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. INTRODUCTION

This Urban Renewal Report (Report) accompanies the North Hillsboro Industrial Renewal Plan
(Plan) and has been prepared to provide background information on the Plan to the Hillsboro
Economic Development Council (HEDC), the City of Hillsboro (City) Planning Commission and City
Council, and the community. The Report has been prepared to comply with State law regarding
Urban Renewal (ORS 457.085) and provides supporting documentation to the North Hillsboro
Industrial Renewal Plan. The Plan and Report were adopted in 2015, and amended in 2023 to
expand the district boundary, edit the Plan project list, and adjust the maximum indebtedness.

Il.  DESCRIPTION OF EXISTING CONDITIONS

The North Hillsboro Industrial Renewal Area (NHIRA or Area) boundary is shown in Figure 1.

FIGURE 1: NORTH HILLSBORO INDUSTRIAL RENEWAL AREA
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The Area is roughly rectangular-shaped located on the central north boundary of the city. The
Area is generally bounded by Highway 26 and the Urban Growth Boundary to the north and
northwest. It is bounded by NE 59" Avenue to the east, NE Evergreen Road to the south, and NE
Sewell Road to the west and the Urban Growth Boundary north of Waible Creek and Storey Creek
to the northwest. Figure 1 shows the Area as originally adopted in 2015 (in green), and the
expansion areas added through amendment to the Plan in 2023 (in yellow).
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A. Physical Conditions

1. Description

The total Area (as amended in 2023) contains an estimated 1,282 total acres, consisting
of 125 individual parcels (before consolidation, and development) as well as public right
of way. This represents 7.7% of the acreage within the City boundary at the time of Plan
amendment in 2023.

The Area contains land both inside and outside of the current City boundary. The Area
contains roughly 657 acres of land incorporated into the City of Hillsboro and roughly 625
acres of land located in unincorporated Washington County.

All land is located within the Urban Growth Boundary of the Portland Metro region and is
designated as “Industrial” under the City Comprehensive Plan map. It is required that all
parcels located on unincorporated County land, outside of City limits, will be annexed to
the City at time of development over the duration of the Plan.

The land plus improvements within the Area has an estimated assessed value of $1.29
billion for tax year 2022/23, or 7.9% of the City’s total assessed value.

2. Topography

The Area is characterized by generally level or gently sloping terrain. There is a gradual
grade change declining from the northern portion towards the south. The portions of the
existing vacant North Hillsboro Industrial Renewal Area (NHIRA, 2015) are currently rural
and characterized by large, flat parcels with few improvements. The land added to the
existing NHIRA via amendment (2023), is designated in the Comprehensive Plan as the
Jackson East-North. This area is west of the original IRA boundary and is generally flat and
includes small lots containing detached single-family dwellings (or “rural residential”
uses). The existing and amended area is well-suited to the types of industrial development
foreseen in the Renewal Plan, the Comprehensive Plan and other supporting City plans.

The Area is bisected from east to west by Waible Creek and the associated riparian areas
around this waterway. The northwestern boundary of the NHIRA is Storey Creek. The
natural condition and width of the waterway varies throughout the Area. Provisions in
the Plan are meant to protect, restore, and/or enhance changes to this waterway and
riparian area to preserve it as a community asset.

The Area also features wetland areas. Provisions in the Plan are meant to facilitate on-
site or off-site mitigation of these wetlands that may be necessary with redevelopment.

3. Seismic Risk

Seismic risk is an inherent risk in the Pacific Northwest including the Hillsboro area. There
is potential risk to life and property due to seismic shaking and in some cases soft soil
hazard. The northern Willamette Valley faces moderate risk of regular earthquakes in the
range of 1.0 to 4.0 magnitude, and lower risk of occasional earthquakes in the range of
4.0 to 6.0 magnitude.
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Areas west of the Cascade Mountain range, including all parts of the Portland
Metropolitan area and the Willamette Valley are generally considered at risk of serious
to severe damage in the case of a very large earthquake centered in the Cascadia
Subduction Zone which is found off the West Coast of the United States and Canada. Such
earthquakes may reach a magnitude of 8.0 to 9.0 and occur on a cycle of every few
hundred years.

4. Zoning

The entirety of the existing and amended North Hillsboro Industrial Renewal Area (NHIRA)
is covered by the “Industrial” Comprehensive Plan Designation. Those areas which are
within the City Limits fall within the “Industrial Park” (I-P) or “Industrial Sanctuary” (I-S)
zones.

Sections of the existing North Hillsboro Industrial Renewal Area fall within the Shute Road
Special Industrial District (SSID); the East Evergreen Industrial Sanctuary Zone Subarea;
the West Evergreen Industrial Sanctuary Zone Subarea; the Meek Industrial Sanctuary
Zone Subarea.

In 2022, the City of Hillsboro completed the state required long-term planning for the
urbanization of the approximately 550-acre Jackson East Area that was brought into the
Urban Growth Boundary by the Oregon Legislature in 2014. In August 2022, Hillsboro City
Council adopted Industrial Comprehensive Plan and Community Development Code
amendments for the Jackson East Area. The Jackson East Area was designated as
Industrial in the Comprehensive Plan with the Industrial Sanctuary (IS) Zone being
identified as the future implementing zone of the area. The area was also divided into
the Jackson East-South Subarea and the Jackson East-North Subarea with Waible Creek
serving as the dividing line between the two Subareas.

As properties located outside of the City Limits, but within the Area boundary are
developed they will be annexed under the I-S, zoning designations.

In general, the zone allows for flexible development of allowed industrial uses, and a
limited amount of supportive commercial development, while prohibiting new residential
uses. The zoning districts available in the Industrial Comprehensive Plan designation are
meant to encourage development of high technology and other industrial uses, including
large lot development.

The source for complete details on industrial zoning designations within the City and Area
is the Hillsboro Community Development Code, Subchapter 12. Changes to zoning or
zoning provisions within the Area shall follow the same procedures of any City zoning
decision.

5. Building Stock and Land Use

The lands within the current Area boundary feature a mixture of industrial and high-
technology development, as well as remaining vacant developable parcels.

Industrial users in the developed Area range from relatively small light manufacturing and
warehousing businesses to large high-tech manufacturers. Facilities are generally
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modern, but many sites feature expansion, redevelopment, and infill opportunities. The
existing businesses tend to be housed in one or more one- to two-story industrial or
warehousing facilities, with some accompanying office space, served by surface parking.

Vacant lands, including the lands located in un-incorporated Washington County, are
agricultural in nature, consisting mostly of cultivated acreage, as well as some forested
parcels, and two utility sub-stations. Building improvements in the Area consist mainly of
rural housing types such as rural estates and farmhouses, and outbuildings related to
agricultural or small scale rural industrial uses. These uses are expected to redevelop over
the coming decades into land uses in alighment with the industrial zoning and community
goals for the Area.

The parcels added through the Amendment (2023) are generally smaller acreage lots
containing detached single family dwellings, or lots of one to ten acres of farm or forest
land.

There are two designated historic sites in the Area. The Methodist Meeting House was
the site of religious and governmental activities in the mid-1800s. Its exact location is
unknown, but it is believed to be east of NE Starr Blvd, within the city limits and is listed
on the City’s Cultural Resource Inventory. The Shute House Il (Haag House) was built
around 1890 by John W. Shute, a local banker. The house and the nearby barn and garage
are on the Washington County Cultural Resource Inventory and are anticipated to be
considered for the City Inventory upon annexation.

6. Lot Patterns

The Area features a mixture of lot sizes ranging from 0.1 acres to 82.1 acres. The parcels
feature a wide variety of shapes and ownership patterns reflecting the largely rural
development pattern. Some of the current patterns may facilitate development into an
industrial district as envisioned in adopted plans, but some will not. In addition, creek
and wetland constraints further truncate or limit the usefulness of some parcels in the
Area.

Because of these constraints on some individual tax lots, property assembly and
reconfiguration will likely be necessary to accommodate large site users and large multi-
tenant industrial or business parks on sites of appropriate size, access and marketable
layout. For instance, no single taxlot in the Area can currently accommodate a single user
of 100 or more acres, as called for in adopted plans. Those parcels of 40+ acres which do
exist may also require some consolidation and reconfiguration to efficiently serve other
large-lot users.

7. Transportation

The Area features a mixture of arterial streets and local streets of varying age and
condition. The southern boundary is located on the south side of NE Evergreen Road, an
improved four travel-lane arterial street with turning lanes, bike lanes, and signalized
intersections. The Area is bisected from north to south by NE Brookwood Parkway, which
provides access to an interchange with Highway 26 to the north.
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The southeast portion of the Area includes NE 59" Avenue and NE Huffman Street, east
of Brookwood Parkway. These are improved streets with two travel lanes and bicycle
lanes. The north portion of NE 59™" Avenue and all of NE Huffman Street feature a central
turning lane.

All improved streets feature sidewalks except for those adjacent to large undeveloped
parcels. Development of those parcels will entail the completion of sidewalk facilities.

Some portions of the Area are currently served by rural roads and lanes which are
inadequate for the type of large-scale modern industrial uses envisioned in the Plan.
These roads are two-lane rural roads of tarmac or gravel serving unincorporated rural
land. These roads lack sidewalks or bicycle facilities.

A key goal of the Plan and its designated projects is to provide transportation facilities to
enhance connectivity and mobility as the Area redevelops.

8. Utilities

The level of utility service such as water, storm water and sanitary sewer facilities, follows
the same general pattern as the street system discussed above. The recently improved
streets such as NE Evergreen Road, NE Brookwood Parkway, NE Huffman Street (east of
Brookwood), and NE 59 Avenue have utility capacity currently serving the industrial
businesses that are already in the Area.

The areas added through Plan Amendment (2023) have existing conditions that are
constraints on future industrial development. These constraints, consistent with the
original Plan area, include a lack of industrial-level infrastructure, including water,
sanitary sewer and streets; current land utilization and development patterns; and storm
water and wetland issues.

The unincorporated rural portions of the Area lack sufficient utility infrastructure to serve
industrial development. As with streets, a key goal of the plan is to serve these areas with
the high capacity utilities required by large industrial users, in @ manner responsive to
development timing.
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B. Social and Economic Conditions

The following section provides an overview of current demographic and economic data in the
Area.

Households and Population

The Area currently contains some very-low density housing, generally farmhouses, country
estates, and other forms of rural housing with a few newer housing units. Nearly all of these units
are located outside the city boundaries.

Census data is not available specific to a geography as small as the Area, and therefore precise
information on the demographic characteristics of these households is not available.

The closest available data set from the U.S. Census is for the Census Block Group which includes
the rural portions of the Area, but also a large area to the West, as well as one residential
neighborhood in the City of Hillsboro. The Census estimates a total of 2,230 households within
this Block Group! (Block Group 1, Tract 326.03), the vast majority of which are not located in the
Area. Because most of these households are outside of the Area, and most in an urban rather
than rural setting, the general demographic characteristics of the Block Group are unlikely to
closely match the demographics of the small number of Area households.

Given the uncertainty of how these broader characteristics translate to the few households in the
Area, only the population of the Area has been estimated at 214 people, based on the Block Group
average household size of 3.10 people. Income characteristics for the Area itself are not available.

It is anticipated that over the duration of the plan and beyond, residential and agricultural uses in
the Area will redevelop as the industrial uses grow as envisioned in adopted long-term plans, and
that few or no residential uses will remain in the Area. Redevelopment of sites within the Area is
envisioned to be accomplished by private landowners and developers who shall ultimately
determine the pace of redevelopment. Other than the acquisition of public right-of-way, this plan
calls for no acquisition, demolition, or clearance of properties in the Area other than from willing
sellers of land.

Businesses and Employment

At the time of the Plan amendment in 2023, the Area was home to an estimated 60 commercial
businesses, including industrial and agricultural businesses. Some of these businesses predate
the formation of the NHIRA, while others developed since initial adoption. In the same timeframe,
the businesses in the Area employed an estimated 3,200 employees earning an average of
$70,000 per year.

Prior to adoption of the Plan, the industrial portion of the Area had a high concentration of
employment categorized as being in the construction, manufacturing, and wholesale sectors,

1US Census, 2017-2021 American Community Survey 5-Year Estimates. Note: The block group includes some urbanized areas of newer
homes in Hillsboro, so it is possible that demographic and income characteristics differ in the rural sections of the Area. However,
precise data is not available on the limited scale of the Area.
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fitting with its industrial nature. Since 2015, the Plan has facilitated the development of several
high-tech, advanced manufacturing, and other high-value industrial companies. At the time of
adoption, the Area featured few or no employers in other commercial sectors such as retail, food
services, or health care. A number of commercial uses have since developed in the Area post
adoption.

As noted, almost all of this employment is located in the developed sections of the Area, within
current City boundaries. These areas hold some potential for infill and redevelopment
opportunities for new businesses bringing additional employment.

However, a majority of the Area (roughly 70%) is currently undeveloped, or developed with low-
density rural uses which are expected to eventually redevelop in keeping with the industrial
zoning. These rural uses of the Area currently feature very low employment relative to their
potential employment density under future industrial land uses. Given that adequate
infrastructure can be provided (a primary goal of the Plan), these areas will be well-suited in
topography and location to accommodate industrial and business park redevelopment as
envisioned.

The Area represents the unfulfilled potential for economic development for the community,
including major new employers bringing the potential for thousands of new well-paying jobs,
revenues to local taxing jurisdictions, and the add-on effects of new business and household
spending, as well as potential for growth and expansion of support businesses such as vendors
and suppliers. Redevelopment of the Area is in support of local, regional, and state goals as
outlined in the Plan.

C. Renewal Area Qualifications

ORS 457.420(2)(a) specifies that the Area identified in the Plan along with any other urban
renewal areas in the City may not exceed 15% of the City’s land area or 15% of the City’s assessed
value.

The City of Hillsboro contains approximately 16,711 acres within its City limits. Based on the
County Assessor’s tax lot data, as well as estimates of public right of way, the total acreage in the
(amended) Area boundary is an estimated 1,281.7 acres. Thus, the Area boundary represents
7.7% of the total area in Hillsboro. The City of Hillsboro also administers the Downtown Hillsboro
Urban Renewal Area, which is 1,108 acres (6.6%). The two areas combined amount to 14.3% of
the City’s acreage, within the 15% acreage limitation allowed to urban renewal areas under state
statute.

As noted above, the total assessed valuation within an urban renewal area is limited to no more
than 15% of the total municipal assessed value. A review of the Washington County 2022/2023
Assessor’s records indicates that the City of Hillsboro contained a total taxable assessed value
(TAV) of $16,384,634,000. The Area comprises a total TAV of $1.28 billion at the time of Plan
amendment. The resulting Area’s share of City taxable assessed value is 7.8%. Combined with the
taxable assessed value of the Downtown Urban Renewal Area (3.3%), the total taxable assessed
value in urban renewal areas is roughly 11.1%, less than the 15% limitation allowed under state
statute.
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D. Impacts on City Services and Costs

The Plan establishes a framework for encouraging private development and redevelopment of
land and rehabilitation of buildings within the Area. Service needs and costs are based on the
land use designations contained in the Comprehensive Plan, and it is not anticipated that Plan
activities will increase growth beyond what is already allowed for under current designations.
Therefore, the Plan is not expected to result in service demands or costs beyond what is already
envisioned by the City for the Area.

In general, implementation of the Plan should have a positive impact on the cost-effective delivery
of municipal services. Redevelopment within the Area will be overwhelmingly industrial in nature,
including some very large employers with high taxable assessed value in both property and
equipment. Industrial land use is generally considered to provide strong tax revenue generation
with low service costs relative to residential or commercial uses. Therefore, this land use, once
built out, can be a net provider of revenues for services in other parts of the community.

The impacts of the Tax Increment Financing (TIF) mechanism on the City of Hillsboro and other
taxing jurisdictions are detailed in Section VII of this report.
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lll. REASONS FOR SELECTION OF THE RENEWAL AREA

The broader area of North Hillsboro, adjacent to the Renewal Area, has the preeminent
concentration of industrial and high technology employment in the state of Oregon. It has long
been home to some of the region’s largest private employers. Nearly one-fifth of the region’s
manufacturing employment is located in the district. Overall average wages are much higher than
the average wage in the Portland region.?

The remaining developable portion of the Area (original and amended) is the next phase of the
industrial development in Hillsboro, and one of the few locations in the region that could offer
consolidated sites of 50 or more acres for “large lot users”. Continued redevelopment of the Area
into a world-class industrial center will be instrumental to achieving the future economic
development goals of the City as envisioned in the adopted Hillsboro Comprehensive Plan, the
North Hillsboro Industrial Area Community Plan, and Hillsboro 2035 Community Plan.

The Area has the potential to support a significant number of new businesses, including major
employers, and thousands of new jobs in relatively high-paying industries. (See the Plan for a full
discussion of the relationship to local objectives.) In addition to local goals, the Area has also been
recognized through extensive regional and state efforts as providing important industrial land
supply needed to meet the 20-year employment needs of the state and entire region. Beginning
in 2002 properties in the Area have been brought into the Urban Growth Boundary expressly to
provide this industrial supply.

A. Reasons for Selecting the Area

The North Hillsboro Industrial Renewal Area represents one of the few significant development
opportunities for industrial sites in the Portland area to meet the region’s needs and the public’s
vision for job creation and economic growth. In order to fulfill this vision, the Area requires the
extension of a full complement of public infrastructure:

e A connected transportation system

e Water, sanitary sewer, storm water, and other public services, including new sewer pump
stations

e Trails and open space improvements
e Natural resource enhancement and environmental sustainability

The Area currently features inadequate streets, open spaces and utilities to support the safety,
health and welfare of the community. Streets, water lines, sanitary sewer lines and pump
station(s), and storm water systems all need to be added to support redevelopment of the Area
for its designated use as industrial, especially for single users of large lots.

Portions of the originally adopted district and all of the amended boundary area exhibit existing
conditions that currently make it difficult to achieve the Plan goals.

Attracting single industrial users with traditional developer-financed infrastructure is very unlikely
because of the regional policy that requires assemblage of properties into large lots for a portion

2 Figures from City of Hillsboro Economic Development Department
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of the Area. The standard industrial development model relies on developer-driven purchase of
parcels, which can be easily served with infrastructure, arranged in a variety of lot size
configurations and/or subdivided, before being sold over time as smaller parcels for
redevelopment. In this standard model the developer takes the front-end risk of bringing
infrastructure to a site, which is returned at the time of sale.

However, retaining sites for large lot, single users is unpredictable; meaning, the large sites cannot
profitably be developed in anticipation of the arrival of a single user. At the same time, when a
large user does arrive, parcels need to be assembled and serviced quickly with high-capacity
infrastructure. Such users consider many different locations nationally and internationally,
including sites with readily available infrastructure service. To competitively recruit and meet the
needs of these types of users, there must be assurance that the needed infrastructure can be paid
for and built quickly and dependably before the new user opens its doors.

Tax increment financing is a viable funding source to address these implementation challenges
and provides a dependable source of financing to bring new and expanded infrastructure into the
Area. This financing tool also allows for investments in resource enhancements, including
potential wetland mitigation and public trails / open space improvements across the Area.
Ideally, these types of public improvement projects can be planned and potentially implemented
early on, to set the stage for future redevelopment. At the time of the amendment to the Plan
(2023), this approach has proven successful in portions of the original boundary but is needed to
facilitate the continued development of the remainder of the area.

B. Addressing Conditions of Eligibility for Urban Renewal

ORS 457.010 defines conditions that must be present in order for an area to be eligible to adopt
an urban renewal program. The Area meets the statutory definition of need and eligibility in the
following ways:

e Existing conditions within the Area include significant obstacles to the successful
development of a competitive world-class industrial district that can attract and
accommodate employers of all sizes, including large-lot users. Achieving this
transformation is in keeping with adopted local and regional plans as well as statewide
policies for land use, employment, and economic development (ORS 457.010(1)(a)(E)).

e The Area features inadequate or improper public infrastructure to meet anticipated
needs of industrial development on this scale. It is highly unlikely that private industrial
developers can provide this scale of infrastructure in a responsive manner to prospective
large-lot users, which demand timeliness and reliability in making location decisions.
These conditions demonstrate the existence of inadequate transportation facilities and
utilities to meet public benefit and add value. (ORS 457.010(1)(e)).

e The Area currently features some areas where lot patterns and lay outs, as well as
constraints from wetlands, riparian areas and storm water issues will inhibit the efficient
division or aggregation of the properties into usable large industrial lots, and other well-
configured medium-sized development sites (ORS 457.010(1)(c)).

e Area-wide solutions to wetland and storm water management and community open
space are necessary to unencumber industrial redevelopment sites, and particularly the
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large-lot sites required by local and regional policies. These conditions demonstrate the
laying out of property or lots in disregard to contours, drainage or other physical
conditions of the terrain (ORS 457.010(1)(d)).

e The Area currently includes areas where the condition of the title, the diverse land
ownership, the street and lot layouts, and other conditions prevent envisioned
redevelopment of the land according to adopted plans. There are lots of irregular form
and shape and inadequate size or dimensions for property usefulness and development
(ORS 457.010(1)(c)).

e The Area is not being utilized in keeping with the Industrial Comprehensive Plan
designation and expectations of regional land use policy defined when the Area was
brought into the Urban Growth Boundary. The current rural and agricultural uses have
value, however under current uses these areas cannot meet the extensive economic
development potential of the envisioned industrial uses, which will provide for the
welfare of the community locally and regionally (ORS 457.010(1)(h)).

e There are properties under-developed to an extent that tax receipts are inadequate for
the cost of infrastructure and public improvements that are needed to fulfill the
redevelopment policy direction, contained in the adopted Comprehensive Plan and
industrial zoning districts (ORS 457.010(1)(g)).
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IV. RELATIONSHIP BETWEEN PROJECTS TO BE UNDERTAKEN AND
EXISTING CONDITIONS IN THE AREA

The following project categories are designed to address the existing conditions in the Area and
alleviate conditions of “blight” as defined above and in accordance with ORS 457.010. The project
categories include:

=  Transportation Projects

=  Public Utility Projects

= Trail and Open Space Improvements

= Natural Resource Enhancement and Sustainability Projects

=  Property Acquisition and Disposition

=  Public Buildings or Facilities

= Technical and Financial Assistance for Industrial Improvements

= Area Planning and Administrative Costs

These projects are directly related to overcoming the limitations of existing conditions, in order
to prepare for and facilitate the industrial development of the Area as envisioned in local and
regional objectives. Existing conditions hamper this development with inadequate infrastructure;
parcels that are laid out in disregard to natural resources, drainage, and other physical
characteristics of the terrain; and challenging lot and ownership patterns. The projects are meant
to responsively meet the infrastructure needs of industrial users and preemptively solve a range
of area-wide natural resource, wetland, and storm water issues, so that these sites are closer to
development-ready for prospective users.

Some improvements may extend outside of the boundaries of the Area to the extent that the
improvements are necessary to meet the service needs of the Area as it redevelops in accordance
with the Plan, or to alleviate the external impacts generated from the development envisioned
within the Area.

Other project categories provide for potential public facilities to serve the Area, technical
assistance to businesses and developers, and the HEDC’s administrative costs. These categories
are related to assisting the build-out of the Area as envisioned and ensuring local land users have
sufficient services.

The HEDC, or its approved designee, will be responsible for managing the projects and programs
throughout the Area. Administrative costs reflect the projected expense over the life of the Plan.

NORTH HILLSBORO INDUSTRIAL RENEWAL AREA, REPORT 14



V. PROJECT COSTS & TIMING

The Report accompanying the Plan must identify anticipated projects including estimated costs
and timeline for completion. Estimated budget and project timelines represent best and good
faith estimates at the time of adoption. These estimates may change due to changing market or
economic conditions over the life of the Plan. Because engaging in many of the Plan projects will
be timed to coordinate directly to private investments, the schedule for projects is speculative.

The primary anticipated source of funding for carrying out this Plan and its projects, in part or in
whole, is Tax Increment Financing as authorized in Section 1c, Article IX of the Oregon Constitution
and ORS 457. In addition, the HEDC may borrow money and accept advances, loans, grants, and
any other form of financial assistance from the federal government, the state, the county or other
public body, or from any sources, public or private, for the purposes of undertaking and carrying
out the projects and intents of the Plan. The Plan also authorizes any other financing methods,
public or private, allowed to an Urban Renewal Agency under ORS 457.

The following is a description of each of the possible projects, with estimated budget and
completion date. The estimated budget was adjusted at the time of amendment (2023) to reflect
inflation as measured by CPI, and additional projects in the expanded boundary.

1) TRANSPORTATION PROJECTS

Physical road improvements and related improvements to increase accessibility, allow sufficient
traffic circulation, improve mobility, and reduce congestion from existing and new development.
Projects may include right-of-way acquisition, and the construction, extension, improvement or
other physical changes to transportation infrastructure including but not limited to streets,
intersections, bike facilities, sidewalks, lighting, signaling, signage, landscaping, access and other
improvements.

Specific identified projects include, but are not limited to:

e NE Huffman Street — Extension from NE 30™ Ave to Jackson School Road.

e NE 30th Avenue (aka 264th) — Extension from NE Evergreen Road to NE Sewell Road.

o NW Meek Road — Improvement and extension from NE Starr Blvd to Jackson School Road.
e Internal connectivity street(s) between NE Evergreen, NE Bennett and NE Huffman.

e Intersection signaling — on Huffman Street and on Evergreen Road.

o NE Sewell Road - Improvements from NE Evergreen Road to NW Meek Road

Estimated Project Costs: $145,000,000
Estimated Project Timeline: In phases over life of district.

2) PUBLIC UTILITY PROJECTS

Physical improvements which improve, extend, or increase capacity of public utilities and utility-
related land, easements and facilities in order to serve the Area and/or accompany transportation
improvements as appropriate. Projects may include, but are not limited to, physical above- or
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below-ground improvements which facilitate the provision of water, storm water, sewer, and
other public services to the Area, including regional storm water solutions.

Specific identified projects include, but are not limited to:

e NE Huffman Street — Extension of facilities to accompany transportation improvements.

e NE Starr Blvd. (aka 41" Avenue)- Extension of facilities to accompany transportation
improvements.

e NE 30" Avenue (aka 264™) — Extension of facilities to accompany transportation
improvements.

o NW Meek Road — Extension of facilities to accompany transportation improvements.

e Extension of facilities to accompany internal connectivity street(s) between NE Evergreen,
NE Bennett and NE Huffman.

e Regional storm water solutions

e Sanitary sewer pump stations, and conveyance

Estimated Project Costs: $150,000,000
Estimated Project Timeline: In phases over life of district

3) TRAIL AND OPEN SPACE IMPROVEMENTS

Projects related to the provision of trail and open space improvements, including but not limited
to the acquisition of right of way, grading, paving, lighting, furniture, access points, landscaping,
signage and public art. May include improvement of riparian areas and other open space areas.

Estimated Project Costs: $20,000,000
Estimated Project Timeline: Years 1-15

4) NATURAL RESOURCE ENHANCEMENT AND SUSTAINABILITY PROJECTS

Projects related to mitigating the impacts of development, enhancing the natural resources of the
Area and supporting sustainable strategies for site and building development. Activities may
include the enhancement and mitigation of impacts on wetlands and floodplains; vegetated
corridors and resource overlay areas; and Waible Creek and its tributaries. These projects may
include, but are not limited to, enhancement and mitigation efforts including site work, land
acquisition, building design and construction and, any necessary scientific or consultant studies,
surveys, or plans.

Estimated Project Costs: $15,000,000
Estimated Project Timeline: Life of district, 25 years

5) PROPERTY ACQUISITION AND DISPOSITION

Acquisition of key property within the Area in the furtherance of Plan goals and objectives and to
accomplish the categories of projects described in this section. Properties in this category will be
acquired from willing sellers for uses such as land assembly and land banking for economic
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development purposes. These projects may include, but are not limited to, funding the costs of
purchase, lease, or option, and transactional costs of negotiation, purchase, carrying costs,
financing, planning, improving, marketing and/or selling, leasing, optioning or other disposition
of the property.

Estimated Project Costs: 525,000,000
Estimated Project Timeline: Life of district, 25 years

6) PUBLIC BUILDINGS OR FACILITIES

Projects to partially or wholly fund the provision of public facilities, which may include facilities
for work force training, public safety, administrative facilities, field offices, or other physical public
facilities.

Estimated Project Costs: 56,000,000
Estimated Project Timeline: 15 - 20 years

7) TECHNICAL AND FINANCIAL ASSISTANCE FOR INDUSTRIAL IMPROVEMENTS

Technical and financial assistance for industrial redevelopment and development in the form of
site, market, and feasibility studies; predevelopment analyses; engineering, planning, and/or
design activities; environmental assessments; and/or investigation of barriers to redevelopment
in support of the goals of the Plan.

Estimated Project Costs: 56,000,000
Estimated Project Timeline: Life of district, 25 years

8) URBAN RENEWAL PLANNING AND ADMINISTRATIVE COSTS

Funding to pay for the on-going administrative costs of the Plan including but not limited to
management, public outreach, finance and budgeting, and all other administrative costs
associated with implementing the Plan. In addition, administrative costs may include but are not
limited to, additional planning processes, technical studies, architectural, engineering, design, and
economic services, marketing materials, and other processes required to procure these services.

Estimated Project Costs: $3,500,000
Estimated Project Timeline: Life of district, 25 years
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FIGURE 2: SUMMARY OF ESTIMATED PROJECT COSTS

Project Category Cost

1 Transportation Projects $145,000,000 39%
2 Public Utility Projects $150,000,000 40%
3 Trail & Open Space Improvements $20,000,000 5%
4  NatResource Enhancement and Sustainability Projects $15,000,000 4%
5  Property Acquisition and Disposition $25,000,000 7%
6  Public Buildings or Facilities $6,000,000 2%
7  Technical and Financial Assistance and Industrial Improvements $6,000,000 2%
8 URPlanning and Administrative Costs $3,500,000 1%

$370,500,000 100%
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VI. RELOCATION REPORT

According to ORS 457.087 (9) a relocation report shall include:

(a) An Analysis of existing residents or businesses required to relocate permanently or
temporarily as a result of agency actions under ORS 457.170;

(b) A description of the methods to be used for the temporary or permanent relocation of
persons living in, and businesses situated in, the Area in accordance with ORS 35.500 to
35.530; and

(c) An enumeration, by cost range, of the existing housing units in the Area to be destroyed
or altered and new housing units to be added.

The HEDC does not intend to undertake activities in the Area that would require relocation under
ORS 457.087. Therefore, no relocation report is included in this Report.

If such a necessity arises during the execution of this Plan, all relocation activities will be
undertaken, and payments made in accordance with the requirements specified in the ORS
35.500 et seq. If temporary or permanent relocation of residents or businesses are required by
action of the Hillsboro Economic Development Council (HEDC) under this Plan, the HEDC will
follow the City of Hillsboro Real Property Acquisition Policies and Procedures, which were drafted
in accordance with applicable local, state, and federal laws. The HEDC will prepare and maintain
information in its office relating to the relocation program and procedures, including eligibility for
and amounts of relocation payments, services available, and other relevant matters.
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VIl. FINANCIAL ANALYSIS OF THE PLAN

A. Anticipated Tax Increment Revenues

The following table presents the estimated projection of Tax Increment Financing (TIF) revenues
to the Area over a 25-year period beginning tax year 2015/16 (and ending tax year 2040/41 (the
time period of the original Plan, adopted in 2015). This updated forecast period reflects the
establishment of the original NHIRA in 2015, and the realized growth of TIF between 2015 and
2023. Therefore, the current year of 2022/23 reflects that an estimated level of TIF is already
generated.

The tax increment is the difference between the total assessed value in the Area in a given year,
and the total assessed value in the Area at the time the Plan is approved. At the time of approval,
ad valorem tax revenue from all applicable taxing jurisdictions is “frozen” at current levels, and all
additional revenue which results from growth of assessed value in the Area provides TIF revenue
to the HEDC to fund activities of the Plan.

The following table (Figure 3) presents projected TIF revenue based on a set of assumptions of
how the industrial uses within the Area will develop over time. These development assumptions
are based on typical development forms, densities, and site coverage for different types of land
users including industrial, high technology, business parks, and office space, among others. These
typical forms were used to generate assumptions of the scale and phasing of redevelopment in
the Area.

The value of existing land and improvements is assumed to appreciate at a standard 3% per year
for real property and depreciate at a rate of 7% per year for industrial equipment. The use of
existing economic development incentive programs which currently apply in the Area (Enterprise
Zone and Strategic Investment Program) were assumed for most future development.

Under the assumptions for industrial build-out of the Area and general annual appreciation, TIF
revenue is projected to be over $363 million over a 25-year period (Figure 3). Revenue sharing
with other taxing jurisdictions is mandatory after annual TIF revenue passes 10% of the initial
adopted maximum indebtedness of the Plan ($172.2 million) and TIF revenue may not exceed
12.5% of initial maximum indebtedness®. The revenue sharing is projected to begin in Year 13
(2028/29). In Year 15 (2030/31) annual TIF revenue is expected to reach the cap of 12.5% of initial
maximum indebtedness.

The Levy Rate of $11.5520/$1,000 of assessed value reflects a blended rate of the total permanent
levy rate for taxing jurisdictions within both the annexed sections of the Area (within City
Boundaries in 2022/23), and areas that remain unannexed. Some of the area is anticipated to
remain unannexed during the modeled 25 year period prior to development. Estimates are based
on the most recently available certified assessed values at the time of the analysis.

3 ORS 457.470(2)
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The blended levy rate represents the levy which is subject to division of taxes under the Plan. It
does not include the rates of exempt local levies and general obligation bonds dating after

October 2001, as these are exempt from division of taxes under the urban renewal statutes.

FIGURE 3: PROJECTED TAX INCREMENT REVENUE
NORTH HILLSBORO INDUSTRIAL RENEWAL AREA, 25-YEAR FORECAST

Blended Levy Rate: 11.55 /$1,000 TAV
URA Tax Increment Revenue |Original Tax Increment
Tax Year
Year 25-Year Forecast (2023) Forecast (2015)

2015/16 (Base Year) SO S0

1 2016/17 $488,242 54,674
2 2017/18 $827,164 516,303
3 2018/19 $1,620,578 $34,755
4 2019/20 $3,079,640 556,608
5 2020/21 $3,913,658 $358,437
6 2021/22 $5,205,566 $355,039
7 2022/23 $10,336,367 53,842,098
8 2023/24 $10,692,005 53,774,561
9 2024/25 $11,302,835 53,726,656
10 2025/26 $11,675,757 510,638,897
11 2026/27 $12,405,550 511,627,305
12 2027/28 $18,754,872 514,869,226
13 2028/29 $17,901,243 515,000,260
14 2029/30 $18,334,700 514,888,865
15 2030/31 $21,525,000 S$15,013,431
16 2031/32 $21,525,000 516,502,274
17 2032/33 $21,525,000 517,501,612
18 2033/34 $21,525,000 518,197,804
19 2034/35 $21,525,000 518,213,741
20 2035/36 $21,525,000 518,242,348
21 2036/37 $21,525,000 521,257,065
22 2037/38 $21,525,000 521,257,065
23 2038/39 $21,525,000 521,257,065
24 2039/40 $21,525,000 521,257,065
25 2040/41 $21,525,000 521,257,065
25-Year Revenue: $363,313,178 $290,500,219

Source: City of Hillsboro, Washington County Assessor, JoHNSON EcoNomics LLC
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B. Financial Feasibility

Under the assumptions for industrial build-out of the Area and combined with general annual
appreciation, TIF revenue is projected to be over $363 million over a 25-year period (Figure 3).

The estimated total cost for the potential projects included in the Plan is $370 million. TIF revenue
may be used to build and/or cover the debt service to fund these projects in part or in whole, over
the life of the Plan and until debt service is retired. Other funding sources may be leveraged to
assist in completion of Plan projects as allowed by Oregon Revised Statutes (ORS).

The amount of debt assumed by the Area is subject to the amended maximum indebtedness
specified in the Plan which is $268.6 million.

It is projected that the TIF generated in the Area shall be sufficient to service debt undertaken
under the Plan up to the maximum indebtedness and to fund a majority of projects included in
the Plan. Where TIF revenue of the district is insufficient to cover all potential projects listed in
the Report, projects will be prioritized and/or other sources of funding will be sought. The Urban
Renewal Agency is not obligated to undertake all potential projects identified in the Plan.

C. Anticipated Year in Which Indebtedness Will Be Retired

The HEDC reserves the right to assume new indebtedness, up to the maximum amount stated in
the Plan, until the projects in the Plan are complete, which may extend debt payment beyond the
period shown in the above table. TIF revenue will be dedicated to retiring the debt service of the
Area until no such debt remains.

The duration of indebtedness will depend on the terms of bond issuance during the life of the
Plan. If bonds of long-term duration are issued near the time when final Plan projects are
completed, the debt service for this issuance may extend into additional years.

Revenue sharing with taxing jurisdictions as required by statute is projected to begin prior to the
completion of all Plan projects and the retirement of debt. In the projections shown in Figure 3,
revenue sharing is projected to begin in Year 13. At the time of completion of all Plan projects,
any TIF revenue above and beyond that required for debt service may be shared with taxing
jurisdictions.

Any and all of these projections and dates are subject to change based on unforeseen events,
changes in market and economic conditions, and policy considerations.
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D. Statement of Fiscal Impact on Other Jurisdictions under ORS 457.420-440

Tax increment financing will divert property tax revenue to the HEDC from local taxing
jurisdictions to support redevelopment in the Area. These jurisdictions experience temporary
foregone revenues as property taxes are diverted to pay for projects in the Area. Therefore, the
use of tax increment financing creates a fiscal impact on the taxing districts that levy taxes within
the Area. In general terms, it can be concluded that the Area will have a negative fiscal impact on
affected jurisdictions during the life of the Plan and a positive fiscal impact on these jurisdictions
after the Plan is retired.

The amount of time the Area will collect TIF revenues is affected not just by the bond market and
real estate cycles, but also by the revenue sharing provisions in ORS 457.470. When certain
thresholds of annual tax increment revenue collections are achieved, the division of property
taxes is adjusted to share a portion of the revenue with the overlapping taxing jurisdictions. This
could have the effect of extending the amount of time it will take for the Area to pay for the
project investments, but the shared revenues will lessen impacts that taxing jurisdictions may
experience while a portion of the property tax revenues are diverted to pay for Plan projects®.

Special conditions for impacts on school districts

School districts are affected differently than other taxing jurisdictions. The State of Oregon
manages the State School Fund for all K-12 public schools in the state and allocates monies to
districts on a per-pupil basis, not based upon the taxes collected in that district. Therefore, while
the Hillsboro School District’s permanent tax rate is used in the calculation for TIF revenue, the
division of taxes does not directly affect the district’s budget. Property taxes collected on behalf
of the Hillsboro School District (HSD) and all other Oregon school districts are included in the state
funding formula (along with other education revenue sources such as the Oregon Lottery and
income tax receipts). The North Hillsboro Industrial Renewal Area will collect tax increment
revenues off the HSD divisible rate and could have a marginal impact on the statewide State
School Fund but would not directly correlate to revenues forgone by the HSD.

Figure 4 (following page) shows the projected impacts on revenue over a 25-year period. This
assumes completion of Plan projects and indebtedness by Year 26. This schedule is speculative
and may be impacted by borrowing decisions, amendments to the projects or other elements of
the Plan, and other unforeseen factors. (See Exhibit 1 for annual estimates of fiscal impact.)

e Figure 4 shows the taxing jurisdictions of the Area and their current permanent tax rates
and temporary levies from prior to October 2001. These rates do not include local levies
adopted and general obligation bonds issued since October 2001, which are exempt from
division of taxes under the urban renewal statutes. Taxing jurisdictions will continue to
receive revenue from these exempt sources from the Area, including sharing the benefits
of any growth to taxable assessed value resulting from redevelopment in the Area.

e Column 1 in Figure 4 shows the estimated “frozen base” revenue that taxing jurisdictions
will continue to receive over the duration of the Plan, based on assessed value at the time

4 ORS 457 contains provisions by which taxing districts may collectively waive their rights to share in tax increment
revenues.
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of amendment (2023). In total, the frozen base amounts to an estimated $4.59 million in
annual revenue that the taxing jurisdictions will continue to receive over the duration of
the Plan.

e Column 2 shows the projected total revenue that would result in Year 26 based on the TIF
projections shown in Figure 4. Based on the projected build-out of the Area resulting
from Plan activities, annual revenue to the taxing jurisdictions in Year 26 would total a
combined $73.6 million, or $69.0 million higher than in the base year. If realized, this
would be over a 16-fold increase in annual tax revenue over the assessed value at the
time of adoption.

FIGURE 4: FORECASTED ANNUAL REVENUE TO TAXING JURISDICTIONS, 26™ YEAR

1 2 3
Revenue Year 26 Revenue Foregone
Divisible Estimated Annual Growth in Annual Over 25-Year Average

Taxing Jurisdiction Tax Rate Revenue (Assuming end Rev. (Base to X

) Period Annual

(per 1,000) (Frozen Base)* of debt service) Year 26)

Hillsboro School District 2 49749 $1,972,700 $30,500,100 + $28,527,400 -$156,530,600 -$6,261,200
City of Hillsboro 3.6665 $1,453,800 $23,581,300 + $22,127,500 | -$115,363,000 -$4,614,500
Washington County 2.2484 $891,500 $13,155,000 + $12,263,500 -$70,743,800 -$2,829,800
Portland Comm. College 0.2828 $112,100 $2,931,000 + $2,818,900 -$8,898,000 -$355,900
Metro 0.0966 $38,300 $2,478,300 + $2,440,000 -$3,039,400 -$121,600
NW Regional ESD 0.1538 $61,000 $673,300 + $612,300 -$4,839,200 -$193,600
Port of Portland 0.0701 $27,800 $306,900 + $279,100 -$2,205,600 -$88,200
Tualatin Soil & Water District 0.0644 $25,500 $281,900 + $256,400 -$2,026,300 -$81,100
Tualatin Valley Fire & Rescue 3 1.5252 $9,300 na na -$343,200 -$13,700
Totals: 54,592,000 $73,625,900 + $69,033,900 -$363,989,100 -514,559,600

Sources: Washington County Assessor, Johnson Economics LLC

! Frozen Base does not include post-10/2001 levies and general obligation bonds which are exempt from division of taxes for urban renewal.
Revenue from these exempt sources will continue to accrue to the taxing jurisdictions, including any increases from projected development
resulting from urban renewal projects and activities.

2school district funding is supplemented from the state level by the State School Fund (SSF) to better equalize per-pupil funding across the state.
The revenue impacts presented here may have a marginal impact on the statewide school fund, but a very small or no direct impact on the
amount of funding per pupil reapportioned to the local district. The SSF would also benefit from new income taxes generated from new
businesses in the Area, even while urban renewal is in place.

3 Tualatin Valley Fire and Rescue is the only taxing district which applies to the unicorporated areas of the URA, but not the City-annexed areas.
This jurisdiction will continue to apply to areas that remain unincorporated until the time of redevelopment. At that time, the parcel will be
annexed and the Fire District levy will no longer apply to that parcel. Because of this it will not receive revenue from the URA after all parcels are
annexed.

NOTE: All of the assumptions regarding how and when the Area will develop are by definition speculative. This analysis presents a good-faith
projected estimates iof impacts. The actual growth of TIF revenues and impacts on taxing jurisdictions will be more or less than the projected rate
presented here.

e Column 3 shows the estimated total fiscal impact on taxing jurisdictions over the 25-year
period. (Note that the figures in Columns 1 and 2 are annual, and Column 3 presents 25-
year total and average annual figures.) The estimated impact is $363.9 million over this
period. Roughly 43% of this impact is anticipated from the school district’s divisible levy
rate. As noted above, the impacts on the Hillsboro School District will be considerably
mitigated due to the statewide school funding mechanism.
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There is an important caveat to Column 3. The projection presented in Column 3 assumes
the build-out of the Area into a successful industrial district as envisioned by the Plan and
dependent on Plan projects and activities. In other words, the projected revenues
foregone are significantly higher because of the projected positive impacts of
redevelopment. In the absence of tax increment financing afforded under the Plan, the
growth in tax revenue from the Area would presumably be much less under relatively
low-value agricultural use than that presented in Column 3.
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EXHIBIT 1
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EXHIBIT 1: ESTIMATED FISCAL IMPACT ON TAXING JURISDICTIONS FROM TIF REVENUES, YEARS 1 - 25

B ACSTEE Hillsboro School District City of Hillsboro Washington County Portland Comm. Metro NW Regional ESD Port of Portland Tual. Soil & Water TV Fire & Rescue

+3.0% TAV Divisible Revenue Divisible Revenue Divisible Revenue Divisible  Revenue Divisible  Revenue Divisible  Revenue Divisible  Revenue Divisible  Revenue Divisible  Revenue

Growth Tax Rate Impact Tax Rate Impact Tax Rate Impact Tax Rate Impact Tax Rate Impact Tax Rate Impact Tax Rate Impact Tax Rate Impact Tax Rate Impact
Base |2015/16 (Base Yea] 4.9749 S0 3.6665 S0 2.2484 S0 0.2828 N 0.0966 S0 0.1538 N 0.0701 S0 0.0644 N 1.1219 S0
1 |2016/17 4.9749 $210,601 3.6665 $155,213 2.2484 $95,181 0.2828 $11,972 0.0966 $4,089 0.1538 $6,511 0.0701 $2,968 0.0644 $2,726 1.1219 $1,036
2 |2017/18 4.9749 $349,377 3.6665 $257,491 2.2484 $157,901 0.2828 $19,860 0.0966 $6,784 0.1538 $10,801 0.0701 $4,923 0.0644 $4,523 1.1219 $1,718
3 |2018/19 4.9749 $731,877 3.6665 $539,393 2.2484 $330,771 0.2828 $41,604 0.0966 $14,211 0.1538 $22,626 0.0701 $10,313 0.0644 $9,474 1.1219 $3,599
4 |2019/20 49749  $1,385,072 3.6665 $1,020,798 2.2484 $625,982 0.2828 $78,735 0.0966 $26,895 0.1538 $42,820 0.0701 $19,517 0.0644 $17,930 1.1219 $6,811
5 [2020/21 49749  $1,765,013 3.6665 $1,300,814 2.2484 $797,696 0.2828 $100,333 0.0966 $34,272 0.1538 $54,566 0.0701 $24,870 0.0644 $22,848 1.1219 $8,680
6 [2021/22 4.9749 $2,323,324 3.6665 $1,712,289 2.2484 $1,050,023 0.2828 $132,070 0.0966 $45,113 0.1538 $71,826 0.0701 $32,737 0.0644 $30,075 1.1219 $11,425
7 |2022/23 4.9749 $4,410,958 3.6665 $3,250,875 2.2484 $1,993,527 0.2828 $250,743 0.0966 $85,650 0.1538 $136,366 0.0701 $62,154 0.0644 $57,100 1.1219 $21,691
8 |2023/24 4.9749 $4,564,511 3.6665 $3,364,043 2.2484 $2,062,925 0.2828 $259,471 0.0966 $88,631 0.1538 $141,113 0.0701 $64,317 0.0644 $59,088 1.1219 $22,447
9 |2024/25 4.9749 $4,828,049 3.6665 $3,558,271 2.2484 $2,182,031 0.2828 $274,452 0.0966 $93,749 0.1538 $149,260 0.0701 $68,031 0.0644 $62,499 1.1219 $20,949
10 [2025/26 4.9749 $4,989,198 3.6665 $3,677,038 2.2484 $2,254,862 0.2828 $283,613 0.0966 $96,878 0.1538 $154,242 0.0701 $70,301 0.0644 $64,585 1.1219 $19,102
11 |2026/27 49749  $5,303,981 3.6665 $3,909,032 2.2484 $2,397,128 0.2828 $301,507 0.0966 $102,990 0.1538 $163,974 0.0701 $74,737 0.0644 $68,660 1.1219 $17,918
12 |2027/28 49749  $8,037,696 3.6665 $5,923,780 2.2484 $3,632,627 0.2828 $456,906 0.0966 $156,072 0.1538 $248,487 0.0701 $113,257 0.0644 $104,048 1.1219 $23,958
13 |2028/29 49749  $7,708,525 3.6665 $5,681,181 2.2484 $3,483,858 0.2828 $438,194 0.0966 $149,680 0.1538 $238,311 0.0701 $108,619 0.0644 $99,787 1.1219 $21,711
14 ]2029/30 49749  $7,895,790 3.6665 $5,819,195 2.2484 $3,568,493 0.2828 $448,839 0.0966 $153,316 0.1538 $244,100 0.0701 $111,257 0.0644 $102,211 1.1219 $20,398
15 |2030/31 49749  $9,269,781 3.6665  $6,831,826 2.2484 $4,189,466 0.2828 $526,944 0.0966 $179,996 0.1538 $286,577 0.0701 $130,618 0.0644 $119,997 1.1219 $19,878
16 [2031/32 4.9749 $9,270,555 3.6665 $6,832,397 2.2484 $4,189,816 0.2828 $526,988 0.0966 $180,011 0.1538 $286,601 0.0701 $130,629 0.0644 $120,007 1.1219 $18,300
17 [2032/33 4.9749 $9,271,413 3.6665 $6,833,029 2.2484 $4,190,204 0.2828 $527,037 0.0966 $180,027 0.1538 $286,628 0.0701 $130,641 0.0644 $120,018 1.1219 $16,859
18 [2033/34 4.9749 $9,272,361 3.6665 $6,833,728 2.2484 $4,190,632 0.2828 $527,091 0.0966 $180,046 0.1538 $286,657 0.0701 $130,654 0.0644 $120,031 1.1219 $15,542
19 [2034/35 4.9749 $9,273,408 3.6665 $6,834,499 2.2484 $4,191,105 0.2828 $527,150 0.0966 $180,066 0.1538 $286,689 0.0701 $130,669 0.0644 $120,044 1.1219 $14,337
20 |[2035/36 49749  $9,274,562 3.6665 $6,835,350 2.2484 $4,191,627 0.2828 $527,216 0.0966 $180,089 0.1538 $286,725 0.0701 $130,685 0.0644 $120,059 1.1219 $13,234
21 |2036/37 49749  $9,275,832 3.6665 $6,836,286 2.2484 $4,192,201 0.2828 $527,288 0.0966 $180,113 0.1538 $286,764 0.0701 $130,703 0.0644 $120,075 1.1219 $12,224
22 |2037/38 49749  $9,277,228 3.6665 $6,837,315 2.2484 $4,192,832 0.2828 $527,367 0.0966 $180,140 0.1538 $286,807 0.0701 $130,723 0.0644 $120,094 1.1219 $11,299
23 |2038/39 4.9749  $9,278,763 3.6665 $6,838,446 2.2484 $4,193,526 0.2828 $527,455 0.0966 $180,170 0.1538 $286,855 0.0701 $130,745 0.0644 $120,113 1.1219 $10,451
24 |2039/40 4.9749 $9,280,448 3.6665 $6,839,688 2.2484 $4,194,287 0.2828 $527,550 0.0966 $180,203 0.1538 $286,907 0.0701 $130,768 0.0644 $120,135 1.1219 $9,674
25 |2040/41 4.9749 $9,282,298 3.6665 $6,841,051 2.2484 $4,195,123 0.2828 $527,656 0.0966 $180,239 0.1538 $286,964 0.0701 $130,794 0.0644 $120,159 1.1219 S0
Total Fiscal Impact: $156,530,620 $115,363,026 $70,743,823 $8,898,040 $3,039,430 $4,839,175 $2,205,632 $2,026,286 $343,242
2023 Dollars: $94,347,400 $69,534,000 $42,640,200 $5,363,200 $1,832,000 $2,916,800 $1,329,400 $1,221,300 $227,400

* All projections are speculative, based upon assumptions of development types and timing used in this analysis. This is a good faith estimate of potential impacts on taxing
jurisdictions. Estimates are based on the most recently available certified assessed values at the time of the analysis. Actual realized impacts will be less or more than the figures
presented here. Roughly 43% of the projected impact is anticipated from the school district’s divisible levy rate. As noted in the Report, the impacts on the Hillsboro School
District will be considerably mitigated due to the statewide school funding mechanism.
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