CITY OF OREGON CITY

URBAN RENEWAL COMMISSION
AGENDA

Virtual Meeting
Wednesday, March 17, 2021 at 6:00 PM

VIRTUAL MEETING OF THE URBAN RENEWAL COMMISSION

The public is strongly encouraged to relay concerns and comments to the Commission in
one of three ways:

* Email at any time up to 12 p.m. the day of the meeting to
recorderteam@orcity.org.

* Phone call (Monday — Friday, 8 am — 5 pm) to 503-496-1505, all messages will be
relayed and/or citizens can register to provide over-the-phone testimony during
the meeting.

+ Mail to City of Oregon City, Attn: City Recorder, P.O. Box 3040, Oregon City, OR
97045

CALL TO ORDER
ROLL CALL

CITIZEN COMMENTS
DISCUSSION ITEMS

1. Commercial Lease Renewal with Clackamas Landscape Supply, Inc.

2. Alternatives Analysis — Study of Urban Renewal
3. Urban Renewal Agency Financial Information
4. Minutes of 01-26-2021 Urban Renewal Commission Meeting

COMMUNICATIONS

ADJOURNMENT

PUBLIC COMMENT GUIDELINES

Complete a Comment Card prior to the meeting and submit it to the City Recorder. When the Mayor/Chair
calls your name, proceed to the speaker table, and state your name and city of residence into the
microphone. Each speaker is given three (3) minutes to speak. To assist in tracking your speaking time,
refer to the timer on the table.
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Urban Renewal Commission Agenda March 17, 2021

As a general practice, the City Commission does not engage in discussion with those making comments.

Electronic presentations are permitted but shall be delivered to the City Recorder 48 hours in advance of
the meeting.

ADA NOTICE

The location is ADA accessible. Hearing devices may be requested from the City Recorder prior to the
meeting. Individuals requiring other assistance must make their request known 48 hours preceding the
meeting by contacting the City Recorder’s Office at 503-657-0891.

Agenda Posted at City Hall, Pioneer Community Center, Library, City Website.

Video Streaming & Broadcasts: The meeting is streamed live on the Oregon City’s website at
www.orcity.orqg and available on demand following the meeting. The meeting can be viewed on
Willamette Falls Television channel 28 for Oregon City area residents as a rebroadcast. Please

contact WFMC at 503-650-0275 for a programming schedule.

Page 2



http://www.orcity.org/

625 Center Street

CITY OF OREGON CITY Oregon City, OR 97045

503-657-0891
Staff Report

Item #1.

To: Urban Renewal Commission Agenda Date: 03/17/2021
From: City Manager Tony Konkol
SUBJECT:

Commercial Lease Renewal with Clackamas Landscape Supply, Inc.

STAFF RECOMMENDATION:

Approve Renewal of Commercial Lease

EXECUTIVE SUMMARY:

The Urban Renewal Commission is the landlord of commercial property located at 1795
Washington Street, Oregon City, OR 97045, The current tenant is Clackamas Landscape
Supply, Inc. The tenant is seeking to renew its lease with the Urban Renewal Commission
starting retroactively on January 1, 2021 and expiring on December 31, 2023.

BACKGROUND:

Clackamas Landscape Supply, Inc. (“Tenant”) is seeking to renew its lease with the
Urban Renewal Commission (“Landlord”) starting retroactively on January 1, 2021 and
expiring on December 31, 2023. The Landlord may terminate this lease at any time
during the term of this lease including any renewal term by providing tenant with not
less than a twelve-month prior written notice of termination. The Urban Renewal
Commission in its sole discretion may allow the Tenant to exercise an option to renew
the proposed lease for two (2) successive terms of one (1) year each.

On December 31, 2020, the Tenant’s base rent was $3,750.83. It is recommended that
the current lease be renewed at a new base rent amount of $3,844.60, a 2.5% increase
over the previous monthly base rent amount. The proposed monthly base rent will
increase each year thereafter at a rate of 2.5% over the monthly base rent of the
immediately preceding year. The Tenant shall be responsible for all real property taxes
and assessments levied during the lease term. In 2020/2021 the property taxes were
$9,327.61.
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Item #1.

OPTIONS:
1. Renew the lease for an additional three-year term with the option of two

successive terms of one year.
2. Do not renew the lease.

BUDGET IMPACT:

Amount: $11,824.55 (total from year 2021 up to year 2023)
$8,383.93 (options exercised beyond year 2023 up to year 2025)
$20,208.48
FY(s): Fy2021/2023

Funding Source(s): Tenant’'s Monthly Base Rent
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COMMERCIAL LEASE

DATE: January 1, 2021

BETWEEN: Oregon City Urban Renewal Agency
625 Center Street

Oregon City, Oregon 97045 (“Landlord”)
AND: Clackamas Landscape Supply, Inc.
Steven C. Pearson, President
P. 0. Box 610
Oregon City, Oregon 97045 (“Tenant™)
RECITALS
A Landlord owns a certain parcel of real property located at 1795 Washington Street, Oregon City,

Oregon, and commonly known as Assessor’s Map No. 2-2E-29, Tax Lot 1402 (“Tax Lot 1402”). Landlord desires
to lease to Tenant, and Tenant desires to lease from Landlord, that certain portion of Tax Lot 1402 depicted on
Exhibit A attached hereto and by this reference incorporated herein as the “Use Area” of Tax Lot 1402, consisting of
approximately 225,970 square feet (the “Property”); and

B. Landlord desires to lease the Property to Tenant, and Tenant desires to lease the Property from
Landlord, subject to the terms and conditions set forth below, including the condition that this Lease be approved by
the Oregon City Urban Renewal Commission.

NOW, THEREFORE, in consideration of the mutual covenants and agreements contained herein, the
parties, intending to be legally bound, agree as follows:

AGREEMENT
1. NEW LEASE AGREEMENT.

1.1. New Lease; Contingency. In consideration of the covenants and agreements herein contained to
be paid, kept and faithfully performed by Tenant, Landlord does hereby lease to Tenant, and Tenant does hereby
lease from Landlord, the Property, on the terms and conditions stated herein. This Lease shall be contingent on
approval of the City of Oregon City Urban Renewal Commission and shall be null and void if such approval is not
obtained by March 17, 2021. The parties agree that if such approval is obtained by such date, the terms of this lease
shall be effective retroactive January 1, 2021.

1.2. Term. The term of this Lease shall be for a period of three years, commencing on January 1,
2021, and expiring at midnight on December 31, 2023, unless sooner terminated, as provided herein.
Notwithstanding the foregoing, Landlord may terminate this lease at any time during the term of this lease, including
any renewal term, by providing Tenant with not less than twelve (12) months’ prior written notice of termination.

1.3. Possession. Tenant acknowledges that Tenant is currently in possession of the Property, and
accordingly, Tenant’s right to possession under this Lease shall commence immediately upon mutual execution of
this document.

1.4. Renewal Terms. If this lease is not in default at the time each option is exercised or at the time
the renewal term is to commence, in the sole discretion of the Urban Renewal Commission, the landlord may allow
Tenant to exercise an option to renew this Lease for two (2) successive terms of one (1) year each, as follows:

1.4.1  Notice to exercise an option may be communicated by written notice to Landlord given
not less than 60 days before the last day of the expiring term. Giving such notice shall be sufficient to allow the
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Landlord to consider its desire to allow this Lease to be binding for the renewal term without further action of the
parties; provided, however, if Landlord has provided Tenant with a notice of termination under Section 1.2 above,
whether before or after Tenant communicates its desire to obtain an option to renew, the renewal term shall expire
on the termination date set forth in the termination notice. Upon Landlord allowing the Tenant to exercise an option
to renew as provided herein, Landlord and Tenant shall then be bound to take the steps required in connection with
the determination of rent as specified below.

1.42  Each renewal term shall commence on the day following expiration of the preceding
Term.

1.4.3  The terms and conditions of the Lease for each renewal term shall be identical with the
original Term, except for rent and except that Tenant will no longer have any option to renew this Lease for the
option that has been exercised.

1.4.4  The monthly base rent for a renewal term shall be the greater of (a) the monthly base rent
during the preceding term, plus two and one-half percent (2.5%); or (b) a reasonable rental for the ensuing term as
agreed by the parties. If the parties do not agree on a reasonable rental within 30 days after Landlord’s receipt of
Tenant’s notice of election to renew, the reasonable rental for the ensuing term shall be determined by a qualified,
independent real property appraiser familiar with commercial rental values in the Oregon City, OR area. The
appraiser shall be chosen by Tenant from a list of not fewer than three such persons submitted by Landlord. If
Tenant does not make the choice within five days after submission of the list, Landlord may do so. If Landlord does
not submit such a list within 10 days after written request from Tenant to do so, Tenant may name as an appraiser
any individual with such qualifications. Within 30 days after the appraiser’s appointment, the appraiser shall make a
determination of the reasonable rental for the ensuing term, which shall be final and binding on both parties.
Regardless of the appraiser’s determination of the reasonable rent, in no event shall the monthly base rent be less
than the monthly base rent during the preceding term, plus two and one-half percent (2.5%). The cost of the
appraisal shall be borne equally by both parties.

1.5. Condition of Property. Landlord makes no representations or warranties as to the condition of
the Property or any improvements thereon and Tenant accepts the Property in “AS-IS” condition.

2. RENT.

2.1. Base Rent. For the twelve-month period beginning January 1, 2021 and ending on December
31, 2021, Tenant shall pay the following monthly base rent to Landlord for the Property: $3,844.60 (three
thousand eight hundred and forty-four dollars and fifty-six cents. For the twelve-month period beginning
January 1, 2022 and ending on December 31, 2022, monthly base rent shall increase by two and one-half percent
(2.5%) over monthly base rent for the immediately preceding twelve-month period. For the twelve-month period
beginning January 1, 2023 and ending on December 31, 2023, monthly base rent shall increase by two and one-half
percent (2.5%) over monthly base rent for the immediately preceding twelve-month period. Monthly base rent for
any renewal period shall be determined as provided in Section 1.4.4 above. Rent shall be payable on the first day of
each month in advance at such place as may be designated by Landlord.

2.2. Security Deposit. No security deposit is required for this Lease.

2.3. Additional Rent. All insurance costs and utility charges that Tenant is required to pay by this
Lease, and any other sum that Tenant is required to pay to Landlord or third parties, shall be additional rent.

2.4. Taxes. Tenant shall be responsible for all real property taxes and assessments levied during the
lease term on Tax Lot 1402. Tenant shall be responsible for payment of the entire amount of personal property taxes
for improvements (including any office structure) located on the Property and separately assessed on the tax rolls;
provided, however, that Tenant shall not be responsible for payment of any property taxes for improvements not
located on the Property (but located on the same tax lot) and separately assessed on the tax rolls. In 2020/2021,
these property taxes were as follows: $9,327.61.
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The Landlord shall pay any property taxes due (excluding real property taxes billed directly to Tenant)
prior to their due date and send a bill to the Tenant seeking reimbursement of any property taxes paid.
Reimbursement by Tenant shall be made within thirty (30) days after billed by Landlord, and any late payment shall
be subject to a late payment charge as provided in Section 2.5.

2.5. Late Payment. Tenant hereby acknowledges that late payment by Tenant to Landlord of rent and
other charges due under this Lease will cause Landlord to incur costs not contemplated by this Lease, the exact
amount of which will be extremely difficult to ascertain. Such costs include, but are not limited to, processing and
accounting charges. If any installment of rent or any other charge due from Tenant is not received by Landlord
within ten (10) days after such amount shall be due, then, at Landlord’s election and upon Landlord’s demand,
Tenant shall pay to Landlord a late charge equal to five percent (5%) of such overdue amount, and in such event the
parties hereby agree that such late charge represents a fair and reasonable estimate of the costs Landlord will incur
by reason of the late payment by Tenant. Acceptance of such late charge by Landlord shall in no event constitute a
waiver of Tenant’s default with respect to such overdue amount, nor prevent Landlord from exercising any other
rights and remedies granted to it hereunder.

3. USE OF PROPERTY.

3.1 Permitted Use. The Property shall be used for the operation of a building materials supply
company and for no other purpose without the prior written consent of Landlord.

3.2. Restrictions on Use. In connection with the use of the Property, Tenant shall:

3.2.1  Promptly conform to and comply with and cause all other persons to conform to and
comply with, all laws, ordinances, regulations, directions, rules, and other requirements of all public authorities
applicable to the use or occupancy of the Property and, in this respect, promptly correct at Tenant’s expense any
failure of compliance, and promptly make all required repairs, alterations, and additions.

3.2.2  Refrain from any activity that would make it impossible to insure the Property against
casualty, would increase the insurance rate, or would prevent Landlord from taking advantage of any ruling of the
Oregon Insurance Rating Bureau, or its successor, allowing Landlord to obtain reduced premium rates for long-term
fire insurance policies.

3.2.3 Refrain from any use that would be reasonably offensive to owners or users of
neighboring premises or that would tend to create a nuisance or damage the reputation of the Property.

3.2.4  Comply with all rules and regulations as may be adopted and made available to Tenant
by Landlord from time to time for the safety, care, cleanliness and orderly operation of the Property.

3.3. Hazardous Substances. Tenant shall not cause or permit any Hazardous Substance to be spilled,
leaked, disposed of, discharged or otherwise released on or under the Property. Tenant may use or otherwise handle
on the Property only those Hazardous Substances typically used or sold in the prudent and safe operation of the
business specified in Section 3.1; provided, however, if the Tenant uses or handles Hazardous Substances on the
Property in the operation of the business specified in Section 3.1, Tenant shall assume full and complete
responsibility therefore and all liability and expense relating thereto or arising therefrom. Tenant may store such
Hazardous Substances on the Property only in quantities necessary to satisfy Tenant’s reasonably anticipated needs.
Tenant shall comply with all Environmental Laws and exercise the highest degree of care in the use, handling, and
storage of Hazardous Substances and shall take all practicable measures to minimize the quantity and toxicity of
Hazardous Substances used, handled, or stored on the Property. Upon the expiration or termination of this Lease,
Tenant shall, at Tenant’s sole expense, remove all Hazardous Substances brought or permitted by Tenant from the
Property. If Tenant breaches the obligations stated in this Section 3.3, or if the presence of Hazardous Materials on
the Property caused or permitted by Tenant results in contamination of the Property, then Tenant shall indemnify,
defend and hold Landlord harmless from any and all claims, judgments, damages, penalties, fines, costs, liabilities,
or losses (including without limitation diminution in value of the Property, damages for the loss or restriction on the
use of rentable or usable space or of any adverse impact on marketing of space on the Property, and sums paid in
settlement of claims, attorneys’ fees, consultant fees and expert fees) which arise during or after the lease term as a
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result of such contamination. This indemnification of Landlord by Tenant includes, without limitation, costs
incurred in connection with any investigation of site conditions or any clean-up, remediation, removal or restoration
work required by any federal, state or local governmental agency, political subdivision, lender or buyer because of
Hazardous Material present in the soil or groundwater on or under the Property brought or permitted by Tenant,
diminution in value of the Property, damages for the loss or restriction on use of rentable or usable space or of any
amenity of the Property, and sums paid in settlement of claims, attorneys’ fees, consultant fees, laboratory fees and
expert fees. Without limiting the foregoing, if the presence of any Hazardous Materials on the Property caused or
permitted by Tenant results in any contamination of the Property, Tenant shall promptly take all actions, at its sole
expense, as are necessary to return the Property to the condition existing prior to the contamination of the Property
by any such Hazardous Materials. Tenant will deliver to Landlord copies of any documents received from, or sent
by Tenant to, the United States Environmental Protection Agency and/or any state, county or municipal
environmental or health agency concerning the Tenant’s operations on the Property. The term Environmental Law
shall mean any federal, state, or local statute, regulation, or ordinance or any judicial or other governmental order
pertaining to the protection of health, safety or the environment. The term Hazardous Substance shall mean any
hazardous, toxic, infectious or radioactive substance, waste, and material as defined or listed by any Environmental
Law and shall include, without limitation, petroleum oil and its fractions.

3.4. Continuity of Use. Tenant shall occupy the Property continuously for the purpose stated in
Section 3.1 and carry-on business during the hours customary in comparable businesses similarly situated.

4. REPAIRS AND MAINTENANCE.

4.1. Tenant’s Obligations. Tenant shall, at Tenant’s sole cost and expense, maintain and keep the
Property, and all improvements now located or hereafter placed thereon, in repair, operating condition, working
order and appearance during the entire term of this Lease which shall be equal to or better than at the
commencement of the Lease. Tenant shall, at Tenant’s sole cost and expense, perform and be responsible for all
repairs, maintenance, alterations and replacements to the Property.

4.2. Reimbursement for Repairs Assumed. If Tenant fails or refuses to make repairs that are
required by this Section 4, Landlord may at its option make the repairs on Tenant’s behalf and charge the actual
costs of repairs to Tenant. Such expenditures by Landlord shall be reimbursed by Tenant on demand together with
interest at the rate of nine percent (9%) per annum from the date of expenditure by Landlord.

4.3. Inspection of Property. Landlord shall have the right to inspect the Property at any reasonable
time or times to determine the necessity of repair.

5. ALTERATIONS.

5.1. Alterations Prohibited Without Landlord’s Consent. Tenant shall make no permanent
improvements or alterations on the Property of any kind without first obtaining Landlord’s written consent.

5.2. Ownership and Removal of Alterations. Improvements and alterations installed by Tenant
shall, at Landlord’s option, be removed by Tenant upon expiration or earlier termination of this Lease and the
Property restored unless the applicable Landlord’s consent specifically provides otherwise.

5.3. Liens. Except with respect to activities for which Landlord is responsible, Tenant shall pay as due
all claims for work done on and for services rendered or material furnished to the Property and shall keep the
Property free from any liens. If Tenant fails to pay any such claims or to discharge any lien, Landlord may at its
option do so and collect the cost as additional rent. Any amount so added shall bear interest at the rate of nine
percent (9%) per annum from the date expended by Landlord and shall be payable on demand. Such action by
Landlord shall not constitute a waiver of any right or remedy which Landlord may have on account of Tenant’s
default.

6. INSURANCE.
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6.1. Personal Property Insurance. Tenant shall, at Tenant’s own expense, keep all personal property
of Tenant on the Property insured against fire and other risks covered by a standard fire insurance policy.

6.2. Waiver of Subrogation. Neither party shall be liable to the other (or to the other’s successors or
assigns) for any loss or damage caused by fire or any of the risks enumerated in a standard fire insurance policy with
an extended coverage endorsement, and in the event of insured loss, neither party’s insurance company shall have a
subrogated claim against the other. This waiver shall be valid only if the insurance policy in question expressly
permits waiver of subrogation or if the insurance company agrees in writing that such a waiver will not affect
coverage under the policies. Each party agrees to use best efforts to obtain such an agreement from its insurer if the
policy does not expressly permit a waiver of subrogation.

7. TAXES; UTILITIES.

7.1. Real Property Taxes. Landlord shall pay as due all real property taxes and special assessments,
levied, imposed or assessed against the Property, and Tenant shall reimburse Landlord for such payment as provided
in Section 2.4.

7.2. Property Taxes. Tenant shall pay as due all taxes levied, assessed or imposed on its trade
fixtures, furnishings, equipment and other personal property located on the Property.

7.3. Special Assessments. If an assessment for a public improvement is made against the Property,
Landlord may elect to cause such assessment to be paid in installments, in which case all of the installments payable
with respect to the lease term shall be treated the same as general real property taxes for purposes of Section 7.1.

7.4. Contest of Taxes. Landlord shall be permitted to contest the amount of any tax or assessment as
long as such contest is conducted in a manner that does not cause any risk that Tenant’s interest in the Property will
be foreclosed for nonpayment.

7.5. Payment of Utility Charges. Tenant shall obtain utilities for the Property, if any, in Tenant’s
name and shall pay when due all charges for services and utilities incurred in connection with the use, occupancy,
operation, and maintenance of the Property, including but not limited to charges for fuel, water, gas, heat, electricity,
sewage disposal, and power, together with any taxes thereon.

8. DAMAGE OR DESTRUCTION.
8.1. Definitions.

8.1.1  “Property Partial Damage” shall herein mean damage or destruction to the Property to the
extent that the cost of repair is less than fifty percent (50%) of the then replacement cost of the Property.

8.1.2  “Property Total Destruction” shall herein mean damage or destruction to the Property to
the extent that the cost of repair is fifty percent (50%) or more of the then replacement cost of the Property.

8.1.3  “Insured Loss” shall herein mean damage or destruction which was caused by an event
required to be covered by the insurance described in Section 6 above.

8.2. Partial Damage - Insured Loss. Subject to the provisions of Sections 8.4, 8.5 and 8.6, if at any
time during the term of this Lease there is damage which is an Insured Loss and which falls into the classification of
Property Partial Damage, then Landlord shall, at Landlord’s expense, repair such damage, but not Tenant’s fixtures,
equipment or tenant improvements, as soon as reasonably possible and this Lease shall continue in full force and
effect.

8.3. Partial Damage - Uninsured Loss. Subject to the provisions of Sections 8.4, 8.5 and 8.6, if at
any time during the term of this Lease there is damage which is not an Insured Loss and which falls within the
classification of Property Partial Damage, unless caused by a negligent or willful act of Tenant (in which event
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Tenant shall make the repairs at Tenant’s expense), Landlord may at Landlord’s option either (i) repair such damage
as soon as reasonably possible at Landlord’s expense, in which event this Lease shall continue in full force and
effect, or (ii) give written notice to Tenant within thirty (30) days after the date of the occurrence of such damage of
Landlord’s intention to cancel and terminate this Lease. Tenant shall have the right within ten (10) days after the
receipt of such notice to give written notice to Landlord of Tenant’s intention to repair such damage at Tenant’s
expense, without reimbursement from Landlord, in which event this Lease shall continue in full force and effect, and
Tenant shall proceed to make such repairs as soon as reasonably possible. If Tenant does not give such notice
within such 10-day period, this Lease shall be cancelled and terminated as of the date of the occurrence of such
damage.

8.4. Total Destruction. If at any time during the term of this Lease there is damage, whether or not an
Insured Loss (including destruction required by any authorized public authority), which falls into the classification
of Property Total Destruction, this Lease shall automatically terminate as of the date of such total destruction.

8.5. Abatement of Rent. In the event of damage described in Sections 8.2 or 8.3, and Landlord or
Tenant repairs or restores the Property pursuant to the provisions of this Section 8, the rent payable hereunder for the
period during which such damage, repair or restoration continues shall be abated in proportion to the degree to
which Tenant’s use of the Property is impaired, except that there shall be no rent abatement where the damage
occurred as a result of the fault of Tenant. Except for abatement of rent, if any, Tenant shall have no claim against
Landlord for any damage suffered by reason of any such damage, destruction, repair or restoration.

8.6. Waiver. Landlord and Tenant waive the provisions of any statutes which relate to termination of
leases when leased property is destroyed and agree that such event shall be governed by the terms of this Lease.

9. CONDEMNATION.

9.1. Partial Taking. If a portion of the Property is condemned and Section 9.2 does not apply, this
Lease shall continue on the following terms:

9.1.1 Landlord shall be entitled to all of the proceeds of condemnation, and Tenant shall have no
claim against Landlord as a result of the condemnation.

9.1.2 Landlord shall proceed as soon as reasonably possible to make sure repairs and alterations
to the Property as are necessary to restore the remaining Property to a condition as comparable as reasonably
practicable to that existing at the time of the condemnation.

9.1.3 After the date on which title vests in the condemning authority or an earlier date on which
alterations or repairs are commenced by Landlord to restore the balance of the Property in anticipation of taking, the
rent shall be reduced in proportion to the reduction in value of the Property as an economic unit on account of the
partial taking.

9.1.4 If a portion of Landlord’s property not included in the Property is taken, and severance
damages are awarded account of the Property, or an award is made for detriment to the Property as a result of
activity by a public body not involving a physical taking of any portion of the Property, this shall be regarded as a
partial condemnation to which Sections 9.1.1 and 9.1.3 apply, and the rent shall be reduced to the extent of reduction
in rental value of the Property as although a portion had been physically taken.

9.2. Total Taking. If a condemning authority takes all of the Property or a portion sufficient to render
the remaining Property reasonably unsuitable for the use that Tenant was then making of the Property, this Lease
shall terminate as of the date the title vests in the condemning authorities. Such termination shall have the same
effect as a termination by Landlord under Section 8.4. Landlord shall be entitled to all of the proceeds of
condemnation, and Tenant shall have no claim against Landlord as a result of the condemnation.
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9.3. Sale in Lieu of Condemnation. Sale of all or part of the Property to a purchaser with the power
of eminent domain in the face of a threat or probability of the exercise of the power shall be treated for the purposes
of this Section 9 as a taking by condemnation.

10. LIABILITY INSURANCE AND INDEMNITY.

10.1.  Liability Insurance. Tenant shall provide at its expense on or before the commencement of this
Lease and keep in force at all times during the term of this Lease, naming Landlord, and any lender and Tenant as
insured parties, (i) a commercial general liability insurance policy or such successor comparable form of coverage in
the broadest form then available (hereinafter referred to as a “Liability Policy”) written on an “occurrence basis,”
including, without limitation, blanket contractual liability coverage, broad form property damage, independent
contractor’s coverage, and personal injury coverage, protecting Landlord, and the holders of any deeds of trust and
Tenant against any liability whatsoever, occasioned by any occurrence on or about the Property or any
appurtenances thereto; and (ii) an “All Risk” property policy insuring the full replacement cost of improvements
paid for by Tenant and all of the furniture, trade fixtures, and other personal property of Tenant located in the
Property against loss or damage by fire, theft, and such other risks or hazards. Such policies shall also insure against
physical damage to the Property arising out of an accident covered thereunder, shall be written by good and solvent
insurance companies licensed to do business in the State of Oregon satisfactory to Landlord, and shall be in such
limits and with such maximum deductibles as Landlord may reasonably require. As of the date of this Lease,
Landlord reasonably requires limits of liability under (i) the Liability Policy of not less than $1,000,000 combined
single limit per occurrence for bodily or personal injury (including death) and property damage combined; and
(ii) the “All Risk” Property policy equal to the full replacement cost of any improvements paid for by Tenant,
furniture, trade fixtures, and other personal property subject to a commercially reasonable deductible. Prior to the
time such insurance is first required to be carried by Tenant and thereafter, at least thirty (30) days prior to the
expiration date of any such policy, Tenant agrees to deliver to Landlord a certificate evidencing such insurance
coverage. Said certificate shall contain an endorsement that such insurance may not be canceled except upon sixty
(60) days’ prior written notice to Landlord. All policies shall provide the interest of Landlord, and any holders of
any deeds to secure debt shall not be invalidated because of any breach or violation of any warranties,
representations, declarations, or conditions contained in the policies. All policies must contain a waiver of
subrogation of claims against Landlord and/or Landlord’s insurer, severability of interest clause, and a cross-liability
clause, and shall be primary and shall not provide for contribution of any other insurance available to Landlord, its
managing agent, or the holders of any such deeds to secure debt. Notwithstanding anything to the contrary
contained in this Lease, the carrying of insurance by Tenant in compliance with this Section 10.1 shall not modify,
reduce, limit, or impair Tenant’s obligations and liabilities under Section 10.2 hereof.

10.2.  Indemnification. Neither Landlord (nor its members, directors, officers, agents, servants,
employees, successors or assigns), or any holder of any deed of trust or mortgage, shall be liable to Tenant, or to
Tenant’s employees, agents, invitees, licensees, contractors, or visitors, or to any other person, for any injury to
person or damage to property or for consequential damages of any nature on or about the Property, (i) caused by
third parties, (ii) caused by any act or omission of Tenant, its agents, servants, or employees, or of any other persons
entering upon the Property, under express or implied invitation by Tenant, or (iii) caused by the condition of the
Property, or the improvements located thereon or the failure or cessation of any service provided by Landlord
(including security service and devices). Tenant agrees to indemnify, defend, and hold harmless Landlord (and its
members, directors, officers, agents, servants, employees, successors and assigns), and any holder of any deed of
trust or mortgage, of and from any and all liability, damage, expenses, attorney’s fees, causes of actions, suits,
claims or judgments, arising out of or connected with (i) Tenant’s use, occupancy, management, or control of the
Property, (ii) any failure of Tenant to comply with the terms of this Lease, and (iii) the acts or omissions of Tenant,
its agents, officers, directors, employees, or invitees. Tenant shall, at its own cost and expense, defend any and all
suits which may be brought against Landlord (or its members, directors, officers, agents, servants, employees,
successors or assigns) either alone or in conjunction with others upon any such above mentioned cause or claim, and
shall satisfy, pay, and discharge any and all judgments that may be recovered against any of them in any such action
or actions in which any of them may be a party defendant. Tenant, as a material part of the consideration to
Landlord, hereby assumes all risk of damage to property or injury to persons, in, upon or about the Property arising
from any cause and Tenant hereby waives all claims in respect thereof against Landlord. The provisions of this
Section 10.2 shall survive the expiration or earlier termination of this Lease.
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11. QUIET ENJOYMENT; MORTGAGE PRIORITY.

11.1. Quiet Enjoyment. Landlord warrants that it is the owner of the Property and will defend
Tenant’s right to quiet enjoyment of the Property from the lawful claims of all persons during the Lease term.

11.2.  Estoppel Certificate. Tenant will, within ten (10) days after notice from Landlord, execute and
deliver to Landlord a certificate stating whether or not this Lease has been modified and is in full force and effect
and specifying any modifications or alleged breaches by Landlord. The certificate shall also state the amount of
monthly base rent, the dates to which rent has been paid in advance, and the amount of any security deposit or
prepaid rent. Failure to deliver the certificate within the specified time shall be conclusive upon Tenant that this
Lease is in full force and effect and has not been modified except as represented in the notice requesting the
certificate.

12. ASSIGNMENT AND SUBLETTING.

12.1. Landlord’s Consent. Tenant shall not, either voluntarily or by operation of law, sell, assign or
transfer this Lease or sublet the Property or any part thereof, or assign any right to use the Property or any part
thereof (each a “Transfer”) without the prior written consent of Landlord, which consent may be withheld in
Landlord’s sole discretion. Any attempt to do so without such prior written consent shall not be void and, at
Landlord’s option, shall terminate this Lease. If Tenant requests Landlord’s consent to any Transfer, Tenant shall
promptly provide Landlord with a copy of the proposed agreement between Tenant and its proposed transferee,
which agreement must provide that the transferee expressly assumes and agrees in writing to be bound by and
directly responsible for all of Tenant’s obligations hereunder, and with all such other information concerning the
business and financial affairs of such proposed transferee as Landlord may request. Landlord may withhold such
consent if the proposed transferee (i) is unsatisfactory to Landlord as to credit, net worth, character and business
standing, (ii) is a person or entity whose possession of the Property would be inconsistent with Landlord’s
commitments with other tenants or with the mix of uses Landlord desires at the Property, or (iii) will not occupy the
Property for the use authorized under this Lease. Landlord’s consent to any such Transfer shall in no event release
Tenant from its liabilities or obligations hereunder nor relieve Tenant from the requirement of obtaining Landlord’s
prior written consent to any further Transfer. Landlord’s acceptance of rent from any other person shall not be
deemed to be a waiver by Landlord of any provision of this Lease or a consent to any Transfer.

12.2.  Involuntary Assignment in Bankruptcy. If this Lease is assigned to any person or entity
pursuant to the provisions of the Bankruptcy Code, 11 U.S.C. Section 101, et seq. (the “Bankruptcy Code”) any and
all moneys or other consideration payable or otherwise to be delivered to Landlord shall be and remain the exclusive
property of Landlord and shall not constitute property of the Tenant or of the estate of Tenant within the meaning of
the Bankruptcy Code. Any and all moneys or other considerations constituting Landlord’s property shall be held in
trust for the benefit of Landlord and be promptly paid or delivered to Landlord. Any person or entity to which this
Lease is assigned pursuant to the provisions of the Bankruptcy Code, shall be deemed without further act or deed to
assume all of the obligations arising under this Lease. Any such assignee shall upon demand execute and deliver to
Landlord an instrument confirming such assumption.

12.3.  Payment to Landlord and Termination of Lease.

12.3.1 Landlord may, as a condition to its consideration of any request for consent to a proposed
Transfer, impose a fee to cover Landlord’s administrative and legal expenses in connection therewith. Such fee
shall (i) be payable by Tenant upon demand, (ii) include all legal fees incurred by Landlord, and (iii) be retained by
Landlord regardless of whether such consent is granted.

12.3.2 If any such proposed Transfer provides for the payment of, or if Tenant otherwise
receives, rent, additional rent or other consideration for such Transfer which is in excess of the rent and all other
amounts which Tenant is required to pay under this Lease (regardless of whether such excess is payable on a lump
sum basis or over a term), then in the event Landlord grants its consent to such proposed Transfer, Tenant shall pay
Landlord the amount of such excess as it is received by Tenant. Any violation of this paragraph shall be deemed a
material and noncurable breach of this Lease.
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12.3.3 Landlord shall have the option in lieu of granting consent to the Transfer, of terminating
this Lease and releasing Tenant from its remaining obligations hereunder. The option granted to Landlord under this
paragraph must be exercised within thirty (30) days after Landlord’s receipt of all information concerning such
proposed Transfer which Tenant is required to provide pursuant to Section 12.1.

12.3.4 If Tenant is a corporation, an unincorporated association, a partnership, a limited
partnership, or a limited liability company, the transfer, assignment or hypothecation of any stock or interest in such
entity in the aggregate in excess of twenty-five percent shall be deemed a Transfer of this Lease within the meaning
and provisions of this Section 12.

12.4.  Effect of Violation. Any attempted transfer in violation of the requirements of this Section 12
shall be null and void and, at the option of Landlord, will cause termination of this Lease.

12.5.  Effect of Consent. Consent by Landlord to one transfer shall not constitute a consent to any
further transfer. In the absence of an express written agreement executed by Landlord releasing Tenant, no transfer
by Tenant shall act as a release of Tenant or any personal guarantor of this Lease, who shall remain primarily liable
under this Lease, and any subsequent amendment of this Lease or forbearance by Landlord shall not release the
Tenant or any personal guarantor from such liability.

13. DEFAULT. The following shall be events of default:

13.1.  Default in Rent. Failure of Tenant to pay any rent or other charge within ten (10) days after it is
due.

13.2.  Default in Other Covenants. Failure of Tenant to comply with any term or condition or fulfill
any obligation of this Lease (other than the payment of rent or other charges) within twenty (20) days after written
notice by Landlord specifying the nature of the default with reasonable particularity. If the default is of such a
nature that it cannot be completely remedied within the 20-day period, this provision shall be complied with if
Tenant begins correction of the default within the 20-day period and thereafter proceeds with reasonable diligence
and in good faith to affect the remedy as soon as practicable.

13.3.  Insolvency. Insolvency of Tenant; an assignment by Tenant for the benefit of creditors; the filing
by Tenant of a voluntary petition in bankruptcy; an adjudication that Tenant is bankrupt or the appointment of a
receiver of the properties of Tenant; the filing of any involuntary petition of bankruptcy and failure of Tenant to
secure a dismissal of the petition within thirty (30) days after filing; attachment of or the levying of execution on the
leasehold interest and failure of Tenant to secure discharge of the attachment or release of the levy of execution
within ten (10) days shall constitute a default, provided, however, in the event that any provision of this Section 13.3
is contrary to any applicable law, such provision shall be of no force or effect.

13.4.  Abandonment. Failure of Tenant for seven (7) days or more to occupy the Property for the
purposes permitted under this Lease, unless such failure is excused under other provisions of this Lease.

14. REMEDIES ON DEFAULT.

14.1.  Termination. In the event of a default this Lease may be terminated at the option of Landlord by
written notice to Tenant. Whether or not this Lease is terminated by the election of Landlord or otherwise, Landlord
shall be entitled to recover damages from Tenant for the default, and Landlord may reenter, take possession of the
Property, and remove any persons or property by legal action or by self-help with the use of reasonable force and
without liability for damages and without having accepted a surrender.

14.2.  Reletting. Following reentry or abandonment, Landlord may relet the Property and, in that
connection, may make any suitable alterations or refurbish the Property, or both, or change the character or use of
the Property, but Landlord shall not be required to relet for any use or purpose other than that specified in this Lease,
or to any tenant that Landlord may reasonably consider objectionable. Landlord may relet all or part of the Property,
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alone or in conjunction with other properties, for a term longer or shorter than the term of this Lease, upon any
reasonable terms and conditions, including the granting of some rent-free occupancy or other rent concession.

14.3. Damages. In the event of termination or retaking of possession following default, Landlord shall
be entitled to recover immediately, without waiting until the due date of any future rent or until the date fixed for
expiration of the lease term, the following amounts as damages:

14.3.1 The loss of rental from the date of default until a new tenant is secured and paying out.

14.3.2  The reasonable costs of reentry and reletting including without limitation the cost of any
cleanup, refurbishing, removal of Tenant’s property and fixtures, costs incurred under Section 14.5, or any other
expense occasioned by Tenant’s default, including but not limited to, any remodeling or repair costs, attorney fees,
court costs, broker commissions, and advertising costs.

14.3.3 Any excess of the value of the rent and all of Tenant’s other obligations under this Lease
over the reasonable expected return from the Property for the period commencing on the earlier of the date of trial or
the date the Property are relet and continuing through the end of the lease term. The present value of future amounts
will be computed using a discount rate equal to the prime loan rate of major Oregon banks in effect on the date of
trial.

14.4. Right to Sue More Than Once. Landlord may sue periodically to recover damages during the
period corresponding to the remainder of the Lease term, and no action for damages shall bar a later action for
damages subsequently accruing.

14.5.  Landlord’s Right to Cure Defaults. If Tenant fails to perform any obligation under this Lease,
Landlord shall have the option to do so upon written notice to Tenant. All of Landlord’s expenditures to correct the
default shall be reimbursed by Tenant on demand with interest at the rate of nine percent (9%) per annum from the
date of expenditure by Landlord. Such action by Landlord shall not waive any other remedies available to Landlord
because of the default.

14.6. Remedies Cumulative. The foregoing remedies shall be in addition to and shall not exclude any
other remedy available to Landlord under the terms of this Lease or applicable law.

15. SURRENDER AT EXPIRATION.

15.1.  Condition of Property. Upon expiration of the lease term or earlier termination on account of
default, Tenant shall surrender the Property in first-class condition. Alterations constructed by Tenant with
permission from Landlord shall not be removed or restored to the original condition unless the terms of permission
for the alteration so require. Tenant’s obligations under this Section shall be subordinate to the provisions of
Section 8 relating to destruction.

15.2. Fixtures.

15.2.1 All fixtures placed upon the Property during the Term, other than Tenant’s trade fixtures,
shall, at Landlord’s option, become the property of Landlord. If Landlord so elects, Tenant shall remove any or all
fixtures that would otherwise remain the property of Landlord and shall repair any physical damage resulting from
the removal. If Tenant fails to remove such fixtures, Landlord may do so and charge the cost to Tenant with interest
at the legal rate from the date of expenditure.

15.2.2 Prior to expiration or other termination of the Term Tenant shall remove all furnishings,
furniture, and trade fixtures that remain its property. If Tenant fails to do so, this shall be an abandonment of the
property, and Landlord may retain the property and all rights of Tenant with respect to it shall cease or, by notice in
writing given to Tenant within twenty (20) days after removal was required, Landlord may elect to hold Tenant to its
obligation of removal. If Landlord elects to require Tenant to remove, Landlord may affect a removal and place the
property in public storage for Tenant’s account. Tenant shall be liable to Landlord for the cost of removal,

Item #1.

10

Page 14




transportation to storage, and storage, with interest at the legal rate on all such expenses from the date of expenditure
by Landlord.

15.3. Holdover.

15.3.1 If Tenant does not vacate the Property at the time required, Landlord shall have the
option to treat Tenant as a tenant from month to month, subject to all of the provisions of this Lease, except the
provisions for term and at a rental rate equal to one hundred fifty percent (150%) of the rent last paid by Tenant
during the original term, or to eject Tenant from the Property and recover damages caused by wrongful holdover.
Failure of Tenant to remove fixtures, furniture, furnishings, or trade fixtures that Tenant is required to remove under
this Lease shall constitute a failure to vacate to which this section shall apply if the property not removed will
substantially interfere with occupancy of the Property by another tenant or with occupancy by Landlord for any
purpose including preparation for a new tenant.

15.3.2 If a month-to-month tenancy results from a holdover by Tenant under this Section 15.3,
the tenancy shall be terminable at the end of any monthly rental period on written notice from Landlord given not
less than ten (10) days prior to the termination date which shall be specified in the notice. Tenant waives any notice
that would otherwise be provided by law with respect to a month-to-month tenancy.

16. MISCELLANEOUS.

16.1.  Nonwaiver. Waiver by either party of strict performance of any provision of this Lease shall not
be a waiver of or prejudice the party’s right to require strict performance of the same provision in the future or of
any other provision. No waiver shall be binding unless executed in writing by the party making the waiver.

16.2.  Attorney Fees. In the event this Lease is referred to an attorney for collection of any sums due
hereunder, or to enforce any other obligation of Tenant, Tenant agrees to pay Landlord’s reasonable attorney fees
even though no suit or action is filed thereon. In the event any suit, action, or other legal proceeding is instituted to
construe, interpret or enforce the terms of this Lease (including any bankruptcy, insolvency or similar proceeding
affecting creditor’s rights generally), the prevailing party shall be entitled to recover from the other party such sum
as the court may adjudge reasonable as attorney fees at trial or on appeal of such suit or action, and on petition for
review and for collection of any judgment, in addition to all other sums provided by law.

16.3.  Notices. Any notice or other communication required or permitted under this Agreement shall be
in writing and shall be effective and deemed received the following business day when sent by a recognized overnight
delivery service, upon the date of transmission when sent by facsimile or e-mail (electronically confirmed), on the
third business day after the date of mailing when mailed by certified mail, postage prepaid, return receipt requested,
from within the United States, or on the date of actual delivery, whichever is the earliest, and shall be sent to the
parties at the addresses shown on the first page of this Agreement, or at such other address as either party may
hereafter designate by written notice to the other.

16.4.  Succession. Subject to the above-stated limitations on transfer of Tenant’s interest, this Lease
shall be binding on and inure to the benefit of the parties and their respective heirs, personal representatives,
successors and assigns.

16.5. Recordation. This Lease shall not be recorded without the written consent of Landlord.

16.6.  Entry for Inspection. Landlord shall have the right to enter upon the Property at any time to
determine Tenant’s compliance with this Lease, to make necessary repairs to the building or to the Property, or to
show the Property to any prospective tenant or purchaser, and in addition shall have the right, at any time during the
last 12 months of the term of this Lease, to place and maintain upon the Property notices for leasing or selling of the
Property.

16.7.  Interest on Rent and Other Charges. Any rent or other payment required of Tenant by this
Lease shall, if not paid within ten (10) days after it is due, bear interest at the rate of nine percent (9%) per annum
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(but not in any event at a rate greater than the maximum rate of interest permitted by law) from the due date until
paid.

16.8.  Proration of Rent. In the event of commencement or termination of this Lease at a time other
than the beginning or end of one of the specified rental periods, then the rent shall be prorated as of the date of
commencement or termination and in the event of termination for reasons other than default, all prepaid rent shall be
refunded to Tenant or paid on its account.

16.9.  Time of Essence. Time is of the essence of the performance of each of Tenant’s obligations under
this Lease.

16.10. Entire Agreement. This document is the entire, final and complete agreement of the parties
related to the subject matter hereof and supersedes and replaces all written and oral agreements heretofore made or
existing by and between the parties or their representatives with respect to such subject matter. Tenant hereby
acknowledges that neither Landlord, nor any of Landlord’s employees or agents, has made any oral or written
warranties or representations to Tenant relative to the condition or use by Tenant of the Property. Tenant
acknowledges that Tenant assumes all responsibility regarding the legal use and adaptability of the Property and the
compliance thereof with all applicable laws and regulations in effect during the term of this Lease.

16.11. Merger. The voluntary or other surrender of this Lease by Tenant, or a mutual cancellation
thereof, or termination by Landlord, shall not work a merger, and shall, at the option of Landlord, terminate all or
any existing subtenancies or may, at the option of Landlord, operate as an assignment to Landlord of any or all of
such subtenancies.

16.12. Transfer of Landlord’s Interest. In the event of any transfer or transfers of Landlord’s interest
in the Property, other than a transfer for security purposes only, Landlord shall be automatically relieved of any and
all obligations and liabilities on the part of Landlord accruing from and after the date of such transfer and Tenant
agrees to attorn to the transferee who shall assume all Landlord’s obligations hereunder.

16.13. Landlord’s Consent. Any consent required by Landlord under this Lease shall be valid only if
granted in writing and, unless otherwise specifically provided herein, may be withheld or conditioned by Landlord
in its sole and absolute discretion.

16.14. No Partnership. Landlord is not by virtue of this Lease a partner or joint venturer with Tenant in
connection with the business carried on under this Lease and shall have no obligation with respect to Tenant’s debts
and other liabilities.

16.15. Severability. In the event any provision or portion of this Lease is held to be unenforceable or
invalid by any court of competent jurisdiction, the remainder of this Lease shall remain in full force and effect and
shall in no way be affected or invalidated thereby.

16.16. Amendment. No amendment or modification of this Lease shall be valid unless in writing and
signed by duly authorized representatives of both parties.

16.17. Governing Law and Venue. This Lease shall be interpreted, construed and governed by and
under the laws of the State of Oregon as to interpretation, enforcement, validity, construction, and effect and in all
other respects, without regard to the choice of law provisions thereof. Each of the parties submits to the jurisdiction
of any state or federal court sitting in Portland, Oregon in any action or proceeding arising out of or relating to this
Lease and agrees that all claims in respect of the action or proceeding may be heard and determined in any such
court. Each party also agrees not to bring any action or proceeding arising out of or relating to this Lease in any
other court. Each of the parties waives any defense of inconvenient forum to the maintenance of any action or
proceeding so brought and waives any bond, surety, or other security that might be required of any other party with
respect thereto. Each party agrees that a final judgment in any action or proceeding so brought shall be conclusive
and may be enforced by suit on the judgment or in any other manner provided by law or in equity.
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16.18. Joint and Several Liability. Each individual person and each entity signing this Lease shall be
jointly and severally liable for payment and performance of all of Tenant’s obligations hereunder.

16.19. Captions. The caption headings of the sections and subsections of this Lease are for convenience
of reference only and are not intended to be, and should not be construed as, a part of this Lease.

16.20. Counterparts. This Lease may be executed in any number of counterparts, each of which shall be
deemed to be an original instrument and all of which together shall constitute a single agreement.

IN WITNESS WHEREOQOF, the parties have caused this Lease to be executed in duplicate on the day and

year first above written.

LANDLORD:
OREGON CITY URBAN RENEWAL AGENCY

TENANT:
CLACKAMAS LANDSCAPE SUPPLY, INC.

Tony Konkol
Executive Director

ATTACHMENT:
Exhibit A — Boundary Survey identifying Use Lines

P:\Facilities\Real Property\1810 Washington\Clackamas_Landscape_Lease 122311.doc

PDX_DOCS:474026.3 [34758.00800]
DRAFT 11/21/11
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625 Center Street

CITY OF OREGON CITY Oregon City, OR 97045

503-657-0891
Staff Report

Iltem #2.

To: Urban Renewal Commission Agenda Date: 3/17/2021
From: City Manager, Tony Kondol
SUBJECT:

Alternatives Analysis — Study of Urban Renewal

STAFF RECOMMENDATION:

To accept the update from the Leland Consulting Group

EXECUTIVE SUMMARY:

Since the project began, in August 2020, the consultant team, led by Leland Consulting
Group, has conducted a variety of engagement activities to review general information
about urban renewal and the District, collect questions and concerns, and become
familiar with the overall project.

These engagement activities provided an important baseline of information the consultant
team used to solicit feedback from representatives of overlapping taxing districts,
community members, and opponents to TIF. Engagement activities included stakeholder
interviews with taxing districts, a community meeting, presentations to community groups,
town hall drop-in sessions, and an online survey.

Key takeaways include:

e There is general support for the continued use of urban renewal in Oregon City,
with some conditions.

e Most activity participants believe a greater return on public investment is a priority
and suggest that future urban renewal funds should aid in development assistance
programs and site-specific project support. There is also support for funds to focus
on transportation infrastructure, including bicycle and pedestrian amenities and
streetscape beautification projects.

e There is support to amend the boundary of the District if deemed necessary for
specific projects.

e There is a desire for greater accountability and transparency from URA leadership
regarding urban renewal processes, with  support for further
performance/evaluative measures of urban renewal fund recipients and projects.
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BACKGROUND:

On August 5, 2020, the Urban Renewal Commission voted to approve the Leland
Consulting Group Public Service Agreement (“PSA”). As part of the PSA’s kickoff, the
Agreement calls for the development of a public involvement plan and to present the
plan to the Urban Renewal Commission.

The Leland Group initiated its first public engagement activity with the hosting of its first
community meeting on October 29, 2020. In addition, a series of Town Halls hosted by
each Urban Renewal Commissioner have been created. This phase collected
guestions and comments from the community at large, which helped refine key
messages and informational materials, and gauge interest in key topics.

Educating stakeholders and the public about Urban Renewal leads to the final phase of
the study, reviewing options and a decision on the District which includes exploring
various options for the District, and identifying a desired path forward.

Attached to this report is a separate memorandum that frames various alternatives for
consideration along with the pros and cons for each.

OPTIONS:

1. Accept the report on the alternatives as presented by Leland Consulting Group
2. Do not accept the report on the alternatives as presented by Leland Consulting
Group

BUDGET IMPACT:

Amount: $82,911.00
FY(s): 2020-2021
Funding Source(s): Urban Renewal
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Oregon City Urban Renewal Study

Alternatives Analysis

Date March 2021
To James Graham, Tony Konkol
City of Oregon City
From Sam Brookham, Leland Consulting Group
ccC Andy Parks, GEL Oregon

Anais Mathez, Steve Faust, 3J Consulting
I. Introduction

Overview

The Oregon City Urban Renewal Study is an effort to help the City of Oregon City determine whether or not the use of
Urban Renewal, i.e., tax increment financing (TIF) is supported by the community as a tool to address blight. The overall
goal of the process is to educate and ascertain the public’s perceptions of TIF within Oregon City and aggregate the
findings to provide the City and Urban Renewal Commission options on how to proceed with the use of TIF for the
Downtown/North End Urban Renewal District (“District”).

Since the project began, in August 2020, the consultant team, led by Leland Consulting Group, has conducted a variety
of engagement activities to review general information about urban renewal and the District, collect questions and
concerns, and become familiar with the overall project.

These engagement activities provided an important baseline of information the consultant team used to solicit feedback
from representatives of overlapping taxing districts, community members, and opponents to TIF. A summary of key
takeaways from these activities is provided below. The full findings are provided in a separate memorandum.

Summary of Engagement Activities

Engagement activities included stakeholder interviews with taxing districts, a community meeting, presentations to
community groups, town hall drop-in sessions, and an online survey. Key takeaways include:

e There is general support for the continued use of urban renewal in Oregon City, with some conditions.

e Most activity participants believe a greater return on public investment is a priority and suggest that future
urban renewal funds should aid in development assistance programs and site-specific project support. There is
also support for funds to focus on transportation infrastructure, including bicycle and pedestrian amenities and
streetscape beautification projects.

e There is support to amend the boundary of the District if deemed necessary for specific projects.

e There is a desire for greater accountability and transparency from URA leadership regarding urban renewal
processes, with support for further performance/evaluative measures of urban renewal fund recipients and
projects.

610 SW Alder Street, Suite 1200, Portland, Oregon 97205 | 503.222
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Discussion of Alternatives

There are two primary alternatives available for the City and URA with respect to the use of TIF: close the district and not
use TIF, or retain the district and utilize TIF. Below we explore the advantages and disadvantages of each, including a
variation if retaining the district.

For simplicity, there are two primary choices for the Urban Renewal Commission regarding the future of the Oregon City
Downtown/North End Urban Renewal District, with a second alternative a variation of a primary choice:

1. Retain the District. The City may choose to retain the Urban Renewal District in its current form or with
amendments to projects, maximum indebtedness, timeline, and/or the boundary.

2. Retain the District and Increase the Frozen Base. The City may choose to retain the Urban Renewal District but
return a portion of the recurring tax revenue to the overlapping taxing districts by increasing the amount of “frozen
base” tax assessment.

3. Close the District. The City can close the Urban Renewal District and return all of the recurring tax revenue currently
being collected for the Urban Renewal District to the overlapping taxing districts.

The remainder of this memorandum explores each of these alternatives in greater detail.

Il. Alternatives Analysis

This section explores the pros and cons and financial implications of each of the three alternatives.
Option 1. Retain the District.

1.1. Overview.

Retaining the Urban Renewal District maintains the current frozen base, meaning each of the overlapping taxing districts
impacted by the District continues to receive the existing allocation of tax revenue until the District's closure. However,
other elements of the plan, including projects, boundary, and other general text, can be amended through minor and or
substantial amendments.

Specifically, if the Urban Renewal Commission determines that the continued use of TIF is an appropriate tool to
implement projects in Oregon City, there are several additional options it may choose to consider, including but not
limited to:

a) Amend the project list.
b) Adjust the district boundary.
¢) Implement a termination date.

Amending the Project List. As the below chart shows, the existing District has more than 80 percent of its total
maximum indebtedness remaining. Most of the urban renewal spending since 2007 (the date of the substantial plan
amendment that increased the maximum indebtedness to $131.1 million) has been for public right-of-way projects, civic
buildings, and administration.

Throughout this Urban Renewal Study, the consultant team has consistently heard a desire for projects that have a high
return-on-investment (ROI); in other words, projects that result in new development and/or significant increases in
taxable property value. Of the projects in the plan—shown below—most of the high ROI projects are not yet
implemented, particularly the Rossman Landfill project, which accounts for $30 million of the total $131 million
maximum indebtedness.
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Generally speaking, there are greater increases to taxable assessed value (TAV), and therefore greater ROI, from
development on bare land than incremental improvements to existing buildings. The ROl would be impacted by how
much urban renewal investment was necessary to facilitate the development on bare land versus what may be needed
to facilitate redevelopment of existing improvements. An analysis to consider is whether the investment for incremental
improvements to existing building protects the value so that increment is not lost (i.e., the assessed value of the
improvements declines or does not increase without the investment, thus resulting in a loss of property tax revenue to
the District).

Figure 1. Percent Spent of Maximum Indebtedness and Projects, 2007-2020

TOTAL N 17%
Debt Issuance costs [l 4%
Public Admin, related costs [N 50%
Civic Complex  INEG_—N 52%
7th Street Projects = 0%
Falls Access & Viewing Ml 4%
Historic Downtown [l 4%
End of Oregon Trail = 0%
Kruger Lumber | 1%
Oregon City Shopping Center = 0%
Stimson Property Redevelopment = 0%
City Property McLoughlin | . 100%
County Shops = 0%
Amtrak Station [N 100%
Clackamette Cove NG 46%

Rossman Landfill 0%
Source: City of Oregon City

Amending the Project List and Adjusting the Boundary. If the City determines that there’s a need for TIF-funded
projects outside of the current Urban Renewal District boundary, the boundary will need to be adjusted accordingly, as
TIF investment is generally limited to projects within its boundaries.

Any tax generation/other impacts would depend on the tax status of the property owner and the assessed value and use
of the property. If the property owner and use are tax-exempt, there is no tax revenue generated; if taxable, the property
will provide some tax revenue.

For example, expanding the boundary to include the Willamette Falls property—owned by the Grand Ronde Tribe, a tax-
exempt entity—would not generate tax increment revenue for the District. However, the City and Grand Ronde Tribe
may be able to negotiate an agreement for payment-in-lieu-of-taxes.

The Plan can be amended to expand the urban renewal area by up to 20 percent. A substantial amendment is required
for any adjustment that increases the total area in the district by more than one percent (1%). The City can add up to
1.0% (8.55 acres) to the total existing area (855 acres) without triggering the need for a substantial amendment. There is
no need to remove areas from the existing district unless the City wants to include an area greater than 1.0% without
triggering the substantial amendment. In this scenario, the City would remove area(s) from the existing areas roughly
equal to the new area(s) less 8.55 acres.
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The assessed value of any new area at the time of addition to the District will be added to the frozen tax base. For
example, the addition of a property with a TAV of $100 will add $100 to the existing frozen base. All growth beyond
$100 will be captured as tax increment revenue.

Implementing a termination date. One of the concerns about urban renewal in Oregon City has been the lack of a clear
end date. A minor adjustment would be needed to add an expiration, termination, or sunset date to the Plan.

The presence of a termination or expiration date in the urban renewal plans would address the concern that the urban
renewal plan should have a finite duration. Though termination dates commonly exist in older urban renewal plans, the
specific meaning of the termination or expiration date (i.e., what exactly ends on the termination date?) would be up to
the City to decide.

A termination date could refer to:

e The retirement of debt and corresponding termination of collection of tax increment funds,
e The completion of all projects, and/or
e The expiration of other provisions in the plan.

For the Downtown/North End Urban Renewal Plan, a concern expressed has been the continuation of foregone tax
revenue for the overlapping taxing districts. To address this concern, the City/URA could consider a termination date of
the Plan and or increasing the “frozen base” of the Plan. If a termination date were implemented, the most common
date relates to no further projects or use of TIF, and upon the retirement of debt, property taxes due to tax value
increment would return to the relevant taxing districts.’

Districts utilize excess property tax collections—i.e., property taxes over the amount of debt service—to either prepay
outstanding debt or do not levy the full amount authorized, resulting in a portion of incremental property taxes
returning to overlapping taxing districts. Any projects not completed before the termination date would remain
incomplete unless funded by alternative sources.

1.2. Financial and Economic Impacts.

Tax Increment Generation. In fiscal year 2020-21, the URA will receive approximately $3.2 million in incremental
property tax revenue, providing the District approximately $33 million in debt capacity.

As the taxable assessed value of property in the District grows, more incremental property tax revenue will become
available and thus increased TIF (debt capacity) to fund projects. New development projects—especially those on
underutilized land—will increase the annual tax increment revenue at a greater rate than the growth of the assessed
value of existing property (capped at three percent annually on a property-by-property basis) because the entirety of
value of the new development can be captured.

For example, a planned 99-room Hampton Inn and Suites is expected to open in 2021 at 415 17th Street in Oregon City
(within the District). The estimated tax increment property taxes, in fiscal year 2021 dollars, is approximately $168,000
per year (assuming $180,000 valuation per room with 60 percent TAV/RMV ratio and $15.7748 tax rate).

Comparatively, with no new development, the maximum three percent (3%) annual increase in assessed value would
provide an additional $145 per year (increasing by three percent per year) in annual tax increment property taxes.

' The reason most plans use a termination date for no further investment of TIF is that it is challenging to issue debt with an
uncertainty of payment, i.e., the amount of property taxes available to repay debt.
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Projects. With an average annual increase in tax increment of under five percent (4.715%), the Downtown/North End
Urban Renewal District has performed below other urban renewal districts in Oregon. An average annual increase of
more than six percent (6.0%) is possible and desired by other taxing districts to justify the use of TIF. With this
information, the URA can evaluate investment in potential projects to help with their investment and timing decisions.

Foregone Tax Revenue. The following chart shows foregone property taxes to each overlapping taxing district assuming

a historic growth rate of 4.7 percent annually in assessed value growth. An effective Urban Renewal District would see
assessed value growth increase to more than six percent (6.0%), which would increase the annual property tax revenue

and result in the earlier completion of the Plan, repayment of debt, and substantially greater revenue to the overlapping

taxing districts upon the District’s closure.

Figure 2. Foregone Property Taxes, Overlapping Taxing Districts, Fiscal Years 2021-2040
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1.3. Other Impacts and Considerations.

Going forward, in order to retain the ability to use urban renewal tax increment financing, a city-wide vote may be
appropriate. A concern raised by opponents of TIF in Oregon City is that to issue debt, the City must first secure voter

approval. Presently, a voter-passed initiative effectively eliminating the URA from issuing debt has been found invalid as

the URA is a separate entity from the City. Several other communities in Oregon have charters that require voter

approval of urban renewal plans. Seeking voter approval of the urban renewal plan may be the ultimate confirmation of
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Oregon City citizens’ support of the use of TIF and would remove uncertainty for developers and the URA with respect
to participation in TIF-funded projects.

To successfully receive voter approval of an urban renewal plan, the formation of a political action committee (PAC) may
be necessary. The PAC will need organization and dollars to be successful and will need to overcome misinformation
that has been and continues to be communicated in the City regarding urban renewal. For example, one piece of
misinformation is that overlapping taxing districts oppose the City's urban renewal district. The LCG team’s meetings
with the OTDs show support for the City to use tools at their disposal—including urban renewal tax increment
financing—and suggested ways to mitigate the impacts of such tools over the long-term.

Option 2. Retain the District and Increase the Frozen Base.

2.1. Overview.

The Urban Renewal District collects property tax revenue on any taxes resulting from the growth on the District area’s
assessed value that was “frozen” in 2007 upon the adoption of the Plan. Typically, all overlapping taxing districts
continue to receive the tax revenue from the “frozen” assessed value throughout the life of the Plan. Sometimes, a Plan
includes triggers that allow the City to return a portion of taxes to the taxing districts. Increasing the frozen base for the
Downtown/North End Urban Renewal District would be similar.

While increasing the frozen base involves retaining the Urban Renewal District and can be combined with any of the
other elements of Option 1, the annual funding stream (i.e., tax increment property taxes) will be reduced potentially.
This impacts the funding for and timing of projects and, therefore, necessitates a separate look as an alternative.

2.2. Financial and Economic Impacts.

In our forecasts, increasing the frozen assessed value by approximately one-half of the existing incremental value
(approximately $102 million) reduces the forecast levy by approximately $1.59 million, and extends the District's closure
by approximately three fiscal years (from FY 2042 to FY 2045). The $1.59 million not levied by the URA is returned to all
overlapping taxing districts in proportion to their tax rate to the total tax rate. Increasing the frozen base may be a
reasonable option to increase property tax funding to overlapping taxing districts while limiting the timing impact to the
URA to complete projects, without increasing taxes on taxpayers.

Option 3. Close the District.

3.1. Overview.

If the City determines that neither of the previous two options is appropriate, a third option is to close the District. For
an urban renewal district to close, any debt must first be paid off. For the Downtown Oregon City/North End Urban
Renewal District, the URA paid off outstanding debt in December 2020. Therefore, the URA can close at this time.

3.2. Financial and Economic Impacts.

Taxing Districts. Closing the District would halt the ability of the URA to fund projects with TIF. At this time, closing the
District would result in the loss of approximately $40+/- million to the Oregon City community from the State between
fiscal years 2022 and 2042. The lost dollars are the result of the State not "backfilling” dollars that were redirected from
the Oregon City School District to the URA. Those dollars could also be leveraged for additional State and Federal
dollars.
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Closing the District would release all remaining funds to be returned to the overlapping taxing districts. The table below
shows several financial impacts. For the Oregon City School District, the property tax revenue redirected to the URA and
made up by the State of Oregon will be retained by the School District, and the State will reduce its funding by the
amount of property taxes returned. Total funding for the Oregon City School District is unchanged regardless of
whether the District is retained or closed. Note that the School District receives no additional funds upon the District's
termination. This is due to the equalization formula used by the State, which provides funding on a per-student basis to
schools. Any local shortfall in property taxes and other funding sources to meet the per capita funding is fulfilled by the
State.

The financial impact, in percentage terms, to the Fire District of the OCURA is less than one percent (0.79%) of the
District’s full levy authority. The most significant financial impact, in percentage terms, of the OCURA is to the City of
Oregon City of nearly six percent (5.65%) of its full levy authority.

Table 1. Closure of Downtown Urban Renewal District, Impacts on Selected Taxing Districts (Amounts in Thousands)

Taxing District Fiscal Year Fiscal Year 2119-year % of Levy

2022 2042 Total FY 2021
City of Oregon City $982 $3,594 $32,906 5.65%
Clackamas County Fire District $535 $1,957 $17,921 0.79%
Oregon City School District $0 $0 $0 0%
Oregon City Community ($1,057) ($3,048) ($40,088) (1.69%)
Cost to Oregon City Taxpayer $0 $0 $0

Source: GEL Oregon, Inc.; Based on historical 4.7% annual increase in TAV for the 21-year forecast period (FY 2022-2042)

Alternative Funding Sources. While urban renewal TIF is an effective tool available to Oregon cities to fund capital
projects and programs, closing the District would mean the City will need to explore alternative funding sources in order
to complete the projects and or forego those projects.

The City can increase property taxes via local option levies, gas taxes, other taxes, and/or charges for services and fees.
They can also reduce levels of service or redirect dollars from existing revenues, or simply rely on the private sector. For
affordable housing, Low Income Housing Tax Credits (LIHTC) are one of the most popular mechanisms available. For
economic development and new jobs, several state and federal programs are available to assist in significant building
improvements or new development that are focused on job creation, including New Market Tax Credits, Opportunity
Zones, and Enterprise Zones.

Impacts on Development Prospects. While market conditions have considerably improved both regionally and locally
over the past 20 years, new development in the District has been limited. The primary new development since the Plan’s
adoption is the Edgewater at The Cove apartments, which account for the 239,788 square feet of apartment
development in the 2010s. The Edgewater apartments received urban renewal funding assistance and a sixty percent
(60%) tax abatement on the building through the Vertical Housing Tax Abatement program.
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Figure 3. New Development Square Feet by Decade and Type, Downtown/North End Urban Renewal District
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The District may continue to attract new development regardless of whether urban renewal funds are available in the
future. However, more challenging sites that require additional costs to develop are likely to remain vacant without
public funding assistance for site preparation and other predevelopment costs. These sites include the Rossman Landfill
site and the Clackamette Cove area, which are both brownfield sites.

Cleaning up those sites and redeveloping them will change the visual appearance/entry from and off of 1-205, drive real
estate value increases for adjoining properties and other properties throughout the area, and provide employment
opportunities. If not, the brownfields will remain as they are for decades and decades, which will negatively impact
Oregon City for generations.

While data is more limited for rehabilitation and renovation projects, it is important to show the trends in order to
understand the potential intersection with the Plan’s adoption in 2007. Generally, renovations look to have been limited
relative to new construction. Most renovations have been office-related. There is no information about the role that
urban renewal played in these investments.

Table 2. Major Renovations (per Costar) by Land Use, Urban Renewal District

Multifamily Office Retail Total

Pre 2007 8,950 21,526 245,026 275,502
2008-2020 5,535 46,562 7,000 59,097
38% 68% 3% 18%

Source: Costar

3.3. Other Impacts and Considerations.

Upon the termination of a district, assets of the urban renewal authority are generally transferred to the City if not sold.
In the future, if the City desires to create a new targeted Urban Renewal District, it will need to consider the time and
budget requirements for doing so. For planning purposes, setting up a new district may take approximately 12 to 18
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months and $75,000 to $200,000 or more (plus staff, elected officials, and other's time and cost), depending on the

complexities of the dis

trict and the public process utilized.

I1l. Summary and Conclusions

Table 3: Summary Table: Primary Alternatives for Urban Renewal in Oregon City

Alternatives/

Options

Advantages

Disadvantages

Iltem #2.

Frozen Base

$500k+/- to City)

No change to school funding

Retain the ability to address blight
Funding to clean up brownfields remains

Retain the e Retain the ability to address blight May need to secure voter approval for the
District e Retain state funding of $40+/- million district and Plan
e No loss of school funding OTDs receive reallocation of taxes in
e Close district ~2042 approximately FY 2043
e Funding to clean up brownfield sites
remains
Increase the e Redirected taxes to OTD ($1.3+/- million, May need to secure voter approval

Defer funding to address blight

Defers funding from State

No additional funding to schools
Extends Urban Renewal by 3 years (2045)

Close the .
District

Redirected taxes to OTD -$1.0+/- million
to City
Reduce controversy

Lose $40+/- million State funding for
community

No additional funding to schools
Options to address blight in Oregon City
reduced

Brownfield property near 1-205 remain

Source: GEL, Leland Consulting

Next Steps

A decision on the future of urban renewal in Oregon City is necessary. This memorandum provides a summary of the

financial implications and pros and cons of several alternatives to consider.

The remaining engagement activities provide opportunities to present this information to Oregon City community
stakeholders and ask specific questions about their priorities under each alternative.
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625 Center Street

CITY OF OREGON CITY Oregon City, OR 97045

503-657-0891
Staff Report

Item #3.

To: Urban Renewal Commission Agenda Date: 03/17/2021
From: Finance Director Matt Zook
SUBJECT:

Urban Renewal Agency Financial Information

STAFF RECOMMENDATION:

Information Only

EXECUTIVE SUMMARY:

This report provides a financial summary for the Urban Renewal Agency (URA) for the
previous two fiscal years and the current fiscal year through February 28, 2021. Under
normal circumstances, the annual financial report for June 30, 2020 would be available
for presentation to the Commission in early 2021. However, due to federal funds
(CARES Act) received by the City of Oregon City in fiscal year 2019-20, additional audit
procedures were required (referred to as a single audit). The Federal Office of
Management and Budget (OMB) released guidance pertaining to the CARES Act audit
late in December 2020. The single audit is being performed in March 2021. The annual
financial reports for the URA will be finalized in tandem with the City’s financial reports
in late March and presented to the Commission at the next available meeting. In the
interim, this financial summary is meant to inform the Urban Renewal Commission of
the financial position not only as of June 30, 2020, but also through the present.

BACKGROUND:

The net position of the Urban Renewal Agency as of February 28, 2021 is comprised
primarily of cash ($2,867,879) and capital assets, net of depreciation ($26,368,882). As
the Commission is aware, the outstanding debt as of June 30, 2020 was subsequently
paid in full, so with virtually no debt remaining, the net position of the URA equals
assets. Property tax revenue remains the primary source of revenue, with a minor
amount of revenue from charged for services. Investment income will be reduced due
to the lower cash on hand after the payoff of debt. Expenditures in the YTD column
represent program expenses, depreciation, and interest expense from the debt payoff.
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CITY OF OREGON CITY URBAN RENEWAL AGENCY

STATEMENT OF NET POSITION

Item #3.

YTD
2019 2020 2021
Assets:
Current and other assets $ 5,595,734 $ 6,518,573 $ 2,867,879
Capital assets, net of depreciation 27,789,149 26,953,169 26,368,882
Total Assets 33,384,883 33,471,742 29,236,761
Liabilities:
Current liabilities 103,352 46,919 1,800
Long-term debt 7,033,560 6,173,920 -
Total Liabilities 7,136,912 6,220,839 1,800
Net Position:

Net investment in capital assets 20,755,589 20,779,249 26,368,882

Restricted for debt service 1,235,695 1,180,570 -

Unrestricted 4,256,687 5,291,084 2,866,079

Total Net Position $ 26,247,971 $ 27,250,903 $ 29,234,961
CITY OF OREGON CITY URBAN RENEWAL AGENCY
STATEMENT OF NET ACTIVITIES
YTD
2019 2020 2021
Revenues:

Property taxes $ 2,743,700  $ 3,173,432 % 2,868,959

Intergovernmental 80,000 - -

Charges for services 91,476 100,545 68,857

Interest income 137,444 139,475 34,309

Total Revenues 3,052,620 3,413,452 2,972,125
Expenses:

Programs 1,281,610 2,410,520 988,067
Change in Net Position 1,771,010 1,002,932 1,984,058
Beginning Net Position 24,476,961 26,247,971 27,250,903
Ending Net Position $ 26,247,971 $ 27,250,903 $ 29,234,961
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OPTIONS:

None for consideration

BUDGET IMPACT:

Amount: $0

FY(s): Not applicable
Funding Source(s): Not applicable
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CITY OF OREGON CITY
URBAN RENEWAL COMMISSION
DRAFT MINUTES

Virtual Meeting
Tuesday, January 26, 2021 at 6:00 PM

VIRTUAL MEETING OF THE URBAN RENEWAL COMMISSION

This meeting will be held online via Zoom and streamed live on the City's YouTube; For
participation in the meeting, please contact recorderteam@orcity.org.

The public is strongly encouraged to relay concerns and comments to the Commission in one of three
ways:

+ Email at any time up to 12 p.m. the day of the meeting to recorderteam@orcity.org.

*  Phone call (Monday — Friday, 8 am — 5 pm) to 503-496-1505, all messages will be
relayed and/or register to provide over-the-phone testimony.

+ Mail to City of Oregon City, Attn: City Recorder, P.O. Box 3040, Oregon City, OR
97045.

CALL TO ORDER
Chair Frank O'Donnell called the meeting to order at 6:05 PM.
ROLL CALL
PRESENT: - 6 Commissioner Frank O'Donnell, Commissioner Shawn Cross, Commissioner Denyse
McGriff, Commissioner Doug Neeley, Commissioner Rachel Lyles Smith, and

Commissioner Rocky Smith, Jr.

STAFF: -5 City Manager Tony Konkol, City Recorder Kattie Riggs, Economic Development Manager
James Graham, Finance Director Matt Zook, Business Analysis Ryan Bredehoeft

CITIZEN COMMENTS
There were no citizen comments.
DISCUSSION ITEM

Chair O’Donnell requested Mr. Konkol provide a financial report for the District and was proud of what
the Urban Renewal Commission had achieved. He felt confident that the Commission, in conjunction

with the OC2040 Plan, would come up with a list of projects to go out for RFQ’s or RFP’s, rather than
individual projects.

1. Election of Chair for 2021

Kattie Riggs, City Recorder, provide the staff report and Chair O’Donnell opened the floor for
nominations.
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Commissioner Doug Neeley nominated Commissioner Denyse McGriff for the 2021 Urban
Renewal Commission Chair. Commissioner Lyles Smith seconded the nomination. Nominations
were closed and the nomination was voted on. The nomination passed with the following vote:

Yea: 6 - Commission Chair O'Donnell, Commission Vice Chair Cross, Commissioner McGriff,
Commissioner Neeley, Commissioner Lyles Smith, Commissioner Smith, Jr.

Chair O'Donnell turned the meeting over to new Chair Denyse McGriff.

2. The Next Phase of the Urban Renewal Public Engagement Process as Presented by
The Leland Consulting Group

James Graham, Economic Development Manager, introduced Sam Brookham with Leland Group, Andy
Parks with GEL Oregon and Anais Mathez from 3J Consulting to present.

Sam Brookham, Consultant from Leland Group, provided a presentation including background and
where the Commission was on the timeline of the project. The Leland Group initiated its first public
engagement activity with the hosting of its first community meeting on October 29, 2020. In addition, a
series of Town Halls hosted by each Urban Renewal Commissioner had been conducted. This phase
collected questions and comments from the community at large, which helped refine key messages and
informational materials, and gauge interest in key topics. The next phase of engagement would build
upon this foundation of education and allow more in-depth facilitated discussion to identify and establish
community priorities. This would lead to the final phase of the study that would review options and a
decision for the District. Mr. Brookham reviewed the upcoming schedule which included a March
Business Alliance presentation and community workshop. Survey responses were reviewed and there
was strong community support overall for urban renewal in Oregon City. Next steps were reviewed in-
depth, which included continuing technical analysis and phase 2 community meetings/presentations.

Commissioner O'Donnell mentioned the need for the project to engage the community and he had
concerns about how many community members had actually participated.

Commissioner Lyles Smith asked clarification regarding the overlapping taxing districts and where and
when the Commission would engage them/receive their approval on various projects. Mr. Brookham
responded that it was not necessary to get the taxing districts approval unless there was a plan
amendment or a project that might be a public building, in which case three of the four taxing districts
would need to provide approval.

Chair McGriff asked further clarification on prior and current requirements regarding the taxing districts
and Mr. Parks indicated the three of the four taxing districts approval was the new requirement.

Commissioner Neeley asked about trading properties and that would result in only a minor plan
amendment. Mr. Parks confirmed.

Commissioner O’Donnell commented on the variety of information that was received and discussed at
the community meetings. He expressed the importance of educating the public and gaining their
support.

Ms. Mathez, Consultant from Leland Group, continued with the presentation by explaining what Phase II
included from community meetings, presentations, surveys, to other engagement methods. She
continued with asking the Commission what types of key topics and/or questions they would like Leland
Group to discuss with the community when launching into the Phase Il of the engagement project.
Potential topics included the district timeline, project prioritization, potential new projects to be included
and geography/boundaries.

Page 33




Item #4.

Urban Renewal Commission Minutes January 26, 2021

Commissioner O'Donnell explained his request for the financial status of the district, and how the vision
of the Urban Renewal District should fit with the vision for Oregon City.

Chair McGiriff felt there should be a detailed listing of all properties currently owned by the District.
Commissioner O’Donnell indicated an assets listing had been completed by the prior finance director
and was available for the Commissioners to review.

Commissioner Neeley indicated he was only aware of the 10t & Main project and not others.

Commissioner Smith mentioned the purpose of the process and was unsure if this project would
accomplish the initial purpose and need. He felt that successfully completing smaller projects and
working with existing vacant properties would gain more public support for urban renewal, then being
able to move on to larger projects.

Chair McGiriff felt portions of the plan needed to be rewritten and emphasis on prior projects that were
successful.

Commissioner Lyles Smith agreed with Commissioner Smith that the project had not accomplished the
initial purpose/need. There should be more demonstration of the partnership and support with the
overlapping taxing districts and resetting the tax base. There was discussion on the taxing districts
projects and defining a vision statement.

Ms. Mathez summarized the discussion and asked what other questions should be part of the
community engagement going forward.

Chair McGriff commented on how the Clackamas Fire District was affected by other cities urban renewal
efforts and wondered if that effected Oregon City’s urban renewal.

There was Commission discussion on the special districts and the publics perception of how urban
renewal affects the districts and their funding. There was a need to clarify this and provide factual
statements regarding whether urban renewal impacted the school district and other special districts.

Commissioner O’Donnell expressed concerns that the public would disapprove of a public building
project and that the OC2040 work should help direct where urban renewal projects fit within the City.

Mr. Brookham suggested keeping the essentials of the 2007 Urban Renewal District Plan and updating
based on the OC2040 Plan.

Ms. Mathez asked if the focus should be more towards detailed conversations with focus groups for
Phase II.

Commissioner O’Donnell felt prior mistakes should be addressed/corrected, so that the public could
better understanding the current plan and what would be achieved.

Mr. Brookham indicated the next phase should likely concentrate on the owned properties and what the
public’s view is on how to proceed. Emphasize small wins versus large wins.

There was further discussion on the perceptions of school funding, jobs created by urban renewal
investment, property tax increases and how to counter those that oppose urban renewal by creating
more public dialogue and engagement.

Mr. Brookham suggested the next phase should engage the public on project categories.

Mr. Graham summarized what had been discussed and encouraged the Commission to emphasize the
visioning rather than projects.
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Commissioner Lyles Smith commented the Commission needs to decide on next steps.

Mr. Brookham felt the Leland Group had enough information to create next steps and present to the
Commission at a future meeting.

Commissioner O’Donnell expressed the need to expand public engagement.

The Commissioners reviewed the outreach schedule. Mr. Brookham outlined the next items on the
schedule.

Commissioner Smith expressed the need to reach out to the specific public that voted against urban
renewal.

Ms. Mathez presented the possible options for the District: Verifying the vision for the Urban Renewal
Plan. Identifying possible alternatives; closing the District, amending the District or keeping the District
open the way it currently was and lastly, prioritizing projects.

Commissioner Neeley left the meeting at 7:53 PM.

Mr. Konkol commented on Commissioner Smith’s earlier statement regarding the public that voted
against urban renewal and asked them to think about conversations with the public and that possibly it
may not be determined why there was a no vote.

Chair McGriff recounted conversations she had with the public and there was a lack of understanding
about what urban renewal was.

Commissioner O’Donnell agreed with Chair McGriff and emphasized that successes should be
promoted.

3. Minutes of the September 16, 2020 Regular Meeting
4. Minutes of the October 7, 2020 Regular Meeting

5. Minutes of the December 2, 2020 Regular Meeting
Motion made by Commissioner Cross, seconded by Commissioner Smith, Jr., to approve the
meeting minutes from September 16, 2020, October 7, 2020, and December 2, 2020. The motion
carried with the follow vote:

Yea: 5 - Commission Chair O'Donnell, Commission Vice Chair Cross, Commissioner McGriff,
Commissioner Smith, Commissioner Smith, Jr.

COMMUNICATIONS
Chair McGriff asked Mr. Konkol if he had contacted RestoreCap.
Staff had met with a representative from RestoreCap and they are reviewing the prior work that had been
completed and working on the plan for moving forward. They will provide an update at a future meeting.

Chair McGriff commented that she felt there needed to be work on visioning before other projects were
reviewed.
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ADJOURNMENT

Chair Denyse McGriff adjourned the meeting at 8:09 PM.

Respectfully submitted,

Kattie Riggs, City Recorder
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