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RESOLUTION NO. 3279

A RESOLUTION OF THE CITY OF WILSONVILLE REFERRING TO THE QUALIFIED ELECTORS
OF THE CITY THE QUESTION OF APPROVING THE TOWN CENTER DEVELOPMENT DISTRICT PLAN;
APPROVING A BALLOT TITLE AND EXPLANATORY STATEMENT; SUBMITTING PROPOSED
ORDINANCE NO. 905 TO THE ELECTORS; AND DIRECTING THE CITY RECORDER TO TAKE SUCH
ACTIONS AS ARE NECESSARY TO CONDUCT THE ELECTION.

WHEREAS, years of community surveys and public input established the importance of
establishing a downtown that better serves as the civic, economic, cultural, and social heart of
the Wilsonville community; and

WHEREAS, in 2015, the City Council directed staff to undertake a comprehensive planning
effort to establish a long-range vision for the future of Wilsonville's Town Center through an
extensive community-driven planning process; and

WHEREAS, beginning in 2017, the City conducted a multi-year public planning process
that included numerous meetings, open houses, stakeholder interviews, surveys, workshops,
advisory committee meetings, and many opportunities for public participation to develop a
shared vision for Town Center; and

WHEREAS, that planning process culminated in the preparation of the Wilsonville Town
Center Plan, establishing a long-term vision and policy framework intended to guide future public
and private investment and development within the Town Center planning area over several
decades; and

WHEREAS, on May 6, 2019, following extensive public involvement and public hearings,
the City Council adopted the Wilsonville Town Center Plan as an amendment to the City's
Comprehensive Plan; and

WHEREAS, the City concurrently adopted implementing Development Code provisions
establishing the Town Center (TC) Zone to provide a regulatory framework for future
development consistent with the adopted Town Center Plan; and

WHEREAS, beginning in March 2020, the COVID-19 pandemic resulted in unprecedented
public health and economic challenges that required the City to redirect staff resources,

organizational capacity, and financial attention toward emergency response, community
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recovery, and stabilization of the local economy, delaying implementation of the Wilsonville
Town Center Plan; and

WHEREAS, on October 18, 2021, the City Council adopted amendments to the Town
Center Plan and related implementing regulations to further refine the long-range vision and
implementation framework, including Appendix J, Streetscape Plan; and

WHEREAS, the City has undertaken multiple technical studies and planning efforts to
evaluate implementation of the Town Center Plan, both during and after the development and
adoption of the Town Center Plan, including infrastructure funding analysis, market analysis,
redevelopment feasibility, fiscal analysis, and financial modeling; and

WHEREAS, in 2022, the City completed the Town Center Infrastructure Funding Plan,
which evaluated the infrastructure improvements needed to implement the long-term vision
established by the Wilsonville Town Center Plan and recommended a diversified funding strategy
utilizing multiple financing mechanisms, including the potential use of urban renewal (also known
as Tax Increment Financing) to help fund eligible publicimprovements supporting redevelopment
within Town Center; and

WHEREAS, in 2023, the City completed a Town Center Urban Renewal Feasibility Study
evaluating redevelopment assumptions, financial capacity, infrastructure needs, and potential
maximum indebtedness associated with a possible urban renewal area; and

WHEREAS, in 2024, through the adoption of Resolution No. 3099, the City Council
referred Advisory Measure 3-605 to the qualified electors of the City of Wilsonville at the May
2024 election, asking whether the City should create a Town Center urban renewal area based
upon the 2023 Town Center Urban Renewal Feasibility Study, and the measure was not approved
by the voters; and

WHEREAS, in March 2025, the City Council adopted a goal to continue community
education regarding the Town Center Plan, urban renewal, and other infrastructure funding
mechanisms; and

WHEREAS, consistent with that Council direction, the City conducted additional public

engagement activities, including independent interviews with members of the City Council,
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professionally facilitated community focus groups, an online Let's Talk Wilsonville survey, and
other opportunities for public participation; and

WHEREAS, the City Council also adopted a Strategic Communications Plan intended to
improve public understanding of the Town Center Plan, its long-range vision, and the various
tools available to implement portions of that vision over time; and

WHEREAS, in response to community feedback regarding future building heights within
Town Center, the City Council established a limited-duration Building Heights Task Force to
review applicable Development Code provisions and consider potential revisions independent of
the proposed development district; and

WHEREAS, recognizing changes in market conditions, construction costs, financing
assumptions, redevelopment feasibility, and community feedback since completion of the 2023
feasibility study, the City directed preparation of an updated feasibility analysis; and

WHEREAS, the updated 2026 Feasibility Study incorporated revised market information,
updated infrastructure cost estimates, developer feedback, and additional financial analysis to
evaluate alternative redevelopment scenarios and financing assumptions; and

WHEREAS, after reviewing multiple redevelopment scenarios presented during public
meetings, the City Council directed preparation of a more conservative implementation scenario
that reduced anticipated redevelopment assumptions and refined the proposed financing
strategy; and

WHEREAS, through successive Council policy decisions in 2026, the proposed Town
Center Development District was further refined by reducing redevelopment assumptions,
lowering the proposed maximum indebtedness from earlier concepts, shortening the anticipated
duration of the district, updating project costs, and revising the proposed public improvement
program; and

WHEREAS, the City Council further directed removal of the proposed Interstate-5 Bicycle
and Pedestrian Bridge project from the proposed Development District and directed inclusion of
an economic development incentive program supporting food carts and the retention and

recruitment of small, locally owned businesses within Town Center; and
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WHEREAS, the proposed Town Center Development District Plan reflects years of
community planning, public engagement, technical analysis, financial evaluation, and legislative
refinement and is substantially different from earlier concepts considered by the City Council and
the public; and

WHEREAS, in May 2026, Wilsonville voters approved Charter Measure 3-632, amending
the Wilsonville Charter to require voter approval before the City may create or substantially
amend an urban renewal plan and establishing additional public notice and election
requirements applicable to such proposals; and

WHEREAS, the City has prepared Proposed Ordinance No. 905, which, if approved by the
qualified electors of the City and thereafter adopted in accordance with its terms, would approve
the Town Center Development District Plan and make the findings required by ORS Chapter 457;
and

WHEREAS, Proposed Ordinance No. 905 incorporates by reference the Town Center
Development District Plan and the Accompanying Report, which together establish the proposed
district boundaries, projects, financing plan, maximum indebtedness, implementation
framework, and supporting analyses; and

WHEREAS, the City Council finds that the question of whether to approve the proposed
Town Center Development District should be submitted to the qualified electors of the City of
Wilsonville for their consideration in accordance with the Wilsonville Charter and applicable

provisions of Oregon law.

NOW, THEREFORE, THE CITY OF WILSONVILLE RESOLVES AS FOLLOWS:

Section 1. Referral of Proposed Ordinance No. 905 to the Electors. The City Council
hereby refers Proposed Ordinance No. 905, attached hereto as Exhibit A and incorporated herein
by this reference, to the qualified electors of the City of Wilsonville for their consideration at the
General Election to be held on November 3, 2026, in accordance with the Wilsonville Charter,
ORS Chapter 254, and other applicable provisions of Oregon law. The Town Center Development

District Plan and the Town Center Development District Report shall accompany the proposed
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ordinance as exhibits thereto for the information of the electors and as part of the legislative
record of the measure. Proposed Ordinance No. 905, if approved by a majority of those voting
on the measure, allows the City Council to pursue the statutory requirements to consider
adoption of Ordinance No. 905.

Section 2. Approval of Ballot Title. The City Council hereby approves the Ballot Title
attached hereto as Exhibit B, consisting of a Caption, Question, and Summary, and directs that
such Ballot Title be submitted to the appropriate elections officials in substantially the form
attached to this Resolution, together with such nonsubstantive revisions as may be approved
pursuant to Section 5 of this Resolution.

Section 3. Approval of Explanatory Statement. The City Council hereby approves the
Explanatory Statement attached hereto as Exhibit C for publication in the County Voters'
Pamphlet and authorizes submission of the Explanatory Statement to the appropriate elections
officials in accordance with applicable law.

Section 4. Submission to County Elections Officials. The City Recorder is hereby
directed to take all actions necessary to submit the measure, Proposed Ordinance No. 905, the
approved Ballot Title, the approved Explanatory Statement, and all other required election
materials to the elections officials of Clackamas County and Washington County within the time
and in the manner required by Oregon law. The City Recorder is further authorized to execute and
transmit any certifications, notices, or other documents necessary to place the measure before
the qualified electors of the City of Wilsonville at the November 3, 2026 General Election.

Section 5. Authorization for Minor Clerical Corrections. The City Manager, City
Attorney, and City Recorder are hereby authorized to make such clerical, formatting,
typographical, citation, numbering, cross-reference, and other nonsubstantive corrections to this
Resolution, Proposed Ordinance No. 905, the Ballot Title, the Explanatory Statement, and the
exhibits thereto as may be necessary or appropriate to correct errors, ensure consistency among
the documents, conform the documents to applicable law, or facilitate publication and election
administration, provided that no such correction shall materially alter the substance or legal
effect of the measure referred to the electors.

Section 6. Effective Date. This Resolution is effective upon adoption.
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ADOPTED by the Wilsonville City Council at a regular meeting thereof this 6™ day of
August 2026, and filed with the Wilsonville City Recorder this date.

[MW .S(MW/M, M, &Ml

OFC7R198EN014408

Shawn O’Neil, Mayor

ATTEST:

DocuSigned by:

Kimberty Vel

E784DE40276R408.

Kimberly Veliz, MMC, City Recorder

SUMMARY OF VOTES:

Mayor O’Neil Yes
Council President Berry Yes
Councilor Cunningham Yes
Councilor Scull Yes
Councilor Shevlin Yes
EXHIBITS:

A. Proposed Ordinance No. 905
B. Ballot Title

C. Explanatory Statement
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Resolution No. 3279 — Exhibit A: Proposed Ordinance No. 905

ORDINANCE NO. 905

AN ORDINANCE OF THE CITY OF WILSONVILLE APPROVING THE TOWN CENTER
DEVELOPMENT DISTRICT PLAN, AN URBAN RENEWAL PLAN AND PROGRAM OF THE CITY OF
WILSONVILLE, OREGON; MAKING CERTAIN DETERMINATIONS AND FINDINGS, AND DIRECTING
THAT NOTICE OF APPROVAL BE PUBLISHED.

WHEREAS, pursuant to ORS Chapter 457, the W.ilsonville Urban Renewal Agency
(“Agency”) was created by the Wilsonville City Council (“Council”) and is granted certain powers
associated with eliminating blight and stimulating economic development in the community; and

WHEREAS, the Agency, as the duly authorized and acting Urban Renewal Agency of the
Council, is proposing to undertake certain urban renewal activities in a designated area within
the City pursuant to ORS Chapter 457; and

WHEREAS, pursuant to the requirements of ORS Chapter 457, the Agency has prepared
the Town Center Development District Plan (the “Plan”), attached hereto and incorporated by
reference herein as Exhibit A; and

WHEREAS, the Plan establishes the Town Center Development District and authorizes
certain economic development activities, including small business and food cart pod incentive
programs, building community gathering spaces, and constructing public infrastructure to
revitalize the Wilsonville Town Center; and

WHEREAS, the Agency has prepared a Report accompanying the Town Center
Development District Plan (the “Report”), containing certain findings and financial analysis,
attached hereto and incorporated by reference herein as Exhibit B, to accompany the Plan as
required under ORS 457.087; and

WHEREAS, on August __, 2026, the Council approved Resolution No. 3279, referring a
ballot measure, with the following ballot title caption: “Vote to approve the Wilsonville Town
Center Development District” to the electors of Wilsonville for consideration in the November
2026 general election, pursuant to Wilsonville Charter, Chapter VI - Elections, Section 29A; and

WHEREAS, on , 2026, the Council certified the results of the

November 2026 election on ballot measure ; and
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Resolution No. 3279 — Exhibit A: Proposed Ordinance No. 905

WHEREAS, the Plan and the Report were forwarded on to the

governing body of each taxing district affected by the Plan, and the Agency has thereafter
consulted and conferred with each taxing district; and
WHEREAS, upon the certification of the election result, the Agency forwarded the Plan
and Report to the City’s Planning Commission for its review and recommendation; and
WHEREAS, the Planning Commission considered the Plan and Report on

and passed a resolution recommending to the Council that the Town

Center Development District Plan is supportive of and in conformance with the applicable goals
and policies of the City of Wilsonville Comprehensive Plan; and

WHEREAS, the record of the Planning Commission action is attached hereto and
incorporated by reference herein as Exhibit C;

WHEREAS, the City caused notice of the hearing to be held before the Council on the Plan,
including the required statements of ORS 457.120(3), to be mailed to property owners within
City’s incorporated limits through the Boones Ferry Messenger; and

WHEREAS, the public notice language is attached hereto and incorporated by reference
herein as Exhibit D; and

WHEREAS, on , the City Council held a public hearing to review and

consider the Plan, the Report, the recommendation of the Wilsonville Planning Commission and
the public testimony received on or before that date and to receive additional public testimony;
and

WHEREAS, after consideration of the record presented through this date, the City Council

does by this Ordinance desire to approve the Plan.

NOW, THEREFORE, THE CITY OF WILSONVILLE ORDAINS AS FOLLOWS:

Section 1. The Council incorporates the above Recitals and the Staff Report as part of
the Council’s findings and determination that the Plan complies with all requirements of ORS
Chapter 457. Furthermore, the City Council hereby determines and finds that the Plan complies
with all requirements of ORS Chapter 457 and the specific criteria of 457.095(1) through (7), in
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Resolution No. 3279 — Exhibit A: Proposed Ordinance No. 905

that, based on the information provided in the Report, the Wilsonville Planning Commission
recommendation, and the public testimony before the City Council:

a. The area designated in the Plan as the Town Center Development District
is blighted, as defined by ORS 457.010(1) and is eligible for inclusion within the Plan
because of conditions described in the Report in the Section “Existing Physical, Social, and
Economic Conditions and Impacts on Municipal Services,” including the existence of
inadequate streets and other rights of way, open spaces and utilities and
underdevelopment of property (ORS 457.010(1)(e) and (g)); and

b. The rehabilitation and redevelopment described in the Plan to be
undertaken by the Agency is necessary to protect the public health, safety or welfare of
the City because absent the completion of urban renewal projects, the Area will fail to
contribute its fair share of property tax revenues to support City services and will fail to
develop and/or redevelop according to the goals of the City’s Comprehensive Plan; and

C. The Plan conforms to the Wilsonville Comprehensive Plan and provides an
outline for accomplishing the projects described in the Plan, as more fully described in
the Plan and in the Wilsonville Planning Commission Recommendation; and

d. The Plan conforms to the Wilsonville Economic Development Strategy as
more fully described in the Plan; and

e. No residential displacement will occur as a result of the acquisition and
disposition of land and redevelopment activities proposed in the Plan and therefore the
Plan does not include provisions to house displaced persons;

f. The acquisition of real property provided in the Plan is necessary for the
development of the Area; because the Agency does not own all the real property interests
(e.g., rights-of-way, easements, fee ownership, etc.) that will be required to undertake
and complete these projects as described in Section 5.0 of the Plan and Section 3.0 of the
Report; and

g. Adoption and carrying out the Plan is economically sound and feasible in
that eligible projects and activities will be funded by urban renewal tax revenues derived

from a division of taxes pursuant to section 1c, Article IX of the Oregon Constitution and
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Resolution No. 3279 — Exhibit A: Proposed Ordinance No. 905

ORS 457.440 and other available funding as more fully described in the Sections 4.0, 5.0,
6.0, 7.0, and 8.0 of the Report; and

h. The City shall assume and complete any activities prescribed to it by the
Plan; and

i The Agency consulted and conferred with affected overlapping taxing
districts prior to the Plan being forwarded to the Council.

Section 2. In accordance with the findings and determinations set forth above, the
public testimony, and the information presented to the Council, the Council hereby approves the
Town Center Development District Plan and Report.

Section 3. Following approval by the Council, the City Recorder shall forward a copy
of this ordinance to the Agency.

Section 4. The Agency shall thereafter deliver a copy of the Plan to Clackamas County
to be recorded in the Records of Clackamas County, Oregon.

Section 5. The City Recorder, in accordance with ORS 457.115, shall publish notice of
the adoption of the Ordinance approving the Plan including the provisions of ORS 457.135, in a
Wilsonville newspaper no later than four days following adoption of this Ordinance.

Section 6. Effective Date. This Ordinance shall be declared to be in full force and

effect thirty (30) days from the date of final passage and approval.

SUBMITTED by the Wilsonville City Council at a regular meeting thereof this __ day of
,20__, and scheduled the second readingon __,20__ commencing at the hour of 7:00 p.m.

at the Wilsonville City Hall, 29799 SW Town Center Loop East, Wilsonville, Oregon.

Kimberly Veliz, MMC, City Recorder

ENACTED by the City Council onthe ___ day of ,20__, by the following votes:
Yes: No:
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Resolution No. 3279 — Exhibit A: Proposed Ordinance No. 905

Kimberly Veliz, MMC, City Recorder

DATED and signed by the Mayor this dayof _ ,20

Shawn O’Neil, Mayor

SUMMARY OF VOTES:
Mayor O’Neil

Council President Berry
Councilor Cunningham
Councilor Scull

Councilor Shevlin

EXHIBITS:
A. Town Center Development District Plan
B. Report Accompanying Town Center Development District Plan
C. Planning Commission Record (to be incorporate if voters approve this Ordinance)
D

. Public Notice (to be incorporate if voters approve this Ordinance)
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Proposed Ordinance No. 905 - Exhibit A

[ADOPTION DATE]

Town Center

Development District
Plan

An Urban Renewal Plan & Program of the City of Wilsonville, Oregon

[If adopted, the date and ordinance number (Ord. 905) will be listed here.]

If Amendments are made to the Plan, after adoption, the resolution or ordinance number and
date will be listed here. The amendment will be incorporated into the Plan and noted through a

footnote.

WILSONYILLE
OREGON
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1.0 DEFINITIONS

“Annual report” means annual report on impacts to taxing jurisdictions and former year and
following year budgets as required in ORS 457.460.

“Area” means the properties and rights of way located within the Town Center urban renewal
boundary.

“Blight” is defined in ORS 457.010(1)(A-E) and identified in the ordinance adopting the urban
renewal plan.

“City” means the city of Wilsonville, Oregon.
“City Council” or “Council” means the City Council of the city of Wilsonville.
“Commission” means the Clackamas County Commission.

“Comprehensive Plan” means the city of Wilsonville comprehensive land use plan and its
implementing ordinances, policies and standards.

“County” means Clackamas County.

“Duration” means the expected timeframe for the Area to take division of tax revenues. Itis more
fully explained and defined in Section 8.0 of the Town Center Development District Plan.

“Fiscal year” means the year commencing on July 1 and closing on June 30.

“Frozen base” means 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.

“Increment” means 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” means 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.

“ORS” means the Oregon revised statutes and specifically Chapter 457, which relates to urban
renewal.

“Planning Commission” means the Wilsonville Planning Commission.
“Revenue Sharing” means sharing tax increment proceeds as defined in ORS 457.470.

“Substantial Change” refers to Wilsonville City Charter language that was approved by voters in
May of 2026.

“Substantial Amendment” refers to the requirements of ORS 457.085 regarding specific
amendments to an urban renewal plan.

Town Center Development District Plan DATE
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“Task Force” means the committee composed of public officials and consultants to provide input
on this Plan. Those members are identified on the acknowledgement page of the urban renewal
plan.

“Tax increment financing (TIF)” means the funds that are associated with the division of taxes
accomplished through the adoption of an urban renewal plan.

“Tax increment revenues” means 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 agency” or “Agency” means an urban renewal agency created under ORS 457.035
and 457.045. This agency is responsible for administration of the urban renewal plan. This Agency
is responsible for administration of the urban renewal plan. In Wilsonville, the Agency has the same
members as the Wilsonville City Council.

“Urban renewal area” means an area included in an urban renewal plan boundary.

“Urban renewal plan” or “Plan” means a plan, as it exists or is changed or modified from time to
time, for one or more urban renewal areas, as provided in ORS 457.085, 457.095, 457.105, 457.115,
457.120, 457.125, 457.135 and 457.220.

“Urban renewal project” or “Project” means any work or undertaking carried out under ORS
457.170 and 457.180 in an urban renewal area.

“Urban renewal report” or “Report” means the official report that accompanies the urban renewal
plan pursuant to ORS 457.087.

“Wilsonville Transportation Systems Plan (TSP)” means the Transportation System Plan adopted by
the Wilsonville City Council.

“Wilsonville Urban Renewal Task Force” is the Task Force convened by the city of Wilsonville to
develop the Wilsonville Urban Renewal Strategic Plan and review urban renewal issues.

“Wilsonville Urban Renewal Strategic Plan” is the Strategic Plan adopted by the Wilsonville City
Councilin 2022.

Town Center Development District Plan DATE
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2.0 BACKGROUND

The City of Wilsonville (“City”) adopted the Wilsonville Town Center Plan (“Town Center Plan”) in
2019 after a robust, two-year public engagement process. The Town Center Plan, both a visionary
document and an actionable development master plan, calls for the transformation of a roughly
150-acre area, with shopping, restaurants, services, educational institutions, parks, civic uses, and
multifamily housing, into a vibrant mixed-use district.

To support this redevelopment plan, significant infrastructure investments are required. In 2022,
the City adopted the Town Center Infrastructure Funding Plan (“Infrastructure Funding Plan”),
which uses the land use assumptions and redevelopment scenarios from the Town Center Plan to
identify and assess costs and funding options for critical transportation and infrastructure projects
identified in the Town Center Plan.

The Town Center Plan, Infrastructure Funding Plan, and the 2022 Urban Renewal Strategic Plan
recommend the City explore and assess the feasibility of urban renewal as a public finance tool to
help fund the transportation and infrastructure projects in the Town Center Plan, in addition to
other programs to support businesses and property owners through the transition and
transformation of the area.

The City conducted a Town Center Urban Renewal Feasibility Study (“Feasibility Study”) in 2023 to
determine whether urban renewal is a tool that could effectively be used to help implement the
Town Center Plan. Through the Town Center Plan engagement process, community members
created a strong vision for the Town Center. They expressed their desire for a dynamic, thriving
community hub with walkable and engaging public spaces, great parks and destinations, places
and spaces that connect people to one another and the environment, and year-round activities.

The Feasibility Study was guided by the Wilsonville Urban Renewal Task Force (“Task Force”),
comprised of taxing districts, business representatives, and community members, and chaired by
then-Wilsonville City Council President Kristin Akervall. The Task Force met five times to review the
Town Center Plan, proposed Feasibility Study boundary, financial capacity analysis, blight findings,
proposed projects, project costs, allocations/sharing of those costs, forecasted impacts on taxing
districts, communications and draft ballot language for an advisory vote on the May 2024 ballot,
and potential next steps. Their robust input considered the pros and cons of all aspects of the
Feasibility Study.

The Wilsonville City Council (“City Council”) reviewed the Feasibility Study and directed staff to
proceed with an advisory vote of the Wilsonville electorate in the May 2024 election. The measure
appeared as No. 3-605.

At the 2024 May election, Wilsonville voters narrowly rejected Measure 3-605.

In 2025, the City Council, under a new Mayor, sought public input and adjusted the proposed urban
renewal district and Feasibility Study to address some common concerns. The Council also took
action to amend some code provisions that regulate building height waivers.

At the May 2026 election, voters supported a petitioner-initiated measure (3-632) that required
changes to the Wilsonville City Charter. The changes require voter approval at a primary or general

Town Center Development District Plan DATE
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election for the adoption of new urban renewal plans and for “substantial changes” to urban
renewal plans.

As required by the amended City Charter, this Town Center Development District Plan (“Plan”) was
put before voters as a proposed ordinance at the November 2026 general election.

[The Plan has been developed with input from the Task Force in 2023, and refined by the City
Councilin 2025 and 2026 after collecting community input. Voters provided their position on the
proposed Plan at the November 2026 general election. Ultimately, the Wilsonville Planning
Commission (“Planning Commission”), the City Council, and the general public weighed in through
the public hearing and adoption process, as required by ORS Chapter 457."]

The Plan contains goals, measures of success and projects for the development of the Town
Center Development District Area (“Area”). The overall purpose of the Plan is to use tax increment
financing to overcome obstacles to the proper development of the Area.

The purpose of urban renewal is to improve specific areas of a city that are poorly developed or
underdeveloped, called blighted areas in ORS Chapter 457. These areas can have old or
deteriorated buildings, public spaces that need improvements, streets and utilities in poor
condition, a complete lack of streets and utilities altogether, or other obstacles to development.
The Area has infrastructure needs as identified in the Accompanying Report and as recited in the
effectuating Ordinance, No. 905.

Urban renewal allows for the use of tax increment financing (“TIF”), 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. The funds borrowed
are used to pay for urban renewal projects.

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 (site assembly) from willing sellers; and improvements to public spaces.
The specific projects to be approved in this Plan are outlined in Section 5.0.

Urban renewal is put into effect when the local government (the City of Wilsonville, in this case)
adopts an urban renewal plan. The urban renewal plan defines the urban renewal area, states
goals and measures of success for the area, lists projects and programs that can be undertaken,
provides a dollar limit on the funds borrowed for urban renewal projects, and states how the plan
may be changed in the future.

The Area, shown in Figure 1, encompasses 169 acres, more or less, including some 145 acres in
tax lots and includes a projected $194,537,768 in assessed value for fiscal year end (FYE) 2026
using FYE 2026 data from the Clackamas County Assessor.

! This paragraph and the preceding will be included if a November 2026 ballot measure passes and the proposed
Ordinance is adopted by the City Council.
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The Plan will be administered by the Agency, which was established by the City Council as the
City’s Urban Renewal Agency. Substantial changes to the plan must be approved as outlined in
Section 9.0 of this Plan.

The Plan is accompanied by an Urban Renewal Report (“Report”) that contains additional
information, as required by ORS 457.087. The technical information in the Report includes:

e Adescription of the physical, social, and economic conditions in the area;

e Expected impact of the Plan, including fiscal impact in light of increased services;

e Reasons for selection of the Plan Area;

e Therelationship between each project to be undertaken and the existing conditions;
e The total cost of each project and the source of funds to pay such costs;

e The estimated completion date of each project;

e The estimated amount of funds required in the Area and the anticipated year in which the
debt will be retired;

e Afinancial analysis of the Plan;

e Afiscalimpact statement that estimates the impact of tax increment financing upon all
entities levying taxes upon property in the urban renewal area; and

e Avrelocationreport.

Itis projected that the Plan will take 28 years of tax increment collections to implement. The
maximum amount of indebtedness (amount of tax increment financing for projects and programs)
that may be issued for the Plan is $152,000,000.

Any future amendments will be listed numerically in this section of the Plan and then incorporated
into the Plan document and noted by footnote as to amendment number and date adopted.

3.0 MAXIMUM INDEBTEDNESS

Maximum indebtedness is the amount of indebtedness secured by a pledge of tax increment
revenue that can be spent on projects, programs and administration throughout the life of the Plan.
The maximum amount of indebtedness that may be issued or incurred under the Plan, based upon
good faith estimates of the scope and costs of projects in the Plan and the schedule for their
completion is $152,000,000 (One Hundred Fifty-Two Million Dollars). This amount is the principal
of such indebtedness and does not include interest or indebtedness incurred to refund or refinance
existing indebtedness or interest earned on bond or loan proceeds.
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4.0 GOALS AND MEASURES OF SUCCESS

The goals of the Plan represent the basic intents and purposes. Accompanying each goal are
measures of success, which generally describe how the Agency intends to achieve the goals. The
urban renewal projects identified in Section 5.0 of the Plan are the specific means of meeting the
measures of success. The goals measures of success are largely taken from the Wilsonville Town
Center Plan as detailed in Section 10.0.

The goals will be pursued as economically as is feasible and at the discretion of the Agency. The
goals are not ranked by priority but are included in the same order in which they appear in the
Wilsonville Town Center Plan. The intent of the projects in the Plan is to leverage the Agency’s
financial resources to the maximum extent possible with other public and private investments and
other public and private funding sources.

Maintain a citizen involvement program that ensures the opportunity for citizens to be involved in
all phases of the urban renewal implementation process.

Measures of Success:

1. Provide opportunities for public input throughout the implementation process.

2. Utilize the Wilsonville Urban Renewal Task Force to review amendments to the Plan as may
be required under Section 9.0 of this Plan.

Integrate nature into the design and function of infrastructure and development in Town Center to
protect Wilsonville’s natural resources.

Measures of Success:

1. Identify appropriate landscaping that provides visual interest, minimizes City maintenance
requirements, and is appropriate for walkable, mixed-use areas.

2. Design and Implement stormwater management and treatment facilities to provide both
functional and aesthetic value.

3. Incorporate natural features such as rain gardens, eco-roofs, and community gardening
areas into Town Center.
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Ensure buildings and streets are pedestrian-oriented and there are a variety of quality building
types and land uses.

Measures of Success:

1.

Create a cohesive design palette of aesthetic qualities, derived from community-identified
features both new and existing for the Town Center.

Provide for a variety of building types and uses within Town Center.

Development standards that bring buildings together, frame the street, and increase
pedestrian safety.

Encourage development that provides interconnected land uses that incorporate play and
recreation, with a range of retail, services, dining and entertainment options, and increased
opportunities for residential and employment uses.

Measures of Success:

1.

Create an urban design plan that removes physical barriers and promotes walking and
biking as easy and safe ways to travel between different buildings and areas of recreation,
residential and commercial/retail uses.

Identify locations where increased building heights, mixed-use buildings, and new housing
opportunities are appropriate and complementary with surrounding residential
neighborhoods.

Organize and manage parking to minimize visual impacts, support surrounding land uses,
and improve pedestrian safety.

Provide public services and facilities to meet the present and future needs of the Town Center
Area. Provide transportation infrastructure designed to create a safe, accessible environment for
all modes of travel in Town Center, foster multimodal access between buildings and land uses in
Town Center, connect to surrounding neighborhoods, and provide local and regional accessibility.

Measures of Success:

1. Create multimodal connections in and through the Area that provide multiple, safe routes
for residents, businesses and visitors.
2. ldentify priority locations to connect to adjacent neighborhoods and land uses.
3. Integrate the multimodal transportation system with the urban design and development
standards of the Area.
Town Center Development District Plan DATE
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4. Incorporate wayfinding elements into the Town Center’s multimodal transportation system.

Provide vibrant, diverse and inclusive spaces that bring people together with activities and events

for year-round fun, culture and socializing.

Measures of Success:

1. ldentify locations, and necessary improvements, where year-round activities and events
can be held in Town Center.

2. Provide flexible public gathering spaces that provide opportunities for unprogrammed
seasonal activities and pop-up events.

Create opportunities to support and grow existing businesses and attract new businesses that
provide a diverse range of local and regional retail, entertainment, and commercial activities.

Measures of Success:

1. Develop programs that support the development of a variety of small, medium and large
businesses that provide local and regional needs and increase tourism.

2. ldentify ways to organize and support businesses in Town Center to retain existing
businesses, attract additional business and retail diversity, and increase economic
development opportunities.

3. Attract development that supports the use of diverse transportation options.

4. Fund the required public improvements to support economic prosperity through a
combination of public and private sources.

Town Center Development District Plan
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Figure 1. Town Center Development District Boundary
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5.0 URBAN RENEWAL PROJECTS

Urban renewal projects authorized by the Plan are described below. Public improvements
authorized under the Plan such as upgrading infrastructure including transportation, utilities, and
public spaces are designed to encourage and facilitate new development and redevelopment
within the Area. Many of the following projects are those identified in the Wilsonville Town Center
Plan.

5.1 Infrastructure Improvements

Upgrade/provide infrastructure as necessary to allow for the development or redevelopment of
parcels within and adjacent to the urban renewal area. Implement the Town Center Streetscape
Plan (Appendix J. to the Town Center Plan), including prescribed right-of-way cross sections. The
general locations of infrastructure projects, where applicable, are noted on the map, Figure 2. The
specific projects include:

“Main Street” is the existing and future North-South street, centrally located in Town Center, where
the focus of energy, retail activity, and community gathering will be located. “Main Street” is an
appropriate placeholder name as the new and improved street will function as a downtown Main
Street. The future name of the continuing street, to include the southern section (Project #3), will
be determined when the full street is designed and completed.

1. “Main Street” North
Park Place Redesign (Town Center Loop to Northern Edge of Town Center Park)

This section of existing roadway, currently known as Parkway, is one of the original connections
from Town Center Loop adjacent to the theater and apartments. The recommended future
design for this section of Park Place includes two travel lanes, buffered bike lanes, and wide
sidewalks. Buffered one-way bike lanes are recommended in this section of roadway to provide
connections to existing bicycle lanes north of Town Center Loop.

2. “Main Street” Central
Park Place Redesign (Town Center Park to Courtside Drive, Framework Project)

This section of Park Place becomes an extension of Town Center Park. Constructed as a
curbless street that can be closed during events in Town Center Park, a farmers’ market, or
other civic use. This section of roadway is a critical transition between the northern and
southern portions of the main street and a core component of the Town Center vision. This
section of Park Place includes two travel lanes, on street parking, and a protected two-way
cycle track, providing an important multimodal connection between the |-5 bike/pedestrian
bridge, the Gateway Plaza to Main Street Promenade, and the two-way cycle track proposed on
the north side of Courtside Drive to Memorial Park.

Town Center Development District Plan DATE
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3.

“Main Street” South
Park Place Extension (Courtside Drive to Wilsonville Road, Framework Project)

Creating a modern main street in Town Center is a signature element of the Plan. Extending
Park Place provides opportunities to create a walking retail corridor, gathering spaces, and
placemaking programs for Town Center. It will offer more opportunities and better visibility for
small, independent businesses, keeping local dollars in Wilsonville. This extension of Park
Place is a future roadway located within an existing parking lot. The extension would create a
new sighalized intersection at Wilsonville Road. The recommended design for this new
segment of Park Place includes two travel lanes, on-street parking, and wide sidewalks to
create a strong pedestrian-oriented landscape. The street would be marked as a shared facility,
where bicycles and automobiles share the same travel lane. Shared lanes, as opposed to
dedicated bicycle lanes, are recommended for this section because of the expected slow
vehicle speeds, proposed dedicated bicycle lanes on adjacent roads, and the limited amount
of right-of-way available to construct the new connection. With the proposed design, no
business displacements are anticipated with the construction of this segment, but during
construction, it will be important to coordinate with existing businesses to minimize impacts to
their operations.

Courtside Drive, East
Courtside Drive Improvements (Park Place to Town Center Loop E)

Courtside Drive is the primary east/west connection between Town Center Loop E and Park
Place and serves as an important connection between established neighborhoods and central
Town Center. This project recommends maintaining the key functions of this roadway and
incorporating a two-way cycle track that connects from Town Center Park to Town Center Loop
E, which will provide a further connection to Memorial Park. Improvements to this section of
roadway are primarily for the cycle track and for on street parking on the south side of
Courtside Drive.

Courtside Drive, West
Courtside Drive Extension (Park Place East to Town Center Loop W, Framework Project)

This project would extend Courtside Drive to the west to Town Center Loop W, providing
increased connectivity to the western portion of Town Center, an area envisioned to redevelop
with a more diverse mix of uses. The recommended roadway design includes two travel lanes,
on-street parking, bicycle lanes and wide sidewalks to create a strong pedestrian-oriented
landscape.

Town Center Development District Plan DATE
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WILSONVILLE ROAD INTERSECTION IMPROVEMENTS

6. Wilsonville Road Intersection Improvements

Add one intersection at the future “Main Street” and improve three existing intersections
at Town Center Loop West, Rebekah Street, and Town Center Loop East.

Recommended improvements along Wilsonville Road are designed to improve traffic
distribution through the Town Center area, allow pedestrians and bicyclists to safely cross
Wilsonville Road, and better accommodate anticipated traffic growth. Changes to Wilsonville
Road include:

o Wilsonville Road @ Town Center Loop W: Modify the existing traffic signal to eliminate
eastbound and westbound left turns, add a landscaped median to the west leg, and
improve pedestrian and bicycle safety by adding a crosswalk to the west side of the
intersection and a median refuge to cross Wilsonville Road. Providing protected pedestrian
refuges and signalization for bicycle and pedestrian crossings is essential for improving
safety and increasing walking in the area.

o Wilsonville Road @ “Main Street”: Construct a new intersection that connects the
extension of Parkway Avenue to Wilsonville Road. At this intersection, install a traffic signal
that allows all turning movements and moves eastbound left turn traffic further from the I-5
interchange.

o Wilsonville Road @ Rebekah Street: Remove the existing traffic signal and restrict the
minor street turning movements to be right-in, right-out only by continuing the landscaped
median or using space for a pedestrian and bicycle median. Include bicycle and pedestrian
activated flashers for crossings.

o Wilsonville Road @ Town Center Loop E: Modify the existing traffic signal to include dual
eastbound lefts and modify the north leg to have dual northbound receiving lanes. Remove
eastbound and southbound dedicated right-turn lanes to accommodate added lanes.

TOWN CENTER LOOP WEST MODIFICATIONS

7. Town Center Loop West Modifications

Currently a four-lane boulevard separated by a planted median and punctuated by left-turn
pockets, Town Center Loop West will be transformed to better support growing uses on nearby
properties and makes the street more welcoming for people to walk and bike along.

BICYCLE & PEDESTRIAN INFRASTRUCTURE

8. ParkPlace Promenade Redesign

The Park Place Promenade redesigns Park Place between Town Center Loop W and Courtside
Drive. In the shorter term, this section of Park Place will remain in place. As other vehicular
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10.

connectivity and intersection improvements are completed (such as the Courtside Drive
extension west, and Wilsonville Road intersection improvements), the long-range vision is to
eliminate the vehicular route and create a linear park feature that provides bicycle and
pedestrian access and a location for future temporary events such as festivals or a farmers’
market.

The final design of this area will be determined as part of the design of future adjacent
development expected to front the promenade. Essential components should include
provisions for temporary events, public gathering spaces with shade and/or weather covering,
bicycle and pedestrian connectivity and transit vehicle access.

The design would be similar to the festival-style local street cross section that is desighed to be
closable to through traffic. Depending on the final design, vehicle charging, car share and bus
stops could also be incorporated into the design.

Gateway Plaza to Promenade (Framework Project)

The Promenade will function as much as a park as is does a street, and it will not permit motor
vehicle passage. This is an important connection between the Park Place main street and the
in-progress I-5 bicycle and pedestrian bridge. The Promenade provides spacious pedestrian
ways and a buffered two-way bicycle route helping to link the Emerald Chain through the Town
Center. This prototype may inform the design of other multimodal streets in Town Center.

Local Road Network

Creating a more walkable and accessible Town Center will also require constructing new local
roads. These connections would be constructed as part of a development in which the private
developer assumes all or most of the cost of these local roads. The Infrastructure Project Map
(Figure 2) identifies the proposed local road network in Town Center (shown with dashed grey
lines), which uses the existing road network as the foundation of the multimodal system. The
location of these local connections is approximate and based on the desired block lengths of
400 feet. Precise locations will be determined during site planning and review. These
extensions would require new right-of-way and would generally include two travel lanes,
parallel parking on both sides of the street, sidewalks, and street trees, although in less
common instances connections may use a “woonerf” style design, or pedestrian-only
connections depending on the type of development to occur. Some streets would also include
fiber conduit, new sewer and water infrastructure while all streets would have stormwater
pipes that are assumed to be constructed by private development.

Local roads and associated communications, sewer, water and stormwater infrastructure
identified as part of the Plan are assumed to be constructed by private development unless
there is a benefit to the entire community or extenuating circumstances that warrant public
participation in funding these streets.

Town Center Development District Plan DATE

13



Docusign Envelope ID: 6464B3F6-2800-8DA8-82F5-9CF83C1843ED

11.

12.

13.

Time and experience since the adoption of the 2019 Town Center Plan have shown that the
local street requirements (both dedication of right-of-way and the cost of construction),
particularly on large development sites, make the financial feasibility of development and/or
redevelopment challenging or impossible. This is a compelling reason for public financial
participation in the construction of local roads.

Underground Utility Relocation

Many of the existing water, sewer, and stormwater pipelines run diagonally through existing
parking areas throughout the Town Center and impact potential developable land and is not
supportive of a new gridded street network. As new development occurs, additional
infrastructure facilities will be required. As new roads are constructed, water, sewer, and
stormwater system relocation and upgrades will be constructed as part of the road project to
minimize costs. For systems within local roads, those facilities would typically be paid for and
constructed by private development. Depending on the timing of adjacent development, the
City or a private developer may construct the improvements utilizing urban renewal funds to
help offset utility relocation costs. Adjacent development would be responsible for connecting
to the system.

Cycle Tracks

There are several sections of two-way cycle tracks identified in the Town Center Plan. A Cycle
Track is an exclusive bike facility that is separated from motor vehicle traffic, parking lanes and
sidewalks through the use of bollards, medians, or raised curbs. These provide essential
connectivity elements both within Town Center and to the surrounding bicycle and trail
network. There are four primary cycle tracks proposed in Town Center that together create a
continuous cycle track between the I-5 bike/pedestrian bridge and Memorial Park, referred to
as the Emerald Chain.

Parking Facilities

This project provides funding to support the installation of parking facilities in the Area. Such
facilities could take a variety of forms, including but not limited to: construction of a city-owned
parking facility or facilities, or a partnership with private development to construct parking
facilities. Such facilities could stand alone or could be incorporated into private development
project(s) (including but not limited to underground parking or an adjacent facility on-site) but
partially or fully accessible to the public.

There are many ways to encourage pedestrian-oriented development within Town Center while
still providing parking options for those accessing Town Center by car. Parking is a part of Town
Center and should be placed in convenient, accessible locations but screened from view by
either buildings or landscaping. Pedestrians should not have to walk through parking lots to
access adjacent businesses or residences.

The parking analysis completed for the 2019 Town Center Plan showed that parking usage
varies considerably by location, time of day, weekdays and weekends in Town Center. Future
development will require parking, likely a combination of surface and structured facilities. As
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Town Center develops over time, a variety of parking solutions could be implemented to
achieve the goals for parking in the Town Center.

5.2 Economic Development Programs and Projects

Economic Development Programs and Projects consist of the following activities:

14.

15.

16.

Food Cart Pod Incentives

Provide incentives for the development of a Food Cart Pod in the Area. The design of a program
or incentive would be determined by the City Council. Urban Renewal funding for this project
should fund permanent, required infrastructure, including but not limited to local roads or
utility relocations, and/or pay for System Development Charges in whole or in part on behalf of
the developer/applicant, which would otherwise be the financial responsibility of the developer
of the food cart pod.

Real Estate Activities & Site Preparation

Urban Renewal funding can help facilitate development on technically or financially
challenging properties by acquiring property and disposing at “fair reuse value” for private
development, through a Disposition and Development Agreement (DDA). Any future DDA would
outline those public benefits the City seeks on the site, if any, including but not limited to public
plaza space, parking facilities, or the dedication of a portion of the development for specific
uses the community desires.

Real Estate Activities include but are not limited to property acquisition and disposition,
purchase options and associated costs, for example brokerage fees, closing costs and legal
services. In all cases, Real Estate Activities would be carried out compliant with Section 6.0 of
this Plan.

Site Preparation includes but is not limited to demolition, grading, land-use applications, site
readiness activities and professional services.

Development and Tenanting Incentives

Provide programs including but not limited to incentives to support existing legacy businesses
facing displacement as new development occurs within the Area, as well as incentives to
attract businesses the community and Council desire such as restaurants, retailers, and other
amenity businesses that market forces alone are not attracting.

5.3 Plan Administration

This project will allow for the repayment of costs associated with the implementation of the Plan. It
also includes ongoing administration and any financing costs associated with issuing long- and
short-term debt, relocation costs and other administrative costs.
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Figure 2. Infrastructure Project Map
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6.0 PROPERTY ACQUISITION AND DISPOSITION

The Plan authorizes the acquisition and disposition of property as described in this section.
Property includes any and all interests in property, including fee simple ownership, lease,
easements, licenses, or other rights to use. If property is acquired, it will be identified in the Plan
through a Minor Amendment. Identification of property to be acquired and the anticipated
disposition of the property is required by ORS 457.085(g).

6.1 Property acquisition for public improvements

The Agency may acquire any property within the Area for the public improvement projects
undertaken pursuant to the Plan by all legal means, including use of eminent domain. Good faith
negotiations for such acquisitions must occur prior to institution of eminent domain procedures.

6.2 Property acquisition - from willing sellers

The Plan authorizes Agency acquisition of any interest in property within the Area that the Agency
finds is necessary to support private redevelopment, but only in those cases where the property
owner wishes to convey such interest to the Agency. The Plan does not authorize the Agency to use
the power of eminent domain to acquire property from a private party to transfer property to
another private party for private redevelopment. Property acquisition from willing sellers may be
required to support development of projects within the Area.

6.3 Property disposition

The Agency will dispose of property acquired for a public improvement project by conveyance to
the appropriate public agency responsible for the construction and/or maintenance of the public
improvement. The Agency may retain such property during the construction of the public
improvement.

The Agency may dispose of property acquired under Subsection 6.2 of this Section 6.0 by conveying
any interest in property acquired. Property shall be conveyed at its fair reuse value. Fair reuse value
is the value, whether expressed in terms of rental or capital price, at which the urban renewal
agency, in its discretion, determines such land should be made available in order that it may be
developed, redeveloped, cleared, conserved, or rehabilitated for the purposes specified in such
plan. Because fair reuse value reflects limitations on the use of the property to those purposes
specified in the Plan, the value may be lower than the property’s fair market value.

Where land is sold or leased, the purchaser or lessee must agree to use the land for the purposes
designated in the Plan and to begin and complete the building of its improvements within a period
of time that the Agency determines is reasonable.

Town Center Development District Plan DATE
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7.0 RELOCATION METHODS

When the Agency acquires occupied property under the Plan, residential or commercial occupants
of such property shall be offered relocation assistance, as required under applicable state law.
Prior to such acquisition, the Agency shall adopt rules and regulations, as necessary, for the
administration of relocation assistance. No specific acquisitions that would result in relocation
benefits have been identified, however, there are plans to acquire land for infrastructure which may
trigger relocation benefits in the future in the Area.

8.0 TAXINCREMENT FINANCING OF PLAN

Tax increment financing consists of using annual tax increment revenues to make payments on
debt, usually in the form of bank loans or revenue bonds. The proceeds of the bonds are used to
finance the urban renewal projects authorized in the Plan. Bonds may be either long-term or short-
term.

Tax increment revenues equal most of the annual property taxes imposed on the cumulative
increase in assessed value within an urban renewal area over the total assessed value at the time
an urban renewal plan is adopted. (Under current law, the property taxes for general obligation
(GO) bonds and local option levies approved after October 6, 2001 are not part of the tax increment
revenues.)

8.1 General description of the proposed financing methods

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

e Advances, loans, grants, and any other form of financial assistance from the federal, state, or
local governments, or other public bodies;

e Loans, grants, dedications, or other contributions from private developers and property
owners, including, but not limited to, assessment districts; and

e Any other public or private source.

Revenues obtained by the Agency will be used to pay or repay the costs, expenses, advancements,
and indebtedness incurred in (1) preparation of this urban renewal plan (2) planning or undertaking
project activities, or (3) otherwise exercising any of the powers granted by ORS Chapter 457 in
connection with the implementation of this Plan.
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8.2 Taxincrementfinancing

The Plan may be financed, in whole or in part, by tax increment revenues allocated to the Agency,
as provided in ORS Chapter 457. The ad valorem taxes, if any, levied by a taxing district in which all
or a portion of the Area is located, shall be divided as provided in Section 1c, Article IX of the
Oregon Constitution, and ORS 457.440. Amounts collected pursuant to ORS 457.440 shall be
deposited into the unsegregated tax collections account and distributed to the Agency based upon
the distribution schedule established under ORS 311.390.

8.3 Duration

The Agency intends not to collect tax increment revenues for the Area after twenty-eight (28) years
of tax increment collections. The Agency shall not initiate any Projects in the Area unless the
Agency reasonably expects it will be able to pay for those Projects from the proceeds of
indebtedness described in this section. Allindebtedness that is secured by the tax increment
revenues of the Area shall mature no later than FYE 2056, and the Agency shall structure all its
indebtedness so that it can be paid in full from the tax increment revenues of the Area that the
Agency reasonably expects it will receive on or before FYE 2056. Notwithstanding the prior
sentence, the Agency may issue refunding indebtedness that matures after FYE 2056, only if
issuing that refunding indebtedness is necessary to avoid a default on previously issued
indebtedness.
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9.0 FUTURE AMENDMENTS TO PLAN

The Plan may be amended as described in this section.

9.1 Substantial Changes

Substantial Changes, as defined in Chapter VI of the Wilsonville City Charter? are changes which
e Expand the boundary, duration, borrowing or spending authority of any plan; or,

e Alters the basic purpose engineering or financing principles of a voter-approved plan.

A substantial change does not occur under circumstances described in ORS 457.220, such as
when the maximum indebtedness is increased in the amount authorized in ORS 457.220(4)(b).
Whenever an election required by this section authorizes new Urban Renewal Indebtedness, the
city shall determine the information required to complete the public notice statements in
subsections 1-5 of the City Charter. Public Notice Statements shall be posted on the city website
at least 45 days in advance of the election and mailed to city electors no more than ten days in
advance of the distribution of ballots.

If the section on urban renewal in the Wilsonville City Charter is amended in the future, that
amendment will be incorporated into this plan.

9.2 Substantial Amendments per ORS 457.085(2)(i)

Substantial Amendments, in accordance with ORS 457.085(2)(i), shall require the same notice,
hearing, and approval procedure required of the original Plan, under ORS 457.095, including public
involvement, consultation with taxing districts, presentation to the Agency, the Planning
Commission, and adoption by the City Council by non-emergency ordinance after a hearing. Notice
of such hearing shall be provided to individuals or households within the City of Wilsonville, as
required by ORS 457.120. Notice of adoption of a Substantial Amendment shall be provided in
accordance with ORS 457.095 and 457.115.

Substantial Amendments are amendments that:

e Add land to the urban renewal area, except for an addition of land that totals not more than
1% of the existing area of the urban renewal area; or

e Increase the maximum amount of indebtedness that can be issued or incurred under the
Plan.

The Agency will adhere to the requirements of the Wilsonville City Charter and to ORS 457 when
making substantial changes or amendments to the Plan.

2 The Wilsonville City Charter was amended through voter approval of Measure 3-632 on May 19, 2026.

Town Center Development District Plan DATE

20



Docusign Envelope ID: 6464B3F6-2800-8DA8-82F5-9CF83C1843ED

9.3 Non-Substantial Changes

Changes that are not Substantial Changes may be approved by a non-emergency ordinance of the
City Council. Such ordinances shall not go into effect for 90 days during which time the electors
may invoke a referendum upon filing signatures of five (5) percent of Wilsonville electors.

9.4 Amendments to the Wilsonville Comprehensive Plan and/or
Wilsonville Zoning Ordinance

Amendments to the Wilsonville Comprehensive Plan and/or Wilsonville Zoning Ordinance that

affect the Urban Renewal Plan and/or the Urban Renewal Area shall be incorporated automatically

within the Urban Renewal Plan without any separate action required by the Agency or the City
Council.
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Figure 3 - Comprehensive Plan Designations
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10.0 ANNUAL REPORT

The Agency shall file Annual Reports in compliance with ORS 457.460.

11.0 RELATIONSHIP TO LOCAL OBJECTIVES

The Plan relates to local planning and development objectives contained within the Wilsonville
Comprehensive Plan, the Wilsonville Planning and Land Development Ordinance (Chapter 4
Sections 4.100 -4.141 Zoning), the Wilsonville Town Center Plan and the Wilsonville Transportation
System Plan. The following section describes the purpose and intent of these plans, the particular
goals and policies within each planning document to which the proposed Plan relates, and an
explanation of how the Plan relates to these goals and policies. The numbering of the goals,
policies, and implementation strategies will reflect the numbering that occurs in the original
document.

The Comprehensive Plan designations are shown in Figure 3. The maximum densities and building
requirements are contained in the Wilsonville Planning and Land Development Ordinance also
known as the Development Code or Zoning Code, Chapter 4 of the Wilsonville Code.

This is not a comprehensive list of all parts of the Wilsonville Comprehensive Plan that are
supported by this Plan. This list includes the major Goals and Policies from the comprehensive
plan that are supported and advanced by the Town Center Development District Plan; however,
there may be other Goals and Policies that are not listed but are still in conformance with this Plan.

11.1 City of Wilsonville Comprehensive Plan

The following sections of the Comprehensive Plan were reviewed for conformance of a proposed
Plan to the Comprehensive Plan. The proposed activities in the Area are in conformance with the
Wilsonville Comprehensive Plan and the Wilsonville Town Center Plan.

Wilsonville Comprehensive Plan, Updated July 2024

Citizen Involvement

GOAL 1.1 To encourage and provide means for interested parties to be involved in land use
planning processes, on individual cases and City-wide programs and policies.

Policy 1.1.1 The City of Wilsonville shall provide opportunities for a wide range of public
involvement in City planning programs and processes.

GOAL 1.2 For Wilsonville to have an interested, informed, and involved citizenry.

Policy 1.2.1 The City of Wilsonville shall provide user-friendly information to assist the
public in participating in City planning programs and processes.
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FINDINGS: The Plan is in conformance with the Citizen Involvement Goal. The City utilized the
Urban Renewal Task Force, a volunteer advisory task force to help guide the development of the
2023 Town Center Urban Renewal Feasibility Study. The Task Force met five times in 2023 to review
components of the Feasibility Study and provide input.

The City provided for an advisory vote on the adoption of a proposed urban renewal plan in the May
2024 primary and that vote narrowly failed. Inthe months preceding that vote, the City provided
information in the Wilsonville Spokesman (local newspaper); the City’s print newsletter, Boones
Ferry Messenger; a standalone topic-specific website (wilsonvilletowncenter.com); and detailed
information on the City website.

In 2025 and 2026 the City Council, under a new Mayor, sought public input through resident
surveys and focus groups and adjusted the proposed urban renewal district to address common
concerns. Those modifications, which utilized more conservative development assumptions, were
captured in the updated 2026 Town Center Urban Renewal Feasibility Study.

The 2026 Feasibility Study informed the contents of this Plan, which voters considered at the
November 2026 General Election. In the months preceding the November 2026 election, the City
provided information in the Wilsonville Spokesman (local newspaper); the City’s print newsletter,
Boones Ferry Messenger; a standalone topic-specific website (wilsonvilletowncenter.com); and
detailed information on the City website.

In addition, the City provided for public input at all stages of the review of the Plan, including at the
Agency meeting, Planning Commission meeting and City Council adoption hearing.?

Urban Growth Management

GOAL: 2.1 To allow for urban growth while maintaining community livability, consistent with
the economics of development, City administration, and the provision of public facilities and
services.

FINDINGS: The Plan is in conformance with Goal 2.1. The Plan is designed to help provide the
infrastructure necessary to allow for future development, providing housing, commercial services,
recreational opportunities, a complete transportation system including pedestrian and bicycle
transportation, employment opportunities and the provision of public facilities and services.

Furthermore, the Plan helps facilitate efficient citywide growth by providing growth opportunities in
an underutilized area of the City. This approach ensures efficient use of finite land supply. Infill and
redevelopment within the City’s existing boundary is an appropriate growth management strategy,
as it maximizes the utility of lands and public facilities, delaying or precluding the need to expand
the city’s boundary and/or the Metro urban growth boundary (UGB).

Public Facilities and Services

3 This language to be included if the November 2026 ballot measure passes.
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GOAL 3.1 To assure that good quality public facilities and services are available with
adequate, but not excessive, capacity to meet community needs, while also assuring that
growth does not exceed the community’s commitment to provide adequate facilities and
services.

Policy 3.1.1 The City of Wilsonville shall provide public facilities to enhance the health,
safety, educational, and recreational aspects of urban living.

Policy 3.1.2 The City of Wilsonville shall provide, or coordinate the provision of, facilities
and services concurrent with need (created by new development, redevelopment, or upgrades of
aging infrastructure).

Policy 3.1.3 The City of Wilsonville shall take steps to assure that the parties causing a
need for expanded facilities and services, or those benefiting from such facilities and services, pay
for them.

Implementation Measure 3.1.3.a Developers will continue to be required to pay for demands
placed on public facilities/services that are directly related to their developments. The City may
establish and collect systems development charges (SDCs) for any or all public facilities/services,
as allowed by law. An individual exception to this standard may be justified, or SDC credits given,
when a proposed development is found to result in public benefits that warrant public investment
to support the development.

Policy 3.1.7 The City of Wilsonville shall develop and maintain an adequate storm drainage
system. However, where the need for new facilities is the result of new development, the financial
burden for drainage system improvements shall remain primarily the responsibility of developers.
The City will use systems development charges, user fees, and/or other funding sources to
construct facilities to improve storm water quality and control the volume of runoff.

Policy 3.1.8 The City of Wilsonville shall continue to coordinate planning for fire safety with
the Tualatin Valley Fire and Rescue District.

Policy 3.1.9 The City of Wilsonville shall continue to provide adequate police protection.

Policy 3.1.10 The City of Wilsonville shall continue to coordinate planning for educational
facilities with all three local school districts and Clackamas Community College.

Policy 3.1.11 The City of Wilsonville shall conserve and create open space throughout the
City for specified objectives including park lands.

Implementation Measure 3.1.11.b Provide an adequate diversity and quantity of passive and
active recreational opportunities that are conveniently located for the people of Wilsonville.

Implementation Measure 3.1.11.e Require small neighborhood parks (public or private) in
residential areas and encourage maintenance of these parks by homeowner associations or other
entities as deemed appropriate by the City.

Implementation Measure 3.1.11.f Maintain and develop the current park system for centralized
community-wide park facilities, but emphasize the future acquisition of small parks in localized
areas.
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Implementation Measure 3.1.11.s Facilities constructed to implement the Bicycle and Pedestrian
Master Plan shall be designed to insure safe and convenient pedestrian, bike and, where
appropriate, equestrian access from residential areas to park, recreational and school facilities
throughout the City.

Transportation

GOAL 3.2: To encourage and support the availability of a variety of transportation choices for
moving people that balance vehicular use with other transportation modes, including walking,
bicycling and transit in order to avoid principal reliance upon any one mode of transportation.

Policy 3.2.1 To provide for safe and efficient vehicular, transit, pedestrian and bicycle
access and circulation.

Implementation Measure 3.3.1.a. Encourage a balance among housing, employment, and
commercial activities within the City so more people are able to live and work within Wilsonville,
thereby reducing cross-jurisdictional commuting.

Implementation Measure 3.3.2.a. Provide pedestrian and bicycle connections between
residential neighborhoods and major commercial, industrial, and recreational activity centers
throughout the city, as shown in the Bicycle and Pedestrian Master Plan. Coordinate the system of
pathways planned by adjacent jurisdictions to allow for regional travel.

Implementation Measure 3.3.2.b. Concrete sidewalks will be provided on both sides of all streets
unless waived when alternative provisions are found to adequately address pedestrian needs.

Implementation Measure 3.3.2.c. Transportation facilities shall be ADA-compliant.

Implementation Measure 3.3.2.d. Fill gaps in the existing sidewalk and off-street pathway
systems to create a continuous network of safe and accessible bicycle and pedestrian facilities.

GOAL 3.3: To achieve adopted standards for increasing transportation choices and reducing
reliance on the automobile by changing land use patterns and transportation systems so that
walking, cycling and use of transit are highly convenient and so that, on balance, people need
to and are likely to drive less than they do today.

Policy 3.3.2 The City shall work to improve accessibility for all citizens to all modes of
transportation.

GOAL 3.4: To facilitate the safe, efficient and economic flow of freight and other goods and
services within the city and the region.

GOAL 3.5: To protect existing and planned transportation facilities, corridors and sites for
their identified functions, including protection of the function and operation of the I-
5/Wilsonville Road Interchange and the I-5/Elligsen Road Interchange, together with the local
street network within the Interchange Areas.

GOAL 3.6: To provide for the construction and implementation of transportation facilities,
improvements and services necessary to support the TSP, the Transit Master Plan and the
Bicycle and Pedestrian Master Plan.
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GOAL 3.7: Maintain a transportation financing program for the construction and
implementation of transportation facilities, improvements and services necessary to support
the TSP, the Transit Master Plan and the Bicycle and Pedestrian Master Plan.

GOAL 3.8: To maintain coordination with neighboring cities, counties, Metro, ODOT local
businesses, residents and transportation service providers regarding transportation planning
and implementation.

FINDINGS: The Plan is in conformance with the Public Facilities and Services Goals. The Plan
includes funding to develop a timely, orderly, and efficient arrangement of public facilities and
services to serve future urban development. These plans are consistent with and in conformace
with the Transportation System Plan, Transit Master Plan, Stormwater Master Plan, Sewer and
Water Infrastructure Master Plans and the Parks and Recreation Master Plan. The Plan includes
infrastructure planning for transportation, sanitary sewer, water, stormwater, and “green
infrastructure” including parks. Specifically:

e Transportation. This Plan implements the Town Center Plan. The Town Center Plan identifies
existing and proposed street networks and multimodal networks. The Town Center Plan
identifies improvements to the pedestrian and bicycle infrastructure. Cross-sections for each
street type were also provided. Improved transit connections and increased service and
accessibility were also identified as a key priority for future actions.

e Sanitary Sewer. This Plan implements the Town Center Plan. The Town Center Plan identified
improvements required by the increased development in the Town Center area. As much of the
area already has existing sewer infrastructure, future development envisioned in the Town
Center Plan will have little increase in wastewater compared to what is already projected for
Town Center in the future. Many of the projects identified are for relocation of the infrastructure
into the new or existing public right-of-way.

e Stormwater. This Plan implements the Town Center Plan. Sustainable stormwater
management is a key component of the Town Center Plan. The stormwater management
approach is anticipated to consist largely of a toolbox of approaches to treat, detain, and
infiltrate runoff on-site. The City’s Stormwater Master Plan and Public Works Standards include
a variety of Low Impact Development (LID) options for stormwater management.

e Parks. This Plan implements the Town Center Plan. The Town Center Plan provides
connections between the Gateway Plaza, Town Center Park, and Memorial Park, as the
envisioned “Emerald Chain” —a linear system of small parks, greenspaces, and landscaped
streets.

¢ Implementation and Financing. This Plan provides a funding source to implement the Town
Center Plan.

Land Use and Development

GOAL 4.1 To have an attractive, functional, economically vital community with a balance of
different types of land uses.
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Policy 4.1.2 The City of Wilsonville shall encourage commercial growth primarily to serve
local needs as well as adjacent rural and agricultural lands.

Implementation Measure 4.1.2.a Encourage commercial uses which are compatible with the
residential nature of the community, and are complementary to or supportive of industrial
development in the City.

Implementation Measure 4.1.2.b Provide opportunities for a basic mix of needed goods and
services.

Implementation Measure 4.1.2.c Encourage a rate of commercial development consistent with
serving the needs of residents of the City and adjacent rural and agricultural lands.

Implementation Measure 4.1.2.d Cluster commercial activity near the freeway interchanges and
encourage service or freeway-oriented commerce to locate near the Stafford Interchange.
Encourage retail and other local-oriented commerce to locate in commercial districts along
Wilsonville Road to minimize transient traffic impacts on the Wilsonville Interchange.

Implementation Measure 4.1.2.g The location and development of commercial areas within the
community should be given very careful consideration. Although they may occupy a relatively small
percentage of the total land area, commercial developments customarily occur at points of
maximum traffic movement and, therefore, have a tremendous impact on people's impressions of
the visual quality of the community. If Wilsonville is to retain an image as a desirable place to live,
its commercial areas must reflect that quality.

Implementation Measure 4.1.2.h Non-commercial uses may be permitted within a planned
development commercial zone, provided that the predominant uses remain commercial. In many
locations, the development of residential uses is appropriate and desirable in upper floors, while
ground-floor uses remain commercial.

Implementation Measure 4.1.2.i As existing businesses are renovated and new ones are
constructed, the Development Review Board will require high standards of compatibility with
surrounding development, landscaping, architecture, and signage. The ability of a site to function
properly in relation to the surrounding area will be emphasized.

FINDINGS: The Plan is in conformance with the Land Use and Development Goal 4.1. The intent of
the Town Center Plan is to “create opportunities to support and grow existing businesses and
attract new businesses that provide a diverse range of local and regional retail, entertainment, and
commercial activities.” The projects identified in the Plan and infrastructure improvements
support this goal in the following ways:

e Providing business retention and location assistance for prospective tenants or re-location
support to find new spaces due to redevelopment. The City may also explore the feasibility of
other business incubation and community wealth-building models, such as a Community
Investment Trust, which has been successfully piloted in East Portland.

e Standing up a food cart pod incentive program. Food cart pods are small business incubators.
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e Providing technical assistance to property owners to evaluate development options and
feasibility and tenant mixes.

e Enteringinto public-private partnerships (PPPs) with prominent property owners open to
redevelopment in the Town Center to catalyze private investment, development, and new
commercial space.

Town Center Development

Policy 4.TC.1. The vision for Wilsonville’s Town Center is:

“Town Center is a vibrant, walkable destination that inspires people to come together and socialize,
shop, live, and work. Town Center is the heart of Wilsonville. It is home to active parks, civic
spaces, and amenities that provide year-round, compelling experiences. Wilsonville residents and
visitors come to Town Center for shopping, dining, culture, and entertainment.”

Policy 4.TC.2. The Wilsonville Town Center Plan shall be a supporting document of the
Comprehensive Plan, adopted by the City as a part of this Comprehensive Plan with the full force
and effect of the Plan.

Policy 4.TC.4. Development in the Town Center shall create a highly connected and
walkable street and multi-modal transportation network that is consistent with the Wilsonville
Town Center Master Plan.

Policy 4.TC.5. Development in the Town Center shall create open spaces that are linked,
that serve as attractive amenities for the Town Center, and are consistent with the Wilsonville Town
Center Master Plan.

Policy 4.TC.7. The City may use a variety of strategies to fund improvements in the Town
Center. These include but are not limited to: funding by developers; public-private partnerships;
partnerships with public agencies; urban renewal funding, special fees, and others authorized by
the City Council.

FINDINGS: The Plan is in conformance with the Town Center Development Goal 4.1. The Plan is
the implementation tool of the Wilsonville Town Center Plan. The foundation of the Town Center
Plan is the community’s desire for a walkable and engaging experience. Wilsonville residents want
options to move around safely, whether they are parking a car and walking to a store, riding a bike,
rolling through, or using transit. The Town Center Plan outlines a multimodal network designed for
all ages and abilities and where cars remain one of the many transportation choices. The proposed
street network and connections for non-motorized modes will meet Town Center’s current and
projected transportation needs. The Town Center Plan’s multimodal network applies a variety of
streetscape designs for new and proposed streets in Town Center, ranging from festival streets
with curbless sidewalks near Town Center Park, local streets with wide sidewalks, and a main
street with on-street parking and active storefronts.

Transportation is a key feature of the Town Center Plan. The goal for the Town Center Plan is to
provide a safe and connected area that fosters multimodal access between buildings and land
uses, is connected to surrounding neighborhoods, and provides local and regional accessibility.
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The planis to do this by:

e Creating multimodal connections in and through Town Center that provide multiple, safe
routes for residents, businesses and visitors.

e |dentifying priority locations to connect to adjacent neighborhoods and land uses.

e |ntegrating the multimodal transportation system with urban design and development
standards developed for Town Center.

e |ncorporating wayfinding elements into Town Center’s multimodal transportation system.

In addition, the vision is to provide ample public spaces, parks, and destinations to connect with
one another and the environment to meet recreational needs. The community prioritized parks,
green spaces, and public gathering spaces as important elements of the future Town Center.

Finally, the Town Center Development District Plan directly implements Policy 4.TC.7 of the Town
Center Plan by establishing a tax increment financing (urban renewal) district as a funding
mechanism for public infrastructure, redevelopment assistance, and related improvements within
Town Center. The Development District Plan also contemplates leveraging private investment,
public-private partnerships, contributions from developers, grants, and other public funding
sources to maximize implementation of the Town Center Plan, consistent with the funding
strategies identified in Policy 4.TC.7

Residential Development

Policy 4.1.4 The City of Wilsonville shall provide opportunities for a wide range of housing
types, sizes, and densities at prices and rent levels to accommodate people who are employed in
Wilsonville.

Implementation Measure 4.1.4.c Establish residential areas that are safe, convenient, healthful,
and attractive places to live while encouraging variety through the use of planned developments
and clusters and legislative Master Plans.

Implementation Measure 4.1.4.d Encourage the construction and development of diverse
housing types, but maintain a general balance according to housing type and geographic
distribution, both presently and in the future. Such housing types may include, but shall not be
limited to: Apartments, single-family detached, single-family common wall, manufactured homes,
mobile homes, modular homes, and condominiums in various structural forms.

Implementation Measure 4.1.4.g Coordinate housing development with the social and economic
needs of the community.

Implementation Measure 4.1.4.h Require new housing developments to pay an equitable share of
the cost of required capital improvements for public services.

Implementation Measure 4.1.4.i Restrict the number of housing starts to the capacities of public
facilities and services.

Implementation Measure 4.1.4.j The City shall have a diverse range of housing types available
within its City limits.
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Implementation Measure 4.1.4.0 The City will encourage the development of housing of various
types and densities. Guided by the urbanization, public facilities, and economic elements, the City
will, however, manage residential growth to ensure adequate provision of public facilities and that
proposed housing satisfies local need and desires, i.e., type, price and rent levels.

Implementation Measure 4.1.4.r All development, except as indicated in the lowest density
districts, will coincide with the provision of adequate streets, water, and sanitary sewerage and
storm drainage facilities, as specified in the Public Facilities and Services Section of the Plan.
These facilities shall be (a) capable of adequately serving all intervening properties as well as the
proposed development and (b) designed to meet City standards.

Housing Needs & Capacity Analysis and Housing Production Strategy

The 2025-2045 Housing Needs and Capacity Analysis (HNCA) is the City's state-required
technical analysis of Wilsonville's projected housing needs over the next twenty years. The HNCA
evaluates population and employment forecasts, demographic trends, housing affordability,
residential land supply, redevelopment opportunities, and housing capacity to determine whether
the City has sufficient land and development opportunities to accommodate future housing needs.
Based on this analysis, the HNCA concludes that redevelopment within Town Center is an
important component of Wilsonville's long-term housing capacity and identifies Town Center as a
key location for accommodating future multifamily housing development. The HNCA serves as the
factual and analytical foundation for future housing policy decisions.

The Wilsonville Housing Production Strategy (HPS) builds upon the HNCA by identifying specific
actions the City can take over the next six years to address unmet housing needs and reduce
barriers to housing production. Rather than changing land use designations or development
regulations, the HPS focuses on implementation strategies that improve housing feasibility,
encourage redevelopment, support mixed-use and transit-oriented development, and expand
housing choice. Because the Town Center Development District Plan provides a financing
mechanism for infrastructure improvements and redevelopment activities that remove barriers to
development and support implementation of the Town Center Plan, the Plan directly advances
several objectives identified in both the HNCA and the Housing Production Strategy.

FINDINGS: The Plan is in conformance with the Residential Development Policies. The Plan
provides the infrastructure including an enhanced transportation system and improved parks and
public spaces to support needed housing for the City of Wilsonville as identified in the City’s
adopted Housing Needs and Capacity Analysis. There is very little existing housing in the Area.
Promoting the atmosphere for mixed-use development will allow for needed housing units of
various types including apartments, condos, townhomes, for current and future Wilsonville
residents. The Town Center Plan estimates an additional 1,680 dwelling units may be developed in
the Area, while the 2026 Town Center Urban Renewal Feasibility Study and the Report
accompanying this Plan assume the construction of 2,381 residential units. The actual number of
units built in the Area depends on the infrastructure improvements to be funded through this Plan
as well as market forces and other factors.
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The Town Center Development District Plan is in conformance with the 2025-2045 Housing Needs
and Capacity Analysis (HNCA) and the Wilsonville Housing Production Strategy (HPS). Both
documents recognize that Wilsonville's long-term housing needs cannot be met solely through
development on vacant land and identify redevelopment of Town Center as an important
component of the City's housing strategy. The HNCA anticipates that Town Center will
accommodate approximately 880 new dwelling units over the 2025-2045 planning period and
concludes that redevelopment of Town Center is necessary to provide sufficient capacity for
anticipated multifamily housing growth.

The Town Center Development District Plan directly supports implementation of the HPS by
providing a financing mechanism for public infrastructure and redevelopment activities that help
remove barriers to housing production on underutilized and redevelopment sites. The HPS
recognizes that local governments influence housing production by improving infrastructure
readiness, facilitating redevelopment, and supporting mixed-use, transit-accessible
neighborhoods that provide housing opportunities for a broad range of household types and
incomes.

The Development District Plan advances the goals of both the HNCA and HPS by encouraging
redevelopment that expands housing opportunities within an established mixed-use area served by
existing infrastructure, employment, parks, retail, transit, and other community amenities. Public
investments authorized by the Plan improve development feasibility, support additional housing
choice, strengthen walkability and multimodal access, and create conditions that help implement
the City's long-term housing objectives while complementing other adopted housing policies and
programs.

Economic Development

The latest City of Wilsonville Economic Development Strategy (Strategy) was adopted in March of
2026. It was adopted as an Appendix to a “Goal 9” Economic Opportunities Analysis (EOA).
Furthermore, the EOA, with appendices, was adopted as a sub-element of the Wilsonville
Comprehensive Plan.

The Strategy organizes implementation work into six focus areas, each with a small set of actions
the City can lead, coordinate, or support with partners. Together, the actions address priorities
identified through [related project] work and stakeholder engagement, including industrial site
readiness, commercial and mixed-use redevelopment, workforce connections, and support for
existing and new businesses.

Several focus areas and associated action items are relevant to Town Center.

Issue 2: Limited City funds to support economic development outside Coffee Creek Urban
Renewal Area.

Action 2.1 Explore a dedicated funding source to support commercial and mixed-use
redevelopment.

Issue 3: Vacant commercial land is limited.
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Action 3.2 Coordinate with other City departments to deliver on Town Center and tourism
priorities.

Action 3.3 Catalyze redevelopment of key sites in Town Center.

Issue 4: Lack of unique retail and dining experiences.
Action 4.1 Incentivize local dining and retail in Town Center.
Action 4.2 Explore the creation of a food cart incubation program in Town Center.
Action 4.3 Explore affordable commercial space models and partnerships.
Action 4.4 Recruit unique restaurants and shops to Town Center.

Issue 6: Perceived limited supports for small businesses.

Action 6.2 Provide small business assistance grants for upgrades

FINDINGS: The Town Center Development District Plan is in conformance with and implements
the Wilsonville Economic Development Strategy (2026). The Plan advances multiple desired
outcomes and directly implements several recommended actions identified in the Strategy by
providing a dedicated financing mechanism for infrastructure improvements, redevelopment,
business support, and catalytic investments necessary to achieve the City's long-term economic
development objectives both in Town Center and citywide.

11.2 Wilsonville Town Center Plan

The City of Wilsonville Town Center Plan was adopted May 6, 2019 and amended October 18, 2021,
to incorporate the Town Center Streetscape Plan. The Wilsonville Town Center Plan has six goals,
and numerous implementation strategies which the Town Center Development District Plan strives
to implement.

Goal 1. Environmental Stewardship. Integrate nature into the design and function of infrastructure
and development in Town Center to protect Wilsonville’s natural resources.

Goal 2. Harmonious Design. Ensure buildings and streets are pedestrian-oriented and there are a
variety of quality building types and land uses.

Goal 3. Mixed-Uses. Encourage development that provides interconnected land uses that
incorporate play and recreation, with a range of retail, services, dining and entertainment options,
and increased opportunities for residential and employment uses.

Goal 4. Safe Access and Connectivity. Provide transportation infrastructure designed to create a
safe, accessible environment for all modes of travel in Town Center, foster multimodal access
between buildings and land uses in Town Center, connect to surrounding neighborhoods, and
provide local and regional accessibility.

Goal 5. Community Gathering Places. Provide vibrant, diverse and inclusive spaces that bring
people together with activities and events for year-round fun, culture and socializing.
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Goal 6. Economic Prosperity. Create opportunities to support and grow existing businesses and
attract new businesses that provide a diverse range of local and regional retail, entertainment, and
commercial activities.

Implementation Strategies

2. Infrastructure Investments. These include streetscape and other multimodal improvements
(bicycle, pedestrian and transit), open space, and stormwater, sewer, and water infrastructure
projects. Several of these projects are long-term investments with significant costs, but many
could be constructed concurrently. Some projects are also linked (e.g. Park Place extension and
Wilsonville Road modifications) and would require construction at the same time.

3. Parking Strategies. These include policies and programs that can be considered as increased
activity and density in Town Center necessitates parking management. A new approach to parking
is critical to both achieve the community’s design concept for Town Center and support the parking
turnover needed for businesses.

4. Placemaking Strategies. These include projects or programs that generate activity and interest
in Town Center that attract visitors, local workers, and residents alike and encourage people to
spend more time here. They can be implemented by the City, business groups, and/ or community
non-profits, often at a low cost and immediately after the Town Center Plan’s adoption.

5. Economic Development Strategies. These include programs and projects to support existing
businesses and bolster economic activity within Town Center. Many of these strategies can be
implemented shortly after the Plan’s adoption.

FINDINGS: The Town Center Development District Plan advances the goals of the Town Center
Plan by supporting environmental stewardship through sustainable infrastructure investments;
harmonious design through pedestrian-oriented streets and public improvements; mixed-use
redevelopment through infrastructure and redevelopment assistance; safe access and
connectivity through multimodal transportation investments; community gathering places through
parks, plazas, public spaces, and placemaking improvements; and economic prosperity through
programs and projects that retain existing businesses, encourage private investment, and attract
new retail, dining, entertainment, housing, and employment opportunities.

The Town Center Development District Plan is in conformance with and implements the 2019 Town
Center Plan. The Development District Plan is intended to provide a financing mechanism to
implement the Town Center Plan by funding public infrastructure, redevelopment assistance,
streetscape improvements, public spaces, and economic development programs identified in the
Town Center Plan. The projects and programs authorized by the Development District Plan directly
support the Town Center Plan's long-term vision of transforming Town Center into a vibrant,
walkable, mixed-use district that serves as Wilsonville's civic, commercial, and cultural heart.
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11.3 Transportation System Plan

The following policy areas of the Wilsonville Transportation System Plan are relevant to the Plan.

Policy 1. Provide a safe, well-connected, and efficient system of streets and supporting
infrastructure for all travel modes.

Policy 2. Develop and maintain a transportation system that balances land use and transportation
needs in a manner that enhances the livability and economic vitality of the city.

Policy 3. Support the use of alternative fuels by providing, or encouraging the provision of, needed
infrastructure.

Policy 4. Provide a robust transportation system that provides all members of the community
access to multiple travel mode choices.

Policy 5. Design and manage the city street system to meet Level of Service (LOS) standard D.

As may be approved by the City Council, possible exceptions to the LOS D standard are a change to
LOS E on Boones Ferry Road and/or Elligsen Road, and on Wilsonville Road between and including
the intersections with Boones Ferry Road and Town Center Loop West. Other capacity
improvements intended to allow continued development without exceeding LOS E may also be
approved by the City Council.

Policy 6. Evaluate, minimize, and balance the environmental impacts of new transportation
projects.

Policy 7. Design the transportation system to be multifunctional by integrating stormwater
management into the design of transportation facilities, as described in the Stormwater Master
Plan.

Policy 8. Consider the needs of traditionally underserved citizens when planning and designing the
transportation system and identify targets and improvements to meet the specific needs of these
populations.

Policy 9. Enhance transportation connections and choices in and between all parts of the city as a
means for preserving the function and capacity of the existing system.

Policy 10. Add system connections for all modes throughout the city’s transportation system to
improve access between neighborhoods, serve new development, and manage system
performance.

Policy 11. Manage the transportation system to improve reliability and maximize efficient use of
existing facilities.

Policy 12. Implement Intelligent Transportation System (ITS) improvements as identified in the
Clackamas County ITS Plan.
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Policy 13. Coordinate with Clackamas County, Washington County, and the Oregon Department of
Transportation to implement system management and operations strategies on arterials and
highways.

Policy 14. On- and off-street parking facilities are part of the transportation system, and will be
managed and regulated to ensure sufficient parking is provided, maximize efficiency, minimize
impacts to traffic in the right-of-way, and reduce environmental impacts. Over time as new
development is planned in the Town Center area and the Westside Express Service (WES)
commuter rail station area, the City will work with property owners to prepare parking management
plans that manage supply and demand for parking areas.

Policy 15. Review all land use/development proposals for consistency with the TSP.

Policy 16. Ensure new development and redevelopment provide connections to transit streets and
facilities, providing protected street crossings, and bus stop amenities, if needed.

Policy 17. Collaborate with the State, Metro, Clackamas and Washington Counties, and adjacent
jurisdictions and transit agencies to develop and implement a Regional Transportation Plan that is
complementary to and supportive of the City's Plan while addressing regional concerns. The City
expects a reciprocal commitment from the other agencies. This policy recognizes that thereis a
need for a collective and cooperative commitment from all affected agencies to solve existing and
future transportation problems. The City will do its part to minimize transportation conflicts, but it
must also have the support of County, regional, State and Federal agencies to effectively
implement this Plan.

Policy 18. Work with ODOT, Metro, TriMet, Cherriots, and neighboring communities to maintain the
capacity of I-5 through a variety of techniques, including requirements for concurrency, transit
connections, continued development of a local street network within and connecting cities along I-
5, access management, and completion of targeted improvements on |-5 such as auxiliary lanes,
improvements at interchanges, etc.

Policy 19. Actively encourage the Federal Highway Administration, Federal Transit Administration,
Oregon Department of Transportation, Clackamas and Washington Counties, Metro, TriMet, and
Cherriots to improve regional transportation facilities and services.

Policy 20. Work with neighboring jurisdictions to plan, fund, and implement a phased
transportation network that serves southwest employment area growth while reserving I-5
interchange capacity for access to and from Wilsonville destinations.

Policy 22. Provide an adequate motor vehicle system that serves commercial vehicle/ truck traffic
to and from the land uses they serve.

Policy 23. Consider the requirements for truck movement when designing all improvements in the
public right of way on designated truck routes. Requirements include turn radii, sight distance, lane
widths, turn pocket lengths, and pavement design.

Policy 24. Ensure that the needs of other transportation users are considered in the design and
construction of freight improvements. Improvements that reduce freight vehicle impacts to
bicyclists and pedestrians (particularly along identified bikeways and walkways) will be
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considered, including buffered bike lanes, enhanced pedestrian crossings, and other safety
improvements.

Policy 28. Coordinate with adjacent jurisdictions and the freight community to ensure that regional
freight traffic is directed only toward the city’s freight routes.

Policy 29. Increase public awareness of transit and other transportation options, such as walking
and bicycling, so that individuals can make informed decisions.

Policy 30. Provide transit service which is coordinated, convenient, comfortable, and safe.

Policy 31. Create a sense of community ownership of the transit system by encouraging citizen
involvement in the planning and development of transit facilities and services.

Policy 32. Develop a process for responding to public feedback regarding transit services,
including additional service requests, bus routing, and transit stop amenities.

Policy 33. Guided by a transit-specific public feedback process, provide transit routes throughout
the city so that transit stops are located within one-quarter mile walking distance from residents
and businesses.

Policy 35. Strive to improve air quality and traffic congestion by increasing transit efficiency,
promoting transportation options, and implementing transportation system management.

Policy 37. Provide facilities that allow more people to walk and bike, not only as low-impact
transportation choices, but also to benefit the health and economy of the community.

Policy 39. Improve and expand pedestrian and bicycle facilities throughout the community, with a
focus on improved connectivity within the city and with the Regional bicycle and trails systems.

Policy 40. Ensure that pedestrian and bicycle networks provide direct connections between major
activity centers (e.g., civic, recreation, employment, and retail centers) and minimize conflicts with
other modes of transportation.

Policy 41. The planning, design, and construction of transportation projects should maintain or
improve the accessibility and quality of existing and planned pedestrian and bicycle facilities.

Policy 42. Provide more enhanced pedestrian crossings (which may include pedestrian flashers, a
median refuge, or other treatments) as a way to improve safety and connectivity in Wilsonville’s
transportation system.

Policy 43. Develop more transportation options within the city, increasing transportation demand
management programming and improving walking, biking, and transit facilities.

Policy 44. Provide for an adequate system of local roads and streets for access and circulation
within I-5 Interchange Management Areas (IMAs) that minimize local traffic through the
interchanges and on the interchange cross roads.

Policy 45. Require each individual development to provide all collector and local streets, unless
the benefit to the entire community warrants public participation in funding those collector streets.

Policy 46. The City will plan, schedule, and coordinate implementation of all transportation system
improvements through the on-going five-year Capital Improvements Plan. A priority is given to
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eliminating existing gaps and deficiencies and in upgrading the structural quality of the existing
arterial system.

Policy 47. Maintain a transportation financing program for the construction and implementation of
transportation facilities, improvements, and services necessary to support the TSP, the Transit
Master Plan, and the Bicycle and Pedestrian Plan. This program should be resourceful and
innovative to ensure the City can make key transportation investments. Revenue sources may
include public/private partnerships, Local Improvement Districts (LIDs), grants, etc.

FINDINGS: The Town Center Development District Plan is in conformance with and implements
the transportation vision, goals, and policies of the Wilsonville Transportation System Plan (TSP).
The Development District Plan provides a financing mechanism for transportation improvements
identified in the Town Center Plan and the TSP, including roadway modifications, multimodal
facilities, intersection improvements, local street connections, bicycle and pedestrian
infrastructure, streetscape enhancements, and supporting public infrastructure. These
investments remove transportation deficiencies that currently constrain redevelopment while
supporting a safe, connected, and efficient transportation system.

The transportation projects authorized by the Development District Plan directly advance the TSP's
multimodal transportation objectives by improving safety, connectivity, accessibility, mobility, and
system efficiency for motorists, pedestrians, bicyclists, transit users, freight movement, and
emergency services. The Plan supports implementation of the City's adopted transportation
network by funding improvements that enhance local circulation, improve access to Town Center,
and encourage walking, bicycling, and transit use while maintaining an efficient street system.

Specifically, the Development District Plan is in conformance with the following TSP policy
objectives:

Multimodal Transportation and Connectivity. The Plan funds projects that create a safe, well-
connected, and efficient transportation system serving all travel modes, including new local street
connections, multimodal streets, bicycle facilities, pedestrian improvements, and enhanced
connections between neighborhoods, commercial areas, parks, and transit. These projects
implement Policies 1, 4, 9, 10, 16, 39, 40, 41, 42, 43, and 44.

Transportation and Land Use Coordination. The Plan supports redevelopment in conformance
with the Town Center Plan by providing transportation infrastructure needed to accommodate
future mixed-use development while balancing transportation capacity, accessibility, and
community livability. These investments advance Policies 2, 5, 15, and 46.

Complete Streets and Safety. The Plan includes projects that improve pedestrian crossings,
bicycle facilities, sidewalks, cycle tracks, streetscapes, and intersection operations to create a
transportation network that safely accommodates all users while improving reliability and
operational efficiency. These projects are in conformance with Policies 1, 5, 11, 24, 37, 39, 40, 41,
and 42.

Transit Access and Transportation Choices. The Plan supports transportation choice by
improving pedestrian and bicycle access to transit, encouraging development patterns that
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support transit service, and creating infrastructure that makes walking, bicycling, and transit more
convenient and attractive. These actions further Policies 16, 29, 30, 31, 32, 33, 35, and 43.

Environmental Stewardship and Sustainable Infrastructure. The Plan incorporates
transportation improvements that integrate stormwater management, support alternative
transportation modes, reduce vehicle dependence, and improve environmental performance in
conformance with the TSP and Stormwater Master Plan. These investments support Policies 3, 6, 7,
35, and 37.

Parking and Transportation Management. The Plan authorizes projects and programs that
support future parking management strategies, multimodal access, and efficient circulation within
Town Center, in conformance with the TSP's recognition that parking should support
redevelopment while minimizing traffic impacts and encouraging transportation alternatives.
These actions are in conformance with Policy 14.

Regional Mobility and Freight. The Plan includes transportation improvements that improve local
street connectivity, redistribute traffic within Town Center, reduce unnecessary reliance on the I-5
interchange area, accommodate freight movement, and coordinate with regional transportation
investments. These projects support Policies 13, 17, 18, 19, 20, 22, 23, 24, and 28.

Transportation Financing. The Development District Plan establishes tax increment financing as
an innovative local funding mechanism that complements the City's Capital Improvements
Program and other public and private funding sources to implement transportation projects
identified in the TSP. The Plan is therefore in conformance with Policies 45, 46, and 47, which
encourage coordinated implementation of transportation improvements and resourceful financing
strategies necessary to achieve the City's long-term transportation objectives.

The transportation improvements authorized by the Town Center Development District Plan
represent a substantial implementation mechanism for the Wilsonville Transportation System Plan
within the Town Center area. By funding transportation facilities that improve safety, connectivity,
mobility, accessibility, and multimodal travel while supporting planned redevelopment, the
Development District Plan furthers the goals and policies of the TSP and promotes the orderly
development of Wilsonville's transportation system.

11.4 Wilsonville Development Code

Planned Development Residential 4 (PDR4) (Section 4.124);
Planned Development Commercial (PDC) (Section 4.131)

The requirements of a PDR Zone and PDC Zone shall be governed by Section 4.140 of the
Wilsonville Development Code, Planned Development Regulations, and as otherwise set forth in
the Wilsonville Development Code.

Town Center Zone (TC) (Section 4.132)

The Town Center (TC) Zone applies to lands within the Town Center Comprehensive Plan Map
designation. The TC Zone is a Planned Development Zone, subject to applicable Planned
Development regulations (see Section 4.140 and 4.118 of the Wilsonville Development Code).
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Where conflicts occur between these standards and other Development Code regulations or other
ordinances, the provisions of this Chapter shall apply.

The purposes of the TC Zone are to:

A. Implement the Town Center policies and implementation measures of the Comprehensive
Plan.

B. Implement the Wilsonville Town Center Plan recommendations for the Town Center
Comprehensive Plan Map designation.

C. Create avibrant, walkable destination that inspires people to socialize, shop, live, and work.
D. Support future development that transforms Town Center into the heart of Wilsonville.

E. Foster active parks, civic spaces, and amenities that provide year-round, compelling
experiences.

F. Create a development pattern where Wilsonville residents and visitors come for shopping,
dining, culture, and entertainment.

Public Facility (PF) (Section 4.136)

Purpose. The PF zone is intended to be applied to existing public lands and facilities; including
quasi-public lands and facilities which serve and benefit the community and its citizens. Typical
uses permitted in the PF Zone are schools, churches, public buildings, hospitals, parks and public
utilities. Not all of the uses permitted in this zone are expected to be publicly owned.

FINDINGS: The Plan is in conformance with the Wilsonville Development Code as all projects will
comply with the Wilsonville Development Code and the development permit review process of the
city.
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Figure 4 - Zoning Designations
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APPENDIX A: LEGAL DESCRIPTION

SEE FOLLOWING PAGE
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“Appendix A”

LEGAL DESCRIPTION

Wilsonville Town Center Development District
Legal Description

July 27, 2026

Page 1 OF 3

All that land lying in the Northwest One-Quarter and Southwest One-Quarter of Section 13, the Southeast
One-Quarter of Section 14, the Northeast One-Quarter of Section 23, and the Northwest One-Quarter of
section 24, Township 3 South, Range 1 West, Willamette Meridian, Wilsonville, Clackamas County,
Oregon and being more particularly described as follows:

BEGINNING at the Southwest corner of the Northwest One-Quarter of Section 13, Township 3 South,
Range 1 West, Willamette Meridian:

Thence along the South line of said Northwest One-Quarter of Section 13, Easterly for a distance of 1095
feet, more or less, to a point on the Easterly Right-of-Way line of Canyon Creek Road;

Thence along said Easterly Right-of-Way line, Northeasterly for a distance of 93 feet, more or less, to the
intersection with the Southerly Right-of-Way line of Vlahos Drive;

Thence along said Southerly Right-of-Way line the following 4 course:

Thence Easterly for a distance of 18 feet, more or less;

Thence Southeasterly for a distance of 63 feet, more or less, to a point of curve left;
Thence Southeasterly along said curve left for a distance of 209 feet, more or less;

Thence Easterly for a distance of 66 feet, more or less, to the Northwest corner of Lot 47, Block 2 of
Courtside Estates;

Thence along the Westerly boundary line of said Block 2, Southerly for a distance of 1,164 feet, more or
less, to the Southwest corner of Lot 24, of said Block 2;

Thence along the Northerly boundary line of Lots 17, 16, and 15 of said Block 2, Westerly for a distance
of 183 feet, more or less, to a point on the Easterly Right-of-Way line of Town Center Loop Road East,
also being the Northwest corner of said Lot 15;

Thence along said Easterly Right-of-Way line, Southerly for a distance of 887 feet, more or less to the
most Westerly Southwest corner of Lot 2, Block 1 of Courtside Estates;

Thence along the courses of the Northerly boundary line of Parcel 1 and Parcel 2 of Partition Plat 2009-
072, Easterly for a distance of 597 feet, more or less, to the Northeast corner of said Parcel 2;

Thence along the courses of the Easterly boundary line of said Parcel 2, Southerly for a distance of 429
feet, more or less, to a point on the Northerly Right-of-Way line of Wilsonville Road, said point also being
the Southeast corner of said Parcel 2;

Thence along the courses of said Northerly Right-of-Way line, Southwesterly for a distance of 413 feet,
more or less, feet to the Southwest corner of said Parcel 2;

Thence, leaving said Northerly Right-of-Way line, Southwesterly for a distance of 46 feet, more or less, to
an angle point on the Northerly Right-of-Way line of said Wilsonville Road,;
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LEGAL DESCRIPTION

Wilsonville Town Center Development District
Legal Description

July 27, 2026

Page 2 OF 3

Thence along said Northerly Right-of-Way line, Southwesterly for a distance of 41 feet, more or less, to
an angle point on the Northerly Right-of-Way line of said Wilsonville Road;

Thence along said Northerly Right-of-Way line, Southerly for a distance of 10 feet, more or less, to the
Southeast corner of City of Wilsonville Fee No. 80-3753;

Thence, continuing along said Northerly Right-of-Way line, Westerly for a distance of 316 feet, more or
less;

Thence, leaving said Northerly Right-of-Way line, Southwesterly for a distance of 72 feet, more or less, to
a point on the Southerly Right-of-Way line of Wilsonville Road;

Thence Southwesterly a distance of 76 feet, more or less, to a point on the Easterly Right-of-Way line of
Memorial Drive;

Thence Westerly for a distance of 60 feet, more or less, to a point on the Westerly Right-of-Way line of
Memorial Drive;

Thence, Northwesterly for a distance of 52 feet, more or less, to a point on the Southerly Right-of-Way
line of Wilsonville Road;

Thence along said Southerly Right-of-Way line, Westerly for a distance of 333 feet, more or less, to the
Northeast corner of Lot 5 of Main Street Village (Plat Book 119, Page 14);

Thence Southwesterly for a distance of 62 feet, more or less, to a point on the Easterly Right-of-Way line
of Rebekah Street;

Thence Westerly for a distance of 67 feet, more or less, to a point on the Westerly Right-of-Way line of
Rebekah Street;

Thence along said Westerly Right-of-Way line, for a distance of 188 feet, more or less

Thence along said Westerly Right-of-Way line, for a distance of 63 feet, more or less, to the Southeast
corner of Lot 3 of said Main Street Village;

Thence along the courses of the Southerly boundary line of said Lot 3, Westerly for a distance of 925
feet, more or less, to a point on the Easterly Right-of-Way line of Town Center Loop West, said point also
being the Southwest corner of Said Lot 3;

Thence along said Esterly Right-of-Way line, Northerly for a distance of 51 feet, more or less;

Thence Westerly for a distance of 90 feet, more or less to a point on the Northerly Right-of-Way line of
Main Street;

Thence along said Northerly Right-of-Way line, Westerly for a distance of 291 feet, more or less to the
Southwest corner of Lot 1 of said Main Street Village;
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LEGAL DESCRIPTION

Wilsonville Town Center Development District
Legal Description

July 27, 2026
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Thence, continuing along said Northerly Right-of-Way line, Westerly for a distance of 97 feet, more or
less;

Thence, leaving said Right-of-Way line, Westerly for a distance of 94 feet, more or less, to a point on the
Westerly Right-of-Way line of Parkway Avenue;

Thence along said Westerly Right-of-Way line, Northerly for a distance of 222 feet, more or less, to the
Northeast corner of Document No. 2009-049225.

Thence along the north boundary line of said Document No. 2009-049225, Westerly for a distance of 85
feet, more or less, to a point on the Easterly Right-of-Way line of Interstate Highway 5;

Thence Northerly for a distance of 518 feet to a point on the Easterly Right-of-Way line of said Interstate
Highway 5;

Thence along the courses of d said Easterly Right-of-Way line, Northerly for a distance of 2234 feet, more
or less to a point on the South line of the Northeast One-Quarter of Section 14, Township 3 South, Range
1 West, Willamette Meridian;

Thence along said South Line, Easterly for a distance of 1120 feet to the POINT OF BEGINNING.

The above described land contains 169 acres, more or less.

/" REGISTERED
PROFESSIONAL
LAND SURVEYOR

OREGON
NOVEMBER 08. 2010
JOHN TAYLOR HAGLUND,

\_ 55022

EXPIRES: 6/30/2027
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Proposed Ordinance No. 905 - Exhibit B

[ADOPTION DATE]

Accompanying Report

Town Center

Development District
Plan

An Urban Renewal Plan & Program of the City of Wilsonville, Oregon

If adopted, the date and ordinance number will be listed here.
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1.0 DEFINITIONS

“Annual report” means annual report on impacts to taxing jurisdictions and former year and
following year budgets as required in ORS 457.460.

“Area” means the properties and rights of way located within the Town Center urban renewal
boundary.

“Blight” is defined in ORS 457.010(1)(A-E) and identified in the ordinance adopting the urban
renewal plan.

“City” means the city of Wilsonville, Oregon.
“City Council” or “Council” means the City Council of the city of Wilsonville.
“Commission” means the Clackamas County Commission.

“Comprehensive Plan” means the city of Wilsonville comprehensive land use plan and its
implementing ordinances, policies and standards.

“County” means Clackamas County.

“Duration” means the expected timeframe for the Area to take division of tax revenues. It is more
fully explained and defined in Section 8.0 of the Town Center Development District Plan.

“Fiscal year” means the year commencing on July 1 and closing on June 30.
“FYE” means fiscal year end. For example, fiscal year 2025/2026 would be FYE 2026.

“Frozen base” means 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.

“Increment” means 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” means 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.

“ORS” means the Oregon revised statutes and specifically Chapter 457, which relates to urban
renewal.

“Planning Commission” means the Wilsonville Planning Commission.
“Revenue Sharing” means sharing tax increment proceeds as defined in ORS 457.470.

“Substantial Change” refers to Wilsonville City Charter language that was approved by voters in
May of 2026.

“Substantial Amendment” refers to the requirements of ORS 457.085 regarding specific
amendments to an urban renewal plan.

Town Center Development District Plan - Accompanying Report DATE
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“Task Force” means the committee composed of public officials and consultants to provide input
on this Plan. Those members are identified on the acknowledgement page of the urban renewal
plan.

“Tax increment financing (TIF)” means the funds that are associated with the division of taxes
accomplished through the adoption of an urban renewal plan.

“Tax increment revenues” means 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 agency” or “Agency” means an urban renewal agency created under ORS 457.035
and 457.045. This agency is responsible for administration of the urban renewal plan. This Agency
is responsible for administration of the urban renewal plan. In Wilsonville, the Agency has the same
members as the Wilsonville City Council.

“Urban renewal area” means an area included in an urban renewal plan boundary.

“Urban renewal plan” or “Plan” means a plan, as it exists or is changed or modified from time to
time, for one or more urban renewal areas, as provided in ORS 457.085, 457.095, 457.105, 457.115,
457.120,457.125, 457.135 and 457.220.

“Urban renewal project” or “Project” means any work or undertaking carried out under ORS
457.170 and 457.180 in an urban renewal area.

“Urban renewal report” or “Report” means the official report that accompanies the urban renewal
plan pursuant to ORS 457.087.

“Wilsonville Transportation Systems Plan (TSP)” means the Transportation System Plan adopted by
the Wilsonville City Council.

“Wilsonville Urban Renewal Task Force” is the Task Force convened by the city of Wilsonville to
develop the Wilsonville Urban Renewal Strategic Plan and review urban renewal issues.

“Wilsonville Urban Renewal Strategic Plan” is the Strategic Plan adopted by the Wilsonville City
Councilin 2014 and updated in 2022.
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2.0 BACKGROUND

The Report accompanying the Town Center Development District Plan (“Report”) contains
background information and project details that pertain to the Town Center Development District
Plan (“Plan”). The Report is not a legal part of the Plan but is intended to provide public information
and support the findings made by the Wilsonville City Council (“City Council”) as part of the
adoption of the Plan.

The Report provides the analysis required to meet the standards of ORS 457.087, including
financial feasibility. The format of the Report is based on this statute. The Report documents not
only the proposed projects in the Plan, but also documents the existing conditions in the Town
Center Development District Area (“Area”).

The Report provides only guidance on how the urban renewal plan might be implemented. As the
Wilsonville Urban Renewal Agency (“Agency”) reviews revenues and potential projects each year, it
has the authority to make adjustments to the assumptions in this Report. The Agency may allocate
budgets differently, adjust the timing of the projects, decide to incur debt at different timeframes
than projected in this Report and make other changes, as allowed in the amendments section of
the Plan.
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Figure 1. Town Center Urban Renewal Plan Area Boundary
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3.0 THE RELATIONSHIP BETWEEN URBAN RENEWAL PROJECTS
AND THE EXISTING CONDITIONS IN THE URBAN RENEWAL
AREA

The projects identified for the Area are described below, including how they relate to the existing
conditions in the Area.

3.1 Infrastructure Improvements

Upgrade/provide infrastructure as necessary to allow for the development or redevelopment of
parcels within and adjacent to the urban renewal area. Implement the Town Center Streetscape
Plan (Appendix J. to the Town Center Plan), including prescribed right-of-way cross sections. The
specific projects are described below. A map of infrastructure projects can be found in Figure 26.

“MAIN STREET”

“Main Street” is the existing and future North-South street, centrally located in Town Center, where
the focus of energy, retail activity, and community gathering will be located. “Main Street” is an
appropriate placeholder name as the new and improved street will function as a downtown Main
Street. The future name of the continuing street, to include the southern section (Project #3), will
be determined when the full street is designed and completed.

1. “Main Street” North
Park Place Redesign (Town Center Loop to Northern Edge of Town Center Park)

This section of existing roadway, currently known as Parkway, is one of the original connections
from Town Center Loop adjacent to the theater and apartments. The recommended future
design for this section of Park Place includes two travel lanes, buffered bike lanes, and wide
sidewalks. Buffered one-way bike lanes are recommended in this section of roadway to provide
connections to existing bicycle lanes north of Town Center Loop.

Existing Conditions:

This section of existing roadway, currently known as Parkway, is one of the original connections
from Town Center Loop adjacent to the theater and apartments. The current roadway is a minor
arterial with two lanes and sidewalks and bike lanes.

2. “Main Street” Central
Park Place Redesign (Town Center Park to Courtside Drive, Framework Project)

This section of Park Place becomes an extension of Town Center Park. Constructed as a
curbless street that can be closed during events in Town Center Park, a farmers’ market, or
other civic use. This section of roadway is a critical transition between the northern and
southern portions of the main street and a core component of the Town Center vision. This
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section of Park Place includes two travel lanes, on street parking, and a protected two-way
cycle track, providing an important multimodal connection between the I-5 bike/pedestrian
bridge, the Gateway Plaza to Main Street Promenade, and the two-way cycle track proposed on
the north side of Courtside Drive to Memorial Park.

Existing Conditions:

This section of Park Place becomes an extension of Town Center Park. The current roadway is a
collector with two lanes including sidewalks and bike lanes.

3. “Main Street” South
Park Place Extension (Courtside Drive to Wilsonville Road, Framework Project)

Creating a modern main street in Town Center is a signature element of the Plan. Extending
Park Place provides opportunities to create a walking retail corridor, gathering spaces, and
placemaking programs for Town Center. It will offer more opportunities and better visibility for
small, independent businesses, keeping local dollars in Wilsonville. This extension of Park
Place is a future roadway located within an existing parking lot. The extension would create a
new signalized intersection at Wilsonville Road. The recommended design for this new
segment of Park Place includes two travel lanes, on-street parking, and wide sidewalks to
create a strong pedestrian-oriented landscape. The street would be marked as a shared facility,
where bicycles and automobiles share the same travel lane. Shared lanes, as opposed to
dedicated bicycle lanes, are recommended for this section because of the expected slow
vehicle speeds, proposed dedicated bicycle lanes on adjacent roads, and the limited amount
of right-of-way available to construct the new connection. With the proposed design, no
business displacements are anticipated with the construction of this segment, but during
construction, it will be important to coordinate with existing businesses to minimize impacts to
their operations.

Existing Conditions:

This section of roadway does not presently exist.

4. Courtside Drive, East
Courtside Drive Improvements (Park Place to Town Center Loop E)

Courtside Drive is the primary east/west connection between Town Center Loop E and Park
Place and serves as an important connection between established neighborhoods and central
Town Center. This project recommends maintaining the key functions of this roadway and
incorporating a two-way cycle track that connects from Town Center Park to Town Center Loop
E, which will provide a further connection to Memorial Park. Improvements to this section of
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roadway are primarily for the cycle track and for on street parking on the south side of
Courtside Drive.

Existing Conditions:

Courtside Drive is the primary east/west connection between Town Center Loop E and Park
Place and serves as an important connection between established neighborhoods and central
Town Center. There is not a separated bicycle system nor parking on the south side of
Courtside Drive.

5. Courtside Drive, West
Courtside Drive Extension (Park Place East to Town Center Loop W, Framework Project)

This project would extend Courtside Drive to the west to Town Center Loop W, providing
increased connectivity to the western portion of Town Center, an area envisioned to redevelop
with a more diverse mix of uses. The recommended roadway design includes two travel lanes,
on street parking, bicycle lanes and wide sidewalks to create a strong pedestrian-oriented
landscape.

Existing Conditions:

This section of roadway does not presently exist.

6. Wilsonville Road Intersection Improvements

Add one intersection at the future “Main Street” and improve three existing intersections
at Town Center Loop West, Rebekah Street, and Town Center Loop East.

Recommended improvements along Wilsonville Road are designed to improve traffic
distribution through the Town Center area, allow pedestrians and bicyclists to safely cross
Wilsonville Road, and better accommodate anticipated traffic growth. Changes to Wilsonville
Road include:

e Wilsonville Road @ Town Center Loop W: Modify the existing traffic signal to eliminate
eastbound and westbound left turns, add a landscaped median to the west leg, and
improve pedestrian and bicycle safety by adding a crosswalk to the west side of the
intersection and a median refuge to cross Wilsonville Road. Providing protected pedestrian
refuges and signalization for bicycle and pedestrian crossings is essential for improving
safety and increasing walking in the area.

¢ Wilsonville Road @ “Main Street”: Construct a new intersection that connects the
extension of Parkway Avenue to Wilsonville Road. At this intersection, install a traffic signal
that allows all turning movements and moves eastbound left turn traffic further from the I-5
interchange.
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o Wilsonville Road @ Rebekah Street: Remove the existing traffic signal and restrict the
minor street turning movements to be right-in, right-out only by continuing the landscaped
median or using space for a pedestrian and bicycle median. Include bicycle and pedestrian
activated flashers for crossings.

e Wilsonville Road @ Town Center Loop E: Modify the existing traffic signal to include dual
eastbound lefts and modify the north leg to have dual northbound receiving lanes. Remove
eastbound and southbound dedicated right-turn lanes to accommodate added lanes.

Existing Conditions:

Wilsonville Road is the most important arterial connection to Town Center and also provides
access to one of two I-5 interchanges in Wilsonville. Wilsonville Road experiences congestion
at peak hours due to existing capacity issues on I-5 at Boone Bridge, affecting the Wilsonville
Road/Town Center Loop W intersection where traffic can back up on both roadways.

Town Center Loop W is the primary route for traffic accessing I-5 from Town Center and areas
directly north. The existing intersections need improvements to better distribute traffic flow
through Town Center and along Wilsonville Road and allow pedestrians and bicyclists to safely
cross Wilsonville Road.

TOWN CENTER LOOP WEST MODIFICATIONS

7. Town Center Loop West Modifications

Currently a four-lane boulevard separated by a planted median and punctuated by left-turn
pockets, Town Center Loop West will be transformed to better support growing uses on nearby
properties and makes the street more welcoming for people to walk and bike along.

Existing Conditions:

Town Center Loop W is a wide street with five lanes in many locations and without bicycle lanes
or complete sidewalks.

BICYCLE & PEDESTRIAN INFRASTRUCTURE

8. Park Place Promenade Redesign

The Park Place Promenade redesigns Park Place between Town Center Loop W and Courtside
Drive. In the shorter term, this section of Park Place will remain in place. As other vehicular
connectivity and intersection improvements are completed (such as the Courtside Drive
extension west, and Wilsonville Road intersection improvements), the long-range vision is to
eliminate the vehicular route and create a linear park feature that provides bicycle and
pedestrian access and a location for future temporary events such as festivals or a farmers’
market.
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The final design of this area will be determined as part of the design of future adjacent
development expected to front the promenade. Essential components should include
provisions for temporary events, public gathering spaces with shade and/or weather covering,
bicycle and pedestrian connectivity and transit vehicle access.

The design would be similar to the festival-style local street cross section that is designed to be
closable to through traffic. Depending on the final design, vehicle charging, car share and bus
stops could also be incorporated into the design.

Existing Conditions:

Park Place is a collector with two lanes, sidewalks and bike lanes. The TSP identifies it as
having roadway cross section deficiencies (TSP Figure 4-1, p 4-5).

9. Gateway Plaza to Main Street Promenade (Framework Project)

The Promenade will function as much as a park as is does a street, and it will not permit motor
vehicle passage. This is an important connection between the Park Place main street and the
in-progress I-5 bicycle and pedestrian bridge. The Promenade provides spacious pedestrian
ways and a buffered two-way bicycle route helping to link the Emerald Chain through the Town
Center. This prototype may inform the design of other multimodal streets in Town Center.

Existing Conditions:

The Promenade does not exist. It is presently part of existing underutilized parcels. There is no
interconnected pedestrian and bicycle transportation system in the Area.

In addition to those project-specific existing conditions described further below, additional
documentation of existing conditions, Area-wide, can be found in Appendix E: Parking Analysis;
and Appendix F: Existing Conditions, of the Town Center Plan, and are incorporated by this
reference as though fully set forth herein.

10. Local Road Network

Creating a more walkable and accessible Town Center will also require constructing new local
roads. These connections would be constructed as part of a development in which the private
developer assumes all or most of the cost of these local roads. The Infrastructure Project Map
(Figure 26) identifies the proposed local road network in Town Center (shown with dashed grey
lines), which uses the existing road network as the foundation of the multimodal system. The
location of these local connections is approximate and based on the desired block lengths of
400 feet. Precise locations will be determined during site planning and review. These
extensions would require new right-of-way and would generally include two travel lanes,
parallel parking on both sides of the street, sidewalks, and street trees, although in less
common instances connections may use a “woonerf” style design, or pedestrian-only
connections depending on the type of development to occur. Some streets would also include
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11.

12.

fiber conduit, new sewer and water infrastructure while all streets would have stormwater
pipes that are assumed to be constructed by private development.

Local roads and associated communications, sewer, water and stormwater infrastructure
identified as part of the Plan are assumed to be constructed by private development unless
there is a benefit to the entire community or extenuating circumstances that warrant public
participation in funding these streets.

Time and experience since the adoption of the 2019 Town Center Plan have shown that the
local street requirements (both dedication of right-of-way and the cost of construction),
particularly on large development sites, make the financial feasibility of development and/or
redevelopment challenging or impossible. This is a compelling reason for public financial
participation in the construction of local roads.

Existing Conditions:

Creating a more walkable and accessible Town Center will also require constructing new local
roads that do not presently exist. See Figure 30 for the existing roads and Figure 26 for the
conceptual alignments of the future local road network (shown with dashed grey lines).

Underground Utility Relocation

Many of the existing water, sewer, and stormwater pipelines run diagonally through existing
parking areas throughout the Town Center and impact potential developable land and is not
supportive of a new gridded street network. As new development occurs, additional
infrastructure facilities will be required. As new roads are constructed, water, sewer, and
stormwater system relocation and upgrades will be constructed as part of the road project to
minimize costs. For systems within local roads, those facilities would typically be paid for and
constructed by private development. Depending on the timing of adjacent development, the
City or a private developer may construct the improvements utilizing urban renewal funds to
help offset utility relocation costs. Adjacent development would be responsible for connecting
to the system.

Existing Conditions:

Figure 25 shows the existing underground utility locations within the Area. There are numerous
locations where these utilities are undersized, do not connect and run through tax lots instead
of right of way.

Cycle Tracks

There are several sections of two-way cycle tracks identified in the Town Center Plan. A Cycle
Track is an exclusive bike facility that is separated from motor vehicle traffic, parking lanes and
sidewalks through the use of bollards, medians, or raised curbs. These provide essential
connectivity elements both within Town Center and to the surrounding bicycle and trail
network. There are four primary cycle tracks proposed in Town Center that together create a
continuous cycle track between the I-5 bike/pedestrian bridge and Memorial Park, referred to
as the Emerald Chain.
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13.

Existing Conditions:
Two-way protected cycle tracks do not currently exist within the Area.
Parking Facilities

This project provides funding to support the installation of parking facilities in the Area. Such
facilities could take a variety of forms, including but not limited to: construction of a city-owned
parking facility or facilities, or a partnership with private development to construct parking
facilities. Such facilities could stand alone or could be incorporated into private development
project(s) (including but not limited to underground parking or an adjacent facility on-site) but
partially or fully accessible to the public.

There are many ways to encourage pedestrian-oriented development within Town Center while
still providing parking options for those accessing Town Center by car. Parking is a part of Town
Center and should be placed in convenient, accessible locations but screened from view by
either buildings or landscaping. Pedestrians should not have to walk through parking lots to
access adjacent businesses or residences.

The parking analysis completed for the 2019 Town Center Plan showed that parking usage
varies considerably by location, time of day, weekdays and weekends in Town Center. Future
development will require parking, likely a combination of surface and structured facilities. As
Town Center develops over time, a variety of parking solutions could be implemented to
achieve the goals for parking in the Town Center.

Existing Conditions:

The parking facilities in the Area presently consist of surface level parking. This parking is using
acres of developable space within the Area as shown visually in Figure 24. The surface parking
creates large nodes of space that are not economically productive, nhor conducive to a
pedestrian-oriented, mixed-use environment. Furthermore, the underutilized space
contributes to stagnant conditions.

3.2 Economic Development Programs and Projects

Economic Development Programs and Projects consist of the following activities:

14.

Food Cart Pod Incentives

Provide incentives for the development of a Food Cart Pod in the Area. The design of a program
or incentive would be determined by the City Council. Urban Renewal funding for this project
should fund permanent, required infrastructure, including but not limited to local roads or
utility relocations, and/or pay for System Development Charges in whole or in part on behalf of
the developer/applicant, which would otherwise be the financial responsibility of the developer
of the food cart pod.
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15. Real Estate Activities & Site Preparation

Urban Renewal funding can help facilitate development on technically or financially
challenging properties by acquiring property and disposing at “fair reuse value” for private
development, through a Disposition and Development Agreement (DDA). Any future DDA would
outline those public benefits the City seeks on the site, if any, including but not limited to public
plaza space, parking facilities, or the dedication of a portion of the development for specific
uses the community desires.

Real Estate Activities include but are not limited to property acquisition and disposition,
purchase options and associated costs, for example brokerage fees, closing costs and legal
services. In all cases, Real Estate Activities would be carried out compliant with Section 6.0 of
this Plan.

Site Preparation includes but is not limited to demolition, grading, land-use applications, site
readiness activities and professional services.

16. Development and Tenanting Incentives

Provide programs including but not limited to incentives to support existing legacy businesses
facing displacement as new development occurs within the Area, as well as incentives to
attract businesses the community and Council desire such as restaurants, retailers, and other
amenity businesses that market forces alone are not attracting.

Existing Conditions:

The city does not presently have programs to assist businesses in the Area, acquire properties for
future redevelopment nor provide for site preparation. There is a vertical housing development
zone to incentivize the creation of housing in the Area by providing a partial property tax exemption
on building improvement value for developments that include housing with non-residential use on
the ground floor. There is one permitted food cart in the Area, but no food cart pod exists in the
Area.

3.2 Plan Administration

This project will allow for the repayment of costs associated with the implementation of the Town
Center Urban Renewal Plan. It also includes ongoing administration and any financing costs
associated with issuing long- and short-term debt, relocation costs and other administrative costs.

Existing Conditions:

As thereis currently no urban renewal program, these activities do not exist.
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4.0 FINANCIAL ANALYSIS OF THE PLAN

Figure 3 shows the projected incremental assessed value, projected tax rates that would produce
tax increment revenues and the annual tax increment revenues (adjusted for under-collection,
penalties and interest). These projections of increment are the basis for the projections in Figure 6,
Figure 7, Figure 8, and Figure 9. The first year of tax increment collections is fiscal year end (FYE)
2029. Gross TIF is calculated by multiplying the tax rate times the excess value. The tax rate is per
thousand dollars of value, so the calculation is “tax rate times excess value divided by one
thousand”. Adjustments are from under collections and delinquencies.

Revenue sharing is projected to commence in FYE 2054. Revenue sharing is a requirement
introduced as part of the 2009 legislative changes to urban renewal and means that, at thresholds
defined in ORS 457.470, impacted taxing jurisdictions will receive a share of the incremental
growth in the area. The share is a percentage basis dependent upon the tax rates of the taxing
jurisdictions.

The first threshold is 10% of the original maximum indebtedness ($15,200,000). At the 10%
threshold, the Agency will receive the full 10% of the initial maximum indebtedness plus 25% of the
increment above the 10% threshold and the taxing jurisdictions will receive 75% of the increment
above the 10% threshold. The 10% threshold is projected to be reached in FYE 2054 as shown in
Figure 2.

The second threshold is set at 12.5% of the maximum indebtedness. If this threshold is met,
revenue for the district would be capped at 12.5% of the maximum indebtedness, with all
additional tax revenue being shared with affected taxing districts. This 12.5% threshold is not
anticipated to be reached prior to the termination of this district.

If assessed value in the Area grows more quickly than projected, the revenue sharing triggers would
be reached at an earlier date; if it grows more slowly, the revenue sharing would commence later.
The projections also reflect voluntary revenue sharing for the last two years of the district. The
voluntary revenue sharing is due to the Area reaching the maximum indebtedness in the final year
of operation and managing revenues in those final years.

Figure 2. Projected Revenue Sharing

Year Tax Increment Required Tax Increment Voluntary
Revenue to Agency Revenue
Sharing Sharing
2054 $16,648,844 $1,073,243 $15,575,601
2055 $17,960,365 $2,052,511 $15,907,855
2056 $19,333,335 $3,077,553 $16,255,782 $8,542,656
Source: Tiberius Solutions LLC
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Docusign Envelope ID: 6464B3F6-2800-8DA8-82F5-9CF83C1843ED

5.0 THE ESTIMATED TOTAL COST OF EACH PROJECT AND THE
SOURCES OF MONEYS TO PAY SUCH COSTS

The costs of the projects are shown in Figure 4. The sources of funds in the project cost estimate
column are a combination of tax increment funds and other funds. There will be other funding
sources utilized to leverage urban renewal funds. These sources include City of Wilsonville (“City”)
general funds, system development funds, state funding, grants or other sources of funding the
City may identify, including private developer contributions.

The allocations are the best estimates of expenditures at the time of preparation of the urban
renewal plan. The Agency will be able to review and update the allocations on a periodic basis
throughout the life of the Plan.

Figure 4. Projects to be Completed Using Urban Renewal Area Funds

URA
C t2027
Project Name urren Total Estimated

Cost Estimate
: Funding - FY 2027$

Infrastructure
Main Street North (Town Center Loop - Town Center Park) $7,900,000 $4,800,000
Main Street Central (Town Center Park - Courtside Drive) $4,900,000 $3,000,000
Main Street South (Courtside to Wilsonville Road) $9,600,000 $2,600,000
Courtside Drive, East (Park Place to Town Center Loop E) $6,600,000 $3,200,000
Courtside Drive, West (Park Place to Town Center Loop W) $7,800,000 $3,900,000
Wilsonville Road Intersection Improvements $4,000,000 $2,900,000
Town Center Loop W Modifications $3,700,000 $2,600,000
Local Road Network $39,400,000 $9,800,000
Park Place Promenade Conversion $3,700,000 $2,600,000
Cycle Tracks $2,500,000 $1,800,000
Gateway Plaza to “Main Street” Promenade $2,700,000 0
Underground Utility Relocation $46,200,000 $23,100,000
Parking Facilities $13,200,000 $6,600,000
Infrastructure Subtotal $152,200,000 66,900,000
Economic Development Programs and Projects
Food Cart Incentive $1,000,000 $1,000,000
Real Estate Activities & Site Prep $10,000,000 $10,000,000
Small Business Support (Grants & Loans) $2,000,000 $2,000,000
Economic Development Subtotal $13,000,000 $13,000,000
Plan Administration $5,610,000 $5,610,000
TOTAL $170,610,000 $85,510,000

Source: City of Wilsonville

Town Center Development District Plan - Accompanying Report DATE
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Docusign Envelope ID: 6464B3F6-2800-8DA8-82F5-9CF83C1843ED

6.0 THE ANTICIPATED COMPLETION DATE FOR EACH PROJECT

The schedule for construction of projects will be based on the availability of funding and the
specific infrastructure needs from proposed new development. The projects will be ongoing and
will be completed as directed by the Agency.

The financial projections assume 3% growth in assessed value from appreciation of real property
accounts and no change in assessed value for existing personal property and utility accounts. The
analysis of assessed value growth also included a set of detailed assumptions for future
developmentin the Area. The future development assumptions were developed with input from the
City Council and in coordination with Wilsonville staff. They are detailed in Appendix A.

Figure 5 summarizes the financial capacity of the Area. Total net tax increment finance (TIF)
revenues is the cumulative amount of TIF revenue that would be received by the Area over its
duration. Maximum indebtedness (a term defined in Oregon Statutes related to TIF) is the total
principal amount of indebtedness that could be incurred by the Area. Maximum indebtedness is
stated in nominal (i.e., “year of expenditure”) dollars. The capacity in 2027 dollars shows the
maximum indebtedness figure adjusted for inflation and presented in “real” dollars. This is the
most useful measure of financial capacity. The capacity in 2027 dollars is also shown in five-year
periods to provide a sense of when funding would become available over time.

The Area is forecast to generate $174.5 million of cumulative net TIF revenue, which could support
a maximum indebtedness of $152 million, equivalent to $85.5 million in capacity for projects,
adjusted for inflation and presented in constant 2027 dollars.

The Area is anticipated to complete all projects in FYE 2056 and have sufficient tax increment
finance revenue to terminate the district in FYE 2056. The projections in the financial model rely on
assumptions for the amount, timing and value of future speculative developmentin the Town
Center area.

Estimated project dates are in Table 6. The Agency may change the completion dates in their
annual budgeting process or as project decisions are made in administering the urban renewal
plan. The first year of tax increment collections is FYE 2029.

Figure 5. Financial Capacity Over Time

Net TIF (28 years) $174,500,000
Maximum Indebtedness $152,000,000
S : Tiberius Soluti LLC
Capacity (2027$) $85,500,000 outee: Tiberils Sotions
Years 1-5 $1,900,000 Note: Total TIF and Maximum
Indebtedness are stated in year-of-
Years 6-10 $1 0,100,000 expenditure (i.e., “nominal”) dollars.
Years 11-15 $15,200,000 Capacity has been adjusted for
inflation and shown in constant
Years 16-20 $21,500,000 2027 dollars.
Years 21-25 $17,100,000
Years 26-28 $19,600,000
Town Center Development District Plan - Accompanying Report DATE
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Docusign Envelope ID: 6464B3F6-2800-8DA8-82F5-9CF83C1843ED

7.0 THE ESTIMATED AMOUNT OF TAXINCREMENT REVENUES
REQUIRED AND THE ANTICIPATED YEAR IN WHICH
INDEBTEDNESS WILL BE RETIRED

The financial analysis shows projected borrowings as identified in Figure 10. The interest rate for
the loans and bonds is estimated at 5.25% with varying terms. This is only one scenario for how the
Agency may decide to implement this Plan, and this scenario is financially feasible. The Agency
may decide to complete borrowings at different times or for different amounts, depending on their
analysis at the time. The timeframes on these borrowings are designed to have all borrowings
repaid at the termination of the Districtin FYE 2056. The amounts shown are the principal amounts
of the borrowings. The total amounts, including interest, are shown in the second column of Figure
11.

Figure 10 - Estimated Borrowings and Amounts

Name Loan A Loan B LoanC LoanD

Principal Amount $1,600,000 $8,500,000 $14,500,000 | $19,700,000
Interest Rate 5.25% 5.25% 5.25% 5.25%
Loan Term 20 20 18 13
Loan Year 2029 2034 2039 2044
Interest Payment Start 2029 2034 2039 2044
Principal Payment Start 2029 2034 2039 2044
Annual Payment ($131,124) ($696,594) ($1,264,764) | ($2,128,862)

Source: Tiberius Solutions LLC

Figure 11, Figure 12, Figure 13 and Figure 14 show the tax increment revenues, interest earnings,
their allocation to loan repayments, reimbursements and debt service.

Itis anticipated that all debt will be retired by FYE 2056 (any outstanding bonds will be defeased).
The maximum indebtedness is $152,000,000 (one-hundred fifty-two million dollars).

The estimated total amount of tax increment revenues required to service the maximum
indebtedness of $152 million is approximately $174,500,000 and comes from permanent-rate tax
increment revenues.

This urban renewal plan has a 28 (twenty-eight) year duration provision as described in the Plan. If
the economy is more robust than the projections, it may take a shorter time period. The Agency
may decide to issue bonds or take on loans on a different schedule and that will alter the financing
assumptions. These assumptions show one scenario for financing and this scenario is financially
feasible.

Town Center Development District Plan - Accompanying Report
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Docusign Envelope ID: 6464B3F6-2800-8DA8-82F5-9CF83C1843ED

8.0 IMPACT OF THE TAXINCREMENT FINANCING

This section describes the impact of tax increment financing of the new maximum indebtedness,
both until and after the indebtedness is repaid, upon all entities levying taxes upon property in the
urban renewal area.

The impact of tax increment financing on overlapping taxing districts consists primarily of the
property tax revenues forgone on permanent rate levies as applied to the growth in assessed value
in the Area. These projections are for impacts estimated through FYE 2056 and are shown in Figure
15 and Figure 16.

8.1 Education Funding

The West Linn-Wilsonville School District and the Clackamas Education Service District are not
directly affected by the tax increment financing, but the amounts of their taxes divided for the
urban renewal plan are shown in the following tables.

Under current school funding law, local property tax revenues are combined with State School
Fund revenues to achieve per-student funding targets. Under this system, property taxes forgone,
due to the use of tax increment financing, are substantially replaced with State School Fund
revenues, as determined by a funding formula at the State level. The Community Colleges are also
funded on a state-wide funding formula.

There are no local option levies nor general obligation bonds impacted by this Area.

Town Center Development District Plan - Accompanying Report DATE
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Docusign Envelope ID: 6464B3F6-2800-8DA8-82F5-9CF83C1843ED

Figure 16. Projected Impact on Taxing District Permanent Rate Levies — Education

FYE Clackamas Community Clackamas West Linn-Wilsonville Subtotal Total All
College ESD SD Education
2029 (8,751) (5,780) (76,320) (90,851) (202,478)
2030 (16,247) (10,731) (141,701) (168,680) (375,934)
2031 (24,064) (15,895) (209,878) (249,836) (556,807)
2032 (32,241) (21,296) (281,196) (334,733) (746,015)
2033 (40,793) (26,945) (355,783) (423,521) (943,896)
2034 (53,806) (35,540) (469,278) (558,624) (1,244,997)
2035 (65,694) (43,392) (572,956) (682,042) (1,520,056)
2036 (78,125) (51,603) (681,371) (811,098) (1,807,683)
2037 (91,148) (60,205) (794,955) (946,307) (2,109,021)
2038 (105,432) (69,639) (919,534) (1,094,605) (2,439,531)
2039 (136,126) (89,914) (1,187,240) (1,413,280) (3,149,757)
2040 (160,396) (105,944) (1,398,910) (1,665,250) (3,711,317)
2041 (185,780) (122,711) (1,620,302) (1,928,793) (4,298,673)
2042 (212,449) (140,326) (1,852,898) (2,205,673) (4,915,751)
2043 (240,457) (158,826) (2,097,170) (2,496,453) (5,563,807)
2044 (273,793) (180,845) (2,387,918) (2,842,556) (6,335,162)
2045 (306,410) (202,389) (2,672,391) (3,181,190) (7,089,871)
2046 (340,607) (224,976) (2,970,639) (3,536,222) (7,881,126)
2047 (376,485) (248,675) (3,283,556) (3,908,716) (8,711,298)
2048 (414,116) (273,530) (3,611,753) (4,299,399) (9,582,008)
2049 (460,290) (304,029) (4,014,472) (4,778,791) (10,650,422)
2050 (501,949) (331,545) (4,377,797) (5,211,291) (11,614,327)
2051 (545,494) (360,307) (4,757,582) (5,663,384) (12,621,900)
2052 (591,106) (390,435) (5,155,394) (6,136,935) (13,677,297)
2053 (640,876) (423,309) (5,589,467) (6,653,652) (14,828,896)
2054 (648,972) (428,656) (5,660,075) (6,737,703) (15,016,219)
2055 (662,723) (437,739) (5,780,012) (6,880,475) (15,334,414)
2056 (326,476) (215,643) (2,847,394) (3,389,512) (7,554,156)
Total (7,540,807) (4,980,823) (65,767,942) (78,289,573) | (174,482,821)

Source: Tiberius Solutions LLC

Please refer to the explanation of school funding on page 26.
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Docusign Envelope ID: 6464B3F6-2800-8DA8-82F5-9CF83C1843ED

8.2 Additional Revenues Obtained after Termination of Increment

Collection

Figure 17 shows the projected increased revenue to the taxing jurisdictions after tax increment
proceeds are projected to be terminated. These projections are for FYE 2057. The Frozen Base is
the assessed value of the Area established by the County Assessor at the time the Area is
established. Excess Value is the increased assessed value over time in the Area above the Frozen

Base.

Figure 17. Additional Revenues Obtained after Termination of Tax Increment Financing,

FYE 2057
Taxing District Permanent From Frozen Base From Excess Value Total
Tax Rate
General Government
City of Wilsonville 2.5206 $520,151 $4,050,961 $4,571,112
Clackamas County - City 2.4042 $496,131 $3,863,889 $4,360,020
County Extension & 4-H 0.0500 $10,318 $80,357 $90,675
County Library 0.3974 $82,007 $638,678 $720,685
County Soil Conservation 0.0500 $10,318 $80,357 $90,675
TVF&R 1.5252 $314,740 $2,451,212 $2,765,952
Port of Portland 0.0701 $14,466 $112,661 $127,127
Metro 0.0966 $19,934 $155,250 $175,184
Vector Control 0.0065 $1,341 $10,446 $11,787
Subtotal Gen. Govt. 7.1206 $1,469,406 $11,443,811 $12,913,217
Education
Clackamas Community College 0.5582 $115,190 $897,106 $1,012,296
Clackamas ESD 0.3687 $76,085 $592,553 $668,638
West Linn-Wilsonville SD 4.8684 $1,004,643 $7,824,207 $8,828,850
Subtotal Education 5.7953 $1,195,918 $9,313,866 $10,509,784
Total All 12.9159 $2,665,324 $20,757,677 $23,423,001
Source: Tiberius Solutions LLC
Town Center Development District Plan - Accompanying Report DATE
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9.0 COMPLIANCE WITH STATUTORY LIMITS ON ASSESSED VALUE
AND SIZE OF URBAN RENEWAL AREA

State law limits the percentage of both a municipality’s total assessed value and the total land area
that can be contained in an urban renewal area at the time of its establishment to 25% for
municipalities under 50,000 in population. As noted below, the frozen base, including all real,
personal, personal, manufactured and utility properties in the Area, is projected to be
$206,359,985. The total assessed value of the City, minus excess value of the existing urban
renewal areas, is $5,087,176,690. Excess value is the assessed value created above the frozen
base in the urban renewal area. The total urban renewal assessed value is 5.78% of the total
assessed value of the City, minus excess value, below the 25% statutory limitation.

The Town Center Development District Area contains 169.3 acres, including right-of-way and the
City contains 4,956 acres. After accounting for the acreage in the other urban renewal areas, 8.71%
of the City’s acreage is in an urban renewal area, below the 25% statutory limitation. There is
remaining capacity under the 25% limitation for an additional 807.3 acres to be placed in an urban
renewal area.

Figure 18. Urban Renewal Conformance with Assessed Value and Acreage Limits

Acres
City of Wilsonville 4,956
Existing URAs

Coffee Creek 258

Twist Bioscience WIN Zone 4.4

Total 262.4

C. Proposed Town Center Area 169.3

8.71%

Remaining Capacity 807.3

Assessed Value

A. City of Wilsonville $5,220,493,688

B. Excess Value, Existing URAs $133,316,998
C. Frozen Base, Existing URAs

Coffee Creek $83,801,230

Twist Bioscience WIN Zone $3,661,005

Total $87,462,235

D. Proposed Town Center Area $206,359,985

Percent of City AV = (C+D)/(A-B) 5.78%

Source: City of Wilsonville, Clackamas and Washington County Assessors

Town Center Development District Plan - Accompanying Report DATE

30



Docusign Envelope ID: 6464B3F6-2800-8DA8-82F5-9CF83C1843ED

10.0 EXISTING PHYSICAL, SOCIAL AND ECONOMIC CONDITIONS
AND IMPACTS ON MUNICIPAL SERVICES

This section of the Report describes existing conditions within the Town Center Urban Renewal
Area and documents the occurrence of “blighted areas,” as defined by ORS 457.010(1).

10.1 Physical Conditions

The Area is shown in Figure 1. [t encompasses 169.3 acres including 144.85 acres in tax lots and
includes a projected $200,699,807 in assessed value using FYE 2026 data from the Clackamas
County Assessor.

The land uses in the Area are primarily commercial uses. There is one garden-style apartment
complex, two senior living complexes, and one church in the Area.

An analysis of property classification data from Clackamas County FY 2025/26. Assessment and
Taxation database was used to determine their land use designation of parcels in the Area. By
acreage, Commercial use accounts for the largest land use within the Area (87.81%). This is
followed by Multi-Family Residential (12.84%) and Tract (2.13%). Three of the Tract designated
parcels are public facilities. The fourth is a commercial development. The total land uses of the
Area, by acreage and parcel, are shown in Figure 19.

Figure 19. Existing Land Use of Area

Land Use Parcels Acres Percent of Acres
Commercial 55 127.20 87.81%
Multi-Family 3 12.84 12.84%
Tract (Public Facility) 4 3.09 2.13%
Residential 1 1.72 1.19%
TOTAL: 63 144.85 100.00%

Source: Calculated by Margaret Raimann, with data from the Clackamas County Office of Assessment and Taxation
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The zoning designations in the Area are primarily Town Center. There are a few tax lots south of
Wilsonville Road that are zoned Planned Development Commercial, as shown in Figure 20 and

Figure 21. There is also limited tax lot acreage that is zoned Public Facility. There is one tax lot that

has multiple zoning designations, including .15 acres of Planned Development Residential 4.

Figure 20. Zoning Designations of Area

Zoning Designations Tax Lots Acres Percent of Acres

Town Center 57 136.49 94.23%
Planned Development Commercial 3 8.30 5.73%
Public Facility 3 .06 0.04%
TOTAL 63 144.85 100.00%

Source: Calculated by Margaret Raimann, with data from the Clackamas County Office of Assessor and Taxation
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Figure 21. Zoning Map

SW Boones Ferry Rd

[ ] URA Boundary
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Source Margaret Raimann
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The Comprehensive Plan designations in the Area are primarily Town Center as shown in Figure 22
and Figure 23. There is also limited tax lot acreage that have comprehensive plan designations of
Public and Commercial. There is one tax lot with split Comprehensive Plan designations with .15
acres of Residential 6-7 du/ac.

Figure 22. Comprehensive Plan Designations of Area

Plan Designation Tax Lots Acres Percent of Acres
Town Center 57 136.49 94.23%
Commercial 3 8.30 5.73%
Public 3 0.06 0.04%
TOTAL: 63 144.85 100.00%

Source: Calculated by Margaret Raimann with data from the Clackamas County Office of Assessor and Taxation
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Figure 23. Comprehensive Plan Map
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10.1.4 Infrastructure

This section identifies the existing conditions in the Area to assist in establishing blight. There are
projects listed in City master plans and Transportation Systems Plan that identify these existing
conditions. This does not mean all of these projects are included in the urban renewal plan.
The specific projects to be included in the urban renewal plan are listed in Section 3.0 of this
document.

The Area is shown in Figure 24. The Area has an overabundance of surface parking that is using
land that could be put to a much higher and better use for the city. The existing infrastructure
system is shown in Figure 25. There are many segments of the infrastructure network that are not
in existing rights-of-way and do not connect to other segments of the infrastructure, described in
greater detail for each utility below. Infrastructure descriptions are from Chapter 4 of the Town
Center Plan, with the page numbers cited. The anticipated infrastructure project locations are
shown in Figure 26.

Figure 24. Existing Conditions Showing Surface Parking
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Figure 25. Existing Conditions of Infrastructure
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Figure 26. Infrastructure Project Locations

o
\

\
|
|
\—ic —9‘1’ Parkway Ave

|
NAN

a@om

& 0}&;_—_.\

\\l

N=0»

Park

ﬁ/ﬁ

Source: City of Wilsonville

Town Center Development District Plan - Accompanying Report DATE

38



Docusign Envelope ID: 6464B3F6-2800-8DA8-82F5-9CF83C1843ED

The existing stormwater system in Town Center drains to three watersheds, including Coffee Lake
Creek Basin in the northwest; the Willamette River in the southwest (via a piped outfall); and the
Boeckman Creek Basin. The Boeckman Creek sub-basin flows through a regional flow control
facility in Memorial Park south of Wilsonville Road. This system is adequate to meet the needs of
Town Center today, although the City has identified drainage issues along portions of the western
Town Center boundary near |-5 during heavy rainfall events.

The City of Wilsonville’s 2015 Storm Water and Surface Water Design and Construction Standards
require on-site Low Impact Development (LID) to the Maximum Extent Practicable (MEP). In new
and/or improved right-of-way, flow control and water quality will be managed in the right-of-way
with roadside planters/ bioretention facilities located in the planter strip, at intersection bulb-outs
and through the use of porous pavements. Measures to manage flow control and water quality on
private development sites will be required to be installed on site and may consist of the same best
management practices (BMPs) used to mitigate the right-of-way. These on-site measures for
redeveloped parcels include porous pavement and stormwater planters that mimic the pre-
development stormwater runoff conditions.

Per Wilsonville’s 2012 Stormwater Master Plan, the existing storm drain system for the majority of
Town Center has adequate capacity. The existing development within Town Center is mostly
impervious with no on-site water quality or flow control management. Future redevelopment is
envisioned to reduce the amount of impervious surface by implementing BMPs such as road diets,
porous pavement, green roofs, landscaping and bioretention facilities. Because of the proposed
improvements and reduction in impervious surface, the existing storm drain capacity will be
adequate to accommodate future development. (Town Center Plan pg. 42, 44)

Figure 27 (next page) illustrates the recommended stormwater infrastructure system for Town
Center. The goal of the stormwater system recommendations is to reduce the amount of
stormwater detained and treated at the regional treatment facility in Memorial Park and to avoid
any additional expansions of that facility. By managing stormwater on-site and reducing the
amount of impervious surface in Town Center, more costly expansions to the Memorial Park Pond
can be avoided. As development occurs in Town Center, localized flooding at the 18-inch pipe
crossing I-5 (identified as problem area P8 per the City’s 2012 Stormwater Master Plan) may also
be mitigated as a result of additional on-site infiltration facilities being constructed. These facilities
could be developed within existing or new right-of-way and adjacent development, which will
reduce stormwater flows through the pipe. In the meantime, temporary flooding control measures
such as infiltration facilities could be deployed.
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Figure 27. Stormwater Infrastructure
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The majority of Town Center is within the Canyon Creek/Town Center Basin although a portion of
Town Center (north and west of Town Center Loop) is within the Coffee Creek Basin. Both basins
drain to the Wilsonville Wastewater Treatment Plant. The sanitary and stormwater systems are
separate systems. The wastewater pipes within Town Center are generally between 25-50 years old
and while the system functions well, the City’s 2014 Waste Water Collection Master Plan identifies
several pipes that should be replaced due to age, root intrusion and/or grade issues. There are no
capacity-related projects in Town Center identified in the current capital improvement plan through
2025, although the Town Center Pump Station that serves a portion of Town Center has a higher
rate of pump failure than other City-owned pump stations and has been identified for replacement.
Peak flow projections for the Canyon Creek/Town Center are expected to increase from a current
flow of 1.26(millions of gallons per day (MGD) to 1.85 MGD within the Urban Growth Boundary
(UGB) by 2045 per the City’s 2014 Waste Water Collection Master Plan. The total peak flow
projections for the UGB and Urban Reserve Area, if it is added to the UGB and develops, are
expected to increase to 3.14 MGD per the City’s 2014 Waste Water Collection Master Plan.

Future development envisioned in the Town Center Plan will have little increase in wastewater
compared to what is already projected for Town Center in the future, with sewer flows likely to
increase by 0.69 MGD, for a total flow of 3.83 MGD at buildout with the urban reserve area.
Additional capacity is not required for Town Center-related growth. System-wide modeling showed
that the existing system can accommodate future growth. While there may be a possibility of
surcharging downstream at Memorial Drive, crossing I-5 to the wastewater treatment plant,
potential surcharge is within acceptable limits and overflow risk is minimal. Town Center is a very
small portion of the basin and the additional projected growth is not a significant increase to the
total projected flows of the basin. Additional growth from Town Center would not likely have an
impact on the existing 220 gallons per minute (gpm) capacity of the existing Town Center waste
water pump, but as stated, Town Center is only a small portion of the basin and the pump should
be evaluated as part of the larger Canyon Creek/Town Center service area (Town Center Plan pg.
44, 45, 46).

Figure 28 illustrates the recommended sewer infrastructure system for Town Center. Much of the
existing system has already been developed, although the anticipated development pattern and
street grid will require a portion of the system to be relocated into public right-of-way.

Aside from projects already identified in the City’s 2014 Wastewater Collection Master Plan, Town
Center Plan implementation should include the following:

* Locate sewer trunk lines within existing or future rights-of-way to allow for development on
vacant land. While most trunk lines are already in existing right-of-way, there are some pipes
located within existing parking lots. If not relocated, existing utilities may conflict with building
foundations and make it difficult to maintain underground infrastructure.

* Upgrade the wastewater system when constructing new roads, or when significant upgrades
occur to existing roads, to reduce the need for future capacity upgrades that would require
reconstructing the road. (Town Center Plan p. 47).
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Figure 28. Sewer Infrastructure
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The Willamette River Water Treatment Plant supplies potable water to the project area. The City
has not identified any fire flow deficiencies within the project area. The majority of distribution
mains within the project area are constructed of 12-inch ductile iron pipe. The 2012 Water
Distribution Master Plan only identifies one capital improvement project within the project area,
consisting of an 8-inch line extension along Park Place and SW Citizens Drive. No changes are
recommended to this project. The existing 12-inch water main infrastructure is capable of
accommodating future growth within the Town Center, although some water mains would need to
be relocated into new right-of-way to accommodate future development. The proposed water main
system is shown in (Town Center Plan p. 48, 49), Figure 29. All new or relocated water mains would
be 12-inch water lines, reflecting the 12-inch water system that exists today (Town Center Plan p.
48, 49).
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Figure 29. Water Infrastructure
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The Town Center Plan calls for vast improvements to the transportation infrastructure within the
Area to make lots developable and to create a multi-modal transportation network. “The
foundation of the Town Center Plan is the community’s desire for a walkable and engaging
pedestrian experience. The Plan’s multimodal network applies a variety of streetscape designs for
new and proposed streets in Town Center, ranging from festival streets with curbless sidewalks
near Town Center Park, local streets with wide sidewalks and a main street with on-street parking
and active storefronts.

The expanded transportation network addresses several existing issues as well as managing future
traffic needs, asit:

e Increases the number of route options that also distribute traffic more effectively than
today’s system; and

e Provides safer pedestrian crossings and connections throughout Town Center with the new
street grid, bicycle and pedestrian path system and improvements for pedestrians and
cyclists at busy intersections on Wilsonville Road. Safe, inviting pedestrian-oriented
streetscapes for all ages and abilities, multi-use paths and on-street bikeways are essential
to get to, through and around Town Center without needing a car (Town Center Plan, p.
28).”

The DKS memorandum documenting Multimodal Transportation Conditions and Analysis (April 28,

2017) documented the following existing conditions of the transportation system in the Town
Center. The full analysis is available on the City of Wilsonville website.

Multimodal facilities exist and there are opportunities for additional improvements

* Some pleasant pedestrian and bicycle facilities existin Town Center. Town Center Loop
Eastincludes buffered bike lanes and a separated path, while Wilsonville Road under I-5
includes a comfortable elevated pathway with art. Additional public and private pathways
provide some linkage within Town Center land uses.

* Poor sidewalk and pathway conditions also exist in Town Center. Field observations
identified cracked sidewalks, narrow sidewalks and pathways, debris on sidewalks,
pathways that are difficult to find, gaps within the system and a lack of curb ramps that
comply with the most current version of the Americans with Disabilities (ADA) Act standards.

* Town Center Loop West is difficult to cross. With four travel lanes and a posted speed of 35
MPH, Town Center Loop West is difficult for pedestrians and bicycles to cross. At stop-
controlled intersections, pedestrians must cross five travel lanes due to the existing left-turn
pockets.

* Walking and biking along most of Town Center’s roadways is uncomfortable. With the
exception of Town Center Loop East, a section of Park Place and a section of Courtside Drive,
the analysis indicated that most adults would not feel comfortable walking or biking in Town
Center. Factors include traffic speeds, number of travel lanes, turning vehicles at
intersections, lack of motor vehicle buffers, presence and width of bike lanes and roadway
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lighting. In addition, people may be deterred from walking and biking to Town Center because
of high traffic volumes and speeds on Wilsonville Road that make crossing at the
intersections difficult. Lower speed limits, wider sidewalks, buffered bike lanes and
landscaped buffers improve conditions for walking and biking on streets in Town Center
where they exist.

Some private businesses are auto oriented. Many of the existing private developments are
auto oriented and do not provide safe and convenient connections between buildings for
biking and walking.

Transit service in Town Center connects to key regional transit destinations. Four South
Metro Area Regional Transit (SMART) transit routes serve the study area, connecting Town
Center to the Wilsonville Transit Center and to the greater Portland TriMet system.

Figure 30. Existing Roadway Characteristics
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The perimeter of Town Center is bounded by three major arterial streets — Wilsonville Road, Town
Center Loop West and Town Center Loop East —that provide access to the district. Several minor
arterials and collectors provide access into the district and are complemented by three local
service streets that provide additional connections to destinations in the district.

Town Center Loop West is more auto-centric with four vehicle travel lanes and lack of bike lanes.
Town Center Loop East is a more multi-modal street with a three-lane cross-section, sidewalks,
multi-use path and buffered bike lanes, which makes walking and cycling attractive and
comfortable. Wilsonville Road is a major east-west bike connection with striped bike lanes that
connects neighborhoods beyond Town Center to the district. Although the posted speed adjacent
to Town Center near the Town Center Loop West intersection is 25 mph, it increases to 35 mph
east of Holly Street, which may deter all but the most confident cyclists from accessing the Town
Center by bike.

Multimodal Facilities Inventory and Analysis

In order to create a vibrant pedestrian and transit-supportive Town Center district, facilities that
promote walking, biking and transit are essential. Understanding the conditions of existing
infrastructure that support active transportation modes, as well as the benefits of future planned
projects, is an important step to developing a plan for future investment in Town Center.

Bicycle Facilities

Bicycle lanes exist along Wilsonville Road, Park Place (from Town Center Loop West to Courtside
Drive), Courtside Drive (for approximately 800 feet at its eastern end), Memorial Drive and Town
Center Loop East (from Canyon Creek Road to Wilsonville Road). The bicycle lanes on Town Center
Loop East have a five-foot-wide striped buffer separating the bicycles from the vehicles.

Overall, the bicycle facilities along the roads in the study area were in good condition with little to
no debris and adequate widths for bicycle lanes as per ODOT’s guidelines. However, along Town
Center Loop West there are no bicycle lanes and the higher speeds of 35 mph decrease the safety
for bicyclists using this facility. Additionally, the lack of facilities along Town Center Loop West
disconnects the west side of Wilsonville Town Center from the rest of the area.

Pedestrian Facilities

Sidewalks exist along all of the public roadways in the Town Center with the exception of
approximately 400 feet of Town Center Loop West from the north edge of NW Rugs and Furniture
property to the multi-use path and the north side of Park Place from Town Center Loop West to
Courtside Drive. The existing sidewalks are in fair to good condition (minor to no cracking, patching,
raveling, or faulting and the surface are generally smooth) and the majority of the crossing
locations have sidewalk ramps, but do not meet current ADA standards. The sidewalk conditions
along Citizen Drive, a private street, are in poor condition (sidewalks cracking, debris, narrow and
lack of ADA ramps) and end abruptly. There is a pedestrian activated beacon at the Town Center
Loop East/Courtside Drive intersection. Additionally, many of the internal roadways (including both
site access and major drive aisles) have existing sidewalks and provide connectivity from the loop
system to internal land uses.

Town Center Development District Plan - Accompanying Report DATE

47



Docusign Envelope ID: 6464B3F6-2800-8DA8-82F5-9CF83C1843ED

Other crossing facilities include midblock crossings (one north of Wilsonville Road along Town
Center Loop East and two along Courtside Drive near Town center Loop E), striped crossings on all
legs of each signalized intersection (except the west leg at the Wilsonville Road/Town Center Loop
West intersection): and two striped crossings at both the Park Place/Courtside Drive intersection
and the Town Center Loop West/Citizen Drive intersection, which also includes advanced warning
signs that alert drivers of the crossing location.

The main shopping center north of Wilsonville Road is bounded by Town Center Loop East and
West and has a well-connected internal pedestrian system that includes a wide-arc pedestrian
pathway and an east/west pathway that connects the arc pathway to the Safeway development.
Furthermore, sidewalks connect pedestrians from the shopping center to Town Center Loop West
and East, Park Place, Courtside Drive and Wilsonville Road. However, there are no sidewalks on
the west side of Rebekah Street north of Wilsonville Road leading into the shopping center so
eastbound pedestrians are required to cross Rebekah Street to enter the shopping center.

Transit Facilities

Four South Metro Area Regional Transit (SMART) transit routes serve the study area, connecting
Town Center to the Wilsonville Transit Center and to the greater Portland TriMet system.

10.2 Social Conditions

While select areas of today’s Town Center are economically and socially active, such as the
Safeway shopping center and Town Center Park, other parts are stagnant or in a state of decay.

There are currently three residential uses in the Area.

There is one development associated with a senior-living use, the 82-unit Creekside Woods Senior
Apartments, where eligibility is based on annual income and is for seniors age 62 and over. Another
development, Brookdale Wilsonville, is an independent and assisted living community for seniors
age 55 and over, with 32 licensed beds.

There is one planned mixed-use project on the former Shari’s site at 29690 Town Center Loop W
that will add 114 units of housing and approximately 4,200 square feet of ground floor
commercial. Demolition occurred in the summer of 2026, with construction beginning in late 2026
or early 2027.

The Rowen Apartments has 111 units in three story structures with one- and two-bedroom units.

The Wilsonville Town Center Plan “focuses on attracting and retaining local businesses,
employment opportunities, housing choices and cultural and educational institutions. The Plan
puts people first with walkable streetscapes and places to gather, shop, work, eat and recreate”
(p.4). This vision for the Town Center intends to dramatically change Town Center’s focus by
making it more people-centric and creating an inviting, vibrant hub for the rest of the community.

10.3 Economic Conditions
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The estimated total assessed value of the Area using data from the FY 2025/2026 Clackamas
County tax rolls, including all real, personal, personal manufactured and utility properties, is
estimated to be $206,359,985 in 2027.

An analysis of property values can be used to evaluate the economic condition of real estate
investments in a given area. The relationship of a property’s improvement value (the value of
buildings and other improvements to the property) to its land value is generally an accurate
indicator of the condition of real estate investments. This relationship is referred to as the
“Improvement to Land Value Ratio," or “I:L.” The values used are real market values. In urban
renewal areas, the ;L is often used to measure the intensity of development or the extent to which
an area has achieved its short- and long-term development objectives.

Figure 31 shows the improvement to land value ratios (l:L) for properties in the Area. In the Area,
eight tax lots, representing 7.21% of the Area’s acreage have no improvement value. Another ten
percent of properties have an I:L of less than 1.0. This means that the improvements on these
properties are worth less than the land they sit on. Land use plans for the area call for new
development of four-and five-story buildings, which would be expected to have an I:L ratio of 4.0 or
more. Only 6 of the 63 tax lots in the Area, representing 11.20% of the acreage, had I:L ratios of 4.0
or more in FYE 2026. In summary, the Area is underdeveloped in relation to the capacity for
development under the zoning and comprehensive plan designations.
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Figure 31. I:.L Ratio of Parcels in the Area

Improvement to Land | Tax Lots Acres Percent of Acres

Ratio

No Improvement Value 8 10.4 7.21%
0.01-0.50 3 6.6 4.54%
0.51-1.00 3 8.9 6.11%
1.01-1.50 9 17.6 12.17%
1.51-2.00 12 29.7 20.53%
2.01-2.50 10 39.0 26.91%
2.51-3.00 5 3.6 2.45%
3.01-3.50 5 9.5 6.59%
3.50-4.00 2 3.3 2.29%
>4.00 6 16.2 11.20%
TOTAL: 63 144.8 100%

Source: Compiled by Margaret Raimann with data from the Clackamas County Department of Assessment and Taxation (FYE 2026)

10.4 Impact on Municipal Services

The fiscal impact of tax increment financing on taxing districts that levy taxes within the Area
(affected taxing districts) is described in Section 8.0 Impact of Tax Increment Financing of this
Report. This subsection discusses the fiscal impacts resulting from potential increases in demand
for municipal services.

The projects being considered for future use of urban renewal are infrastructure projects including
transportation, utility and parks projects. The use of urban renewal funding for these projects
allows the City to match other funding sources to construct the improvements. It also allows the
City to tap a different funding source besides the City’s general fund or the City’s system
development charges (SDC).

Itis anticipated that these improvements will catalyze development on the undeveloped and
underdeveloped parcels. This development would not occur if the infrastructure is not upgraded.

This development will require city services. As the development will be new construction or
redevelopment, it will be up to current building code and will aid in any fire protection needs. An
upgraded transportation system will also assistin fire prevention to the Area.

The financial impacts from tax increment collections will be countered by providing future jobs to
the Wilsonville area and, in the future, placing property back on the property tax rolls with future
increased tax bases for all taxing jurisdictions. As the parcels develop or redevelop, the allowed
density in the TC Zone will allow for the same parcel to generate significant additional assessed
value, providing future tax revenue to the City and other taxing districts.
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11.0 REASONS FOR SELECTION OF EACH URBAN RENEWAL AREA
IN THE PLAN

The reason for selecting the Area is to provide the ability to fund improvements necessary to cure
blight within the Area. The Wilsonville Town Center Plan identified the existing conditions within the
Area including the existence of inadequate streets and other rights of way, open spaces and
utilities and a growing or lack of proper utilization of areas, resulting in stagnant and unproductive
condition of land potentially useful and valuable for contributing to the public health, safety and
welfare. These existing conditions are cited in the Existing Conditions Sections of this Report
(Section 11.0).

The City adopted the Town Center Plan in 2019 and amended itin 2021. The Town Center Plan
provided a vision for transforming this part of Wilsonville into—

“a dynamic, thriving community hub with walkable and engaging public spaces, great parks and
destinations, places and spaces that connect people to one another and the environment, and
year-around activities'.”

The ability to transform this Area in a way that is coherent, functional, and aesthetically pleasing is
dependent on financing for the projects identified for the Area. Tax Increment Financing is one of
the financing tools that could be used to transform the Area.

12.0 RELOCATION REPORT

There is no relocation report required for the Plan. No specific acquisitions that would result in
relocation benefits have been identified, however, there are plans to acquire land for
infrastructure. Any acquisition of land will be evaluated for the need for relocation benefits.

T Wilsonville Town Center Plan, May 6, 2019, p.1
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APPENDIX A: DEVELOPMENT ASSUMPTIONS
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All tables were prepared jointly by Tiberius Solutions and the City of Wilsonville, with input from the
Wilsonville Urban Renewal Task Force in 2023, and later (2025-26) from the City Council.

Figure A 1. Summary of Land Use

South of
Wilsonville
MSD MU C-MU N-MU Road Total
Rights of Way 5.65 8.52 4.42 2.03 0.00 20.61
Parks/Open Space 5.41 0.75 2.21 0.00 0.00 8.37
Retain Existing Uses 11.30 16.87 8.66 14.91 8.29 60.01
Redevelopment 15.26 23.00 11.93 5.47 0.00 55.65
Total 37.61 49.13 27.22 22.40 8.29 144.65'
Figure A 2. Summary of Land Use (Percent)
South of
Wilsonville
MSD MU Cc-MU N-MU Road Total
Rights of Way 3.9% 5.9% 3.1% 1.4% 0.0% 14.2%
Parks/Open Space 3.7% 0.5% 1.5% 0.0% 0.0% 5.8%
Retain Existing Uses 7.8% 11.7% 6.0% 10.3% 5.7% 41.5%
Redevelopment 10.5% 15.9% 8.3% 3.8% 0.0% 38.5%
Total 26.0% 34.0% 18.8% 15.5% 5.7% 100.0%
Figure A 3. Development Assumptions (Acres)
South of
Wilsonville
MSD MU C-MU N-MU Road Total
Apartments 1.46 8.26 0.00 0.73 0.00 10.45
Condos 0.12 0.67 0.00 0.00 0.00 0.79
Townhomes 0.00 0.00 0.00 1.54 0.00 1.54
Mixed Use 12.45 7.91 5.85 0.00 0.00 26.22
Employment 1.22 6.16 6.08 1.01 0.00 14.48
Exempt 0.00 0.00 0.00 2.19 0.00 2.19
Total 15.26 23.00 11.93 5.47 0.00 55.67

"Total acreage shown here is 0.2 acres less than the total acreage of the proposed boundary, as described in
the Plan, because the analysis was completed prior to de minimis boundary adjustments.

Town Center Development District Plan - Accompanying Report DATE
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Figure A 4. Floor Area Ratio

South of
Wilsonville
MSD MU C-MU N-MU Road

Apartments 1.50 1.25 1.25 1.00 N/A

Condos 1.50 1.25 1.25 1.00 N/A

Townhomes 1.00 1.00 1.00 1.00 N/A

Mixed Use 2.00 1.75 1.75 1.50 N/A

Employment 1.50 1.00 1.50 0.50 N/A

Exempt 1.25 1.25 1.75 0.75 N/A
Figure A 5. Mixed Use Proportional Split (Residential/Commercial)

South of
Wilsonville
MSD MU Cc-MU N-MU Road

Percent Residential 85% 85% 85% 85% N/A

Percent Commercial 15% 15% 15% 15% N/A
Figure A 6. Summary of Square feet of New Construction

South of
Wilsonville
MSD MU Cc-MU N-MU Road Total

Apartments 95,464 449,783 0 31,755 0 577,003

Condos 7,740 36,469 0 0 0 44,209

Townhomes 0 0 0 67,039 0 67,039

Mixed Use - Res 922,225 512,597 379,199 0 0 1,814,022

Mixed Use - Com 162,746 90,458 66,918 0 0 320,121

Employment 79,829 268,449 397,382 22,052 0 767,712

Exempt 0 0 0 71,670 0 71,670

Total 1,268,004 1,357,757 843,499 192,516 0 3,661,776
Town Center Development District Plan - Accompanying Report DATE
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Figure A 7. Residential Unit Size Assumptions

South of
Wilsonville
MSD MU C-MU N-MU Road
Apartments 1,100 1,100 1,100 1,100 N/A
Condos 1,200 1,200 1,200 1,200 N/A
Townhomes 1,350 1,350 1,350 1,350 N/A
Mixed Use 1,025 1,025 1,025 1,025 N/A
Figure A 8. Summary of Units of New Residential Construction
South of
Wilsonville
MSD MU C-MU N-MU Road Total
Apartments 87 409 0 29 0 525
Condos 6 30 0 0 0 36
Townhomes 0 0 0 50 0 50
Mixed Use 900 500 370 0 0 1,770
Total 993 939 370 79 0 2,381
Town Center Development District Plan - Accompanying Report DATE
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Figure A 9. Absorption Schedule

Residential Employment
Mixed Mixed
Apartments | Condos | Townhomes Use Total | Employment Use Total
2027 0 0 0 0 0 0 0 0
2028 19 0 0 63 82 0 11,433 11,433
2029 19 0 0 63 82 0 11,433 11,433
2030 19 0 0 63 82 0 11,433 11,433
2031 19 0 0 63 82 0 11,433 11,433
2032 19 0 13 63 95 20,000 11,433 31,433
2033 19 0 0 63 82 20,000 11,433 31,433
2034 19 0 0 63 82 20,000 11,433 31,433
2035 19 0 0 63 82 20,000 11,433 31,433
2036 19 0 0 63 82 25,000 11,433 36,433
2037 19 18 13 63 113 25,000 11,433 36,433
2038 19 0 0 63 82 25,000 11,433 36,433
2039 19 0 0 63 82 25,000 11,433 36,433
2040 19 0 0 63 82 25,000 11,433 36,433
2041 19 0 0 63 82 25,000 11,433 36,433
2042 19 0 13 63 95 35,000 11,433 46,433
2043 19 0 0 63 82 35,000 11,433 46,433
2044 19 0 0 63 82 35,000 11,433 46,433
2045 19 0 0 63 82 35,000 11,433 46,433
2046 19 0 0 63 82 35,000 11,433 46,433
2047 19 18 1 63 111 35,000 11,433 46,433
2048 19 0 0 63 82 35,000 11,433 46,433
2049 19 0 0 63 82 35,000 11,433 46,433
2050 19 0 0 63 82 35,000 11,433 46,433
2051 19 0 0 63 82 45,000 11,433 56,433
2052 19 0 0 63 82 45,000 11,433 56,433
2053 19 0 0 63 82 45,000 11,433 56,433
2054 19 0 0 63 82 45,000 11,433 56,433
2055 19 0 0 63 82 42,712 11,433 54,145
2056 0 0 0 0 0 0 0 0
Total 525 36 50 1,770 | 2,381 767,712 | 320,121 | 1,087,833
Figure A 10. Vertical Housing Tax Zone Assumptions
South of
Wilsonville
MSD MU Cc-MU N-MU Road
% of Projects Qualifying for VHDZ 100% 50% 100% 0% 0%
Exempt Value as Percent of Total 80% 80% 80% 0% 0%
Town Center Development District Plan - Accompanying Report DATE
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Figure A 11. Real Market Value Assumptions

Improvement Improvement

RMV per Unit RMV per SF RMV per Unit | RMV per SF
Apartments $342,228 $311 $360,000 $327
Condos $430,471 $359 $450,000 $375
Townhomes $397,519 $294 $425,000 $315
Employment N/A $283 N/A $300
Mixed Use - Apartments $363,758 $355 $375,000 $366
Mixed Use - Employment N/A $289 N/A $300

Figure A 12. Land RMV Total
South of
Wilsonville
MSD MU C-MU N-MU Road Total
Apartments $1,304,434 $7,375,067 $0 $650,861 $0 $9,330,361
Condos $105,765 $597,978 $0 $0 $0 $703,743
Townhomes $0 $0 $0 | $1,374,040 $0 $1,374,040
Mixed Use $11,118,872 $7,063,045 $5,224,966 $0 $0 | $23,406,884
Employment $1,090,795 $5,502,185 $5,429,867 $903,973 $0 | $12,926,819
Exempt $0 $0 $0 | $1,958,609 $0 $1,958,609
Total $13,619,865 | $20,538,275 | $10,654,833 | $4,887,483 $0 | $49,700,455
Figure A 13. Land RMV per Unit/SF
South of
Wilsonville
MSD MU C-MU N-MU Road Average
Apartments - Unit $14,993 $18,032 $0 $22,443 $0 $17,772
Condos - Unit $17,627 $19,933 $0 $0 $19,529
Townhomes - Unit $0 $0 $0 $27,481 $0 $27,481
Mixed Use - SF $10 $12 $12 $0 $11
Employment - SF $14 $20 $14 $41 $0 $17
Exempt $0 $0 $0 $0 $0 $0
Mixed Use - Per Unit $10,504 $12,005 $12,005 $11,242
Town Center Development District Plan - Accompanying Report DATE
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Figure A 14. Improvement AV Total (Proportional Share)

South of
Wilsonville
MSD MU C-MU N-MU Road Total
Apartments $1,269,430 | $7,177,161 $0 $633,395 $0 | $9,079,986
Condos $102,927 $581,932 $0 $0 $0 $684,859
Townhomes $0 $0 $0 | $1,337,168 $0 | $1,337,168
Mixed Use $10,820,504 | $6,873,513 | $5,084,757 $0 $0 | $22,778,774
Employment $1,061,524 | $5,354,537 | $5,284,159 $879,716 $0 | $12,579,935
Exempt $0 $0 $0 $1,906,051 $0 $1,906,051
Total $13,254,384 | $19,987,142 | $10,368,916 $4,756,330 $0 | $48,366,773
Figure A 15. Improvement AV Per Unit (Proportional Share)
South of
Wilsonville
MSD MU Cc-MU N-MU Road Average
Apartments - Unit $14,591 $17,548 $21,841 $17,295
Condos - Unit $17,154 $19,398 $19,005
Townhomes - Unit $26,743 $26,743
Mixed Use - SF $10 $11 $11 $11
Employment - SF $13 $20 $13 $40 $16
Exempt
Mixed Use - Per Unit $10,222 $11,683 $11,683 $10,940
Figure A 16. Area Value Figures
Total Acres 144.65
Total Land RMV $129,145,429
Total Improvement RMV $257,664,340
Total RMV $386,809,769
Total AV - Real $188,672,627
Proportional Land AV $62,992,740
Proportional Improvement AV $125,679,887
Per Acre
Proportional Land AV $435,484
Proportional Improvement AV $868,855
Land RMV Per Acre $892,813
Town Center Development District Plan - Accompanying Report DATE
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Resolution No. 3279 — Exhibit B — Ballot Title

CITY OF WILSONVILLE
CLACKAMAS COUNTY, OREGON / WASHINGTON COUNTY, OREGON

CAPTION

Vote to approve the Wilsonville Town Center Development District.

QUESTION

Should the City adopt proposed Ordinance No. 905 establishing the Wilsonville Town Center
Development District, an urban renewal district?

SUMMARY

This measure would approve adoption of Ordinance No. 905 establishing the Wilsonville Town
Center Development District, an urban renewal district under Oregon law, to address blight and
help fund improvements within the district boundary. To read the Ordinance, go to
https://www.wilsonvilleoregon.gov/ord-905.

The measure authorizes the use of tax increment financing (TIF), a funding tool available under
Oregon's Urban Renewal laws. TIF is not a new tax or tax rate increase. Instead, future growth
in assessed property values within the district generates revenue used to help fund eligible
projects, while taxing districts continue receiving property tax revenues based on current
assessed values.

The Town Center Development District proposes to help fund:

Gathering Spaces, Parking:

+ Streetscapes, plazas for outdoor dining and events

» Parking facilities, traffic mitigation improvements

Small Business, Economic Development:

* Incentives for new restaurants, food carts, and small local businesses

Infrastructure:

» Landscaped streets, sidewalks, and other improvements supporting new development in
Town Center

Plan Details:
*  Maximum indebtedness (spending cap) of $152 million ($85.5 M in today's dollars)
* Structured as smaller borrowings over time

* 28-year duration
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Resolution No. 3279 - Exhibit C: Explanatory Statement

EXPLANATORY STATEMENT

This measure asks whether the City of Wilsonville should adopt Ordinance No. 905 creating the
Town Center Development District (the "District"), an urban renewal district established under
Oregon law. If approved, the Ordinance would adopt the Town Center Development District
Plan (the "Plan") and authorize the use of tax increment financing to address blight and help
fund eligible projects identified in the Plan.

Full Text & Documents

Additional information, including Ordinance No. 905, the Plan, and the accompanying Report, is
available at https://www.wilsonvilleoregon.gov/ord-905.

What would the District do?

The Town Center Plan, adopted in 2019 following a multi-year public engagement process,
establishes a long-term vision for the area. The proposed Plan would provide one financing
tool—tax increment financing (urban renewal)—to help fund programs and public
improvements supporting that vision.

The proposed District includes property within and adjacent to Town Center Loop and the
Village at Main commercial area south of Wilsonville Road.

Private development projects (new buildings) would remain subject to applicable land use
review, building permits, fees, and other City approvals.

What projects could be funded?

The Plan identifies eligible public projects and programs, including:
o Parks and public gathering spaces
o Parking facilities
o Economic development programs, incentives for a food cart pod and small businesses
» Transportation, sidewalk, bicycle, and pedestrian improvements
o Utility infrastructure
Together, these projects are intended to address blight and facilitate redevelopment.

How does tax increment financing work?

Tax increment financing uses growth in assessed property values within the District, occurring
after its creation, to repay debt issued for eligible projects. The portion of tax revenues
attributable to growth within the District is called ‘tax increment.’

Page 1 of 2
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Resolution No. 3279 - Exhibit C: Explanatory Statement

The measure would not establish a new property tax or increase existing property tax rates.

The Plan authorizes up to $152 million in principal indebtedness, borrowed in portions over
time, with tax increment collection anticipated for 28 years, through fiscal year 2056.

What is the development forecast?

The technical Report accompanying the Plan assumes gradual redevelopment, including 2,381
housing units and 1.1 million square feet of new commercial development.

The Report also assumes the District's taxable assessed value could increase from approximately
$206 million in 2027 to approximately $1.7 billion if forecasted redevelopment occurs.

These assumptions are used for financial planning and analysis. They do not approve, require, or
guarantee that redevelopment or future assessed values will occur as forecast.

After the District closes, tax increment collection stops and the full assessed value of the area
would be available to all taxing districts. This new, larger tax base becomes a part of the fiscal
foundation for future public services.

What happens next?

If this measure passes, the City will undertake the required statutory steps to consider adoption of
Ordinance No. 905 — namely, conferring with overlapping taxing districts, a public hearing
before the Planning Commission, public notice, and a public hearing before the City Council.

If the measure fails, the District will not be created at this time.
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