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John Colgan Andrew Dudley

Jeffrey C Dalin Dave Waffle
Eden Lopez Debbie Suchan
Gregory Vaughn VACANT
Angeles Godinez VACANT
Budget Officer — City MONAQET ..ucueeeeeerrerereerenrenaesensesesassesesassesses Peter Brandom
Community Development DIrector ......icvcnerncsicnscnisnscsssansesssscscsnsaes Barbara Fryer
Assistant City Manager — Business Operations.......icveenncnicnscscsunens Ellie Jones
December 2 URA Board approves budget calendar and appoints a Budget Officer
Mar 1- Mar 31 Finance Department prepares proposed Cornelius URA budget
April 3* Publish 1st Notice announcing Budget Committee meeting
April 10%* Publish 2nd Notice announcing Budget Committee meeting
April 23 & 30 Budget Committee meetings, Budget Hearing and Budget Committee
approval
May 2- May 31 Summary Budget and Hearing notice published

No later than June 30 URA Board adopts budget; Resolution adopting budget; Make
appropriations; Levy and Categorize tax

No later than July 15th -2 copies of notice of levy and adopted resolutions go to County Assessor
Copy of entire budget to County Clerk
Submit final Financial Summaries to Washington County

*2 notices announcing the Budget committee meetings must be published with 5 days between notices (5-30
Days before the meetings)



The Cornelius Urban Renewal Agency (URA) receives revenue (taxes) based on the increase in the assessed
value of the properties within the boundaries of the established URA District boundaries above the "frozen"
base values at the time the District was established. This method of taxation is referred to as Tax Increment
Financing (TIF) since only the incremental increase in taxes after a certain date is provided to the URA, not
the entire tax assessed. Revenues for the URA increase dramatically as new buildings are built or older
buildings are significantly remodeled or restored within the URA District boundary, thus increasing their
assessed values. State law allows for the revenue to be used for specific capital projects that are approved
by the URA Board following public review and input. The Cornelius Urban Renewal Plan was adopted in
2019 and includes 35 projects in the areas of transportation, developer incentives, acquisition, creating
community, and administration of the Plan. In January 2025, the Urban Renewal Agency Board approved
addition of two new projects which present a unique opportunity, acquisition of the Cornelius Elementary
gym/cafeteria building to be converted into a community and recreation center, and acquisition of the
former Grande Foods property, for redevelopment.

One of the goals of urban renewal is to strengthen and grow the tax rolls by spurring new development.
This new development is critical in growing the TIF funding by increasing the assessed value of the URA.
Redevelopment of existing buildings triggers a new assessment of the additional value added to the
property, whereas a new development in the area triggers a complete 100% assessment of the property at
today's value. To be able to continue implementing the Urban Renewal Plan, the tax increment must
continue to grow, and in order for that to happen more impactful new development projects should be a
priority.

This is the sixth year of the Cornelius URA. The early years of URA implementation tend to be very limited,
as the TIF revenues are small and require time to grow. Other than to cover minor administrative expenses,
the TIF revenues for the first several years of Cornelius’s URA were being banked in order to facilitate
more robust programming in future years.

With a more substantial fund balance, during FY2025 the URA was able to purchase the long-blighted
former Estby fuel station at 10" and Baseline and to begin the cleanup process of the underground fuel
storage tanks. Also during FY2025, the owners of the former Grande Foods shopping center in the
community’s town center offered the property for sale and gave the Urban Renewal Agency the opportunity
to purchase it. The Agency is slated to close on the property in May, 2025. The long term objective for the
site is commercial redevelopment, based on the Concept Plan that was completed in 2019.

With a healthy fund balance, the Urban Renewal Agency Board has the opportunity to borrow funding in
the coming year to implement projects. This will be an exciting time to revisit the Plan’s project list, revise
and pursue opportunities to revitalize the Cornelius town center. We are grateful to prior leadership who
established the Urban Renewal program, without which most of this work would not be possible.

Peter Brandom
City Manager



The table below shows a summary of the financial capacity of the URA, including how the total TIF revenue
translates to the ability to fund urban renewal projects in constant 2019 dollars in five-year increments.

TIF Capacity of the Area
Total TIF (YOES) S 45,121,216
Maximum Indebtedness (YOES) $ 25,600,000
Capacity (20199) S 13,117,438
Years 1-5 S 2,898,750
Years 6-10 S 1,298,750
Years 11-15 S 5,120,000
Years 16-30 S 3,799,938

The Area is anticipated to complete all projects and have sufficient tax increment finance revenue to
terminate the urban renewal area in 2050, a 30-year urban renewal plan. The time frame of urban renewal
is not absolute; it may vary depending on the actual ability to meet the maximum indebtedness. If the
economy is slower, it may take longer; if the economy is more robust than the projections, it may take a
shorter time period. These assumptions show one scenario for financing and that this scenario is
financially feasible.

The maximum indebtedness is $25,600,000 (twenty-five million six hundred thousand dollars). The
estimated total amount of tax increment revenues required to service the maximum indebtedness of
$25,600,000 is $45,121,216 and is made up of revenues from the division of taxes from permanent rate
levies. The total TIF revenue required is based on the Year of Expense (YOE).

The tables below shows the tax revenues to date. Loans or bonds may be taken to complete projects
before tax revenues are available.

Tax Revenues Received To Date

Actual Actual Actual Actual Estimated
FYE 2021 FYE2022 FYE 2023 FYE2024 FYE2025 TOTAL

TIF: Current Year 51,926 122,183 175,090 391,327 482,998 1,223,524
TIF: Prior Years - - 1,171 2,272 2,000 5,443
Total Resources 51,926 122,183 176,261 393,599 484,998 1,228,967



Total Estimated

Expected year

Project Description Cost of completion
2025
Purchase, renovate, and convert into community's first community and
*Cornelius Elementary School and Cafeteria building |recreation center. S 2,000,000
Purchase property for future commercial redevelopment and community 2025
*Grande Foods property use. S 4,871,125
Estby purchase and brownfield remediation Purchase, demolition; assumes state grants for cleanup. S 292,630 2024
Purchase and demo house adjacent to library, Purchase, demoliton, paving, striping, landscaping, and frontage costs for a s 481110 2025
develop parking parking lot adjacent to City Hall. !
New “Welcome to Cornelius” sign on west side; Design, construct and install a monument similar to the monument on east s 67.530 2024
easement acquisition side of City. !
Install bike racks, garbage cans, and benches that fit with the current
Downtown bike racks, garbage cans, and benches ' g 8 e Y S 52,569 | 2024-2033
streetscape.
Add_bulbouts along 11th - 14th between Adair and Extend _the sidewalk area into the pal.'king lane to_ provide a more s 1,727,001 2025-2040
Davis convenient and comfortable pedestrian connection.
. o This project authorizes the purchase of the Railroad ROW within the Area;
Railroad ROW property acquisition . S 579,650 2025
assumes state grants for brownfield cleanup.
Decorative informational signs Design, construct and install decorative informational signs. S 17,390 2024
Connections and equipment for downtown holida
lighting quip v Purchase and installation of equipment for downtown holiday lighting. S 69,558 2024
Close-in Neighborhood Frontage Improvements Install sidewalk improvements including planting of street trees. S 2,399,052 2025-2039
Add electrical conduit and service to downtown Add electrical conduit and service to downtown. S 89,558 2025
These treatments include but are not limited to stormwater-friendly
Reconstruct downtown couplet alleyways with surfacing, bulbouts at entrances, special paving, lighting, minor furnishings, s 403170 2029
pedestrian amenities and decorative features minor landscaping (planter boxes), utility work (drainage), curb extensions ’
with driveway aprons at street entries, miscellaneous building adjustments.
Alleyway connection road treatments (11th, 12th, . . .
yway ( Install colored or textured street crossings to reinforce connectivity. S 53,756 2029
13th, 14th)
Design and install a plaza with pavement, utilities, furnishings, lighting,
Splash Pad and Plaza '8n and i plaza with p tiities, Turnishings, fignting S 1425700 2031
landscaping, art, shelter, splash pad fountain and signage.
Thi ject authorizes thi h f the West: States Fire A t
Western States Fire Apparatus building acquisition !S Pro]ec authorizes the .purc ase o ) © . estern States Ir? Fpara us
) | \ building and also the costs incurred to bring it up to current seismic S 1,512,600 2032
and redevelopment into indoor farmer's market
standards.
Core Neighborhood pathways Irnprm{e the core neighborhood pathway system, particularly around s 389,500 2034
Cornelius Elementary.
Provide neighborhood trailheads on future Council Creek Regional Corridor
Neighborhood Trailheads that include light landscaping, simple signage, light paving for access, S 560,880 2034
fencing and bollards.
Add and upgrade transit stop amenities as needed, to include sheltered
Bus stops/amenities stops with seating, landing pads, route information, bicycle parking and S 360,150 | 2034-2043
improved lighting.
Install te all i ts to i tivit d
Core Neighborhood alleyway improvements nsta con?re € alleyway improvements to Improve connectivity an S 2,683,460 2042-2045
reduce maintenance.
Other downtown street crossing treatments Install colored or textured street crossings to reinforce connectivity. S 672,336 | 2037-2043
Install improvements to the Haney site which is defined as North 26th
Fred Meyer road frontage improvements P . v . 1,874,920 2042
Avenue to Lot 3. Improvements include street and frontage improvements.
Supplement Community Development Block Grant (CDBG), Washington
County Transit Development Tax, and other funding sources for frontage
N 29th Ave Frontage Improvements | v . . P . s . s $ 680,960 2037
improvements including curb, gutter, sidewalk, street trees, street lights and
utility undergrounding.
Convert downtown streetlights to LED and Option C |Convert downtown streetlights to LED and Option C (City owned &
. . L S 340,480 2037
(City owned & maintained) maintained).
Design, construct and install five gateways (3 along highway couplet, 2 at
north/south arterials). Gateway features may include but are not limited to
Town Center Gateway Features ) / ) way teat v ) S 1,806,100 2038
signage, flag poles, landscaping, lighting, art piece, curb extensions, and
utility work.
Add shepherd's crook lights between Adair and Add shepherd’s crook lights between Adair Street and Barlow, Street 11th -
S 862,245 2040
Barlow, 11th -14th 14th Avenues.
Provide a multi-modal connection between the Town Center and the
planned Council Creek regional trail to the north and the Tualatin River to
the south (Alpine Street to Council Creek Regional Trail within the Urban
14th Avenue Greenway Treatments . . S 1,622,695 2044
Renewal Area). The greenway would have a unique cross-section to
promote walking and biking trips. The available right-of-way is generally 40-
feet wide and constrained with existing fronting development.
Extend Holladay Street from 4th Avenue to the west city limits, construct as
. . an Industrial Collector, with sidewalks and bike lanes. Alignment should
N Holladay Extension (4th to City Boundary) ) . . 2,156,600 2045
connect with a future street extension from Yew Street. (Maximum urban
renewal expenditure 50% of project costs)
1st Street Pathway Connectivity
TOTALS $ 30,052,725

*Added via minor amendment, January, 2025




Urban Renewal Agency

The Cornelius Urban Renewal Agency administers the Cornelius Urban Renewal Plan, created in 2019. Urban
renewal allows for the use of tax increment financing, a financing source that is unique to urban renewal, to
fund its projects. Tax increment revenues - the amount of property taxes generated by the increase in total
assessed values in the urban renewal area from the time the urban renewal area is first established - are used
to repay borrowed funds for any loan given to the Agency.

The purpose of urban renewal is to improve specific areas of a city that are poorly developed or
underdeveloped, called “blighted areas” in Oregon Revised Statutes (ORS) 457.010. In general, urban renewal
projects can include construction or improvement of streets, utilities, and other public facilities; assistance for
rehabilitation or redevelopment of property; acquisition and re-sale of property from willing sellers; and
improvements to public spaces.

Purchased former Estby fuel station and began cleanup of property. Cleanup of the underground fuel
storage tanks is expected to be completed in Fall, 2025.

Initiated borrowing against the Urban Renewal Fund, which includes hiring of urban renewal consultant and
completion of a revenue study.

Revisit and recommend capital project revisions to the Urban Renewal Agency board.
Borrow capital funding based on results of revenue study.
Acquire Grande Foods property.

Acquire Cornelius Elementary gym/cafeteria building with City’s full faith and credit, and Urban Renewal
Fund to pay debt service.

Invest in private buildings in the Town Center through grant match, and local grant programs.

Revenues will come from tax increment revenues.

Description Actual Actual Budget Proposed Approved Adopted
2022-2023 2023-2024 2024-2025 2025-2026 2025-2026 2025-2026
Net Working Capital $ 175,090 $ 391,327  $ 482,998 $ 1,065,620 $ 1,065,620 $ 1,065,620
Interest $ 9,661 $ 31,923 § 15,000 $ 15,000 $ 15,000 $ 15,000
Property Tax - Current $ 205,425 ' $ 371,469 $ 220,000 $ 650,000 $ 650,000 $ 650,000
Property Tax - Prior Year $ 1,171 § 2,272 § 2,000 $ 2,000 $ 2,000 $ 2,000
TOTAL REVENUES $ 391,347 $ 796,991 $ 719,998 $ 1,732,620 $ 1,732,620 $ 1,732,620




The budget expenditures for Materials and Services are for auditing, accounting, legal, and consulting services.
The expenditure for land is to acquire the Grande Foods property.

There are funds budgeted to begin a capital project, which is dependent on tax revenue to be received.

Description Actual Actual Budget Proposed Approved Adopted
2022-2023 2023-2024 2024-2025 2025-2026 2025-2026 2025-2026

Professional Services $ 20§ 76 $ 10,000 $ 50,000 $ 50,000 $ 50,000
MATERIALS AND SERVICES $ 20§ 76 $ 10,000 $ 50,000 $ 50,000 $ 50,000
Land $ - $ 3,000 $ 500,000 $ 1,500,000 $ 1,500,000 $ 1,500,000
CAPITAL OUTLAY $ - 8 3,000 S 500,000 $ 1,500,000 $ 1,500,000 $ 1,500,000
Contingency * $ - $ - $ 209,998 $ 182,620 $ 182,620 $ 182,620
Unappropriated $ 391,327  $ 793,916  $ - $ - $ - $ -
TOTAL EXPENDITURES $ 391,347 § 796,992  $ 719,998 $ 1,732,620 $ 1,732,620 $ 1,732,620

*Contingency funds will be carried over to the next fiscal year.



What is Urban Renewal?

Urban Renewal is one of the few tools for encouraging local economic development. It has been used for
decades in cities including more than 100 urban renewal areas in Oregon. Urban renewal plans provide
cities with an alternative revenue stream called tax increment financing. This revenue stream may be used
on projects and programs in specifically designated urban renewal areas.

How does Tax Increment Financing Work?

While urban renewal itself does not increase property tax rates, it does function on the increases in
property tax revenues from year-to-year. An individual property tax payer’s property taxes may increase
for two reasons. One, the assessor can increase property values at a rate of up to 3% per year and does
so in most cases, and, two, if the individual completed a substantial renovation or new construction on
their property resulting in increased assessed valuation. When an urban renewal area is created, the
property tax revenue from that area is diverted into two revenue streams. The first stream is called “the
frozen base”. The frozen base is the total assessed value of the urban renewal area from the year the
urban renewal area was formed. The property taxes from the frozen base revenue stream continues to
go to the regular taxing jurisdictions, such as the city, the county, and the school district. The second
revenue stream is any increase over the frozen base which is called “the increment”. The increment
represents the basis for tax increment financing and is any increase assessed valuation and the resulting
property tax revenues above the frozen base. The second revenue stream goes to the Urban Renewal
Agency for use on projects, programs, and administration throughout the life of the district.

How are Overlapping Taxing Districts Impacted by Urban Renewal?

The overlapping taxing districts continue to receive property tax revenues on the frozen base assessed
value of the area, but do not receive property tax revenues from any growth in the area. Schools are not
directly impacted by urban renewal. They are funded on a per-student basis from the State School Fund
as determined by the Oregon Legislature. That per-student funding amount is not directly impacted due
to urban renewal in your community. Once an urban renewal area is terminated, there will generally be
an increase in property tax revenues to all taxing jurisdictions. This increase of property tax revenue is a
result of the ability to concentrate funding in a specific area, encouraging economic development in the
area.

How does an Urban Renewal Area Function?

An urban renewal area is run by an urban renewal agency which at its most basic level has income,
expenses, and a spending limit. The income for an urban renewal agency is its yearly tax increment
financing revenues. The expenses for an urban renewal agency are its yearly expenditures on projects,
programs and administration. The spending limit for an urban renewal agency is its “maximum
indebtedness.” Maximum indebtedness is the total amount of money that can be spent in an urban
renewal area on projects, programs, and administration.



What types of Programs or Projects are Eligible under Urban Renewal?
Urban renewal agencies can do certain projects or activities under an adopted Urban Renewal Plan. These
activities generally include:
e Construction or improvement of public facilities including streets, utilities, parks and other public
uses.
e Acquisition and improvement of property.
e Participation with developers for property improvement.

How does Urban Renewal Impact Property Tax Payers?

The “division of taxes”, which represents the vast majority of tax increment financing revenues, does not
increase property tax rates. Regardless, every taxpayer in a city where an urban renewal district exists will
see an indication of urban renewal as a line item on their property tax bill. This can be confusing, but just
remember that when an urban renewal area is created, it changes how the existing taxes paid on a
property are divided out amongst the taxing districts. Your total property tax bill amount would remain
exactly the same with or without urban renewal - the money would just be distributed differently among
the taxing jurisdictions. This division of taxes allows for a portion of the property taxes to be paid to the
Urban Renewal Agency to complete projects in your community.

FY Fiscal Year

ORS Oregon Revised Statutes
TIF Tax Increment Financing
URA  Urban Renewal Agency

YOE  Year of Expense



Fiscal Year: July 1 to June 30 of the following calendar year.

Frozen Base: The total assessed value including all real, personal, manufactured, and utility values within
an urban renewal area at the time of adoption. The county assessor certifies the assessed value after the
adoption of an urban renewal plan. The tax revenues from the frozen base continue to be collected and
distributed to the various taxing jurisdictions for the duration of the urban renewal plan.

Increment: That part of the assessed value of a taxing district attributable to any increase in the assessed
value of the property located in an urban renewal area, or portion thereof, over the assessed value
specified in the certified statement.

Maximum Indebtedness: The amount of the principal of indebtedness included in a plan pursuant to ORS
457.190 and does not include indebtedness incurred to refund or refinance existing indebtedness.

Tax Increment Financing (TIF): Funds that are associated with the division of taxes accomplished through
the adoption of an urban renewal plan. Through the use of TIF, municipalities typically divert future
property tax revenue increases from a defined area or district toward an economic development project
or public improvement project in the community. TIF funds are not appropriated directly from a city's
budget, but the city incurs loss through foregone tax revenue.

Tax increment revenues: The funds allocated by the Assessor to an urban renewal area due to increases
in assessed value over the frozen base within the area.

Urban Renewal: An economic development tool that allows cities to borrow against future tax increases
in a designated area to create funds for street or fagade improvements, pedestrian amenities, and loans
or grants to make development more feasible in difficult locations. An area can qualify for urban renewal
if at least part of the specified area meets the definition of blight (as defined in ORS 457.010(1)(A-E)). For
a city to use urban renewal, it must establish an urban renewal agency and it must adopt an urban renewal
plan. Tax increment financing (TIF) is the financing tool to implement urban renewal.

Urban Renewal Agency: An agency created by state law (ORS Chapter 457) but specifically “activated’”
by the city council. The agencies are separate legal bodies from the council, but in most cases the urban
renewal agency board is composed of members of the city council. This Agency is responsible for
administration of the urban renewal plan.

Urban Renewal Area: Also known as an urban renewal district, the geographic area within which urban
renewal projects may be implemented, and the area from which the frozen base is calculated to
determine the maximum indebtedness.

Urban Renewal Plan: To do urban renewal projects with tax increment financing, the projects must be
authorized in an adopted urban renewal plan. The plan applies to a specific geographic area of the city,
which is called the urban renewal area. In adopting the plan, the city council must find that the area is
eligible for urban renewal because of existing “blight,” which is defined as conditions such as deteriorated
buildings and lack of adequate infrastructure.

Urban Renewal Project or Project: Any work or undertaking carried out under ORS 457.170 in an urban
renewal area.
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