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ORDINANCE No. 1 78 9 04 

I hereby certify this document to be a eompl~te and exiet 
copy of the original as the same appears on file and of 
recor~1ln:n= office and in m:-care and custody on thla / 
_...;..,....=-~._..;_-_day of 6:!..~. Z.<P""? 

GARY BLACKMER 
Auditor the City of Portland 

Approve the Willamette Industrial Urban Renewal Plan (Ordinance) 8¥·--.. ...... =,_...o,;;~~ttA--;;;...;;;;;-~ 
Return Document to: Kate Staples 
Portland Development Commission The City of Portland ordains: 

222 NW 5th Avenue 
Portland, OR 97209 Section 1. The Council finds: 

1. The Willamette Industna1 urua.u .l.'.t:Ut:Wal rut:a \.Ult: .tUt:a J, a~ Ut:lmt:u m the 
Willamette Industrial Urban Renewal Plan (the "Plan"), attached hereto as Exhibit 
"A", and incorporated herein, is a blighted area, including the following 
characteristics: 

2. 

3. 

4. 

5. 

a. Environmentally contaminated sites which are no longer productive. 

b. Industrially zoned properties which are vacant or abandoned, in the context of a 
severe lack of riverfront industrial properties in the City. 

c. Existing industrial businesses, including transporiaiion cquipmc.-.t :n:!nuf2cturing ~nli 
distribution and logistics businesses, which feature obsolete equipment or which do 
not fully utilize their respective properties, with little or no current public financial 
tools to assist them in modernizing or expanding their operations. 

d. Insufficient infrastructure to accommodate future needs as the area experiences job 
growth. 

These findings are based in part on Sections TI and Til of the Report on the 
Willamette Industrial Urban Renewal Plan (the "Report"), which accompanies the 
Plan and is attached as Exhibit "B". 

That rehabilitation and redevelopment of property within the Area are necessary to 
protect lhe public health, safety, and welfare of the City of Portland. The benefits to 
health, safety, and welfare of the activities under the Plan are discussed in Section ffi 
of the Report. 

The Plan confonns to the City's Comprehensive Plari and to the City's economic 
development plan which is incorporated into the Comprehensive Plan in Goal 5, and 
provides an outline for completion of projects proposed in the Plan. This finding is 
based in part on Section X of the Plan and its exhibits, and on the recommendation of 
the City of Portland Planning Commission which has found that the Plan conforms to 
the Comprehensive Plan. . 

Section IX of the Plan establishes procedures for the relocation of displaced persons 
or businesses in accordance with ORS 35.500-35.530 (fonnerly ORS 281.045-
281.105). 

The Plan identifies property acquisition as a strategic component to achieve the goals 
of the Plan (by facilitating projects which revitalize the Area). Property acquisition 
may be necessary to carry out the goals of the Plan because redevelopment to cure 
the blighting conditions in the Area may require assembly of small parcels in order 
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I i -· \ ·j: ~ ;;',;~\~.tQc.CI"eate parcels of a sufficient size and configuration to accommodate new 

industrial investment or expansion. _______ .(1:1 

'\hJ\{ .JU 
6. Carrying out the Plan is economically sound and feasible. This finding is based in 

part on the analysis of the financial feasibility of projects in the Plan contained in 
Sections VII and IX of the Report. 

7 . The Plan has been guided by a number of policy documents and studies related to 
industrial lands, including the Citywide Industrial Lands Inventory and Analysis, and 
the Portland Harbor Industrial Lands Study. Likewise the Plan is consistent with 
relevant goals and objectives of adopted plans including the Guild's Lake Industrial 
Sanctuary Plan, the Albina Community Plan, and the Willamette Greenway Plan. 

8. 

9. 

The Plan was prepared and refined in consultation with numerous stakeholder 
organizations and individuals, including property and business owners in 'the Area, 
nearby business and neighborhood associations, and affected public agencies. The 
Portland Development Commission hosted a public open house in September, 2004, 
and the Commission also convened a key stakeholders group which has met several 
times to provide more detailed guidance. In addition, in response to comments from 
i11c:: pubiic, Seciion V:i.D of i:he Pian caiis for the Ponianci Deveiopment Commission 
to convene a task force consisting of affected property and business owners and 
agencies, to develop an Implementation Strategy to guide expenditures over the life 
of the Plan. 

The Portland Development Commission considered the Plan and received public 
testimony on the Plan on October 13, 2004, and recommended adoption of the Plan 
by the City Council in PDC Resolution No. 6191. 

10. The Portland Planning Commission considered the Plan and received public 
testimony on the Plan during a public hearing on November 9, 2004, and has made 
Plarming Commission findings, submitted under separate cover and incorporated 
herein as Exhibit c; and recommends Council adoption of the Plan . 

11. The City Council has received and considered public testimony at a public hearing 
before the Council on November 17, 2004; with notice of such hearing distributed to 
all postal patrons within the City of Portland as required by ORS 457.120. 

12. The Area does not extend beyond the boundaries of the City limits ofPortland. 
Therefore, the requirements ofORS 457.105 do not apply to adoption ofthe Plan. 

13. Copies of the Plan and Report were provided to the governing body of each taxing 
district affected by the Plan for their consultation, and the Portland Development 
Commission offered to confer with any affected taxing district in accordance with 
ORS 457.085 (5), as established by the affidavit ofDon Mazziotti. 

NOW THEREFORE, the Council directs: 

a. That the Willamette Industrial Urban Renewal Plan, attached as Exhibit "A" is 
hereby approved. 
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b. The Portland Development Commission shall administer the implementation of the 

Willamette Industrial Urban Renewal Plan. The City of Portland shall assume and 
complete any activities prescribed to it in the Plan. 

c. The Plan shall be financed, at least in part, by division of taxes as provided in ORS 
457.420 to 457.450. 

d. The Portland Development Commission shall file a copy of this Ordinance and 
Exhibits A and B upon adoption by the Council, in the Records ofMultnomah 
County. 

e. The City Auditor shall forward forthwith to the Portland Development Commission 
and to the Portland Planning Commission certified copies of this Ordinance upon 
adoption by the Council. 

f. The City Auditor, in accordance with ORS 457.095, shall publish notice of the 
adoption ofthis Ordin;.nce approving the Willamette Industrial Urban Renewal Plan 
in the newspaper having the greatest circulation in the City of Portland within four 
days following adoption of this Ordinance. 

Passed by the Council, NO y 2 4 2004 

Mayor Vera Katz 
PDC, Donald Ma?.ziotti 
Robert Alexander 
November 8, 2004 
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Gary Blackmer 
Auditor of the City of Portland 

By ka-<- &A.A.~ 
/ / Deputy 
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I. INTRODUCTION 

The Willamette Industrial Urban Renewal Area represents the heart of Portland' s urban 
industrial waterfront. Comprised of properties lying on both sides of the Willamette River, this 
area has historically been a major generator of jobs. While the area retains its industrial 
character, it faces key . challenges which prevent it from achieving its full potential. These 
challenges include environmental contamination, infrastructure deficiencies. as well as other 
factors which deter new investment. In light of these challenges, and in light of the serious lack 
of developable parcels within the entire industrial riverfront, the creation of the Willamctte 
Industrial Urban Renewal Area is a critical component in the City of Portland's efforts to attract 
new industrial atid manufacturing investments which produce good-paying jobs, and to retain 
and expand existing businesses. 

This Urban Renewal Area (URA) represents the culmination of several years of policy planning 
related to industrial land in the City of Portland. The Economic Development Strategy (adopted 
by the Portiau~l Devclcprr:ent Commission in 2002) identified the formation of an industrial 
urban renewal area as an important tool in forwarding the City's economic cievdopmcnt ~ge!lda 
and in responding to the challenges which the City faces as it attempts to remain competitive in 
reta ining and attracting industrial investment. 

Exhibit 1 shows a map of the URA. The Area includes portions of Swan Island and Mocks 
Bottom on the east side of the Willamette River, as well as properties on the west bank of the 
River on bolh sides of the historic rail bridge. The Area contains approximately 751 acres. 
Almost all of the URA falls within one of two of the City's industrial zones . In adopting this 
Plan, the City and the Portland Development Commission intend that properties within the URA 
will remain industrially zoned, and that urban renewal funds will be expended to reinforce the 
industrial "sanctuary" status of these properties. 

Portions of the URA. in particula r within the Mocks Bottom sub-area, comprise a significant 
component of Portland's freight hub, and provide a substantial percentage of the City's jobs in 
the distribution and logistics industry. This industry, and its central location, plays an important 
role in the City's and region's economy. The Plan provides PDC with a tool to invest in 
maintaining the competitiveness of this key targeted industry cluster. 

The Willumette Industrial Urban Renewal Plan (the "Plan") authorizes the Portland 
Development Commission; the Urban Renewal Agency of the City of Portland (the 
"Commission"), to use urban renewal powers to carry out the goals and objectives of this Plan. 
The Plan has been prepared pursuant to Oregon Revised Statutes (ORS) Chapter 457, and all 
applicable laws and ordinances of the State of Oregon and the City of Portland . 
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II. GOALS 

The Plan will help implement the goals and objectives of Portland's Comprehensive Plan that 
relate to the development of the URA. Unlike other urban renewal areas, the Willamette 
Industrial Urban Renewal Area is zoned almost exclusively for industrial uses. Urban renewal 
provides funding to help expand existing and attract new industrial investment that supports the 
City's economic development agen.da. Above all, the Plan is intended tostimulate new private 
industrial and manufacturing investments that will producejobs, encourage existing businesses 
to remain and expand, and generate ancillary business opportunities. 

The fcl!o·,ving arc more specific goals that help to amplify the broad intentions of the Plan stated 
above. 

Goal 1 - New Private Investment: Encourage new private investments, either expansion of 
existing businesses or new business development, that will generate relatively high densities of 
well-paying jobs. 

Goal 2 - Business Retemion: Encourage existing businesses within the URA to remain and 
expand, using various loan and grant programs, permitting assistance, infrastructure 
improvements, and other projects or programs. 

Goal 3 - Attracting New Businesses: Encourage new businesses to invest in the area, through 
various loan and grant programs, permitting ·assistance, regulatory compliance. infrastructure 
improvements, and other programs. 

Goal 4 - Business Generation: Encourage business investments that will generate additional 
business opportunities, such as opportunities for vendors and suppliers in the area. 

Goal 5- Industrial Land Supply: Facilitate business investment by assembling sites of suitable 
size, location and configuration to help achieve the goals of the Plan, and by removing identified 
constraints to redevelopment. 

Goal 6 - Brownfield Remediation: Foster business investment on sites that contain, or may 
contain, environmental contamination so that these sites can be returned or enhanced to 
productive use. PDC assistance may take the form of environmental investigation, permitting 
assistance, and negotiations with regulatory agencies, and in some cases partial remediation or 
mitigation. PDC assistance is not, however, intended to remove the obligations, financial or 
otherwise, of parties responsible for contamination. 
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Goal 7 - Local Community Benefit: Generate wealth within the surrounding community 
through partnerships with local education, training. workforce, and contracting organizations. 
Local wealth creation includes providing both construction and permanent jobs as well as 
contracting opportunities for area residents and businesses. All new construction that involves 
PDC funding will be subject to the Commission's requirements regarding Minority & Women 
owned businesses, Emerging Small Businesses, and Workforce hiring. 

Goal 8- River Renaissance: In recognition that ari enhanced environment and a strong economy 
are mutually supportive, encourage pub1ic improvements and private investment that are 
supportive of the City's efforts to carefully coordinate and integrate economic development goals 
with environmental stewardship goals and efforts, as suggested in the City' s River Re11aissance 
Strategy. 

Goal 9 .....: Sustainability: In accordance with PDC's Green Building Policy, encourage new 
private investment . and public infrastructure development that . incorporates sustainability 
prh1ciples and practices in all aspects of development, ·including site and building design, 
demolition and site preparation, construction, and ongoing maintenance and operations. 

Goal 10 - Natural Areas: Preserve and enhance natural resources in areas such as the 
\Villamette t·iverbanks and greenway. 

Goal 11 - Public Access: Incorporate visual · and physical access to the river for the public via 
trail spurs or viewpoints . Trail alignment should maintain continuity with the officially 
designated trail system and be located away from the river's edge, to allow for river-dependent 
industrial functions . 

Goal 12 - lnfrastnrcture to Support Business Investment: Invest in new or relocated 
infrastructure improvements (streets and sidewalks, utilities, pedestrian connections, 
intersections, and so forth) that will strengthen the accessibility of the area, and will help to 
attract new business investment. 

Goal 13 - Central City Industry Competitiveness: . Provide resources to invest in modernization 
and upgrading of distribution and logistics and manufacturing facilities, allowing lhese industries 
to maintain the competitive advantage afforded by their central city location. 
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III. PUBLIC INVOLVEMENT 

The goals, policies and projects in this Plan have been developed in consultation with a variety 
of stakeholder groups, public agencies, local taxing jurisdictions, property and business owners, 
the Portland Planning Commission, and the general public. In addition, many of the assumptions 
and recommendations in this Plan are based on the Citywide Industrial Land Inventory and 
Assessment Study (completed in 2002) . This study entailed a two year collaborative process 
with industrial stakeholders, business and property owners in the City of Portland to assess lands 
and make recommendations for supporting the industrial sector. 

Over the life of the Plan, PDC will continue to solicit public input on all significant issues 
affecting the URA, in particular the implementation of major projects, short and long term 
financial planning and the monitoring of plan progress. All Plan amendments will be reviewed 
and approved by the Commission in a public meeting with notice. In addition , substantial and 
City Council-approved Plan amendments (see Section XTTT) must he :-~. pprc:>v~d by the 
Commission. then adopted by the City Council at public meetings for which public notice is 
provided in conformance with state law. 

IV. URBAN RENEWAL PLAN OUTLINE 

The Willamette Industrial Urban Renewal Area is composed of four "sub-areas": Swan Island 
and Mocks Bottom (on the east side of the Willamette River), and West Bank-North and West 
Bank-South, on the west side of the River. Exhibit 1 identifies these four sub-areas. This section 
of the Plan briefly outlines what activities will be undertaken in these sub-areas. 

In all sub-areas, PDC will undertake a variety of activities to accomplish the Pl<tn goals. These 
activities include providing financial assistance to the expansion of existing businesses and new 
business investment; assistance in the assessment and •cmediation of environmental 
contamination; infrastructure improvements; land assembly; and site preparation. Improvements 
may include restoration of riparian habitat along the Willamette river bank (as well as along the 
bank of the Swan Island Lagoon), in order to assist businesses in complying with requirements of 
the Willamette Greenway, the Stormwater Management Manual and other regulations where 
applicable. (Under the provisions of the Swan Island Plan District, some waterfront properties in 
Swan Island and Mock's Bottom are exempt from greenway review under certain circumstances, 
in recognition of the particular needs of river-dependent industries; a mitiga tion plan is required 
in lieu of the greenway review). 

The remainder of this subsection briefly describes the four sub-areas, and the opportunities for 
development or redevelopment within each sub-area. Urban renewal is a critical element in 
optimizing these opportunities, thereby satis fying the go;;lls of this Plan. Without urban renewal, 
it is highly unlikely that the level of intensity of redevelopment called for in the Plan will occur. 
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Swan Island: Approximately 192 acres (roughly the northern two thirds) of Swan Island fall 
within the URA. The southern third of Swan Island is within the Interstate Corridor Urban 
Renewal Area. Originally a low-lying wooded island with channels running on both its east and 
west sides, the Port of Portland purchased Swan Island in the 1920s for the purpose of raising 
the elevation of the Island, and connecting it to the east bank of the River using dredge material 
from a deepened navigation channeL Those portions of Swan Island within the Willamette 
Industrial URA feature several major improvements and land holdings, including the Cascade 
General property and related ship repair companies, Freightliner's Engineering buiidings, and a 
Port-owned approximately 30 acre vacant parcel directly abutting the riverfront. Some of these 
sites are vacant or largely under-utilized. Key opportunities include encouraging more intensive 
utilization of these parcels, as well as enhancements to portions of the riverbank which borders 
three sides of Swan Island. The Cascade General holdings within this sub-area include 
"submerged lands", including dock facilities that could be the subject of substantial new 
investment. 

Mocks Bottom: 'fhis is the largest of the sub-areas within the URA, totaling 360 acres. Note that 
for the purpose of this Plan, "Mocks Bottom" includes all industrial lands lying between the 
Swan Island Lagoon and Mocks Bluff. Mocks Bottom includes "Mocks Landing", which is 
limited to properties on the east side of the main rail line. Major employers in Mocks Bottom 
include Freightliner's Truck Plant, United Parcel Service, Federal Express, Andersen 
Construction, and the U .S. Coast Guard. Recent major improvements include the construction of 
a bridge over the Union Pacific Railroad's main line, which provides access to the northeasterly 
portion of Mocks Bottom, opening these areas up to development over the last two decades. 

The western edge of Mocks Bottom consists of the Swan Island lagoon, which is characterized 
by a mix of vegetated bank (with a beach during periods of low water) and a variety of docks. 
Curving along the north and east edge of Mocks Bottom is a steep bluff, beyond which lie the 
Overlook and University Park neighborhoods (including the· University of Portland). 

Much of this sub-area has been developed and there are few vacant sites. However, some of 
these developed properties could be more fully utilized, by targeting urban· renewal funds to 
projects which entail the modernization, expansion or more efficient utilization of these 
developed properties . Urban renewal could also serve to assist new development in satisfying 
various regulatory requirements, related for instance to improvements to the shore of Swan 
Island lagoon (which forms the western edge of Mocks Bottom). 

West Bank- North: The 79 acre Siltronic property is the sole land holding in this sub-area. This 
site includes the "Fab 1" plant developed in 1979-1980, with "Fab 2" added in 1995. A 
proposed new fabrication plant would adjoin these two earlier plants, representing an investment 
of approximately $466 million and employing 500 people. Urbah renewal funds will be an 
essential component of this project's funding. The Siltronic ownership within this sub-area 
includes approximately 20 acres of additional undeveloped land, for which urban renewal funds 
could serve to assist in redevelopment. 
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West Bank - Sollth: To the south of the Siltronic site and the Railroad Bridge lie several now­
abandoned industrial sites, which are severely contaminated. The major businesses historically 
located in this approximately 120 acre sub-area included Atofina Chemicals, and Rhone­
Poulenc. Urban renewal funding is necessary to leverage private investment within this sub-area 
due to the level of environmental contamination present. Urban renewal funds could also assist 
in the construction of new streets and other infrastmcture which may be necessitated by new 
development. 

V. URBAN RENEWAL AREA MAP AND LEGAL DESCRIPTION 

Exhibit 1 is a map of the boundary of the URA. Exhibit 2 contains the narrative legal description 
of the boundary. 

VI. URBAN RENEWAL PROJECTS 

In order to achieve the objectives of this Plan, the following activities will be unde1taken by the 
Commission, in accordance with applicable Federal, State, County and City laws, policies and 
procedures, and in accordance with the goals and objectives of this Plan. General authority for 
categories of projects and programs is included herein, as well as specific information on 
projects that arc anticipated at the time of Plan adoption . These projects and programs 
constitute the projects which PDC will employ for the purpose of implementing the Plan goals. 
These projects may be modified, expanded, or eliminated as needed to meet the objectives of 
the Plan, subject to Section XIII, Amendments to the Plan. 

\Z-{-OL( 

A. Development, Redevelopment and Rehabilitation· Assistance 

The Commission may establish and administer loans and grant programs to assist 
property owners in developing, redeveloping, or rehabilitating property within the Area 
to achieve the goals of the Plan. These loans or grants may include financial assistance to 
improve older buildings to meet current code standards (including seismic standards); 
assist in the assessment, permitting, and possible mitigation or remediation of 
environmental conditions (provided that PDC does not intend to assume the obligations 
of responsible parties) ; assess the feasibility of development or redevelopment; assist in 
the construction of structured parking or other improvements to allow for the 
intensification of under-utilized sites; and other programs to eliminate blight in the area. 

The follo..,ving arc specit1c Commission-adopted programs and activities that the 
Commission will utilize in the \Villamette Industrial URA in support of business 
investment to implement the goals of the Plan: 
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• Economic Opportunity Fund: This program assists in the expansion of existing 
businesses and provides assistance for new businesses wishing to locate within 
the URA. Eligibility and specific amount of financial assistance are based upon a 
variety of factors. Special consideration is given to businesses that exhibit high 
economic impact, removal of blight, fall within one of the Commission's targeted 
industries (which include metals, high technology, transportation equipment, and 
distribution and logistics), and/or incorporate green building/sustainable building 
practices. Qualifying expenditures include infrastructure, permit fees, system 
development charges, sustainability investments, tenant improvements, and 
manufacturing improvements. 

• Quality Jobs Program: This is a forgivable loan program targeted to businesses 
that pay better than average wages, and that feature relatively high job densities. 
Qualifying expenditures include physical improvements and infrastructure. To 
qualify for this program, businesses must pay wages averaging 200% of Oregon's 
minimum wage. 

;;. Deferred Loan Program: This is a flexible financing tool targeted towards small 
businesses looking to expand within the URA. 

• Industrial Development Opportunities Services Program: This is · a matching 
grant fund intended to help business and property owners conduct preliminary 
feasibility analyses for possible redevelopment of their properties. Eligible 
expenditures include architecture, planning, appraisals, environmental 
assessments, and market feasibility studies. 

In addition to these financial tools, PDC will provide a variety of technical services to 
help achieve the goals of the Plan, such as assistance in obtaining other funding sources 
(above and beyond urban renewal funds); assistance in obtaining permits; and so forth . 
This assistance will be provided in conjunction with partner agencies including the 
Bureau of Development Services and the Bureau of Environmental Services. 

Over time, the Commission anticipates developing other specific programs and rules and 
regulations for their administration, to ensure that urban renewal funds are used properly 
and for their agreed upon purposes. The Commission shall adopt a minor amendment to 
the Plan to establish such fumre program(s), together with a statement of the estimated 
costs to support the programs. Amendments to the program(s) that do not change the 
estimated costs, or the adoption or amendment of rules and regulations implementing the 
program(s), shall not be considered changes to the Plan . 

The Commission intends to provide financial assistance, in the form of loans, grants, 
infrastmcture, and/or permitting and technical assistance, to a proposed new 
approximately 250,000 square foot silicon wafer fabrication plant to be built by the 
Siltronic Corporation, on property located within the West Bank-North sub-area. 

7 
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B. Land Acquisition, Improvement and Disposition for Redevelopment Projects 

The Commission may acquire, improve and dispose of property for redevelopment in 
confonnance with the Comprehensive Plan, Zoning Ordinance and specific Plan goals. 
The detailed provisions pertaining to these activities are described in Sections VII and 
VIII below. · 

C. Public Improvements 

The Commission may undertake public improvements that support the goals of this Plan. 
Public improvements include the design, construction, reconstruction, repair or 
replacement of sidewalks, streets, transit systems and other improvements to better 
manage transportation demand, parking. parks and open space, resource enhnn<::em<:"nt, 
pedestrian amenities, on-street and off-street trails, landscape features, riverbank 
restoration, public viewpoints, water, sanitary sewer and storm sewer facilities and other 
public infrastructure investments that advance the goals of this Plan. 

Commencement of a project that includes a public building shall be authorized by minor 
amendment to this Plan, which shall establish the level of benefit to the Plan area as 
required in ORS 457.085 (j). 

D. Planning 

The Commission may undertake planning activities which relate to projects designed to 
further the ·objectives of the Plan; whether or not such planning ultimately results in a 
project being constructed or funded. 

Following adoption of the Plan, and no later than December 31, 2004, the Commission 
will convene a URA Implementation Strategy Task Force, consisting of property and 
business owners, as well as representatives from the Port of Portland, the Portland 
Business Alliance, and the Portland Bureau of Planning. The work of the task force will 
be coordinated with agencies such as the Portland Department of Transportation, the 
Bureau of Environmental Services, and the Department of Environmental Quality. The 
purpose of this Task Force is to assist the Commission in the creation of an 
Implementation Strategy, the primary purpose of which is to articulate priorities for 
expenditures over the life of the URA. The Implementation Strategy, which the 
Commission anticipates would be completed by June, 2005, will incorporate 
consideration of such factors as: 
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• Affirmation of the intent of this Plan, that the substantial majority of urban 
renewal funds over the life of the plan will be committed to investments that 
directly assist business (business loans and grants, infrastructure improvements 
necessitated by redevelopment or upgrades to existing development, and the like). 
The allocation of funds will be in general accord with a.llocation set forth in 
Exhibit 2 to the Report accompanying the Plan. · 

• The strategic targeting of urban renewal funds to support existing businesses, 
particularly those businesses in such core industry clusters as distribution and 
logistics, and transportation equipment manufacturing. 

• Assistance in addressing the regulatory requirements which new development or 
redevelopment of existing businesses face, such as new storinwater requirements, 
Willamette Greenway or environmental overlay zone requirements, and the like. 

• Targeted infrastructure improvements with the goal of balancing new jobs­
generating business investments with enhanced transportation capacity, so as to 
not threaten the accessibiiity whidi l;; so impo::t::.nt to the ongoing viability of 
businesses in the URA . 

• Increasing the efficiency of the existing transportation infrastructure and reduce 
traffic impacts on adjacent neighborhoods through transportation demand 
strategies that facilitate the movement of freight by expanding transportation 
options for area employees. Infrastructure projects should address freight 
movement constraints and/or expand transportation options and reduce the 
volume of single occupancy vehicles. 

• Focusing how urban renewal funds can strategically assist in the redevelopment 
of environmentally contaminated sites. As noted elsewhere in this plan, PDC does 
not attend to assume the obligations of parties responsible for contamination. 
However, urban renewal funds may be strategically targeted to regulatory 
coordination; future liability insurance; and, in limited circumstances, remediation 
and/or mitigation. · 

E. Administration 

The Commission is authorized to expend funds, subject to other provisions of law, to 
carry out the objectives of the Plan. This includes staff and office expenses, legal, 
consulting, and other services, and necessary overhead expenses. 
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VII. PROPERTY ACQUISITION POLICIES AND PROCEDURES 

It is the intent of this Plan to acquire property within the Area, if necessary, by any legal means 
to achieve the goals of this Plan. Specifically, property acquisition is authorized when the 
acquisition is from willing sellers or when the acquisition js accompJished by eminent domain. 
The Commission may acquire property for either public improvements or for disposition and 
redevelopment. 

At the time of Plan adoption, no specific property has been . identified for acquisition . However, 
property acquisition, including limited interest acquisition, is hereby made a part of this Plan and 
may be used to achieve the Pla n goals. Accordingly the Commission may use any of its statutory 
auii1vrii.y in carrying our the foiiowing projects : 

A. Property Acquisition from Willing Sellers 

For projects authorized by the Plan, the Commission may acquire property from owners 
that wish to convey title. Prior to acquiring such property, the Commission shall adopt a 
minor plan amendment identifying the property, finding that the acquisition thereof is 
necessary to achieve the goals of the Plan, and indicating an anticipated disposition of the 
property and a schedule for acquisition and disposition . 

B. Property Acquisition by Eminent Domain for Public Improvements .. 

The Commission may use all le gal means including eminent domain to acquire property 
for public improvement projects specifically described in the Plan ~ These improvements 
shall be located within public rights of way or on land that "l.vill remain in public 
ownership. Prior to acquiring such property , the Commission shall adopt a minor plan 
amendment identifying the property. finding that the acquisition thereof is necessary to 
achieve the goals of the Plan, and finding also that the public improvement project for 
which the acquisition is made is authorized by the Plan. 

C. Property Acqui!!ition by Eminent Domain for Disposition and Redevelopment. 

The Commission may use all legal means including eminent domain to acquire property 
for disposition and redevelopment. Property to be acquired by eminent domain. or under 
the threat of eminent domain, for disposition and redevelopment shall be identified as 
such by mea.ns of a Council~approved amendment as set forth in Section Xlll (B) of the 
Plan. 

10 
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VIII. PROPERTY DISPOSITION POLICIES AND PROCEDURES 
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A. Property Disposition 

. The Commission is authorized to sell, lease, exchange, subdivide, transfer, assign, 
pledge, encumber by mortgage or deed of trust, or otherwise dispose of any interest in 
real property which has been acquired, . in accordance with the provisions of this Urban 
Renewal Plan . 

All real property acquired by the Commission for redevelopment in the Area shall be 
disposed of for development for the uses permitted in the Plan at its fair re-use value. All 
persons and entities obtaining property from the Commission shall use the property for 
the purposes designated in this Plan, and shall commence and complete deve!opme:1t of 
the property within a period of time which the Commission fixes as reasonable, and shall 
comply with other conditions which the Commission deems necessary to carry out the 
purposes of this Plan. 

To provide adequate safeguards to insure that the provisions of this Plan will be carried 
out to prevent the recurrence of blight, all real property disposed of by the Commission, 
as well as all other real property the development of which is assisted financially by the 
Commission, shall be made subject to this Plan. Leases, deeds, contracts, agreements, 
and declarations of restrictions by the Commission may contain restrictions, covenants, 
covenants running with the land, rights of reverter, conditions subsequent, equitable 
servitudes, or any other provisions necessary to carry out this Plan. 

B. Redeveloper's Obligations 

Any person or entity that acquires Commission property within the URA 
("Redeveloper"), and the Redeveloper's successors and assigns, in addition to the other 
controls and obligations s tipulated and required of the Redeveloper by the provisions of 
this Plan , shall also be subject to such requirements as may be determined by the 
Commission, including, but not limited to: 

I. The Redeveloper shall obtain necessary approvals of proposed developments from all 
federal, state and/or local agencies which may have jurisdiction on properties and 
facilities to be developed within the Area. 

2. The Redeveloper and the Redevelope1·'s successors or assigns shall develop such 
property in accordance with the land use provisions and building requirements specified 
in this Plan. 
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3. The Redeveloper shall submit alJ plans and specifications for construction of 
improvements on the land to the Commission for plan and design review and distribution 
to appropriate reviewing bodies as stipulated in this Plan and existing City codes and 
ordinances. Such plans and specifications shall comply with this Plan and the 
requirements of existing City codes and ordinances. 

4. The Redeveloper shall accept all conditions and agreements as may be required by the 
Commission in return for receiving financial assistance from the Commission. 

5. The Redeveloper shall commence and complete the development of such property for 
the uses provided in this Plan within a reasonable period of time as determined by the 
Commission. 

6. The Redeveloper shall not effect or execute any agreement, lease, conveyance, or 
other instmment whereby the real property or part thereof is restricted upon the basis of 
age, race, color, religion, sex, sexual orientation or national origin in the sale, lease or 
...... ,.... .................. ,.. .... ,~-,.....,_ ..... ""' .. 
'-' ........ U}-'W.14 .... ~ 4U . .... I'""V! • 

7. The Redeveloper shall maintain developed and/or undeveloped property under 
Redeveloper's ownership within the area in a clean, near, and safe condition, in 
accordance with the approved plans for development. 

IX. RELOCATION POLICffiS AND PROCEDURES 

If in the implementation of this Plan, persons or businesses should be displaced by the action of 
the Commission, the Commission will provide assistance in finding replacement facilities to 
those persons or businesses displaced. Such displacees will be contacted to determine their 
individual relocation needs. AJJ. relocation activities will be undertaken and payments made in 
accordance with the requirements of ORS 35.500-35.530 (which replaced ORS 281.045-
281 . 105), the Commission's adopted Relocation Regulations in effect at the time of relocation, 
and any other applicable laws or regulations. The Commission ' s Relocation Regulations in 
effect at the time of Plan adoption were adopted on September 16, 1998 by Resolution No. 5169. 

The Commission maintains information in its office relating to the relocation programs and 
procedures, including eligibility for and amounts of relocation payments, services available and 
other relevant matters. 
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X. RELATIONSHIP TO LOCAL PLANS AND OBJECTIVES 

ORS 457.095 (3) requires that a City's governing body find that an urban renewal plan confo~s 
with the City's Comprehensive Plan. Portland's Comprehensive Plan contains goals, policies, 
and objectives that apply to the entire city. It became effective on January I, 1981, and was last 
revised July 2004. In addition to the goals and policies of the Comprehensive Plan, other area­
specific plan documents apply: The Willamette Greenway Plan, the Guild' s Lake Industrial 
Sanctuary Plan, and the Albina Community Plan. The following plan goals, policies, and 
objectives apply to the Willamette Industrial Urban Renewal Area: 

A. Portland Comprehensive Plan 

Citywide Goal 1: Metropolitan Coordination 
The Comprehensive Plan shall be coordinated with federal and state law and support regional 
go~!s, nhjectives and plans adopted by the Columbia Region Association of Governments and its 
successor, the Metropolitan Service District, to promote a regiuJHil pl:u;r.ir.g f~:!:ne•.•:ork . 

Policies 
1.4 Intergovernmental Coordination 
Insure continuous participation in intergovernmental affairs with public agencies to 
coordinate metropolitan planning and project development and maximize the efficient use 
of public funds. 

Response: The Plan is consistent with the Metropolitan Coordination Goal. PDC has 
engaged public agencies in the fonnulation of this Plan, and intends to continue this coordination 
over time as the Plan is implemented in accordance with Section III of the Plan. 

Citywide Goal.2: Urban :Development 
Maintain Portland's role as the major regional employment; population and cultural center 
through public policies that encourage expanded opportunity for housing and jobs, while 
retaining the character of established residential neighborhoods and business centers. 

Policies 
2.2 Urban Diversity 
Promote a range of living environments and employment opportumt1es for Portland 
residents in order to attract and retain a stable and diversified population. 

2.7 Willamettc Greenway Plan 
Implement the Willamette River Greenway Plan which preserves a strong working river 
while promoting recreation, commercial and residential wate rfront development along the 
Willamette s outh of the Broadway Bridge. 
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2.14 Industrial Sanctuaries 
Provide industrial sanctuaries. Encourage the growth of industrial activities in the city by 
preserving industrial land primarily for manufacturing purposes. 

2.19 Infill and Redevelopment 
Encourage infill and redevelopment as a way to implement the Livable City growth 
principles and accommodate expected increases in population and employment. 
Encourage infill and redevelopment in the Central City, at transit stations, along Main 
Streets, and as neighborhood infill in existing residential, commercial and industrial 
areas. 

2.26 Alhina Cmnmnnil.y Plan 
Promote the economic vitality, historic character and livability of inner north and inner 
northeast Portland by including the Albina Community Plan as a part of this 
Comprehensive Plan. 

Response: The Plan is consistent with this Comprehensive Plan goal and objectives. The 
goals of the Urban Renewal Plan (set forth in Section II) encourage urban infill development. 
The Plan also acknowledges the imperative that new development comply with applicable 
requirements of the Willamette Greenway regulations and of the Albina Community Plan 
District. 

Citywide Goal 5: Economic Development 
Foster a strong and diverse economy which provides a full range of employment and economic 
choices for individuals and families in all parts of the city. 

\Z-{-OL( 

Policies 
5.1 Urban Development and Revitalization 
Encourage investment in the development. redevelopment, rehabilitation, and adaptive 
reuse of urban land and buildings for employment and housing opportunities. 

Objectives: 
A. Ensure that there arc sufficient inventories of commercially and industrially­

zoned, buildable land supplied with adequate levels of public and transportation 
services. 

C. Retain industrial sanctuary zones and maximize use of infrastructure and 
intermodal transportation linkages with and within these areas. 

F. Recognize and support environmental conservation and enhancement actJVJttes 
for their contribution to the local economy and quality of life for residents, 
workers and wildlife in the city. 
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5.2 Business Development 
Sustain and support business development activities to retain, expand and recruit 
businesses. 

5.4 Transportation System 
Promote a multi-modal regional transportation system that encourages economic 
development. 

5.8 Diversity and Identity in Industrial Areas 
Promote a variety of efficient, safe and attractive industrial sanctuary and mixed 
employment areas in Portland. 

5.9 'Protection of Non-industrial Lands 
Protect non-industrial lands from the potential adverse impacts of industrial activities and 
development. 

5.12 Guild's Lake industrial Sanctuary Plan 

Encourage the economic stability of the Guild's Lake Industrial Sanctuary, maintain its 
major public and private investments in multimodal infrastructure, protect its industrial 
lands and job base, and enhance its capacity to accommodate future industrial groWth by 
including the Guild's Lake Industrial Sanctuary Plan as part of this Comprehensive Plan. 

Response: The Plan is consistent with this Comprehensive Plan goal and objectives. The 
goals of the Urban Renewal Plan (set forth in Section II) address the intention of assisting in new 
business investment, including attracting new businesses to the URA as well as encouraging 
existing businesses to remain and expand. The Plan authorizes funding for transportation 
improvements to support business investment. It also is intended to maintain the industrial 
sanctuary character of the URA. 

Citywide Goal 6: Transportation 
Develop a balanced. equitable, and efficient transportation system that provides a range of 
transportation choices; reinforces the livability of neighborhoods; supports a strong and diverse 
economy; reduces air, noise, and water pollution; and lessens reliance on the automobile while 
maintaining accessibility. 

Policies 
6.1 Coordination 
Coordinate with affected state and federal agencies, local govemmcnts, special districts, 
and providers of transportation services when planning for and funding transportation 
facilities and services. 
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TRANSPORTATION FUNCTION POLICIES: 
6.12 Regional and City Travel Patterns 
Support the use of the street system consistent with its state, regional, and city 
classifications and its classification descriptions. 

6.15 Transportation System Management 

1 78 9 04 

Give preference to transportation improvements that use existing roadway capacity 
efficiently and improve the safety of the system. 

6.16 Access Management 
Promote an efficient and safe street system. and provide adequate accessibility to planned 
land uses. 

LAND USE AND TRANSPORTATION POLICIES: 
6.17 Coordinate Land Use and Transportation 
Implement the Comprehensive Plan Map and the 2040 Growth Concept thrc:.!gh 1cng­
•·ange lransportation and land use planning and the development of efficient and effective 
transportation projects and programs. 

PEDESTRIAN AND BICYCLE POLICIES: 
6.22 Pedestrian Transportation 
Plan and complete a pedestrian network that increases the opportunities for walking to 
shopping and services, schools and parks, employment, and transit. 

6.23 Bicycle Transportation 
Make the bicycle an integral part of daily life in Portland, particularly for trips of less 
than five miles, by implementing a bikeway network, providing end-of-trip facilities, 
improving bicycle/transit integration, encouraging bicycle use, and making bicycling 
safer. 

PUBLIC TRANSPORTATION POLICY: 
6.24 Public Transportation 
Develop a public transportation system that conveniently serves City residents and 
workers 24 hours a day, seven days a week and can become the preferred fonn of travel 
to major destinations, including the Central City, regional and town centers, main streets, 
nnd station communities. 

PARKING AND DEMAND MANAGEMENT POLICIES: 
6.25 Parking Management 
Manage the parking supply to achieve transportation policy objectives for neighborhood 
and business district vitality, auto trip reduction, and improved air quality . 

6.27 Off-Street Parking 
Regulate off-street parking to promote good urban form and the vitality of commercial 
and employment arcus. 
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6.28 Travel Management 
Reduce congestion, improve air quality, and mitigate the impact of development­
generated traffic by supporting transportation choices through demand management 
programs and measures and through education and public information strategies. 

FREIGHT, TERMINALS, AND TRUCK POLICIES: 
6.29 Freight lntermodal Facilities and Freight Activity Areas 
Develop and maintain an intermodal transportation system for the safe, efficient, and 
cost-effective movement of freight, goods, and commercial vehicles within and throu-gh 
the City on Truck Streets and for access and circulation in Freight Districts. 

6.30 Truck Movement 
Provide a complete, safe, and reliable system of Major and Minor Truck Streets for local 
truck movement, cotinecting Freight Districts, intermodal facilities, and commercial 
areas. 

TRANSPORTATION DISTRICTS POLICIES: 
6.34 North Transportation District 
Reinforce neighborhood lh•ability and commercial activity by planning and investing in a 
multimodal transportation network, relieving traffil: congest!o:!l through measuies that 
reduce transportation demand, and routing non-local and industrial traffic along t.hc cdg::s 
of the residential areas. · 

Ob.iectives: 

A. Improve truck and freight movement in North Portland through changes to the street 
system, street classifications, and signing to enhance the economic vitality of the area 
and minimize impacts on residential, commercial, and recreational areas. 

F . Support improvements to transit service that will link North Portland to areas outside 
the downtown. especially to the Rose Quarter transit center and industrial areas 
within tmd outside the district. 

G. Encourage transit coverage and frequency improvements, as well as bus stop 
improvements, within the district and within commercial and employment centers, 
including Portland International Raceway, Swan Island, and Rivergate. 

K . Develop additional east/west and north/south bicycle routes to serve commuter and 
recreational bicyclists and provide connections to Northeast Portland bikeways. 

L. Complete the sidewalk system in North Portland, including enhanced pedestrian 
crossings on streets with high volumes of vehicle traffi~ . 

M. Consider extension of the Willamette Greenway Trail south from its current 
designation that ends at Edgewater and connecting to the trail on Swan Island. 
following the outcome of a feasibility study. 

17 



·l .. 

l 78 9 0 4 

6.39 Northwest Transportation District 
Strengthen the multimodal transportation system in the Northwest District by increasing 
public transit use, encouraging transportation demand management measures, and 
improving pedestrian and bicycle access. 

Objectives: 
A. Incorporate pedestrian and bicycle access improvements into all transportation 

projects, especially along arterials and at crossing locations. 

B. Preserve and enhance freight mobility and industrial access in the Freight District by 
maintaining or improving truck operations on Front Avenue, Yeon Avenue, Nicolai 
Street, St. Helens Road, and the 114'11 and l61

h Avenues couplet. . 

Response: The Plan supports this Comprehensive Plan goal, policies and objectives. It 
reinforces the industriHl t:har~.cter of the ::r~~~ th;:rcby ttc~nvwle:Jbiug t.he Chy~s intention to 
support the industrial sanctuary through the provision of adequate streets and other 
infrastructure. The Plan also provides for funding of transportation improvements, including 
streets and sidewalks, with the intention of thereby assisting business investment(See Goall J in 
Section II of this Plan). 

Goal 7 Energy 
Promote a sustainable energy future by increasing energy efficiency in all sectors of the city by 
ten percent by the year 2000. 

Policies 
7.5 Energy Efficiency in Commercial and Industrial Facilities 
The City shall encourage energy efficiency in existing commercial buildings and 
institutions by facilitating utility, local, state, and federal financial and technical 
assistance. 

7.6 Energy Efficient Transportation 
Provide opportunities for non-auto transportation including alternative vehicles, buses, 
light rail. bikeways, and walkways. The City shall promote the reduction of gasoline and 
diesel use by conventional buses, autos and trucks by increasing fuel efficiency and by 
promoting the use of altemative fuels . 

7.8 Energy Supply 
The City shall promote conservation as the energy resource of tirst choice. The City shall 
also support environmentally acceptable, sustainable energy sources, especially 
renewable resources such as solar, wind, hydroelectric, geothermal, biomass (wood, farm 
and municipal waste), cogeneration, and district heating and cooling. 
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7.9 Waste Reduction and Recycling 
The City shall promote energy-saving activities such as 1) reduced use of excess 
materials, such as packaging; 2) recovery of materials from the waste stream for direct 
reuse and remanufacture into new products; 3) recycling; and 4) purchase of products 
made from recycled materials. · 

Response: The Plan is supportive of this Comprehensive Plan goal. by encouraging business 
mvestment in areas which currently enjoy ample access in a variety of modes. This contrasts 
with. for instance, new business investment on the periphery of the region, which would 
necessitate heavy new infrastructure investment and would also entail an inefficient use of 
energy. 

Goal 8: Environment 
Maintain and improve the quality of Portland's air, water and land resources and protect 
neighborhoods and business centers from detrimental noise pollution. 

WATER QUALITY Policies 
8.7 Land Use and Capital Improvements Coordination 
Maintain coordination of land use planning and capital improvement to insure the most 
effidcm u:;e of th~ city's sanitary and storm water run-off facilities. 

8.8 Groundwater Protection 
Conserve domestic groundwater and surface water resources from potential pollution 
through a variety of regulatory measures relating to land use, transportation. and 
hazardous substances. 

LAND RESOURCES Policies 
8.ll Special Areas 
Recognize unique land qualities and adopt specific planning objectives for special areas. 

Objective: 
H. Willamette River Greenway 

8.14 

Protect and preserve the natural and economic qualities of lands along the 
\Villamette River through implementation of the city's Willamette · River 
Greenway Plan. 

Natural Resources 
Conserve significant natural and scenic resource sites and values through a 
combination of programs which involve zoning and other land use controls, purchase, 
preservation, intergovernmental coordination, conservation, and mitigation. Balance 
the conservation of significant natural resources with the need for other urban uses 
and activities through evaluation of economic, social, environmental, and energy 
consequences of such actions . 
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8.15 Wetlands/Riparian/Water Bodies Protection 
Conserve significant wetlands, riparian areas, . and water bodies which have 
significant functions and values related to flood protection, sediment and erosion 
control, water quality, groundwater recharge and discharge, education, vegetation, 
and fish and wildlife habitat. Regulate development within significant water bodies, 
ripalian areas, and wetlands to retain their important functions and values. 

Response: The Plan is supportive of environmental goals and objectives including 
sustainable development and preservation and enhancement of natural resources. New 
development will be encouraged to incorporate low impact designs that reduce impact of 
stormwater on the Willamette River. Urban renewal funds can also assist with riparian resource 
enhancements as required in conjunction with new development or redevelopment. 

Goal 9: Citizen Involvement 

Improve the method for citizen involvement in the on-going land use decision-making process 
and provide opportunities for citizen participation in the implementation, review and amendment 
of the :1dopteo Compr<"h<:"n<;ive P!!ln . 

J>olicies 
9.1 Citizen Involvement Coordination 
Encourage citizen involvement in land use planning projects by actively coordinating the 
planning process with relevant community organizations, through the reasonable 
availability of planning reports to city residents and businesses, and notice of official 
public hearings to neighborhood associations, business groups, affected individuals and 
the general public. 

Response: The formation of the Plan entailed public involvement, and PDC will continue to 
involve the public in the implementation of the Plan, as required in Section liT. 

GOAL llA: Public Facilities 
Provide a Lirnely, orderly and efficient arrangement of public facilities and services that support 
existing and planned land use paltems and densities . 

GOAL:llB Public Rights-of-Way 
Improve the quality of Portland's transportation system by carrying out projects to implement the 
2040 Growth Concept, preserving public rights-of-way. implementing street plans, continuing 
high-quality maintenance and improvement programs, and allocating limited resources to 
identified needs of neighborhoods, commerce, and industry. 

Policies 
11.9 Project Selection 
Through the capita l improvement program process, give priority consideration to 
transportation projects that wiJI contribute to a reduction in vehicle miles traveled per 
capita, while supporting economic vitality and sustainability. 
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Response: The Plan supports public facility goals of the City, by providing a funding 
source for infrastructure investments that will in tum support new business investment. 

B. Willamette Greenway Plan 

Goal 
The goal of the Willamette Greenway Plan is to protect, conserve, maintain, and enhance the 
scenic, natural, historical, economic, and recreational qualities of lands along the Willamette 
River. The Plan addresses the quality of the natural and human environment along the river. The 
Willamette River and the lands adjacent to it are a unique and valuable natural resource which 
require special protection. The Plan is part of Portland's Comprehensive Plan. 

Objectives 
C. To restore the Willamette River and its banks as a central axis and focus for the City 

and its neighborhoods and residents. 

D. To increase public access to and along the Willamette River. 
To achieve this, the Greenway Plan identifies a continuous recreational trail extending the 
full length on both sides of the Willamette River, but not necessarily adjacent to the river for 
the entire length. The Greenway Plan also identifies trail and river access points, viewpoints 
and view corridors, and provides direction as to their design. The purposes to be achieved by 
designating and rt::4ulring p:-cperty own~r.<: to dedicate right-of-way or recreational trail 
easements include increasing recreational opportunities, providing emergency vehicle ~cce::s, 
assisting in flood protection and control, providing connections to other transportation 
systems and helping to create a pleasant, aesthetically pleasing urban environment. 

E . To conserve and enhance the remaining natural riverbanks and riparian habitat along 
the river. 

To achieve this, the Greenway Plan identifies significant wildlife habitat along the river 
which is to be preserved, and requires the conservation of wildlife . habitat where practical . 
The Greenway Plan requires the development and restoration of riparian habitat and 
encourages the use of natural bank treatments, particularly in areas of low human use. The 
Greenway Plan encourages the use of native plants. The Greenway Plan requires landscape 
review, and provides direction on riverbank and landscape treatment. 

F . To provide an attractive quality environment along the Willamette River. 
To achieve this, the Greenway Plan includes design guidelines which require public and 
privute developments to complement and enhance the riverbank area, p:inicularly with regard 
to riverbank treatment, landscape enhancement, and the relationship of buildings to the 
Greenway Trail, access points, viewpoints, and view corridors. 

G . To maintain the economic viability of Portl and's maritime shipping facilities, based 
on the overall economic importance of deep-channel shipping to Portland's and 
Oregon's economy . 

H. To reserve land within the Greenway for river-dependent and river-related 
recreational u ses. 

To achieve this, the Greenway Plan provides an overlay zone reserved primarily for river­
dependent and river-related recreational uses. 
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Response: The Plan supports the WiiJamette Greenway Plan and its related goals and 
objectives. The Plan goals recognize the importance of integrating suitable greenway 
improvements into new development, and it also provides a funding source to assist businesses 
in complying with Greenway standards as applicable. 

C. Albina Community Plan 

The Albina Community Plan, including its associated Neighborhood Plans, was adopted by City 
Council on September 30, 1993. It articulates, in more detail than the citywide Comprehensive 
Plan, a vision for the revitalization of much of north and northeast Portland, including the Swan 
Island and Mock's Bottom sub-areas of the Willamette Industrial Urban Renewal Area. The 
Willamette Industrial Urban Renewal Plan is stnlctured to implement the following policy 
language fmm the Albina Community Plan. 

\Z-l-OL( 

Land Use Policies 
General Land Use 
Encourage residential, recreational, economic and institutional developments that 
reinforce Plan Area neighborhoods; increase the attractiveness of Albina to residents, 
institutions, businesses and visitors: and create a land use pattern that will reduce 
dependence on the automobile. 

Economic Development 
Foster development of distinct, well-anchored commercial, institutional and industrial 
nodes and centers that serve the needs of the community, attract shoppers from 
throughout the region and take advantage of the close proximity of the district to the 
Central City, Oregon Convention Center and Columbia CotTidor. Ensure that 
institutions have opportunities for growth that meet their needs. Support the expanding 
and new industrial firms that provide family wage jobs to Albina Community residents. 
Protect residential neighborhoods from negative impacts associated with commercial, 
institutional and/or industrial growth. 

Transportation Policies 
Take full advantage of the Albina Community's location by improving its connections to 
the region. Emphasize light rail transit as the major transportation investment while 
improving access to freeways to serve industrial and employment centers. Protect 
neighborhood livability and the viability of commercial areas when making transportation 
improvements. Provide safe and attractive routes for bicyclists and pedestrians. 

Objective 10 
Provide transportation access to jobs and trammg opportumttes. Link commercial. 
employment and residential areas with an efficient multi modal transportation system. 

Business Growth and Development Policies 
Stimulate investment, capital formation, and job creation benefiting Albina enterprises 
and households. Expand and diversify the area's industrial, commercial, and institutional 
employment base. Aggressively market the Albina Community to investors, developers, 
business owners, workers, households, and tourists. 
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Pol.icies 

A Business Investment and Development 
Build a sustainable and robust economic activity and employment base in the Albina 
Community. Use public policies and resources to capture and direct the benefits of 
growth in community institutions and Albina Impact Area industries to Albina 
Community enterprises and households. Improve the competitive position and 
performance of the community's retail and service sectors. Maintain the public 
infrastructure necessary to support the expansion of economic activities and employment. 

B Commercial, Institutional and Employment Centers 
Recruit, retain, and encourage expansion of economic activities and institutions which 
enhance neighborhood livability. Conserve community assets and resources. Use public 
programs and resources to encourage more efficient design and utilization in the Albina 
Community's commercial, institutional and industrial centers. 

C: Household Income and Employment 
U se public resources to stimulate the creation of new sources of household income and 
fam!!y-'.v~ge employ:!!ent for ccm:nunity rc:»id:::ut:; . 
Focus economic development activities to produce the greatest positive impact on those 
portions of Albina suffering most severely from under-utilization of human resources. 

Jobs and Employment Policy 
Reduce the unemployment rate among Albina residents. Strengthen programs that 
provide education, job training, job retention skills and services that prepare area 
residents for long-term employment and that create opportunities for career advancement. 
Ensure that job training programs include comprehensive services that are ethnically and 
culturally sensitive. 

Environmental Values Policy 

Maintain a strong commitment to preserving and improving the environment within the 
community and its neighborhoods, including air, water, and soil quality and related 
natural values. 

Response: The Plan is supportive of the applicable sections of the Albina Community Plan. 
The Plan is intended to result in business investment (for both new business development as well 
as existing businesses) that will provide extensive new employment opportunities for residents in 
the nearby neighborhoods within the Albina Community Plan District. 

23 

l- QL( 

k 
;~:, .1 . . · 

·· .. ·_. , •... ·· ~:-. · .. 
'l .: 

~0 . , _ .. 

?. -;~ 
~_: ·~· 



I 

I 

.178 9 04 

D. Guild's Lake Industrial Sanctuary Plan 

Jobs and Economic Development Policy Statement: 
Maintain and expand industrial business and employment opportunities in the Guild's Lake 
Industrial Sanctuary. Stimulate investment in the area's public and private infrastructure and 
industrial facilities. 

Objectives: 
1. Provide new employment opportunities by reusing or redeveloping reclaimed, underutilized 

and vacant land and buildings in the GLIS. 

2. Foster a business and public policy environment that promotes continued private· and public 
sector investments in infrastructure, facilities, equipment and jobs. 

3. Enhance the GLIS as a competitive and forward-thinking industrial area by fostering 
innovative and environmentally-sensitive industrial projects and practices tha£ improve the 
operational efficiency of GLIS firms while conserving natural resources and reducing 
pollution. 

Transportation Policy Statement: 

Maintain, preserve and improve the intermodal and multimodal transportation system to provide 
for the smooth movement of goods and employees into and through the Guild's Lake Industrial 
S anctl.mry. 

Objectives: 
I . Mnintain, protect, and enhance the public and private multimodal transportation investments · 

in the GLlS. including mil and marine terminal facilities, to ensure its continued viability as a 
major cemer for the import and export of industrial products in the state of Oregon. 

2. Maintain operational characteristics on roads and at intersections that support truck 
movements and industrial economic growth, while accommodating traffic, transit, and 
emergency access needs. 

3. Minimize traffic conflicts between industrial and nonindustrial uses. 

4. Manage congestion on highways and roads within the GLIS through regional and area-wide 
sys tems planning and maximize the efficiency of transportation facilities for all modes of 
travel , with the participation of private industry. 

5. Develop alternative transportation options for employees of the GLIS, including transit, 
carpools, bicycling, and walking to reduce parking needs, vehicle emissions, and congestion 
levels . 
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6. Locate safe pedestrian and bicycle routes within the GLIS that minimize conflicts with 
industrial traffic. Improve pedestrian and bicycle connections to nearby residential areas to 
reduce congestion levels and auto emissions, preserve capacity of the street system, and 
reduce parking needs. 

Land Use Policy Statement: 
Preserve and protect land primarily for industrial uses, and m1mmize land use conflicts in the 
Guild's Lake Industrial Sanctuary. Allow compatible nonindustrial uses within the GLIS that 
provide retail and business services primarily to support industrial employees. and businesses. 

Objectives: 
1. Preserve the overall industrial character of the Guild's Lake Industrial Sanctuary. 

2. Preserve the physical continuity of the area designated as Industrial Sanctuary within the 
Guild's Lake Industrial Sanctuary. 

3. Minimize conflicts between industrial and nonindustrial land uses. 

4. Prohibit new residential uses within the GLIS . 

5. Allow the provision of support services to employees and businesses in the GLIS to reduce 
trips outside of the GLIS . 

6. Preserve the GLIS ' s Willamette River waterfront as a location for river-dependent and river­
related industrial uses. 

7. Recognize the Willamette River as a valuable economic, transportation, natural, and 
recreational resource for the entire city. Coordinate GL!S Plan policies and implementation 
measures with ongoing and future citywide planning efforts that address the significance of 
the river and the city's industrial land supply. 

8. The industrial character and economic viability of the Guild's Lake Industrial Sanctuary must 
continue to be the priority when considering the public need for expanded access to the river. 
Design and implement any greenway enhancements along the river so as to avoid or 
minimize negative impacts on industrial operations. 

9. Contribute to the maintenance and enhancement of all of Northwest Portland as a diverse 
urban environment that includes opportunities for housing, commercial services, and 
industrial employment in relatively close proximity. 

Response: The Plan is supportive of the Guild·s Lake Industrial Sanctuary Plan, primarily 
because the Plan is intended to stimulate business investment consistent with the industrial 
sanctuary character of the area. 
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XI. LAND USE PLAN 

Land use within the Area is govemcd by the City of Portland's Comprehensive Plan and 
implementing ordinances. Any adopted change in the Comprehensive Plan or implementing 
ordinance shall automatically amend Section XI of this Urban Renewal Plan, as applicable, 
without the necessity of any further formal action. This Section XI and Exhibit 3 
(Comprehensive Plan and Zoning Designations) shall thereafter incorporate the relevant 
amendment~) additions or de!etions. 0:-: Exhibi~ 3 ~11 "r~as havt i.he sarnt: designation under the 
Comprehensive Plan Map and Zoning Map. To the extent this Section XI and Exhibit 3 conflict 
with the Comprehensive Plan or Zoning Code, the Comprehensive Plan and Zoning Code shall 
govern. 

\ Z- l- OL-( 

A Comprehensive Plan and Zoning Designations 

The comprehensive plan and zoning designations (as defined within Title 33, Planning 
and Zoning Code of the City of Portland) which apply within the Area are shown in 
Exhibit 3 and are listed below. These designations are modified by overlay zones 
(indicated by small letters) and Plan Districts, as set forth below: 

IG2 General Industrial 
EG2 General Employmenr 
IH Heavy Industrial 
R2 Multi-Dwelling 
c Environmental Conservation Overlay 

River Industrial Oveday 
g River General Overlay 
n River Natural Overlay 
p Environmental Protection Overlay 
Albina Community Plan District 
Guild's Lake Industrial Sanctuary Plan District 
Swan Island Plan District 

A. Additional Land Usc Provisions 

The following are in addition to conditions, limitations or restrictions previously 
identified in this Section XL 

1. The Commission shall facilitate coordination of regulatory procedures related 
to applications for land use approvals of all private and public development 
activities for which it provides financial assistance. 
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2. The Commission shall be notified of land use requests (greenway permits, 
conditional uses, zone changes and comprehensive plan map amendments, and so 
forth) within the Area. 

3. Plan and Design Review of private and public development shall be as 
follows: 

(a) Within the Area, Plan and Design Review shall follow procedures 
established in Title 33, Planning and Zoning Code of the City of Portland 

(b) Redevelopers, as defined in this Plan, shall comply with the 
Redeveloper's Obligations, Section VTII (B) of this PJan, which provides 
for supplementary plan and design review by the Commission. 

XII. PLAN FINANCING 

The Cvwmi:;:;ion i~ ·:!t:thorized to finance the proje.t::~~ cnntained in the Plan using all legal 
sources of funding and specifically including funds raised under Article IX, Section lc of the 
Oregon Constitution as authorized in Chapter 457 of Oregon Revised Statutes. 

\Z-{-OL( 

A. General Description of the Proposed Financing Methods 

The Plan will be financed using a combination of revenue sources. These include: 

Tax increment revenues, described in more detail below; 
Advances, loans, grants and any other form of financial assistance from the Federal, 
State or local governments or other public body; 
. Loans, grants, dedications or other contributions from private developers and property 
owners; and · · 
any other source, public or private. 

Revenues obtained by the Commission will be used to pay or repay costs, expenses, 
advancements and indebtedness incurred in planning or undertaking project activities or 
otherwise exercising any of the powers granted by ORS Chapter 457 in connection with 
the implementation of this Plan . 

B. Tax Increment Financing 
The Plan may be financed, in whole or in part, by funds allocated to the Commission as 
provided in section lc, Article IX of the Oregon Constitution and ORS 457.420 through 
ORS 457.450. To the extent practical, the Commission shall seek a balance between 
revenues and expenditures of tax increment funds within each of the four sub-areas of the 

URA. 
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C. Maximum Indebtedness 

The maximum indebtedness that may be issued or incmTed under the Plan is 
$200,000,000. This amount is the principal of such indebtedness and does not include 
interest or indebtedness incurred to refund or refinance existing indebted 

D. Prior Indebtedness 

Any indebtedness permitted by law and incurred by the Commission or the City of 
Portland in connection with the preparation of this Plan or prior planning efforts related 
to this Plan may be repaid from tax increment revenues from the Area when and if such 
funds are available. 

Xlli. AMENDMENTS TO THE PLAN 

This Plan may be reviewed and evaluated periodically, and may be amended as needed, in 
conformance with statutory requirements. All amendments to this Plan shall be made pursuant 
to the follo\ving procedures. 

A. Substantial Amendments 

Substantial amendments are solely amendments: 

Adding land to the urban renewal area, except for an addition of land that totals 
not more than one percent of the existing area of the urban renewal area. 

• Increasing the maximum amount of indebtedness that can be issued or incurred 
under the plan. 

Substantial amendments shall require the same notice, hearing and approval procedure 
required of the original Plan, including public involvement, consultation with taxing 
districts. presentation to the Planning Commission and adoption by the City Council by 
non-emergency ordinance after a hearing notice of which is provided to individual 
households within the City of Portland. 

B. Council-Approved Amendments 

Council-approved amendments consist solely of the following amendments: 

\Z- .l- OL( 

• Material changes to the Goals of the Plan. 
• Addition or expansion of a project, which adds a cost in 2004 dollars of more than 

$750,000 and which is marcdally different from projects previously authorized in 
the Plan. 

• Identification of a property to be acquired for private redevelopment through 
eminent domain. 
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Council-approved amendments require approval by the Portland Development 
Commission by resolution and by the City Council, which may approve the amendment by 
resolution. Council-approved amendments do not require the same notice as required for 
the fonnation of a new Plan or for substantial amendments to the Plan. 

C. Minor Amendments 

Minor amendments are amendments that are not substantial or Council-approved 
amendments. Minor amendments are effective upon adoption by the Portland 
Development Commission by resolution . 
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Exhibit 3A: Willamette Industrial Urban Renewal Area Zoning 
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(SWAN) 

LEGAL DESCRIPTION 
WILLAMETTE INDUSTRIAL 

URBAN RENEWAL AREA BOUNDARY 

Exhibit 2 

A tract of land situated in the Southeast and Southwest One-Quarters of Section 17, the 
Southeast One-Quarter of Section 18 and the Northeast and Northwest One-Quarters of Section 
20, Township 1 North and Range 1 East ofthe Willarnette Meridian, in the City of Portland, 
County ofMultnomah and State of Oregon, being more particularly described as follows: 

Beginning at the Northwest comer of Parcel 1 of Partition Plat No. 2004-008, said point also 
being on the South Ordinary High Waterline of the Swan Island Lagoon; thence Southeast, 
tracing the North line of said Parcel 1 and said South Ordinary High Waterline and continuing 
::!lo;;.g the North lim: ofParcei 2 of said IJartition Plat No. 2004-008, a distance of 3,878 feet, 
more or less to the Northeast corner of said Parcel 2; thence Southwest, tracing the East line of 
said Parcel 2 a distance of 139 feet, more or less to the Southeast comer of said Parcel 2, said 
comer lying on the North right-of-way line of North Lagoon A venue; thence Northwest, tracing 
the South line of said Parcel 2 and said North right-of-way line, a distance of 120 feet, more or 
less to the point of intersection with the West right-of-way line ofNorth Commerce Street 
extended Northeast to intersect said North right-of-way line; thence Southwest, tracing said 
extended West right-of-way line, a distance of 710 feet, more or less to a point of intersection 
with the South right-of-way line of North Channel Avenue, said point also lying on the North 
line of Parcel 3 of Partition Plat 2003-038; thence Southeast, tracing said South right-of-way line 
and said North line of Parcel 3, a distance of 820 feet, more or less to the Northeast comer of 
said Parcel 3; thence Southwest, tracing the East line of said Parcel 3, a qistance of 500 feet, 
more or less to the Southeast comer of said Parcel 3 , said corner also lying on the North 
Ordinary High Waterline of the Willamette River; thence Northwest tracing the South line of 
said Parcel 3 and said North Ordinary High Waterline, a distance of2700 feet, more or less to the 
Southwest comer of said Parcel 3, said comer also being the Southeast comer of said Parcel 1 of 
Partition Plat 2004-008; thence Southwest, tracing the Westerly line of Parcel 3 of Partition 
Plat 2003-038 and the Notth Ordinary High Waterline, a distance of 17 feet, more or less to the 
point of intersection with the Southeast line of that submerged property described in deed to 
Portland Shipyard L.L.C. and recorded in Document No. 2000-119795, Multnomah County 
Deed Records; thence leaving said Ordinary High Waterline and tracing the Southerly, Westerly 
and Northerly lines of the Submerged lands deeded to said Portland Shipyard L.L.C. the 
following courses and distances: Southwest, a distance of 567 feet, more or less; Northwest, a 
distance of7.76 feet, more or less; Northeast, a distance of78.68 feet, more or less; Northwest, a 
distance of 3166 feet, more or less; Northeast, a distance of 689 feet, more or less; Northeast, a 
distance of 809 feet, more or less; Southeast, a distance of923 feet, more or less to the west line 
of said Parcel 1; thence North, tracing the West line of said Parcel 1, a distance of208 feet, more 
or less to the point of beginning . 

Containing an area of 192 acres, more or less. 

Exhibit 2, Poge I of 4 

\Z-l-OLt 

r: J . . . 

r .·l·.·.-· f ·· . . 
I ''·:_ [] 



(MOCKS BOTTOM) 

A tract ofland situated in the Northwest and Southwest One-Quarters of Section 16, Northeast, 
Northwest, Southwest and Southeast One-Quarters of Section 17, Township 1 North, Range 1 
East of the Willamette Meridian, in the City of Portland, County ofMultnomah and State of 
Oregon, being more particularly described as follows: 

Beginning at the Northwest corner of Lot 2 of Andersen Addition, a duly recorded plat in 
Multnomah County; thence East, tracing the North line of said Lot 2 and continuing along the 
North line of Lot 1 of said Andersen Addition, a distance of782 feet, more or less to the 
Northeast corner of said Lot 1, said corner also being the Northwest corner of Lot 1, Block 7 of 
1951 Commissioners Addition at Mocks Bottom Phase IV, a duly recorded plat in Multnomah 
County; thence East, tracing the North line of said Lot 1, Block 7 and continuing along the North 
line of Lot 2 of said Block 7, a distance of 1961 feet, more or less to the Northeast corner of said 
Lot 2, said corner also lying on the Northeast line of Lot 8, Block 1 of 1951 Commissioners 
Addition at Mocks Bottom Phase I & II, a duly recorded Plat in Multnomah County; thence 
Southeast, tracing said Northeast line of Lot 8 and continuing along the East lines of Lots 7, 6, 5 
and 4 of said Block 1, a distance of2940 feet, more or less to the most Southerly Southeast 
corner of said Lot 4, said corner also falling on the Northeast right-of-way line of the Oregon­
Washington Railroad & Navigation Company Railroad; thence Northwest, tracing said Northeast 
right-of-way line, a distance of 713 feet, more or less to a point of intersection with the 
Southeast line of that property described in deed to Bt-Oh, LLC and recorded in Document No. 
2001-00796, Multnomah County Deed Records, extended Northeast to intersect said Northeast 
right-of-way line; thence Southwest tracing said extended Southeast line, a distance of210 feet 
more or less to the most Southerly Southeast corner of said Bt-Oh, LLC property, said corner 
also being the most East Northeast corner of that property described in deed to Bt-Oh, LLC and 
recorded in Document 2001-00796, Multnomah County Deed Records; thence South tracing the· 
East line of said Bt-Oh, LLC property described in Document No. 2001-00796, a distance of311 
feet, more or less to the Southeast corner of said Bt-Oh, LLC property; thence West tracing the 
South line of said Bt-Oh, LLC property, a distance of 803 feet, more or less to the Southwest 
corner of said Bt-Oh, LLC property, said corner also lying on the East .right-of-way line of North 
Basin Avenue; thence Southwest, leaving said East right-of-way line, a distance of 82 feet, more 
or less to the most Easterly Southeast comer of that property described in deed to Port of 
Portland and recorded in Book 1198, Page 1954, Multnomah County Deed Records, said corner 
also lying on the West right-of-way line of said North Basin Avenue; thence West, tracing the 
South line of said Port of Portland property, a distance of 125 feet, more or less to the Southwest 
corner of said Port of Portland Property, said corner also lying on the North Ordinary High 
Waterline of Swan Island Basin; thence Northwest, tracing said North Ordinary High Waterline, 
a distance of 5500 feet, more or less to the most Westerly Southwest corner of that property 
described in deed to United States of America and recorded in Book 792, Page 1454, Multnomah 
County Deed Records, said corner also lying on the Southeasterly right-of-way line of North 
Basin Avenue; thence Northwesterly, a distance of 120 feet more or less to the southerly corner 
of that property described in deed to the Port of Portland and recorded in Book 1884, Page 274, 
Multnomah County Deed Records; thence Northeasterly tracing the Northwesterly line of said 
Port of Portland property, a distance of 1149 feet, more or less to the most northerly northwest 
corner of said Port of Portland Property; thence Southeasterly tracing the Northeasterly line of 
said Port of Portland property, a distance of 131 feet, more or less to the Northwesterly right-of­
way line of said Oregon-Washington Railroad & Navigation Company Railroad: thence 
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Northeast tracing said Northwesterly right-of-way line, a distance of 88 feet, more or less to the 
most Westerly corner of that property described in deed to Freightliner Corporation and recorded 
in Document No. 99-16940, Multnomah County Deed Records, said corner also lying on the 
Northwesterly right-of-way line of said Oregon-Washington Railroad & Navigation Company 
Railroad; thence Northeast tracing the North line of said Freightliner Corporation Property, a 
distance of2150 feet, more or less to the Northeast corner of said Freightliner Corporation 
Property, said corner also lying on the West right-of-way line of said Oregon-Washington 
Railroad & Navigation Company Railroad; thence East leaving said West right-of-way line, a 
distance of 150 feet more or less to the point ofbeginning. 

Containing an area of360 acres, more or less. 

<WEST BANK~ NORTffi 

A tract of land situated in the Northeast and Northwest One-Quarters of Section 13 and in the 
Southwest One-Quarter of Section 12, Township 1 North and Rangel West ofthe Willamette 
Meridian, in the City of Portland, County ofMultnomah and State of Oregon, being more 
particularly described as follows: 

Beginning at the point of intersection of the Northwesterly right-of-way iine of the North em 
Pacific Railroad and the South Ordinary High Waterline of the Willamette River, said point of 
intersection also being the Northeast comer of that property described in deed to Wacker 
Siltronic Corporation and recorded in Book 1404, Page 2180, Multnomah County Deed Records; 
thence Southwest, tracing said Northwesterly right-of-way line and the Easterly and Southerly 
lines of said Wacker Siltronic Corporation property, a distance of 3,600 feet, more or less, to the 
Southwest corner of said Wacker Siltronic Corporation property, said corner lying on the 
Easterly right-of-way line ofNW Front Street; thence Northeasterly and Northerly, tracing said 
Easterly right-of-way line to the Northwesterly extension of the Northeasterly line NW Front 
Avenue vacated by Ordinance 146215; thence Northwesterly, along said Northwesterly 
extension, a distance of 50 feet more or less to the West line of the Milton Doane Donation Land 
Claim No. 39; thence Northeast, along said \Vestline, a distance of 1015, feet more or less to 
said South Ordinary High Waterline of the Willamette River; thence Southeast, tracing said 
South Ordinary High ·waterline, a distance of2,500 feet, more or less to the point ofbeginning. 

Containing an area of 79 acres, more or less. 

(WEST BANK- SOUTH) 

A tract of land situated in the Northeast and Southeast One-Quarters of Section 13, Township 1 
North, Range 1 West and in the Northwest and Southwest One-quarters of Section 18, Township 
1 North, Range 1 East of the Willamette Meridian, in the City of Portland, County ofMultnomah 
and State of Oregon, being more particularly described as follows: 

Beginning at the point of intersection of the Southeasterly right-of-way line of the Northern 
Pacific Railroad and the Southwesterly Ordinary High Waterline of the Willamette River, said 
point of intersection also being the most Northerly corner of the duly recorded plat of Northwest 
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Industrial Area Center as recorded in Plat Book 1263 Pages 47-49 on June 18,2004, Multnomah 
County Plat Records; thence Southeast, tracing said Southwesterly Ordinary High Waterline and 
the Easterly line of said Northwest Industrial Area Center, a distance of 3000 feet, more or Jess 
to the most Easterly corner of said Northwest Industrial Area Center; thence Southwesterly 
tracing the Easterly line of said Northwest Industrial Area Center to the most Northeasterly 
corner of that property conveyed to Genstar Roofing Company Inc. by deed recorded February 
20, 1985 in Book 1805 Page 2592, Multnomah County Deed Records; thence Southeasterly 
continuing along said Ordinary High Waterline, a distance of660 feet, more or less to the most 
Easterly Southeast corner of said Genstar Roofing Company, Inc. property; thence tracing the 
Southeasterly line of said Genstar Roofing Company, Inc. Property, a distance of 590 feet, more 
or less to the most Southerly Southwest comer of said Genstar Roofing Company, Inc. property, 
said comer also lying on the Northeast right-of-way line ofNW Front Avenue; thence Northwest 
tracing said Northeast right-of-way line, a distance of 870 feet, more or less to its intersection 
with the Northeasterly extension of the Northwesterly right-of-way line ofNW 61 51 Avenue; 
thence Southwest, tracing said extension and the Northwesterly right-of-way lirie of said NW 61 st 

Avenue, a distance of 440 feet, more or less to the most Easterly corner of that property 
described in deed to Metro and recorded in Book 2312, Page 718, Multnomah County Deed 
Records; thence Northwest tracing the Northeasterly line of said Metro property, a distance 81 7 
feet, more or less to the most Northerly comer of said Metro property; thence Southwest, tracing 
the Westerly line of said Metro property,<\ diste.n(!e of574 feet, m.:.r.:: or iess to the most 
Westerly comer of said Metro property; thence Southeasterly, tracing the Southwesterly line of 
said Metro property, distance of 817.43 feet, more or less to the most Southerly comer of said 
Metro property, said corner also lying on said Northwesterly right-of-way line ofNW 61 51 

Avenue; thence Southwest, tracing said Northwesterly right-of-way line and the Southwesterly 
extension of said right-of-way line to the most Easterly comer of that property described in deed 
to Aventis Cropscience USA LP and recorded in Document No. 2000-92675, Multnomah 
County Deed Records; thence Southwesterly along the Easterly line of said Aventis Cropscience 
USA LP property, a distance of 289.19 feet, more or less to the most Southerly comer of said 
Aventis Cropscience USA LP prope1ty, said comer also lying on the Northeast right-of-way lin·e 
of the aforesaid Northern Pacific Railroad; thence Northwesterly tracing said Northeast right-of­
way line, a distance of 3,950 feet, more or less to the point of beginning. 

· Containing an area of 120 acres, more or less. 
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Exhibit 38: Willamette Industrial Urban Renewal Area Zoning 
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I. INTRODUCTION 

This Urban Renewal Report (the "Report") accompanies the Willamette Industrial Urban 
Renewal Plan (the "Plan') and contains information and analysis in support of Plan boundaries, 
policies and projects. An important source of information for this Report is the Industrial Urban 
Renewal Area Draft Feasibility Report, a study prepared in September, 2004 by the staff of the 
Portland Development Commission (PDC) with financial analyses prepared by the firm of 
Tashman Johnson, LLC. The study examined the feasibility and eligibility of the Urban 
Renewal Area (the "Area") for urban renewal. It also contains base information regarding 
physical and other conditions of the Area. 

This Report also draws from city-wide studies related to industrial land supply, including the 
Portland Harbor Industrial Land Study and the Citywide Industrial Land Inventory and 
Assessment. Both of these reports were completed in 2003. 

The Willamette Industrial Urban Renewal Area represents an enormous opportunity to 
strengthen the Portland economy. Urban renewal will allow for public investments to address 
the challenges which property owners in the area face, such as environmental contamination. 
Urban renewal will also help the City to address the severe shortage of industrial land within the 
harbur an:a~ which i~ a futu .. h.uuc:::ui.ai <.;itall~ugt:: io i.iu:: Ciiy·ti ~\,.:UUutui(;. iu:~alih. 

II. PHYSICAL CONDITIONS 

A. Land Use and Zoning 

The proposed URA as described in this Report consists of approximately 751 acres of 
land lying on both the east and west sides of the Willamette River. The Area includes 
portions of Swan Island and Mocks Bottom on the east side, as well as properties lying 
on the west side of the River between St. Helens Road (Highway 30) and the River, in the 
vicinity of the historic Railroad Bridge. 

The URA is divided into four sub-areas, as indicated in the map attached as Exhibit 1. 
These sub-areas are Swan Island and lvlocks Bottom (both of which are located on the 
east side of the Willamette River), and West Bank-North and West Bank-South, lying on 
the west side of the River. Note that for the purposes of this Plan and Report "Mocks 
Bottom" includes all industrial lands between the Swan Island Lagoon and Mocks Bluff. 
Mocks Bottom includes "Mocks Landing" which is limited to property on the east side of 
the main rail line. 

Almost all of the proposed Urban Renewal Area falls within either the IG-2, General 
Industrial, or IH, Heavy Industrial, base zones. All of the Mocks Bottom sub-area falls 
within the IG-2 zone, except for approximately Y2 acre of steep, undevelopable property 
on Mocks Bluft~ lying below the University of Portland, which is zoned R2. Another 
18.5 acres towards the southern end of the Swan Island sub-area is also zoned IG-2. A 
very small portion of the Swan Island sub-area (112 acre) is zoned EG-2, General 
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Employment. The balance of the proposed URA (consisting of the remaining acreage of 
Swan Island as well as all the west bank properties) falls within the IH zone. Table 1 
indicates the acreage in each sub-area, by zoning. 

T bl 1 Z a e : b s b omng •Y u -area 

Sub-Section IH IG-2 EG-2 R2 

West Bank North 79 0 0 0 
West Bank South 120 0 0 0 
Swan Island 173.5 18.5 .5 0 
Mocks Bottom 0 360 0 .5 

Totals: 372.5 378.5 .5 .5 

Both the IG-2 and IH zones are classified as "industrial sanctuary" zones, meaning that 
there are strong restrictions on non-industrial uses. Tnci"':''rin! sanctu:!ry zor.e:; o.rc 
imended to preserve lands for industrial, manufacturing and warehousing activities. Both 
the IG-2 and IH zones allow a broad range of industrial uses, including manufacturing, as 
well as warehousing, light processing and fabrication activities. A very small, 
undevelopable parcel on the hillside above Mocks Bottom's is zoned R2, a multi-family 
residential zone. The constraints of this site preclude any actual development. There is 
also a thin sliver of EG-2 zoned land on the southern tip of the Swan Island sub-area. 
This zone allows various industrial uses. 

Portions of the proposed URA (including all of the Swan Island sub-area, and those 
portions of the Mocks Bottom, West Bank North and West ·Bank South sub-areas lying 
close to the River) lie within the i, River Industrial, overlay zone and arc subject to its 
requirements in addition to the base zone requirements. The i overlay zone is one of five 

. Willamettc Greenway overlay zones. The intent of the i zone is to "encourage and 
promote the development of river-dependent and river-related industries which 
strengthen the economic viability of Portland as a marine shipping ~md industrial harbor, 
while preserving and enhancing the riparian habitat and providing public access where 
practical." Under the provisions of the Swan Island Plan District, some waterfront 
properties in Swan Island and Mocks Boltom are exempt from greenway review under 
certain circumstances, in recognition of t·he particular needs of river-dependent industries; 
a mitigation plan is required in lieu of the greenway review. 

Consistent with the zoning designations, the predominant land uses within the URA are 
industrial, including manufacturing and warehousing. Table 2 indicates the number of 
sites and acreage by land usc within the URA. Note that 127 acres are dedicated to 
transportation rights-of-way and open space (streets, railroads, and so forth) . 
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Ta ble 2: Sites and Acreal!e bv Land Use 

Facility Type 
All All 
Sites Acres 

Occupied Sites 60 526 
General Industrial 13 254 
Distribution 22 151 
Multi-Tenant 12 76 
industrial Services 10 39 
Non-Industrial 3 6 

Unoccupied Sites 9 110 

Non·Sites (r.o.w., etc.) - 115 
(submerged taxlot area) 59 
Total 69 751 

Sourc.l!. Bureau of Pltmrung and PDC, lndu:rtrral LAnds Atlas. 2004 . . . 

B. Streets, Utilities and Infrastructure 

This description of infr!~structt!re cond!t!ons is bas'!.d lJf.'Or'! vi~nal oh~ervations as well as 
consultation with staff from various City agencies, including the Portland Office of 
Transportation, the Bureau of· Environmental Services, and the Bureau of Parks & 
Recreation. 

\ Z - .l- QL( 

Street Classifications 

Streets within the propos ed URA have the following classifications in the City's 
Transportation System Plan: 

Basin Avenue in Mocks Bottom is a neighborhood (traffic) collector street, 
community transit street, City bikeway, City walkway (as are all streets in that section 
of Mocks Bottom lying east of the Union Pacific main line). and major "emergency 
response street. 

" Lagoon Avenue and Channel Avenue, running parallel to each other in Swan Island, 
are classified as neighborhood (traffic) collector streets, transit access streets. City 
bike ways, City walkways, and major emergency response streets. 

• Dolphin Street, towards the northern end of Swan Island, has the same classifications 
as Lagoon and Channel, except that it is not a Major Emergency Response Street. 

• Front Avenue which runs through the \Vest Bank-South sub-area and terminates 
immediately north of the Railroad Bridge, is classified as a neighborhood collector 
street, community transit street, City bikeway, and major emergency responsestreet. 

• Finally, the entire proposed URA is classified as a freight district. 

3 
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The following describes the intended purpose of these street classifications (taken from 
the Transportation System Plan): 

• Freight Districts are intended to provide for safe and convenient truck movement in 
areas serving large numbers of truck trip ends and to accommodate the needs · of 
intermodal facilities. 

• Neighborhood Collectors arc intended to serve as distributors of traffic from Major 
City Traffic Streets or District Collectors to Local Service Streets and to serve trips 
that both start and end within areas bounded by Major City Traffic Streets and 
District Collectors. 

• Transit Access Streets are intended for district-oriented transit service serving main 
streets, neighborhoods, and commercial, industrial, and employment areas. 

• Community Transit Streets are intended to serve neighborhoods and industrial areas 
and connect to citywide transit service. 

• City Bikeways are intended to serve the Central City, regional and town centers, 
station communities, and other employment, commercial, institutional, and 
recreational destinations. 

• City Walkways are intended to provide safe, convenient, and attractive pedestrian 
access to acrivities along major streets and to recreation and in-.titl.l!ions; provide 
connections between neighborhoods; and provide access to transit. 

• Major En"'ergency Response Streets are intended to serve primarily the longer, most 
direct legs of emergency response trips. 

Street Conditions 

\ z- l- 0 L..t 

• In the Swan Island sub-area, there appears to be adequate road, rail, and ship access 
for current uses . There is limited road access to certain undeveloped portions at the 
northen1 end of the sub-area, however. 

• The Mocks Bottom sub-area appears to have ade9uate transportation infrastructure 
for current uses, includi"ng road and rail access. 

• On the \Vest Bank North sub-area. Siltronic appears to have good transportation 
access to the developed portions of the property. Undeveloped portions will require 
additional access, however. There is rail access also just beyond the western edge of 
the property. 

• The West Bank South sub-area has good road and ship access for the eastern portions 
of the sub-area. However, the tax lots in the western section of this sub-area have 
limited street access. There is a rail line just beyond the western edge of the sub-area. 
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In short, the transportation infrastructure is generally sufficient for extstmg development. 
However, future new development on vacant properties, and more intensive utilization of 
existing developed parcels, will need additional infrastructure due to added impacts. The 
existing streets are inadequate for significant increases in employment levels implicit in the Plan. 
Absent specific redevelopment plans for most of the potential redevelopment parcels within the 
URA, it is difficult to forecast specific additional street requirements (additional capacity, 
signalization, and so forth) which will be necessary tC> support new business investment. 
Therefore, the Plan anticipates the likelihood of such infrastructure investments by including 
future street improvements as a Plan project. The Plan also recognizes the importance of 
effectively integrating transportation demand management programs into facility planning, to 
reduce reliance on single occupancy vehicles and to thereby reduce transportation system 
demands. 

The zoning maps for some properties within the URA include a trail designation - certain levels 
of redevelopment or private properties will trigger construction of public trails to standards set 
forth in the regulations of the Willamette Greenway overlay zone. As with other public 
improvement requirements, the Plan anticipates the need to assist in the funding of required 
trai.ls. 

Utilities 

As with streets, it is difficult to predict the exact nature of utility requirements for future business 
investment within the URA. The Plan anticipates the likelihood that urban renewal funds will be 
needed to assist .businesses with infrastructure impr.ovements such as water service. sewers and 
stormwater detention and treatment. Few if any of the existing uses in the URA have been 
developed to current City standards regarding stormwater treatment and detention. As properties 
are redeveloped, urban renewal funds will likely be necessary to assist in financing utility 
improvements. 

C. Land and Improvement Values 

Table 3 (below) indicates the 2003 improvement to land value ratio. This ratio is a useful 
indicator of the degree of utilization of a property or area. Areas with low improvement 
to land value ratios are characterized by low density development and/or vacant sites. 
Areas with high ratios are characterized by high density development. A ratio of at least 
4: 1 is considered to be indicative of a healthy development density for industrial areas, 
based on comparison with existing developed industrial properties, although this ratio is 
obviously lower for some distribution and logistics businesses which rely on exterior 
truck storage and other low improvement value features. As Table 3 demonstrates, all of 
the sub-areas within the proposed URA fall short of this minimally desirable ratio, with 
the exception of the West Bank-Nmth sub-area, which is anomalous due to the existing 
Siltronic facility. Even this property, however, will accommodate more intensive 
investment and is therefore considered under-utilized, given the possible new 
$466,000,000 fabrication plant that Siltronic is considering building at this site. The 
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Siltronic property includes even more opportunities for redevelopment both regard to the 
older fabrication plants on this site as well as the approximately 20 acre vacant land on 
the western edge of the site. 

It is important to note that in order to achieve a higher improvement to land value ratio, 
the Plan does not generally contemplate replacement of existing "under-utilized" 
businesses: instead the Plan anticipates that higher improvement values will be achieved 
by modernizing or expanding businesses. Therefore, an important component of the Plan 
is financial and other assistance in modernization or expansion. 

Table 3: 2003 Im rovement to Land Value Ratios 
Land Total Real Market Value (RMV) RMV: Land _ __ ._ - ·· ·- ...... __ !:L Value$ per <O:IJUUC:I.I..:ia -·""''-- Ratio 
Acres Improvement $ Land$ Acre 

Swan Island 192 $7,693,230 $9,822,900 0.78 $50,634 
Mocks Bottom 360 $180,175 ,000 $78.491,650 2 .30 $215,046 
West Bank 
North 79 $183,813,130 $8,431,240 21.80 $105,391 
West Bank 
South 120 $8.057,040 $3,685,810 2.19 $30,973 
Total 751 $379 738,400 $100 431 600 3.78 $13~496 

Source: /1./u/mmnah Cmmo· As:u~ssnrcnt n11d Tcu:atimr. 2004. 

*Note that this table uses Real Market Values, as opposed to Taxable, or Assessed, Values. shown in Table 
4 . The values are therefore not comparable. Note also that approximately 60 acres in the Swan Island sub­
area arc submerged, resulting in a dist.orted real market land value per acre. 

TI1ere are in excess of 100 acres of vacant land within the proposed industrial URA. 
l\.1uch of this is in small lots, and all of it faces some constraints on new development due 
to factors such as known or potential environmental contamination, limitations related to 
LCDC Goal 5 and other environmental resource policies, access, and diverse ownership. 

In addition to the vacant land, there are a number of parcels within the proposed URA 
that are relatively underutilized, as suggested in Table 3 above. Some of these sites have 
significant redevelopment potential, particularly in light of the severe shortage of 
industrial sites in Portland's harbor area. Redevelopment of these under-utilized sites can 
entail either completely new structures and uses. More likely, redevelopment will entail 
the expansion and modernization of existing facilities, i.e. distribution and logistic 
facilities. For instance, urban renewal funds can be used to assist in the construction of 
structured, multi-level parking, thereby allowing for more intensive use of surface 
parking Jots. Some new appreciation in value may be due to increases in personal as 
opposed to real property, i.e., equipment. 

The Portland Harbor Industrial Lands Study (2003) notes that "in the Region as well as in 
the City of Portland, there is a shortage of available, ready-to-develop land to 
accommodate industrial growth". This Study projects a regional demand of 6,310 acres 
for industrial development by the year 2020 (813 acres in Multnomah County alone). 
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And yet the Study identifies only 33 acres of "Tier A" (ready to build) riverfront 
industrial land (all of it outside of the proposed URA). Industrial lands near the riverfront 
arc considered particularly desirable because of their access to all modes of transportation 
- rail, truck, and, of course, the River. The Study includes an exhaustive list of harbor 
industrial properties, noting that virtually every property in the general area faces one or 
more constraints, which render these sites unfeasible for new industrial investment at this 
time. 

The Portland Harbor Industrial Lands Study identifies the challenge of addressing 
environmental and other regulatory constraints which further diminishes the financial 
feasibility of new industrial development, in addition to the issue of the shortage of 
available industrial land in the harbor area. For this reason, formation of the URA is 
critical to provide resources to facilitate redevelopment of these unused/underutilized 
sites. Once again, while new investment may entail a change to a more intensive use, it is 
more likely that increased utilization will be in the fonn of plant expansion and 
modernization of existing businesses. 

Formation of the URA will also provide the means by which to assemble property so as 
to create adequately sized and configured sites for new or expanded manufacturing 
investment. Facilitation of site assembly, site preparation, and site remediation by PDC 
will greatly improve the economic viability of property located within the proposed 
URA, by increasing the amount of "shovel ready" developable industrial land within the 
region, allowing existing transportation infrastructure to be fully utilized while 
simultaneously increasing the City's tax base. 

D. Environmental Conditions 

Perhaps the greatest single impediment to new investment within the URA is 
environmental contamination. Many properties are or may be contaminate(!. Within 
the proposed URA boundaries, there are currently 13 DEQ (Department of 
Environmental Quality) cleanups or investigations underway. At least two of these 
sites (comprising 67 acres) are totally unoccupied, and many of the rest are highly 
underutilized. All properties within the URA on the west bank of the Willamette are 
sites with known or suspected contamination such as gasoline, diesel, oil, metals, coal 
tar, PCB's, pesticides and herbicides. Several of these sites have been remediated but 
may requit·e additional assistance before the sites are ready to be redeveloped. Some 
properties on Swan Island are currently being evaluated by DEQ for the presence and 
extent of contamination. In the Mocks Bottom area there are several properties that 
have known or suspected contamination; additional sites may be identified as DEQ 
continues its investigations. 

The challenge with most of these contaminated properties is that they may not be 
redeveloped by the private sector without some additional public financial assistance, 
as it is currently not financially feasible to redevelop through conventional (private) 
financing sources. While the cost of remediation varies considerably depending on the 
level and type of contamination, it is common for clean-up costs to be so high that 
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redevelopment does not provide a sufficient rate of return with respect to private 
financing. Even with urban renewal funding assistance, the costs of remediation can 
be so high that it is unfeasible to take the necessary remediation actions to retum a 
contaminated site to productive use. However, the strategic use of urban renewal 
funds in some cases can make the difference in whether a contaminated site is 
redeveloped. PDC assistance is not intended to remove the obligations, financial or 
otherwise, of parties responsible for contaminated conditions. 

The Atofina property, located in the West Bank - South sub-area of the URA, 
illustrates the effects of contamination on property values and redevelopment 
potential. At one time this property was one of the ten highest tax revenue sources in 
the City. In 2002 the Tax Assessor re-assessed this site in light of its contaminated 
condition, leading to a dramatic decline in tax revenues received by local taxing 
Jurisdictions, including the City's General Fund, as depi?ted in the following graph: 

Figure 1: Property Tax Decline: Atofina Site 
---·- - - -·-·------- ---- -·---------

$1,200,000 

$1,000,000 

$800,000 

$600,000 

$400,000 

$200,000 

so 
1997 1998 1999 2000 2001 2002 2003 

Smtrcc: t.fultnvmalt County Assc.umcnt nud Taxatinn , R483779 and R3242/0, 200-1. 

Based on a $60 million drop in market value, this site's annual contribution to property taxes fell 
by over $1 million in just one year. 

Fonnation of an industrial URA is a major component of a comprehensive strategy to facilitate 
industrial brownfield redevelopment, thereby restoring once productive land that has become a 
financial and environmental liability. Urban renewal funds can be used for financial and 
technical assistance related to the assessment, mitigation, and/or remediation of these sites. As 
noted elsewhere, however, urban renewal funds are not intended to assume the obligations of 
responsible parties . 
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III. SOCIAL AND ECONOMIC CONDITIONS 
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A. Population, Income and Employment 

Unlike most urban renewal areas, the land within the proposed Willamette Industrial 
URA is zoned exclusively for industrial uses. As such, there is no existing or proposed 
residential development within the URA boundary . 

There is considerable employment within the proposed URA. The most recent estimates 
(2002) show approximately 7,000 jobs within the boundary. Typically these jobs are 
quality, high-paying positions. For instance, according to the Portland Harbor Industrial 
Lands Study (2003), a typical employee in the manufacturing sector earns about $51,800 
per year, compared with a city-wide average for all jobs of about $36,700. As a result, 
manufacturing jobs have a stronger "multiplier effect" - higher paying jobs result in more 
discretionary income, thereby creating more: ;;o;.::oml::.ry jobs. The afor~m·~nt1oned . study 
notes that the 34,270 jobs in the harbor industrial areas (this comprises a much larger area 
than the proposed URA) generate an additional 46,890 jobs throughout the metropolitan 
area. 

In light of the benefits of manufacturing jobs to the general economy, one of the primary 
goals of the Plan is the encouragement of new business investment that will result in a 
higher density of well-paying jobs. 

B. Economic Conditions 

Many properties within the proposed URA are not achieving their full economic 
potential. Sections II-C and TI-D describe the under-utilization of these properties, with a 
particular focus on the contaminated condition of some properties. 

As noted above, there were approximately 7,000 jobs within the boundaries of the 
proposed URA in 2002. This number represents a significant decrease since 1996 and 
2000, when there were approximately 9,900 and 10,800 jobs, respectively. This drop in 
job numbers can probably be attributed in part to factors far beyond the influence of 
urban renewal (such as the recession in the national economy over the last several years). 
However, the reduction in job count can be attributed in part to conditions identified in 
this Report, conditions which urban renewal can address, such as the contaminated 
condition of certain sites. 

The redevelopment of vacant or under-utilized sites represents an opportunity to generate 
increased employment numbers within the URA boundary. To the extent that it can help 
spur new private investment in the area, urban renewal is critical to the significant 
improvement of economic conditions within the proposed URA. 
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C. Service Impacts 

The Willamette Industrial Urban Renewal Plan is not anticipated to have significant 
impacts on most services, in as much as there will be no residential development. 
Increase in residential population can require additional City services, such as parks and 
schools. Because there are no residentially zoned properties within the URA, this issue is 
largely moot. 

As noted earlier in the Plan (Section II B), it is anticipated that new development could 
trigger the need for additional infrastructure such as street improvements and utilities . 
The Plan allows for expenditures on these improvements to accommodate new 
development which is supportive of the Plan goals. 

IV. CONFORMANCE WITH LAND AREA AND ASSESSED VALUE LIMITS 

ORS 457.420(2)(a)(A) provides that the assessed value of an urban renewal area. whe.n added tc 
the total assessed values previously certified by the assessor for all other active urban renewal 
areas, may not exceed 15% of the total assessed value of the municipality (i.e. the City of 
Portland), exclusive of any increased assessed value for other URA's. 

ORS 457.420 (2)(a)(B) provides that the total land area of a proposed urban renewal area, when 
added to the land area of existing active urban renewal plans, may not exceed 15% of the City's 
total land area. 

Data assembled from the Multnomah County Assessor indicates that the 2003 total assessed 
valuation for real property within the proposed urban renewal area boundary is $377,623,620. 
Staff estimates that the value it will carry at the time of certification of the frozen base will total 
$381,399,856, and that when Personal Property accounts are added, the certified frozen base will 
total approximately $423,777,618. Table 4 shows the .certified values and acreage for all of 
Portland's renewal areas, and how values and acreage in the proposed industrial URA would 
influence the 15% limits. 
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Table 4 -Indication of Compliance with 15% Acreage and Assessed Value Requirements 

Assessed Value 

$247,728,838 
$70,866,644 

$129,701,177 
$378,055,680 
$224;605,349 
$640,177,922 
$358,684,364 
$307,174,681 
$180,450,967 

___ ___;:::....:......:..:. __________ $1 ,033.372,876 

Total Percentage URA Acreage 13.91% 
Soun·c: Tax Supen1lsing and Consen.·ation Commission , Afulmomah County A ssessmcm and Taxation, 
Ta.~hman Jolmson !J. .. C, and PDC, 2004. 

Preliminary Estimates. 
** 2003 Tax Year. 

v. REASONS FOR SELECTION OF THE AREA 

$3,570,818,498 

$423 777 618 

$3,994,596,116 

$37,695,449,753 

10.60% 

The area of the proposed Willamette Industri al Urban Renewal Plan was chosen in order to 
remove blighting conditions within the four sub-areas constituting the Plan. This proposed 
URA represents a tremendous opportunity for the City of Portland to fulfill over-arching 
economic development goals related to the attraction and retention of industrial enterprises 
which provide good paying jobs, as well as capitalizing on the transportation infrastructure 
provided by the urban growth boundary, which concentrates industrial uses in order to optimize 
transportution investment. This Plan is necessary to fully realize this opportunity and to achieve 
the above goals. 

This Report addresses the core issues that drive the selection of the area - environmental 
contamination and under-utilization of key industrial opportunity parcels, particularly in light of 
the City's severe lack of developable industrial lnnd. The boundary includes sites on both the 
east and west sides of the River that are likely to remain in their current blir.;hted condition 
without fonnation of the proposed URA. Inclusion of these properties within the URA will 
allow the area to achieve its potential, through the provision of important funding tools that are 
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necessary to make new development, including re-investment in existing facilities, financially 
feasible. 

Each of the four sub-areas is characterized by the blighted conditions (environmental 
contamination and/or under-utilization of land) which urban renewal can help to ameliorate, 
thereby justifying inclusion in the URA boundary: 

• 

• 

The 192 acre Swan Island sub-area features several major vacant parcels, including a 30 
acre Port-owned property on the main channel of the Willamette River, and the Cascade 
General property which has experienced a major decline in employment due to changing 
market conditions and industry trends. As noted earlier, there are infrastructure 
deficiencies associated with the Cascade General property - a major redevelopment is 
likely to trigger substantial public infmstructure requirements. 

The Mock's Bottom sub-area, at 360 acres, is the largest of the four sub-areas, is fairly 
well developed, though some properties are developed at relatively low improvement to 
land value ratios and/or include buildings that are functionally obsolete. Urban renewal 
represents a means by which to more fully utilize this existing development. though plant 
modemization and expansion. There are vacant properties in Mock's Bottom which with 
urban renewal assistance can be redeveloped. 

West Bank North is partially developed with the Siltronic facility. However, Siltronic's 
ownership includes major opportunities for reinvestment, reinvestment that will not occur 
without inclusion of this property in the proposed URA. Urban renewal funds are 
essential to re-investment in Sillronic's existing fabrication plants as well as the 
approximately $466,000,000 fabrication plant Sillronic is contemplating developing on 
this site, which would generate about 500 good-paying jobs. The site also includes an 
additional 25 acres that could accommodate further expansion, if urban renewal funding 
is available to assist. · 

• West Bank South faces arguably the greatest challenges to redevelopment among the four 
sub-areas. As noted earlier in this report, the major holdings in this sub-area suffer from 
severely environmental contamination, and it is very unlikely that major new 
development will occur on these properties without the funding assistance that urban 

·renewal provides. Even with urban renewal funding, it may not be possible to retum 
some of these sites to productive use, but withOllt urban renewal the restoration of these 
sites appears unfeasible. 

The proposed URA includes numerous river-front parcels. Formation of the urban re1;ewal area 
will provide funding sources to upgrade the river-front, to assist with enhancing fish and wildlife 
habitat and with greenway trail improvements where required. 

The proposed URA does not include the Willamette River, except as private parcels extend into 
the River. The River has not been included in the URA study boundary for the following 
reasons: 
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Inclusion of non-privately held river "lands" would not serve the essential purposes of the 
proposed URA, i.e. to assist in new industrial/manufacturing investment which will 
create new quality jobs. 

The non-privately held River area is not taxable property, and therefore would not 
generate any tax increment, which is related to the aforementioned purpose of the URA 
(i.e. new increment to assist in new job-generating private investment). 

• Inclusion of the River would add a considerable amount of non-taxable acreage. This is a 
concern because of the statutory limitation on the total acreage in the City that may fall 
within an Urban Renewal Area (see Section IV). 

• Even if non-privately held portions of the Willamette River were included in the 
proposed URA, direct contamination clean-up costs in the Willamette River (bank to 
bank, as opposed to the adjacent developable shores) are not TIF eligible expenses 
because such a project wonl(f not prevent or eli:njr::!t:: blight in the prvpost:U URA as 
required by ORS Chapter 457. Contamination in the Willamette River is not one of the 
constraints that has created blight and prevented development of the properties in the 
proposed URA. Absent that link, TIF may not be used to clean up the WillametteRiver. 

VI. REJJATIONSHIP BETWEEN PROJECTS TO BE UNDERTAKEN AND 
EXISTING CONDITIONS IN AREA 

The projects to be undertaken under the Plan are designed to remove blighted conditions within 
the District. The projects are directly related to conditions within the District. The major 
expenditure categories include business assistance, addressing environmental contamination, 
infrastructure investment, and land acquisition . 

The Portland Development Commission's various financial assistance programs for businesses 
include the Quality Jobs Program, the Economic Opportunity Fund, Deferred Loan Program and 
the Industrial Development Opportunity Services Program. Use of these various funding 
programs in the URA will allow PDC to assist existing businesses to expand, and new businesses 
to locate in the URA. Financial assistance to new business investment, such as the proposed 
$466,000,000 Siltronic fabrication plant, is the primary impetus for the URA. Urban renewal is 
essential to attracting new investment on vacant and under-utilized properties within the URA 
boundary. 

Environmental contamination in the proposed URA is another major challenge that urban 
renewal funds could remedy. As noted in this Report, there are numerous properties within the 
proposed URA that are constrained by environmental contamination. The proposed URA will 
provide a possible funding source to assist in the redevelopment of these properties, through the 
assessment, remediation, and/or mitigation of environmental conditions. Without this assistance, 
these properties could remain abandoned or underutilized, which not only prevents increased tax 
revenue but also continues to endanger the health and safety of humans and of wildlife. 
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Infrastructure development (streets, water, sewer, storm drainage, habitat improvements 
pedestrian amenities) will occur as an incentive to private development. New development will 
require additional infrastructure, and in some cases will also trigger public improvement 
requirements related to the Willamette Greenway. 

The Plan authorizes a comprehensive set of projects to eliminate blight in the area and to 
generate a significant amount of jobs and private business investment, in accordance with the 
aspirations set forth in the Plan. 

VII. ESTIMATED COSTS AND REVENUES 

Estimated revenues and costs, including capital and operating costs, are shown on Exhibit 2, 
Project Revenue and Expenditure Summary. Costs were estimated in 2004 dollars and converted 
to year of expenditure dollars assuming annual inflation of 3%. Revenues are obtained from 
urban renewal bond proceeds and the proceeds of short term urban renewal notes. 

The capacity for urban renewal bonds and notes is based upon projected tax increment. which in 
tum is based upon projections relater! to de\•elcpm.:!ni wiLhin the proposed URA. Development 
projections represent moderately conservative assumptions regarding new investment on vacant 
and under-utilized properties, as well as growth in the assessed value (A V) for existing 
development. 

Specifically, tax increment revenues arc assumed to derive from three separate sources, or 
categories of tax generating activity. These sources are: 

A. Redevelopment of low valued lots. This includes more intensive utilization of existing 
businesses which would remain in place. 

B. Appreciation from lots that arc not projected to completely redevelop but some of which 
are likely to experience new investment due to plant expansion and modemization. 

C. Increment generated through Siltronic investment. 

Annual assessed value appreciation of existing properties that are not projected to be 
redeveloped (generally, all properties with a total Real Market Value for land plus improvements 
of $6.50 per square foot or greater) is estimated at 1.5% initially, growing to 3% over time. This 
is a "blended" rate, consisting of commercial-assessed properties which are assumed to grow in 
assessed value at 3% annually (the maximum rate allowed under Measure 50), as well as 
industrial-assessed development, which appreciates in value at a lower rate, due to depreciation 
and other factors. The increase in the projected growth rate accounts for business expansion 
facilitated through formation of the district. 

Appreciation in value of land due to redevelopment was estimated by <}ssuming that some sites 
with a total (land and improvements) Real Market Value of less than $6.50 per square foot would 
redevelop. The mix of redevelopment would vary by sub-area based on their particular 
characteristics, according to the following divisions: 
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Table 5: Redevelopment Assumptions (includes plant modernizations) ~y Sub-area with 
Urban Renewal 

Sub-area 
Redevelopment 

Warehouse% Factory% Office% Potential (Acreage) 
Swan Island 110.9 35% 50% 15% 
Mocks Bottom 13.3 45% 40% 15% 
West Bank North 24.7 60% 40% 0% 
West Bank South 108.0 75% 25% 0% 
Source: Portland Developmellt Conmusswn and Tashman Johnson LLC, 2004. 

For these redevelopment projections, a non-build factor of .25 was assumed, meaning that of the 
lots projected to be redeveloped, 25% would remain vacant after 20 years. The table above 
indicates acreage slated for redevelopment before this non-build factor is applied. Of the three 
development types, warehouse developments are estimated to have a total value of $22.96 per 
square foot of site area, factory developments are estimated at $46.80 per square foot of site area, 
and office developments are estimated at $74.75 per square foot of site area. Note that any new 
office development in the URA is assunl~;:O to be u.--:C:H~y to adjoining industrial development, in 
accordance with zoning restrictions. These redevelopment assumptions result in a total new 
development/redevelopment value of $300.3 million over 20 years. These figures do not include 
the proposed Siltronic silicon wafer fabrication plant. 

Based on these assumptions, total revenues of $105.7 million are expected to be available for 
projects from the bond and note proceeds, not including Siltronic. In nominal dollars, costs total 
$101.9 million. In addition, the Siltronic investment would require business assistance of 
approximately $65.3, based on revenues of $66 million. 

Total costs for the URA (including Siltronic) would therefore total $167.1 million, and revenues 
total $171.7. Based on these projections, revenues are sufficient to cover expenditures, and the 
Plan is therefore financially feasible. 

Vlll. ANTICIPATED PROJECT SCHEDULE 

The anticipated schedule of each urban renewal activity is shown on Exhibit 2. Projects are 
anticipated to be complete when the last expenditure is undertaken as indicated on Exhibit 2 . 
Activities are anticipated to be undertaken starting in FY 2005/2006 . and ending in FY 
2024/2025 . 
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IX. FINANCIAL ANALYSIS 

Exhibit 2 indicates that projected revenues are sufficient to cover projected expenditures and that 
the Plan, therefore, is financially feasible. 

Exhibit 3 indicates that projected urban renewal taxes are sufficient to support bonded 
indebtedness to the extent necessary to provide project revenues. Additional revenues are 
provided by short term urban renewal notes, repaid on an annual basis from the ending fund 
balances. It is projected that all indebtedness pursuant to this plan will be retired or otherwise 
provided for 2028-2029. 

X. FISCAL IMPACT STATEMENT 

The amendments to the Oregon Constitution passed by voters in May, 1997 resulted in a shift in 
Oregon ' s property tax valuation system. The existing tax bases and most continuing levies by 
taxing districts were subsequently reduced and then converted to . "permanent rates." These 
permanent rates were sufficient to levy the amount of revenue that each taxing ·district was 
authorized to levy in 1997-98 . 

Since FY 98/99, the maximum revenues for each taxing district that maintains a permanent rate 
is determined by applying the permanent rate to the assessed value within the taxing district. 
Under this revised taxation system, the fiscal impact of urban renewal consists primarily of tax 
revenues foregone by taxing districts. 

To a lesser extent, impacts in terms of increased tax rates to tax payers will result from any levy 
other than permanent rates. For example, if a local option levy or exempt bond levy is approved 
by voters, the tax rate necessary to raise the amount approved may be higher as a result of the 
existence of the Plan. 

It is projected that $101.9 million of tax increment funds will be required to implement the Plan 
(other than the proposed Siltronic project). In addition, the Siltronic project would require 
another $65.3 million of tax increment funds It is projected that by the end of FY 2027/2028, 
sufficient urban renewal tax revenues will have been collected to retire all outstanding bonded 
indebtedness necessary to finance the Plan. Urban renewal tax collections would therefore be 
projected to cease in 2028. Table 5 shows the projected revenues foregone by the taxing districts 
that levy taxes within the Area through FY 2028. The permanent rates are based on FY 
2003/2004 rates . No other rate adjustments were made since many of them require voter 
approval or w ill not exist for a significant duration of the plan. Also, bond rates may be different 
due to changes in debt service requirements . 

The foregone revenues are those revenues resulting from taxes on the level of development that 
would occur wirlzour urban renewal. !.3ased on recent trends, PDC projects that new investment 
within the proposed URA will be limited if the URA is not formed. For instance, the proposed 
Siltronic investment ($466,000,000) will not occur without urban renewal. Moreover, some 
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properties will actually lose value (or at least not appreciate in value) due to such factors as 
environmental contamination and depreciation of existing plant and equipment. The example of 
Atofina illustrates this scenario (see Section II.D). In addition, it is projected that appreciation of 
existing lots will be lower without urban renewal, due to less business growth and expansion. 

To estimate investment in the area without formation of the proposed URA, significantly less 
redevelopment is expected to occur compared to redevelopment projections with urban renewal. 
Moreover, the mix of uses is assumed to be more heavily weighted toward lower value uses (e.g., 
warehouse and flex space). Redevelopment assumptions that are projected without formation of 
the URA are shown below by sub-area and development types: 

Table 6: Redevelo 
Sub-area Factory% 

Swan Island 70% 20% 10% 
Mocks Bollom !3 .:1 70% 20% 10% 
West Bank North 24.7 l:SO% 20% 0% 
West Bank South 108.0 80% 20% o<~;;, 

Source: Portland Developmenr Commission and Taslrman Johnson LLC. 2004. 

For the non-urban renewal scenario, a non-build factor of 50% was assumed for Swan Island, 
Mocks Bottom, and West Bank North . Given the significantly contaminated properties in the 
West Bank South sub-area, a much higher 80% non-build factor was assumed. 

With these assumptions, these areas are expected to generate a total incremental Assessed Value 
of $331 .8 million over 20 years assuming that the urban renewal area is nor formed. This 
compares to a total incremental Assessed Value of $720.7 million assuming the URA is formed. 

Consequently the foregone revenues to tax-affected jurisdictions are relatively modest. Exhibit 4 
indicates the foregone revenues for these jurisdictions on a year by year basis. Table 7 below is 
extracted from Exhibit 4; it indicates total estimated losses to permanent rate authorities over the 
20 year life of the URA 1: 

1 This only includes permanent rates. 
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Table 7: Impacts to Local Taxing Jurisdictions; Foregone Revenues 
Tax Affected Districts Rate 20 yr NPV at 3% Average/yr. Current $ 

Port of Portland Permanent 0 .0701 156,245 7,102 
City of Portland Permanent 4 .577 10,201 ,600 463,709 
Metro Permanent 0.0966 215,310 9,787 
Multnomah County Permanent 4.3434 9,680,933 440,042 
Multnomah County ESD Permanent 0.4576 1,019,937 46,361 
PCC Permanent 0.2828 630,328 28,651 
SD1 PPS Permanent 4.7743 10,641 ,359 483,698 

Totals: 14.6018 32,545,713 1,479,351 
SnHrce: Ta shman Johnson, LLC, 2004. 

Because of the increased assessed value that is projected to occur within the proposed URA as a 
result of urban renewal through FY 2025, even with minimal growth in assessed value after 2025 
(4% annually), in present value terms the taxing districts are projected to recoup all foregone 
revenues within 1 1 years from the cessation of colh:diui"i of l.>rb:An ::e~ewal taxes {in FY 
2027/28), or by FY 2038/39. 

XI. RELOCATION REPORT 

ORS 457 .085 (3) (i) requires a relocation report as part of the Report to an Urban Renewal Plan. 
The following addresses the components of the relocation report. 

A. Analysis of Existing Residents or Businesses Required to Relocate 

No propenies have been specifically identified for acquisition in the Plan. Therefore, 
there are no existing residents or businesses which will be required to relocate. Any 
resideJ1ts or businesses which are required to relocate as a result of Commission­
sponsored projects will be eligible for relocation assistance in accordance with the 
Commission's Relocation Policy, adopted by Resolution 5169 on September 16, 1998. 

B. Methods to be used for the temporary or permanent relocation of persons 
living in, and businesses situated in, the urban renewal area in accordance with 
ORS 281.045 to 281.105 

Again, the Commission has adopted a Relocation Policy which conforms -to the 
requirements of ORS 35.500 to 35.530. The Portland Development Commission 
Relocation Policy is incorporated herein by reference. 

An enumeration, by cost range, ol' the existing housing units in the urban renewal 
areas of the plan to be destroyed or altered and new units to be added. · 

There a re no housing units within the area, and zoning regulations prohibit new housing 
development. Therefore this provision does not apply. 
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EXHIBIT 2: PROJECT REVENUES AND EXPENDITURES 

I 

_J 
Fiscal Year EroirYJ June 30 2000 2007 2008 2009 2010 2011 2012 2013 2014 2015 

Revenues 
BcgiMi"J llalaro:o 0 379,743 22,830,536 6.221,759 5,523,346 5,327,470 583,490 1,003.240 1,010,156 1,077,477 

0 loog T orm Bond ProcC<lds 1,209,993 45,125,123 3,0,77,992 0 4,93·1,833 0 5,871,584 0 5,858,454 0 
Shari Term Bond ProcC<lds 0 0 3.028,390 3,256.447 1,98-1,784 2,421.711 2,739,142 3,110,390 2,058,213 2,730,471 

I lnlcresl 0 3,797 228,305 62,218 55.233 53,275 5,635 10,Q32 10,102 10,775 

.--- Tolal 1,209,993 45,508,664 29,165,223 9,540,424 12,498,197 7,882,455 9,179,850 4,123,662 8,936,983 3,818,723 

J 
Expenditures 
Bond Issuance Cosls 30,250 1,128,128 78.464 1,628 124,383 1,211 148,159 1,555 147,490 1,365 

.Y Malerlals & SO<Vices 500,000 200,000 515,000 530,450 546,364 562.754 579,637 597,026 614,937 633,385 
Environmcnlal Milgalkm 

' Assessments (Levell and 21 0 0 1,000,000 150,000 500.000 250,000 250,000 250,000 1,000,000 250,000 
~--·· Remo<!ialion 0 0 500,000 8 2,500,000 0 2,500,000 0 2,500,000 0 

Frnancial Assislance 
lrxJ.JSiriaiOOS 0 0 50,000 10,000 50,000 50,000 65,000 0 100,000 50,000 
Environmonlallnsurarca 100,000 50,000 2~~.000 250,000 500.000 100,000 250,000 100,000 500,000 500,000 
Oually Jobs Program 0 50,000 250,000 50,000 450,000 100,000 250,000 250,000 500,000 400,000 
Econcmic Opponunily Fund 0 50,000 250,000 25.000 500,000 175.000 450,000 250,000 250,000 400,000 
Siiuoric Asslslarcc 0 20,000,000 20,000,000 3,000,000 2,000.000 6,000,000 1,683,814 1,464,925 997,079 579,366 

lar<lAcqulsilioo 0 0 0 0 0 0 1,000,000 0 1,000,000 0 
ln!rastruclure 100,000 0 50.000 0 0 0 1,000,000 200,000 250,000 0 
Transler lo OS Fond 100,000 1.200.000 0 0 0 0 0 0 0 0 
Tolal 830,250 22,678,128 22,943,464 4,017,078 7,170,727 7,238,965 8,176,610 3,113,506 7,859,507 2,814,116 

Ending Balance 379,743 22.830i5l6 6,221,759 5,523,346 5,327,470 563,490 1,003,240 1,010,156 1,077,477 1,004,607 

Fiscal Year Eroir9 June30 2016 2017 2018 2019 2020 2021 2022 2n2:l 2024 2025 

Revenues 
Bcginri iY,I Oalaro:o 1,004,607 1,005,1 36 945,556 1,322,157 1,333,348 1,307,706 1,332,490 1,344,529 1,339,293 1,389,640 
Long Term Boro Procooos 6,759,894 0 8,051,713 0 8,588,168 0 8,884,767 0 9,654,107 0 
Shari T crm Boro Proceo<!s 1,701,785 4,513,706 3,152,719 4,281,374 2,908,418 4.352,220 4,559,622 6,211,367 4,568,981 6,129,832 
lntorcsl 10,046 10,051 9,456 13.222 13.333 13.077 13,325 13,445 13,393 13.896 
Tolal 9,476,332 5,528,893 12,159,443 5,616,752 12,843,267 5,673,002 14,790,21)4 7,56Q,341 15,575,m 7,533,369 

Expendllures 
Bond lssuarce Cosls 169,848 2,257 202,869 2.141 216,158 2,176 224,399 3,106 243,637 3,065 
Malenals & Services 652,387 671,958 692,117 712,880 734,267 756,295 778,984 802,353 826,424 851 ,217 
Environmenlai M19ation 

Assessmenls (Levell and 21 750,000 ?.50,000 1,000,000 525,000 1,500,000 200,000 250,000 250,000 0 0 
Romooiallon 2,000,000 0 2,500,000 1,500,000 4,750,000 0 500,000 500,000 500,000 500,000 

Financial Assislance 
Industrial DOS 100,000 100,000 100,000 100,000 250,000 100,000 250,000 250,000 250,000 0 
EnvuOMlenlallnsuranca 500,000 400,000 500,000 150,000 500,000 300.000 1,250,000 1,375,000 450,000 625,000 
OuaN!y Jobs Program 1,500,000 500,000 1,600,000 200,000 750,000 300,000 1,900,000 1,000,000 900,000 550,000 
Economic Op;lorlurjly Furd 1,500,000 600,000 1,500.000 250,000 850,000 400,000 1,750,000 1,000,000 750,000 825,000 
s mronic 198,961 1,809,122 1,242,301 843,383 485,136 132,041 1,642,292 1,().19,589 675,464 318,307 

Lard Acqulsilion 1,100,000 0 1,500,000 0 750,000 1,150.000 2,750,000 0 5.450,000 0 
~ lnhastrucluf& 0 250,000 0 0 750,000 1,000,000 2,150,000 0 4,140,608 0 

Translor lo OS Fond 0 0 0 0 0 0 0 0 0 2 500,000 ..:» Tolai 8,471,196 4,583,337 10,837,287 4,283,404 11,535,562 4,340,512 13,445,675 6,230,048 14,186,133 6,172,588 

Ending Bolance 
00 

---'·~ 1145,556 ~!57 1,333,348 1,307,706 1,332,490 __1~1,339,293 1,389,640 1,360,781 
eD 
0 
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EXHIBIT 3: PROJECTED URBAN RENEWAL TAXES AND BONDED INDEBTEDNESS SCHE[IULE 

Fiscal Year Ending June 30 
2016 2017 2018 2019 2020 ~021 2022 2023 2024 2025 

Revenues 
Beginning Balance 

6,537.294 7,175,380 7,175,380 7,935,405 7,935,405 13,119,774 8,746,067 9,875,267 9,584,726 10,496,005 

Tax Increment Revenues 
Current Year (@ 95%) 

8,789,997 10,947,227 11,015,458 11,373,615 
11,721,119 12,101,948 14,376,531 

14,501 ,471 14,969,830 15,476,354 

Prior Year (@4%) 
359,881 370,105 460,936 463,809 478,889 49:;,521 509,556 605,328 610,588 630,309 

lnlerest 
65,373 71 ,754 71,754 79,354 79,354 13'.,198 87.461 98,753 95,847 104,960 

Transfer from Project Fund 
0 0 0 0 0 0 0 0 0 0 

15,752,545 18,564,466 18,723,528 19,852,183 
20,214,767 25,841i,441 

23,719,615 25,080,818 25,260,991 
26,707,628 

Total 

Expenditures 
Debt Service 
Long Term 

Bond1 
4,373,707 4,373,707 4,373,707 4,373,707 4,373,707 4,3i'3,707 4,373,707 4,373,707 4,373,707 4,373,707 

Bond2 
290,541 290,541 290,541 290,541 290,541 2!10,541 290,541 290,541 290,541 290,541 

Bond3 
465,813 465,613 465,813 465,813 465,813 4ti5,813 465,813 465,813 465,813 455,813 

Bond4 
554,236 554,236 554,236 554,236 554,236 5'54,236 554,236 554,236 554,236 554,236 

BondS 
552,997 552,997 552,997 552,997 552,997 s;z,997 552,997 552,997 552,997 552,997 

BondS 
638,066 638,086 638,086 638,086 638,086 638,086 638,086 . 636,086 638,086 638,086 

Bond7 

760,025 760,025 760,025 760,025 760,025 760,025 760,025 760,025 

810,662 f.10,662 810,662 810,662 810,662 810,662 

838,659 838,659 838,659 838,659 

911,279 911,279 

BondS 
Bond9 
Bond 10 

Total long Term Bonds 
6,875,380 6,875,380 7,635,405 7,635,405 8,446,067 8,.146,0E7 9,284,726 9,284,726 10,196,005 10,196,005 

Long Term Bond Reserve 
6,875,380 6,875,380 7,635,405 7,635,405 12,819,774 8,446,067 9,575,267 9,284,726 10,196,005 5,822,298 

Short Term Bonds 
1,701,785 4,513,706 3,152,719 4,281,374 ·1,351,074 8.654,307 4,559,622 6,211,367 4,568,981 10,389,325 

Total Expenditures 
15,452,545 18,264,466 18,423,528 19,552,183 

19,914,767 25,546,441 
23,419,615 24,780,818 24,960,991 

26,407,628 

300,000 300,000 300,000 300.000 300,000 300,000 300,000 300,000 300,000 300,000 

Ending Balance 
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EXHIBIT 4: TAX AFFECTED DISTRICTS FOREGONE REVENUES 

lF;,e,JYearW;nqJuoo30 I --, 2oc6l- 20071 20081 20091 20101 20111 20121 20131 --2o141 20151 20161 20111 

lncfcmen:al AV w.'Oul UR ·510.436 ·973.459 1.ose,u5 3,199,481 16,606~53 31,029.884 47,062,037 63,516.046 61.606,710 99.6-41.768 119,925,709 140,646,373 

la.rioi)District R<~te 
Po: !oiP~'11l:'d Pt ~:rw-., r>l r~=-~::: ·36 -68 74 2N 1,164 2.175 3m 4,452 5,735 6.999 6.407 9,659 
Clfti;!Pwtl.lMP,•rn."'i"t -·· ~:~J; ·2,336 ·4,456 4,843 14,644 76,007 142.024 215,403 290,713 374,429 456.976 548,900 643,748 
lo.'~~r~::s -"9 -94 102 309 1.60< 2.997 4.5'6 6.1 36 7.903 9,645 11,565 13,587 
!A-f'J"4":'11~t'<:\r.t/Pfnhlnrrt r-~ ·2,211 ·4.228 4,596 13.697 72.128 134,775 204,409 275,676 355,319 433,653 520.885 610.892 
f,!~ll:e(SOPt•~~"<t~t t\1 F.--~~~~.&: ·234 ·445 484 1,464 7,599 14,199 21,536 29,065 37,435 45,686 54,876 64,361 
$ICC Pt ~·Mrt~l ·144 ·275 299 905 4,696 8,775 13,309 17,962 23,135 28235 33,915 39,775 
SGI FI'S P.e!TT\iltd~ ~~: ·2,437 ··-~·6 5,052 15275 79,283 146,146 224,686 303,245 390.570 476.675 572.561 671 ,496 

IFiscaiVearEnd;no.hJne30- ~~-- · ~r--- 20i9[ ___ 20201 ---2!!211 20-221 20231 20241 20251 20261 20271 20261 

lncremcnlat AV w.'out UR 162,028,335 184,084,681 206.837,031 230.305.533 254 .510.896 279.474,405 305.217,916 331,763,894 354,430,139 3n,ns;J72 401.622.991 

Ta.ingOistrict ROle 
Pcwt !4 Po.lllrd Pti"!Qrotrt f ·---;0701 ~ 11,356 12,901 1-4,4~ 

Ort c!Food.!rd Ptrl'l'•~ i ---45;7"0 l 7<1,604 &02,556 940.693 
l.'l'l"•oPt•m.trt~ {""" " '"0.0~6 1 15.652 17,783 19,960 
a.J1,:l~T.3!1CoJ'!tfPl! iT'.antrJ r--4Jii\ 703,754 799,553 898,376 
Wt:.o £ ~11tlln.'\.~ rJ j-- ·---r~,S7C i 7".1"-' 84237 94.649 
PCCPt~.Ytr.l L-~~r 45,822 52.059 56.494 
'SCIPPSPtrrr..a:4':1: 773.572 878,876 987.502 

A'Af1g6'lr, 
TnAtltcttdDhtritU RI!P) To !.lit NPVal3'4 c..n.t$ 
Pot1olf'or'..andPaur~rt~ F~---~:~j 258,m 156,245 7,102 
CitfciPOIU.1rdPtrrr..l""nl 16.895.825 10.201,600 463,709 
Mel'Of'r.r:w:ar.t l-~~ 356,595 215.310 9,787 
tl~.o~lf'O'nlh('<A.II.f'J'Prt!N.r!YN I ,,_.:w ; 16,033,499 9,680.933 440.042 
M~.-1t"oE50Pt-~r.J~rol ~-~ 1,689,213 1,019,937 46,36t 
P(,CP.., :~~o~r.'Y.'I, E 02628 ' 1,043.946 630~28 28,651 
:iOtPP;Pt ::o-..1-ld -:::-:-._,7.ii 17.624,150 10.641.359 483,698 
Totals 14.1016 53,902,000 32,545,713 1,479,351 

16,1<4 17,841 19,591 21(J96 
1.054,108 1.164.895 1,279,154 1,396,982 

22.248 24,586 26,S97 29,484 
1,000,309 1,105,443 1,213.869 1,325,683 
105~88 t16,46A 127,887 129,66! 
65.130 71 ,976 79,035 86,316 

1,099.5'8 1.215,111 1,334295 1.457.202 

23~57 24 .846 
1,518,483 1,622~7 

32,048 :14238 
1,440.983 1,539,432 

151,815 162.187 
93,823 100,233 

1.583,940 1,692.156 

26,482 
1,729,062 

36,493 
1.640.634 

172,870 
106,835 

1,803,618 

28,168 
1.839.144 

38,816 
1,745,278 

183,674 
1i3,636 

1,918,424 
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