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I. Introduction

The City of Reedsport Urban Renewal Report has been prepared to provide the essential background information on the area to the Urban Renewal Agency, the City of Reedsport Planning Commission and City Council, and the citizens of the community. The report has been prepared to comply with State law regarding Urban Renewal (ORS 457.085). It is intended to be used in conjunction with the Reedsport Urban Renewal Plan. The capitalized headings at the beginning of each major section of this report directly correspond to the information required by ORS 457.

II.      

Description of Existing Conditions 
 and Anticipated Impacts
A. Physical Conditions

1. General Description

The Urban Renewal Area encompasses a total of .32 square miles (including existing public street rights of way and waterways) or 135.98 acres (parcel areas only - not including existing public street rights of way) and includes 405 tax lots. All of the Renewal Area is within the Reedsport city limits.
In general, the majority of the Renewal Area is located to the east of Highway 101, south of the Umpqua River and west of Winchester Avenue. The remainder of the area is west of Highway 101. See Exhibit 1.
2. Existing Land Use

The Renewal Area contains a mix of land uses including: retail and service commercial, recreational uses, single and multi-family residential, government and general offices, industrial uses, vacant and under-utilized property (see Exhibit 2). Commercial and service uses along with vacant parcels are located along Umpqua Avenue and Highway 101. There is vacant land, industrial uses and two residential areas north and south of Umpqua Avenue.
3. Comprehensive Plan and Zoning Designations

All of the Urban Renewal Area is located within the City limits, and all of it is located within the City of Reedsport Urban Growth Boundary (UGB). The City of Reedsport has designated the land uses for the entire area within its UGB in its Comprehensive Plan. 

Three areas in the urban renewal district are generally planned for Commercial uses and include: 

· Adjacent to Umpqua Avenue (Highway 38) between Winchester and Greenwood Avenues 

· Between Railroad Avenue west and the former rail track right of way and a few additional blocks to the southwest and;

· Adjacent to Highway 101 and west to Hawthorne Avenue and properties to the north of this area fronting on the highway. 

The area north of 4th Street is primarily planned for Light and Heavy Industrial as well as Water-Dependent Industrial uses. The former mill site west of Highway 101 is also Heavy Industrial. 

The remainder of the district is planned for single family and multi-family residential uses and include a park west of Highway 101 and the City’s waste water treatment plant south of the riverfront and west of Railroad Avenue West.  (See Exhibit 2 – Urban Renewal Plan.)
Exhibit 1 – Renewal Area Boundary

Exhibit 2 – Existing Land Uses

4. Land Use Analysis

A portion of the urban renewal district has a mix of incompatible land uses. The area between the two Railroad Avenues and Winchester Avenue on the west and east and 6th Street on the south and the Umpqua River to the north has a mix of residential, industrial and commercial uses. The large amount of vacant land, underutilized properties and vacant buildings contribute to the low economic values of this area. The substantial number of vacant lots, 19.7%, throughout the urban renewal area represent a stagnant and unproductive condition of land. The residential uses are also fragmented and located in areas better suited for commercial or industrial expansion or redevelopment. 

The commercial properties on the west side of Highway 101 are fully developed but could be brought up to a higher development standard with building facade, parking lot and landscaping upgrades. 
B. Social and Economic Conditions

The social and economic conditions of the community were obtained from the 2000 U.S. Census Bureau statistics. While 6 years have passed since the survey, the social and economic characteristics of the community are generally the same with some improvement in employment and income evidenced by the expansion of American Bridge to the City of Reedsport. In addition, Oregon’s economy has improved and the City should have experienced a proportionate share of the expansion. 

Population

The year 2000 population of the City was 4378 persons and comprised an area of 24.37 square miles. The age characteristics of the population are described in the following table.

Table 1:
2000 Population by Age
	Age
	Per Cent

	Under 18
	20.6

	18-24
	  6.3

	25-44
	19.9

	45-64
	27.0

	65+
	26.2

	
	

	Median Age is 47.1 years
	

	
	

	Males per 100 Females
	

	All Ages 
	93.3

	Over 18
	89.6


The City has a maturing population with 53.2 per cent (2,330) of the population over 45 years of age. 

Housing

In 2000 there were a total of 2,178 residential units within the City. Of the 2,178 units, 1,978 were occupied and approximately 200 units were vacant.  At the time, 17 per cent of the units were for sale, 39.5 per cent of the units were rentals and 16.5 per cent were seasonal or second homes. 

Income

The following table illustrates household and family income in 1999. As noted, 62.7 per cent of the households and 51.8 per cent of the families have annual incomes less than $35,000.

Table 2:
Household and Family Income

	INCOME IN 1999
	Number 
	Percent

	Households
	2,002
	100

	Less than $10,000
	339
	16.9

	$10,000 to $14,999
	265
	13.2

	$15,000 to $24,999
	362
	18.1

	$25,000 to $34,999
	291
	14.5

	$35,000 to $49,999
	266
	13.3

	$50,000 to $74,999
	327
	16.3

	$75,000 to $99,999
	87
	4.3

	$100,000 to $149,999
	43
	2.1

	$150,000 to $199,999
	19
	0.9

	$200,000 or more
	3
	0.1

	Median household income (dollars)
	26,054
	(X)

	 
	 
	 

	 
	 
	 

	Families
	1,235
	100

	Less than $10,000
	78
	6.3

	$10,000 to $14,999
	152
	12.3

	$15,000 to $24,999
	244
	19.8

	$25,000 to $34,999
	165
	13.4

	$35,000 to $49,999
	196
	15.9

	$50,000 to $74,999
	276
	22.3

	$75,000 to $99,999
	76
	6.2

	$100,000 to $149,999
	36
	2.9

	$150,000 to $199,999
	12
	1

	$200,000 or more
	0
	0

	Median family income (dollars)
	33,689
	(X)

	 
	 
	 

	Per capita income (dollars)
	16,093
	(X)

	Median earnings (dollars):
	 
	 

	Male full-time, year-round workers
	33,214
	(X)

	Female full-time, year-round workers
	20,734
	(X)


Employment

There are 1,464 persons employed within the City over 16 years of age. According to the census there are 2,329 persons between the age of 18 and 65 which suggests approximately 62.8 per cent of the persons in that age cohort are employed within the City limits and 37.2 per cent are employed outside of the City. There is a two year difference in the employment numbers for the persons between 16 and 18 but the ratio of job location is probably similar and no adjustment was made.  

Table 3:
Employment Characteristics

	Subject 
	Number
	Percent

	 
	 
	 

	Employed civilian population 16 years and over
	1,464
	100

	OCCUPATION
	 
	 

	Management, professional, and related occupations
	362
	24.7

	Service occupations
	399
	27.3

	Sales and office occupations
	299
	20.4

	Farming, fishing, and forestry occupations
	35
	2.4

	Construction, extraction, and maintenance occupations
	204
	13.9

	Production, transportation, and material moving occupations
	165
	11.3

	 
	 
	 

	INDUSTRY
	 
	 

	Agriculture, forestry, fishing and hunting, and mining
	65
	4.4

	Construction
	164
	11.2

	Manufacturing
	71
	4.8

	Wholesale trade
	14
	1

	Retail trade
	215
	14.7

	Transportation and warehousing, and utilities
	96
	6.6

	Information
	46
	3.1

	Finance, insurance, real estate, and rental and leasing
	28
	1.9

	Professional, scientific, management, administrative, and waste management services
	114
	7.8

	Educational, health and social services
	283
	19.3

	Arts, entertainment, recreation, accommodation and food services
	250
	17.1

	Other services (except public administration)
	54
	3.7

	Public administration
	64
	4.4

	 
	 
	 

	CLASS OF WORKER
	 
	 

	Private wage and salary workers
	1,052
	71.9

	Government workers
	263
	18

	Self-employed workers in own not incorporated business
	149
	10.2

	Unpaid family workers
	0
	0


C. Renewal Area Qualifications

ORS 457.420 specifies that the Renewal Area identified in the Plan along with other renewal areas in the City may not exceed 25% of the City’s land area or 25% of the City’s assessed value. 
The City of Reedsport contains approximately 2.2 square miles within its City limits. Based on the county assessor’s tax lot data, the total acreage in the boundary is 1463 acres or .32 square miles. The area in the renewal district boundary represents 14.5% of the total area in Reedsport and is within ORS 457’s 25% acreage limitation for urban renewal areas.

As noted above, the total assessed valuation within an urban renewal area is limited to no more than 25% of the total municipal assessed value. A review of the Douglas County 2005/2006 Tax Rate and Valuation Summary Report and Douglas County Assessor’s records indicate the following: 

· The City of Reedsport comprised a total taxable assessed value (TAV) of $194,460,122.

· The proposed urban renewal area comprises a total TAV of $27,951,418.

· The resulting Urban Renewal District’s share of City taxable assessed value is 14.4%

· The plan meets the Oregon State law requirement.

D. Condition of Area Infrastructure

1. Transportation and Access

Transportation linkage to the Renewal Area includes two major state highways and a rail line running north/south parallel to Highway 101. Oregon State Highway 38 runs through the major part of the renewal area and connects State Highway 101 with Interstate 5 northeast of Drain, Oregon. Highway 101 connects the City of Reedsport and the renewal area with North Bend/Coos Bay to the south and Gardiner and Florence to the north. Both of these highways are in satisfactory condition, however there are pedestrian crossings on both highways that require safety improvements. 

Many of the local access streets in the Renewal Area are substandard. For example, there are no sidewalks on many of the streets and several streets are only surfaced with gravel and lack storm drainage, curbs and gutters.  There is also a lack of a consistent pedestrian access system and safe crossings adjacent to Highway 101. 

2. Water, Sanitary Sewer and Storm Drainage

a. Storm Drainage

The major utility service problem in Old Town is inadequate storm water drainage because the area floods during periods of heavy rainfall. The existing storm water collector system needs replacement and a new pump station and outflow are also needed at Elm Street to alleviate this problem. 

b. Water and Sanitary Sewer

The water and sanitary lines are adequate however, additional water storage and the wastewater treatment plant needs to be upgraded. The City has included these items in the Capital Improvement program as well as annual allocations for pipe replacement. 

E. Impacts on City Services and Costs

Improvements to the existing storm water system, streets and infrastructure in the Renewal Area will encourage rehabilitation as well as new development. By encouraging the use of vacant or under-utilized land, the base assessed value within the area should increase substantially. This improved assessed value will benefit the taxing districts when the tax increment process is completed since the districts will than have a much higher assessed valuation on which to levy taxes. Without the proposed project improvements, it is unlikely that any rehabilitation or new development will occur. 

The redevelopment and revitalization of commercial and industrial property within the area may result in added demands on the City Police Department in terms of patrols, property crime enforcement, and traffic enforcement. Likewise, greater new development and redevelopment may mean an increase in the demand for fire protection services. However, given the assumption that over the next twenty years the City will attract new tourists and residents, the district should not require significantly larger budgets than already planned.

III. Reasons for Selection of the Renewal Area Involved in the Program

The geographic area of the City was selected for an Urban Renewal District to eliminate the inhibiting conditions to economic development and improve the condition and quality of the businesses and residences. The major conditions limiting the productive use of this area for urban purposes are described below.

The analysis revealed the following conditions that constitute “blight” within the boundary: 

1.
Depreciated Values and Reduced Utilization of the Area 
The following table provides a summary of the qualitative characteristics of land parcels within the study area regarding utilization of land.
Table 4:
District Parcel Counts by Zoning, Tax Status and Improvements
Study 
[image: image2.emf]Total by

Zoning Zoning Exempt Taxable Subtotal Exempt Taxable Subtotal

Residential 179 3 5 8 5 166 171

Commercial 155 13 22 35 11 109 120

Industrial 95 20 20 40 9 46 55

Other 8 2 1 3 4 1 5

Totals 437 38 48 86 29 322 351

SOURCE: Douglas County Assessor's Office and Johnson Gardner, LLC

Vacant Improved


A review of the parcel data reveals underutilization, given the 437-parcel area:

· Non-Taxable Parcels: Public sector and other tax-exempt ownership comprises 15% of the parcels and over 21% of real market value. This would indicate a significant share of land area and potential taxable value not assessed and, therefore, not producing property tax for the City.
· Unimproved Properties: Despite comprising much of the Reedsport city center, nearly 20% (19.7%) of the parcels are unimproved.
A second important measure of underutilization of land in the area is the ratio of improvement value to land value. A high ratio will indicate that development has economic value for the good of commerce within an area, tax revenue generation, and general public welfare. In general, a healthy city center of a smaller community would be expected to have an improvement value to land value ratio of at least 4:1 or 5:1.

A representative sample of parcels within the District, comprising 20% of area taxable assessed value was analyzed.
· All Parcels: The area sample has an improvement to land value ratio of 2.11:1, or less than half the normal range expressed above ($5.31 million in improvement value to $2.52 million in land value).

· Commercial Land & Improvements: The area sample has an improvement to land value ratio of 2.23:1 for land zoned for commercial uses, or roughly half of the benchmark range expressed above ($4.63 million in improvement value to $2.08 million in land value).

2.
Incompatible Land Uses and Vacant Land- A portion of the urban renewal area has a mix of incompatible land uses. The area between Railroad and Winchester Avenues on the west and east and 6th Street on the south and the Umpqua River has a mix of residential, industrial and commercial uses. The residential uses are fragmented and located in areas better suited for commercial or industrial expansion or redevelopment. There is also a substantial number of vacant lots throughout the urban renewal area which represents a stagnant and unproductive condition of land which has the potential for contributing to the economic health of the City. (See Exhibits 2 and 3). The identification of specific tax lot conditions was provided by the Douglas County Council of Governments. 

3.
Inadequate Storm Drainage - The downtown area has storm drainage problems during heavy rainfall and the Capital Improvement Plan (CIP) identifies the need to replace the storm water collector and service lines as well as improving the Elm Street pump station and outflow. 

4.
Obsolete and deteriorated buildings - A visual exterior inspection of buildings within the area’s boundary was undertaken to identify buildings deteriorated or exhibiting deferred maintenance. There are a substantial number of residential and commercial buildings in the area which are deteriorated and would benefit from minor and major rehabilitation. The City’s Capital Improvement Plan dated 2006-07 identifies several projects that would improve the Community Building, including an ADA upgrade, kitchen remodel and major rehabilitation. The Discovery Center and Library are also identified as having deferred maintenance. 

Exhibit 3
5.
Unimproved Streets and Sidewalks- There are many streets in the area that are substandard. These streets lack curbs, gutters and sidewalks. Several of these streets are also in need of re-surfacing. The (CIP) has also identified the need for bicycle pathways and proper bike path signing, striping and symbols alerting automobile drivers. 

The review of blighting conditions indicates parcel underutilization, unproductive parcels from the standpoint of tax revenue generation and public welfare, and depreciated values in terms of existing improvements. Lack of storm water management deters development of some land in the renewal area. There are also obsolete and deteriorated buildings as well many substandard streets and an absence of sidewalks. Based on the conditions found within the boundary, the area contains one or more of the conditions listed under the definition of "blighted areas" found in ORS 457.020. 

IV. Relationship Between the Projects to be Undertaken in the Program and the Existing Conditions in the Area

The Urban Renewal Area as expressed above, is an area around which projects have been planned. The existing conditions in the area include deficiencies related to the lack of infrastructure and public amenities which inhibits new development and investment in the area. The proposed projects are designed to correct the deficiencies described in this Report. The projects will provide the infrastructure necessary to encourage development and revitalization of the Renewal Area in accordance with the City’s Comprehensive Plan.


V. Citizen Participation

The activities and projects identified in the Plan and Report were undertaken with the participation of citizens of the community and businesses within the Renewal Area.

The City staff appointed an Advisory Committee made up of representatives of the City Council, Port of Umpqua, Discovery Center, existing businesses and citizens interested in the future of the City. The Advisory Committee met approximately every month beginning in January through June, 2007. 

In addition, the City presented the idea and feasibility of an urban renewal district at a public meeting in September, 2006 and the proposed district and plan on June 13, 2007.

On June 26th the Reedsport Planning Commission conducted a public meeting and reviewed the Draft Urban Renewal Plan and Report for consistency with the City’s Comprehensive Plan and Zoning Ordinance. On July 9th, the Urban Renewal Agency and the City Council conducted public hearings on the Urban Renewal Plan and Report.

In addition, in accordance with ORS 457.120, all property owners of the City of Reedsport were notified in writing by the City of the intent of the City Council to adopt the Urban Renewal Plan and Report on July 9, 2007. 


VI. Relocation Report

The Urban Renewal Plan anticipates the acquisition and redevelopment of property which may result in the displacement of residents. Although the Agency has not identified specific parcels which will require acquisition at this point in time, it does intend to establish a Relocation Policy which will call for the Agency’s assistance to those residents that may be displaced when a formal acquisition analysis is completed. When the Agency does acquire developed and/or occupied property, it will assist displaced persons in finding replacements facilities. All displaced persons shall be contacted to determine relocation needs and shall be provided information on available space and be given assistance in moving. All relocation activities will be undertaken and payments made in accordance with the requirements of Oregon Revised Statutes (ORS) 281.045 to 281.105, and any other applicable laws or regulations.


VII. Project Costs and Timing

A. Projects and Cost Estimates
The anticipated projects and their costs to implement the objectives of the Plan are described in the following section. The projects have been organized and grouped into four phases that reflect the incremental receipt of project funding. The following is a description of the projects and the phases in which they will be implemented.

District 
Inventory the location/absence and condition 

of streets, sidewalks, lighting, sanitary sewer and

water lines and prepare a phasing schedule to improve

to City standards. 






$75,000


Complete:
2009
Old Town

Phase i
1.
Elm Street Pump Station and Outflow


$761,000

2.
Prepare Master Plan and Design Standards


    50,000

3.
Establish Business Facade Improvement 


Low Interest Loan/Grant Program



    20,000


Sub-Total:






$831,000

Complete:
2013
Phase II

1.
Stormwater collection pipe replacement – 50% 

$383,000

2.
Community Bldg - ADA and Deferred Maintenance

    81,300

3. 
Rainbow Plaza – Public Restrooms



  200,000

4.
Business Facade Program – Add Funds


    20,000


Sub-Total:






$664,300

Complete:
2014
Phase III

1,
Library – Deferred Maintenance Projects


  $150,000

2.
W. Railroad Bike Path`




      21,800

3.
Myrtle Grove Park Sidewalk




        6,000

4.
Rainbow Plaza – Theme Improvements


    100,000

5.
Curb, Gutter and Pavement - 3@$80,000 per block

    240,000

6.
Stormwater collection pipe replacement – 50%

    383,000


Sub-Total:






  $900,800

Complete:
2016
Phase IV

1.
Pavement Overlay – Winchester from Hwy 38 to Railroad
  $107,000

2.
Pavement Overlay – E. Railroad 4th to Dike Wall,


W. Railroad to Umpqua Ave., 3rd St. – Greenwood to


Rainbow, Rainbow Plaza – 3rd to 4th. 


      51,300

Sub-Total:






  $158,300


Complete:
2020

Total:






           $2,554,400
Riverfront 

Phase i
1.
Prepare Master Plan and Design Standards

    
  $35,000

2.
Property Acquisition 




        
$150,000


Sub-Total:






$185,000


Complete:
2010

Phase II

1.
Pedestrian Walkway/Deck and Viewpoints


$150,000

2.
Master Plan Project Implementation



$100,000

Sub-Total:






$250,000


Complete:
2013-14

Phase III

1. 
Master Plan Project Implementation



$250,000

Complete:
2020
Phase IV

1.
Master Plan Project Implementation



$250,000

Complete:
2024


Total:







$935,000
Highway 101
Phase I

1.
Gateway to the Dunes – Structure/Sign, Landscape

  $75,000

2.
Tourist Directional Signs 




  $50,000
 
Sub-Total:






$125,000


Complete:
2011

Phase II

1.
Enhance pedestrian safety and Highway 101 


corridor appearance from Scholfield to Umpqua bridges
  $70,000

Complete:
2012
Phase III

1.
Enhance pedestrian safety and Highway 101 


corridor appearance from Scholfield to Umpqua bridges 
$105,000

2.
Champion Park Bike Path




$113,000

Sub-Total:






$218,000


Complete:
2020
Phase IV

1.
Enhance pedestrian safety and Highway 101 


corridor appearance from Scholfield to Umpqua bridges 
$175,000


Complete:
2024


Total:







$588,000


Total – All Phases




         $4,077,400


Contingencies/Fees  - 20%




  815,480


Grand Total





         $4,892,880
B. Future Public Improvements

As private development occurs within the Renewal Area, or as the Agency attempts to stimulate it, future public improvements including streets, sidewalks, water, storm sewer, landscaping, lighting, drainage, etc. will be undertaken to permit, or compliment the new development.

C. Estimated Completion Date

The projects are estimated to be completed no later then 2027. No further tax increment revenues will be assessed and the district will be terminated on June 30, 2027.


VIII. Financial Analysis of the Plan

A. Anticipated Tax Increment Funds

As stated in Oregon Revised Statutes Chapter 457 (ORS 457), tax increment funds are anticipated from growth in assessed value within the Area over the course of the Plan. Growth in assessed value is projected to occur through appreciation in property values (“appreciation percentage”), limited to no more than three percent annually, and through changes in property that add value that is “excepted” from the three percent limit. Such “exception value” results from factors such as subdivision or rezoning of land and from construction of improvements. 

Table 5 shows the projections of growth in assessed value and the anticipated tax increment funds. The projections are based on reasonable expectations of near-term future development and have been prepared utilizing conservative assumptions about residential and commercial development that are likely to occur in Reedsport. 

Table 5:
Urban Renewal Area Tax Increment Revenue Estimates

[image: image1.wmf]Year

Cumulative New 

Incremental 

Assessed Values

Annual 

Revenue

Cumulative 

Revenue

2007

$863,699

$0

$0

2008

$1,753,309

$30,463

$30,463

2009

$2,669,607

$46,383

$76,846

2010

$3,613,394

$62,781

$139,627

2011

$4,585,494

$79,671

$219,298

2012

$15,737,073

$273,424

$492,721

2013

$17,072,884

$296,633

$789,354

2014

$18,448,769

$320,538

$1,109,892

2015

$19,865,931

$345,161

$1,455,053

2016

$21,325,608

$370,522

$1,825,575

2017

$22,829,075

$396,644

$2,222,218

2018

$24,377,646

$423,549

$2,645,768

2019

$25,972,674

$451,262

$3,097,030

2020

$27,615,553

$479,806

$3,576,836

2021

$29,307,718

$509,207

$4,086,043

2022

$31,050,649

$539,489

$4,625,533

2023

$32,845,867

$570,681

$5,196,213

2024

$34,694,942

$602,807

$5,799,021

2025

$36,599,489

$635,898

$6,434,919

2026

$38,561,172

$669,981

$7,104,900

2027

$40,581,706

$705,087

$7,809,986

SOURCE: Douglas County Assessor's Office & Johnson Gardner, LLC


B. Estimated Amount of Money Required Under ORS 457
The Plan anticipates a total of $7,809,986 in tax increment revenues will be used in its entirety to repay indebtedness issued or incurred to finance the projects contained in the Plan. An additional $109,040 is projected to be received from earnings on reserve fund balances.
Table 6:
Projected Revenues, Debt Service and Other Expenditures

[image: image3.emf]Douglas 

County

City of 

Reedsport

Port of 

Umpqua

Lower    

Umpqua 

Hospital

Lower        

Umpqua            

Parks & 

Recreation

South Coast 

Education 

Service District

Reedsport 

School District 

105**

Southwestern 

Oregon 

Community 

College All Levies

1.1040 6.1882 0.3441 3.9729 0.2416 0.4432 4.3788 0.7017 17.3745

Year

Taxable Assessed 

Value

2006 $0 $6,593 $0 $0 $0 $0 $0 $0 $0 $0 $0

2007 $863,699 $2,969 $0 $0 $0 $0 $0 $0 $0 $0 $0

2008 $1,753,309 $0 $1,936 $10,850 $603 $6,966 $424 $777 $7,677 $1,230 $30,463

2009 $2,669,607 $0 $2,947 $16,520 $919 $10,606 $645 $1,183 $11,690 $1,873 $46,383

2010 $3,613,394 $0 $3,989 $22,360 $1,243 $14,356 $873 $1,601 $15,822 $2,536 $62,781

2011 $4,585,494 $0 $5,062 $28,376 $1,578 $18,218 $1,108 $2,032 $20,079 $3,218 $79,671

2012 $15,737,073 $0 $17,374 $97,384 $5,415 $62,522 $3,802 $6,975 $68,909 $11,043 $273,424

2013 $17,072,884 $0 $18,848 $105,650 $5,875 $67,829 $4,125 $7,567 $74,759 $11,980 $296,633

2014 $18,448,769 $0 $20,367 $114,165 $6,348 $73,295 $4,457 $8,176 $80,783 $12,946 $320,538

2015 $19,865,931 $0 $21,932 $122,934 $6,836 $78,925 $4,800 $8,805 $86,989 $13,940 $345,161

2016 $21,325,608 $0 $23,543 $131,967 $7,338 $84,725 $5,152 $9,452 $93,381 $14,964 $370,522

2017 $22,829,075 $0 $25,203 $141,271 $7,855 $90,698 $5,516 $10,118 $99,964 $16,019 $396,644

2018 $24,377,646 $0 $26,913 $150,854 $8,388 $96,850 $5,890 $10,804 $106,745 $17,106 $423,549

2019 $25,972,674 $0 $28,674 $160,724 $8,937 $103,187 $6,275 $11,511 $113,729 $18,225 $451,262

2020 $27,615,553 $0 $30,488 $170,891 $9,503 $109,714 $6,672 $12,239 $120,923 $19,378 $479,806

2021 $29,307,718 $0 $32,356 $181,362 $10,085 $116,437 $7,081 $12,989 $128,333 $20,565 $509,207

2022 $31,050,649 $0 $34,280 $192,148 $10,685 $123,361 $7,502 $13,762 $135,965 $21,788 $539,489

2023 $32,845,867 $0 $36,262 $203,257 $11,302 $130,493 $7,936 $14,557 $143,825 $23,048 $570,681

2024 $34,694,942 $0 $38,303 $214,699 $11,939 $137,840 $8,382 $15,377 $151,922 $24,345 $602,807

2025 $36,599,489 $0 $40,406 $226,485 $12,594 $145,406 $8,842 $16,221 $160,262 $25,682 $635,898

2026 $38,561,172 $0 $42,572 $238,624 $13,269 $153,200 $9,316 $17,090 $168,852 $27,058 $669,981

2027 $40,581,706 $0 $44,802 $251,128 $13,964 $161,227 $9,805 $17,986 $177,699 $28,476 $705,087

20-Year Total: $496,257 $2,781,649 $154,676 $1,785,853 $108,601 $199,222 $1,968,308 $315,420 $7,809,986

$302,661 $1,696,493 $94,335 $1,089,169 $66,235 $121,503 $1,200,447 $192,371 $4,763,214

*Compression as a percentage of City of Reedsport (Tax Code 105.1) has declined by 1.0875% annually since 2001.

**Although school district property tax revenues would be foregone with urban renewal, there would be no net loss to school funding, as established by current State of Oregon K-12 per-student funding system.

SOURCE: The Urban Renewal Program - Under the Past and Current Property Tax Systems , State of Oregon Legislative Revenue Office, 2000, Douglas County Assessor's Office, City of Reedsport and Johnson Gardner, LLC

Measure 50 Property Tax Rates (Per $1,000 Taxable Assessed Value)

Present Value (3% Inflation):

Cumulative Property Tax Revenues Foregone By Taxing District**

Cumulative New 

Increment

 Study Area 

Annual 

Compression*


C. Anticipated Year in which Indebtedness will be Retired or Otherwise Provided for under ORS 457.450
Table 6 on the previous page shows the anticipated revenues and expenditures for the Plan. The revenues result from the issuance of long term and short term debt and interest earnings on project fund balances. The expenditures are based on the estimated project costs and the share of those costs that will be assumed by the Agency pursuant to the Plan. The total project costs and the Plan’s share of those costs are shown in Section VII. Revenues other than tax increment revenues have not been estimated for purposes of conservative plan revenue estimates.
D. Project Revenues and Expenditures

Table 6 shows the anticipated revenues and expenditures for the Plan. The revenues result from the issuance of long term and short term debt and interest earnings on project fund balances. The expenditures are based on the estimated project costs and the share of those costs that will be assumed by the Agency pursuant to the Plan. The agency may need to borrow funds from the City or take out a two year note with a local lending institution until receipt of funds in 2009-10 from the first Bond issue.
E. Statement of Fiscal Impact on Other Jurisdictions under ORS 457.420-457.440

The use of tax increment financing creates a fiscal impact on the taxing districts (e.g. the City, the County, the Community College) that levy taxes within the Area. This impact consists of those districts foregoing the taxes that would have been levied on the increase in assessed value within the Area while tax increment financing is in effect. 

In order to project these impacts, it is necessary to estimate the growth in assessed value that would have occurred without the Plan. The Plan’s projects are anticipated to create assessed value growth that would not occur but for the Plan. Therefore the taxes that are foregone are those resulting from projected development without the public improvements developed under the Plan.

These impacts are shown in Table 7. The table shows the rates of appreciation of existing properties (which are the same as with the Plan), the percent of the exception value under the Plan that is projected to occur without the Plan, and the resulting incremental assessed value. The revenues foregone by the taxing districts equal their permanent tax rates times the projected incremental assessed value. Note that the property tax revenues foregone by the Reedsport School District do not result in revenue losses to the School District because of the system of state funding of K-12 education. The impacts are shown to illustrate what they would be if the school funding system is materially changed and property tax revenues become directly relevant.

Within a relatively short amount of time after the tax increment revenues terminate, the additional revenues that are available to these taxing districts are projected to repay the districts for revenues foregone during the Plan.

Table 7:
Projected Property Tax Revenues Foregone

[image: image4.emf]Cumulative New Use of Increment

Year

Incremental 

Assessed Values

Annual 

Revenue

Interest 

Earnings

Grants & Other 

Revenue

Total District 

Revenue

District Bonds 

Sold

Non-Bond 

Debt

Debt Service 

Payment Payment Balance

2007-08 $863,699 $0 $0 $0 $0 $0 $0 $0 $0 $0

2008-09 $1,753,309 $30,463 $0 $0 $30,463 $0 $0 $0 $0 $30,463

2009-10 $2,669,607 $46,383 $914 $0 $47,297 $400,000 $0 ($41,860) $0 $5,436

2010-11 $3,613,394 $62,781 $163 $0 $62,944 $0 $0 ($41,860) $0 $26,520

2011-12 $4,585,494 $79,671 $796 $0 $80,466 $0 $0 ($41,860) $0 $65,126

2012-13 $15,737,073 $273,424 $1,954 $0 $275,378 $2,400,000 $0 ($293,023) ($19,600) $47,480

2013-14 $17,072,884 $296,633 $1,424 $0 $298,057 $0 $0 ($293,023) $0 $52,514

2014-15 $18,448,769 $320,538 $1,575 $0 $322,114 $0 $0 ($293,023) $0 $81,604

2015-16 $19,865,931 $345,161 $2,448 $0 $347,609 $700,000 $0 ($388,131) ($42,970) $41,081

2016-17 $21,325,608 $370,522 $1,232 $0 $371,754 $0 $0 ($388,131) ($17,609) $24,705

2017-18 $22,829,075 $396,644 $741 $0 $397,385 $0 $0 ($388,131) $0 $33,959

2018-19 $24,377,646 $423,549 $1,019 $0 $424,568 $450,000 $0 ($449,272) ($25,722) $9,255

2019-20 $25,972,674 $451,262 $278 $0 $451,540 $0 $0 ($449,272) $0 $11,523

2020-21 $27,615,553 $479,806 $346 $0 $480,152 $0 $0 ($449,272) $0 $42,404

2021-22 $29,307,718 $509,207 $1,272 $0 $510,479 $0 $0 ($449,272) $0 $103,611

2022-23 $31,050,649 $539,489 $3,108 $0 $542,598 $0 $0 ($449,272) $0 $196,938

2023-24 $32,845,867 $570,681 $5,908 $0 $576,589 $0 $0 ($407,411) $0 $366,115

2024-25 $34,694,942 $602,807 $10,983 $0 $613,791 $0 $0 ($407,411) $0 $572,495

2025-26 $36,599,489 $635,898 $17,175 $0 $653,073 $0 $0 ($407,411) $0 $818,156

2026-27 $38,561,172 $669,981 $24,545 $0 $694,526 $0 $0 ($407,411) $0 $1,105,271

2027-28 $40,581,706 $705,087 $33,158 $0 $738,245 $0 $0 ($61,141) $0 $1,782,375

SOURCE: Douglas County Assessor's Office & Johnson Gardner, LLC

Debt Service Reserve Fund


F. Impacts on Taxpayers
In addition to the revenues foregone by taxing districts, the financing of the Plan may impact tax payers, in that the rates calculated by the County Assessor for dollar based levies (such as bonds or dollar based local option levies) issued before October of 2001 will be slightly higher.  This is a result of the incremental assessed value within the Area being excluded from the rate calculation to meet a pre-existing, fixed annual bond debt service obligation or local option levy revenue schedule.

Taxpayers will not be affected by establishment of a Reedsport urban renewal district as there are presently no exempt bond obligations for affected jurisdictions. Consistent with State statute, new revenue bond obligations would not be affected by the urban renewal district division of taxable assessment.


Appendices

Appendix 1 – ORS Requirements

The following matrix describes where in the Urban Renewal Report the requirements of ORS 457.085 are satisfied.

	ORS Requirement
	Applicable Urban Renewal Plan Sections

	457.085(3)(a)
	II

	457.085(3)(b)
	III

	457.085(3)(c)
	IV

	457.085(3)(d)
	VII

	457.085(3)(e)
	VII

	457.085(3)(f)
	VII, VIII

	457.085(3)(g)
	VIII

	457.085(3)(h)
	VIII
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