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This is the Executive Summary of the Newberg Urban Renewal Feasibility Study completed in 
June of 2020. The full Feasiblity Study may be accessed on the City of Newberg website.  The 
City of Newberg website also has videos explaining urban renewal which can be accessed at 
the following links: 
 
What is Urban Renewal: https://youtu.be/M8pRckGOdd0  
Why Use Urban Renewal: https://youtu.be/iAiKj5XUn4A 
Where in the Urban Renewal Process is the City of Newberg: https://youtu.be/M0IX7sOrNxM 
How Does Urban Renewal Impact Taxing Districts: https://youtu.be/6AxrqYfeqfY 
How Does Urban Renewal Impact the School District: https://youtu.be/kVlJrpSG2Lc 
How are TIF Funds Distributed to an Urban Renewal Agency: https://youtu.be/OLb2-lQxMFU 
  
 
 
.
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What is urban renewal?
Urban renewal is a local government 
tool used to improve and revitalize 
areas within a city. This tool is 
currently used by 79 communities 
statewide to implement economic 

development strategies and comprehensive plan 
goals. Urban renewal allows local governments to 
focus investments on a particular area to encourage 
public and private development. McMinnville, 
Carlton, and Dundee all use Urban Renewal.

How does it work?
In Oregon, “urban renewal” is the title 
of the program that authorizes the 
city to use tax increment financing. 
Tax increment financing is a tool that 
allows local governments to set aside 

property taxes generated from new businesses 
and development in a specific area. It also creates 
guidelines for spending the money. Access to this 
funding enables governments to focus investments 
on projects that encourage public and private 
development.

Why is the city considering  
urban renewal?
Urban renewal has proven successful 
in reinvigorating communities across 
Oregon. The feasibility study will 

help determine if using urban renewal in Newberg 
will help rejuvenate our downtown and waterfront 
area.  Urban renewal in Newberg also aims to create 
better road connectivity across the city, improve 
bicycle and pedestrian safety, and update some 
downtown streets, making our city more enjoyable 
and accessible for community and family activities.
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What is the source of  
the funding?
Urban renewal is not new 
money, instead it redirects 
money usually allocated for 
other taxing districts to the 

urban renewal agency. This shifts the impact of 
funding urban renewal to the taxing districts, 
not taxpayers.

How is the money spent?
Urban renewal entities can do specified 
projects or activities under an adopted  
urban renewal plan which generally include:

• Construction or improvement of public 
facilities including streets, sidewalks, 
utilities, and parks.

• Streetscape improvements.

• Storefront improvements.

• Participation with developers for  
property improvement.

• Rehabilitation of existing buildings.

What will I pay? 
Property taxpayers will not see an increase 
in property taxes as a direct result of an 
urban renewal area. If an urban renewal area 
is adopted, all property taxpayers will see a 
line item on the property tax bill that shows 
the breakdown of taxes for urban renewal. 
Urban renewal funding is not a new tax or 
an increase in taxes, and it does not directly 
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Where did the 
idea for this 
urban renewal 
come from?

This urban renewal project is 
the result of years of outreach in 
the community while developing 
several plans that are shaping 
the future of our community, 
including the Newberg Down-
town Improvement Plan, the 
Riverfront Master Plan, and the 
Newberg Community Visioning 
process. Urban renewal can 
help pay for infrastructure 
improvements already identified 
as needs by the community.

Proposed Feasibility Study 
2020 Timeline

How can I get involved? 
Join us at an open house or a citizen advisory committee meeting. 
To learn more, visit » newbergoregon.gov/urban-renewal



¿Qué es la renovación urbana?
La renovación urbana es una 
herramienta del gobierno local utilizada 
para mejorar y revitalizar áreas dentro de 
una ciudad. Esta herramienta es utilizada 
actualmente por 79 comunidades 

en todo el estado para implementar estrategias de 
desarrollo económico y objetivos integrales del plan. 
La renovación urbana permite a los gobiernos locales 
centrar las inversiones en un área particular para alentar 
el desarrollo público y privado. McMinnville, Carlton y 
Dundee usan Renovación Urbana.

¿Como funciona?
En Oregón, “renovación urbana” es 
el título del programa que autoriza a 
la ciudad a utilizar el financiamiento 
de incremento de impuestos. El 
financiamiento de incremento de 

impuestos es una herramienta que permite a los 
gobiernos locales reservar impuestos a la propiedad 
generados por nuevos negocios y desarrollo en un área 
específica. También crea pautas para gastar el dinero. 
El acceso a esta financiación permite a los gobiernos 
centrar las inversiones en proyectos que fomentan el 
desarrollo público y privado.

¿Por qué la ciudad está considerando 
la renovación urbana?
La renovación urbana ha demostrado ser 
exitosa en revitalizar las comunidades en 
todo Oregon. El estudio de factibilidad 
ayudará a determinar si el uso de la 

renovación urbana en Newberg ayudará a rejuvenecer 
nuestro centro y nuestra zona costera. La renovación 
urbana en Newberg también tiene como objetivo crear 
una mejor conectividad vial en toda la ciudad, mejorar 
la seguridad de las bicicletas y los peatones, y actualizar 
algunas calles del centro, haciendo que nuestra ciudad 
sea más agradable y accesible para las actividades 
comunitarias y familiares.
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Estudio de Renovación Urbana Factible

¿Cuál es la fuente de la 
financiación?
La renovación urbana no es dinero 
nuevo, sino que redirige el dinero 
generalmente asignado para otros 
distritos fiscales a la agencia de 

renovación urbana. Esto desplaza el impacto de la 
financiación de la renovación urbana a los distritos 
fiscales, no a los contribuyentes.

¿Cómo se gasta el dinero?
Las entidades de renovación urbana pueden 
realizar proyectos o actividades específicos bajo 
un plan de renovación urbana adoptado que 
generalmente incluye:

• Construcción o mejoramiento de instalaciones 
públicas, incluyendo calles, aceras, servicios 
públicos y parques.

• Mejoramiento del paisaje urbano.

• Mejoramiento de escaparates.

• Participación con desarrolladores para mejorar 
las propiedades.

• Rehabilitación de edificios existentes.

¿Qué pagaré?
Los contribuyentes de la propiedad no verán un 
aumento en los impuestos a la propiedad como 
resultado directo de un área de renovación 
urbana. Si se adopta un área de renovación 
urbana, todos los contribuyentes de la propiedad 
verán una nota en la factura del impuesto 
a la propiedad que muestra el desglose de 
los impuestos para la renovación urbana. La 
financiación de la renovación urbana no es un 
nuevo impuesto o un aumento de los impuestos, y 
no desvía directamente el dinero de las escuelas.
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¿De dónde surgió 
la idea de esta 
renovación 
urbana?

Este proyecto 
de renovación urbana es el 
resultado de años de extensión 
comunitaria mientras se 
desarrollan varios planes que 
están dando forma al futuro de 
nuestra comunidad, incluido 
el Plan de mejoramiento del 
centro urbano de Newberg, el 
Plan maestro de Riverfront y el 
proceso de Visión comunitaria 
de Newberg. La renovación 
urbana puede ayudar a 
pagar los mejoramientos de 
infraestructura ya identificadas 
como necesidades por el. 

Estudio de Propuesto Factible
Cronología 2020

¿Cómo puedo involucrarme?
Únase a nosotros en una jornada de casa abiertas o 
en una reunión del comité asesor ciudadano.
Para obtener más información, visite » newbergoregon.gov/urban-renewal
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 Definitions   
“Average Annual Exception Assessed Value” means the average amount of assessed value 
generated by new development or substantial rehabilitation that must occur each year in addition 
to assumed 3% growth from appreciation of existing property to achieve the stated assessed 
value growth rate for each scenario. This is used in Table 1 and Table 9 of the full Feasibility 
Study. 
“AV” means assessed value. This is the value on which property taxes are paid in Oregon.  
“Blight” is defined in ORS 457.010(1)(A-E) and identified in the ordinance adopting the urban 
renewal plan.  
“Capacity (2020$)” means the financial capacity of the Area as stated in constant 2020 dollars. 
This is equal to the Maximum Indebtedness of the Area, less financing fees, adjusted to account 
for inflation over time. This is necessary as you need to know the total value of projects in today’s 
dollars to be able to identify projects for the Plan. The inflation rate used in the analysis is 3% 
annual inflation on costs. This is a typical inflation rate used in our financial analysis. This rate 
can be adjusted based on the input of the locality. This is used in Table 1 and Table 9 of the full 
Feasibility Study. 
“City” means the City of Newberg, Oregon.  
“City Council” or “Council” means the Newberg City Council. 
“Compound Annual Growth Rate” (CAGR) means the average growth rate for a value over a 
specific time period, accounting for the impacts of compound growth. In this report, it is most 
often used to refer to growth in assessed value. 
“Exception Value” means the value of new assessed value growth in an urban renewal area.  
“Feasibility Study” means the study to determine the boundary, potential projects, and financial 
capacity of a potential urban renewal area.  
“Fiscal Year” means the year commencing on July 1 and closing on June 30 of the specified 
years. 
“Fiscal Year Ending” means the fiscal year ending on June 30 of the specified years.  
“Frozen base” means the total assessed value including all real, personal, manufactured, and 
utility property 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.  
“Growth rate” means the annual percentage growth expected in the Area. Three percent 
assessed value growth is the limit for existing properties. Growth above that is achieved through 
either substantial rehabilitation or new development. The average assessed value growth rates 
for Newberg and Yamhill County are shown in Table 8 of the full Feasibility Study.  
“Increment value” means the assessed value of an urban renewal area that exceeds the initial 
assessed value of the area specified in the certified statement from the assessor (frozen base). 
“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. The maximum indebtedness is the figure that is adopted by a city council  
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when an urban renewal plan is adopted. This is used in Table 1 and Table 9 of the full Feasibility 
Study. 
“ORS” means the Oregon revised statutes and specifically Chapter 457, which relates to urban 
renewal. 
“Revenue sharing” means sharing tax increment proceeds with affected taxing districts as 
defined in ORS 457.470. 
“Study Area” means the area in the potential urban renewal area boundary.  
“Tax increment financing,” “tax increment revenues,” or “TIF” mean the funds that are associated 
with the division of taxes accomplished through the adoption of an urban renewal plan and 
allocated by the assessor to an urban renewal area due to increases in assessed value over the 
frozen base within the area.  
“Truncation Loss” means the reduction in revenue that occurs when the "taxes to be raised" are 
converted into "taxes extended" through the calculation and imposition of the division of tax 
urban renewal rate.  The tax urban renewal rate is "truncated" (i.e., rounded down) after the 
fourth decimal place, resulting in a minor loss of revenue. 
“Urban renewal area” or “URA” means a blighted area included in an urban renewal plan. 
“Total Net TIF” means the total amount of tax increment funds (taxes paid off increased assessed 
value) given the growth rate in the proposed Study Area. This is used in Table 1 and Table 9 of 
the full Feasibility Study. 
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 Executive Summary 
The City of Newberg, Oregon is conducting an urban renewal feasibility study (Feasibility Study) 
for an urban renewal area (Study Area) to serve the downtown and riverfront area. The purpose 
of this Feasibility Study is shown below with the results in bold following the purpose statements. 

• determine if the Study Area boundary meets the limitations imposed under ORS 457 on 
acreage and assessed value in an urban renewal area,  

o The Study Area boundary meets both the assessed value and acreage 
limitations as shown in Table 5 in Section VIII. 

• establish that blight occurs in the Study Area,  
o The list of needed improvements in the Study Area indicate that blighting 

conditions exist in the Study Area. These conditions are sufficient to make 
the finding of blight in an ordinance adopting a potential urban renewal plan, 
further detailed in Section XIV. 

• examine the financial feasibility of urban renewal in the Study Area, and to  
o The financial feasibility information indicates there are tax increment 

revenues that can assist in completing projects in the Study Area as shown 
in Tables 10-21 in Section XII and Section XIII. 

• examine the impacts on taxing districts as a result of the potential of creating an urban 
renewal area in Newberg.  

o The impacts to the taxing districts are detailed for the different financial 
scenarios as shown in Tables 10-21 in Section XIII. 

The methods used for this Feasibility Study to establish potential maximum indebtedness and 
define impacts on the taxing jurisdictions included the following key steps:  

1. Establish an Ad Hoc Urban Renewal Citizens Advisory Committee (CAC). 
2. Define boundary options.  
3. Identify funding available for projects.  
4. Determine applicable tax rates.  
5. Forecast growth in assessed value.  
6. Calculate tax increment revenue and revenue sharing.  
7. Compile list of potential projects.  
8. Present Feasibility Study to CAC. 
9. Present Feasibility Study to Newberg City Council.  

This Feasibility Study provides the City of Newberg with baseline data to understand the financial 
capacity of an urban renewal area (URA). The consulting team analyzed four growth scenarios 
for projecting potential tax increment revenue proceeds for the Study Area. Summary information 
for each growth scenario is shown in Table 1. The terminology for this table is defined in the 
Section I Definitions of this document. The most important row in this table is the Capacity in 
2020$ for funds to be spent on projects in the Study Area. This can be directly compared to the 
dollars needed to complete projects in the Study Area. The table indicates the amount of dollars 
that are estimated to be available under differing growth scenarios. All scenarios indicate that 
there is funding that can be used to assist in completing projects in the Study Area. If it is 
determined to proceed with the creation of an urban renewal area, one of the growth scenarios 
will need to be selected as the appropriate scenario to use in the plan and report documents.  
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Table 1 – Preliminary Tax Increment Finance Forecast  

Projected Annual Growth in AV 4% 5% 6% 7% 
Avg Annual Exception AV (2020 $) $1,700,000  $4,100,000  $7,400,000  $11,700,000  
Total Net TIF (Over 30 Years) $59,300,000  $84,400,000  $115,900,000  $154,300,000  
Maximum Indebtedness $50,300,000  $72,000,000  $99,300,000  $132,800,000  
Capacity (2020 $) $27,900,000  $39,400,000  $53,700,000  $71,100,000  

Years 1-5 $2,500,000  $3,300,000  $4,000,000  $4,800,000  
Years 6-10 $3,900,000  $5,100,000  $6,600,000  $8,100,000  
Years 11-15 $5,100,000  $7,000,000  $9,200,000  $11,900,000  
Years 16-20 $5,200,000  $7,500,000  $10,200,000  $13,700,000  
Years 21-25 $5,400,000  $8,000,000  $11,300,000  $15,600,000  
Years 26-30 $5,700,000  $8,500,000  $12,400,000  $17,100,000  

Source: Tiberius Solutions  
 
Urban renewal is not a new tax and does not increase property tax rates. The impact of tax 
increment financing is on the overlapping taxing districts. The summary information for direct 
impacts on taxing districts is shown in Table 2. Table 3 shows the indirect impacts to the 
Newberg School District 29 J and the Willamette Education Service District.  
There are individual tables in this Feasibility Study that show the total impacts to each taxing 
district for a 30-year urban renewal area for each of the four assessed value growth scenarios. 
These are shown in Section XIII. 
 
Table 2 – Total Estimated Direct Impacts to Taxing Districts  

Annual 
Growth 
of AV  

Yamhill 
County  

Yamhill 
County 
Extension 

Yamhill 
County 
Soil & 
Water 

City of 
Newberg 

Tualatin 
Valley Fire & 
Rescue 

Chehalem 
Park & 
Recreation 
District 

Portland 
Community 
College 

4% ($12,080,969) ($210,450) ($165,923) ($10,830,306) ($7,148,746) ($4,254,001) ($1,325,508) 
5% ($17,203,263) ($299,680) ($236,274) ($15,422,321) ($10,179,793) ($6,057,684) ($1,887,520) 
6% ($23,622,189) ($411,498) ($324,433) ($21,176,739) ($13,978,104) ($8,317,943) ($2,591,796) 
7% ($31,459,295) ($548,020) ($432,069) ($28,202,521) ($18,615,603) ($11,077,577) ($3,451,674) 

Source: Tiberius Solutions  
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The Newberg School District 29J and Willamette Education Service District are not directly 
affected by the tax increment financing as their property tax revenues are allocated to the State 
School Fund. These amounts are shown in  Table 3. Under current school funding law, per pupil 
funding amounts are established by the State Legislature and are funded through the State 
School Fund. The State School Fund  has other funding sources in addition to property tax 
revenues. Under this system, property taxes foregone, due to the use of tax increment financing, 
are substantially replaced with State School Fund revenues to achieve per-pupil funding targets. 
Table 3 – Total Estimated Indirect Impacts to Education Taxing Districts  

Annual 
Growth 
of AV  

Newberg 
School 
District 29J 

Willamette  
Education 
Service 
District 

4% ($21,849,329) ($1,390,659) 
5% ($31,113,377) ($1,980,294) 
6% ($42,722,482) ($2,719,187) 
7% ($56,896,469) ($3,621,328) 

Source: Tiberius Solutions  
 
A summary of the projects identified in master plans and area planning documents that overlap 
the proposed URA  by City of Newberg staff is show in Table 4. This table shows the major 
categories; the categories with individual projects is included in Attachment 8 of the full 
Feasibility Study. Administration is allocated assuming a six percent assessed value growth rate 
and a ten percent administration charge. The administration charge pays for staff time in 
completing the projects and administrative requirements including reporting requirements in the 
urban renewal plan over the thirty years of the life of the Plan. These are summary estimates 
only and could be re-evaluated in the preparation of an urban renewal plan.  
Table 4 – Potential Projects and Administration in the Study Area  
 
Area            Total Estimated Cost  

Downtown Improvement Plan    $56,979,148 to $58,739,073 

Riverfront Master Plan                             $48,849,063 

Administration                                $9,930,000 

TOTAL: $115,758,211 to $117,518,136 
Source: City of Newberg  
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Figure 1 – Feasibility Study Boundary  
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 Next Steps 
This Urban Renewal Feasibility Study will be presented to the Newberg City Council. If the 
Council directs staff to pursue the development of an urban renewal plan, the following steps 
must be completed: 

1. Establish an Urban Renewal Agency.   
2. Continue work with the Citizens Advisory Committee.  
3. Determine and implement a public input strategy. 
4. Prepare an Urban Renewal Plan (Plan) pursuant to ORS 457.085 including goals and 

objectives and projects to pursue.  
5. Decide on the projects to be included in the Plan.   
6. Complete the Report1 that accompanies the Plan. This Report must comply with ORS 

457.085, both identifying existing conditions and establishing financial feasibility. A 
decision will be made on which assessed value growth scenario to use for the financial 
feasibility. In addition, there are two important considerations on boundary inclusion. 
Determinations would be made on the timing of including properties in the Riverfront Area 
that have obsolete uses. If the properties are included before those uses are removed, it 
could negatively impact the assessed value in the potential URA.  
There are properties in the potential URA that are either under construction or proposed 
for new development. The timing on inclusion of these properties is also important if the 
city wishes to capture the increased assessed value for the potential URA.   

7. Present the draft Plan and Report to the Urban Renewal Agency for their review, and if 
desired, the Agency will pass a resolution to start the formal public review process.  

8. Present to the Newberg Planning Commission for their finding of conformance of the 
Newberg Urban Renewal Plan with the Newberg Comprehensive Plan. 

9. Present to the Yamhill County Commission. They must also adopt the urban renewal plan 
as there is property outside the Newberg city limits in the proposed boundary.  

10. Consult and confer with affected taxing districts. 
11. Conduct a public hearing in front of the Newberg City Council, advertised to a specific 

group as identified in 457.120. Review of a non-emergency ordinance.  
12. Publish notice if the ordinance for the Plan is adopted.  
13. Complete a legal description of the URA. This is done outside of the urban renewal plan 

consultant’s contract. This legal description must be complete by the final action in front 
of City Council.  

14. Timing of the adoption of a Plan is important. There are two important factors in timing.  
 
The first is which tax roll will be used to establish the frozen base. If the Plan is 
adopted and the 30-day period for a non-emergency ordinance occurs prior to the 
certification of the FY 2021/2022 tax roll by the County Assessor (in early October), the 
frozen base that is established for the URA uses the FY 2020/2021 assessed values, 
based on values as of January 1, 2020. This potentially captures increases in assessed 
value growth as well as any new growth that will come on the tax roll in FY 2021/2022. If 
you do not adopt a plan by this timeframe, you will use property values as of January 1, 
2021 as your frozen base. To meet the deadline of using January 2020 values for your 
frozen base, the Plan must be adopted by September 1, 2021.  

 
1 This is a separate report from the Feasibility Study and meets the requirements of ORS 457.085(3). 
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The second important timing factor is when the Urban Renewal Agency will begin 
tax increment collections. If the Plan is adopted prior to Jan 1, 2022, increment will be 
distributed in FYE 2023. (This will happen if you meet the prior deadline of September 1, 
2021.) If the Plan is adopted after January 1, 2022, the first increment is distributed in 
FYE 2024. To meet this deadline, the Plan must be adopted by December 1, 2021.The 
ordinance adopting an urban renewal plan is a non-emergency ordinance which takes 30 
days to go into effect, so if it is adopted by December 1 it will go into effect on December 
31, 2021.  

15. The process of preparing and adopting an Urban Renewal Plan and Report typically takes 
6 - 8 months. 
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