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Project Purpose

The Employment Land Readiness Toolkit project is designed to help find tools to move challenged
industrial and commercial employment sites within the Metro urban growth boundary to
development-readiness to accommodate projected population growth.

The project is funded by a Metro Community Development and Planning Grant with matching funds
from 18 regional partners.
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Project Advisory Team

Project Managers

Lise Glancy and Ken Anderton, Port of Portland

Jeffrey Raker, Metro

Brittany Bagent and Matt Miller, Greater Portland Inc.
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Regional Partners

Michael Williams, City of Beaverton
Jon Legarza, Clackamas County
Ryan Wells, City of Cornelius

Sarah Selden, City of Fairview

Jeff King, City of Forest Grove

Erika Fitzgerald, City of Gresham
Joseph Briglio, City of Happy Valley
Dan Dias, City of Hillsboro

Kelly Ross, NAIOP Oregon chapter of National Association of
Industrial and Office Parks)

Erin Maxey, City of Milwaukie

Alma Flores and Lori Bell, City of Oregon City

Isaac Barrow and Melissa Rogers, Portland General Electric
Joana Filgueiras, Prosper Portland

Julia Hadjuk, City of Sherwood

Jonathan Taylor, City of Tualatin

Christina Deffebach, Washington County

Jordan Vance, City of Wilsonville
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Oregon is Particularly Revenue Challenged

: Market
« Property tax revenue Oregon Property Tax Compression Example Value
o . 400,000 <
growth is limited over time <
. 350,000 Uncollected
* Does not keep up with Revenue
market changes & 300,000 <
]
L2 Tax Value
* No sales tax o 250,000
§ 200,000
* Few economic ’
development financing 150,000
tools and districts 100,000
* Lack of seed capital or 50.000

revolving loan funds at the

. 0
state or regional level 2014 2015 2016 2017 2018



Seven Recurring Development Challenges

e Site assembly/aggregation

e Infrastructure (i.e., transportation, water,
sewer, fiber, stormwater)

* Natural resource mitigation

e Local entitlements (i.e., annexation, zoning,
concept planning)

* Redevelopment
e Brownfield remediation

* Gravel pit conversion

|: ] Site Boundary
Tax lots

= Sewer Lines
== S5torm Lines

——Water Lines




New Tools & Action iIs Needed

e Large cost challenges o9’
facing regional e® e
employment land
development

e New, innovative

approaches and g

resources heeded to
enable investment and

® 0-15Acres

jOb growth : 16 - 50 Acres
@ 101-150Acres
@ 151-250Acres
e State, regional and local :jjj‘jjz;“jj;

leadership and action
needed




Site Readiness Toolkit

Task 1 Task 2 Task 3 Task 4

Development
ROELINETIS
and
Tool Testing

Modifications

MELEEL s New Tools B to Existing

Tools

Practices nd




Task 1 — National Best Practices Research

Purpose: Identify tools, strategies, and policies
that could expedite the creation of development-
ready employment lands and support equity
outcomes.

Key Findings
e 28 tools to support key site readiness challenges

e Access to financing for development-readiness costs
is @ major challenge

* “Low hanging fruit” opportunities exist
(9 of 28 tools require low effort to implement)

* National models available for integrating equity into
process



Mixed-Use / Industrial Density Bonuses

Cross Subsidize

* Industrial uses have
locational disadvantage
and lower rents
compared to other uses

e Susceptible to
gentrification

e Cross subsidize use mix:
e - NYC5-to-1 bonus
e -SFO 3-to-1 bonus

e Solution for core area
industrial locations



Streamlined Adaptive Reuse / Building Code

Incent Adaptation

e Two-track Building Code
permitting

* Fast-track adaptive reuse

e Allows rapid repositioning
of old structures at lower
rents levels

e Alleviates demolition
pressure



Task 1=28 Tools Summarized

Entitlements

¢ Expanded Uses in Commercial Zoning
¢ Industrial Mixed-Use Zone & Bonus

¢ Denser Industrial Entitlements

¢ Adaptive Reuse Incentives

Redevelopment

¢ Metropolitan Districts

¢ Major Public Site Repurpose

e Land Value Tax

* Single Parcel URA/TIF Districts
¢ Title to Foreclosed Properties
¢ Micro Commercial Spaces

Site Assembly / Aggregation

¢ Enhanced Redevelopment Authority
¢ Graduated Density Bonus
* Industrial Land Bank

Infrastructure

Major Streets Transportation
Improvement Program

Community Facilities District (CFD)
Transportation Benefit Districts
Enhanced Finance Infrastructure District
Reimbursement District

Brownfield Remediation

Tax Incentives

Surcharge-based Cleanup Funds
Non-governmental Technical Assistance
Provider

Gravel Pit Conversion

Aggregating Sites

Required Exit Planning

Strategic Phasing and Reuse

Local Government Collaboration /
Planning Assistance

Natural Resource Miltigation

¢ Regional Advance Mitigation Planning
* Wetland/Floodplain Mitigation Bank
¢ Regional Green Infrastructure
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A Resource for State and
Local Actions

Level of Effort and
Impact Provided for
Each Tool
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Models for Considering Equity

Three Case Studies Evaluated

1. King County Equitable Impact Review - King County, WA

2. Equitable Development Scorecard - Twin Cities, MN

3. Collective Impact — Accelerate Change Together - Anaheim, CA
Incorporating Equity in Site Development

* Large sites represent major opportunities

* Consider equity at each stage: planning, development, and operations

140 Add up scores below for Economic
Development and Land Use Practices

SCORE

Give each score on a scale of 1 (low) to 5 (high)

a . . . .
Mew capital and investment opportunities are created to promote local small business
based i

8 and 3
especially for women and people of color. These oppartunities include affordable rental
spaces for new businesses and skill-building for residants interested in starting their
own business.

A diverse array of businesses owned by people of color are created and provide job
for full-time of diverse skill ssts.

Lease give priority to business opp

Developers use workforce/education programs, such as HUD Section 3°, to
connect residents to jobs and long-term employment and offers West Side residents
first chance at these opportunities.

Devel give local p when hiring
sub-contractors and developers

Public funding decisions reward applicants who ensure that workers have lving wage®
s with benefits and the right te crganize for labor agreements without fear of
retaliation. Conlractors must agree to sign the Sub-contractor Centification (see Exhibit A).

Project will ensure that there is a community-supported plan to maintain neighborhood
affordability and avoid cultural and physical displacement

Design contributes to distinct identities of local cultural heritage® through the
presence, pr . o addition of assets with a Universal Design®.

12

Example of page from Twin Cities Equitable
Development Scorecard
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Task 2 — New Tools

Purpose: Develop new tools to help
jurisdictions overcome land assembly and
infrastructure development challenges.

Two new tools created

One is legal and available today:
Horizontal Development Agreement (HDA)

One is big lift with big potential impact:
Regional Employment Land Investment
Fund (RELIF)

Incentivize
Cooperation

Focus
Limited
Resources

Leverage
Economies
of Scale

Share Risks
& Rewards

14



Horizontal Development Agreement (HDA)

Incentivize assembly of parcels and
property owner cooperation by

HDA leveraging a package of tools
* Leverage is the greatest when there are
SDC Gap or ) ) . ..
Financing or.  Public incentives to offer (i.e., earlier in the
Waivers /. Financing Community .
s planning process)

* |Incentives include pre-development

Tax Land

funding, annexation, zoning and other

Abatements Lease Multi-party

Cooperation

development entitlements, and

Incentives infrastructure planning and construction

Living

W .
B * Pressure can be put on uncooperative
landowners to motivate development with

a common vision



Regional Employment Land Investment Fund (RELIF)

Well
positioned
site

Pool and focus funds
: — Share upside, mitigate risk

—————————— - e Modeled after traditional investment fund: shared risk

Less-well g - )
?positioned and reward; diversified geography and portfolio

I
[
[
[ l
[ ' l
[ site [ e Pool investment funds from public and / or private
I l partners for developing sites
[ l
l : * Invest in full spectrum of development, not just site
| I readiness to enable up-side
| Less-well
| positioned We!'f ; : * Diversification of location, investors and holding types
| Site gi(t)j lone I mitigates downside risks
|
: v : * Can prioritize larger, pooled fund dollars to jumpstart
: | well-positioned sites, share up-side with all investors
- — = — - FundBoundary = = = = — — -
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Task 3 — Modifications to Existing Tools

Purpose: Explore modifications to existing System
tools to make them more effective at P
. Charges
creating development-ready employment Oregon
lands. Cleanup
. o Funds
Changing existing pr.ogram.s can be faster Advanced .
and less costly than inventing new Wetland Improvement
programs Mitigation Districts

e 8 existing tools evaluated h IFn_crem_ent
inancing

e Both light and heavy lift changes
proposed

Land Bank

Authorities Existing Tool

Examples

17



Enhanced Redevelopment Authority

Enhanced Revenue
and Scope

Broader ability to raise funds:

Capture frozen base
Fees

Comingle private sources
Generate profit

More flexible geographic
boundaries

Condemnation Authority

Menomonee Valley Industrial Center | Milwaukee WI



Region-wide Revolving Loan Fund

Jumpstart with Seed Funds

* Seed capital would greatly enhance
power of RDAs, LBAs, LIDs

e TIF revenue is backloaded
e (Capital needs often frontloaded

* Early stage financing is a major
limitation
Existing programs could be expanded:

e Oregon Transportation Infrastructure
Bank

e Brownfields Revolving Loan Fund

e Oregon Business Development Fund

53,500,000

53,000,000

52,500,000

2,000,000

$1,500,000

51,000,000

$500,000

5

Hypothetical Tax Revenue Forecast - For lllustrative Purposes Only
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Task 4 - Site Readiness and Development Roadmaps

"""‘u

Purpose: Create site readiness and
development roadmaps with an equity lens
for three sites, and model the impact of tools
on development feasibility

e 3 representative employment sites

e Large, vacant, suburban

ock Creek

S L

e Common issues: inadequate ;

infrastructure, multiple owners

e Significant site readiness cost hurdles

rom[-

it -

Coffee Creek \t

limit development potential




Example of Development Roadmap

ROCK CREEK

Development Concept

(HAPPY VALLEY) - BASE DEVELOPMENT SCENARIO

Development Timeline

\ S SR SOEBIE
. ) )
Wates ] )
Sanitary Sewer |
stomuster |
Bulding Pad Surchiege,
Onite Shege Mitigation |
‘Wetland Mitigation i
im«aml |
3 6 L tH 15 1% n o ” »
Wenthi.
__| Design/Permitting | Comatruction
Total Development Timeline: 27 months
Site Readiness Challenges
On-site Issues Off-site Issues Land Use Issues
? 3 @ Brownfield Cleanup Water @ Aggregation
. ] i _ - Wk ¥ oR- e - Wetland Fill @ Sewer Annexation
Multi-buliding single user high tech campus; includes office and clean room manufacturing bulldings; similar uses such as Novellus Systems Floodplain Fill Storm
@ Slope Mitigation @ Transportation
Buildings Size (sqft) Use Site Use Size (sq ft) % Development Programs Details
Building A 16,000 Cffice Building Footprint 397,600 24%
Building B 16,000 Office Parking and Circulation 769,808 47% DEVELOPMENT PROGRAM
Building C 16,000 Office Landscaping / Open Space 483,516 29%
Building D 12,000 Office Size (ac) Size (sq ft)
3-Story Office 150,000 Office Lot Area 378 1,650,924
Manufacturing / Fabrication 155,000 General Manufacturing/Flex Net Development Area 379 1,650,924
Warehouse / Fabrication 132,000 Warehouse Office 41 178,500
General Industrial 3.0 131,750
Total 497,000 Warehouse 26 112,200
Rent Assumptions Office: $28 / S5g Ft Warehouse: 514 / Sq Ft
Parking and Circulation, 47% Industrial: $15 / 5q Ft

21



Detailed Individual & Layered Tool Financial Testing

Rock Creek - Leveraged IRR

No silver bullet tools — Layering needed 8%

16.6%

16%
Not all tools created equal

14%

Biggest Impact: Tackling infrastructure TARGET RETURN (10 - 15%)
costs (specifically transportation), SDCs 12%
and Tax Abatements il 100%  gge
8%
6% 5.6%
4% 4.0%
) I
0%
Q'bi\o {{,\'d oo""é, (\L'.\‘Q‘q’
o ° F & o
2 a\é &&@e (j(
& S E& &
> -§.¢' q.“'\ 0\)‘
5 2 s

b Happy Valley - Rock Creek Site | Page 4



Timing of Costs within Development Timeline

Pre-Development # Up Front Costs » Operating Costs
Costs
Site Assembly Land Acquisition Debt

System Development Fees

Site Readiness Costs (SDCs) Rent
Off-site Infrastructure On-site Development Costs Utilities
Due Dil Additional Off-site -

ue biligence Infrastructure Costs axes

(Surprises!)

Development Timeline

Different Tools Influence Different Parts of this Timeline



Not All Tools Created Equal

Effectiveness of Tools

Private Public Free Money Free Money
Financing Financing Over Time Upfront

Public debt has a

One of the most
common, yet costly
and least efficient

ways to fund public
infrastructure.

Less
Effective

lower interest rate
than private debt —
only works to
included if revenues
exceed debt
payments.

Several tools pay
out over time and
reduce the
operating costs of a
project.

Least available tool,
but also the most
effective tool - even
if total amount is
lower than free
money over time

More
Effective



Tool Impact & Public ROI

TOOL COMBINATION + PUBLIC INVESTMENT IMPACT

e None of three sites is

feasible today: Woodfold West Rock Creek Coffee Creek

negative land value _ ._
Baseline IRR -2.3% : “ : -8.0%

) Laye re d | nce nt ives « Increased Industrial Density « Increased Industrial Density « Increased Industrial Density
+ SDC Financing : + SDC Financing : + SDC Financing
re q u | re d fO r fe as | b | | |ty Tool Combination + URA Tax Abatements for + URA Tax Abatements for + URA Tax Abatements for
Vertical Improvements : Ver-tical Improvements : Wer-tical Improvemnents
« MSTIP « MSTIP « MSTIP

16.6% : 12.3%
{10-15% TARGET MET) (10-15% TARGET MET)

b Current tools are too

16.7%

small Ending IRR

{10-15% TARGET MET)

Public Investment

° PU b|IC Retu rn On » Property Tax Abatement : :
(10 years) $20,080,552 : $14,286,685 : $28,057,929
Investment (ROI) « Off-site transportation : :
costs
Range: 9x to 35x : :
.. Economic Impact $186,869,540 $489,624,292 $469,296,456
economic ImpaCt + Direct and indirect labor $1 Public Investment $1 Public Investment $1 Public Investment
income generated = $9.3 Economic Impact = $34.3 Economic Impact : (= $16.7 Economic Impact
e ~20-year payback on Years to Recover : :
Public Investments 19.3 Years 22.4 Years 19.9 Years
property tax revenue via Property Taxes : :

25



Demographic Comparison: Site, City, Region

I
WOODFOLD WEST SITE (FOREST GROVE) - EQUITY AND ECONOMIC SNAP:

Access to Opportunity

Affordable Housing

Site-Specific Key Takeaways

461 506

Low ﬂ N

Forest Grove Ste  Regoonal

517 616
Low G h High

Regonal  Forest Grove Site

TAZ Average TAZ average ThZaverage  TAL Awerage
PERCENT IN POVERTY HOME OWNERSHIP %
REGICHAL TAZ AVERAGE 13.1% REGIONAL TAZ AVERAGE 51.7%
FOREST GROVE SITE (TAZ AVERAGE) 97T FOREST GROVE SITE (TAZ AVERAGE) 34T%
MEDIAN HOUSEHOLD INCOME MEDIAN GROSS RENT PER MONTH
REGICHAL TAZ AVERAGE $36,084 REGIONAL TAZ AVERAGE 51141
FOREST GROVE SITE (TAZ AVERAGE) $28.552 FOREST GROVE SITE {TAZ AVERAGE) 806
HIGH SCHOOL GRADUATION % MEDIAN SALES PRICE
REGICHAL TAZ AVERAGE B50% REGIONAL TAZ AVERAGE $318.300
FOREST GROVE SITE (TAZ AVERAGE) Bl 2% FOREST GROVE SITE {TAZ AVERAGE) $202 700

Access to opportunity is limited in the site TAZ.

With a relatively high poverty rate (15% higher than region). significantty
lewer median househokd incomes (529,000 lower). and slightly lower han
average graduation rates [3.8% lower), people residing within the site TAZ
hawve mone limiled access to opportuniies than the average resident ining in

he region.

Housing within the site TAZ is relatively more

affordable.

Heugang within the sile TAZ s generally more affordabla for both renters
and homa buyers. Despde a lower han average medan sales pnce, home
ownership rales remain 27% lower than the regional average, indcating a
higher than average percantage of renlars residing within the site TAZ

The Economic Value Allas and Equitable Developmeanl Index Tool are offered as a public senvice, mlagraling vanous government records inlo a regon-wide mapping system. Malro assumnes no hagal responsibily lor the compdation of mulli-source governmant
rifarmabon displayed herein. Lisers of this imformabion are cautionad o verify all informaton with Metro stalf,

Compared regional and
site metrics for:

e Access to Community
Change

*  Walkability and
Transit Access

* Accessto
Opportunity

e Affordable Housing

Identified Site Specific
Key Takeaways

Forest Grove - Waoodf

West Site | Page 7
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Identify Local Equity Efforts, Capacity, Issues

WOODFOLD WEST SITE (FOREST GROVE) - SPECIFIC EQUITABLE DEVELOPMENT

COMMUNITY ASSETS & NEEDS KEY EQUITY CONSIDERATIONS

tie ard

Community Assets & Needs:

e Brainstormed and researched
existing initiatives, local
organizations, and other
considerations

Most e

g

" et :" Thep '_ it '_:_'I'. A POTENTIAL EQUITY ACTIONS

* for Eroups
power and benefit from development outcomes)
the *Equity | the Conbert it/ Indusa

Key Equity Considerations

Workdorce and Business Stability {access to finances, rosources,
that help establish uses)

Potential Equity Actions:

: s oo ot e e Steps the city can take to
M;;'wwm,,,d.m.,wrw,}_ improve equitable results




Conclusions & Recommendations

* Infrastructure costs are the single largest cost hurdle
e Current tools are too small in scale to move needle on these large sites

» State and regional action is needed to grow the toolbox and the revenue sources

Recommendations for Local and State Action

1. Secure greater flexibility and funding for existing tools

2. Secure administrative and legislative support for a prioritized set of
new tools

3. Develop a plan of action and next steps for 3 city roadmap sites

4. Explore ways to secure equitable development outcomes in
employment land policies, programs and projects




Questions?



	Employment Lands�Site Readiness Toolkit�Project Overview�
	Project Purpose
	Project Advisory Team
	Consultant Team
	Oregon is Particularly Revenue Challenged
	Seven Recurring Development Challenges
	New Tools & Action is Needed
	Site Readiness Toolkit 
	Task 1 – National Best Practices Research
	Mixed-Use / Industrial Density Bonuses
	Streamlined Adaptive Reuse / Building Code
	Task 1 = 28 Tools Summarized
	Models for Considering Equity
	Task 2 – New Tools
	Horizontal Development Agreement (HDA)
	Regional Employment Land Investment Fund (RELIF)
	Task 3 – Modifications to Existing Tools
	Enhanced Redevelopment Authority
	Region-wide Revolving Loan Fund
	Task 4 - Site Readiness and Development Roadmaps 
	Example of Development Roadmap
	Detailed Individual & Layered Tool Financial Testing
	Timing of Costs within Development Timeline
	Not All Tools Created Equal
	Tool Impact & Public ROI
	Demographic Comparison: Site, City, Region
	Identify Local Equity Efforts, Capacity, Issues
	Conclusions & Recommendations
	Questions?

