advantages and 
the risks before taking final action. 

Next steps 

The following steps should be taken to begin the implementation of this plan.  Step 1 
must be completed prior to the beginning work on other steps.  Steps 2 through 6 may be 
performed as concurrent efforts. 

1. Continue with city efforts to expand the UGB and annex land within the SIAMP 
that are targeted for industrial development. 

2. Determine and implement the best option to prepare lands within the plan area to 
shovel-ready status. 

3. Establish an urban renewal district and its corresponding tax increment finance 
structure.  The district will consist of the SIAMP lands included in this 
infrastructure financing plan. 
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4. Review sewer SDCs to determine if adequate funds are being collected to fund 
the sewer pump station.

5. Work with the franchise utilities to develop their facilities to a point where land 
within the SIAMP can obtain shovel-ready status.

6. Work with the Oregon Department of Transportation to develop a plan where 
needed improvements to Highway 219 can be put into place in a manner that still 
meets this plan’s goal of having shovel-ready lands ready to market. 
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Newberg City Council Work Session

May 16, 2011P
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SIAMP Infrastructure Financing Plan
AC G OBACKGROUND

• Ad Hoc Committee on Newberg’s Future found a 
need for industrial land, and specifically for large 
i d t i l it (20+ ) th t 20industrial sites (20+ acres), over the next 20 years

• In part, the Committee recommended:
– Expand the industrial area along Hwy 219 south 

of Wynooski Road and the proposed Bypass 
interchange to accommodate and encourage large 
i i d i l d lsite industrial development

– Create zoning standards that maintain large 
parcels in the area

• The City Council accepted the South Industrial Area 
Master Plan on 11/2/09 per Ordinance No. 2720 and 

l iResolution No. 2872

Page 90



SIAMP Infrastructure Financing Plan

• Location: South of Newberg, on either side of 
Highway 219

• Size: ~376 total acres (including right-of-way), ~362 
acres in land area (in parcels) ~200 acres buildableacres in land area (in parcels), ~200 acres buildable
land.
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SIAMP Infrastructure Financing Plan

Purpose/goals of the Plan
• Match infrastructure needs with resources available
• Realistically within the means of those paying costs
• Supported by the community

NOTE: Secured $30,000 grant from State of Oregon to 
help support plan development via consultanthelp support plan development via consultant
assistance
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SIAMP Infrastructure Financing Plan

Stakeholders involved in Plan development
• City of Newberg staff
• City Councilors
• Property owners
• Other interested parties in community
• Business Oregon
• DLCD• DLCD
• ODOT
• Private utilitiesPrivate utilities
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SIAMP Infrastructure Financing Plan

Plan development process
• Review SIAMP and other background materials
• Evaluate infrastructure needs

– Costs
Phasing– Phasing

• Develop financing options
• Input from project stakeholdersp p j
• Development of draft plan

– Staff recommendation
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Page 95



SIAMP Infrastructure Financing Plan

Page 96



SIAMP Infrastructure Financing Plan

Page 97



SIAMP Infrastructure Financing Plan

Size of each phase and development timeline

– Phase I is about 140 developable acres for next 20 
years

– Phase II is about 60 developable acres for thePhase II is about 60 developable acres for the
subsequent 10 years
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SIAMP Infrastructure Financing Plan

Infrastructure Costs
Transportation $17,930,000
Sanitary Sewer $  6,870,000
W t $ 1 910 000Water $ 1,910,000
Parks $     800,000
Storm Drainage $ 90 000Storm Drainage $ 90,000
TOTAL $27,600,000
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SIAMP Infrastructure Financing Plan

Financing Options Considered
S t D l t Ch• System Development Charges

• Supplemental System Development Charges
• Advance Financing Districtdva ce a c g st ct
• Development Exactions
• Windfall “Zoning” Tax
• Local Improvement District
• General Obligation Bond
• Revenue Bond (with utility surcharge backing)Revenue Bond (with utility surcharge backing)
• Local Gas Tax
• Tax Increment Financing
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Recommended ToolsRecommended Tools

• System Development R SSystem Development
Charges

• Tax Increment Parks SDC,  
$100K

Revenue Source

Financing
• Developer Installed 

Improvements
SDCs,

$5,200K

ODOT,  
$3,300K

$100K

Improvements
• ODOT
• Special Parks SDC

Developers,  
$6,300 K 

p
TIF,  

$12,700K
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System Development Charge Projects
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System Development Charges

• Paid at time of development• Paid at time of development
• Pump station already factored in SDC 

calculation (price may need adjustment)calculation (price may need adjustment)
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TIF Projects
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Tax Increment FinancingTax Increment Financing

• Property taxes from increases in value in the• Property taxes from increases in value in the
area fund improvements

Revenue to Taxing Districtsg
With and without TIF

ue
 to

 D
is

tr
ic

ts

Without TIF

Increment funds 
improvements

R
ev

en
u Without TIF

With TIF

1 3 5 7 9 11 13 15 17 19 21 23 25 27 29 31 33 35 37 39

Year
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Developer Installed
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ODOT
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Parks SDC
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Recommended ToolsRecommended Tools

R SSources Amount

SDCs $  5,200,000 Parks SDC,  
$100K

Revenue Source

TIF $ 12,700,000 

D l $ 6 300 000

SDCs,
$5,200K

ODOT,  
$3,300K

$100K

Developers $ 6,300,000

ODOT $   3,300,000 

Developers
,  $6,300 K 

Parks SDC $      100,000 

Total $ 27,600,000

TIF,  
$12,700K

Total $ 27,600,000
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SIAMP Infrastructure Financing Plan

Rational for Recommendation

• Money for most of the improvements comes 
from property owners in the area.

• All stakeholders required to make an 
i i h jinvestment in the project

• All stakeholders will reap benefits
• Equitable treatment of all stakeholders
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SIAMP Infrastructure Financing Plan

Need for “Jump Start” funding

• Potential “Catch-22” scenario 
• Revenues for plan depend on the construction of new 

industrial facilitiesindustrial facilities
• Current available utility services (water and sewer) at 

a distance from main development area that may 
impede industrial developmentimpede industrial development

• Recommend upfront investment in utility 
development (water and sewer lines; sewer pump 
station)station)
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SIAMP Infrastructure Financing Plan

City of Newberg Mission StatementCity of Newberg Mission Statement
The City of Newberg serves its citizens, 
promotes safety, and maintains a healthyp f y y
community.

Vision Statement
Newberg will cultivate a healthy, safe 
environment where citi ens c n work pl yenvironment where citizens can work, play
and grow in a friendly, dynamic and diverse 
community valuing partnerships and y g p p
opportunity.

Page 117



SIAMP Infrastructure Financing Plan

Benefits of the Plan for City
Helps achie e Cit ’s mission and ision• Helps achieve City’s mission and vision

• Added, positive tax revenues for City (over 
time)time)

• Stronger, more diverse economic base
S t l l b i• Supports local businesses

• Job opportunities for citizens
D l h ld f h fi i l• Developers shoulder most of the financial
burden of the Plan
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Next StepsNext Steps

• Continue with city efforts to expand the UGB• Continue with city efforts to expand the UGB
and annex land within the SIAMP that are 
targeted for industrial development.g p

• Determine and implement the best option to 
prepare lands within the plan area to shovel-p p p
ready status.
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Next StepsNext Steps

• Establish tax increment finance structure• Establish tax increment finance structure.
The district will consist of the SIAMP lands 
included in this infrastructure financing plan.g p

• Review sewer SDCs to determine if adequate 
funds are being collected to fund the sewer g
pump station. 
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Next StepsNext Steps

• Work with the franchise utilities to develop• Work with the franchise utilities to develop
their facilities to a point where land within 
the SIAMP can obtain shovel-ready status.    y

• Work with the Oregon Department of 
Transportation to develop a plan where p p p
needed improvements to Highway 219 can be 
put into place in a manner that still meets this 

l l f h i h l d l dplan’s goal of having shovel-ready lands
ready to market.
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SIAMP Infrastructure Financing Plan

Questions/CommentsQuestions/Comments
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