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Ad Hoc Urban Renewal Citizens Advisory Committee 
April 13, 2020 – 5:30 PM 

Newberg City Hall 
414 E First Street (teleconference meeting – limited seating. 

 https://zoom.us/j/979111737?pwd=ZENBOGNoWDJ1VS9OSTZ3RUpKT2xJUT09 

Email comments to doug.rux@newbergoregon.gov) 

 
 

I. CALL MEETING TO ORDER 
 

II. ROLL CALL 
 

III. CONSENT CALENDAR 
 

III.A Ad Hoc Urban Renewal Citizens Advisory Committee Meeting Minutes March 9, 2020 
 

IV. NEW BUSINESS 
  

 Financial Analysis 

 Open House –  previously scheduled for April 13, 2020 
o New date and format  

  

V. PUBLIC COMMENTS  
 (5-minute maximum per person - for items not on the agenda) 

  

VI. ITEMS FROM STAFF 

  

VII. ITEMS FROM COMMITTEE MEMBERS 
 

VIII. ADJOURNMENT 
 

ACCOMMODATION OF PHYSICAL IMPAIRMENTS: 
In order to accommodate persons with physical impairments, please notify the Community Development 
Department Office Assistant II of any special physical or language accommodations you may need as far in 
advance of the meeting as possible as and no later than 48 business hours prior to the meeting.  To request these 
arrangements, please contact the Office Assistant at (503) 537-1240. For TTY services please dial 711. 
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Zoom Meeting Instructions 
 
Join from a PC, Mac, iPad, iPhone or Android device: 
    Please click this URL to join. https://zoom.us/j/979111737?pwd=ZENBOGNoWDJ1VS9OSTZ3RUpKT2xJUT09 
Password: 443691 
 
Or join by phone: 
    Dial(for higher quality, dial a number based on your current location): 
        US: +1 669 900 6833  or +1 346 248 7799  or +1 929 205 6099  or +1 253 215 8782  or +1 
301 715 8592  or +1 312 626 6799  
    Webinar ID: 979 111 737 
    Password: 443691 
    International numbers available: https://zoom.us/u/abWQtzSHUO 

 

https://zoom.us/j/979111737?pwd=ZENBOGNoWDJ1VS9OSTZ3RUpKT2xJUT09
https://zoom.us/u/abWQtzSHUO


AD HOC URBAN RENEWAL CITIZENS ADVISORY COMMITTEE 

MINUTES 
Monday March 9, 2020, 5:30 PM  
Newberg Public Safety Building 

401 E Third Street 

 

CALL MEETING TO ORDER 

 

Chair John Bridges opened the meeting at 5:34 PM. 

 

ROLL CALL 

 

Members Present: John Bridges, Chair   

 Molly Olson Don Clements 

 Don Griswold  Shannon Buckmaster 

 Cassandra Ulven Patrick Johnson 

 Angel Aguiar 

 

Members Absent: Joe Morelock  

 Francisco Stoller, Vice Chair 

 Loni Parrish 

 Rick Rogers, Mayor, Ex-officio  

  

Staff Present:  Doug Rux, Community Development Director  

                                    Brett Musick, Senior Engineer 

 Elaine Howard, Elain Howard Consulting 

 

APPROVAL OF MINUTES 

Approval of URA meeting minutes dated February 9, 2020 

MOTION:  Molly Olson and Cassandra Ulven moved to approve the February 10, 2020 

meeting minutes Motion carried (8 yes/ 0 no).  

 

Chair Bridges started meeting noting that CDD Rux is going to walk us through a variety of 

things and he's made it clear that I have failed if we have not identified a boundary by the end of 

this meeting. So that is a task for all of us and he's going to walk us through some of the steps.  

CDD Rux talked about the consideration of the boundary as the chair indicated. He mentioned 

there would be a walkthrough of some maps based upon the conversation we had last month. He 

noted we had discussed the general area of the Riverfront, the two prongs going down River 

Street and Blaine Street and the Riverfront area, but there are questions that came up along the 



railroad tracks. So anything down off of Blaine Street from the area north of downtown there are 

questions about. There are questions on the area we were looking at and how did it relate back to 

the 2001 proposed to Urban Renewal District? 

CDD Rux noted he would show some slides with potential infrastructure projects, and that 

Elaine Howard has some slides to talk about expansion of boundaries, things to consider when 

you're looking at a boundary and then to conclude with a discussion about the open house on 

April 13th. 

CDD Rux wanted to share with the committee the work that had already been done to get us to 

this point. He indicated it’s been roughly a five-year journey to get particular pieces of 

information in place, which include: 

Our Downtown Improvement Plan was done in 2016, and also our Tourism Strategy Plan in 

2016 

We updated out Transportation System Plan  

We did the Water Master Plan in 2017 

Wastewater Plan was done in 2018 

We did the Community Visioning Work in 2019 

Updated our Economic Development Strategy in 2019 

The Riverfront Plan we finished in 2019 and now we are looking at the Urban Renewal District. 

We also will be updating our Transportation, Stormwater, Water and Wastewater plans to 

implement the Riverfront Plan. 

Elaine Howard presented the timeline of what would happen after the July timeframe. Elaine 

noted what we looked at this last meeting and when we were talking about adoption of an Urban 

Renewal plan, we talked about going in front of the City Council in March of 2021. Elaine noted 

this because part of the considerations that we will be talking about tonight and probably what 

Nick Popenuk needs to figure out is the Riverfront area, it might be demolished, there is the 

equipment and machinery that's there and making sure that isn't in a frozen base. If there is 

equipment then you're frozen base goes down and you have to make up all of that before you 

actually start getting any increment.  

Elaine noted this just shows you an idea of when the assessor certifies a frozen base, of what 

value that frozen base is based upon. So if a plan is adopted prior to October of 2021 it would be 

based on values of 2020. If it's after October 2021 the values are based on what's on the existing 

tax roll. So if the equipment and machinery on that site gets removed before January 1st of 2021 

when the assessor certifies that frozen base in October, it will be based on that. So you're Urban 

Renewal Plan that is adopted after October 2021 would mean you wouldn't lose the frozen base 

value of all that stuff that is going to go away. Elaine noted in terms of us thinking strategically, 

one of the things we've been talking about is whether you go ahead and go through this process, 



but the Urban Renewal Plan doesn't actually go into effect until after October of 2021 and you 

don't lose all that increment off the top. 

Elaine noted the other thing that we will talk about today is talking to the county assessor's office 

and the State who does industrial assessment and see what tax account that equipment and 

machinery are tied to and if there's a way to just exclude that tax account and bring it in later in 

the future, or if it's a few tax accounts. These are things that she wanted to bring up because 

they're intricacies in terms of trying to figure out how to make the Urban Renewal area work. We 

will actually pursue in the feasibility stage and present options. It will say “If you adopt by this X 

date these things should happen and then you're increment will be based on a X.  If you adopt by 

X date these things will happen and your increment will be based off X.” 

Elaine said that’s why we let the City Council know what those intricacies are, because you 

definitely don't want to adopt an Urban Renewal plan and then have to look at what the assessed 

value of that equipment and machinery’s which is $20m+ and if the assessed value goes down by 

that you have to have new development of that amount to be able to just get even. So we're going 

to have to be really careful about that. Elaine said we don’t have to solve tonight, this is 

something that we will look at it in terms of the boundary and making suggestions on what we 

need to find out and how that impacts the timing.  

Elaine continued with facts on boundary adjustments. Once you adopt an Urban Renewal area, 

you are limited to increases of 20% of the original boundary. ORS457 allows you to do a lot of 

other things by concurrence, to say you can go above that, there's no provision for going above 

that in the statue. So if your boundary area is 200 Acres, you can add 40 acres and that's all and 

it's not fungible. You can't take away 40 acres here and add an additional 40 acres to make up for 

that 40 you took away. As we do the boundary, and we talked about this event today with Doug 

and Nick Popenuk our other consultant. An example is out in Lincoln City, we were doing an 

Urban Renewal area and there’s a 100 acres that we want to put in after it’s annexed in about 3 

years. We made the original boundary 500 Acres so that 20% of that is that 100 acres and we are 

able to add that in. The whole Riverfront area is too large to do that with. The downtown area is 

100 + Acres the riverfront 400 + Acres, so doing all of that doesn't quite work. However, if you 

increase by 20% and increase over 1% of your existing boundary is what's called a substantial 

amendment. You may do that or the City Council may do that on their own authority. It has to go 

through the same procedural steps as adoption of an original Urban Renewal Plan, which 

requires public input, going to the Urban Renewal agency, consultant confirm with taxing 

district, planning commission review, City Council hearing and vote on a non-emergency 

ordinance. It's not an easy thing to do, it is a more complicated process. It is not doing a 

resolution in one meeting, it is a 6 to 8 month process to be able to do that. 

Elaine continued with the things that were talked about this morning with the consultant team, 

which is to identify the most ideal final boundary, and to know what the most ideal boundary 

would be for the City. From that as part of the feasibility study we will identify what the issues 

are and potential ways to address those issues. We identify the acreage of the Riverfront area 

minus areas outside of the Urban Growth Boundary because we aren't bringing those in, we will 

be able to subtract from there. Rogers Landing needs to stay in because there's a project that 



needs to be done there per CDD Rux’s comment. The City's going to do a water treatment plant 

that's about 4 acres or so, we can look at that Riverfront area and do some subtractions. Identify 

all the timing issues of the improvements in the machinery and equipment on the Riverfront area 

and talk with the State assessor’s office to figure that out if it’s gone by X date, when will you to 

the reassessments and when can we count on being gone. Making sure we understand the 

variables there to be able to resend as auctions. Than as a part of the feasibility study, we would 

identify what the strategies were to trying to get to number one, which is the ideal boundary for 

the projects that you want to do and the two main areas. 

Member Molly Olson asked if the equipment that you're concerned about is distributed widely. 

CDD Rux responded on the equipment, that what you have is the paper machine building, the 

deinking building, the infrastructure from the cogeneration facility, infrastructure from the 

biomass facility, and then you have some other buildings which are more machine shops and 

maintenance shops. They are shells but they don't have a lot of equipment in them. There are a 

number of parcels that are on the north side of the wastepaper, the deinking building and the 

paper machine building that are separate tax lots that are basically just paved asphalt storage 

yards. The whole Mill Site is made up of multiple tax lots, the primary value is where the paper 

machine is located. Some of these tax lots extend out to the southeast across Dog Ridge Road in 

roughly about 60 to 70 acres outside of the Urban Growth boundary. 

It is a challenge for the assessor to split a parcel but they can do it, but we are not going to go 

outside the Urban Growth Boundary, but can be done as part of the feasibility study which we 

will work on identifying and figuring it out. 

Elaine noted that Nick Popenuk said that most of the value is actually in the equipment and 

machinery.  With the buildings the actual assessed value is equal to just the value of the land and 

that those big shells don’t have much value attributed to them. It’s mostly in the equipment and 

machinery, and if someone purchases, all of the equipment and machinery could potentially be 

sold and moved outside. It’s just timing on when that might happen. The issue is that no 

developer has actually signed any agreement or said for sure what they are going to do, so it is up 

in the air. We can manage those as well as we can on what we know. 

CDD Rux presented the boundary area showing on the map starting with the downtown area 

going up against the railroad tracks, comes down picks up to the south side of Second Street. to 

Grant Street comes down the south side of Third Street all the way down Blaine Street to Ninth 

Street, picks up Memorial Park, the police station, the PGE substations to the south side of Third 

Street ,comes down River Street all the way to Ninth Street , back up River Street, cross  

Highway 99, comes over just on the south side of the University, to Meridian Street up to 

Sheridan Street on the Northside goes around the cultural center comes back to Sheridan and 

then goes off to an alley and picks up some industrial area, and that totals about a 110 acres. It’s 

a little bit wider than what we showed a month ago. We expanded to make sure they were 

picking up the roadways on the north side and on the east side, before it stopped down an 

alleyway. He also showed a little bit of additional areas throughout the map. 



Member Shannon Buckmaster asked if the cultural center was included just for valuation or can 

we work around that facility. 

CDD Rux responded that its tax exempt property which has issues about sidewalks, and ADA 

access in the right of way. He noted he had discussions with the executive director of the cultural 

center. He talked about the Urban Renewal program and indicated where we were at in the 

discussions at this point. We are looking at those transportation pedestrian infrastructure 

improvements around the cultural center. There are four foot wide sidewalks missing non-

compliant ADA ramps. 

Member Molly Olson asked if these would be improvements or replacements and can they be 

used. 

CDD Rux commented those would be improvements, which you can use for that purpose, but 

you cannot use an Urban Renewal to pave a road that is alligatored. If we had a project where we 

were tearing down infrastructure underneath the roadway, such as new sewer lines, new water 

lines, or storm lines, from taking it down and then gravel and bringing it back up. Than you have 

a capital project that you can use Urban Renewal for. 

Elaine noted if you were patching sidewalks no, but if you're widening sidewalks and ADA 

ramps, yes. There has been legal counsel reviews over the years about this differentiating 

between maintenance and capital projects. 

CDD Rux noted, we've got inadequate sidewalk width downtown and are supposed to have the 

wider sidewalks for the pedestrian. We have about 4 foot wide sidewalks and missing ADA 

ramps all over downtown that are not compliant. ODOT has come in and done some projects and 

updates required by law. When we (city) come in do projects around the city, we have to upgrade 

the ADA ramps as well.  

Member Shannon Buckmaster asked, is the thought that the upgrade around the cultural center is 

going to invite private investment or are you just trying to clean up something that would be 

potentially better uses and other improvement monies. 

CDD Rux responded he thinks more right now of a cleanup of some issues, but there will be 

some situations where there are some properties that could redevelop adjacent to those roadways 

that might be more to the east and west of the cultural center. 

Chair Bridges asked if it is possible that a project could occur in the cultural center. 

CDD Rux responded that's a different discussion, Elaine mentioned this at our last meeting about 

investing in public buildings. And there is new statutory definitions on public buildings. 

Elaine said if that became a project people wanted to move forward on, that particular project 

would have to get approval of three of the top four taxing districts by permanent rate levy, by 

resolution of their board. Just that project not the full plan. 

CDD Rux continued with the Riverfront area saying the difference between this meeting and last 

meeting is that the Riverfront area looked to the south side of Ninth Street and if you were 



looking the other way we went to the north side of Ninth Street, and again that's dealing with 

transportation issues, sidewalks and ADA ramps. The rest of the boundaries have stayed the 

same. Then we come down to Wynooski Road to pick up were Dog Ridge connects and then 

follow the UGB line all the way around the old landfill site up Chehalem Creek, than back 

around so that comes up to approximately 470 acres. 

Chair Bridges questioned where the old 2001 Urban Renewal District Boundary was. CDD Rux 

showed on the map the similar boundary’s but not the same. It picked up Blaine Street well down 

to a point and picked up River Street. We did not include the area down off of Highway 99 and 

in the initial proposal we didn't include the industrial area up along the railroad tracks. Similar to 

what was looked at in 2000/2001 not picking up the area around the school. Excluded was the 

area that stops at Third Street on the south side. Everything from Ninth Street that was in the 

2001 is included in the Riverfront area that we're discussing plus then it comes over to the west 

and extends to Ninth Street and then comes down. 

Elaine and CDD Rux talked about area’s that are adjacent. So we have an area of R-3 which is 

high-density residential and is about 8.74 acres just to the west of Blaine Street and there's 

existing development with single family homes, and some apartments. So this is one area to 

potentially consider. Could it be part of an Urban Renewal District Boundary for redevelopment 

looking forward in time? One of the areas that we know we are deficient is in multi-family 

housing and could be this area repurposed somehow if you had infrastructure improvements to 

repurpose that land to higher density uses. 

Member Shannon Buckmaster asked if the high density area is included does that also include 

the land owned by the school district and Doug said no. It is R-2 district and ½ block down 

behind the maintenance facility and that we would have an opportunity for housing development 

in the future? CDD Rux said that would be a good question for Joe Morelock. 

Member Shannon Buckmaster said if we're considering that, I would like to bring that ½ block 

down to improve the school district property as well. 

CDD Rux noted, some of the issues we identified is we need to try to have high density 

residential. We've got an undersized water line that goes down Blaine Street, it's only a 6-inch 

line. Trying to have sprinklers in apartment buildings it is unlikely that we would have the 

pressure and the volume necessary to accommodate.  The waste water lines also have some 

deficiency in the size. It was mentioned last month there are issues about sidewalks down Blaine 

Street, ADA ramps, intermittent sidewalks, you get to the school and there are no sidewalks 

between Sixth and Ninth Street. Another area that we looked at that goes back to the 2001 plan is 

the industrial area up North. 

CDD Rux pointed to Main Street also known as Highway 240, some industrial area near the 

Chehalem Mills, some older industrial, and an area being looked at to change to a craft industrial 

zone which is currently being worked on. He noted you have a mix that you could do 

commercial light industrial. Doug showed where there is a storage yard, Ultra-Quiet floors, a 

multi-use building that has an auto repair and muffler shop, there are a few houses on some of 

these lots and some other older Industrial. 



CDD Rux showed where PPM Technologies is located, ODOT’s maintenance yard, some 

existing industrial, the Habitat Restore, and a storage yard. He noted they looked at that from an 

industrial perspective and then looked at what the deficiencies were based on, looking at the 

master plans and GIS, there are undersized water lines, waste water lines and sidewalks and 

ADA ramps.  

He then looked at the area north of downtown and pointed out the blue area on the map is 32.6 

acres. 

CDD Rux continued showing that they looked at the residential area, Meridian Street on one 

side, Fulton Street at the north, Habitat Restore location, existing residential and some older 

homes. There are a few larger lots with some opportunities for some infill. Most is R-2 and there 

is R-3 about 37 acres across in size from George Fox University.  Again, the deficiencies are the 

water lines, waste water lines, sidewalk and ADA ramps. 

Member Molly Olson asked of deficiencies between the industrial and residential wastewater and 

water lines.  

CDD Rux noted the industrial area has some undersized 6 in water lines. The residential area 

where situations where we have 1 inch water lines, 2 in water lines, 4 inch water lines and 6 in 

water lines. If you were looking about having additional development and that's one of the things 

we've seen people come in with. Ideas of partitioning with only a 2 inch water line. The 

developer is informed they need to go two blocks to the South to find a 6-inch line, that you can 

upsize all roughly 450 to 500 feet so that you can create one parcel for 1 additional house.  

Member Molly Olson asked if you do two of them together are there incentives in their value for 

redoing water lines and baseline. Is there value in doing both if one was residential one industrial 

and they are right next to each other? CDD Rux mentioned that would be a discussion they 

would be having if they want to consider and walk through the different options, look at some of 

the projects and then we can come back to the discussion on any of these other areas that we 

might want to consider or not.  

Member Shannon Buckmaster had a question to clarify. So in looking at any these boundary’s 

we're still considering where we can have the most amount of development to match the value. 

So if that is the correct impression, than I would advocate that we stick with industrial and less 

residential unless there's going to be a direct return.  

CDD Rux noted it was a discussion that they had last month, where do you have vacant sites to 

develop and there is not a lot of infill some but not a lot.  He noted there is a lot of industrial area 

already built out and some residential. 

Member Shannon Buckmaster said not if you look at the property that PPM is on and you 

actually tour their plant they've actually have a hodgepodge of eight different buildings that were 

added onto consecutively by decade. So you can watch the historical progression of architecture 

as you walk through their manufacturing space and whether or not that happens with PPM or any 

other development opportunities. That could still be a real potential for consolidating or 



increasing the efficiency of that space as an industrial space, especially because we're so short on 

industrial property.  

CDD Rux said that's a possibility. The deficiency that is there is a 6 in water line that runs along 

the Illinois Street and then Washington Street there's a 6-inch line. So if you were trying to 

intensify and add more building square footage, then the question comes is the water line size 

adequately for that or would they have to come in and basically come all the way back to College 

Street and up size of the entire line for more development on that site. 

Member Shannon Buckmaster had another question. Are the existing deficiencies holding back 

over existing businesses from internal expansion and would there be limitations under Urban 

Renewal processes for those existing businesses to do their own redevelopment under Urban 

Renewal. For example, if it was PPM and they wanted to do their own redevelopment and this 

would allow them to do that in a way that would increase the efficiency increase building size 

and allow them to add more staff positions, more manufactures, would that be allowed under the 

process? So existing business owners could utilize this process to redevelop their own property. 

It doesn't have to be new development coming in. So if we include existing industrial areas, and 

we would actually possibly be getting a benefit to our existing business owners for 

redevelopment. 

CDD Rux said yes it is possible. If the development they want to and do would require 

infrastructure improvements that is already in place that have undersized lines it was in an Urban 

Renewal District, and depending on the horizon when there would be funds available. There 

would be discussions between the agency and that development about could Urban Renewal, 

based upon a project list, upsize those water lines for that development to occur.  

Member Shannon Buckmaster asked if we have any information that would confirm that existing 

businesses are limited by those deficiencies right now. He noted that in the conversations he has 

had with PPM that has not been identified as an issue. 

Elaine clarified one thing that having an Urban Renewal area would not preclude any of those 

private businesses from redeveloping on their own. It doesn't put any constraints on them. 

There's nothing about Urban Renewal that could make it harder for them to improve or give 

them an incentive to.  

Member Don Clements said the downtown area water and waste water lines are all undersized. 

CDD Rux noted north of downtown is an old early development area of town and at that point in 

time indicated there were .75 in, 2 in, and 4 in water lines which was acceptable around the turn 

of the century. But we are now in 2020 our standard size of a water line to be installed if you're 

doing development today is 8 inch. And every time we do a development in our conversations 

with the Fire Marshal's office is always doing fire flow test and to make sure they got the static 

pressure and in the volume available in order for that development to be served. This situation 

encompasses partitions, subdivision and new commercial or industrial. 

Member Don Clements asked if pressure is not the problem. City Senior Engineer Brett Musick 

responded yes. 



Member Don Clements also asked how does SDC’s play in that.  

CDD Rux responded that it is a complicated question. Doug said the City has a list of capital 

Improvement projects for transportation, water, wastewater and storm on our schedule of 

projects for SDCs. We have not done that evaluation yet. We have not progressed that far, we are 

looking at what our geography might be, and Brett is working on updating those numbers with 

inflation. We talked about the update of all the projects from 2016 to 2020 values in the 

Downtown plan and Riverfront area from 2019.  

Member Don Clements asked since there is such a need why would you recommend that you do 

SDC increase. 

CDD Rux responded that when we stepped back and looked at all of the capital Improvement 

projects we found that it was a really progressive approach to the size of the infrastructure to 

serve new development. So to use an example, if we looked at Springbrook properties 450 acres, 

the number of residential units hasn't changed since that Master Plan was adopted. We stepped 

back and looked at the size of the pipes that would be needed to serve that and found that there 

were pipes that were oversized. We can only size the infrastructure for what we need within our 

existing Urban Growth Boundary. Our Engineers looked at all of it and our Consulting Engineers 

said, “You don't need an 18 inch water line a 12 inch water line will work”. So that's how those 

SDC's came down. 

CDD Rux continued with the map discussion showing the southern boundary Riverfront area, the 

study area south side of Ninth Street coming over to Wynooski Road than down to Dog Ridge, 

back around to the river and then following the creek. Through that process, we identified 

retaining a portion of the Mill Site as purely industrial. We identified 21and1/2 acres for mixed 

employment, which is a base of industrial with limited commercial uses. We identified some area 

that used to be for commercial and said based upon the market study there was too much 

commercial from the old plan, so we went to a medium density residential. We're looking at 

some high-density, about an acre and a half of mix commercial, ground-floor retail residential, 

above some mix commercial concept and some commercial identified that’s going to residential. 

CDD Rux showed in discussion about it being a high-density residential and ends up going to be 

medium density. And then the area basically below the bluff is the park open space area that the 

community talked about. He showed Rogers Landing, the north side of the bypass and medium 

density residential. We had another little node of commercial that was determined more than 

what was needed and identified that as a medium density residential. There were some 

improvements along Ninth Street, College Street is missing sidewalks, curves, and gutters, than 

going across the stream corridor some places have gravel road or has regressed to gravel. River 

Street comes all the way from First Street. Originally we were saying we had about 470 acres, 

now that we redrew the lines to the north side of Ninth Street there is about 471 acres. 

Down in the Riverfront area there's a main water line to our water treatment plant serving the 

community, it runs through the Mill site in an easement. There is the paper machine building, the 

deinking building, the wastepaper building, the biomass facility. To serve this Riverfront area we 

identified the main water line that needed to extend to go underneath the bypass and come back 



in connect over by College Street.  That’s the main line that gives us a loop system that gives us 

the pressure that we need.  

Showing the Riverfront area and looking at the different basins for the wastewater system, these 

basins also correlate to the same basins for the storm water system. Showing where you start to 

see where we've identified the main wastewater lines. There’s one that runs east / west to the 

Mill site, waste lines needed on River Street and down on Waterfront. Weatherly Way has since 

had a wastewater line installed which was in the Master Plan. There’s some work on 

decommissioning the lift station and putting new lift stations that serve area on that side. The 

Master plan did not get down to the level of interior roads about wastewater lines. 

CDD Rux noted the long list of projects that were put together between the consultants and the 

city staff with values in 2019. Some of which are the Blaine Street Extension going from Ninth 

Street down to College Street about $1.8M, Rogers Landing Road extension approximate $1.4M, 

and going down Ninth Street to Fourteenth Street is about $2.9M. Than crossing the Stream 

Corridor, and that's been an impediment to one of the properties of developing is crossing the 

Stream Corridor with the expense associated with it. River Street improvements from First Street 

all the way down to the bypass roughly to Eleventh Street was about $3.2M, S River Street from 

the bypass down to Rogers Landing Rd about $1.2M, Ninth Street sidewalks, Blaine Street to 

River Street about $86,000, Fourteenth Street sidewalks at $83,000, South of the bypass down to 

the Riverfront area doesn't have sidewalks, but when you get north of the bypass you have some 

sidewalks. A lot of the development that didn’t occurred were curbs, gutters and sidewalks.  

CDD Rux continued showing Ninth Street Bike Boulevard, Blaine Street to River Street, 

Eleventh Street Bike Boulevard, Blaine Street and Hancock Signal lights. One of the things that 

came out of the Riverfront plan is the need for three access points to get into the Riverfront area. 

So we have Wynooski St and River Street, but didn’t have another way. In our Transportation 

plan it shows Blaine Street going from Ninth St. But when we do Blaine Street it triggers the 

need for traffic signals at First Street /Blaine Street and Hancock Street / Blaine Street. 

CDD Rux noted that there are two rail crossings at College Street and River Street. In 

conversations with ODOT Rail as development occurs those will need to be upgraded and have 

Crossing arms and cabinets etc. The Federal Railroad Administration has a threshold that once 

you reach those you need to get rid of the stop sign buck arm and you need to put in the whole 

electronic gate system.  

We have Fourteenth Street, River Street sidewalks, and the TSP Waterfront Street 

improvements. College Street to UGB which is going last. We had Fourteenth Street 

improvements. The list goes from River Street all the way over to Dog Ridge Rd on top of the 

bluff, which was over $3M. Then we have some internal roadways that we identified and put 

together cost per linear foot. This depends on how the site redevelops. 

Member Don Clements commented, when we built the golf course we spent over $1.3M in 

improvements on roads and sidewalks. As this area develops, why wouldn’t the people doing the 

development do the same identical thing and why would that not be subtracted from some of the 

cost? Because as I look at these costs they could be doubled up, is that the case? 



CDD Rux responded that what we’re giving you is a list of potential projects that are listed in the 

master plans that we put together already. He’s not recommending you do these projects but is 

saying here are the potential projects. In the world of Urban Renewal we have partnered with 

development and share the cost of infrastructure. We have gone in and built new roads entirely 

and so that we could attract high-value development. 

CDD Rux noted there’s $150M to $200M in industrial plants going in within the region. In other 

locations they we're willing to do this portion of the infrastructure, maybe it needs the sewer and 

water and the developer does the rest. We're not going to that level of detail, but that's the kind of 

mixing and matching. When assisting the City of Dundee they were a little bit different. The 

COG was the lead on this but they started with the list of all their projects out of their 

infrastructure plans. Then there were choices made about which projects were included in the 

Urban Renewal plan and which ones did not. 

Elaine added that sometimes the Urban Renewal plan includes some of this infrastructure 

improvement. It incentivizes them to locate where they wouldn't otherwise, because they know 

that there's going to be freight mobility potential and other expansion sites that do the same kind 

of industrial. That is part of what happened in determining the project list. What are those 

catalyst for other infrastructure catalyst that would attract the developers? 

Member Don Griswold noted on some of these you've got an 800 to 900 linear foot cost but 

others you've got 13 to 14 linear foot cost. CDD Rux responded saying it depends upon the type 

of roadway improvement and asked which ones he is looking at. Member Griswold said S 

College Street is a minor collector, that’s the highest number. 

CDD Rux responded referring to River Street is a collector roadway, 62 ft. of right away, so you 

have travel lane, bike lane, planter strip and sidewalks. What we got now is really wide planter 

strips and don’t have the bike lanes. There is one design concept from the bypass north to First 

Street, when you get to the bypass south down to Fourteenth Street, it’s a different design 

concept. There is mixed employment on one side in the residential and mixed commercial on the 

other side. It is also then part of the bypass bike route and pedestrian route. South of the bypass 

the sidewalks instead of a 5 foot wide sidewalk there 12 to 15 ft. wide in the right away cross 

section which is different than the north side which has a cost factor. 

CDD Rux noted that Brett Musick is working diligently to put all those numbers together based 

on all these variables that came out of the Riverfront discussion. There were a few things that 

were not included yet which is Ninth Street sidewalks and ADA ramps, which will be the sub 

consultants scope of work. We did not include at the time Wynooski Rd or Dog Ridge Rd those 

would be half street improvements along the frontage, which are county roads. We're thinking 

more about the need to have mobility getting truck traffic and employees in and out and having 

the street Improvement. So Brett will work up some cost estimates for that. 

CDD Rux continued with other infrastructure. He said that big water main that loops through is 

almost $2.4M dollars. Riverfront lift station and all of these different basins, waste water lines 

we are identifying the cost for each. We look at the storm water based on those basins and there's 



about $5M dollars’ worth of storm infrastructure that's needed out in that basin area just south of 

the bypass. A little bit north of the bypass, these are 2019 values and they are subject to change.  

CDD Rux continued as a part of the master plan we looked at trails. We looked at Ewing Young 

Park, Hess Creek, which is all the way over on the east side in the study area, the Chehalem 

Creek multi-use trail, the River Street/ College Street multi-use trail, and there’s the esplanade on 

top of the bluff. That’s one of the things we heard out of the Riverfront plan is that the 

community wanted to have access to parks, open space and trail networks along the river, so 

there’s an esplanade that goes to the west of River Street and there’s one that goes to the east of 

River Street out to Dog Ridge. There's this trail that goes down from the top of the bluff to get 

down to Rogers Landing and right now there is an old gravel trail with some rickety handrails. 

You have to drive to Rogers Landing, you can't walk down to the park. The question is you have 

residential and how do you get down to the park. 

CDD Rux continued with the Downtown plan with similar process they went through last month. 

10 Big Ideas in no particular order, we had the east end Gateway area, the Mill District, the 

Second Street residential, they have the civic corridor, First Street improvements, Hancock Street 

improvements, north-south connection,  Gateway features, and there was an art walk through the 

downtown. 

CDD Rux said by going online you can look at the Water Master Plan. You see all the water 

projects that are identified in our Water Master Plan in the downtown area. A lot of it is 

attributed to the undersized pipes that are already there. 

Then we looked at the Wastewater in the downtown area which is color coded to a particular 

project on the map. We've have all of this water infiltrating into the wastewater system. And so 

all of those pipes need to be replaced. 

CDD Rux noted we only have one storm project that's in the downtown area which is Blaine 

Street. So we actually have storm that runs underneath buildings. 

CDD Rux noted we have a storm water project based near City Hall and there's a storm water 

project that goes down into headwaters of the creek. We've already showed you a project of 

houses about 1m dollars. We did a segment of that as a capital project, so we have to refine our 

numbers of what's left to do for that one. That directly affects being able to further develop the 

downtown vacant lots because the storm water and the deficiency in the storm system. Our 

consultants broke down block by block so the big projects are Hancock road diet and First Street 

road diet. On First Street it’s taking out a travel lane and widening the sidewalks. Hancock Street 

a similar project is getting rid of a travel lane but you need to keep the three lanes from River 

Street to College Street. Then it narrows down to two lanes until you get a block away from 

Main Street and has to go back to three lanes again because of the traffic volumes and all the 

turning movement. You have several turns such as going to College Street to the residential, 

turns going up Highway 240 that also serves the east and west side of Newberg, but you also 

have the traffic going out to Carlton and Yamhill, so these are the two significant projects for 

transportation to downtown. Then you get to all of the other Streets and with these again, it's 

addressing the deficiencies in the sidewalks in the ADA ramps. We are not widening the 



roadways or surfacing the roadways. The only place that would happen is if there was a 

wastewater project then we would have to reconstruct the roadway because the roads are falling 

apart so badly if you tried to do a trench cut it would just migrate all the way out to the curbs. 

This is the list block by block segment in the downtown area. 

We looked at the water, wastewater and storm lines, at the different places in the downtown area.  

The water line replacement which is the M1 and that's actually on First Street. We have other 

water lines in various locations and so our city engineer came up with an initial estimate over 

three million dollars. The wastewater line that potentially runs from First Street all the way down 

to Ninth Street is undersized and needs to be replaced. The map of inflow and infiltration all 

these wastewater lines that need to be replaced. There is one storm line along Blaine Street, some 

other things that are listed in the Downtown plan, some streetscape wayfinding, Gateways, East 

end Gateway, some secondary Gateways, up the railroad tracks on Main Street, one outside the 

Urban Renewal district boundary, which is by ODOT maintenance we would have to find a 

different funding source for that. There was some art walk improvement, the new north/south 

connection that’s a refinement study. Other items are but not saying they are applicable to Urban 

Renewal are business economic improvement district, there is some signage, pedestrian 

furniture, new trash cans and some underground utilities on Second Street. So to accommodate to 

get the redevelopment to occur we found out that when we did the Cornerstone Apartments that 

fire could not get access because of the overhead power lines and all of the communications, 

they had to go underground which was a significant cost. This is from River Street all the way to 

Grant Street and the utilities are on that side which is where we are looking at development to 

occur. The building facade Improvement program was something else that was identified in the 

downtown area. 

CDD Rux mentioned there was a question what’s the kind of projects. He said this is the work 

that we’ve done today, identifying projects in both areas that we’ve gone back and pulled out of 

our other transportation, water, wastewater and storm plans that are within those initial 

geographies. 

Member Molly Olson asked does the road diet project depend on ODOT saying yes and the full 

bypass being put in. Doug responded that when we did the downtown plan, our next step is to do 

a special transportation area designation, which comes from the Oregon Transportation 

Commission. So there's a bunch of analysis work that needs to be done. That would give us some 

alternative mobility standards in the downtown area. If we can get those than the next step is to 

do the road diet component. What makes that process better is that you get phase 2 of the bypass 

from Rex Hill to Highway 219 it further reduces the traffic volume which affects the mobility 

standard targets. 

Member Shannon Buckmaster commented to follow up on that, when we look at the downtown 

diet, would that be toward the beginning or to the end of what our timeline would look like?  

Would we give phase 2 time to a chance to catch up before we start again? CDD Rux responded 

we haven't gotten any kind of modeling on that but those are pretty large dollar projects and 

often those are more towards the outer years of a planned project rather than the beginning. The 

beginning is more like lower hanging fruit projects. We are trying to generate and entice new 



development so that we get new tax revenues that goes onto the role so when we get to the point 

that you terminate the Urban Renewal District all this new value goes back to all of the 

overlapping taxing districts. 

Elaine noted that the project information is interesting and helps us frame the boundary 

discussion. What were about tonight is not really figuring out which of those projects we want to 

do or diving into those details by just using it as context for making sure we have decided on a 

boundary. From that boundary we will figure out how much tax increment revenue there might 

be over different time periods. That will then inform the project discussion as we go forward to 

knowing how much money really might be available and for what the time frame. 

Member Shannon Buckmaster asked if you could clarify, since were loosely holding the 

Waterfront Master plans, are we simply voting on the downtown section with Blaine and River 

Street or are we voting on both? Doug responded were voting on all, and this is based upon our 

discussion from last month and showed where we have expanded the boundaries.  

CDD Rux noted the only modifications in the Riverfront area, showing the lines that come down 

to Blaine Street and down to the river because they went to the north side of Ninth Street. All of 

the rest of the lines are the same and they're within the Urban Growth Boundary. 

Based on questions last month, CDD Rux noted: 

Would you want to consider this high-density residential area off of Blaine Street? 

Would you want to consider this industrial area along the railroad tracks? 

Would you want to consider this residential area north of downtown or a combination of the 

three? 

Chair Bridges ask about the third residential area north of downtown and what do you see as a 

strength of including that. 

CDD Rux responded, I'm not saying that there is necessarily a strength. There's not a lot of 

redevelopment potential in there. There are some older homes and historic homes in that area. 

There's a few parcels that could maybe be partitioned off and you get another house. CDD Rux 

noted can I give you a number and say well, the land area here is that we can get 8 additional 

parcels. I can't tell you that, but there’s a few opportunities. 

Chair Bridges noted these other two sites he thinks are at least worthy of discussion and the 

industrial area and what is the risk in including that if it’s not redeveloped?  

Member Shannon Buckmaster noted, the Northern Industrial section, for example for existing 

business and new businesses to come in if they don't redevelop it, what is the risk for this plan? I 

think it's a clear benefit if it's redevelop.  

Elaine responded, in terms of acreage, you have sufficient acreage to allow it. So the negative 

might be your taping additional property value for taxing district. They don't get increased value 

there and you have to offset that with for example if we were able to do something there to 

encourage higher and better use would that eventually be more of a benefit to everybody. So if 



you think that's underdeveloped industrial area and it could be higher and better used with some 

incentives to improve the infrastructure, that would be the consideration to start improving and 

including it. 

Member Shannon Buckmaster asked how flexible is this plan? Because if you look at that top 

northeastern corner where the Habitat building is, the brand new building that's not even two 

years old from completion, so the likelihood of redeveloping that particular area of industrial 

land is almost nothing. 

CDD Rux responded by showing properties on the map again. Including Habitat ReStore, multi-

tenant industrial building, ODOT storage yard, their maintenance yard cannot be developed, 

ODOT owns another piece that cannot be developed, PPM Technologies, a multi-tenant 

industrial building, another multi-tenant building, Ultra Quiet Floors, a mini storage facility, an 

industrial building, and have several houses. 

Member Shannon Buckmaster said if we included this southwestern portion, my 

recommendation would be from College Street west. I think if committee person Parish were 

here, she would also advocate for that Southwestern portion to be included as well.  

CDD Rux said it is already in the downtown and showed the area where we're looking at that 

craft industrial zone that we're working on, so that’s already included.  

Member Shannon Buckmaster asked about a portion that’s north up to Franklin. We don’t 

include those roads that are not paved at this point, correct? 

CDD Rux responded that was a discussion last month in this area. There is a variety of roadways 

that are gravel, but showed where there’s very little redevelopment opportunity. We showed 

where the Armory is located. Shannon noted there is possible redevelopment in the blue section 

on the north part of the railroad tracks. CDD Rux pointed to a mini storage unit that has two cell 

towers where redevelopment opportunities are probably minimal. The existing building where 

Ultra Quiet Floors is located and that is more of repurposing an old building, there is a multi-

tenant industrial space largely occupied by automotive repair muffler shops, to the north of that 

you have some residential and a fish market. 

Member Shannon Buckmaster said with the information you just gave us I'd be willing to 

compromise some of the south-west area as well, depending on whether or not they can. Do you 

think there's any benefit to Ultra Quiet Floors, they've done a lot of work on that building to 

begin with, and so I don't know what a huge advantage move would be to take that area from 

College to Main Street in the existing area up there. So I think there is significant redevelopment 

opportunities there and might be efficiencies. We might be able to encourage growth and I think 

that one of those buildings is vacant were Cecil Brown's Automotive used to be. CDD Rux said 

he is not recalling a vacant building in that area. Shannon said the idea is that we may have some 

movement in that area I want to be considerate of that. CDD Rux noted is somebody going to 

come in and tear down those buildings and build something new. 

Member Shannon Buckmaster is happy to hear more conversation, but would pare down the 

existing blue area from College to Main Street. 



Chair Bridges asked what about the rest of the group you have feelings one way or another on 

the industrial site? 

Member Don Clements said, I don’t see what we are going to gain or any advantage by including 

any other acreage. 

Member Cassandra Ulven noted it seems like the probability of redevelopment is low, so just 

freezing our base and not knowing you're going to get an ROI out of it is a little uncomfortable 

for my policy makers. 

Member Molly Olson noted because it is right next to the originally proposed area it could be 

part of a 20% add if you have someone who came in and wanted to do redevelopment you could 

expand it. So you actually don't have to include it now and still would be able to add later.  

Member Shannon Buckmaster noted that PPM was recently purchased by a development firm 

and they are looking at expanding their footprint either on this one site or another site. So 

thinking down the road that this could eventually become an opportunity to retain. This is a large 

living wage employer with over 50 employees currently. They are looking at properties outside 

of Newberg for relocation. They want to stay in Newberg but without other opportunities for 

Industrial development they are looking outside. They would possibly look at developing their 

parcel here in Newberg. I will reach out to CDD Rux to find the deadline for adding it within the 

20% margin. Chair Bridges mentioned it is a 6 month process and it would require City Council 

to want to do it. 

Member Cassandra Ulven noted that along that property it was mentioned that it has 6 inch water 

lines which has better water capacity than some of the areas. So it would probably depend on 

how much would develop, and that they might be better suited for redevelopment on their 

existing site. Doug showed where there are 6 inch lines down to N Sherman and north of the 

railroad tracks and where there are some 2 inch and 4 inch lines. 

In response to Member Clements, CDD Rux noted where FMC used to be and they built 

conveyor systems for a food processing industry, which is now PPM and they still do the same 

thing that's the product that they built. 

Member Don Clements noted there was a lot of money spent on Community Development Block 

grant that he thought was a mistake. 

CDD Rux continued and showed the old Allen Fruit site which eventually became FMC then 

became PPM.  

Elaine noted this is something to think about is you could keep tracking and working with Doug. 

If it's not included in the feasibility study, there's always the opportunity between the feasibility 

study in the actual plan to change the boundary a little bit if there is a good reason to change it. 

That happens a lot of times because there's time that goes on and potential opportunities. So if 

people aren't comfortable including it now, and as you track that development there might be a 

reason to include it in between finishing a feasibility study and doing a plan the issue could come 

back up again.  



Member Shannon Buckmaster asked what that timeline is. 

CDD Rux responded they're looking to take the feasibility to Council in July and then in August 

through December timeframe is preparing the plan and the report if it is feasible to have an 

Urban Renewal program. 

Member Patrick Johnson said, I agree with Member Buckmaster and that the ODOT and the 

ReStore piece needs to go away, there's no value in having that in the district. I want to keep the 

PPM site because of two reasons, one why take a tool out of your toolbox if you’re trying to keep 

a local employer. We don't know what kind of negotiations could go on if we have an Urban 

Renewal District over their piece of property. Whether they need more water, better access, the 

need to have streets fixed, and there a multitude of things you can do with Urban Renewal to 

help them redevelop the site. The second reason is if they do redevelop we immediately get that 

tax increment so why take potential money off of the table. I’m saying is why if the whole piece 

is 32 acres and we start whittling off a third of it for let’s say the ReStore and another third for 

Quiet Floors etc., I don’t think the benefits outweigh the negatives as far as how much property 

we would put in.  

Member Molly Olson asked if PPM is trying to redevelop would they look at leaving. Member 

Buckmaster replied they were looking at leaving but that they weren't able to financially justify 

moving out of our area. And if their workforce commute increases even by 15 minutes in one 

direction, they would lose 80% of their workforce. So they're staying on Illinois Street, but they 

are looking to expand their facilities. They looked at other sites but would like to stay in 

Newberg, and we have no place for them to go. This could be an opportunity for them to expand 

on their existing property, especially because of some of the ideas for the UGB, and the 

industrial opportunities this year. They’re itching to grow right now and they have a new 

development owner who just signed on in January 2019. 

Member Shannon Buckmaster also wanted to acknowledge the concern from TVF&R that this is 

not a guaranteed investment. 

Member Molly Olson asked if we include it at its current value and they move down to the 

Riverfront for example we lose the value there and gain it here. If they want to expand and need 

more land, this doesn’t provide an opportunity to gain more land. But for water, wastewater or 

roads the Urban Renewal could accomplish it. But what if they need more square footage? 

Member Shannon Buckmaster said it could actually help. You have a fruit processing historically 

that was on the site. They actually have a big chunk of their property that's lost in what used to 

be a cherry pit processing company. Just looking at the efficiency to build and redesigned that 

building and to sublet so they might can create a better processor they might, but no guarantee. 

So that’s a risk that this committee is to consider.  

Elaine noted the threshold would be that they need a tax increment funded project in order for 

that redevelopment to accrue. That wouldn’t be a good use of TIF money it’s just a matter of 

redevelopment on the site that doesn’t hinge on bigger water. That would be helpful to know if 

the redevelopment is hinging on that kind of infrastructure investment. That's how I see it 



qualifying for TIF money if they're already thinking to redevelop, they like the spot there in and 

likely to do it anyway I don't think that's a good taxpayer’s subsidization.  

Member Shannon Buckmaster noted they primarily have all of their shipping that comes off that 

site. They manufacture very large conveyor belt machines for Frito-Lay, Pepsi Cola and other 

companies around the world, so the primary source of transportation is large freight trucks? 

Their concerns are with infrastructure. There are two intersections that leave that plant, Main 

Street and Highway 240 and Illinois which are awkward intersections. Just as awkward to have 

College, Illinois and Deskin Street. 

CDD Rux responded showing the area going to be developed into multifamily in the future, and 

an area to the west of College Street. If you draw the line you want to go to the far side of the 

roadway, don't go to the short side. There is transportation improvements that need to be done. 

Then there is a whole intersection that needs to be redone to be able to get trucks in and out of 

PPM. There's the other end which is Illinois and Hwy 240 and that's a separate project that is in 

Transportation plan that we're already looking at.  

The question was asked, if there are any existing Transportation plans for that same area, it’s a 

really good argument for utilization of TIF money for infrastructure. Is there anything else that 

the City's going to plan on doing anyway, whether it’s through SDC development or planning? 

CDD Rux responded showing what is on the SDC list. 

CDD Rux started the conversation on the high density residential area. 

Member Shannon Buckmaster noted, I would really like to see the school district parcel, if 

included in high-density residential. There are no plans for development, their conversations 

around workforce housing were if we had the infrastructure support there would be a greater 

likelihood. The question for CDD Rux is, that lot just below the where the maintenance building 

is on, it has R-2 right behind it. In this process if it were part of the Urban Renewal Zone would 

it prioritize it to be rezoned to R-3? 

CDD Rux replied right now we have the School District maintenance facility in a residential 

zone, which is actually a non-conforming use. If they wanted to do residential off the back side 

of it, you can do it as an R-2 we have to talk with them about access, because you're going 

through their maintenance facility buildings on either side. If the school district came forward 

and said that all we want is to take that back portion and up zone it to R-3, there's a process to go 

through, and that is one area were Newberg is deficient in is R3 Zone land. 

Member Shannon Buckmaster noted based on conversations that I've had with school district 

representatives even very recently they're interested in redeveloping R-2 to R-3 specifically for 

the possibility of workforce housing. Again, there's nothing concrete planned at this point. Our 

conversations were about infill especially at high residential. We're looking at of 80 to 120% of 

medium income. So this is not low income housing just workforce housing for teachers, 

manufacturers, and healthcare professionals who have careers. So I like the idea of the high-

density residential. I would like it to go half a block down to the School District parcel. I think 

would be a wise idea for that brand construction development. 



Member Molly Olson noted, Member Buckmaster was saying Member Morelock would have no 

objection to them because he's not here tonight. Shannon replied, I texted him and sent him 

pictures of the boundary. I believe he's been dealing with the Covid-19 School District plan this 

evening and sends his apology. I sent him the maps and asked his opinion on the subject to for 

discussion. Member Olson asked because Joe's not here tonight do we stop the motion or do we 

do a subject motion and vote on it tonight subject to further discussion? Member Buckmaster 

said we have a quorum and has asked Member Morelock’s opinion on the subject and he is in 

supportive of it.  

Chair Bridges said, I think we have a consensus. Draw the line on the east side of the 

transportation facility, include area showing it on the map, including PPM. 

Member Shannon Buckmaster noted it help to hear about the freight mobility constraints that it 

falls within the intent. I don't need to challenge if that's our only thing that we're talking about.  

Member Don Clements said I'm not really in favor, if I had more information, knew what they 

were proposing and if they were going to stay there, I might change my mind. 

Member Shannon Buckmaster asked Member Clements a question related to that. So let's say we 

open up the industrial area on the Mill site. PPM actually stays in Newberg, but built a new plant 

on the south part of town. That means there is a site that is vacant we've already included in the 

Urban Renewal Zone, but then we have the ability to attract a new manufacture or company. 

Would that all to be something that you are in favor of? 

Member Don Clements said we would make that decision up to July.  

Elaine noted what we could add in as a part of the feasibility study is that this area was 

discussed. If the committee decides not to put it in now we can make a recommendation to City 

Council, if the City Council decides to move forward then we could revisit that question based 

on any further information we may know now and the time in between a feasibility study and in 

the plan.  

Member Shannon Buckmaster noted, I think that's fair and it would keep our partners on board I 

would like to go that route. 

Elaine noted that deciding the boundaries is a pretty touchy thing and thinks we're far closer than 

would have imagined getting in a couple of months. So leaving that out there to the possibility as 

we get more forward doesn't exclude it.  

Chair Bridges said it sounds like we're at the point where we'll have the City's proposed 

boundary. We have this additional R-3 boundary with the one parcel to the South initially 

included and we're going to make a note that this Industrial area is where we’re going to continue 

to look at as we move forward. So would somebody like to articulate that motion? Shannon 

asked if we’re making no changes to the recommended boundary for the waterfront area or just 

the northern part. 

Member Cassandra Ulven noted, I think it’s wise for us to include all areas of the Riverfront that 

are currently in the UGB, I’m just sad that we can’t capture more land.  



Elaine noted, that if the UGB changes in the future life of a plan you could end up doing a plan 

and then capture some of that if it fits or not.  

Chair Bridges said then you can, even when we're going to have this little piece where we are 

going to be less than 16% of the acreage and about 7% at its value. That's really low, but it's very 

conservative and reasonable. I think it's good that we're noting things that we want to look at, 

like all of the equipment at the Mill site and industrial site. I appreciate CDD Rux that you came 

back with the Riverfront plan a little bit bigger and with the downtown area a little bit bigger. I 

think we're in a good spot to get the consultants to move forward on doing the feasibility. Are we 

ready for a motion? 

Member Molly Olson asked why wouldn't you just draw around the Mill were the major parts of 

the equipment are and just not include them at this time? 

Elaine said we may end up with that as a recommendation, we have more research to do before 

we get there and that it is awkward. If you can figure out how to do it without it being awkward, 

if that is the only way to do it to make it work, then that would be a potential solution. 

Member Don Clements asked Elaine if she thought the Riverfront would redevelop.  

Elaine said, I can't answer that, I know that they are there. I have seen Waterfront industrial that 

you think   ought to develop and it doesn't. I think there is interest in it right now. I think it 

should develop and over the 25-year time frame you can pretty well say it will develop. 

Member Cassandra ULven noted, we serve the City of West Lynn, and they have a Mill property 

they had actually been ready to do an Urban Renewal, because the mill site had been vacated. 

Now they went back up in operation so they got pretty excited, but now they don't have the same 

full potential for that area. Whereas you have an area that could be a gem in this region and it fits 

with the intent of tax increment financing to get that infrastructure to pave the way for a 

complete redevelopment, I bet you could be competitive to attract people if you have that 

infrastructure in place that could really overhaul a key area.  

Elaine said if you don't have any tools, will it develop on its own? That's another question. 

Member Don Clements noted, I think the Mill site will redevelop with the Urban Renewal, 

having the program may speed it up.   

Member Patrick Johnson noted, I have had experience with Urban Renewal district in Clackamas 

County. There was a decision to build a road. We had blank Farmland that we call blight. The 

City Council at the time didn't build the road which was a loss of $3m dollars and they lost 

Milgard relocating to the City of Canby. Everybody said it’s going to develop anyway but there 

it sat and sat until finally a new Council came on built the road and within 12 months they had 

four or five different businesses developed. So I agree, with the philosophy that yes the market 

sooner or later will develop this. The question is how long we want it to look that way and be an 

asset in our community that isn't living up to its full potential. Urban Renewal put gas on that 

fire. 

Member Don Clements agreed, I think we're both saying the same thing. 



Chair Bridges noted, I'm going to invite someone to say it with a motion. 

Shannon noted, I will make a motion that for our Urban Renewal zone proposed area, that we 

accept the City's recommendation for the Downtown Urban Renewal area as proposed with the 

Riverfront Urban Renewal area as proposed, including the editions of a high-density parcel of 

approximately 9 Acres on the west side of Blaine Street and consideration for the industrial area 

north of our proposed zone. 

MOTION: Shannon Buckmaster and Molly Olson moved to approve the motion as proposed, 

motion carried 8/0   

Elaine noted, there might be a cancellation of events given the health issues and COVID-19. We 

have an open house and another meeting of this group on April 13th. JLA has put together this 

two page handout that unfortunately the guy working on it had a family crisis and we didn't get it 

until today. I didn't have time to look at it and you can certainly look at it now than send 

comments by email directly to CDD Rux and do not CC anyone else he will forward. 

Elaine noted, the things we want to talk about on the open house, is advertising, making sure we 

get people there and if you have ideas. I have an Urban Renewal 101 slideshow that we would 

give that just tells what it is, how it works and the impact or no impact on your property tax bill. 

We could pass out the map showing the potential area and then a description of what the 

processes are going to be. The feasibility study phase, another open house, a second open house 

where we would talk more about the project because we haven't gotten to the point of identifying 

projects yet. This would just give more information letting people understand what Urban 

Renewal is, telling them about the process and then hopefully getting them back for a second 

open house. We did a similar thing out in Hood River two summers ago. Same kind of two-part 

series and we received great participation. Most of the people who were at the first open house 

came back to the second. It is a good idea splitting up the information, trying to do everything in 

one open house doesn't work because it's just trying to put in too much information in. We have 

to make it work well so the advertising part you need, and any input on handouts. Doug's hand 

out where he shows all the different plans and the building of those plans is really helpful 

because it lets people know all the groundwork that has been done is really a nice visual.  

So does anybody have any suggestion on what the appropriate advertising should be and 

methods of communication? 

Member Cassandra Ulven noted, I really like the premise of doing two open houses. I think it 

generates curiosity plus will be further along so people have a better idea about projects. But also 

concerns with COVID-19, we have a task force and what we are hearing from the CDC the 

guidelines that were on the front end of a two month quarantine and it’s going to get a lot worse 

before it gets better. We're actually modifying our community outreach events and engagement 

events out of consideration for the community. Before we talk about advertising, we might want 

to talk about timing, just in case to find ourselves with more significant amount of quarantines in 

the community and not necessarily doing an event when the recommendations are not to be 

doing events today. I was in an operational meeting where we were making some decisions about 

our training event to moving the time out. In Washington they had to quarantine 50% of their 



firefighting workforce. So we're just looking at trying to reduce risk and exposure and pushing 

out events we've organized for. 

CDD Rux commented what the City has considered, we had a meeting on Friday to talk about 

the COVID -19 and protocols processes the City will be going through. We will probably be 

having meeting every Friday while working through this. We are doing the right things, like 

wiping down all countertops, hand rails, door knobs daily and moved toys that were in the lobby. 

Common sense type things is what we're doing internally at this point, but we're also talking 

about our readiness with our public works maintenance crews, police department and so forth 

and there may be coordination with TVF&R in the future. 

Elaine said as of last Friday plan on it and cancel if factors changed. Since it's not a huge amount 

of expense, plan for it and just be mindful of changes. 

CDD Rux said, what we’ll do for the open house is that Lacey will get something on our website, 

put it out on Facebook, Instagram and will put posters up at City Hall. When I'm out and about in 

meetings I will tell people, like at the Chamber on Friday mornings and we'll talk about open 

house at greeters and things like that.  

Elaine noted, all of we could include, but please check the City’s website before attending, given 

all of this to make sure it’s still occurring. I think preparing everything and being ready for it, 

knowing that the City has lots of good groups or other people, if there's a church network, or if 

there is any other network that you think of, send your email onto them. Always be advised to 

check back on the City’s website beforehand just to make sure it’s still happening.  

Member Molly Olson noted she could publish it out with the Downtown Coalition. Shannon will 

do the Chamber and Rotary.  

Chair Bridges replied on how to get it out to the Hispanic population. He mentioned the 

Ministerial Association he could get it out to. There is the Hispanic population here you could 

reach out to Unidos which is a good resource. There is also the Chehalem Cultural Center which 

partners up with IOC to offer their Hispanic Heritage Month. Chehalem Cultural Center just did 

some focus group work on an art project, so that would be a good resource as well. Also we have 

our new City Councilor Julia Martinez Plancarte whom is Hispanic and might help in the City 

and she works for Unidos. 

Elaine noted we have had events where we have had a translator. Unfortunately, we hired them 

we paid for them and we have never had the need for them. We have never had that population 

come so we need to consider before having a translator. The other thing that we hear is that a lot 

of times they don't want to come to a public event just for fear of not understanding. Any input 

that we have on how we can include them would be helpful.  

Member Shannon Buckmaster noted there's also the possibility of working with the school 

district. They have their migrant community pool during the summer which would line up nicely 

with the timing of this project. We also have a dual language immersion program at Edwards 

Elementary. We have the bilingual staff at each of these schools, and in all of our newsletters. 



When we are working community events, we always go to the school media because it’s the best 

way to get information out to the community, and also could go out to the school network. 

CDD Rux noted he would like all comments to him no later than Friday  

Chair Bridges adjourned meeting at 7:31pm  

 

Approved by the Newberg Ad Hoc Urban Renewal Citizens Advisory Committee April 13, 

2020  

_______________________________________   ________________________________ 

John Bridges, Committee Chair                                 Doug Rux, Recording Secretary 



 

1 | P a g e  
 

MEMO 

TO: Doug Rux, Newberg Community Development Director  
FROM: Elaine Howard and Nick Popenuk of Tiberius Solutions LLC 

RE: Citizen Advisory Committee Meeting 3  
DATE: April 3, 2020 

 

The information in this memorandum has been prepared as briefing material for the 
Newberg Urban Renewal  Citizens Advisory Committee meeting on April 13, 2020.  

Boundary  
The Newberg Urban Renewal Citizens Advisory Committee approved the Urban 
Renewal Feasibility Study boundary option as shown in Figure 1. It encompasses 
622.72 acres, and approximately $159,550,623 in assessed value in FY 2019/20. 
ORS 457 limits the total amount of assessed value and acreage that can be included in 
urban renewal districts in a city the size of Newberg to 25% of acreage and 25% of 
assessed value.  This potential URA does not exceed the assessed value and acreage 
statutory authority for urban renewal in Newberg, see Table 1. The assessed value of 
the proposed URA is based on fiscal year end (FYE) 2020 data.  The total assessed 
value is an estimate as there are personal property and industrial accounts in the Area 
that may alter the total frozen base. However, as shown in Table 1, even if the initial 
assessed value (frozen base) increases, Newberg will still be well below their statutory 
limitation. 



 

2 | P a g e  
 

Figure 1 – Newberg Urban Renewal Feasibility Study Area  
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Table 1 - Statutory Limitation on Assessed Value and Acreage 

  Acreage Assessed Value 
Potential Urban Renewal Area 622.72 $159,550,623  
 City of Newberg  3,799.92 $2,037,958,279  
Percent in URA 16.74% 7.80% 

Source: City of Newberg, Yamhill County Assessor and Tiberius Solutions  

Historical Assessed Value Growth  
As part of preparing financial projections, the historical growth rates are examined. 
Growth rates for assessed value vary over time, depending on market cycles and new 
development. In Oregon, appreciation on existing development is capped at 3.0% per 
year, which means any growth above 3.0% per year requires new development to 
occur.  

Recent historical trends in the City of Newberg and Yamhill County were reviewed to 
provide information for determining the growth rate to use. Table 2 shows the historical 
growth in assessed value for both the City of Newberg and Yamhill County from FYE 
2008 to FYE 2020. The annual growth rate in Yamhill County varies from 1.22% to 
14.52%, with an average annual growth rate (AAGR) from 2008-2020 of 5.04%. The 
City of Newberg annual growth varies from 1.09% per year to 12.76% per year with a 
city wide AAGR from 2008-2020 of 5.5%.This is also shown in a graphic in Chart 1.  

Table 2 – Assessed Value Growth in the City of Newberg and Yamhill County  

 FYE 
County Real 
Market Value 

County 
Assessed 
Value 

City Real 
Market 
Value 

City 
Assessed 
Value 

2008 12.95% 4.72% 19.07% 7.41% 
2009 4.17% 7.46% -1.29% 6.60% 
2010 -3.24% 4.45% -2.30% 7.26% 
2011 -1.90% 3.93% 0.28% 5.70% 
2012 -9.96% 1.22% -10.83% 2.63% 
2013 -3.03% 3.00% -2.25% 3.36% 
2014 2.75% 3.03% 0.92% 1.09% 
2015 5.93% 3.92% 8.98% 5.27% 
2016 6.23% 5.44% 4.58% 4.24% 
2017 10.92% 4.33% 8.22% 4.95% 
2018 33.30% 4.13% 21.24% 4.19% 
2019 9.24% 14.52% 8.26% 12.76% 
2020 8.10% 5.45% 13.80% 6.84% 

AAGR   5.04%  5.5% 
Source: Yamhill County Assessor, Tiberius Solutions AAGR – Average Annual Growth rate  
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Chart 1 – Historical Growth Information  

Source: Yamhill County Assessor, Tiberius Solutions



 

5 | P a g e  
 

Maximum Indebtedness Estimates and Money Available for Projects 
Given the assessed value information, applicable tax rates, and historical growth 
information, Tiberius Solutions prepared 4 scenarios for review for financial capacity of 
the Area, shown in Table 3. These scenarios are based on a 30 year urban renewal 
area. The scenarios have 4, 5, 6 and 7% assessed value growth assumptions. There is 
expected new development in the Area, but that development is not specifically 
guaranteed, so the growth rates are a more general way to forecast the financial 
capacity of the Area. Input from the Citizens Advisory Committee in addition to input 
from City staff on these financial forecasts will be forwarded to the City Council for their 
review. A final determination on which growth scenario to use must be made prior to 
preparing an urban renewal plan and report.   

Definitions for terms used in Table 3:  

Growth rate: the annual percentage growth expected in the Area. Three percent 
assessed value growth is the limit for existing properties. Growth above that is achieved 
through either substantial rehabilitation or new development. The average assessed 
value growth rate in Newberg and Yamhill County is shown in Table 2.  

Average Annual Exception Assessed Value: The assessed value amount of new 
development or substantial rehabilitation that must occur to achieve growth over the 3% 
statutory limitation.  

Total Net TIF: The total amount of tax increment funds (taxes paid off increased 
assessed value) given the growth rate.  

Maximum Indebtedness (MI): The statutory limitation on urban renewal. This is the total 
amount of funds to be spent on projects, programs, and administration over the life of 
the Plan. The maximum indebtedness is the figure that is adopted by a city council 
when an urban renewal plan is adopted.  

Capacity (2020$): This takes the total MI and brings it to 2020$. This is necessary as 
you need to know the total value of projects in today’s dollars to be able to identify 
projects for the Plan. The inflation rate used in the analysis is 3% annual inflation on 
costs. This is a typical inflation rate used in our financial analysis. This rate can be 
adjusted based on the input of the locality.  

The difference between dollars for projects and maximum indebtedness is due to 
inflation increasing the project costs over time. If an urban renewal plan is drafted, the 
cost for projects to be accomplished in the URA will be identified in constant 2020$. 
However, the actual cost of those projects increases over time.  The urban renewal area 
is projected to last 30 years, so there is inflation during that full time period. For 
example, a project estimated to cost $1 million in 2020$ will actually cost approximately 
$1.3 million in year 10, using a 3% inflation rate.  

The capacity is shown in 5 year increments. The amount available in the first years is 
smaller and grows as the incremental value grows.  
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Table 3 – Preliminary Tax Increment Finance Forecast  
Growth Rate 4% 5% 6% 7% 

Avg Annual Exception 
AV (2020 $) 

 $      1,800,000   $      4,300,000   $      7,700,000   $      12,300,000  

Total Net TIF  $    62,000,000   $    88,300,000   $  121,200,000   $    161,500,000  

Maximum Indebtedness  $    52,700,000   $    75,300,000   $  104,000,000   $    138,900,000  

Capacity (2020 $)  $    29,200,000   $    41,200,000   $    56,200,000   $      74,400,000  

Years 1-5  $      2,700,000   $      3,400,000   $      4,200,000   $        5,100,000  

Years 6-10  $      4,100,000   $      5,400,000   $      6,800,000   $        8,400,000  

Years 11-15  $      5,300,000   $      7,300,000   $      9,600,000   $      12,400,000  

Years 16-20  $      5,500,000   $      7,800,000   $    10,800,000   $      14,300,000  

Years 21-25  $      5,700,000   $      8,300,000   $    11,800,000   $      16,300,000  

Years 26-30  $      5,900,000   $      8,900,000   $    12,900,000   $      17,900,000  
Source: Tiberius Solutions 

Impacts on Taxing Districts  
These tax revenues are generated from the existing property tax rates of other taxing 
districts that overlap the URA. An URA would impact these affected taxing districts by 
redirecting a portion of these property tax revenues to the URA. The impact to other 
taxing districts is measured in terms of “foregone revenue”. Table 4 and Table 5 
summarize the total amount of foregone revenue under each scenario (4, 5, 6 and 7% 
assessed value growth). Note that the foregone revenue for the Newberg School District 
29J and Willamette Regional Education Service District has an indirect impact on school 
funding, as funding is equalized at the State level and the formula includes resources in 
addition to property tax revenues.   

The amount of foregone revenues is roughly equal to the amount of tax increment 
revenue needed to pay debt service on the maximum indebtedness.  

In general, these impacts start off very small, and grow over time as the assessed value 
of the URA grows. For example, in Table 6, the 4% growth scenario, the City of 
Newberg is estimated to have a total impact of only $29,870 in FYE 2023 (the first year 
in which tax increment would be collected), and an impact of $881,020 in FYE 2052 (the 
30th year tax increment would be collected).  

To the extent that urban renewal investment is successful in stimulating new taxable 
development, not all of the foregone revenues should truly be categorized as impacts to 
taxing districts. Successful URAs cause new development to occur, above and beyond 
the level that would have occurred without urban renewal. In these situations, the 
property taxes would not have existed but for the URA’s targeted investments. 
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Table 4 and Table 5 show the total impacts to each taxing district for a 30 year Plan of 
the 4 scenarios.  Table 6, Table 7, Table 8, Table 9, Table 10, Table 11, Table 12, and 
Table 13 show the annual estimated impacts for the four scenarios.  

Table 4 – Total Estimated Impacts to General Government Taxing Districts  

 
Source: Tiberius Solutions, LLC  
 

Table 5 – Total Estimated Impacts to Education Taxing Districts  

 
Source: Tiberius Solutions, LLC  
  

AAGR Yamhill County

Yamhill 
County 

Extension 
Service

Yamhill 
County Soil 

& Water City of Newberg TVF&R
Chehalem Park 

& Rec

Subtotal 
General 

Government 

4% (12,630,370)$   (220,021)$  (173,468)$  (11,379,174)$   (7,473,847)$     (4,447,458)$     (36,324,340)$   
5% (17,985,608)$   (313,309)$  (247,019)$  (16,203,908)$   (10,642,735)$   (6,333,167)$     (51,725,746)$   
6% (24,696,445)$   (430,212)$  (339,187)$  (22,249,954)$   (14,613,780)$   (8,696,215)$     (71,025,793)$   
7% (32,889,004)$   (572,926)$  (451,705)$  (29,630,937)$   (19,461,614)$   (11,581,013)$   (94,587,198)$   

AAGR SD 29J ESD PCC
Subtotal 

Education 
Total  General 
Gov/Education

4% (22,842,962)$   (1,453,901)$     (1,385,788)$  (25,682,652)$   (62,006,991)$     
5% (32,528,307)$   (2,070,351)$     (1,973,358)$  (36,572,016)$   (88,297,763)$     
6% (44,665,354)$   (2,842,846)$     (2,709,662)$  (50,217,862)$   (121,243,655)$   
7% (59,482,204)$   (3,785,904)$     (3,608,539)$  (66,876,648)$   (161,463,846)$   
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Table 6 - Estimated Impacts to Taxing Districts, General Government 4% Growth  

Source: Tiberius Solutions, LLC  

 

 

  

Yamhill County
Yamhill County 

Extension Service
Yamhill County 
Soil & Water City of Newberg

Tualatin Valley 
Fire & Rescue

Chehalem Park & 
Recreation Subtotal

FYE Permanent Permanent Permanent Permanent Permanent Permanent Gen. Govt.                                                                                                                                                          
2023 (33,155)$             (578)$                 (455)$                 (29,870)$             (19,619)$             (11,675)$            (95,351)$             
2024 (51,230)$             (892)$                 (704)$                 (46,155)$             (30,315)$             (18,039)$            (147,336)$           
2025 (69,776)$             (1,215)$              (958)$                 (62,864)$             (41,289)$             (24,570)$            (200,672)$           
2026 (89,063)$             (1,551)$              (1,223)$              (80,240)$             (52,702)$             (31,361)$            (256,140)$           
2027 (109,121)$           (1,901)$              (1,499)$              (98,312)$             (64,571)$             (38,424)$            (313,828)$           
2028 (129,982)$           (2,264)$              (1,785)$              (117,106)$           (76,915)$             (45,770)$            (373,823)$           
2029 (151,678)$           (2,642)$              (2,083)$              (136,652)$           (89,753)$             (53,409)$            (436,218)$           
2030 (174,241)$           (3,035)$              (2,393)$              (156,980)$           (103,105)$           (61,354)$            (501,108)$           
2031 (197,706)$           (3,444)$              (2,715)$              (178,121)$           (116,990)$           (69,617)$            (568,594)$           
2032 (222,111)$           (3,869)$              (3,051)$              (200,108)$           (131,431)$           (78,211)$            (638,780)$           
2033 (247,491)$           (4,311)$              (3,399)$              (222,974)$           (146,450)$           (87,148)$            (711,773)$           
2034 (273,887)$           (4,771)$              (3,762)$              (246,755)$           (162,069)$           (96,442)$            (787,686)$           
2035 (301,339)$           (5,249)$              (4,139)$              (271,487)$           (178,313)$           (106,109)$           (866,635)$           
2036 (329,888)$           (5,747)$              (4,531)$              (297,209)$           (195,207)$           (116,162)$           (948,742)$           
2037 (359,580)$           (6,264)$              (4,939)$              (323,959)$           (212,776)$           (126,617)$           (1,034,134)$        
2038 (390,459)$           (6,802)$              (5,363)$              (351,779)$           (231,049)$           (137,490)$           (1,122,941)$        
2039 (422,573)$           (7,361)$              (5,804)$              (380,712)$           (250,052)$           (148,798)$           (1,215,301)$        
2040 (455,972)$           (7,943)$              (6,262)$              (410,803)$           (269,815)$           (160,559)$           (1,311,355)$        
2041 (490,707)$           (8,548)$              (6,739)$              (442,097)$           (290,369)$           (172,790)$           (1,411,251)$        
2042 (526,832)$           (9,177)$              (7,236)$              (474,642)$           (311,745)$           (185,510)$           (1,515,142)$        
2043 (564,401)$           (9,832)$              (7,752)$              (508,490)$           (333,976)$           (198,739)$           (1,623,190)$        
2044 (603,473)$           (10,512)$             (8,288)$              (543,691)$           (357,097)$           (212,497)$           (1,735,560)$        
2045 (644,108)$           (11,220)$             (8,846)$              (580,301)$           (381,142)$           (226,806)$           (1,852,424)$        
2046 (686,368)$           (11,957)$             (9,427)$              (618,375)$           (406,149)$           (241,687)$           (1,973,963)$        
2047 (730,319)$           (12,722)$             (10,030)$             (657,972)$           (432,156)$           (257,163)$           (2,100,363)$        
2048 (776,028)$           (13,518)$             (10,658)$             (699,153)$           (459,204)$           (273,258)$           (2,231,819)$        
2049 (823,565)$           (14,346)$             (11,311)$             (741,981)$           (487,333)$           (289,997)$           (2,368,534)$        
2050 (873,004)$           (15,208)$             (11,990)$             (786,522)$           (516,588)$           (307,406)$           (2,510,717)$        
2051 (924,420)$           (16,103)$             (12,696)$             (832,845)$           (547,013)$           (325,511)$           (2,658,588)$        
2052 (977,893)$           (17,035)$             (13,431)$             (881,020)$           (578,655)$           (344,340)$           (2,812,373)$        $                      $                      $                      $                      $                                                                  

Total (12,630,370)$      (220,021)$           (173,468)$           (11,379,174)$      (7,473,847)$        (4,447,458)$        (36,324,340)$      
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Table 7 - Estimated Impacts to Taxing Districts, Education 4% Growth  

Source: Tiberius Solutions, LLC 
Note that the foregone revenue for the School District and Education Service District does not have a 
direct impact on school funding, as funding is equalized at the State level. 
 

 

 

 

 

Y
a SD 29J

Willamette 
Regional ESD

Portland 
Community 

N
a Subtotal Total

FYE e Permanent Permanent Permanent e Education
Gen. Govt. & 

Education                                                                                                                                                                                                                            
2023 (59,963)$             (3,816)$              (3,638)$              (67,417)$             (162,768)$           
2024 (92,654)$             (5,897)$              (5,621)$              (104,172)$           (251,508)$           
2025 (126,195)$           (8,032)$              (7,656)$              (141,882)$           (342,554)$           
2026 (161,077)$           (10,252)$             (9,772)$              (181,101)$           (437,241)$           
2027 (197,354)$           (12,561)$             (11,973)$             (221,888)$           (535,716)$           
2028 (235,083)$           (14,962)$             (14,261)$             (264,307)$           (638,129)$           
2029 (274,320)$           (17,460)$             (16,642)$             (308,422)$           (744,639)$           
2030 (315,127)$           (20,057)$             (19,117)$             (354,302)$           (855,410)$           
2031 (357,567)$           (22,758)$             (21,692)$             (402,017)$           (970,611)$           
2032 (401,704)$           (25,568)$             (24,370)$             (451,641)$           (1,090,421)$        
2033 (447,606)$           (28,489)$             (27,154)$             (503,250)$           (1,215,023)$        
2034 (495,345)$           (31,528)$             (30,051)$             (556,923)$           (1,344,609)$        
2035 (544,993)$           (34,688)$             (33,062)$             (612,743)$           (1,479,378)$        
2036 (596,627)$           (37,974)$             (36,195)$             (670,796)$           (1,619,538)$        
2037 (650,327)$           (41,392)$             (39,453)$             (731,171)$           (1,765,305)$        
2038 (706,174)$           (44,946)$             (42,841)$             (793,961)$           (1,916,902)$        
2039 (764,255)$           (48,643)$             (46,364)$             (859,263)$           (2,074,563)$        
2040 (824,660)$           (52,488)$             (50,029)$             (927,176)$           (2,238,531)$        
2041 (887,481)$           (56,486)$             (53,840)$             (997,806)$           (2,409,057)$        
2042 (952,814)$           (60,644)$             (57,803)$             (1,071,262)$        (2,586,404)$        
2043 (1,020,761)$        (64,969)$             (61,925)$             (1,147,655)$        (2,770,845)$        
2044 (1,091,426)$        (69,467)$             (66,212)$             (1,227,105)$        (2,962,664)$        
2045 (1,164,917)$        (74,144)$             (70,671)$             (1,309,732)$        (3,162,156)$        
2046 (1,241,348)$        (79,009)$             (75,307)$             (1,395,665)$        (3,369,627)$        
2047 (1,320,836)$        (84,068)$             (80,130)$             (1,485,034)$        (3,585,397)$        
2048 (1,403,504)$        (89,330)$             (85,145)$             (1,577,979)$        (3,809,798)$        
2049 (1,489,479)$        (94,802)$             (90,361)$             (1,674,641)$        (4,043,175)$        
2050 (1,578,892)$        (100,493)$           (95,785)$             (1,775,170)$        (4,285,887)$        
2051 (1,671,882)$        (106,411)$           (101,426)$           (1,879,720)$        (4,538,308)$        
2052 (1,768,592)$        (112,567)$           (107,293)$           (1,988,452)$        (4,800,825)$        $                      $                      $                      $                      $                      

Total (22,842,962)$      (1,453,901)$        (1,385,788)$        (25,682,652)$      (62,006,991)$      
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Table 8 - Estimated Impacts to Taxing Districts, General Government 5% Growth  

Source: Tiberius Solutions, LLC  

Yamhill County
Yamhill County 

Extension Service
Yamhill County 
Soil & Water City of Newberg

Tualatin Valley 
Fire & Rescue

Chehalem Park & 
Recreation Subtotal

FYE Permanent Permanent Permanent Permanent Permanent Permanent Gen. Govt.0 0 $                      $                      $                      $                      $                      $                     $                      
2023 (42,047)$             (732)$                 (577)$                 (37,882)$             (24,881)$             (14,806)$            (120,925)$           
2024 (65,291)$             (1,137)$              (897)$                 (58,823)$             (38,635)$             (22,990)$            (187,773)$           
2025 (89,374)$             (1,557)$              (1,227)$              (80,520)$             (52,886)$             (31,471)$            (257,034)$           
2026 (114,661)$           (1,997)$              (1,575)$              (103,302)$           (67,849)$             (40,375)$            (329,758)$           
2027 (141,212)$           (2,460)$              (1,939)$              (127,223)$           (83,560)$             (49,724)$            (406,119)$           
2028 (169,091)$           (2,946)$              (2,322)$              (152,340)$           (100,057)$           (59,541)$            (486,297)$           
2029 (198,364)$           (3,455)$              (2,724)$              (178,713)$           (117,379)$           (69,849)$            (570,484)$           
2030 (229,100)$           (3,991)$              (3,147)$              (206,405)$           (135,567)$           (80,672)$            (658,881)$           
2031 (261,374)$           (4,553)$              (3,590)$              (235,481)$           (154,664)$           (92,036)$            (751,698)$           
2032 (295,261)$           (5,143)$              (4,055)$              (266,011)$           (174,716)$           (103,968)$          (849,155)$           
2033 (330,842)$           (5,763)$              (4,544)$              (298,068)$           (195,771)$           (116,497)$          (951,486)$           
2034 (368,202)$           (6,414)$              (5,057)$              (331,727)$           (217,879)$           (129,653)$          (1,058,933)$        
2035 (407,431)$           (7,097)$              (5,596)$              (367,070)$           (241,092)$           (143,466)$          (1,171,752)$        
2036 (448,621)$           (7,815)$              (6,161)$              (404,179)$           (265,465)$           (157,970)$          (1,290,212)$        
2037 (491,870)$           (8,568)$              (6,755)$              (443,144)$           (291,057)$           (173,199)$          (1,414,595)$        
2038 (537,282)$           (9,359)$              (7,379)$              (484,057)$           (317,929)$           (189,190)$          (1,545,197)$        
2039 (584,964)$           (10,190)$             (8,034)$              (527,016)$           (346,145)$           (205,980)$          (1,682,330)$        
2040 (635,031)$           (11,062)$             (8,722)$              (572,123)$           (375,771)$           (223,610)$          (1,826,319)$        
2041 (687,601)$           (11,978)$             (9,444)$              (619,485)$           (406,878)$           (242,121)$          (1,977,507)$        
2042 (742,799)$           (12,940)$             (10,202)$             (669,216)$           (439,541)$           (261,558)$          (2,136,255)$        
2043 (800,758)$           (13,949)$             (10,998)$             (721,433)$           (473,837)$           (281,966)$          (2,302,940)$        
2044 (861,614)$           (15,009)$             (11,834)$             (776,260)$           (509,848)$           (303,395)$          (2,477,960)$        
2045 (925,513)$           (16,122)$             (12,711)$             (833,829)$           (547,659)$           (325,895)$          (2,661,731)$        
2046 (992,607)$           (17,291)$             (13,633)$             (894,277)$           (587,361)$           (349,521)$          (2,854,690)$        
2047 (1,063,056)$        (18,518)$             (14,600)$             (957,747)$           (629,048)$           (374,328)$          (3,057,297)$        
2048 (1,137,027)$        (19,807)$             (15,616)$             (1,024,390)$        (672,820)$           (400,375)$          (3,270,034)$        
2049 (1,214,696)$        (21,160)$             (16,683)$             (1,094,365)$        (718,780)$           (427,724)$          (3,493,408)$        
2050 (1,296,249)$        (22,581)$             (17,803)$             (1,167,840)$        (767,038)$           (456,441)$          (3,727,951)$        
2051 (1,381,880)$        (24,072)$             (18,979)$             (1,244,988)$        (817,709)$           (486,593)$          (3,974,221)$        
2052 (1,471,793)$        (25,639)$             (20,214)$             (1,325,993)$        (870,913)$           (518,254)$          (4,232,805)$        $                      $                                                                                                                                   

Total (17,985,608)$      (313,309)$           (247,019)$           (16,203,908)$      (10,642,735)$      (6,333,167)$       (51,725,746)$      
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Table 9 - Estimated Impacts to Taxing Districts, Education 5% Growth  

 
Source: Tiberius Solutions, LLC 
Note that the foregone revenue for the School District and Education Service District does not have a 
direct impact on school funding, as funding is equalized at the State level. 
 
 
 
 
 
 

SD 29J
Willamette 

Regional ESD

Portland 
Community 

College Subtotal Total

FYE Permanent Permanent Permanent Education
Gen. Govt & 
Education$                    $                  $                  $                    $                    

2023 (76,045)$          (4,840)$          (4,613)$          (85,498)$          (206,423)$        
2024 (118,083)$        (7,516)$          (7,164)$          (132,762)$        (320,535)$        
2025 (161,639)$        (10,288)$        (9,806)$          (181,732)$        (438,766)$        
2026 (207,372)$        (13,199)$        (12,580)$        (233,151)$        (562,909)$        
2027 (255,392)$        (16,255)$        (15,494)$        (287,141)$        (693,260)$        
2028 (305,813)$        (19,464)$        (18,552)$        (343,830)$        (830,127)$        
2029 (358,756)$        (22,834)$        (21,764)$        (403,354)$        (973,838)$        
2030 (414,345)$        (26,372)$        (25,137)$        (465,853)$        (1,124,735)$      
2031 (472,714)$        (30,087)$        (28,678)$        (531,478)$        (1,283,176)$      
2032 (534,001)$        (33,988)$        (32,396)$        (600,384)$        (1,449,540)$      
2033 (598,352)$        (38,084)$        (36,300)$        (672,736)$        (1,624,221)$      
2034 (665,921)$        (42,384)$        (40,399)$        (748,704)$        (1,807,637)$      
2035 (736,869)$        (46,900)$        (44,703)$        (828,472)$        (2,000,223)$      
2036 (811,364)$        (51,641)$        (49,222)$        (912,227)$        (2,202,439)$      
2037 (889,584)$        (56,620)$        (53,967)$        (1,000,171)$      (2,414,766)$      
2038 (971,714)$        (61,847)$        (58,950)$        (1,092,512)$      (2,637,709)$      
2039 (1,057,952)$      (67,336)$        (64,182)$        (1,189,469)$      (2,871,799)$      
2040 (1,148,501)$      (73,099)$        (69,675)$        (1,291,275)$      (3,117,594)$      
2041 (1,243,577)$      (79,151)$        (75,443)$        (1,398,171)$      (3,375,678)$      
2042 (1,343,408)$      (85,505)$        (81,499)$        (1,510,411)$      (3,646,667)$      
2043 (1,448,230)$      (92,176)$        (87,858)$        (1,628,264)$      (3,931,205)$      
2044 (1,558,293)$      (99,182)$        (94,535)$        (1,752,009)$      (4,229,969)$      
2045 (1,673,859)$      (106,537)$      (101,546)$      (1,881,942)$      (4,543,673)$      
2046 (1,795,203)$      (114,261)$      (108,908)$      (2,018,371)$      (4,873,061)$      
2047 (1,922,615)$      (122,370)$      (116,637)$      (2,161,622)$      (5,218,919)$      
2048 (2,056,397)$      (130,885)$      (124,753)$      (2,312,035)$      (5,582,069)$      
2049 (2,196,868)$      (139,826)$      (133,275)$      (2,469,969)$      (5,963,377)$      
2050 (2,344,363)$      (149,213)$      (142,223)$      (2,635,799)$      (6,363,751)$      
2051 (2,499,233)$      (159,070)$      (151,618)$      (2,809,922)$      (6,784,143)$      
2052 (2,661,846)$      (169,420)$      (161,483)$      (2,992,750)$      (7,225,555)$      

Total (32,528,307)$    (2,070,351)$    (1,973,358)$    (36,572,016)$    (88,297,763)$    
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Table 10 - Estimated Impacts to Taxing Districts, General Government 6% Growth  

Source: Tiberius Solutions, LLC 
 
 
 

  

Yamhill 
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FYE Permanent Permanent Permanent Permanent Permanent Permanent
e
r Gen. Govt.

2023 (51,185)$       (892)$                 (703)$             (46,115)$         (30,288)$        (18,024)$         (147,206)$      
2024 (79,871)$       (1,391)$               (1,097)$          (71,959)$         (47,263)$        (28,125)$         (229,706)$      
2025 (109,884)$      (1,914)$               (1,509)$          (98,998)$         (65,022)$        (38,693)$         (316,020)$      
2026 (141,697)$      (2,468)$               (1,946)$          (127,660)$        (83,847)$        (49,895)$         (407,513)$      
2027 (175,418)$      (3,056)$               (2,409)$          (158,041)$        (103,801)$      (61,769)$         (504,495)$      
2028 (211,163)$      (3,678)$               (2,900)$          (190,245)$        (124,953)$      (74,356)$         (607,296)$      
2029 (249,053)$      (4,339)$               (3,421)$          (224,381)$        (147,374)$      (87,698)$         (716,265)$      
2030 (289,216)$      (5,038)$               (3,972)$          (260,566)$        (171,140)$      (101,840)$       (831,772)$      
2031 (331,789)$      (5,780)$               (4,557)$          (298,921)$        (196,332)$      (116,831)$       (954,210)$      
2032 (376,916)$      (6,566)$               (5,177)$          (339,578)$        (223,035)$      (132,721)$       (1,083,993)$   
2033 (424,751)$      (7,399)$               (5,834)$          (382,674)$        (251,341)$      (149,565)$       (1,221,564)$   
2034 (475,456)$      (8,282)$               (6,530)$          (428,356)$        (281,345)$      (167,420)$       (1,367,389)$   
2035 (529,204)$      (9,219)$               (7,268)$          (476,779)$        (313,149)$      (186,345)$       (1,521,964)$   
2036 (586,176)$      (10,211)$             (8,051)$          (528,108)$        (346,861)$      (206,407)$       (1,685,813)$   
2037 (646,566)$      (11,263)$             (8,880)$          (582,516)$        (382,597)$      (227,672)$       (1,859,494)$   
2038 (710,580)$      (12,378)$             (9,759)$          (640,188)$        (420,476)$      (250,212)$       (2,043,594)$   
2039 (778,435)$      (13,560)$             (10,691)$         (701,321)$        (460,628)$      (274,106)$       (2,238,741)$   
2040 (850,361)$      (14,813)$             (11,679)$         (766,122)$        (503,189)$      (299,433)$       (2,445,597)$   
2041 (926,603)$      (16,141)$             (12,726)$         (834,811)$        (548,304)$      (326,279)$       (2,664,864)$   
2042 (1,007,419)$   (17,549)$             (13,836)$         (907,621)$        (596,126)$      (354,736)$       (2,897,288)$   
2043 (1,093,084)$   (19,041)$             (15,013)$         (984,800)$        (646,817)$      (384,901)$       (3,143,656)$   
2044 (1,183,889)$   (20,623)$             (16,260)$         (1,066,610)$     (700,550)$      (416,876)$       (3,404,807)$   
2045 (1,280,142)$   (22,300)$             (17,582)$         (1,153,328)$     (757,506)$      (450,769)$       (3,681,627)$   
2046 (1,382,170)$   (24,077)$             (18,983)$         (1,245,249)$     (817,880)$      (486,696)$       (3,975,055)$   
2047 (1,490,320)$   (25,961)$             (20,468)$         (1,342,686)$     (881,877)$      (524,778)$       (4,286,090)$   
2048 (1,604,960)$   (27,958)$             (22,043)$         (1,445,968)$     (949,713)$      (565,145)$       (4,615,787)$   
2049 (1,726,477)$   (30,075)$             (23,712)$         (1,555,448)$     (1,021,619)$   (607,934)$       (4,965,265)$   
2050 (1,855,286)$   (32,319)$             (25,481)$         (1,671,496)$     (1,097,840)$   (653,291)$       (5,335,713)$   
2051 (1,991,823)$   (34,698)$             (27,356)$         (1,794,508)$     (1,178,634)$   (701,369)$       (5,728,387)$   
2052 (2,136,552)$   (37,219)$             (29,344)$         (1,924,900)$     (1,264,275)$   (752,332)$       (6,144,621)$                                                                                                                                      

Total (24,696,445)$ (430,212)$           (339,187)$       (22,249,954)$   (14,613,780)$  (8,696,215)$    (71,025,793)$ 
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Table 11 - Estimated  Impacts to Taxing Districts, Education 6% Growth  

 
Source: Tiberius Solutions, LLC 
Note that the foregone revenue for the School District and Education Service District does not have a 
direct impact on school funding, as funding is equalized at the State level. 
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2023 (92,572)$       (5,892)$          (5,616)$          (104,080)$         (251,287)$           
2024 (144,453)$      (9,194)$          (8,763)$          (162,411)$         (392,117)$           
2025 (198,733)$      (12,649)$        (12,056)$        (223,438)$         (539,458)$           
2026 (256,269)$      (16,311)$        (15,547)$        (288,126)$         (695,639)$           
2027 (317,257)$      (20,193)$        (19,247)$        (356,696)$         (861,191)$           
2028 (381,905)$      (24,307)$        (23,169)$        (429,380)$         (1,036,676)$        
2029 (450,431)$      (28,669)$        (27,326)$        (506,426)$         (1,222,690)$        
2030 (523,069)$      (33,292)$        (31,732)$        (588,093)$         (1,419,865)$        
2031 (600,065)$      (38,193)$        (36,403)$        (674,661)$         (1,628,871)$        
2032 (681,681)$      (43,387)$        (41,355)$        (766,423)$         (1,850,417)$        
2033 (768,194)$      (48,894)$        (46,603)$        (863,691)$         (2,085,255)$        
2034 (859,898)$      (54,731)$        (52,166)$        (966,795)$         (2,334,184)$        
2035 (957,104)$      (60,917)$        (58,064)$        (1,076,085)$      (2,598,049)$        
2036 (1,060,142)$   (67,476)$        (64,314)$        (1,191,932)$      (2,877,746)$        
2037 (1,169,363)$   (74,427)$        (70,940)$        (1,314,731)$      (3,174,224)$        
2038 (1,285,137)$   (81,796)$        (77,964)$        (1,444,897)$      (3,488,491)$        
2039 (1,407,857)$   (89,607)$        (85,409)$        (1,582,873)$      (3,821,614)$        
2040 (1,537,941)$   (97,886)$        (93,301)$        (1,729,128)$      (4,174,725)$        
2041 (1,675,829)$   (106,663)$       (101,666)$       (1,884,158)$      (4,549,022)$        
2042 (1,821,991)$   (115,966)$       (110,533)$       (2,048,489)$      (4,945,777)$        
2043 (1,976,923)$   (125,827)$       (119,932)$       (2,222,681)$      (5,366,337)$        
2044 (2,141,150)$   (136,279)$       (129,895)$       (2,407,324)$      (5,812,131)$        
2045 (2,315,232)$   (147,359)$       (140,456)$       (2,603,046)$      (6,284,673)$        
2046 (2,499,758)$   (159,104)$       (151,650)$       (2,810,511)$      (6,785,567)$        
2047 (2,695,355)$   (171,553)$       (163,516)$       (3,030,424)$      (7,316,514)$        
2048 (2,902,689)$   (184,749)$       (176,094)$       (3,263,532)$      (7,879,319)$        
2049 (3,122,462)$   (198,737)$       (189,427)$       (3,510,626)$      (8,475,892)$        
2050 (3,355,422)$   (213,565)$       (203,560)$       (3,772,546)$      (9,108,259)$        
2051 (3,602,359)$   (229,282)$       (218,540)$       (4,050,181)$      (9,778,568)$        
2052 (3,864,113)$   (245,942)$       (234,420)$       (4,344,474)$      (10,489,096)$                                                                                                     

Total (44,665,354)$ (2,842,846)$    (2,709,662)$    (50,217,862)$    (121,243,655)$     
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Table 12 - Estimated  Impacts to Taxing Districts, General Government 7% Growth  

Source: Tiberius Solutions, LLC 

 

 

Yamhill County
Yamhill County 

Extension Service
Yamhill County 
Soil & Water City of Newberg

Tualatin Valley 
Fire & Rescue

Chehalem Park & 
Recreation Subtotal

FYE Permanent Permanent Permanent Permanent Permanent Permanent Gen. Govt.$                      $                                                                                                                                   
2023 (60,572)$             (1,055)$              (832)$                 (54,572)$             (35,843)$             (21,329)$            (174,203)$           
2024 (94,983)$             (1,655)$              (1,305)$              (85,573)$             (56,205)$             (33,446)$            (273,166)$           
2025 (131,332)$           (2,288)$              (1,804)$              (118,322)$           (77,714)$             (46,245)$            (377,705)$           
2026 (170,226)$           (2,965)$              (2,338)$              (153,363)$           (100,729)$           (59,941)$            (489,563)$           
2027 (211,843)$           (3,690)$              (2,910)$              (190,857)$           (125,355)$           (74,595)$            (609,251)$           
2028 (256,373)$           (4,466)$              (3,521)$              (230,976)$           (151,705)$           (90,275)$            (737,316)$           
2029 (304,020)$           (5,296)$              (4,175)$              (273,903)$           (179,900)$           (107,053)$          (874,347)$           
2030 (355,002)$           (6,184)$              (4,876)$              (319,835)$           (210,068)$           (125,005)$          (1,020,969)$        
2031 (409,553)$           (7,134)$              (5,625)$              (368,982)$           (242,347)$           (144,214)$          (1,177,855)$        
2032 (467,923)$           (8,151)$              (6,427)$              (421,569)$           (276,887)$           (164,767)$          (1,345,723)$        
2033 (530,378)$           (9,239)$              (7,284)$              (477,837)$           (313,844)$           (186,759)$          (1,525,342)$        
2034 (597,205)$           (10,403)$             (8,202)$              (538,045)$           (353,388)$           (210,290)$          (1,717,534)$        
2035 (668,711)$           (11,649)$             (9,184)$              (602,466)$           (395,700)$           (235,469)$          (1,923,179)$        
2036 (745,221)$           (12,982)$             (10,235)$             (671,398)$           (440,974)$           (262,410)$          (2,143,220)$        
2037 (827,087)$           (14,408)$             (11,359)$             (745,154)$           (489,418)$           (291,237)$          (2,378,664)$        
2038 (914,684)$           (15,934)$             (12,562)$             (824,073)$           (541,252)$           (322,082)$          (2,630,588)$        
2039 (1,008,413)$        (17,567)$             (13,850)$             (908,517)$           (596,715)$           (355,087)$          (2,900,148)$        
2040 (1,108,703)$        (19,314)$             (15,227)$             (998,872)$           (656,060)$           (390,401)$          (3,188,576)$        
2041 (1,216,013)$        (21,183)$             (16,701)$             (1,095,552)$        (719,559)$           (428,188)$          (3,497,195)$        
2042 (1,330,835)$        (23,183)$             (18,278)$             (1,198,999)$        (787,503)$           (468,619)$          (3,827,417)$        
2043 (1,453,694)$        (25,323)$             (19,965)$             (1,309,687)$        (860,203)$           (511,881)$          (4,180,754)$        
2044 (1,585,153)$        (27,613)$             (21,771)$             (1,428,124)$        (937,993)$           (558,171)$          (4,558,825)$        
2045 (1,725,815)$        (30,064)$             (23,703)$             (1,554,851)$        (1,021,227)$        (607,701)$          (4,963,361)$        
2046 (1,876,323)$        (32,686)$             (25,770)$             (1,690,449)$        (1,110,288)$        (660,699)$          (5,396,214)$        
2047 (2,037,366)$        (35,491)$             (27,982)$             (1,835,540)$        (1,205,583)$        (717,406)$          (5,859,367)$        
2048 (2,209,683)$        (38,493)$             (30,348)$             (1,990,786)$        (1,307,549)$        (778,083)$          (6,354,941)$        
2049 (2,394,061)$        (41,705)$             (32,881)$             (2,156,899)$        (1,416,653)$        (843,007)$          (6,885,205)$        
2050 (2,591,346)$        (45,141)$             (35,590)$             (2,334,641)$        (1,533,393)$        (912,476)$          (7,452,588)$        
2051 (2,802,441)$        (48,818)$             (38,489)$             (2,524,825)$        (1,658,306)$        (986,807)$          (8,059,687)$        
2052 (2,804,045)$        (48,846)$             (38,511)$             (2,526,269)$        (1,659,255)$        (987,372)$          (8,064,298)$        

Total (32,889,004)$      (572,926)$           (451,705)$           (29,630,937)$      (19,461,614)$      (11,581,013)$     (94,587,198)$      
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Table 13 - Estimated Impacts to Taxing Districts, Education 7% Growth 

 
Source: Tiberius Solutions, LLC 
Note that the foregone revenue for the School District and Education Service District does not have a 
direct impact on school funding, as funding is equalized at the State level. 
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2023 (109,549)$           (6,973)$              (6,646)$              (123,168)$           (297,370)$           
2024 (171,783)$           (10,934)$             (10,421)$             (193,138)$           (466,304)$           
2025 (237,524)$           (15,118)$             (14,410)$             (267,052)$           (644,757)$           
2026 (307,867)$           (19,595)$             (18,677)$             (346,139)$           (835,702)$           
2027 (383,134)$           (24,386)$             (23,243)$             (430,763)$           (1,040,013)$        
2028 (463,669)$           (29,511)$             (28,129)$             (521,310)$           (1,258,626)$        
2029 (549,842)$           (34,996)$             (33,357)$             (618,195)$           (1,492,542)$        
2030 (642,048)$           (40,865)$             (38,950)$             (721,863)$           (1,742,832)$        
2031 (740,707)$           (47,144)$             (44,936)$             (832,787)$           (2,010,642)$        
2032 (846,273)$           (53,863)$             (51,340)$             (951,476)$           (2,297,199)$        
2033 (959,228)$           (61,053)$             (58,192)$             (1,078,473)$        (2,603,815)$        
2034 (1,080,090)$        (68,745)$             (65,525)$             (1,214,360)$        (2,931,894)$        
2035 (1,209,413)$        (76,976)$             (73,370)$             (1,359,759)$        (3,282,938)$        
2036 (1,347,788)$        (85,784)$             (81,765)$             (1,515,336)$        (3,658,556)$        
2037 (1,495,849)$        (95,207)$             (90,747)$             (1,681,803)$        (4,060,467)$        
2038 (1,654,275)$        (105,291)$           (100,358)$           (1,859,923)$        (4,490,512)$        
2039 (1,823,790)$        (116,080)$           (110,642)$           (2,050,512)$        (4,950,659)$        
2040 (2,005,171)$        (127,624)$           (121,645)$           (2,254,441)$        (5,443,017)$        
2041 (2,199,250)$        (139,977)$           (133,419)$           (2,472,646)$        (5,969,841)$        
2042 (2,406,913)$        (153,194)$           (146,017)$           (2,706,125)$        (6,533,542)$        
2043 (2,629,113)$        (167,337)$           (159,497)$           (2,955,948)$        (7,136,701)$        
2044 (2,866,867)$        (182,469)$           (173,921)$           (3,223,258)$        (7,782,083)$        
2045 (3,121,264)$        (198,661)$           (189,354)$           (3,509,280)$        (8,472,640)$        
2046 (3,393,469)$        (215,986)$           (205,868)$           (3,815,323)$        (9,211,537)$        
2047 (3,684,728)$        (234,524)$           (223,537)$           (4,142,789)$        (10,002,157)$      
2048 (3,996,375)$        (254,360)$           (242,444)$           (4,493,178)$        (10,848,120)$      
2049 (4,329,837)$        (275,584)$           (262,673)$           (4,868,095)$        (11,753,300)$      
2050 (4,686,642)$        (298,294)$           (284,319)$           (5,269,255)$        (12,721,843)$      
2051 (5,068,423)$        (322,593)$           (307,480)$           (5,698,497)$        (13,758,184)$      
2052 (5,071,323)$        (322,778)$           (307,656)$           (5,701,757)$        (13,766,054)$      

Total (59,482,204)$      (3,785,904)$        (3,608,539)$        (66,876,648)$      (161,463,846)$     
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Preliminary Estimated Costs of Projects  
The evaluation of the alternatives and time frames for urban renewal is a balancing act 
of maximum indebtedness, impacts to taxing districts and ability to complete projects in 
the Area. The preliminary projects identified in Master Plans for the Area are shown in 
Table 14.  Note that these do not include projects costs for a number of categories.  

Table 14 – Preliminary Projects and Estimated Costs  

Source: City of Newberg 

Public Transportation Infrastructure $28,299,467
Public Utility Infrastructure (Water, Wastewater and Storm) $8,943,218

$1,260,675

Downtown Improvement Plan Area Project Costs $38,503,360

$34,029,425
$13,713,780

Riverfront Trails $1,824,070

Riverfront Master Plan Area Project Costs $49,567,275

GRAND TOTAL - URBAN RENEWAL PROJECT COST ESTIMATES - 2020** $88,070,635

**Does not currently include project costs for:
1) Undergrounding Overhead Utilities  - Second Street, S Grant Street to S River Street
2) ADA Curb Ramps  - S Blaine Street, E First Street to E Ninth Street
3) ADA Curb Ramps  - E Ninth Street, S Blaine  Street to S Pacific Street
4) ADA Curb Ramps - Intersections Around Scott Leavitt Park, E Eleventh Street, S Willamette Street, S Columbia Street, E Tenth Street 
5) Pedestrian Furniture, Trash Cans, etc. 
6) Building Façade Program

Public Utility Infrastructure (Water, Wastewater and Storm) 

Riverfront Master Plan Update Planning Level Cost Estimates Updated to 2020 Dollars
These planning level cost estimates will be further refined with future updates to the City Transportation System Plan (TSP) and City master plans for Water, Wastewater and 

Storm.

Public Transportation Infrastructure 

Downtown Improvement Plan Planning Level Cost Estimates Updated to 2020 Dollars 

SIGNAGE & WAYFINDING, NORTH/SOUTH CONNECTIONS, 
DOWNTOWN TROLLEY, URBAN RENEWAL, ECONOMIC OR 
BUSINESS DISTRICT, DOWNTOWN DEVELOPMENT OMBUDSMAN, 
PARKING 



NEWBERG AD HOC URBAN 
RENEWAL CITIZENS ADVISORY 
COMMITTEE 



AGENDA
April 13, 2020
5:30 – 7:00

1. Call to order

2. Roll call

3. Public comments 

4. Approval of minutes

5. New Business

6. Items from 

committee members

7. Adjournment 



Elaine Howard Consulting LLC

NEW 
BUSINESS

• Financial Analysis

• Open House





STATUTORY LIMITATIONS

Acreage Assessed Value

Potential Urban Renewal 

Area 622.72 $159,550,623 

City of Newberg 3,799.92 $2,037,958,279 

Percent in URA 16.74% 7.80%



County Real 

Market Value

County 

Assessed 

Value

City Real 

Market 

Value

City 

Assessed 

Value

2008 12.95% 4.72% 19.07% 7.41%

2009 4.17% 7.46% -1.29% 6.60%

2010 -3.24% 4.45% -2.30% 7.26%

2011 -1.90% 3.93% 0.28% 5.70%

2012 -9.96% 1.22% -10.83% 2.63%

2013 -3.03% 3.00% -2.25% 3.36%

2014 2.75% 3.03% 0.92% 1.09%

2015 5.93% 3.92% 8.98% 5.27%

2016 6.23% 5.44% 4.58% 4.24%

2017 10.92% 4.33% 8.22% 4.95%

2018 33.30% 4.13% 21.24% 4.19%

2019 9.24% 14.52% 8.26% 12.76%

2020 8.10% 5.45% 13.80% 6.84%

AAGR 5.04% 5.5%

HISTORICAL GROWTH





Growth Rate 4% 5% 6% 7%

Avg Annual Exception 

AV (2020 $)

$      1,800,000 $      4,300,000 $      7,700,000 $      12,300,000 

Total Net TIF $    62,000,000 $    88,300,000 $  121,200,000 $    161,500,000 

Maximum 

Indebtedness

$    52,700,000 $    75,300,000 $  104,000,000 $    138,900,000 

Capacity (2020 $) $    29,200,000 $    41,200,000 $    56,200,000 $      74,400,000 

Years 1-5 $      2,700,000 $      3,400,000 $      4,200,000 $        5,100,000 

Years 6-10 $      4,100,000 $      5,400,000 $      6,800,000 $        8,400,000 

Years 11-15 $      5,300,000 $      7,300,000 $      9,600,000 $      12,400,000 

Years 16-20 $      5,500,000 $      7,800,000 $    10,800,000 $      14,300,000 

Years 21-25 $      5,700,000 $      8,300,000 $    11,800,000 $      16,300,000 

Years 26-30 $      5,900,000 $      8,900,000 $    12,900,000 $      17,900,000 

FINANCIAL PROJECTIONS



STATUTORYLIMITATIONS

ON MAXIMUM INDEBTEDNESS

Based on total MI, estimated between $146M and $148M



OVERALL IMPACTS TO TAXING DISTRICTS 

AAGR Yamhill County

Yamhill 

County 

Extension 

Service

Yamhill 

County Soil 

& Water City of Newberg TVF&R

Chehalem Park 

& Rec

Subtotal 

General 

Government 

4% (12,630,370)$   (220,021)$  (173,468)$  (11,379,174)$   (7,473,847)$     (4,447,458)$     (36,324,340)$   

5% (17,985,608)$   (313,309)$  (247,019)$  (16,203,908)$   (10,642,735)$   (6,333,167)$     (51,725,746)$   

6% (24,696,445)$   (430,212)$  (339,187)$  (22,249,954)$   (14,613,780)$   (8,696,215)$     (71,025,793)$   

7% (32,889,004)$   (572,926)$  (451,705)$  (29,630,937)$   (19,461,614)$   (11,581,013)$   (94,587,198)$   

AAGR SD 29J ESD PCC

Subtotal 

Education 

Total  General 

Gov/Education

4% (22,842,962)$   (1,453,901)$     (1,385,788)$  (25,682,652)$   (62,006,991)$     

5% (32,528,307)$   (2,070,351)$     (1,973,358)$  (36,572,016)$   (88,297,763)$     

6% (44,665,354)$   (2,842,846)$     (2,709,662)$  (50,217,862)$   (121,243,655)$   

7% (59,482,204)$   (3,785,904)$     (3,608,539)$  (66,876,648)$   (161,463,846)$   



PRELIMINARY PROJECT COSTS 

Public Transportation Infrastructure $28,299,467

Public Utility Infrastructure (Water, Wastewater and Storm) $8,943,218

$1,260,675

Downtown Improvement Plan Area Project Costs $38,503,360

$34,029,425

$13,713,780

Riverfront Trails $1,824,070

Riverfront Master Plan Area Project Costs $49,567,275

GRAND TOTAL - URBAN RENEWAL PROJECT COST ESTIMATES - 2020** $88,070,635

**Does not currently include project costs for:

1) Undergrounding Overhead Utilities  - Second Street, S Grant Street to S River Street

2) ADA Curb Ramps  - S Blaine Street, E First Street to E Ninth Street

3) ADA Curb Ramps  - E Ninth Street, S Blaine  Street to S Pacific Street

4) ADA Curb Ramps - Intersections Around Scott Leavitt Park, E Eleventh Street, S Willamette Street, S Columbia Street, E Tenth Street 

5) Pedestrian Furniture, Trash Cans, etc. 

6) Building Façade Program

Public Utility Infrastructure (Water, Wastewater and Storm) 

Riverfront Master Plan Update Planning Level Cost Estimates Updated to 2020 Dollars
These planning level cost estimates will be further refined with future updates to the City Transportation System Plan (TSP) and City master plans for Water, Wastewater and 

Storm.

Public Transportation Infrastructure 

Downtown Improvement Plan Planning Level Cost Estimates Updated to 2020 Dollars 

SIGNAGE & WAYFINDING, NORTH/SOUTH CONNECTIONS, 

DOWNTOWN TROLLEY, URBAN RENEWAL, ECONOMIC OR 

BUSINESS DISTRICT, DOWNTOWN DEVELOPMENT OMBUDSMAN, 

PARKING 



OPEN HOUSE #1 DISCUSSION 

1. Date

2. Format

3. Information: UR 101



NEXT STEPS

1. Open House #1               TBD

2. City Council Briefing        May 4

3. CAC Meeting #4              June 8

4. Open House #2               TBD

5. CAC Meeting #5              June 29

Draft Feasibility Study June 15
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