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INTRODUCTION

I n In July 2018, Prosper Portland’s board 
adopted the Ten-Year Financial Sustainability 
Plan (FSP), a blueprint to guide the agency’s 

financial and business practices in the context 
of declining tax increment financing revenues 
and the need for more flexible resources to 
support inclusive economic prosperity. This 
new multipronged approach aimed to fund an 
annual operating budget of $30 million and 
to maintain levels of service across Prosper 
Portland’s business lines. 

In the first two years Prosper Portland made 
significant progress toward creating the infra-
structure and internal processes necessary to 
implement the FSP: developing plans for each 
property, implementing new property manage-
ment software, updating investment criteria, and 
securing additional public resources. While in-
come-generating investments lagged, the launch 
of new loan products and projected returns from 
the TIF investment in the Broadway Corridor 
showed promise.

Then came 2020, a year of public health crisis 
and cultural upheaval with immediate and en-
during economic repercussions. Public health 
directives saved lives and closed businesses to 
customers, dramatically reduced tourism activity, 
and sent thousands of office workers home. 
Individuals lost income. Businesses lost revenue. 
The central city, commercial corridors, and public 
entities at all levels experienced major economic 
impact. And many of the FSP's projected income 
drivers diminished as well, with significant impact 
to Prosper Portland’s financial forecast.  

Prosper Portland experienced immediate fi-
nancial loss with lower property income from 
garages, a hotel, and ground floor retail spaces, 
alongside modifications of lending agreements 
and significantly higher property management 
costs. And in this uncertain economic context, 
the Broadway Corridor agreement passed by 
City Council eliminated nearly $4 million in an-
ticipated annual revenue for more than a dozen 
years and required cost containment measures 
as City General Fund projections declined.

In this context, the Prosper Portland Board 
enabled investment of reserves to maintain near-
term levels of service and supported the estab-
lishment of a cross-functional committee, known 
as “FSP 2.0,” to reevaluate the original plan’s 
assumptions and ensure a viable path forward. 
At the same time, staff continued to pursue key 
elements of FSP with the implementation of new 
loan products, pursuit of new TIF districts and 
dedicated Boomerang revenue, and administra-
tive cost containment. 

FSP 1.0 vs FSP update
The following addendum, referred to as the “FSP 
update,” retains the overarching blueprint and 
goal of the 2018 10-Year Financial Sustainability 
Plan. Together, they present a business plan 
grounded in a social impact investment model 
with less reliance on TIF, more diversified funding 
streams, and necessary cost containment mea-
sures. This approach reinforces the necessity of 
investing most resources to achieve both finan-
cial and mission impact.  
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This fresh look at the 2018 plan also incorporates 
some significant refinements, which are detailed 
in the addendum to the original plan. Evaluation 
of lessons learned and implications of current 
economic trends enabled the development of 
a more advanced financial model that builds 
on performance to date, incorporates new loan 
products, considers both operating and capital 
funding requirements, and applies the updated 
legal interpretation of program income.  

If successfully implemented, the updated plan 
will enable Prosper Portland to fund an annual 
operating budget of $30 million (on a present 
value basis) and serve the community both today 
and in the future.  

An Updated Framework
The original FSP business model (Figure 1) incor-
porates four key components to guide related 
actions:

1. Optimize both public benefits and financial 
return of the remaining tax increment funds 
and existing real estate assets

2. Secure additional public funding to support 
economic and community development 
programs

3. Partner with public agencies to deliver real 
estate development activities that achieve 
public priorities

4. Seek additional revenues for capital and 
operations by leveraging core expertise

Component 1, “Optimize Remaining Resources,” 
represented 64% of modeled revenue over 
10 years and included both the TIF restricted 
and program income. Component 2, “Secure 
Additional Resources,” represented 22% of mod-
eled revenue over the same period and focused 
primarily on allocating Boomerang revenue. No 
revenue target was associated with Component 
3, “Partner on Real Estate Development,” which 
focused on project-specific partnerships with 
other public entities. Component 4, “Seek New 
Revenue,” represented 14% of modeled revenue 
and included creation of new TIF districts and 
pursuit of New Market Tax Credits to generate 
both capital and operational revenue.

Given experience operationalizing the original 
framework and with the goal of increasing 
“implementability,” FSP update reorganizes the 
components and provides additional clarity on 
specific portions that had previously been purely 
conceptual. 

UPDATED FRAMEWORK2018 FRAMEWORK

Figure 1 Figure 2
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Specifically, the updated framework 
(Figure 2) is structured around the 
following four updated objectives:

1. Leverage community-based TIF 
district investments to deliver 
on community-defined priorities 
and secure financial return of the 
dedicated tax increment funds and 
related assets. 44% of remaining 
TIF invested in grants and infra-
structure with no return and 56% of 
remaining TIF invested in loans or 
other investments that, on average, 
generate a 3.8% return. Average re-
turn is 2% when including all grants 
and infrastructure investments. 

2. Optimize both public benefits and 
financial return of non-TIF restrict-
ed resources. An average return of 
7% / year is expected when these 
resources are deployed.

3. Research and identify new funding sources 
for programmatic, operational, and capi-
tal investment priorities from public and 
private sources.

4. Secure additional public resources to 
maintain key business lines and to deliver 
activities that achieve public priorities. 

Objective 1, “Leverage Community-Based TIF 
district investments,” incorporates the portions 
of Component 1 focused on TIF-restricted 
resources and assets as well as the program 
income (unrestricted) assets assigned to 
community-based action plans. Objective 2, 
“Optimize Non-TIF Resources” incorporates the 
remaining portions of Component 1 and focuses 
on the strategic deployment of program income 
and other flexible revenue streams. Objective 3, 
“Research and Identify New Funding Streams,” 
combines the analysis and partnership develop-
ment anticipated across Components 2, 3 and 
4, recognizing the need to seize opportunities 
and innovate over time. Objective 4, “Secure 
Public Resources,” incorporates portions of 
Components 2 and 4 including the pursuit of 
Boomerang revenue and creation of new  
TIF districts.

Model and Significant Assumption 
Changes
The financial model that accompanied the 
original framework solved for the operational 
funding gap caused by declining TIF, and iden-
tified how application of the framework and 
related revenue streams could close that gap. 
An important evolution of the revised FSP is the 
integration of lessons learned and the inte-
gration of capital needs alongside operational 
requirements throughout the plan that had 
been identified as a key priority in the previous 
framework in “Component 4.”

The updated financial model projects revenue 
streams based on what the agency had pre-
viously been able to accomplish. The updated 
model now includes more specific assumptions 
around property dispositions, operating asset 
investments, lending products and production 
targets based on past performance and current 
community needs. The model also assumes a 
certain portion of revenues are committed to 
stabilize the agency’s annual operational needs 
and certain revenues are pooled for capital 
reinvestment. 

Figure 3

Return from New TIF 
District Investments, 

$6M, 5%

Return from Non-TIF 
Restricted Resources, 

$20M 17%

Secure Additional Public 
Resources (Returning TIF), 

$68M, 59%

Secure Additional Public 
Resources (Other), 

$2M, 2%

Secure Additional Public 
Resources (New TIF Districts), 

$20M, 17%

New Operating Revenues Through 2031

Board Resolution – Adopting an Update to the FSP and Financial Investment Policy 
March 8, 2023

Exhibit A
Page 4 of 77



Prosper Portland Financial Sustainability Plan Update  | March 2023 5

The updated model also incorporates an up-
dated accounting of and specific opportunities 
to use Program Income (defined below) in two 
key ways: i) to respond to TIF district commit-
ments where there are existing Action Plans or 
other priority commitments and ii) to deliver 
on Prosper Portland’s mission city-wide and as 
a key source of both investment and revenue 
outside of TIF districts. A detailed analysis, on a 
TIF district-by-district basis, was performed to 
identify remaining commitments and remaining 
funds (both TIF and non-TIF) available to meet 
those commitments.

The updated model is represented below visually 
(Figure 4) and illustrates the current financial 
model by sources, on the left-hand side – which 
includes existing general fund and TIF as well 
as new public resources and program income 
generated from the agency’s investments – and 
aligns those sources to the uses described on the 
top – including economic development program-
ming, real estate and community development 
investments and related staffing and administra-
tion. The model also considers both the opera-
tional requirements associated with deployment 
of capital and operations of real property.
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Objective 1. 
Leverage Community-Based TIF District 
Investments [Changes]

Component 1, “Optimize Remaining Resources” 
within the original framework established a 
social impact investment model that included 
three investment typologies: Mission-Related 
Investments that generated a 6% return, 
Program-Related Investments that generated 
a 2.5% return, and Grants/Infrastructure invest-
ments within an established “set aside” target.

The related financial model anticipated:

a. Additional earned income from Prosper 
Portland-held real estate would achieve 
Mission-Related returns

b. New Loans would meet Program-Related 
return targets

c. And return on remaining TIF on Action 
Plan or other significant district projects 
would achieve a mixture of Mission- and 
Program-related returns, depending on 
the market strength and strategic objec-
tives by district.

Most of the returns generated in the original 
financial model were anticipated to accrue from 
additional earned income from Prosper Portland-
held real estate and the remaining TIF proceeds 
to be invested. 

As a result of the analysis of past performance 
and current economic realities, the updated 
financial model related to Objective 1 includes 
the following key changes:

• A detailed analysis of remaining TIF re-
sources needed to complete district Action 
Plan goals and what type of returns they 
may yield. Investments were categorized 
as either 0% (grants and infrastructure), 
2% (large loans), or 6% (small loans and 
property acquisition/disposition.) The most 
significant change was the reclassification 
of all Broadway Corridor investments as 0% 
within the 10-year timeframe of the model. 

• Identification of excess program income 
available in each TIF District that could be 
moved to the Strategic Investment Fund 
described in Objective 2 to make new, non-
TIF investments in new loan and real estate 
investments. While this was a component 
described in the original FSP, this refinement 
increases clarity and implementability.

• Between 2018 and 2022, some projects 
that were included as projected new reve-
nue such as the Convention Center Garage 
started operations. Revenues and expendi-
tures are included in the existing portfolio 
of projects and, like many other assets, 
have performed below projections due to 
the pandemic and timing of recovery. Many 
other projects that were included  
(e.g. Workshop Blocks. Old Town Action 
Plan, and 92nd and Harold) have not yet  
been implemented as identified in the 
original model.

Original (Scenario A)

Revised
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Return on Investment 
Original vs. Revised Model
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Figure 6

Board Resolution – Adopting an Update to the FSP and Financial Investment Policy 
March 8, 2023

Exhibit A
Page 6 of 77



Prosper Portland Financial Sustainability Plan Update  | March 2023 7

In total, projected new operating revenue from 
this category in the revised model is approxi-
mately 25% of the projection from the original 
model in FY 2026-27 and approaches 50% of the 
amount modeled for FY 2029-30.

Objective 2. 
Optimize Non-TIF Resources [Changes]

As described above, this section was aggre-
gated, with the prior section, into “Optimize 
Remaining Resources” in the original analysis. 
Recognizing that a significant portion of those 
“remaining resources” were not TIF but were 
instead funds generated from TIF investments, 
the agency engaged outside legal counsel who 
confirmed that program income carries neither 
the use type restrictions (“sticks and bricks”) nor 
geographic restrictions of TIF.* Prosper Portland 
has reviewed these findings with the City attor-
ney who concurs with the interpretation.

Prosper Portland uses the term “Program 
Income” (PI) to categorize funds that have been 
generated through the return on investments the 
agency has made within TIF districts using Tax 
Increment Financing to implement on TIF district 
plans and related community priorities. Examples 
of program income include interest and principal 
on loans, net cash flow generated from operating 
properties, and proceeds from the sale of prop-
erties for public-private development projects. 
Within the financial model, program income 

supports operating costs through things like 
annual loan interest repayment; net operating 
income; and land leases; and supports a revolv-
ing capital pool through things like loan principal 
repayment or recapitalization of operating 
assets.

METHODOLOGY AND RESTRICTED VS. 
UNRESTRICTED PI

With new clarity on the flexibility of PI the 
agency performed an accounting exercise to 
determine the total amount of program income 
generated. Further analysis broke down how 
much of those funds would be required to meet 
community commitments the agency had made 
across various TIF district Action Plans (i.e. 
“restricted PI.”) Total PI less restricted PI is the 
“unrestricted PI” balance available to be invested 
across the city and with no restrictions other 
than those imposed on Prosper Portland as a 
whole. This understanding will be reflected in 
the agency’s budgets and the updated financial 
model incorporates this refined understanding 
of the level of PI available to be invested without 
TIF restrictions. 

As part of the implementation phase of FSP 2.0, 
a new fund within the agency’s budget called 
the “Strategic Investment Fund” (Figure 6) will be 
established in FY 2023-24. Operating properties 
will be transferred to this fund during over FY 
2023-24 as well.

* Except those restrictions that relate to Prosper Portland as a whole, i.e. to operate within the City of Portland.

Strategic 
Investment 

Fund

�������	
��	�� �������	
��	� �������	
��	��
��������������� ��������������� ���������������

Resources in Strategic 
Investment Fund are 
uncommitted and 
have neither TIF nor 
geographic restrictions 
other than those imposed 
by Charter / Constitution.

Figure 7
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The updated FSP and Objective 2 work plan also 
consider strategic investments of unrestricted 
program income that would best serve short-
term and long-term community needs. The 
financial model carried forward these ideas: 

• New loan products including real estate 
acquisition and mezzanine debt 

• Use of existing lending products outside of 
TIF districts

• Direct real estate acquisitions by Prosper 
Portland, and

• Strategic investments in existing revenue 
generating properties

Following creation of the “Strategic Investment 
Fund,” staff anticipates bringing forward a 
series of new investment tools for the board’s 
consideration.

Objective 3. 
Research and Identify 
New Funding Sources 
[Changes]

The original FSP anticipated 
the pursuit of New Market 
Tax Credits and Boomerang 
as well as other real estate 
project-based partnerships as 
potential sources of ongoing or 
one-time revenue sources. Based 
on lessons learned in the pursuit 
of these sources as well as major 
shifts in the economic landscape, 
DA Davidson and Associates was 
hired to revisit best practices for 
economic development agen-
cies to determine if there were 
significant new areas the agency 
should be pursuing. The report 
found that while there were a 
few areas for additional explora-
tion, for the most part, Prosper 
Portland was pursuing the most 
relevant and appropriate streams 
of revenue. Figure 8 is the sum-
mary graphic from that report.

In addition to reaffirming that 
Prosper Portland was pursuing 
the most viable income streams 

(Boomerang, E-Zone, and new TIF districts), 
the report identified spot TIF districts and new 
charges for services as potential tools for the 
agency. The report also identified a more sys-
tematic pursuit of grant funding and pursuit of 
portions of existing or new tax streams as worthy 
of exploration.

The Council for Development Finance Agencies 
(CDFA) was contracted to evaluate the merits of 
building capacity to secure grant funding. They 
concluded that additional capacity would be an 
advisable strategy. Their report (attached as an 
exhibit to this addendum) describes a path to 
staffing the function internally and some poten-
tial funding sources, and discussed the merits 
of creating a Community Development Finance 
Institution (CDFI) within Prosper Portland.
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Finally, EcoNW was contracted to evaluate both 
the potential viability and advisability of pursuing 
portions of existing or new tax revenue streams. 
Their full report is attached as an exhibit, and 
the summary graphic is above (Figure 9). The icon 
color in each box indicates low (red), medium 
(yellow), or high (green) alignment with the 
horizontal axis criteria.

Staff recommend that further exploration is mer-
ited related to an increase or reallocation of city 
Business License Tax and/or Transient Lodging 
Tax while acknowledging the current challenges 
businesses face in evaluating the ratio of tax-
to-value proposition. Neither grant revenue nor 
alternative tax streams are currently incorporated 
in the model but should be explored in the years 
ahead.

Objective 4.  
Secure Additional Public Funding 
[Changes]

The financial model that accompanies the orig-
inal FSP anticipated returning tax increment 
(Boomerang), fees from $200 million in New 
Market Tax Credit investments and the creation 
of two new TIF districts for total new operating 
resources of $86 million through 2031 (or $12.5 
million per year by 2031). Based on lessons 
learned, the timing of actions taken, and addi-
tional financial data, the updated financial model 
includes the following assumptions and adjust-
ments resulting in $72 million (or $15 million per 
year by 2031). In summary, the delay of new TIF 
districts and removal of New Market Tax Credit 
fees from the 10-Year Forecast reduce short-
term revenues. However, the revised forecast for 

Boomerang revenue exceeds the original pro-
jection due to the timing of TIF district payoffs, 
providing a greater net annual amount of public 
resources by 2031. 

• Boomerang / Returning TIF: As final TIF 
debts are paid off in a district, the property 
taxes are redirected back to the respective 
taxing authorities. The funds returning to the 
City are referred to as “Boomerang” funds 
or returning TIF. In the original FSP models, 
specific assumptions were made about 
returning TIF in a best-case and worst-case 
scenario. During the recent reevaluation 
of the financial sustainability plan of the 
agency, City Council issued a budget note 
indicating its intent that going forward it 
would allocate 25% of the City’s returning 
TIF to Prosper Portland (Figure 10). For this 
reason, that assumption is incorporated in 
the updated financial model.

• New Market Tax Credits: The revised finan-
cial model does not include revenue from 
New Market Tax Credit allocation given three 
failed attempts, the high levels of uncertain-
ty for success and the staff-intensive nature 
of the application process.

• Cannabis Tax Fund Revenue: The updated 
FSP model includes ongoing Cannabis Tax 
revenue allocated in the FY 2022-23 budget 
as an ongoing revenue source. Neither the 
model nor the agency’s budget currently 
include the anticipated transfer of Civic 
Life Cannabis Tax grant funds or associated 
costs as staff is currently in the process of 
securing additional clarity on both. 
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• Community Opportunities and 
Enhancement Program: Since the orig-
inal FSP was adopted, the Community 
Opportunities and Enhancement Program 
(COEP) was implemented. This program 
generates income from a 1% fee on the 
hard costs for City of Portland construction 
projects. Estimates from this program were 
not included in the original model but are 
now included as a new source of revenue in 
the revised model.

• New TIF Districts: The original and revised 
models both include new TIF Districts as 
an important component of delivering on 
community priorities and covering related 
operating costs. The original model included 
two prospective districts modeled from 
an early version of the Cully TIF District. 
The revised model includes the updated 

projections for the Cully TIF District Plan 
approved by Council in 2022 plus a second 
prospective district that is approximately 
the same size implemented later in the 
model. The updated model reflects the one 
key difference, which is timing. The original 
model projected two new districts to begin 
collecting tax increment revenues in 2020, 
whereas in the revised model (Figure 11), the 
first tax increment collections are occurring 
in FY 2023-24 for Cully and FY 2025-26 for 
a second prospective district. The four-year 
delay of the first and six-year delay of the 
second equate to $18 million less in oper-
ating funds and $34 million less in capital 
funds through 2031.

Figure 11
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Risks and Next Steps
Like the original FSP, this revised plan combines 
ongoing public funding and one-time or annual 
revenues with more performance-based revenue 
streams, such as lending and real estate operat-
ing income, and contemplates the exploration of 
expanding the agency’s resource development 
capability. This package of funding comes with 
known and unknown potential risks, ranging 
from economic or policy changes impacting the 
City’s General Fund or federal funding programs 
to failure to reach lending or project-based reve-
nue targets (timing, volume, repayment, return 
rates) or operating income projections due to 
economic changes impacting the market, like a 
recession.

To date, the agency has continued to strate-
gically fill vacancies while ensuring capacity 
needed to deliver on the amended plan and 
specifically implementing on the anticipated 
lending volume across the Development and 
Investment and Economic Development de-
partments. As described above, staff have also 
strategically contracted for analyses to help 
identify alternative sources of funds that align 
directly with the agency’s business lines and 
community priorities – from a grant landscape 
and tax funding analysis to a third-party review 
of TIF districts to share with City Council as part 
of the Boomerang discussion.

To manage these risks and secure resources 
as outlined in this amended framework and 
business plan going forward, agency staff has 
identified key near- and long-term implementa-
tion steps, which include:

• Creating New and Revised Loan Programs 
and Guidelines. Building on recent efforts to 
revise and relaunch Prosper Portland’s small 
business working capital loans, staff will 
review and revise Prosper Portland commer-
cial property loans and – with more flexible 
investment funds – identify opportunities for 
new loan programs that serve priority com-
munity needs and equity outcomes, such as 
property acquisition or mezzanine products.

• Updating Policies and Procedures. Staff will 
revisit agency policies related to acquisition, 
disposition, and real property management 
and leasing, particularly with an eye on the 
potential for longer term property holds 
outlined in the amended business model. 
Additionally, other policies such as the 
budgeting and financial management plans 
will be evaluated and updated if needed.

• Placing and Scaling Strategic Investment 
Fund. Staff will continue to identify where 
opportunities exist to scale or increase 
investment in response to community needs 
and market gaps citywide, including through 
revenue sources like program income or 
increased E-Zone revenues.

• Pursuing New Revenue Streams. Staff will 
continue discussions using a cocreation 
model with community partners and City 
Council regarding potential new public 
revenue streams – from new TIF district ex-
ploration to assessing the feasibility of new 
or reallocated tax revenue streams to larger 
moves like pursuing CDFI status or new 
state/federal funding on a more consistent 
basis. This will include the exploration of a 
dedicated resource development function to 
expand the agency’s capacity to seek new 
state, federal, and philanthropic resources 
which could involve structural changes 
within the agency.

• Honing Asset Management Strategies. 
Using the Board-approved property plans 
as a foundation, staff will work with a 
consultant to create more detailed asset 
management plans for key operating income 
properties. These plans will analyze capital 
investment needs, operating income and re-
capitalization potential with an eye towards 
optimizing real estate operations and cash 
flows, including potential capital events. In 
parallel, staff will continue to pursue dispo-
sition of remnant properties that are serving 
largely open space or infrastructure pur-
poses in partnership with partner bureaus 
like Portland Parks & Recreation and the 
Portland Bureau of Transportation.

• Augmenting Financial Management 
Systems. To create a system that better 
allows for periodic monitoring, adjustment, 
and reporting across a broader set of fi-
nancial revenue streams, staff will research 
and identify a more dynamic IT system. 
The system must also be able to more 
efficiently update and integrate financial 
modelling across multiple program areas – 
from lending to public finance to real estate 
operations.

Staff anticipates returning to the Prosper 
Portland Board to present those actions that 
involve updated guidelines and policies for their 
consideration in the calendar year 2024.
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1300 SW Fifth Avenue, Suite 1950
Portland, OR 97201
www.dadavidson.com/ficm
D.A. Davidson & Co. member SIPC              

                     Prosper Portland
                 Financial Sustainability Plan 2.0 
                    Phase 2 Consultant’s Report

  
               March 16, 2022

                    
                    _____________________________________________________

D.A. Davidson (“Davidson” or the “Consultant”) is pleased to provide to Prosper Portland (“Prosper”) the final
Phase 2 Report for the project titled Financial Sustainability Plan 2.0: Identifying New Public Resources (the 
“Project”). The broad Project goal is to “evaluate the range of potential funding options” and “recommend viable 
paths/sources for additional public funding.” Davidson was engaged by Prosper Portland to identify a scope of 
work (Phase 1) in October 2021, and to perform an independent review and assessment of funding resource 
options (Phase 2) beginning in November 2021. This effort builds upon the “Financial Sustainability Plan 1.0” 
work previously undertaken by Prosper Portland, and supplements the related Financial Sustainability Plan 2.0 
work currently in progress by Prosper staff. 

This Phase 2 Report (the “Report”) summarizes Davidson’s research and findings.

Scope and Methodology
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

Goals and Scope
The primary goal of the Project is to assemble an inventory of potentially viable funding resources, and perform 
an independent qualitative assessment of suitability to support Prosper’s long-term financial sustainability.
Funding resources include opportunities previously identified by Prosper, and new potential resource 
opportunities for review and consideration. The intent of this Report is to identify funding sources that can 
establish financial stability and growth opportunity for Prosper, while bridging an existing operating revenue gap 
that is scheduled to increase to an estimated $15 million to $20 million by Fiscal Year 2025-26 due to the pending 
expiration of urban renewal areas and their associated tax increment revenue.

The research and analysis performed for this Report is rooted in our understanding of statutory and City Charter 
authority, Prosper Portland’s organizational Mission, Vision and Equity Statement, Prosper’s most recent 
Strategic Plan, and previously completed (and ongoing) Financial Sustainability Plan work.

The following funding resources or related features have been specifically excluded from the scope of this Project: 
Current City General Fund transfers (including Cannabis Tax revenues). This Report assumes Prosper 
will continue to receive combined revenues of approximately $7.5 million annually (escalated) from the
City’s General Fund. These revenues have been applied before calculation of the estimated funding gap
referenced above. 
Debt/borrowing tools. For purposes of this Report, borrowing tools – including use of tax increment bonds 
or loan programs offered by the State of Oregon, Federal government, or other agencies – are not 
considered a funding resource per se, but rather a financing tool that leverages an annual revenue stream 
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to pay debt service over time. This Report assumes that existing urban renewal districts and use of tax 
increment financing will continue as currently projected by Prosper. 
Community benefits and equity-specific benefits. While these are critical considerations prior to 
proceeding with pursuit of any funding resource, they are not within Davidson’s scope of practice or 
expertise. General consideration of community impacts is embedded within the funding resource attribute 
analysis (as described in “Funding Resource Attributes” below), however we expect that Prosper will
more diligently apply expertise in assessing theses impacts.
Expense reduction strategies. Reducing and/or carefully managing expenditures is another important 
tool to financial sustainability and/or addressing a resource gap. This Report assumes that Prosper is 
already undertaking reasonable expense reduction strategies, to the extent possible without negatively 
impacting service delivery.
Quantification of resource projections. The analysis in this Report considers qualitative review of funding 
resources and attributes. While there is general consideration of the potential scale of revenue potential, 
specific quantitative financial projections have not been performed.

Methodology
The basic methodology has been to start from a wide lens view and then focus in to funding opportunities that 
appear best suited to Prosper’s expertise and organizational objectives. Davidson adhered to the following 
general steps for the Project and preparation of this Report:

Scope development (Phase 1). 
Review of Prosper organizational information, financials and other relevant reports and presentations,
including conversations with Prosper staff to support understanding of operational characteristics and 
potential constraints.
External scan of funding resources utilized by development agencies, including conversations with 
industry peers regarding emerging ideas.
Assembly of funding resource and attribute inventories. Note that an apparent substantial challenge to 
funding availability (for example, infeasible legislative authority) was not considered an excluding factor. 
If a potential resource immediately appeared to be poorly suited, it remained on the inventory but was 
assessed accordingly. 
Performance of an independent assessment, and application into a summary matrix. 
Identification of observations and recommendations.
Report production and delivery. 

Funding Resource Opportunities
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

The brief descriptions below are intended to provide a summarized frame of each potential resource, focusing on 
the general concept rather than the potentially complex details. Many of these resources have important nuanced 
details, which the scope of this engagement does not address and therefore may not be comprehensively 
reflected herein. The primary focus of these descriptions – and the assessment thereof – are the characteristics 
relevant to its funding element, and may exclude important programmatic or community-related details. However, 
the assessment matrix (see page 11) does attempt to consider these potential impacts more generally.
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This resource inventory builds upon funding opportunities previously identified by Prosper. Davidson has also 
performed an environmental scan of other public development agencies and funding tools that may be applicable 
to Prosper. While some of the funding opportunities below are well understood, others are more conceptual and 
may not have an existing framework to build upon. These more conceptual opportunities should be considered 
as subject to future due diligence and uncertainty, and are scored in the analysis portion of this Report 
accordingly. This list also includes funding resources that Prosper already utilizes, and which Davidson believes 
should be continued and potentially expanded upon. Funding resources that Prosper currently collects are 
indicated in the list below by an asterisk.  

While best efforts have been made to assemble a comprehensive inventory, we acknowledge that additional 
funding resources may be accessible beyond those identified here, and new funding concepts or resources are 
likely to develop in the future. We have applied our market intelligence and reasonable opinions, however we 
have not performed formal legal due diligence; that work, if needed, should be performed by a qualified legal 
professional.

“Boomerang” City General Fund Revenues
As existing TIF districts reach termination, the portion of property taxes that has been historically used to repay 
TIF bonds will be returned to overlapping taxing districts, including the City. Current projections anticipate that 
these revenues will be significant – approximately $26 million annually beginning in FY2024-25 and increasing 
above $40 million annually beginning in FY2029-30. The term “boomerang” refers to the concept returning a 
portion of those released revenues back to Prosper – in effect, increasing the annual allocation of General Fund 
resources provided to Prosper by the City. Because Prosper already receives a General Fund allocation from the 
City via the annual budget process, administration of this resource requires almost zero additional effort on the 
part of the City or of Prosper.

Enterprise Zone Revenues* 
The existing Portland Enterprise Zone (E-Zone) program offers temporary tax exemptions to businesses in 
exchange for major capital investment and job creation. As the designated E-Zone manager, Prosper collects 
annual payments directly from program participants in exchange for receipt of the E-Zone tax exemption.  Over 
the past 3 years, the E-Zone program has produced approximately $1.4 million per year in revenue to Prosper
on average, though that amount is projected to wane to under $500,000 annually by Fiscal Year 2023-24.

TIF & Real Estate Based Investments*
With adoption of the 2018 Financial Sustainability Plan, Prosper has invested TIF resources in real estate and 
property, or other revenue-generating investment opportunities, guided by TIF district and community identified 
priorities (ex. Action Plans). In either case, the investment target is to intentionally guide available dollars/assets 
with an expectation of financial returns (either ongoing or one-time) on balance with public benefit returns. Existing 
examples include real estate and business loan products; and investments in various income producing assets 
such as the Inn at the Convention Center, Lents Commons, and the Station Place Parking Garage. This Report 
assumes that Prosper will continue to receive funding from existing TIF districts, and may continue to use the 
traditional TIF district tool in the future as appropriate opportunities arise. In addition, based on repayment of 
historic loan and real estate investments in TIF based projects, Prosper currently has approximately $65 million 
in program income available in fund balance that could be deployed more flexibly and with a focus on financial 
sustainability.

Charges for Service*
Prosper combines its technical expertise and community connections to provide services to other City bureaus 
for program assistance. Revenue receipts from these activities can be based upon cost reimbursement, charges 
for specific expertise, or a combination of both. Examples include COEP administration, grant/subsidy program 
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administration (i.e. Low-income Utility Discount Program), and intergovernmental contracts for business 
development and equitable development advisory services. While Prosper often collects a fee for these services, 
it is unclear whether these fees are consistently adequate to fully recover Prosper’s costs of delivering the 
services. An internal policy regarding cost recovery guidelines similar to those used by other City bureaus could 
help Prosper more clearly identify potential pricing priorities and options.

New Charges for Service
Prosper has subject matter expertise that could be leveraged in a more consistent consultancy role to City 
bureaus or other regional service providers. Currently, when in a TIF district, Prosper provides these services for 
City projects without any cost recovery. Additionally, Prosper has strong experience partnering with regional 
governments including Multnomah County and Metro. In the past, these “no-fee” relationships may have been 
reasonable, as Prosper’s input could support accelerated value increases in urban renewal areas, thus indirectly 
advancing Prosper’s bottom line financial condition. Examples of Prosper areas of expertise that could be 
leveraged in a fee-for-service relationship could include project management, property management, regional 
events/activations with community and business partners, strategic commercial tenanting, P3 project 
structuring/sponsor/facilitator, or industry-specific program development. An internal policy regarding cost 
recovery guidelines could help Prosper identify potential pricing priorities and options.

Spot TIF Districts
Spot TIF districts are used elsewhere in the U.S. and would be an evolution of the legacy Portland tax increment 
district concept and the prior/existing Neighborhood Prosperity Network (NPN) concept, but with key differences. 
These limited geography districts are focused around specific major development projects with significant 
opportunity for property tax growth at minimum displacement risk to facilitate that development in alignment with 
City and Prosper priorities. Like traditional tax increment districts, revenues generated via a Spot TIF district could 
be spent on a pay-as-you-go basis or used to securitize and repay an up-front financing. There is a limited amount 
of opportunity to utilize this tool due to the limited number of major development projects of sufficient scale to 
make this tool viable.

Grants* 
Prosper currently receives various grants to support specific projects or objectives. Additional grants connected 
to Prosper’s mission and organizational scope may exist and Prosper could pursue grants on a more consistent 
basis (e.g. Economic Development Administration; Environmental Protection Agency, or other infrastructure 
related federal grants), assuming appropriate coordination with partner City bureaus. Grant research and 
application can be staff intensive. However Prosper’ prior experience, combined with other experience and 
support Citywide, could aid in that effort. Current grants are administered via Prosper’s Finance & Biz Ops team,
but program-specific data and info is gathered by the project manager.

Claim to Existing TLT/VRT
Transient Lodging Taxes (TLT) and Vehicle Rental Taxes (VRT) are collected by Multnomah County and 
distributed in accordance with an intergovernmental agreement (the Visitor Facilities Intergovernmental 
Agreement or “VFIGA”) between the County, the City of Portland and Metro. Funds collected via the VFIGA are 
targeted towards “supporting regional efforts to grow and improve Portland as a tourist destination” including 
livability and supportive community services. All revenues collected by Multnomah County under the VFIGA are 
currently allocated toward eligible purposes between the County, City and Metro; any increase to or reallocation 
of VFIGA revenues would require negotiation and amendment to the VFIGA.

“Modified” Micro-TIF Districts
Like the “Spot TIF Districts” described above, these “micro-TIF” districts would be smaller, geographically focused 
tax increment districts, but with a couple of key conceptual differences from traditional urban renewal areas and 
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the more recent NPNs. These districts would be “modified” via legislative action to be exempt from revenue 
sharing with overlapping taxing districts and other potential statutory limitations (though limitations on size, scale 
and purpose would need to be developed). Like the NPNs, these small districts would assumedly receive an 
exemption from the housing set-aside, to ensure that adequate resources remain available for the limited 
development objectives of the district. If creation of this tool were legislatively successful, there would likely 
remain a limited amount of opportunity to utilize it broadly.

Utility License Fee Increase
Per Chapter 7.14 of Portland City Code, all utilities operating in the City are required to pay an annual fee equal 
to 5% of gross revenues. This utility license fee (ULF) is imposed upon City service providers of cable, 
telecommunications, internet providers, energy, water, sewage disposal and the like. ULF revenues are deposited 
into the General Fund and allocated via the annual City budget process. It is our understanding that, despite 
being generated by utilities (including City water, wastewater and stormwater systems), that these revenues are 
not purpose-restricted. In Fiscal Year 2020-21, the City collected approximately $88 million in total ULF. If the 
City were to pursue an increase in the ULF, a portion of that incremental increase could be passed along to 
Prosper Portland for eligible and related purposes. 

Dedicated Food/Beverage Tax
Governments nationwide, including some in Oregon, impose taxes or surcharges on purchases of food and 
beverages (with varying limitations) to support governmental operations, particularly related to expenses related 
to tourism and livability. Conceptually, a tax on food and beverages could be developed with a dedicated purpose 
of supporting eligible Prosper operations (among other potential uses). This type of tax would require community 
support and (assumedly) voter authorization, and development of an administrative system for collection.

Dedicated Sales Tax
Taxes or surcharges imposed on sales of various goods are very common nationwide, though rare in Oregon. 
Conceptually, a sales tax could be developed with a dedicated purpose of supporting Prosper operations (among 
other potential uses). In practice, a tax or surcharge could be applied on an expansive Citywide basis or on a 
more limited specific product or location. At minimum, this type of tax or surcharge would require community 
support – and would likely require voter authorization if applied on a Citywide basis – and development of an 
administrative system for collection.  

Business Improvement Districts
Business Improvement Districts (BIDs) – or similar concepts – are a fairly common tool used by development 
agencies to incentivize development of regionally bound areas. Typically, a property owner within a designated 
BID pays an annual assessment, which includes a fee or service charge that is returned to the BID developer. 
The City is familiar with a very similar concept in the form of Local Improvement Districts, utilized via the Portland 
Bureau of Transportation and the utility bureaus to facilitate transportation and utility infrastructure projects. 
However, City Council (not the Prosper Board) is authorized to form improvement districts, so legislative action 
may be required in order to accommodate this resource to Prosper.

Business Income Tax
Currently (as of tax year 2021), certain dedicated local taxes are imposed on a subset of businesses (based upon 
total annual gross revenue thresholds) and on individuals (based upon annual income thresholds). Prosper could 
pursue an allocation of existing income tax revenues (if aligned with voter authorized purposes) or pursue an 
additional business income tax. Given the political and administrative infrastructure that accompanies the existing 
taxes, our assumption is that a new tax – modeled on the existing tax structure – would be the more feasible
option. Imposing a new income tax would require voter approval and we note that the existing local income taxes 
may be subject to expiration or further adjustment, and could be impacted by future ballot measure activity. 
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Enhanced Service Districts
Enhanced Service Districts (ESDs) are another tool that could be used to support specific development-related 
activity within a defined area. A similar concept would be a more expansive dedicated-purpose business license 
fee that builds on the existing Citywide business license fee structure. The City currently has three active ESDs 
– Central Eastside, Clean & Safe, and Lloyd – where ESD revenues are used to support livability activities 
including transportation support, development-related activities and enhanced trash and graffiti abatement. In the 
current City structure, property owners within the ESD pay a license fee to an authorized non-profit that provides 
the approved services. ESDs are subject to City Code requirements (Chapter 6.06), including approval by City 
Council and a potential termination date.  

Fee-Based Membership/Collaboration Programs
Given Prosper’s deep community and industry connections, Prosper occasionally acts as a convener of 
organizations.  Prosper could leverage this expertise to implement fee-based membership programs to provide 
participants access to certain information, organized activities or collaborative opportunities.

New Market Tax Credits
The New Market Tax Credit (NMTC) program of the US Treasury aims to assist economically distressed
communities by providing a Federal tax credit to investors in certain business investments in those communities. 
As a qualified Community Development Entity (via Portland Community Investment Fund), Prosper could serve 
as an intermediary to make rate-competitive, flexible loans to qualified investors/projects. NMTC management 
can be a heavy administrative burden. There are four CDEs actively and successfully operating in Oregon since 
2003. Qualification and operation as a Community Development Financial Institution (CDFI) would also allow 
access to NMTC allocation – as well as additional potential Federal match funding resources and community 
lending tools – but is likely a much higher bar for implementation and a heavier lift to successfully manage given 
the number of CDFI organizations currently in operation.

EB-5 Programs
EB-5 is a federal program that matches eligible employers to potential qualified immigrants to the U.S.  These 
individuals in turn, receive employment visas. With approval as a Regional Center, Prosper could serve in a 
promotion role for EB-5 projects and participations, and receive funding to do so. However, EB-5 programs are 
meaningfully suited as a development tool rather than a substantial funding resource. It is our understanding that 
federal statutory authorization for the EB-5 Regional Center program expired in June 2021 and it is not clear that 
the program will be reinstated in the future.

Expanded Transportation Revenues
Prosper will likely continue to play a role in development of transportation strategies, and could therefore have a 
vested interest to the extent these revenues have a nexus to the region’s economic growth (e.g. freight usage; 
workforce patterns and/or access to development opportunities). As the Portland region explores future 
transportation needs, it is possible that future revenue streams could develop in the future, such as tolls, 
alternative fueling services or congestion pricing. As a facilitator of regional equitable development, However, 
future transportation infrastructure projects, the development of any associated fee structures, and the allocation 
of any such fees are all extremely uncertain and would entail navigating complex relationships between the State 
of Oregon, Multnomah County, Metro, the Portland Bureau of Transportation and other regional participants.

Construction Excise Tax  
A construction excise tax (CET) could be imposed upon a to-be-defined subset of development with the intent of 
off-setting the impacts of structural gentrification and inequity and in a manner that complements rather than 
competes with the affordable housing CET administered by the Portland Housing Bureau. Proceeds of this tax 
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could be passed to Prosper Portland to expend on eligible projects that are aligned with Prosper’s organizational 
mission and skill set. This concept would require significant legislative due diligence and would need to consider 
overlapping impacts with the current local school CET and the existing CET to support affordable housing.

Social Impact Investment Fund
With additional subject-matter experts and resources, Prosper could act as manager (or partner with a financial 
services firm) to identify investment opportunities that achieve outcomes aligned with priorities of social impact 
fund investors. While the ultimate goal would be to achieve equity-enhancing outcomes, resources could be 
derived from a management fee and/or a share of financial returns with fund investors.

Educational Partnerships 
Prosper could seek opportunities to participate in joint educational or research projects that share receive a 
portion of funding from the educational entity leading the effort (for example Oregon Health Sciences University
or Portland State University). However, this funding source is not likely to be directly profit-generating; in other 
words, the costs of participating in the partnership project could offset any new funding resources. 

Regionally Significant Industrial Sites Program
Prosper has previously been delegated by Portland City Council as the formal applicant to the State’s Regionally 
Significant Industrial Sites (RSIS) program on behalf of the City of Portland. This program provides state income 
tax reimbursement for eligible industrial site development activities; Prosper could potentially include a portion of 
Prosper-incurred planning and development costs for RSIS coverage. However, program standards vis-à-vis job 
creation, site eligibility and expenditure limitations suggest limited local applicability given Portland’s regional 
economic dynamics. 

Developer Fees (SDCs) 
System Development Charges (SDCs) are imposed on development activities (typically at the time of permitting) 
to help pay for the infrastructure needed to support the development. SDCs are currently used by City 
infrastructure bureaus to fund transportation and utility needs. SDCs can be imposed on a citywide basis, or 
restricted to a defined “overlay” region.  Per ORS Chapter 223, resources collected from an SDC are statutorily 
required to be spent on water, wastewater, drainage, transportation and/or parks and recreation purposes. As 
such, Prosper would be very limited in how such revenues could be spent on eligible projects within Prosper’s 
scope of services.

Special Property Tax Assessments
This tool used by some development agencies outside of Oregon adds a direct, special property tax assessment 
(levy) onto a property owner’s tax bill to support development-related purposes. Given Oregon’s unique property 
tax system and Measure 5/50 limitations on total property tax rates in Oregon, this is not likely to be a feasible 
source of funding for Prosper.

Philanthropic Giving 
Prosper could invest administrative resources in development and promotion of an ongoing philanthropic giving 
program, seeking donations from private entities seeking alignment with Prosper mission and outcomes. This 
activity would be akin to standard not-for-profit fundraising efforts, and may directly compete with other community 
not-profits already aligned with Prosper’s mission and objectives.
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Funding Resource Attributes
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

Davidson has worked with Prosper staff to identify a range of general attributes that we believe are important to 
assessing the viability of each particular funding resource. The brief descriptions below briefly summarize each 
attribute, and the general characteristics that have been used to determine whether each attribute indicates 
favorability to Prosper or not. Attributes have been sorted into three general categories: 

Funding Characteristics – the general qualities of the funding resource itself.
Administrative Characteristics – the administrative impacts or requirements of the receiving and 
utilizing the funding resource.
Risk Characteristics – other considerations that Prosper should consider relating to financial, legislative 
or political risks.

We have subsequently applied our independent judgement to assign a qualitative indicator to each of the 
attributes in relation to each potential funding source. A green marker indicates the resource appears to trend 
favorably to Prosper (green).  A yellow marker indicates trending away from favorability and/or that some 
concerns may exist. A red marker will indicate that we believe one or more significant challenges exists. Results 
of the assessment are included in the section titled “Analysis” below.

Funding Characteristics
Scale/Size of Revenue Potential 
This attribute provides a comparison of anticipated/likely resources relative to the estimated $15 million to $20 
million projected gap in operating funds. Alternately, a funding source could be available on a one-time or 
intermittent basis, yet be of significant relative size. In general, resources reasonably anticipated above $10 
million annually will be indicated in green, with resources less than $1 million annually indicated in red.                                       

Stability/Predictability
This attribute considers whether the funding resource would likely provide a consistent and reliable annual 
revenue stream, or whether it could be subject to variability of receipt – either in size or frequency.  

Flexibility and/or Restrictions
Some funding resources will offer Prosper latitude to expend the resources on any legal purposes that Prosper 
prioritizes. Other resources may have general limitations or very specific restrictions. This attribute considers 
whether a funding source might be available for fungible purposes or whether limitations exist. Examples of 
limitations may include legal restrictions, program-specific requirements or geographical applicability.

Certainty of Resource Development
Resources may have limitations or conditions that prevent the funding from becoming available to Prosper.
Examples may include necessary legislative action, legal uncertainty or significant political risks. This attribute 
also considers whether there may be significant actions or costs that need to be accommodated in order to 
receive a particular funding resource. Not surprisingly, most of the resources on this list not currently utilized by 
Prosper receive a red marker as being subject to significant uncertainty.

Competitive Advantage and/or Existing Competing Provider
A potential funding resource may have limited competition for its receipt. If true, Prosper may further have a 
competitive advantage to accessing or efficiently utilizing the resource. Conversely, other resources may have 
other organizations that already receive or compete for them. For this attribute, information may be unavailable, 
incomplete or inapplicable as noted with an indicator of “N/A”.
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Administrative Characteristics
Nexus to Organizational Mission
Prosper’s stated mission is “to create economic growth and opportunity for Portland” and key elements of 
Prosper’s vision include job creation and economic prosperity for all Portland communities. This attribute 
considers whether a potential funding resource opportunity generally aligns with Prosper’s general mission and 
vision. Alternately, a resource may receive a red marker if, in our assessment, that resource may create a 
potential conflict with this mission and vision.

Existing Model and/or Administrative Infrastructure 
This attribute considers whether a funding resource can be acquired and managed using the existing staff skillset, 
organizational structure, and/or administrative infrastructure. Similarly, it considers whether ongoing 
management and administration could be potentially similar to something that already exists in Prosper’s (or the 
City’s) current funding portfolio or administrative processes.

Staff Intensive – Set-up
If receiving funds (including applying for, requesting, or negotiation) is expected to be reasonably able to be 
accommodated at existing staffing levels, this attribute will be scored using a green marker.  This attribute would 
be scored with a red marker if there are likely unique or significant hurdles that would need to be cleared – such 
as financial infrastructure, administrative processes, legal issues or community engagement expectations. 

Staff Intensive – Ongoing Administration
This attribute considers whether existing staffing levels can easily accommodate the anticipated processes for 
ongoing administration of funds (i.e. for accounting, compliance, expenditure distribution, etc.), including whether 
there are any unique legal or budgetary hurdles that staff will need to clear. 

Aligned to Organizational Expertise
This attribute considers the potential nexus with existing Prosper Portland knowledge, skills and abilities including 
entrepreneurship and small business development; traded sector industry; community economic development; 
commercial land acquisition/disposition/development; real estate and business lending; grant program 
administration; and commercial property management.

Risk Characteristics
Requires Taking Financial Risk
This attribute looks at whether the acquisition of new funding resources requires investment of Prosper dollars 
that put those dollars at potential risk of material loss. For this attribute a green marker indicates there is no direct 
risk; a red marker indicates potentially significant financial risk.

Political/Legislative Feasibility 
This attribute considers whether Prosper is legally eligible under existing Oregon law and City Charter/policy to 
receive the funding, and to expend it on eligible purposes in conformance with any funding restrictions. A green 
marker indicates that the funding resources is clearly feasible, with no or only minimal anticipated adjustments 
required. A red marker indicates an expected need to actively pursue legislative action to create legal feasibility,
or significant political negotiation. Note this is D.A. Davidson’s professional suggestion only, and does not reflect 
a legal recommendation or opinion. 

Political/Legislative Risk
Pursuit, collection or use of some funding resources may create or enhance political risks that might negatively 
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impact achievement of Prosper’s mission more broadly. Similarly, if legislative activity is needed, we considered 
whether that action might negatively impact other Prosper objectives. This attribute considers whether there may 
be significant local or regional political aversion to a proposed funding source or the collection/use thereof by 
Prosper, if reasonably known. 

Impact on Other City/Community Resources  
This attribute looks at whether other local governments (including the City) or community organizations currently 
utilize the funding resource, and whether pursuit/collection/use of this funding would negatively impact availability 
of that resource to current funding recipients. A green marker indicates that there would be a positive (or neutral) 
impact on other resources; in other words, the funding would not take away from a competing use of that funding. 
A red marker indicates that Prosper’s receipt of the funding resource would directly take that funding away from 
another current City or community use.

Analysis
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

Each of the potential funding resource opportunities described above have been scored with green, yellow or red 
markers against each attribute, as indicated on the following page. Each indicator is an assessment of that 
specific resource’s suitability to Prosper in relation to an individual attribute. Any individual indicator does not 
suggest a conclusion based upon that mark alone, but should be considered in the context of all other attributes 
and in relation to other potential funding sources.  For example, a single red marker does not indicate a conclusion 
of unsuitability; however, a preponderance of red and yellow markers would suggest poor suitability. A high 
amount of green markers would suggest high suitability and a funding resource that Prosper should prioritize. 
Similarly, one or two green indicators may exist for a specific attribute, but the overall attributes may suggest 
cautionary assessment or sub-optimal suitability.

Based upon this analysis, the resources have then been grouped into four general categories, as described 
further in the section titled “Observations and Recommendations.”

Funding to Prioritize and/or Pursue
Funding Resources Worth Further Exploration 
Low Benefit and/or High Risk Funding Sources
Impractical Funding Resources
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Worth Further Exploration

Claim to TLT/VRT N/A
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Utility License Fee Increase
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Observations and Recommendations 
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

The following observations reflect a synthesized assessment of each attribute in relation to the others. Categories 
are provided for ease of understanding, but should not be considered exclusively linear – in other words, a small 
change to a funding detail could functionally alter the observable benefits or risks and suggest placement in a 
more suitable or less favorable category. 

Funding to Prioritize and/or Pursue
All of the funding options in this category are resources that Prosper currently prioritizes and/or that could be 
fairly easily expanded or implemented. Working with the City to allocate a significant portion of Boomerang 
Revenues from the General Fund to Prosper on an annual ongoing basis is the most favorable option to ensure 
Prosper can reliably achieve its mission and organizational objectives for the foreseeable future. Without this 
funding, maintaining financial viability will be a considerable challenge and Prosper’s continued operation will be 
at significant risk. 

Prosper should continue to maximize remaining TIF and prioritize use of existing program resources in investment 
opportunities that provide future financial returns. Efforts such as Enterprise Zones and current charges for 
services should be continued. Charges for services is an area that Prosper could potentially expand upon to 
ensure fair value is received for the expert services provided – an effort that could be aided by development of a 
formal cost recovery policy that sets cost expectations, targets, limits and standards. Additionally, Prosper may 
choose to expand research of and application for grant funding; however expanding this effort may require an 
increase in staffing to accommodate the additional work. Lastly, development of Spot TIF Districts has favorable 
potential to provide a low-risk funding resource that is closely aligned with Prosper’s mission and expertise.

Funding Resources Worth Further Exploration 
This category identifies a handful of funding opportunities that have reasonably strong stability and/or scale, but 
that pose significant political/legislative questions or challenges that would need to be addressed. Because of 
these risks, there is viable justification for choosing to not pursue any or all of these options further. However, 
development of one or more of these resources could offer Prosper with significant financial stability and flexibility, 
and potentially reduce dependence on the City’s General Fund or other resources. It will be incumbent upon 
Prosper Portland to determine whether the funding need and potential for success outweigh the risks and effort 
to develop these resources. 

Low Benefit and/or High Risk Funding Sources
Funding resources in this category are generally summarized as having significant uncertainty, combined with 
limited financial potential. This category includes sources that may superficially appear to be well-suited, but 
functionally may be less so due to complicating factors. Two examples of this are New Market tax Credits and an 
EB-5 program. While the nexus to Prosper’s organizational mission is strong, and implementation could be 
completed with relative ease, these programs both have uncertain stability and applicability, could be staff 
intensive, and currently have successful regional providers with whom Prosper would be competing for allocation 
of limited resources.

A somewhat unique potential resource is this category is development of a Social Impact Investment Fund. While 
development of such a resource would entail assuming financial risk and would require a significant effort by 
Prosper – including likely partnership with a financial services provider – this resource could have potential for 
considerable revenue generation without squeezing other City or regional local government revenues. While the 
challenges are substantial, Prosper may want to continue to monitor investment fund opportunities and review 
this potential opportunity after long-term financial sustainability has been comfortably achieved.  
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Impractical Funding Resources
This final category of funding resource includes the opportunities that appear to be impractical due to a
combination of very high uncertainty, high risk, a heavy administrative burden, high competition for limited 
resources and/or potential misalignment with Prosper’s mission. It is possible that flavors of these resources 
could develop on a limited or opportunistic basis – for example, educational partnerships or philanthropic giving 
opportunities that arise organically during the standard course of Prosper’s business. These resources are 
assessed to be among the lowest priorities when considering new funding opportunities.

Conclusion 
________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

While not a direct funding source in and of itself, Prosper’s efforts that increase business development, property 
values or wealth generation for Portlanders has the effect of increasing revenues to the City and to other 
government agencies in the region. Continuing those efforts will have a beneficial impact on the total pool of 
funding available to local government agencies region-wide, including Prosper. In order to achieve those shared 
benefits, additional funding resources will need to be identified and developed. However, there is no magic button 
that will ensure Prosper’s long-term financial viability without compromise. Returning benefit to Prosper via 
Boomerang Revenues from the General Fund would have a stabilizing long-term impact, especially when
combined with other existing and new potential resources, and would allow Prosper to continue to cultivate 
additional funding opportunities that could supplement this General Fund resource relationship.

In summary, our primary takeaways from this Project are as follows:
1. Prosper should continue to prioritize current funding sources, including General Fund contributions,

investment of TIF resources, enterprise zone administration, charges for services and grant funding. Our 
analysis indicates that Prosper has successfully identified the majority of reasonably available funding 
sources. Resources that are sometimes used by other development agencies do not appear to be an 
optimal fit for Prosper given current legislative restrictions, local competition for those scarce resources 
and/or highly specialized administrative requirements.

2. Opportunities exist to generate new funding to supplement the current Prosper funding mix, including
more consistent application of charges for service and creation of Spot Districts, among others that may 
be more challenging to implement. 

3. Securing a reasonable allocation of Boomerang General Fund Revenues will ensure that Prosper 
remains on a sustainable financial path, and will provide Prosper with an opportunity to further develop 
supplemental funding.

4. Funding opportunities worth further exploration do exist, but are likely to take time to assess, develop 
and implement. Prosper should weigh the legislative, political and administrative barriers associated with 
these potential revenue resources against the potential quantifiable benefits those resources could 
provide.

The goal of this research, analysis and Report was to identify priority resources that can help ensure a financially 
sustainable future for Prosper Portland. We acknowledge and expect that Prosper staff will apply due 
consideration to how collection of any of these recommended funding sources might impact distinct categories 
of Portlanders across various income levels, geographic location and socioeconomic status. 

As noted in prior agency and revenue planning efforts, no single funding resource is likely to fill the anticipated 
gap and support long-term resource stability and opportunity for growth. In addition to maintaining funding 
strategies currently employed by Prosper (including existing use of tax increment financing), it will take a mix of 
reasonably reliable revenue streams to support future financial sustainability for Prosper over the long term. We 
anticipate that Prosper Portland will benefit from remaining nimble to adapt to changing political dynamics,
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economic realities and evolving revenue sources in the future. This nimble financial strategy should include 
maintaining the ability to reprioritize the funding mix and administrative capacity to focus on the highest value 
sources at any given time. Further, it will be important to commit to ongoing environmental scans for new revenue 
opportunities.

We thank Prosper Portland staff for their assistance with essential due diligence and development of this Report. 
We look forward to continuing to provide support, upon request, as Prosper evaluates the information presented 
herein.

Respectfully submitted,

D.A. DAVIDSON & CO. 

Jonas Biery    Matt Donahue
Vice President    Managing Director 
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1. Executive Summary 

Exhibit 1. Revenue Evaluation Key 
Source: ECONorthwest 

•
•
•
•
•
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Exhibit 2. Revenue Evaluation Results 
Source: ECONorthwest 
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2. Introduction 

•
•
•
•
•

Exhibit 3. General Fund Revenue Breakdown 
Source: City of Portland 
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Exhibit 4. Revenue Evaluation Key 
Source: ECONorthwest 

3. Evaluation of Revenue Options 

City Business License Tax 

2

3
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Current Revenue 

Exhibit 5. Business License Tax Net Revenue, FY 2012-2021 
Source: City of Portland. Note that the business license tax rate was increased from 2.2 percent to 2.6 percent for tax years 
beginning on or after January 1, 2018, which would affect taxpayers at different times between 2018 and 2019. 
 

6 
 

$72.9 
$78.2 $81.0 

$97.9 

$109.2 
$117.9 

$134.3 

$148.5 

$172.0 
$178.5 

0

20

40

60

80

100

120

140

160

180

200

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

B
us

in
es

s 
Li

ce
ns

e 
Ta

x 
N

et
 R

ev
en

u
e 

($
 in

 m
ill

io
ns

)

Fiscal Year

Board Resolution – Adopting an Update to the FSP and Financial Investment Policy 
March 8, 2023

Exhibit A
Page 37 of 77



ECONorthwest   4 

Exhibit 6. Allocation of City of Portland Business License Revenue, FY 2020 Adopted Budget 
Use Percent of Funding $ Millions 

Portland Police Bureau 31 percent $53.3 
Portland Fire & Rescue 18 percent $31.0  
Portland Parks & Recreation 13 percent $22.4  
Office of Management & Finance 8 percent $13.3  
Portland Housing Bureau 5 percent $8.7  
Transfers to Other Funds 4 percent $6.7  
Contingency 3 percent $4.9  
Emergency Communication Fund 2 percent $3.8  
Transportation Operating Fund 2 percent $3.3  
Prosper Portland 1 percent $1.6  
All Other Uses 13 percent $23.1  

Business License Tax Scenarios 

Exhibit 7. Business License Tax Scenarios 

  
2020 Revenues 

($ millions) 
2021 Revenues 

($ millions) 

Baseline: current revenues at 2.6 percent Rate $172.0 $178.5 

Scenario 1: Permanent allocation of existing 
revenues (rate of 0.026 percent, which is an 
allocation of ~1 percent of revenues) 

$1.7 $1.8 

Scenario 2: Surcharge of 0.25 percent on all 
businesses $16.5 $17.2 

Scenario 3: Targeted surcharge depends on rate and base 
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Adequacy. A 0.25-
percent surcharge would 
yield adequate TIF 
replacement revenue of 
roughly $17 million 
annually. 

 

Stability. Business income 
tax revenues are subject 
to significant volatility 
due to their correlation 
with economic conditions, 
though they have grown 
rapidly on average over 
the past decade.  
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Ease of Implementation. 
A new tax will require 
voter approval and likely 
substantial 
communication effort.  

Equity. Further analysis is 
needed to identify 
impacts to particular 
types of businesses. 
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Neutrality. Further 
analysis is needed to 
identify any impacts this 
tax would have on 
different types of 
businesses.   
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Exhibit 8. Year-Over-Year Change in Business License Tax Revenues, FY 1990-2021 
Source: City of Portland.  
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Use of Proceeds. Could 
align with Prosper’s 
mission, depending on 
structure.  
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Utility License Fees 

Current Revenues 

Board Resolution – Adopting an Update to the FSP and Financial Investment Policy 
March 8, 2023

Exhibit A
Page 43 of 77



ECONorthwest   10 

 
Exhibit 9. ULF General Fund Revenues, FY 2012 – FY 2021 
Source: Portland Comprehensive Annual Financial Reports 

 

$52.5

$76.0
$80.9 $81.9 $84.6

$89.9
$83.5

$89.2
$84.5

$87.8

$0.0

$10.0

$20.0

$30.0

$40.0

$50.0

$60.0

$70.0

$80.0

$90.0

$100.0

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

A
nn

ua
l R

ev
en

ue
 ($

 in
 m

ill
io

ns
)

Fiscal Year

Board Resolution – Adopting an Update to the FSP and Financial Investment Policy 
March 8, 2023

Exhibit A
Page 44 of 77



ECONorthwest   11 

Scenario: A 1 percent Increase to ULF Rate 

Adequacy. A 1-percent 
additional tax would yield 
revenue of roughly $17 
million annually. 

Stability. ULF is a 
relatively stable source of 
revenue, with moderate 
fluctuations and steady 
growth. 

Ease of Implementation. 
Public comment is 
required to change rates. 
Recent comments related 
to changes to the current 
structure 
(implementation of ROW 
fee) suggest this is 
currently a high-profile 
revenue source. 
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Equity. An increase in 
utility costs will 
disproportionately impact 
lower-income residents. 
Prosper Portland can work 
with the City to identify 
options for assistance, 
which would reduce 
revenues if outside 
resources are not 
available for this purpose. 

Neutrality. This option is 
neutral (unlikely to cause 
behavior changes). 

Use of Proceeds. Utility 
licenses fees do not have 
a strong nexus with 
Prosper’s mission, nor are 
they counter to it.  
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Precedent/Other Jurisdictions 

Exhibit 10. Year-Over-Year Change in ULF Revenues, FY 1990 – FY 2021 
Source: City of Portland 
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Transient Lodgings Tax 

Current Revenue 
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Exhibit 11. Transient Lodging Tax General Fund Revenues, FY 2012 – FY 2022 (budgeted) 
Source: Portland Comprehensive Annual Financial Reports 
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Transient Lodging Tax Scenarios 

Exhibit 12. Transient Lodging Tax Scenarios ($ Millions) 
Source: ECONorthwest 

  
Low: 2020-21 

Actual Revenue 
High: 2017-2019 
Average Revenue 

  2020 2021 2020 2021 

Baseline Revenue $30.8 $4.4 $35.6 $39.7 

Additional revenue from a 1 percent TLT surtax 
(total rate of 7 percent) 
  

$1.8 $0.3 $2.1 $2.4 

Adequacy. It is unlikely 
that TLTs could be 
raised high enough to 
replace Prosper’s 
expiring TIF revenues. 

Stability. TLTs are a 
volatile source of 
revenue given their 
reliance on tourism 
conditions. 

Portland TLT revenue growth varied considerably between 2013 to 
2021, as illustrated by  
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Ease of 
Implementation. A 
new tax will require 
voter approval and 
likely substantial 
communication effort. 

Equity. TLTs generally 
have strong vertical 
equity as tourism 
burdens are shifted to 
those with higher 
incomes. 
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Exhibit 13. Year-Over-year Change, TLT Revenues, FY 2013-2021 
Source: City of Portland ACFRs 
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Neutrality. Likely 
minimal impact on 
tourism within 
Portland. 

Use of Proceeds. TLT 
has a strong nexus with 
Prosper’s mission of 
economic vibrancy and 
community equity.  
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Motor Vehicle Rental Tax 

Current Revenue 

Exhibit 14. Motor Vehicle Rental Tax Net Revenue, FY 2012-2021 
Source: Multnomah County CAFRs 

 

49 
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Motor Vehicle Rental Tax Scenarios 

Scenarios: A 3 Percent Motor Vehicle Rental Tax 

Exhibit 15. Motor Vehicle Rental Tax Scenarios 
Source: ECONorthwest, Multnomah County 

  
Low: 2020-21 

Actual Revenue 
High: 2017-2019 
Average Revenue 

  2020 2021 2020 2021 

Baseline Revenue: Multnomah County revenues 
at 17 percent rate $31.7 $22.9 $30.1 $32.5 

Estimated revenue generated from 3 percent 
surtax (20 percent total rate) $4.5 $3.2 $4.2 $4.6  
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Adequacy. The MVRT 
would rate may need 
to be over 10 percent 
to replace Prosper’s 
expiring TIF revenues. 

 

Stability. Motor Vehicle 
Rental Taxes are a 
volatile source of 
revenue given their 
reliance on tourism 
conditions. 

Ease of 
Implementation. There 
may be significant up-
front costs to 
implementing and 
administering a new 
Motor Vehicle Rental 
Tax. 

Equity. An increase to 
the MVRT would 
significantly increase 
the cost of car rentals, 
which could burden 
lower-income 
populations. 

Board Resolution – Adopting an Update to the FSP and Financial Investment Policy 
March 8, 2023

Exhibit A
Page 55 of 77



ECONorthwest   22 

Neutrality. Additional 
vehicle rental taxes 
may discourage vehicle 
rentals in Portland. 

Use of Proceeds. 
Unclear if the MVRT is 
primarily borne by 
visitors or by those 
with greater ability to 
pay.  

 
Exhibit 16. Year-Over-Year Change in Motor Vehicle Rental Tax Revenues, Multnomah County. FY 
2011-2021 
Source: Multnomah County CAFRs 

-30%

-25%

-20%

-15%

-10%

-5%

0%

5%

10%

15%

20%

2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

Ye
ar

-O
ve

r-Y
ea

r C
ha

ng
e

Fiscal Year

Board Resolution – Adopting an Update to the FSP and Financial Investment Policy 
March 8, 2023

Exhibit A
Page 56 of 77



ECONorthwest   23 

Food and Beverage Tax 

Exhibit 17. Per Capita Food and Beverage Tax Revenue, Ashland, FY 2017-2021 
Source: City of Ashland 
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Exhibit 18. Food and Beverage Tax Scenarios ($ Millions) 
Source: ECONorthwest, City of Ashland data 

  
Low: 2020-21 

Actual Revenue 
High: 2017-2019 
Average Revenue 

  2020 2021 2020 2021 

Scenario 1: 1% food & beverage tax $16.1 $15.2 $19.3 $19.5 

Scenario 2: 5% food & beverage tax $80.6 $75.8 $96.7 $97.5 

Adequacy. A 1-percent 
F&B tax would likely 
generate $17 million, 
sufficient to replace 
Prosper’s expiring TIF 
revenues 

Stability. F&B taxes 
are likely to rise and 
fall with both economic 
and health-related 
conditions. 

Ease of 
Implementation. There 
may be significant up-
front costs to 
implementing and 
administering a new 
F&B tax. 
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Equity. An increase to 
the F&B tax would 
increase the cost of 
dining out, which could 
burden lower-income 
populations. 

Neutrality. A F&B tax 
may lead to business 
relocation decisions 
and change consumer 
behavior. 

Use of Proceeds. 
Unclear if the F&B tax 
aligns with Prosper’s 
mission.  
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Appendix: DA Davidson Analysis 

Exhibit 19. Business License Tax Funding Resource Attributes 
Source: DA Davidson 

 Advantages Mixed or Neutral 
Considerations 

Risks 

Business License 
Taxes 
 

Scale/size of revenue 
potential is quite large. 
Existing 
model/administrative 
infrastructure is already in 
place. 
Minimal financial risk. 
 

Can be somewhat 
inconsistent in terms of 
stability and 
predictability. 
Has some general 
limitations or 
restrictions. 
Somewhat aligned with 
Prosper Portland’s 
mission. 
Staffing issues with 
existing 
accommodations for 
receiving funds. 
Existing staffing levels 
would have some issues 
to accommodate 
ongoing administration. 
Somewhat aligned with 
existing Prosper 
Portland knowledge. 
Some potential political 
risks. 

Limited certainty of 
resource development. 
Negative potential 
political/legislative risk. 
Negative impact on other 
city/community 
resources. 

Utility License 
Fees 

Potential scale of revenue 
potential. 
Potential stability. 
Use of existing 
infrastructure and 
administrative resources. 
Minimal financial risk. 
 

Potential restrictions. 
Competitive advantage. 
Staff resources for set 
up and administration. 
Political feasibility. 
 

Certainty of resource 
development. 
Relationship to Portland 
Prosper mission. 
Potential political and 
legislative risk. 
Impact on other city or 
community resources. 
 

Transient Lodging 
Taxes 

Stability of Revenue. 
Use of existing 
administrative and staffing 
infrastructure. 
Minimal financial risk. 

Scalability of revenue. 
Flexibility of revenue. 
Nexus to Prosper 
Portland’s mission. 
Political and legislative 
feasibility and/or risk. 
 

Limited certainty of 
resource development. 
Potential negative 
impact on other city or 
community resources. 
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Motor Vehicle 
Rental Taxes 

Consistent in terms of 
stability and predictability. 
Existing 
model/administrative 
infrastructure is already in 
place. 
Minimal to no staffing 
issues with existing 
accommodations for 
receiving funds. 
Requires taking minimal 
to no financial risk. 

Scale/size of revenue 
potential is potentially 
adequate to Prosper 
Portland’s needs. 
Not extremely flexible 
and/or restrictive. 
Somewhat aligned with 
Prosper Portland’s 
mission. 
Existing staffing levels 
would have some issues 
to accommodate 
ongoing administration. 
Somewhat feasible in 
terms of political or 
legislative risks. 
Some potential political 
risks. 
 

Limited certainty of 
resource development. 
Negative impact on other 
city/community 
resources. 

Food & Beverage 
Tax 
 

Scale/size of revenue 
source has lots of 
potential. 
Source of revenue is quite 
stable/predictable. 
Requires taking little to no 
financial risk. 
 

Has some general 
limitations or 
restrictions. 
Existing 
Model/Administration 
Infrastructure is not in 
place/would require set-
up. 
Would be somewhat 
staff intensive to set-up. 
It would be somewhat 
staff intensive for 
ongoing administration. 
Somewhat aligned with 
existing Prosper 
Portland knowledge 
Potential for issues with 
political/legislative 
feasibility. 
Neutral impact on other 
city/community 
resources 

Not aligned with Prosper 
Portland’s mission. 
Limited certainty of 
resource development 
Negative 
political/legislative risks. 
 

Board Resolution – Adopting an Update to the FSP and Financial Investment Policy 
March 8, 2023

Exhibit A
Page 61 of 77



ATTACHMENT 3

Analysis of Development Finance Programs for Prosper Portland

Prepared by: Council of Development Finance Agencies

Board Resolution – Adopting an Update to the FSP and Financial Investment Policy 
March 8, 2023

Exhibit A
Page 62 of 77



Analysis of Development Finance
Programs for Prosper Portland

Prepared for:

Prosper Portland

Prepared by:

Council of Development Finance Agencies

January 2023

Board Resolution – Adopting an Update to the FSP and Financial Investment Policy 
March 8, 2023

Exhibit A
Page 63 of 77



Acknowledgments
The report was produced by the Council of Development Finance Agencies (CDFA).

Principal authors and contributors include:

▪ Ariel Miller, Senior Director, Research & Technical Assistance
▪ Mitchell Smith, Director, Government & External Affairs
▪ Katie Kramer, Vice President

The Council of Development Finance Agencies is a national association dedicated to the advancement of
development finance concerns and interests. CDFA is comprised of the nation's leading and most knowledgeable
members of the development finance community representing public, private and non-profit entities alike. For more
information about CDFA, visit www.cdfa.net or e-mail info@cdfa.net.

Toby Rittner, President & CEO
Council of Development Finance Agencies

100 E. Broad Street, Suite 1200
Columbus, OH 43215

The report is intended to provide accurate and authoritative information. The authors are not herein engaged in
rendering legal, accounting, or other professional services, nor do they intend that the material included herein be
relied upon to the exclusion of outside counsel. Those seeking to conduct complex financial deals using the tools
mentioned are encouraged to seek the advice of a skilled legal/consulting professional. Questions concerning
CDFA’s engagement on this project should be directed to info@cdfa.net.

1

Board Resolution – Adopting an Update to the FSP and Financial Investment Policy 
March 8, 2023

Exhibit A
Page 64 of 77



Table of Contents
Acknowledgments 1

Table of Contents 2

Overview 3
About the Report 3

Methodology 4

Section A:  Funding Needs 5
Uses for Funding 5

Focus Areas for Funding 5

Section B:  Recommended Federal Funding Sources 6
Evaluation Criteria 6

Funding Opportunities 6

Prospective Budget 10

Section C:  Staffing Considerations 11
Cost-Benefit Analysis 11

Best Practices 12

2

Board Resolution – Adopting an Update to the FSP and Financial Investment Policy 
March 8, 2023

Exhibit A
Page 65 of 77



Overview
About the Report

The Analysis of Development Finance Programs for Prosper Portland report was prepared by the Council
of Development Finance Agencies (CDFA) on behalf of Prosper Portland.

This report analyzes Prosper Portland’s existing development finance programs and identifies potential
federal programs that align with the organization’s capital needs and programmatic focus areas, with
special attention paid to the administrative support necessary to acquire and manage such funds.
CDFA recommends that Prosper Portland create a full-time Grants Manager position in order to
increase the efficiency and effectiveness of applying for federal funds.

The Analysis of Development Finance Programs for Prosper Portland is divided into three sections:

Section A:  Summary of Capital Needs

■ Situates this report into Prosper Portland’s broader financial sustainability planning
■ Provides a summary of key takeaways from interviews, with special attention on the capital

needs identified and programmatic focus areas at Prosper Portland

Section B:  Recommended Federal Funding Sources

■ Describes the criteria used to identify the recommended funding sources
■ Lists suitable federal agencies and specific funding opportunities
■ Shares a high-level description of each funding opportunity

Section C:  Staffing Considerations

■ Compares the cost of hiring a full-time team member at Prosper Portland dedicated to grant
writing with the benefit that could be realized from the recommended funding

■ Presents best practices for improving cost/ benefit outcomes with applying to federal funding
sources

This document is complementary to other written reports and planning efforts advancing the financial
sustainability goals of Prosper Portland, the most notable of which is the Phase 2 Consultant's Report
prepared by D.A. Davidson.

3
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Methodology

Key Objectives
The Analysis of Development Finance Programs Report was guided by the following objectives:

■ Review existing economic development and finance programs
■ Evaluate capital needs for each program and priority areas among those needs
■ Identify eligible sources of federal funding for Prosper Portland’s current economic development

and finance programs
■ Analyze the cost and benefit of pursuing federal grants as a source of program capital
■ Recommend specific funding opportunities based on the focus areas of the organization, capital

needs, and cost-benefit assessment for each source of funding

To achieve these objectives, CDFA used a combination of interviews and research to inform this report’s
final recommendations regarding the role of federal funding in Prosper Portland’s larger financial
sustainability strategy.

Interviews
To complete this work, CDFA conducted interviews with key Prosper Portland staff members from
different departments within the organization and mapped the priority areas in need of funding. During
these one-on-one conversations, the interviewees were first asked to describe their role within the
organization as it relates to economic development and finance. CDFA then asked each staff person to
describe the present and future capital needs for their area of work in the organization. The interviews
also included discussion about any past experience or knowledge of Prosper Portland applying for and
accessing federal funding.

Research
CDFA’s research and compilation of the federal funding opportunities identified in this report were
guided by key takeaways from staff interviews. After identifying potential funding sources that aligned
with the existing economic development activities, finance programs, and key focus areas at Prosper
Portland, CDFA used a set of criteria to assess the suitability of each source of funds.

The criteria included an evaluation of the staff time needed to apply for and manage funds, the short
versus long-term availability of funding, match requirements to acquire funds, and the competitiveness
of the opportunity.

4
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Section A:  Funding Needs
This report offers recommendations for federal funding opportunities that can help meet the current
funding needs of Prosper Portland. To better understand these needs, CDFA conducted interviews with
members of the Development and Investment (D&I) and Economic Development (EcDev) departments.

Uses for Funding

The most common theme across interviews was the emphasis on the need for flexible capital that is less
restricted than TIF revenues and enables Prosper Portland to better meet community and business
needs. As TIF revenues decrease in the coming years, there will be a growing demand at Prosper
Portland for alternative sources of funding that can be used to support both program capitalization and
operations. Within D&I and EcDev there are opportunities to expand existing programs and to create
new programs that would require additional seed capital. Interview discussions focused on
programmatic growth in the near term and new program development in the mid to long term.

In addition to the capital needs for the organization’s development finance programs, interviewees also
identified asset investment as an area of current and future funding needs. There is major potential to
source funding for land acquisition, site improvement, and redevelopment of physical assets owned by
Prosper Portland. This includes the hotel property and other long-term projects which could become
revenue-generating in support of financial sustainability.

Tied to these financial needs, there is also a desire to acquire funding that could be used for program
administration costs. Making a strategic choice to pursue federal grants as a source of funding would
likely necessitate hiring a grants manager for the organization, which could be covered in part by those
grant dollars for the administration of any awarded funds. Interviewees consistently noted the difficulty
of relying on existing staff when applying for grant opportunities because of the time required to
coordinate, assemble, and manage such applications. Staffing costs associated with program
implementation could also be secured through federal grants to meet the operational needs of the
organization.

Focus Areas for Funding

Interviewees shared priority funding areas for their departments, the focus of which informed
recommendations for federal grant opportunities. The following highlights key topics and funding needs
identified across interviews that fall within the scope of Prosper Portland’s development finance work.

■ Green cities - specifically decarbonization and environmental justice
■ Redevelopment - financing for private development and for Prosper Portland’s investments
■ Racial justice & wealth building - via small business lending and equitable development
■ Infrastructure - particularly equitable transit-oriented development

5
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Section B:  Recommended Federal Funding Sources
Evaluation Criteria

CDFA reviewed federal funding programs across multiple agencies. To identify programs best suited for
Prosper Portland, CDFA used the following criteria and considerations to evaluate each potential federal
program or opportunity:

■ Does the program provide enough capital to meet the need?
■ Does the program focus on an existing priority area for Prosper Portland?
■ Is the program known for providing longer-term funding across multiple years? Will the program

allow for funding that covers staffing and administrative costs?
■ How competitive is the funding opportunity?
■ Does the program require a financial or in-kind match?

Funding Opportunities

Based on this analysis, CDFA identified a variety of potential opportunities. They are presented in order
of greatest opportunity, taking into consideration recommendations from Prosper Portland staff and
nationally accepted best practices for development finance agencies engaging with federal agencies.

CDFA recommends that Prosper Portland first begin pursuing CDFI certification as a part of a larger
federal funding strategy. The CDFI Fund offers Technical Assistance awards to emerging CDFIs that could
be used to offset the human resourcing costs associated with both establishing the CDFI and applying for
other grants. Having a dedicated grants manager on staff would help Prosper Portland more effectively
and efficiently pursue the funding opportunities outlined in this section. Although the Portland
metropolitan area has six CDFIs, those institutions generally focus on housing needs so Prosper
Portland’s certification would complement and diversify the city’s CDFI landscape. CDFI certification
would also assist Prosper Portland in furthering its mission and promoting equitable economic growth.

Establishing a CDFI and acquiring certification is not a necessary qualification for pursuing other sources
of federal funds, however, aside from the CDFI Fund’s Technical Assistance and Financial Assistance
awards. Most of these additional funding opportunities below are grant awards, though some of the
funding mechanisms include cooperative agreements that bring substantial staff involvement from the
awarding agency. Such involvement may include participation in protocol design, data collection and
analysis, approval of project stages, or coordinating or providing training to grantee staff.
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U.S. Department of the Treasury Short-to-Mid Term

CDFI Fund Technical Assistance
The CDFI Fund offers both Technical Assistance (TA) and Financial Assistance (FA) awards to CDFIs.
Emerging CDFIs who are not yet certified can apply for up to three TA awards before obtaining their CDFI
certification. No matching funds are required to receive the TA award, which can range from
approximately $10,000 to $125,000 and go toward capacity-building activities to help the organization
achieve CDFI certification. Eligible uses for these grant funds include compensation for personnel
services or fringe benefits, professional service costs, travel costs, training and education, equipment,
and supplies. This is one of the few federal sources of funding that can be used toward operational
capital needs.

The U.S. Department of the Treasury is revising the application and reporting requirements for CDFIs,
and the CDFI Fund will resume accepting new CDFI certification application submissions on April 3, 2023.

CDFI Fund Financial Assistance
Financial Assistance (FA) awards are made to certified CDFIs in the form of loans, grants, equity
investments, deposits, and credit union shares. Awards can be used for financial products, loan loss
reserves, and development services. FA awards could be used to help Prosper Portland create small
business loan programs or other community investment programs to meet the organization’s equity
goals. Applications must demonstrate a 1:1 match with non-federal sources to receive an award.

U.S. Environmental Protection Agency (EPA) Short-to-Mid Term

Brownfields Assessment Grants
Assessment Grants provide funding for recipients to inventory, characterize, assess, conduct a range of
planning activities, develop site-specific plans, and conduct community involvement related to
brownfield sites. There are three types of assessment grants: community-wide, site-specific, and
assessment coalition. Community-wide Assessment Grants are when a specific site is not identified and
applicants plan to spend grant funds on more than one brownfield site in the community. The maximum
funding amount for Community-wide Assessment Grants is $300,000.

Alternatively, applicants may apply for a Site-Specific Grant, which is appropriate when a specific site is
identified and will be the only site on which grant funds are spent. The maximum funding amount for
Site-specific Assessment Grants is $200,000.

Finally, Assessment Coalition Grants are designed for one “lead” eligible entity, like Prosper Portland, to
partner with two or more eligible entities that have limited capacity to manage their own EPA
cooperative agreement. Applicants may request up to $600,000 for an Assessment Coalition Grant.

Applications for FY2023 closed on November 22, 2022, but Prosper Portland can prepare for a similar
due date in 2023 for FY2024 project funding.
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Brownfields Revolving Loan Fund Grants
Revolving Loan Fund (RLF) Grants provide funding for grant recipients to capitalize a revolving loan fund
and to provide loans and subgrants to execute cleanup activities at brownfield sites. Applicants may
apply as an individual applicant or as an RLF coalition and request up to $1 million in funding with a
performance period of 5 years. RLF programs are designed to operate for many years, even decades,
which can provide Prosper Portland with an ongoing source of capital. Prosper Portland’s expertise in
real estate financing and principles makes it an ideal applicant for the FY2024 funding cycle. Additionally,
Prosper Portland has had previous success in applying for brownfields grants.

Applications for FY2023 closed on November 22, 2022. Prosper Portland can anticipate a similar due
date in 2023 for FY2024 project funding.

Greenhouse Gas Reduction Fund
The Inflation Reduction Act appropriated $27B under the Greenhouse Gas Reduction Fund (GGRF), of
which $7B is directly allocated to jurisdictions, including municipalities. These funds can be used for
providing grants, loans, other forms of financial assistance, or technical assistance to enable low-income
and disadvantaged communities to deploy or benefit from zero-emission technologies and to administer
other greenhouse gas reduction activities.

Another $12B was appropriated to make competitive grants to eligible recipients for direct and indirect
investment for qualified projects at the national, regional, state, and local levels. The provision prioritizes
investment in projects that would otherwise lack access to financing. Entities that receive funding are
permitted to retain, manage, recycle, and monetize all repayments and other revenue received from
fees, interest, repaid loans, and other types of financial assistance provided using grant funds. Finally,
another $8B was appropriated for competitive grants for providing financial and/or technical assistance
in low-income and disadvantaged communities.

The EPA has yet to announce application criteria or program regulations, but it is required under the Act
to begin making awards from the GGRF by mid-February. Prosper Portland is an eligible recipient and
should prepare for that process now by identifying potential local projects suited for investment or
envisioning a potential financing program that could be capitalized with GGRF funds.

U.S. Department of Agriculture (USDA) Mid-Term

Urban Agriculture and Innovation Production Competitive Grants
These grants are divided into two categories: Planning Projects and Implementation Projects. Planning
Project grants can be used to initiate or expand efforts of farmers, gardeners, citizens, government
officials, schools, and other stakeholders in urban areas and suburbs and may target areas of food
access, education, business and start-up costs for new farmers, and development of policies related to
zoning and other needs of urban production.

Implementation projects accelerate existing and emerging models of urban, indoor, and other
agricultural practices that serve multiple farmers, improve local food access, and collaborate with
partner organizations. Projects may support infrastructure needs, emerging technologies, educational
endeavors, and urban farming policy implementation.
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The American Rescue Plan Act of 2021 provided $14 million in funding for the grants through FY2022, of
which the minimum award for both grants is $50,000 and the maximum is $300,000. The USDA’s Natural
Resources Conservation Services is the awarding agency for the grants.

The Urban Agriculture and Innovation Production Competitive Grant would continue to advance Prosper
Portland’s recent work on the Equitable Food Economy Collaborative.

U.S. Department of Housing and Urban Development (HUD) Mid-Term

Choice Neighborhoods Implementation Grant Program
The program leverages significant public and private dollars to support locally driven strategies that
address struggling neighborhoods with severely distressed public housing or HUD-assisted housing
through a comprehensive approach to neighborhood transformation. Local leaders, residents, and other
stakeholders come together to create and implement a plan to revitalize distressed or HUD housing and
address the challenges in the surrounding neighborhood. The program is focused on three core goals: to
replace severely distressed public and assisted housing with high-quality, mixed-income housing that is
well-managed and responsive to the neighborhood’s needs; to improve outcomes of households living in
the target housing related to income and employment, health, and education; and to create the
conditions necessary for public and private investment in distressed neighborhoods to offer the kinds of
amenities and assets that are important to families’ choices about their community.

The program is administered by the Office of Public and Indian Housing. Applications for FY2022 are due
January 11, 2023, but Prosper Portland should be prepared for FY2023 program funding applications to
be due at a similar time.

Federal Highway Administration Mid-Term

Neighborhood Access and Equity Grant Program
The Inflation Reduction Act appropriated approximately $1.9B to the Federal Highway Administration
(FHA) for competitive grants to improve walkability, safety, and affordable transportation access; to
mitigate or remediate negative impacts on the environment; or for planning and capacity building in
disadvantaged or underserved communities. In addition, $1.2B was appropriated for grants for projects
specifically in economically disadvantaged communities. Prosper Portland is eligible to apply for the
program.

The FHA has not yet released application guidance for the program, but it likely will be administered
similarly to the Reconnecting Communities Pilot Program established in the Infrastructure Investment
and Jobs Act. Under that program, eligible entities could apply for planning, technical assistance, or
capital constructing grants.

9
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Prospective Budget

The following chart outlines a three-year projection of sources of grant funding and costs for hiring a
full-time Grants Manager. Pursuing Technical Assistance Grants in 2023 and 2024 would cover part or all
of the personnel costs for this position, allowing time to establish a CDFI and develop a thorough
strategy for acquiring federal grants. After becoming certified as a CDFI, Prosper Portland would be able
to apply for financial awards to build out additional lending programs. Adopting this approach creates a
transition period for the Grants Manager to apply for and secure additional funds. This time can also be
used to establish a federal grants strategy so that Prosper Portland is positioned to pursue opportunities
as they are announced.

Year Uses Sources Amount

2023
Prosper Portland Grants Manager
Salary + Benefits

$110,000 -
$130,000

CDFI Fund Technical Assistance Grant $10,000 -
$125,000

Technical Assistance to Brownfields
Communities Grant

$5,000,000
(over 5 years)

Greenhouse Gas Reduction Fund TBD

2024
Prosper Portland Grants Manager
Salary + Benefits

$110,000 -
$130,000

CDFI Fund Technical Assistance Grant $10,000 -
$125,000

Greenhouse Gas Reduction Fund TBD

Environmental Justice Collaborative
Neighborhood Access and Equity Grant
Program

TBD

2025
Prosper Portland Grants Manager
Salary + Benefits

$110,000 -
$130,000

CDFI Fund Financial Assistance Grant $2,000,000

Environmental Justice Collaborative
Neighborhood Access and Equity Grant
Program

TBD
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Section C:  Sta ng Considerations
One of the key objectives of this report is to assess the need for additional staff at Prosper Portland who
would be focused solely on applying for and managing federal funding opportunities. CDFA used a
qualitative cost-benefit assessment paired with an analysis of potential funding to inform the final
recommendation and included a set of best practices that would increase the net benefit of creating this
new position.

Cost-Benefit Analysis

Based on the available federal grant and loan programs that align with the organization’s capital needs,
priority areas, and need for flexible funds, CDFA recommends creating a new full-time position for a
Grants Manager. Hiring this position and pursuing CDFI certification in the immediate term would enable
Prosper Portland to apply for a Technical Assistance (TA) award from the CDFI Fund, which is eligible to
use for personnel and benefits for up to three years in support of the organization applying for
certification.

This would position Prosper Portland to take advantage of funding opportunities as they arise and build a
more proactive approach to pursuing grants. A dedicated full-time staff member would be responsible
for tracking new funding announcements across federal agencies and reviewing notices of funding to
assess the suitability of each. This person would have the capacity to share each grant opportunity with
the relevant departments at Prosper Portland and coordinate with the team internally. For collaborative
projects, the Grants Manager would engage potential external partners, communicate with them
throughout the application process, secure the necessary materials, and work with Prosper Portland staff
to establish terms of the partnership.

Having a full-time Grants Manager would also allow the organization to pursue longer-term grant
funding strategies in partnership with other regional entities, where a significant amount of planning and
coordination goes into the preparation for applying for a grant. Prosper Portland could act as the lead
applicant on grants with multiple sub-recipients, directly applying for funds and sub-granting to project
partners to bring resources to the region. Developing these relationships opens the door for pooled
match contributions or leveraging that would otherwise be unavailable.

This cost-benefit analysis of creating a Grants Manager position is based on strategic decisions made by
Prosper Portland leadership about the purpose of such a role. The Grants Manager would focus on
funding opportunities pertaining to existing priorities, taking care to avoid ‘mission creep’ away from the
organization’s cornerstones of growing family-wage jobs, advancing opportunities for prosperity,
collaborating with partners for an equitable city, and creating vibrant neighborhoods and communities.
Emphasis on the current areas of business would help the Grants Manager work more efficiently as well,
rather than shifting into project areas and spreading themselves too thin.

The alternative for pursuing federal grants would be to hire a consultant organization to apply for federal
dollars on behalf of Prosper Portland. Although this would likely be a less expensive option in terms of
evaluating the cost-benefit for applications, having a Grants Manager on staff full-time would add
capacity beyond securing funding and serve as an intellectual investment for Prosper Portland. By
monitoring opportunities and evaluating eligibility, the organization would be better positioned to apply
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for suitable funding aligned with its mission and programs. This person also fulfills the more taxing
administrative component of managing grants after the funds are received, which should not be passed
down to program staff with other responsibilities.

CDFA recommends that Prosper Portland commit to hiring a full-time Grants Manager for at least a
two-year period with funds secured for a combined compensation between $110,000 and $130,000
annually, depending on their expertise. The person hired must have excellent written and verbal
communication skills; an ability to work independently and coordinate across departments or
organizations; 3-5 years experience in grant writing and/or management; familiarity with federal grants;
strong project management skills, including planning and budgeting; a high level of organization and
strong attention to detail; and the ability to multitask and prioritize in a deadline-driven environment.

This position should be created and posted for hiring in Q1 of 2023 in order to take full advantage of
anticipated funding opportunities. Many federal grants have application deadlines in the June-July time
frame to make funding decisions by the end of the federal fiscal year on September 30. CDFA’s
assessment of suitable federal funding estimates that Prosper Portland is likely to secure an average of
$1 million to $2 million annually to fully compensate for the creation of the Grants Manager position.

Best Practices

The following best practices should be used to improve the cost-benefit outcomes of hiring a full-time
Grants Manager, increasing the likelihood of winning an award and the efficiency of administering
secured funding.

Build Partnerships
Prosper Portland has a well-established history of partnering with other planning and economic
development agencies to support its mission. The organization should continue its current shift toward
making these partnerships more sustainable by agreeing on a negotiated rate for a share of funding that
compensates the organization’s staff time, where another entity is the primary recipient of funding. Such
partnerships can help leverage additional funds on a specific deal or can help fulfill a match requirement
for access to federal funding. Both city and county-level collaborations could offer this, as well as
state-level partnerships with Business Oregon.

Connect with Local Agency Offices
The Grants Manager would benefit from building ongoing relationships with federal agencies, both at
the headquarters offices in Washington, DC and in local or regional offices. Having direct contact with
regional staff serves as a way to learn about funding opportunities that might be a good fit for the
organization. Such relationships can also be beneficial because staff at the regional level are able to offer
guidance or insights about application ideas, letting the Grants Manager know the suitability of a project
or program for a given grant, and improving the chances of receiving funding after applying.

Establish Consistent Management
Having a full-time team member at Prosper Portland who is focused on grant writing and administration
would provide essential consistency for managing federal grants. Ideally, the person who writes a grant
application is also the person who is responsible for the long-term management and reporting if funds
are awarded. This helps avoid miscommunication about deliverables and metrics, creates the structure
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of establishing consistent record-keeping across the life of the grant, and ensures that there is one
individual internal to the organization dedicated to managing deadlines and closing out a grant. The
more experience that Prosper Portland develops in securing and successfully fulfilling federal grant
funds, the more likely they are to remain in good standing for future funding opportunities.

Diversify Sources
It will be feasible for Prosper Portland to diversify its federal funding strategy with a full-time team
member dedicated to identifying, evaluating, and applying for a variety of grant opportunities, rather
than drawing on staff hours from across the organization to compile a single large application. The
Grants Manager should monitor across multiple federal agencies while remaining focused on supporting
or expanding existing programmatic activity. This position can make strategic choices to pursue both
highly competitive and more accessible sources of funding as another diversification approach that is
possible with a dedicated team member. The Grants Manager would also be expected to consider state
and local government funding options, as well as national private philanthropic sources of grant dollars.

Complement the Financing Landscape
Prosper Portland must place a strong emphasis on being complementary to other CDFIs in order to
pursue CDFI certification as a funding and programmatic strategy. The goal of being a certified CDFI is not
to compete with the existing landscape of lenders, but rather to address gaps and support the local
lending ecosystem. This approach will unlock sources of capital for Prosper Portland that can support
staffing needs for applying to certification in the near term and programmatic needs for expanding the
organization’s loan offerings in the long term.
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