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AGENDA & Notice of Planning Commission Work Session Meeting 

 
The Planning Commission of the City of Newport will hold a work session meeting at 6:00 p.m., Monday, 

January 13, 2014, at the Newport City Hall, Conference Room “A”, 169 SW Coast Hwy., Newport, OR 

97365.  A copy of the meeting agenda follows. 

 

The meeting location is accessible to persons with disabilities.  A request for an interpreter for the hearing 

impaired, or for other accommodations for persons with disabilities, should be made at least 48 hours in 

advance of the meeting to Peggy Hawker, City Recorder, 541-574-0613. 

 

The City of Newport Planning Commission reserves the right to add or delete items as needed, change the 

order of the agenda, and discuss any other business deemed necessary at the time of the work session. 

 
NEWPORT PLANNING COMMISSION  

Monday, January 13, 2014, 6:00 P.M. 

 

AGENDA 
 

 

 

A. New Business. 

 

 1.    Discussion regarding amendments to the Nye Beach Design Review Overlay (File No. 4-Z-13). 

 

B. Unfinished Business. 

 

 1.    Review and discuss City’s contract with ECONorthwest for the feasibility study to form a North 

 Side Urban Renewal District.  

  

C.  Adjournment. 

 













































































Public Hearing on December 16th! 

10 Year Review of Nye Beach Design Review District 
 

Come and share your views on whether or not the City of Newport needs to review and possibly 

make changes to the Nye Beach Design Review District 
 

Monday, December 16, 2013 

7:00 p.m. or shortly thereafter 

Newport City Hall Council Chambers 

(169 SW Coast Highway, Newport) 
 

 

What is this about? 
 

In 2003 the City of Newport created the Nye Beach Design 

Review District, which put in place architectural design 

requirements and flexible development standards for new 

construction or areas of redevelopment (Ordinance No. 1865).  

Its purpose is to ensure continued livability through a focus on 

how the built environment shapes the character of the 

community.  The standards are further intended to: 
 

 Preserve the beautiful natural setting and the orientation of 

development and public improvements in order to 

strengthen their relationship to that setting; 
 

 Enhance new and redeveloping architectural and landscape 

resources to preserve and strengthen the historic, scenic 

and/or identified neighborhood character and function of 

each setting; 
 

 Improve the vehicular and pedestrian networks in order to 

improve safety, efficiency, continuity, and relationships 

connecting Newport neighborhoods; 
 

 Strengthen Newport’s economic vitality by improving its 

desirability through improved appearance, function, and 

efficiency; 
 

 Improve the built environment to strengthen the visual appearance and attractiveness of developed areas; and 
 

 Implement the goals and objectives of the adopted neighborhood plans. 
 

The ordinance establishing the Nye Beach Design Review District requires that within ten years of the date of 

adoption, the City Council shall consider whether or not changes need to be made to the district boundaries, policies 

and implementing regulations.  This public hearing serves as the required ten year review. 
 

What will happen at the hearing? 
 

The City Council will take public comment on the question of whether or not changes should be made to the District 

and its implementing rules.  If the Council decides that revisions are needed it may direct the Planning Commission 

to initiate work on amending the Comprehensive Plan and/or Zoning Ordinance, as appropriate.     
 

Where can I review the Nye Beach Design Review District standards? 
 

The Nye Beach Design Review standards are available at the Community Development Department, Newport City 

Hall or they can be accessed through the city website at: http://thecityofnewport.net/dept/pln 
 

For more information, please contact: 
 

Derrick Tokos, City of Newport Community Development Director, at 541-574-0626 or 

d.tokos@newportoregon.gov. 

 

NYE BEACH DESIGN REVIEW DISTRICT 

http://thecityofnewport.net/dept/pln
mailto:d.tokos@newportoregon.gov




























































     

The KOIN Tower 
222 SW Columbia Street 

Suite 1600 
Portland OR 97201 

503-222-6060 
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Project Understanding  

The  City  of  Newport,  Oregon  (City)  is  interested  in  conducting  a  feasibility  study  for  an  urban  
renewal  district  (URD)  to  serve  the  area  north  of  the  Yaquina  Bay  Bridge.  This  action  is  
specifically  called  out  in  the  Newport  Economic  Development  Strategy  (completed  by  
ECONorthwest  in  July  2012).  Action  6.1  of  the  Economic  Development  Strategy  is  to  “Evaluate  
creation  of  an  urban  renewal  district  north  of  Yaquina  Bay.”  The  Economic  Development  
Strategy  includes  the  following  description  of  this  action:  

The  URD  should  address  the  issues  of  underutilized  commercial  and  industrial  properties  and  
infrastructure  deficiencies.  The  housing  needs  analysis  made  a  smilar  recommendation  focused  on  
reducing  housing  cost  by  addressing  infrastructure  deficiencies  in  certain  areas  as  identified  by  
the  city.  The  specific  purpose  should  be  developed  through  a  broader  set  of  discussions.  The  URD  
would  potentially  allow  the  city  to  use  the  additional  tools  offered  by  the  URD  including  
flexibility  to  resell  land,  land  acquisition,  land  assembly,  loans,  upgrading  or  razing  dilapidated  
commercial  structures,  facilitating  the  purchase  or  sale  of  land,  and  other  tools.  The  URD  could  
also  address  highway  corridors,  sign  clutter,  business  facades,  overhead  lines,  etc.  

Although  the  Economic  Development  Strategy  recognizes  the  numerous  potential  uses  of  urban  
renewal,  the  Strategy  does  not  identify  the  specific  geography,  or  specific  uses  of  urban  renewal  
for  the  City  of  Newport.  Thus,  the  purpose  of  this  feasibility  study  is  to  examine  the  revenue  
potential  of  a  new  URD,  based  on  different  assumptions  for  the  URD  boundary  and  assessed  
value  growth.  This  would  provide  the  City  of  Newport  with  baseline  data  to  understand  the  
financial  capacity  of  a  new  URD  north  of  the  Yaquina  Bay  Bridge.  The  City  could  then  work  
with  their  partners  (the  County,  the  Port,  the  Chamber  of  Commerce,  and  the  Economic  
Development  Alliance,  among  others)  to  identify  projects  that  could  be  funded  with  the  
projected  URD  revenue,  and  decide  if  those  projects  are  worth  pursuing  creation  of  a  new  URD.  

It  is  worth  noting  that  the  City  of  Newport  already  has  experience  with  urban  renewal,  
including  the  existing  South  Bend  Urban  Renewal  District.  Because  of  the  City’s  experience  
with  urban  renewal,  we  assume  that  the  feasibility  study  does  not  require  an  extensive  
component  describing  what  urban  renewal  is,  and  how  it  works.  

Per  conversations  with  Derrick  Tokos,  Community  Development  Director  for  the  City  of  
Newport,  and  information  included  in  the  November  4,  2013  presentation  to  the  Newport  City  
Council,  we  understand  the  total  budget  available  for  this  project  is  $10,000.  Thus,  our  proposed  
approach  and  scope  of  work  have  been  tailored  to  fit  within  the  available  budget.  
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Approach  

Our  approach  is  simple:  leverage  our  extensive  experience  on  the  subject  of  urban  renewal  to  
provide  quick,  accurate,  and  thorough  forecasts  of  Tax  Increment  Finance  (TIF)  revenues  for  the  
multiple  boundaries  that  are  of  interest  to  the  City  of  Newport.  Additionally,  we  will  answer  
any  and  all  questions  the  City  of  Newport  might  have,  and  to  educate  the  City’s  staff  and  
decision  makers  along  the  way,  so  they  are  more  prepared  to  answer  these  questions  on  their  
own  in  the  future.  

We  will  leverage  our  experience  in  several  ways:  (1)  applying  previously  built  Excel  models  to  
make  financial  projections  of  TIF  revenues  and  borrowing  capacity,  (2)  leaning  on  our  extensive  
knowledge  of  Oregon  Statutes  relating  to  urban  renewal  to  answer  technical  questions,  and  
ensuring  the  analysis  conforms  with  Oregon  law,  and  (3)  using  our  experience  with  dozens  of  
other  urban  renewal  agencies  across  the  state  to  provide  strategic  advice  to  the  City  on  best  
practices.  

Applying  our  experience  to  this  feasibility  study  ensures  that  the  work  will  be  done  accurately,  
and  efficiently.  We  do  not  need  to  reinvent  the  wheel,  or  do  painstaking  research  to  get  up  to  
speed  on  the  subject  matter,  as  we  have  honed  these  methods  over  years  of  work  on  similar  
projects.  In  fact,  ECONorthwest  was  coauthor  of  the  Association  of  Oregon  Redevelopment  
Agencies’  Urban  Renewal  Best  Practices  Manual,  which  is  a  testament  to  our  level  of  familiarity  
with  the  subject  matter.  

This  approach  means  that  the  ECO  Team  would  work  closely  with  City  staff  on  every  step  of  
the  process.  Specifically,  we  would:  

• Provide  an  Assumptions  Spreadsheet  to  the  City  at  the  beginning  of  the  project,  
identifying  all  of  the  key  assumptions  used  in  our  analysis  (e.g.,  tax  rates,  frozen  base,  
growth  rates,  etc.).  We  would  discuss  each  of  these  assumptions  with  City  staff  to  
confirm  the  accuracy  of  our  assumptions,  to  prevent  the  final  results  from  having  errors  
due  to  faulty  assumptions.  

• Provide  opportunities  for  the  City’s  Finance  Director  to  be  involved  in  the  process,  to  
ensure  he  or  she  is  comfortable  with  the  assumptions  and  methods  used  in  the  analysis.  

• Reserve  a  portion  of  the  budget  to  answer  follow-‐‑up  questions  on  an  on-‐‑call  basis,  so  
that  our  willingness  and  ability  to  respond  to  questions  doesn’t  terminate  when  a  final  
report  is  delivered.  
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Work Program 

We  have  had  preliminary  conversations  with  City  staff  to  discuss  the  scope  of  work  for  this  
project  in  general  terms.  However,  for  several  tasks  there  are  multiple  options  for  how  to  
conduct  the  technical  work.  Below,  we  describe  each  of  these  options,  so  that  the  City  can  select  
the  menu  of  options  that  work  best  given  the  available  budget,  City  goals,  and  the  in-‐‑house  
capabilities  of  City  staff.  

Task 1: Identify Boundaries 

The  first  step  in  forecasting  TIF  revenues  is  identifying  the  boundary  of  the  proposed  URD.  The  
City  has  requested  an  evaluation  of  three  potential  URD  boundaries.  The  City  already  has  a  
general  idea  of  the  areas  to  be  examined  as  potential  boundaries.  The  City  will  provide  ECO  
with  draft  boundaries.  These  draft  boundaries  will  be  reviewed  by  ECO  key  personnel  (Abe  
Farkas  and  Nick  Popenuk).  During  the  review  process,  ECO  will  consider  parcel  data  on  
zoning,  and  improvement  to  land  value  ratios,  development  potential  of  the  areas,  and  the  
connection  to  desired  projects.  ECO  will  have  a  conference  call  with  the  City  to  discuss  the  
boundary,  and  any  potential  changes.  Based  on  this  conversation,  ECO  will  finalize  the  three  
boundaries,  and  create  maps  of  each  boundary  in  GIS.  These  maps  will  be  included  in  the  final  
report  for  project  (see  Task  6).  

Product:     Maps  of  potential  URD  boundaries  for  analysis  
Budget:     $1,360  

Task 2: Tax Rate Verification 

The  tax  rate  used  to  calculate  TIF  revenues  is  (usually)  not  constant.  It  changes  from  year  to  
year.  This  is  because  many  jurisdictions  levy  local  option  levies  and  general  obligation  (GO)  
bonds  in  addition  to  fixed,  permanent  rates.  These  local  option  levies  and  GO  bonds  change  
over  time,  causing  fluctuations  in  urban  renewal  consolidated  tax  rates.    

For  new  urban  renewal  areas,  only  permanent  rates  and  GO  bonds  approved  prior  to  October  
2001  are  included  in  the  consolidated  tax  rate.  That  means  that  the  vast  majority  of  the  tax  rates  
are  constant,  but  old  GO  bonds  still  exist,  causing  minor  changes  in  the  tax  rates  from  year  to  
year,  until  those  GO  bonds  are  completely  paid  off.  

For  a  preliminary  forecast  of  TIF  revenues,  we  can  use  the  current  year  tax  rates  for  all  affected  
taxing  districts,  and  apply  those  same  tax  rates  to  all  future  years.  This  is  a  quick  and  easy  
approach  that  will  arrive  at  a  tax  rate  that  is  (typically)  about  95%  accurate  for  future  years.  This  
is  the  level  of  analysis  assumed  in  the  budget  for  Task  4:  Tax  Increment  Revenue  Forecasts  and  
Financing  Plans.  However,  this  approach  will  miss  any  of  the  fluctuations  caused  by  old  GO  
bonds.    
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Thus,  an  optional  task  for  the  City  to  consider  is  the  verification  of  GO  bond  tax  rates.  
Verification  of  these  rates  is  a  time  consuming  process,  requiring  an  examination  of  the  
Certified  Annual  Financial  Reports  (CAFRs)  for  all  overlapping  taxing  districts  with  
outstanding  GO  bonds.  We  would  then  identify  any  bonds  approved  prior  to  the  2001  
milestone,  obtain  the  future  debt  service  schedules  for  each  applicable  bond,  and  estimate  the  
future  tax  rate  for  those  bonds.  This  process  is  time  consuming,  and  (in  most  situations)  has  a  
negligible  impact  on  the  forecast  of  tax  increment  finance  revenues.  This  task  is  recommended,  
but  may  not  be  necessary  during  the  preliminary  feasibility  stage,  and  could  be  deferred  until  
the  City  chooses  to  conduct  a  full  urban  renewal  plan  and  report  analysis.  

Product:     Detailed  projections  of  GO  bond  tax  rates  for  future  years  
Budget:     $980  

Task 3: Forecast Assessed Value Growth Rates 

For  each  of  the  three  potential  boundaries,  the  City  has  requested  two  scenarios  for  TIF  
forecasts:  moderate  and  low  growth  of  assessed  value.  There  is  a  great  degree  of  variation  in  the  
process  used  to  identify  appropriate  assumptions  for  future  growth  in  assessed  value.  At  one  
end  of  the  spectrum,  ECO  has  conducted  analysis  on  a  parcel  by  parcel  basis,  evaluating  the  
likelihood  of  each  and  every  property  within  a  URD  to  appreciate  in  value  in  future  years,  and  
any  exception  value  that  might  occur  on  that  property  (from  new  development,  tax  abatements,  
etc.).  At  the  other  extreme,  ECO  has  simply  relied  on  average  annual  growth  rate  numbers  
supplied  by  the  City,  based  on  historical  trends  in  assessed  value  growth  in  the  area.  Thus,  the  
cost  of  forecasting  assessed  value  growth  rates  for  a  URD  ranges  anywhere  from  $0  to  $20,000,  
depending  on  the  level  of  detail  of  the  forecast.  And  considering  we  have  two  separate  
boundaries  under  consideration  for  the  Newport  feasibility  study,  that  budget  range  expands  to  
anywhere  from  $0  to  $40,000.  

Obviously,  given  the  City’s  limited  resources  for  this  project,  and  the  preliminary  nature  of  the  
feasibility,  it  makes  sense  for  us  to  only  consider  approaches  that  are  towards  the  low  end  of  the  
cost  spectrum.  This  task  assumes  ECO  would  conduct  basic  analysis  to  support  the  growth  rate  
assumptions  for  the  moderate-‐‑  and  low-‐‑growth  scenarios.  This  would  include  an  evaluation  of:  

•   Historical  trends  in  assessed  value  and  real  market  value  in  the  area,    

• The  “cushion”  between  assessed  value  and  real  market  value  for  properties  inside  each  of  
the  two  boundaries,    

• Recent  building  permit  activity,  and    

• The  buildable  lands  analysis  (including  improvement  to  land  value  ratios).    

Product:     Growth  rate  assumptions  for  future  years  for  all  scenarios  and  all  boundaries  
Budget:     $2,300  
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Task 4: Tax Increment Revenue Forecasts & Financing Plans 

This  task  is  the  heart  of  the  analysis.  In  this  task,  we  would  forecast  the  amount  of  TIF  revenue  
that  could  be  generated  from  each  of  the  three  potential  URD  boundaries.  For  each  boundary,  
we  would  run  two  scenarios  for  assessed  value  growth:  low  and  moderate;  resulting  in  a  total  
of  six  individual  TIF  forecasts.  Because  URDs  typically  rely  on  long-‐‑term  borrowings  (loans  
with  20-‐‑  or  25-‐‑year  terms),  these  TIF  forecasts  need  to  be  extended  long  into  the  future.  We  
typically  forecast  TIF  revenues  out  for  40  years,  recognizing  that  for  financial  or  political  
reasons  the  URDs  may,  in  fact,  be  retired  in  significantly  less  time.  We  would  work  with  City  
staff  to  identify  the  appropriate  period  of  time  for  this  forecast.  

Generally  speaking,  the  most  time-‐‑consuming  aspects  of  the  TIF  forecast  deal  with  determining  
the  appropriate  assumptions  to  plug  into  the  model.  These  are  the  tasks  that  have  been  called  
out  separately  in  the  tasks  above.  Given  this  organization  of  tasks,  the  TIF  forecast  itself  is  
relatively  straightforward.  We  would  begin  by  providing  an  Assumptions  Spreadsheet  to  the  
City  to  review,  and  confirm  all  of  the  assumptions  we  are  using  in  our  model  are  correct.  

We  would  then  use  our  existing  Excel-‐‑based  model  to  produce  six  TIF  revenue  forecasts  (two  
scenarios  for  each  of  the  three  boundaries).  After  forecasting  the  annual  TIF  revenues,  and  the  
amount  of  TIF  for  the  URD  after  accounting  for  revenue  sharing,  we  would  produce  a  financing  
plan  for  each  scenario,  again,  using  our  established  Excel-‐‑based  models.  Note  that  our  Excel  
models  include  the  following  elements  for  TIF  forecasts:  

• Historical  assessed  value  data  

• Assessed  value  projections  

 Projections  of  exception  value,  in  addition  to  growth  from  appreciation  

• Projections  of  detailed  tax  rates  (including  applicable  GO  bond  rates)  

• Calculation  of  TIF  revenues  

• Calculation  of  revenue  sharing  for  overlapping  taxing  districts  

• Impact  to  overlapping  taxing  districts  from  foregone  revenues  

• Finance  plan  

 Annual  TIF  revenues  

 Annual  debt  service  

 Annual  resources  available  for  projects  

 Annual  expenditures  for  projects  

We  would  talk  to  the  City’s  finance  director  to  determine  appropriate  financing  assumptions  to  
use  in  the  analysis  (e.g.,  loan  term,  interest  rate,  coverage  ratio,  reserve  requirements,  etc.).  We  
would  then  model  hypothetical  financing  plans,  showing  how  the  annual  TIF  revenues  could  be  
used  to  fund  projects  over  time.  
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Note  that  although  we  already  have  Excel-‐‑based  models  to  conduct  this  analysis,  we  are  still  
being  asked  to  conduct  this  analysis  on  six  separate  scenarios.  Even  the  most  simple,  routine  of  
tasks  can  become  time  consuming  when  it  is  repeated  six  times.  A  fact  that  is  reflected  in  our  
budget  estimate  for  this  task.  

Product:     Assumptions  Spreadsheets  x  6  
   TIF  Forecast  Spreadsheets  x  6  
   Financing  Plans  x  6  
Budget:     $2,350  

Task 5: Evaluation of compression impacts 

The  City  has  requested  that  this  analysis  include  an  evaluation  of  the  potential  impacts  from  
Measure  5  property  tax  compression.  Compression  losses  are  calculated  on  a  property  specific  
basis,  based  on  the  applicable  tax  rates,  and  the  gap  between  real  market  value  and  assessed  
value  for  a  given  property.  Property  tax  compression  is  challenging  to  calculate  for  a  year  with  
historical  data,  and  is  very  challenging  to  calculate  for  future  years,  based  on  forecast  changes  in  
tax  rates,  assessed  values,  and  real  market  values.  

The  City  has  allocated  insufficient  budget  to  this  project  to  calculate  how  the  formation  of  an  
urban  renewal  district  would  affect  the  value  of  compression  losses  for  each  affected  taxing  
district  for  each  future  year.  Instead  of  conducting  an  exhaustive  quantitative  analysis,  we  will  
conduct  a  qualitative  analysis,  describing  how  compression  works,  what  jurisdictions  are  
already  experiencing  serious  compression  losses  (or  at  risk  of  experiencing  serious  compression  
losses),  and  how  the  formation  of  a  new  urban  renewal  district  could  affect  compression  losses  
for  those  taxing  districts.    

This  evaluation  of  compression  losses  will  be  included  as  a  section  of  the  final  report  (see  Task  
6).  

Product:     Report  section  on  compression  impacts  
Budget:     $1,240  

Task 6: Final Report 

ECO  would  write  a  final  report  (roughly  10  to  20  pages  long)  that  summarizes  the  findings  of  
our  analysis,  and  provides  additional  background  context  (what  is  urban  renewal?  How  does  it  
work?  What  methods  were  used  in  the  analysis?  Etc.).  The  format  of  the  report  is  intended  for  
an  audience  that  has  limited  knowledge  of  the  project,  and  of  Oregon’s  urban  renewal  system.  

Product:     Final  report  (about  10-‐‑20  pages)  
Budget:     $1,750  
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Summary of Schedule and Budget 

Exhibit  1  shows  a  breakdown  of  the  estimated  budget,  including  hours  for  all  key  personnel  for  
each  task.  We  propose  completing  all  tasks  for  a  total  budget  not  to  exceed  $9,980.    

Exhibit 1. Estimated budget by task 

  

Depending  on  the  task  options  selected  by  the  City,  we  anticipate  this  scope  of  work  would  take  
between  four  and  six  weeks  to  accomplish.  Our  staff  are  flexible,  and  are  confident  we  can  
conduct  the  analysis  in  whatever  time  frame  the  City  needs.  

    

Name     Abe Farkas Nick Popenuk Various

Title     
Development 

Director
Project 

Manager
Research 
Analyst

Billing Rate     210$          150$          85$           Hours $

Task 1. Identify Boundaries 2.00 4.00 4.00 10.00 1,360.00$     
Task 2. Tax Rate Verification (Optional) 0.00 2.00 8.00 10.00 980.00$        
Task 3. Forecast Assessed Value Growth Rates 2.00 8.00 8.00 18.00 2,300.00$     
Task 4. TIF Forecasts & Financing Plans 0.00 10.00 10.00 20.00 2,350.00$     
Task 5. Evaluataion of Compression Impacts 0.00 6.00 4.00 10.00 1,240.00$     
Task 6. Final Report 1.00 8.00 4.00 13.00 1,750.00$     

Total 5.00 38.00 38.00 81.00 9,980.00$     

Total
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Qualifications 

ECONorthwest  specializes  in  the  application  of  economic  and  financial  principles  and  methods  
to  the  evaluation  of  public  policies  and  investments.  Incorporated  in  1974,  ECO  has  completed  
more  than  2,000  projects  for  public  and  private  clients.  ECO  has  a  staff  of  approximately  40  
people,  including  offices  in  Portland,  Eugene,  and  Boise;  personnel  have  advanced  degrees  and  
decades  of  work  experience  in  planning,  development,  economics,  finance,  and  public  policy.  
Across  the  firm,  ECO’s  economists,  planners,  and  policy  analysts  work  on  all  types  of  economic  
issues:  in  business  economics,  market  analysis,  environmental  economics,  energy  production  
and  conservation,  low-‐‑impact  infrastructure,  economic  forecasting,  and  much  more.    

For  more  than  three  decades,  ECO  has  earned  a  reputation  for  excellence  for  our  technical  
expertise,  communication  skills,  and  exceptional  client  service.  We  are  committed  to  applying  
rigorous  economic  methods  to  complex  public  policy  questions  facing  our  region.  Work  on  this  
project  would  be  carried  out  by  our  Planning  and  Development  group,  whose  areas  of  expertise  
are  summarized  below:  

  
  

Urban  renewal  planning  is  complex,  both  technically  and  politically.  Successful  planning  
processes  require  knowledge  of  real  estate  market  dynamics,  redevelopment  implementation  
through  partnerships  with  the  private-‐‑sector,  state  statutes,  property  tax  assessment  systems,  
stakeholder  communications,  and  more.  ECO  understands  these  challenges  and  opportunities,  
and  has  assembled  a  team  that  has  the  expertise  needed  to  assure  success  in  Newport.  

ECONorthwest  has  decades  of  experience  with  analysis  and  planning  related  to  urban  renewal,  
economic  development,  and  the  implementation  of  redevelopment  plans.  ECO  has  extensive  
experience  in  urban  renewal  district  (URD)  planning  and  implementation  throughout  Oregon.  
We  have  assisted  clients  with  tax  increment  financing  (TIF)  revenue  generation  estimates  and  
technical  analysis  of  economic,  development,  and  real  estate  issues  related  to  downtown  and  
neighborhood  redevelopment.  Our  flexible  urban  renewal  financial  models  allow  our  clients  to  
easily  update  assumptions  about  growth  in  assessed  value,  urban  renewal  boundaries,  and  
lifespan  of  URDs  to  support  decision  making  about  changes  to  URD  plans  in  a  rapidly-‐‑
changing  real  estate  market.  

Development Planning Market Analysis

Downtown Development Regional Planning Real Estate Analysis

Public-Private 
Partnerships

Land-Use Planning Developer Negotiations

Economic Development Comprehensive Plans Financial Feasibility

Urban Renewal Transportation / Land 
Use Connection

Site Selection

Sustainable 
Development

Community Visioning Economic Forecasting
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Key personnel 

Nick Popenuk 

Nick  Popenuk  is  a  policy  analyst  and  project  manager  at  ECONorthwest.  Nick’s  background  is  
in  urban  redevelopment  and  public-‐‑sector  finance.  He  has  overseen  a  wide  range  of  projects  
related  to  land  use  and  development,  including  real  estate  negotiations,  development  feasibility  
studies,  economic  cluster  analysis,  and  financial  pro  forma  analysis.    

His  recent  work  focuses  on  tax  increment  financing  and  urban  renewal.  Nick’s  involvement  in  
urban  renewal  projects  includes  analyzing  development  potential,  forecasting  future  growth  in  
assessed  value,  real  market  value,  TIF  revenues,  projecting  future  long-‐‑  and  short-‐‑term  
borrowing,  and  providing  advice  and  guidance  to  local  policy-‐‑makers  throughout  the  process.  
Nick  has  conducted  urban  renewal  feasibility  studies  or  TIF  revenue  estimates  for  dozens  of  
localities,  including:  Brookings,  Gold  Beach,  Tillamook,  Molalla,  Portland,  Lake  Oswego,  
Beaverton,  Hillsboro,  and  Canby,  among  others.  

Nick  has  developed  Excel-‐‑based  models  to  forecast  TIF  revenues  accurately  and  efficiently.  
These  models  allow  ECONorthwest  to  forecast  TIF  revenues  for  jurisdictions  of  all  sizes,  
allowing  for  a  wide-‐‑range  of  detail  for  the  assumptions  entered  into  the  model.  These  models  
have  underpinned  our  analysis  for  feasibility  studies  that  have  supported  hundreds  of  millions  
of  bond  sales  in  numerous  urban  renewal  districts  in  recent  years.  

In  addition  to  technical  modeling  and  forecasting  TIF  revenues,  Nick  has  experience  advising  
municipalities  on  their  options  to  translate  TIF  revenues  into  dollars  for  projects.  Nick  is  
familiar  with  long-‐‑  and  short-‐‑term  borrowing  options,  and  has  tailored  numerous  financing  
plans  to  meet  the  needs  of  urban  renewal  areas.  Nick  keeps  in  constant  communication  with  
financial  advisors,  bond  counsel,  and  underwriters  in  order  to  feel  the  pulse  of  the  municipal  
bond  market.  Nick  can  help  jurisdictions  consider  their  options  for  achieving  their  
redevelopment  goals.  Above  all,  Nick  focuses  on  coming  up  with  conservative  and  realistic  
plans  and  clearly  articulates  complicated  financial  options  to  elected  officials  and  City  staff.  

Abe Farkas 

Abe  Farkas  is  the  development  services  director  with  ECO.  Farkas  has  nearly  three  decades  of  
experience  in  structuring  successful  public-‐‑private  partnerships  that  have  improved  urban  
neighborhoods,  business  and  urban  renewal  districts,  and  university  environments.  Farkas  is  
the  former  Development  Director  for  the  Portland  Development  Commission;  Planning  and  
Development  Director  for  the  City  of  Eugene,  OR;  Economic  Development  Manager  for  the  City  
of  Seattle;  Director  of  Community  Development  and  Planning  for  the  City  of  Fort  Wayne,  IN;  
and  Assistant  Professor  of  Housing  and  Public  Policy  at  the  University  of  Tennessee.    

As  Development  Director  for  the  Portland  Development  Commission  Abe  worked  closely  with  
public  and  private  entities  to  help  implement  a  series  of  regional,  city,  and  neighborhood  
transformative  redevelopment  and  economic  development  projects.  These  projects  include:  
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conversion  of  a  70-‐‑acre  former  rail  yard  that  was  designated  as  a  brownfield  into  a  significant  
portion  of  what  is  now  Portland’s  Pearl  district  with  scores  of  mixed-‐‑use  developments  
containing  thousands  of  mixed-‐‑income  housing  units  as  well  as  commercial  space,  two  new  
urban  parks,  and  a  streetcar  system;  Portland’s  South  Waterfront  Central  District,  which  is  a  $3  
billion  mixed-‐‑use  sustainable  development  that  incorporates  the  largest  medical  LEED  
platinum  building  in  the  nation,  in  addition  to  thousands  of  apartment  and  condo  units,  new  
parks  and  waterfront  greenways,  and  alternative  mode  transportation  systems,  such  as  
streetcar,  aerial  tram,  and  light  rail.    
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Related Experience and References 

In  this  section  we  describe  some  of  our  recent  experience  with  projects  similar  to  the  scope  of  
services  requested  by  the  City  of  Tigard.  Contact  information  for  references  for  all  of  these  
projects  are  available  by  request.  

ECONorthwest projects 

Portland Urban Renewal Bond Feasibility Studies 

For  the  City  of  Portland,  ECO  provides  tax  increment  finance  projections  and  feasibility  studies  
that  support  the  issuance  of  TIF  revenue  bonds  for  urban  renewal  areas.  ECO  has  conducted  
these  studies  for  numerous  Portland  urban  renewal  areas,  including:  River  District,  Central  
Eastside,  North  Macadam,  Lents,  and  Interstate  URAs.  The  analysis  has  been  used  by  the  City,  
their  financial  advisors,  and  bond  underwriters  to  support  the  issuance  of  more  than  $200  
million  of  municipal  debt.  

Lake Oswego, Foothills District Urban Renewal Plan 

For  the  City  of  Lake  Oswego,  in  collaboration  with  Elaine  Howard,  ECO  prepared  an  urban  
renewal  plan  and  report  for  the  Foothills  District.  The  Plan  and  Report  were  the  culmination  of  
a  multi-‐‑year  process  to  identify  funding  sources  to  implement  the  Foothills  District  Framework  
Plan,  which  outlined  specific  recommendations  for  the  district  on  a  broad  array  of  
development-‐‑related  topics,  including  land  use,  transportation,  floodplain,  infrastructure,  and  
other  critical  topics.  The  City  Council  adopted  the  Foothills  Plan  in  December  2012,  but  
subsequently  repealed  the  Plan  in  February  2013,  as  a  result  of  substantial  change  in  the  
composition  of  the  City  Council.  The  Plan  had  identified  a  strategy  to  fund  $43.2  million  of  
projects  to  revitalize  the  blighted  Foothills  area.  

Lake Oswego, Lake Grove Urban Renewal Plan 

For  the  City  of  Lake  Oswego,  in  collaboration  with  Elaine  Howard,  ECO  prepared  the  Lake  
Grove  Village  Center  Urban  Renewal  Plan  and  Report.  The  analysis  began  by  examining  all  of  
the  potential  funding  sources  available  to  the  City  to  implement  infrastructure  projects  
identified  by  the  community  in  the  Lake  Grove  Village  Center  Plan.  Potential  funding  sources  
included  SDCs,  LIDs,  GO  bonds,  and  TIF.  Ultimately,  the  City  decided  on  a  combination  of  
urban  renewal  and  general  obligation  bonds  to  fund  $36  million  in  projects,  primarily  for  
reconstruction  of  SW  Boone’s  Ferry  Rd.  The  Plan  was  adopted  by  City  Council  in  June,  2011,  
and  GO  bonds  were  passed  by  the  voters  in  November  2012  to  complete  the  funding  package.  

Beaverton Urban Renewal Plan 

For  the  City  of  Beaverton,  ECONorthwest  prepared  major  components  of  an  urban  renewal  
plan  and  report  for  Beaverton'ʹs  Central  City.  Working  with  Technical  Advisory  and  
Community  Advisory  Committees,  ECO  evaluated  potential  redevelopment  and  infrastructure  
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improvement  projects,  estimated  tax  increment  finance  revenues,  and  developed  plan  goals  and  
objectives.  Beaverton  voters  adopted  the  Plan  in  November  of  2011.  

Hillsboro Urban Renewal Plan 

For  the  City  of  Hillsboro,  ECONorthwest  worked  with  a  multi-‐‑disciplinary  team  to  create  a  
vision  and  accompanying  action  plan  for  the  future  of  downtown  Hillsboro.  ECO'ʹs  role  on  the  
team  was  to  assure  that  development  strategies  reflected  market  realities,  and  to  create  an  urban  
renewal  plan  that  provides  a  funding  source  (tax  increment  financing)  to  implement  the  action  
plan.  The  Plan  provides  $95  million  in  maximum  indebtedness  to  fund  projects  like:  parks,  
streetscape  improvements,  public  facilities,  transportation  infrastructure,  and  private  
development.  Hillsboro  City  Council  adopted  the  Downtown  Urban  Renewal  Plan  in  May  2010.  

Columbia County TIF Forecasts 

For  Columbia  County,  ECO  provided  independent  review  and  evaluation  of  tax  increment  
financing  (TIF)  revenue  projections  for  the  Port  Westward  Urban  Renewal  Area.  ECO  identified  
a  number  of  errors  in  the  County'ʹs  previous  revenue  projections.  Based  on  ECO'ʹs  findings,  the  
County  asked  ECO  to  create  a  revised  forecast  of  TIF  revenue  for  the  Port  Westward  URA.  

PDC Central City URA Feasibility Study 

For  the  Portland  Development  Commission,  ECONorthwest  evaluated  the  potential  for  
redevelopment  and  infill  to  contribute  to  a  new  urban  renewal  area  on  the  west  side  of  central  
Portland.  Study  results  included  estimates  of  tax  increment  finance  revenue,  identification  of  
likely  redevelopment  sites,  and  preliminary  identification  of  public  infrastructure  projects  that  
could  benefit  from  TIF  and  catalyze  redevelopment  in  the  area.  The  evaluation  supported  
decision-‐‑making  regarding  the  feasibility  of  a  new  urban  renewal  area  in  this  part  of  Portland,    

Canby Urban Renewal Bond Feasibility Studies 

For  the  City  of  Canby,  Oregon,  ECONorthwest  conducted  a  feasibility  study,  forecasting  tax  
increment  financing  (TIF)  revenues  to  support  a  $14  million  revenue  bond.  Bond  proceeds  were  
used  for  Library  and  Industrial  Park  Projects,  including  renovating  an  existing  library  and  city  
hall,  building  a  new  library,  constructing  multiple  road  and  bridge  improvements,  as  well  as  
refunding  of  previous  bonds.  ECO'ʹs  TIF  projections  included  growth  from  appreciation  of  
existing  property,  as  well  as  exception  value  from  new  construction.  

AORA Urban Renewal Best Practices Manual 

For  the  Association  of  Oregon  Redevelopment  Agencies,  in  collaboration  with  Elaine  Howard,  
and  other  urban  renewal  experts,  ECO  was  co-‐‑author  of  the  Urban  Renewal  Best  Practices  
Manual.  The  Manual  recommends  a  standard  set  of  best  practices  for  urban  renewal  agencies  to  
use  for  all  aspects  of  urban  renewal:  from  initial  feasibility  studies,  through  adoption  of  a  plan  
and  report,  to  managing  a  URA,  and  finally  closing  down  a  district.  ECO  was  the  primary  
author  on  the  financial  best  practices  for  urban  renewal,  including  how  to  forecast  TIF.  The  
draft  manual  was  completed  in  2012,  and  the  final  manual  will  be  released  by  AORA  in  2013.  
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Zidell Tax Increment Finance Forecasts 

For  Zidell  Companies,  a  major  property  owner  in  the  South  Waterfront  neighborhood  of  
Portland,  ECONorthwest  forecast  tax  increment  finance  revenues  that  could  be  generated  by  
proposed  redevelopment  on  30  acres  of  underutilized  land  in  the  North  Macadam  Urban  
Renewal  Area.  ECO  helped  the  Zidell  Companies  understand  how  urban  renewal  works,  and  
how  it  could  be  used  to  fund  infrastructure  improvements  necessary  to  support  the  proposed  
redevelopment.  Additionally,  ECO  facilitated  conversations  between  the  Zidell  Companies  and  
the  City  of  Portland  to  explore  potential  partnerships,  and  advised  the  Zidell  Companies  on  
how  other  incentive  programs  like  Enterprise  Zones  and  the  Strategic  Investment  Program  
could  impact  the  ability  to  use  urban  renewal.  

Portland Property Tax Compression Model 

For  the  City  of  Portland  Office  of  Management  and  Finance,  and  the  Portland  Development  
Commission,  ECO  created  a  model  to  forecast  property  tax  compression  losses  for  the  River  
District  Urban  Renewal  Area.  In  FY  2011-‐‑12,  the  River  District  lost  9.7%  of  its  taxes  to  be  raised  
to  compression.  ECO  used  a  regression  analysis,  including  historical  assessment  data  on  every  
property  account  in  the  City  of  Portland  for  the  last  seven  years,  as  well  as  economic  data  on  
employment  and  personal  income.  ECO  used  the  regression  to  forecast  real  market  value,  
assessed  value,  property  taxes,  and  compression  losses  for  all  properties  in  the  City  of  Portland.  

Tualatin Urban Renewal Completion 

For  the  Tualatin  Urban  Renewal  Agency,  ECONorthwest  helped  with  "ʺsunsetting"ʺ  two  urban  
renewal  areas.  ECO  helped  the  City  wind  down  projects  and  programs  and  identify  potential  
uses  for  the  URA’s  remaining  fund  balance.  The  analysis  culminated  in  a  report  that  
highlighted  the  history  and  achievement  of  the  URA,  and  identified  all  urban  renewal  projects  
that  had  been  completed,  as  well  as  those  projects  listed  in  the  Plan  that  had  not  yet  been  
implemented.  

Gresham Rockwood Urban Renewal Assistance 

For  the  City  of  Gresham,  ECO  provides  on-‐‑call  consulting  services  for  the  Rockwood  URA.  
Recent  work  includes  identifying  options  to  redevelop  a  City-‐‑owned  property  in  the  Rockwood  
neighborhood.  The  building  lies  adjacent  to  a  large,  vacant,  City-‐‑owned  parcel  that  the  City  
intends  to  redevelop.  ECO  identified  the  likely  costs,  revenues,  and  risks  associated  with  
different  options  for  the  building,  including  renovating  the  structure,  keeping  it  as-‐‑is,  
demolishing  the  structure,  and  selling  the  property.  

Albany Initiative Petition Expert Testimony 

Nick  Popenuk  of  ECONorthwest  served  as  an  expert  witness  in  a  trial  involving  a  citizen  
initiative  petition  regarding  urban  renewal  in  the  City  of  Albany.  A  citizen  initiative  sought  to  
override  the  maximum  indebtedness  stated  in  the  existing  Downtown  Albany  Urban  Renewal  
Plan,  and  would  limit  maximum  indebtedness  for  the  Plan  to  the  debt  incurred  through  
February  2012,  with  any  additional  indebtedness  subject  to  approval  by  a  majority  vote  of  the  
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public  in  the  City  of  Albany.  The  City  attorney  rejected  the  initiative  as  relating  to  an  
administrative  matter,  and  not  a  legislative  matter.  The  filer  responded  by  filing  a  civil  lawsuit  
against  the  City,  claiming  the  City  improperly  rejected  this  petition.  Nick  Popenuk  served  as  an  
expert  witness,  describing  the  process  typically  used  for  calculating  maximum  indebtedness  of  
urban  renewal  plans.  

Other Urban Renewal Plans, Reports, Feasibility Studies, and TIF Forecasts (Various) 

In  addition  to  the  other  projects  described  above,  ECONorthwest  has  teamed  with  Elaine  
Howard  Consulting,  LLC  in  recent  years  to  provide  various  urban  renewal  consulting  services  
to  jurisdictions  across  Oregon.  Recent  clients  include:  

• Brookings  

• Gold  Beach  

• Keizer  

• Lebanon  

• McMinnville  

• Phoenix  

• Sisters  

• Tillamook  
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AGENDA & NOTICE OF PLANNING COMMISSION MEETING 

 
The Planning Commission of the City of Newport will hold a meeting at 7:00 p.m. Monday, January 13, 2014, at the Newport City Hall, Council 

Chambers, 169 SW Coast Hwy., Newport, OR 97365.  A copy of the meeting agenda follows. 

 

The meeting location is accessible to persons with disabilities.  A request for an interpreter for the hearing impaired, or for other accommodations 

for persons with disabilities, should be made at least 48 hours in advance of the meeting to Peggy Hawker, City Recorder, 541-574-0613. 

 

The City of Newport Planning Commission reserves the right to add or delete items as needed, change the order of the agenda, and discuss any 

other business deemed necessary at the time of the meeting. 

 
NEWPORT PLANNING COMMISSION 

Monday, January 13, 2014, 7:00 p.m. 

AGENDA 

 

A. Roll Call.  

 

B. Approval of Minutes. 

 

1.  Approval of the Planning Commission regular session meeting minutes of November 25, 2013.   

 

C. Citizens/Public Comment. 

 

1.  A Public Comment Roster is available immediately inside the Council Chambers.  Anyone who would like to address 

the Planning Commission on any matter not on the agenda will be given the opportunity after signing the Roster.  Each 

speaker should limit comments to three minutes.  The normal disposition of these items will be at the next scheduled 

Planning Commission meeting.  

 

D. Action Items. 

 

1.  Confirm Reappointment of Planning Commission member and appointment of new Planning Commission member. 

 

2.  Election of Planning Commission Chair and Vice Chair for 2014. 

 

3.  Select Planning Commission representative to serve on the Business License Group. 

 

E. Consent Calendar. 

 

F. Public Hearings. 

 

 Quasi-Judicial Hearings: 

 

 1.  File No. 3-AX-13 / 6-Z-13.  Consideration of a request initiated by the City Council to eliminate Sections 2(B), 2(C), 

and 2(D) of Ordinance No. 1931 associated with the 2007 annexation and zoning of 102.23 acres of land in Newport (File 

No. 1-AX-07 / 2-Z-07).  (The provisions can be removed because the required roadway improvements have been 

completed and the "trip cap" is no longer needed to comply with the Oregon Transportation Planning Rule 

(TPR) considering recent amendments that the city made to its Transportaton System Plan (TSP) and a new 

alternative mobility standard that the state has put in place for the affected stretch of US 101.)  The Planning 

Commission will make a recommendation to the City Council on this matter. 
   

G. New Business. 

 

H. Unfinished Business. 

   

 

 



Please Note:  ORS197.763(6):  “Unless there is a continuance, if a participant so requests before the conclusion of the initial evidentiary hearing, the record shall 
remain open for at least seven days after the hearing.”  (applicable only to quasi-judicial public hearings)  

I. Director Comments. 

 

J.  Adjournment. 
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Draft Minutes 

City of Newport Planning Commission  

Regular Session 

Newport City Hall Council Chambers 

Monday, November 25, 2013 

 

 

Commissioners Present:  Jim Patrick, Rod Croteau, Mark Fisher, and Glen Small. 

 

Commissioners Absent:  Gary East, Jim McIntyre, and Bill Branigan (all excused). 

 

City Staff Present: Community Development Director Derrick Tokos and Executive Assistant Wanda Haney. 

 

A.  Roll Call.  Chair Patrick called the meeting to order in the Council Chambers of Newport City Hall at 6:00 p.m.  On roll call, 

Small, Croteau, Patrick, and Fisher were present; with Branigan, East, and McIntyre absent but excused.     

 

B. Approval of Minutes. 

 

1.   Approval of the Planning Commission regular session meeting minutes of November 12, 2013. 

 

MOTION was made by Commissioner Fisher, seconded by Commissioner Croteau, to approve the Planning Commission minutes 

as presented.  The motion carried unanimously in a voice vote.   

 

C.   Citizen/Public Comment.  No comments on non-agenda items.   

 

D. Consent Calendar.   

 

1.  Final Order for File No. 2-NCU-13:  Final Order approving a Nonconforming Use Permit per NMC Section 14.32 as requested 

by Douglas & Verna Fitts (Dennis Bartoldus, authorized representative) for the alteration and expansion of a nonconforming use 

Surfside Mobile Village) located at 392 NW 3rd Street.  The Planning Commission conducted a public hearing on this matter on 

October 28, 2013, and continued on November 12, 2013. 

 

MOTION was made by Commissioner Fisher, seconded by Commissioner Croteau, to approve the Final Order for File No. 2-NCU-

13 as presented.  The motion carried unanimously in a voice vote. 

 

E. Public Hearings.  No public hearings. 

 

F. New Business. 

 

1.    Tokos noted that on December 16th the City Council will be holding a public hearing to consider whether changes are warranted 

to the Nye Beach Design Review Overlay as the Commission had previously discussed in a work session.  He just wanted to give 

the Commissioners a heads up that the Council will be meeting to discuss that; and if they decide that changes are needed, they will 

be sending it back to the Commission for further work.  Tokos said it wouldn’t hurt if some of the Commissioners attended that 

hearing as long as there’s not a quorum.  Croteau asked if there are issues there.  Tokos said there are some things with parking that 

they might want to make some changes to since that area went to a parking district.  He noted that there are also some folks in that 

community putting together a PowerPoint explaining what they would like to see happen there.  They will be pushing to put in design 

standards that would preclude development like the Archway Place.  Tokos’ recommendation to them was if they are asking the City 

Council to make changes to be very specific, especially if they are getting into design things.  Tokos said we will see where the 

discussion goes on that.   

 

2.    The Council is looking to put together a business license task force, which may lead to a recommendation.  Tokos asked the 

Commissioners for a volunteer to serve on that committee.  Commissioners Fisher and Croteau both volunteered to serve in that 

capacity.  Tokos will keep them informed once the Council has a chance to put that task force together.   

 

G. Unfinished Business.   

 

1.    Tokos said with respect to work on the SDC credits and language change that will probably come back after the first of the year.   

 

2.    Tokos noted that the grading code work will be further out because we are having some staffing issues, and we don’t want to 

put something in place that we can’t enforce.  
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3.    Tokos said that the Council will hold a hearing on the Teevin Bros. remand on December 9th.  That would have been a Planning 

Commission night, but we didn’t have anything scheduled.  The Council will be considering that on the very narrow issue of the 

remand dealing with Running Springs and Bay Boulevard.  Tokos needs the engineer’s report by Tuesday, November 26 th, and then 

he needs to get it into a staff report by December 2nd.   

 

4.    Tokos said that EcoNorthwest will be under contract probably the first week of December and will be working on a feasibility 

study for a new North Side Urban Renewal District.  He has talked about using the Planning Commission as a sounding board as 

they pull those materials together.  It will eventually go to the different taxing entities and ultimately the City Council. 

 

H.  Director’s Comments.   

 

1.    Tokos noted that the new City Manager, Spencer Nebel, will be here on December 16 th.   

 

2.    Tokos said we may not have a quorum on December 23rd.  If we have something come up, we will hold a meeting that evening.  

Patrick thought if we didn’t have anything critical, his choice would be to scrap that meeting.  Tokos said we will keep it open for 

now, and if it doesn’t look like anything is going to land on that evening, we will let it go. 

 

I.  Adjournment.  Having no further business to discuss, the meeting adjourned at 6:12 p.m. 

 

Respectfully submitted, 

 

 

____________________________________ 

Wanda Haney 

Executive Assistant 
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