CITY OF KEIZER MISSION STATEMENT
KEEP CITY GOVERNMENT COSTS AND SERVICES TO A MINIMUM BY PROVIDING CITY
SERVICES TO THE COMMUNITY IN A COORDINATED, EFFICIENT AND LEAST COST FASHION

AGENDA

URBAN RENEWAL AGENCY OF THE CITY OF KEIZER
WORK SESSION

Tuesday, May 23", 2000

5:30 p.m.
Robert L. Simon Council Chambers

Keizer, Oregon 97303

CALL TO ORDER

2. ROLL CALL

3. DISCUSSION

a. Urban Renewal Financing Issues

4. OTHER BUSINESS

This time is provided to allow Urban Renewal Agency members the opportunity to
bring matters before the Agency which are not on tonight's agenda.

ADJOURN

Upon request, auxuhary alds andlor specnal services will be prowded to partncnpants with
disabilities. To request services, please contact us at 390-3700 at Ieast two working
days (48 hours) in advance.




j SPENCER & KUPPER - MEMORANDUM

TO: CITY OF KEIZER URBAN RENEWAL AGENCY AND STAFF

FROM: CHARLES KUPPER

SUBJECT: REVISED OPERATIONS PLAN AND CIP, DATA ON MAXIMUM DEBT
DATE: 05/18/00

SENT VIA: [-MAIL

I have sent a spreadsheet containing information on questions about renewal agency revenues, and
the likely date at which the Agency will reach its maximum indebtedness limit. Via separate memo, 1
also will discuss questions raised by the Agency related to Renewal Area boundaries, establishing new
districts, and renewal levies. Two tables in the spreadsheet file should be attached to this memo.
Attachment 1 is my revision of the Operations Plan and CIP prepared by John Morgan in 1999.
Attachment 2 is a table showing projected tax increment revenues, and maximum debt balances. It is
my hope that the two tables will respond to the questions raised by the Agency at its last work
session.

ATTACHMENT 1 - Revised Operations Plan and Capital Improvements Program

This revision makes the following changes to the 1999 version:

e Adds an updated calculation of projections of Agency “divide the tax” revenue.

e Debt Service line now shows only debt service on 1998 bonds, and a retirement amount in 2005.
e Adds new line in Operating Expenditures to show distribution of close-out funds

* In contingency line, adds a 5% annual construction inflation factor to capital projects

No changes have been made to the amounts, or timing of capital projects shown in the 1999 version.
Those capital project details are omitted simply to keep the table easier to understand and read.

Analysis of Attachment 1 The table shows that given the assumptions about the growth of
property values, and tax increment revenues, and the cost and timing of project activities, the Agency
could complete its project activities, and retire all remaining debt in the 2005-06 tax year. Given the
revenue assumptions, the year 2005-06 also is the year in which the Agency should reach its limit on
maximum indebtedness. (The maximum debt issue is covered in more detail with Attachment 2)In
the year 2005-06, the Agency’s tax increment revenue is limited to the balance of its maximum debt
amount. After paying off the principal amounts of outstanding bonds, the Agency should have a
balance of approximately $3.4 million in 2005-00. It could use those funds for debt for other project
activities, or disburse the balance to the overlapping taxing bodies.

The Agency should note that total resources, and total expenditures balance at $25.409 million.

SPENCER & KUPPER
2510 N.E. THOMPSON ST. PORTLAND, OR. 97212
503-284-0342



ATTACHMENT 2 - Tracking the Maximum Indebtedness

In the last Agency work session, there was some confusion about how the revenues shown in the
“Operations Plan and CIP” related to the Agency’s maximum indebtedness. The Operations Plan
and CIP is essentially a cash flow model, both in its original form, and in the revision shown in
Attachment 1. A cash flow model must necessarily show all annual outlays for debt service. One
source of the confusion in ttying to match revenues in the cash flow table against maximum
indebtedness is that tax increment revenues used for interest payments on project debts are not
counted against maximum indebtedness. Thus, only the capital portion of the debt service amounts
shown in the “Operations Plan and CIP” is debited against the Agency’s maximum indebtedness.
That means that in fact, the Agency may take in more tax increment revenue than the face amount of
the maximum indebtedness, if that is necessary to pay interest on project debts. Attachment 2 is put
together with debt service information provided to Spencer & Kupper by City staff in 1998.

Analysis of Attachment 2 The table shows that the Agency established a maximum indebtedness
amount of $22,390,384 in 1998. The Agency thus far has made two draws against that maximum
debt limit, in 98-99, and 99-00. The columns in Attachment 2 show the following information:

e Column 1 shows years, beginning with 1998-99, the first year of maximum debt limits
e Column 2 shows tax increment revenue drawn, or projected to be drawn in each year.
e Column 3 shows how much of the total revenue drawn goes for interest on debt.

e Column 4 subtracts the interest amount; and shows the amount of the revenue drawn which
counts against maximum debt.

e Column 5 shows a running balance of the maximum indebtedness amount remaining.

Attachment 2 shows that given the revenue assumptions made, and the projected debt service
schedule, the Agency should reach its maximum debt limit in 2005-06.

In response to a question raised at the last work session — If the Agency decided to use its maximum
revenue authority, and institute a levy, it would mean only that the Agency would receive more
revenue in each year than is shown in Attachment 2. The result would be that the maximum
indebtedness amount would be reached sooner.

Putting Attachments 1 and 2 together

Attachment 1 shows that by the year 2004-05, the 1999 list of Capital Improvement projects is
essentially completed. There will be a large sum carried forward into 2005-06. Table 2 shows that
there is still about $3.5 million left in the maximum indebtedness limit for 2005-06. One alternative
this suggests is that roughly $3.5 million in new project activities could be carried out in 2004-05 and
05-06, within the maximum indebtedness limit.

SPENCER & KUPPER
2510 N.E. THOMPSON ST. PORTLAND, OR. 97212
503-284-0342
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/lii.i0. SPENCER & KUPPER - MEMORANDUM

TO: KEIZER URBAN RENEWAL AGENCY AND STAFFE

FROM: CHARLES KUPPER

SUBJECT: URBAN RENEWAL QUESTIONS FROM MAY 8 WORK SESSION
DATE: 05/18/00

SENT VIA: E-MAIL

This will provide written response to questions discussed at the Agency work session on May 8,
Q ~ How does a renewal agency impose its special levy?

All urban renewal agencies which were in existence at the time BM50 was passed have the ability to
authorize a special levy in otder to receive the maximum amount of revenue the Assessor calculates
for the Agency. Keizer’s urban renewal agency has chosen not to take its maximum tevenue, and
does not use its special levy authority. If the Agency wished to impose a levy, it could do so in any
year’s budget process, with approval by the City Council. The Agency could limit the amount it
wished to raise by special levy. Any revenue raised by special levy would require an increase in
property tax bills,

Q — How would a levy affect maximum indebtedness?

Using the special levy authotity would simply produce more tax increment revenue on an annual
basis. The increase in revenue would bring Keizetr’s Renewal Agency to its maximum debt limit
sooner. It would not otherwise change the maximum debt limit.

Q — Can the list of Projects in the Plan be changed? What is the process for changing it?

The list of projects authotized in Keizer’s Urban Renewal Plan can be changed, and added to by an
amendment to the Utban Renewal Plan. The type of Amendment required would be either minor,
and requite only an Agency resolution, or in some cases would require Council approval of the
Agency’s action.  Additions and changes to the Plan would need to be undertaken within the
maximum indebtedness limit of the Plan. That might require changes to, or re-allocations of the
project costs shown in the Report on the Plan.

Q ~ Can a community have more than one urban renewal area? Can two utban renewal areas
overlap the same piece of land?

There is no limit on the number of renewal areas Keizer may have. Utban renewal areas may not
exceed more than 25% of Keizers’ acreage, nor may the total of frozen base values exceed 25% of
the city’s assessed values. Two urban renewal areas may not overlap on a single property.

SPENCER & KUPPER
2510 N.E. THOMPSON ST. PORTLAND, OR. 97212
503-284-0342



Q — Could part of an existing renewal area be removed, and placed in a new renewal area?

Yes, a portion of project land could be removed from the project boundary. In at least one case I am
familiar with, land was removed from one project boundary, and incorporated into the boundaty of
another area. There were renewal activities that needed to be done on that land, and it was
determined the activities could be better co-ordinated and phased in the new renewal area being
formed adjacent to the old area boundary.

Q ~ Whar are some advantages and disadvantages of that approach?

The land removed from the old boundary would reduce both the frozen base, and the total values of
the old area. The result would be a dectease in tax inctement revenue for the old area. The amount
of decrease would depend of course on the total value of the land removed.

The land, when placed in the boundaty of a new area, would become part of the frozen base of value
for the new area. It would not produce revenue for the new area until there was turther growth in
the value of that land.

The approach may be the only one if the old area has virtually used up its 20% limit on additions of
land by plan amendments, or if it appeared that project activities could not be carried out inside the
maximum indebtedness limit of the old plan. Keizer used up much of its 20% limit in the Chemawa
addition a few years ago.

A new renewal area could be formed by adopting a new urban renewal plan. Adoption of the plan
would not require a vote.

SPENCER & KUPPER
2510 N.E. THOMPSON ST. PORTLAND, OR. 97212
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Keizer Urban Renewal Agency
Tracking the Maximum Debt

Maximum indebtedness

1998-1999
1999-2000
2000- 2001 (Estimate)
2001-2002
2002-2003
2003-2004
2004-2005
2005-2006

With these assumptions, the maximum debt limit is reached in 2005-06

Keizer Urban Renewal Agency

$22,390,384
Tax Increment
Revenue

For Interest For Principal and  Balance Remaining

on 1998 Bonds other Project debt on Maximum debt

$2,269,014
$2,698,908
$2,858,606
$3,058,708
$3,272,818
$3,501,915
$3,747,049
$3,513,449

$469,586
$433,015
$401,233
$366,124
$328,421
$287,816
$243,889

$0

Maximum Debt Balances

$1,799,428
$2,265,893
$2,457,373
$2,692,585
$2,944,397
$3,214,099
$3,503,161
$3,5613,449

$20,590,956
$18,325,063
$15,867,690
$13,175,105
$10,230,709
$7,016,610
$3,5613,449
$0

Attachment 2
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