REPORT ON PROPOSED 

DOWNTOWN DALLAS URBAN RENEWAL PLAN  


REPORT ACCOMPANYING THE DRAFT DOWNTOWN DALLAS URBAN RENEWAL PLAN

July 16, 2004

City of Dallas

TABLE OF CONTENTS

3I.
Introduction


3II.
Existing Physical and Economic conditions and IMPACT ON municipal services


3A.
Physical Conditions


9B.
Infrastructure


11C.
Social Conditions


13D.
Economic Conditions


18E.
Impact on Municipal Services


19III.
Reasons for selection of each urban renewal area in the plan


19IV.
the relationship between urban renewal projects and the existing conditions in the urban renewal area


19A.
Main Street


19B.
North Entrance


20C.
Jefferson Street


20D.
Courthouse Greenpeace


21E.
Washington Street


21F.
Multi-use Recreational Trail


21G.
Public Utility Upgrades


22H.
Public Parking Facilities


23V.
THE ESTIMATED TOTAL COST OF EACH PROJECT AND THE SOURCES OF MONEYS TO PAY SUCH  COSTs


23VI.
THE ANTICIPATED COMPLETION DATE FOR EACH PROJECT


23VII.
THE ESTIMATED AMOUNT OF TAX INCREMENT REVenUES REQUIRED AND THE ANTICIPATED YEAR IN WHICH INDEBTEDNESS WILL BE RETIRED


25VIII.
FINANCIAL ANALYSIS OF THE PLAN


27IX.
IMPACT OF THE TAX INCREMENT FINANCING, BOTH UNTIL AND AFTER THE INDEBTEDNESS IS REPAID, UPON ALL ENTITIES LEVYING TAXES UPON PROPERTY IN THE URBAN RENEWAL AREA


28X.
RELOCATION REPORT




I. Introduction

The Downtown Dallas Urban Renewal Report (the “Report”) contains background information and project details for the Downtown Dallas Urban Renewal Plan (the “Plan”).  The Report is not a legal part of the Plan but is intended to provide public information and a basis for the findings made by the City Council as part of its approval of the Plan.  

The Report provides the information required in ORS 457.085(3).  The format of the Report is based on this statute.

II. Existing Physical and Economic conditions and IMPACT ON municipal services

This section of the Report describes existing conditions within the Downtown Dallas Urban Renewal Area (the “Area”), documenting the occurrence of “blighted areas” as defined by ORS 457.010(1).
A. Physical Conditions

1. Land Use and Zoning

The Area contains approximately 77 acres and comprises 2.7% of the City’s 2,874 acres of total land area . The assessed value of the Area in FY 2003/2004 is estimated to be $41,918,129, which comprises 7.7% of the city’s total assessed value of $545,574,625.  The Area contains 229 individual parcels and is divided into two sub areas, north and south of Rickreall Creek.  The larger of the two sub areas, south of the creek, is the City’s Central Business District (CBD).  The northern sub area consists of commercial and residential-zoned lands north of the creek and adjacent to the Main Street.

Among the Area’s assets is the relatively high concentration of historic buildings in the downtown commercial core. Over the years, many of these buildings have been neglected, as evidenced by storefronts and facades that are ill-maintained and lacking in historic design features and architectural details. To capitalize on downtown’s historic features and draw more residents and visitors to the area, it will be necessary to promote building design and architectural standards that are compatible with downtown’s historic character.

Running parallel to the northern edge of the CBD, Rickreall Creek is a significant natural amenity in the Area. The creek’s close proximity to the downtown commercial core and Main Street, the primary access route from north Dallas to downtown, make it an optimal location for public investment in pedestrian access, parks and open space. Projects that beautify the area and facilitate multimodal access to the downtown commercial core will increase circulation and enhance connections between the downtown core and the northern sub area.

An analysis of property classification data from Polk County’s 2003-04 Tax Assessor’s database was used to determine the land use designation of parcels in the Area.  While commercial uses are predominant, as illustrated in Table 1, “Land Use (2003-04),” the Area is characterized by a mix of uses, including municipal, benevolent, church and residential uses. 

[image: image1.emf]Table 1: Land Use (2003-04)

Property Class

Number of 

Parcels

Acres % of Total

Vacant Unbuildable

2 0.25 0.4%

Improved Commercial

2 0.23 0.4%

Improved Residential

9 1.32 2.2%

Improved Residential: 4 Units or Less

4 0.65 1.1%

Vacant H&B Use Residential

1 0.11 0.2%

Improved Single Family Residence

28 4.79 7.8%

Vacant Commercial

17 4.25 6.9%

Improved Commercial

126 30.01 48.9%

Improved Multifamily: 5 or More Units

3 0.95 1.5%

Vacant Church

1 0.09 0.1%

Improved Church

4 1.10 1.8%

Vacant Schools

1 0.17 0.3%

Improved Schools

1 4.90 8.0%

Vacant City

11 4.51 7.4%

Improved City

9 2.68 4.4%

Vacant County

1 0.00 0.0%

Improved County

2 2.21 3.6%

Improved State

1 0.34 0.6%

Improved Federal

1 0.68 1.1%

Vacant Benevolent/Fraternal

1 0.69 1.1%

Improved Benevolent/Fraternal

4 1.40 2.3%

TOTAL

229 61.33 100.0%

TOTAL VACANT

35 10.07 16.4%

TOTAL IMPROVED

194 51.26 83.6%

Source: Polk County, OR 2003-04 Parcel Database


Sixteen percent of the Area (10.07 acres) is vacant.  On Jefferson Street, vacant lots and multiple surface parking lots abutting the street detract from the attractiveness and functional utility of the immediate area and the downtown commercial core.

Improved commercial parcels, which are concentrated in the CBD and along Main Street in the northern sub area, constitute 48.9% (30.01 acres) of the Area’s total acreage.  A range of retail and commercial businesses, including a hardware store, bank branches, two service stations and several restaurants and bars are active in the Area.  Many of the businesses are small and locally owned. However, not all of the Area’s existing commercial uses are consistent with the goals and objectives prescribed in the Comprehensive Plan and Development Code.  On the southeast corner of Church and SW Washington, for example, the old Safeway grocery story is being used as a warehouse.  Other inappropriate uses in the CBD include three automobile service centers located on Main and Washington.  The presence of warehouses and multiple motor vehicle oriented services in the heart of downtown underscores the current underutilization of the area. 

Many commercial buildings in the CBD are underutilized. In particular, the upper stories of several of downtown’s older commercial buildings are vacant or significantly underutilized. As described in the Plan, the electrical capacity demands of contemporary commercial and office uses is higher than the existing infrastructure can accommodate. Consequently, the ability to reduce vacancies by attracting new businesses or expand existing businesses is limited. 

In addition to commercial uses, government offices and a variety of public uses are also well represented in the area.  Most notably, Chemeketa Community College’s 4.51-acre Dallas campus, Polk County’s 1.99-acre Courthouse site and the Dallas City Hall and recently renovated Public Library are examples of significant government and public institutions in the Area.  Eleven vacant parcels totaling 4.51 acres and 7.4% of the Area’s land area are under city ownership. 

Residential uses, including 4.79 acres of single family homes and 0.95 acres of multifamily housing concentrated along Walnut Avenue, Church Street and Riverside Street in the northern sub area, are represented throughout the Area.  A 50-unit below-market-rate multifamily residential development adjacent to Rickreall Creek is planned for the northern sub area. The project, which will be sited on 3.99 acres of vacant city-owned property on Walnut and Church, will be managed by Polk Community Development Corporation and is likely to be completed in 2005.

Table 2, “Zoning Districts (2003-04),” shows the number of parcels and acres in each of the city zoning district represented in the Area.

[image: image2.emf]Table 2: Zoning Districts (2003-04)

Zoning District

Number 

of Parcels

Acres % of Total

Residential Zoning Districts

Residential Single Family (RS) 2 0.42 0.7%

Residential Medium Density (RMD) 3 1.51 2.5%

Residential High Density (RHD) 20 6.88 11.2%

SUBTOTAL 25 8.81 14.4%

Commercial Zoning Districts

Central Business District (CBD) 172 41.26 67.3%

Commercial General District (CG) 32 11.26 18.4%

SUBTOTAL 204 52.52 85.6%

TOTAL 229 61.33 100.0%

Source: Polk County, OR 2003-04 Parcel Database


Approximately 85% of the proposed urban renewal area’s acreage is zoned commercial, with 41.26 acres in the CBD zone and 11.26 acre in the General Commercial zone.  The remainder of the area is concentrated in residential zones north of Rickreall Creek, with 6.88 acres in the Residential High Density (RHD) zone, 1.51 acres in the Residential Medium Density (RMD) zone and 1.51 acres in the Residential Single Family (RSD) zone. 

City of Dallas Zoning Districts

Per the City of Dallas Development Code, the intent of the districts is as follows:

Residential Single Family (RS)

The purpose of the RS district, which serves as the City’s predominant single family residential zone, is to provide high quality neighborhoods and meet residents’ long-range housing needs.  Residential development in the RS zone is anticipated to result in an average housing density of five to six dwelling units per net acre.  Accessory structures, most single family detached dwellings, residential homes and care facilities, and detached accessory structures that do not exceed one story or 15 feet and a combined area of 1,000 square feet are permitted outright.  Row houses, zero-lot line dwellings, manufactured homes on individual lots, land divisions, home occupations, and commercial nurseries, gardens and orchards are limited uses.  Hardship manufactured dwellings, duplexes, major public facilities, government and community service uses, assisted living and residential facilities, accessory dwelling units on existing lots and planned developments are conditional uses in the RS zone. 

Detailed design requirements have been set for zero-lot line dwellings, including a front porch of at least 60 square feet, a private, usable outdoor open area, a sight-obscuring fence or hedges along both sides of the property, and architectural features and building materials that are compatible with neighboring homes within a two-block radius.  Accessory dwelling units require a dedicated parking space and must be compatible with the primary dwelling’s color, siding, roof pitch and fenestration. 

All development in the RS zone is subject to the absolute minimum lot area size of 6,000 square feet (8,000 square feet for corner lots).  For new lots, an average maximum lot area of 10,000 square feet is required.  Lot width and depth standards require a minimum lot width of 60 feet, minimum lot depth of 90 feet and maximum lot depth of 150 feet.  Additional standards are specified for homes with alley access and a rear garage and row houses with alley access.  Most development requires a minimum front yard setback of 20 feet, minimum side yard setback of 5 feet, minimum street side yard setback of 20 feet and minimum rear yard setback of 25 feet.  Development along existing collector or arterial streets requires a 25 foot minimum front yard setback.  Planned unit developments require a minimum density of 7 units per gross acre and manufactured dwelling parks require five to seven units per gross acre.  The maximum building height is 24 feet for primary buildings and 15 feet for accessory structures.  A maximum building coverage of 35 percent is required for all development with the exception of zero-lot line dwellings and row houses, which require 40 percent.

Residential Medium Density (RMD)

The purpose of the RMD district is to promote the development of a wide range of housing types, including row houses, duplexes and apartments.  In general, development should be concentrated along arterial and collector streets and should be within walking distance of General Commercial and Neighborhood Commercial shopping areas.

Uses permitted outright in the RMD district include commercial nurseries, gardens, and orchards, apartment houses, residential facilities, manufactured dwelling parks and land divisions.  Limited uses include single family detached and zero-lot line dwellings, row houses and duplexes, residential homes, home occupations and accessory structures.  Major public facilities, fraternal organizations, assisted living facilities, community service uses, ground floor retail and service uses, planned development, and accessory dwelling units on existing lots are conditional uses in the RMD zone.

The minimum lot area is 10,000 square feet for apartments and condominiums, 2,400 to 2,500 square feet for row houses on corner lots and 6,000 to 8,000 square feet for duplexes on corner lots.  Maximum density standards require 20 to 40 dwelling units per acre for assisted living facilities and group homes, 15 to 22 dwelling units per acres for 1 bedroom units, 12 to 17 dwelling units per acres for 2 bedroom units, and 8 to 12 dwelling units per acre for 3 bedroom units.  All development is subject to a minimum lot width of 60 feet and minimum lot depth of 100 feet.  With the exception of buildings that front an existing collector or arterial and require front and street side yard setbacks of 25 feet, front and street side yard setbacks will be a minimum of 20 feet and maximum of 25 feet.  Maximum building heights are 3 stories or 36 feet for primary buildings, 45 feet for buildings with a conditional use permit and 15 feet for accessory buildings.  A minimum landscape coverage of 15 percent and children’s play area/ plaza coverage of 10 percent are mandatory.

Residential High Density (RHD)

The purpose of the Residential High Density RHD district is to encourage high-density apartment development near downtown Dallas and along major arterials.  Emphasis is placed on high-quality development that offers residents direct pedestrian and vehicular access to shopping areas in the CBD and CG districts, parks and open space, children’s play areas and pedestrian and bicycle facilities.

With the exception of commercial nurseries, gardens, and orchards, which are prohibited, permitted, limited and conditional uses in the RHD and RMD districts are identical.

A minimum lot area of 20,000 square feet for apartments and condominiums and 2,400 to 3,000 square feet for row houses on corner lots is identified.  Maximum density standards require 30 to 50 dwelling units per acre for assisted living facilities and group homes, 21 to 32 dwelling units per acres for 1 bedroom units, 16 to 24 dwelling units per acres for 2 bedroom units, and 10 to 16 dwelling units per acres for 3 bedroom units.  Lot width and depth standards and building setback, landscaping and play area requirements mirror RMD district standards. Maximum building heights are 4 stories or 48 feet for primary buildings, 55 feet for buildings with a conditional use permit and 15 feet for accessory buildings.

Central Business District (CBD)

The purpose of the Central Business District CBD zone is to promote downtown Dallas as the cultural, commercial and civic heart of the city.  The CBD is intended to facilitate a broad range of pedestrian-oriented retail, commercial, and office uses as well as government offices, public greenspaces and recreational uses, and medium and high-density housing.  The conversion, rehabilitation and/or redevelopment of older commercial and residential buildings are encouraged as a means of creating additional workspaces for offices and small businesses.

To ensure that the City’s Comprehensive Plan goals and objectives are met, development review is required for all development within commercial zones. Permitted uses in the CBD include indoor retail sales and services, offices, hotels and lodging and community service uses.  Limited uses include indoor amusement enterprises, motor vehicle oriented quick service and repair services and animal care facilities.  Motor vehicle oriented outdoor sales and storage and residential uses, including row houses, multiple family housing, group care, assisted living facilities and single family homes, are conditional uses.

Dimensional and landscaping standards for development in the CBD are limited.  All development requires a minimum front and street side yard landscaped area of 3 feet and development abutting a residential zone requires at least 10 feet of landscaped yard.  Accessory structures are subject to a 5 feet minimum setback and 15 feet maximum building height.  The minimum landscape coverage in the CBD is 5 percent.

Commercial General District (CG)

The CG district is intended to facilitate the development of large-scale, commercial centers that serve the driving public. 

As described above, all development in the CG district is subject to development review.  A broad range of uses is permitted, including indoor retail sales and services, offices, hotels and lodging, community service uses, wholesale and large-scale outdoor retail businesses and motor vehicle oriented service, repair, sales and storage uses.  Limited uses include outdoor retail sales and services, indoor amusement enterprises and animal care facilities.  Outdoor amusement enterprises, industrial services, planned development, accessory structures, wireless communication facilities (WCF) and a variety of residential uses, including multiple family housing, row houses and group care facilities, are conditional uses in the CG district.  Single family residential uses are prohibited.

Development in the CG district requires a minimum lot area of 10,000 square feet and a minimum lot width and depth of 100 feet.  Buildings without an alley are subject to a minimum rear yard setback of 10 feet.  A minimum front and street side yard landscaped area of 10 feet is required for all development.  The maximum building height for accessory structures in the CG district is 15 feet and the minimum landscape coverage is 5 percent.

B. Infrastructure

a) Transportation and Streetscape

As detailed in the Downtown Commercial Masterplan, poor linkages exist between downtown Dallas and Rickreall Creek, a natural amenity that demarcates the northern edge of the CBD.  A lack of connectivity between the downtown commercial core and key locations in the downtown area, including the Courthouse and the ‘old town’ downtown and nearby shopping areas, restrict its capacity to function as a cohesive district.  Weak connections, in particular a lack of pedestrian friendly streetscape amenities, make it difficult to attract and sustain a broad range of businesses, government offices, office development and medium and high density housing, as specified in the Development Code. 

Long term needs for the Area include streetscape improvements along Main and Jefferson Streets, the Area’s major transportation corridors.  In addition, the Plan focuses on improvements to the North and South Entrances to downtown, including landscape enhancements, street trees and pedestrian amenities that will create a safer, more visually appealing and welcoming environment.  As described above, improvements that will attract more residents and visitors to the Courthouse Greenspace and increase the site’s connectivity to the rest of the downtown area are also outlined in the Plan.

The City has established a preliminary list of priority road improvement which consists of.

1. Narrow traffic lanes, widen sidewalks to 14 feet, repair curbs, and provide bulb-outs at street corners along Main Street.

2. Install benches, street lights, street trees and other pedestrian-oriented landscape features and streetscape furnishings along Main and Jefferson Streets.

3. Install landscape features, streetscape furnishings and other pedestrian-friendly design elements at the North and South Entrances to downtown.

4. Reduce street widths and add greenway strips on Main Street in the northern sub area.

5. Create landscaped pathways, bridges with expanded sidewalks and a mini-park at the North Entrance to downtown.

6. Develop a segment of the Rickreall Creek multiuse recreational trail system, between Main and Levens Streets.

7. Add a mid-block crosswalk and park, landscape enhancements, and pedestrian amenities such as historic lighting, benches and trash receptacles to the Courthouse Greenspace.

b) Public Utilities

Public utilities deficiencies are a critical problem in downtown Dallas.  Many of downtown’s older commercial buildings are unable to accommodate higher density commercial, office and residential uses due to insufficient electrical capacity.  Accordingly, the installation of transformers that can meet the electricity needs of contemporary businesses and users has been identified as integral to the successful revitalization of the Area. In addition to the system upgrades described, to enhance the image of the downtown area and create a pedestrian-friendly atmosphere with minimal obstacles to the flow of foot-traffic, above ground electric, telephone and fiber optic cable lines will need to be undergrounded. 

Improvements to existing water facilities will also facilitate the growth of the downtown business community and the revitalization of the Area.  Currently, some of downtown’s historic commercial buildings are served by a functionally obsolete piping system that provides water and sewer connections to multiple buildings.  To increase business activity and attract a broader mix of uses, including ground-floor retail businesses and residential and office uses on upper floors, the provision of separate water and sewer meters for each buildings is recognized as a key component of the downtown revitalization effort.

The Plan recommends the development and adoption of a utility upgrade loan and/or matching fund program to provide financial assistance to property and/or business owners in the downtown area for proposed public facility and utility upgrades.

C. Social Conditions

To provide an accurate analysis and comparison of social conditions within the Area, a summary of key demographic data and trends extracted from the 1990 and 2000 U.S Census is included in this section. To examine population and housing characteristics in the Area, block group data was used. The selected block groups encompass but do not correspond directly with the Area and the analysis is intended to provide a general snapshot of the Area.

Analysis of the Area in 1990 and 2000 is based on the following Polk County, Oregon Census block groups:

1990:
Census Tract 202 – BG 3, 6, 9

2000: 
Census Tract 202.01 – BG 2


Census Tract 202.03 – BG 1, 3

1. Population and Housing

According to the Bureau of Census, in 2000 the total population of the Area was reported at 4,004 persons, up 15.6% from 3463 persons in 1990. In 2000, 1,444 households with an average household size of 2.61 were reported for the Area. As presented in Table 3, “Change in Occupancy Status (1990 to 2000),” the Area experienced a net increase of 181 housing units (13.6%) between 1990 and 2000. Corresponding with the increase in total housing units, occupied housing units in the Area increased by 12.9% between 1990 and 2000. While growth in the number of owner occupied units was significant at 25.2%, the Area experienced a net loss of 21 renter occupied units (3.9%) between 1990 and 2000. Further, the overall share of renter occupied units in the Area dropped from 42.3% in 1990 to 36.0% in 2000, a net loss of 6.3%. The loss of renter households may be attributed to a decrease in the number of rental units in the area or limited availability of rental housing that is affordable and attractive to the target market. It may also suggest that the demand for rental housing in the Area tapered off between 1990 and 2000.

[image: image3.emf]Table 3: Change in Occupancy Status (1990 to 2000)

1990 2000 Change % Change

Total housing units 1,327 1,508 181 13.6%

  Occupied units 1,279 1,444 165 12.9%

owners 738 924 186 25.2%

renters 541 520 -21 -3.9%

  Vacant units 78 64 -14 -17.9%

% Owner occupied 57.7 64.0 6.3 N/A

% Renter occupied 42.3 36.0 -6.3 N/A

Source: 1990 and 2000 Census, SF 1 - 100 Percent Data


As illustrated in Table 4, “Race Characteristics (2000),” the majority of the Area’s residents are white (92.0%). Among non-whites who affiliated themselves with a single race, American Indian and Alaska Natives showed the highest representation at 2.2%. In 2000, 3.4% of the Area’s total population (137 persons) claimed two or more races.

[image: image4.emf]Table 4: Race Characteristics (2000)

Race

Downtown Dallas 

URA

% of URA 

Total

Total: 4,004 100.0%

Population of one race: 3,867 96.6%

  White alone 3,682 92.0%

  Black or African American alone 8 0.2%

  American Indian and Alaska Native alone 88 2.2%

  Asian alone 24 0.6%

  Native Hawaiian and Other Pacific Islander alone 4 0.1%

  Some other race alone 61 1.5%

Two or more races: 137 3.4%

Total non-white: 322 8.0%

Source: 1990 and 2000 Census, SF 1 - 100 Percent Data


In 1990, an estimated 89 persons or 2.6% of the Area’s total population reported Hispanic or Latino origin. By 2000, as shown in Table 5, “Hispanic or Latino Population (2000),” the Hispanic or Latino population had grown to 174 persons or 4.3% of the Area’s total population. Between 1990 and 2000, the Area’s Hispanic or Latino population increased sharply by 95.5% (85 persons).

[image: image5.emf]Table 5: Hispanic or Latino Population (2000)

Hispanic or Latino

Downtown Dallas 

URA

% of URA 

Total

Total: 4,004 100.0%

Not Hispanic or Latino 174 4.3%

Hispanic or Latino 3,830 95.7%

Source: 1990 and 2000 Census, SF 1 - 100 Percent Data


D. Economic Conditions

1. Taxable Value of Property Within the Area

Table 6, “RMV and M50 AV by Land Use (2003-04),” shows the distribution of the Area’s total real market value and Measure 50 assessed value by existing land use. In the table, residential uses in the Area have been consolidated into the Vacant Residential and Improved Residential classes.  As described in the Physical Conditions section, although the Area is predominantly commercial, government and residential uses are also well represented.  The estimated total assessed value of real property in the Area is $39,168,500. The estimated real market value of real property in the Area is $54,816,120.  Vacant land is in short supply and constitutes just 1.4% or $557,080 of the Area’s total real property assessed value and 2.3% or $1,237,010 of its total real property real market value. 

The greatest share of the Area’s assessed and real market value is captured by parcels in the County’s Improved Commercial property class, which constitutes 45% or $17,634,900 of the Area’s total real property assessed value and 47% or $25,784,220 of the Area’s total real property real market value. In contrast, vacant commercial land represents less than 1% of the Area’s total assessed value and 1.1% of its total real property real market value. The overall scarcity of vacant land in the Area underscores the need for the City to support projects and programs that focus on the rehabilitation, redevelopment and conversion of older, substandard buildings as a means of attracting and accommodating new commercial, office and residential users. The Plan’s Goals and Objectives and Urban Renewal Projects directly address this need.

[image: image6.emf]Table 6: RMV and M50 AV by Land Use (2003-04)

Property Class Total RMV % of Total RMV

Total 

M50 AV

% of Total

M50 AV

Vacant Unbuildable 57,380 0.1% 10,270 0.0%

Improved Under Historic Special Assessment 308,610 0.6% 91,100 0.2%

Vacant Residential 35,880 0.1% 13,910 0.0%

Improved Residential 4,372,270 8.0% 3,276,390 8.4%

Vacant Commercial 600,450 1.1% 335,810 0.9%

Improved Commercial 25,784,220 47.0% 17,634,900 45.0%

Improved Multifamily 5 or more units 685,640 1.3% 640,200 1.6%

Vacant Church 24,760 0.0% 15,090 0.0%

Improved Church 1,094,430 2.0% 748,030 1.9%

Vacant Schools 51,580 0.1% 33,250 0.1%

Improved Schools 4,891,570 8.9% 3,437,630 8.8%

Vacant City 303,210 0.6% 82,750 0.2%

Improved City 4,188,750 7.6% 2,946,760 7.5%

Vacant County 20,000 0.0% 50 0.0%

Improved County 10,438,030 19.0% 8,582,490 21.9%

Improved State 444,280 0.8% 316,820 0.8%

Improved Federal 336,890 0.6% 246,130 0.6%

Vacant Benevolent/Fraternal 143,750 0.3% 65,950 0.2%

Improved Benevolent/Fraternal 1,034,420 1.9% 690,970 1.8%

TOTAL   $54,816,120 100.0% $39,168,500 100.0%

TOTAL VACANT    $1,237,010 2.3% $557,080 1.4%

TOTAL IMPROVED  $53,579,110 97.7% $38,611,420 98.6%

Source: Polk County, OR 2003-04 Parcel Database


Improved County-owned land represented 21% or $8,582,490 of the Area’s total real property assessed value and 19% or $10,438,030 of the Area’s total real property real market value. Most of this value is captured by the Polk County Courthouse site, which occupies an entire city block on Main Street, in the heart of downtown and has an assessed value of $8,506,240. The City also has a major presence in the Area, with several offices and public facilities including City Hall, the Fire Station and the Dallas Public Library located in the downtown commercial core and the northern sub area. Properties under City ownership constitute 7.2% or $3,029,510 of the Area’s total real property assessed value and 8.2% or $4,491,960 of its total real property real market value.

While multifamily housing represents less than 1.6% of the Area’s total real property assessed and real market values, residential uses—primarily single family homes—account for 8.4% or $3,290,200 of the Area’s total real property assessed value and 9.1% or $4,408,150 of the Area’s total real property real market value. One of the Plan’s stated goals and objectives is to increase the range of housing types in the Area. In particular, the Plan proposes to reduce the quantity of vacant or underutilized space on the upper stories of commercial buildings by offering financial and technical assistance to property owners for rehabilitation.

2. Building to Land Value Ratio

An analysis of property values can be used to infer the economic condition of real estate investments in a designated area.  The relationship of a property’s improvement value (the value of buildings and other improvements to the property) to its land value is, as a rule, an accurate indicator of the condition of real estate investments.  This relationship is referred to as the “Improvement to Land Ratio” or “I:L”. The values used are real market values.  In urban renewal areas, the I:L may be used to gauge the pace and intensity of development or the extent to which an area has achieved its development priorities.

I:L ratios for healthy properties in downtown Dallas could range between 7.0 -10.0 or more.  For instance, a property on a 15,000 square foot lot would have a land value of $150,000, at $10.00 per square foot.  A three-story commercial property containing 20,000 square feet valued at $60.00 per square foot would have an improvement value of $1,200,000.  The I:L ratio for this property would be 8.0.

Table 7, “Average Improvement to Land Ratio by Zoning District (2003-04),” shows the average improvement to land ratios for properties within the study area, sorted by zoning district, as determined by the City of Dallas.

As highlighted in the Physical Conditions section, nearly 85.6% of the Area’s land area is contained within the City’s Central Business District (CBD) and Commercial General District (CG) zones.  An average I:L of 2.11 indicates that property in the CBD—which comprises 67.3% of the Area’s total acreage—is significantly underdeveloped. In the northern sub area, an average I:L of 1.30 indicates that sub-standard development is also prevalent in the CG zone. Among the economic goals of the Dallas Comprehensive Plan is to increase employment and housing density in the Central Business District. Enhancing the Area’s capacity to retain existing businesses and attract new employers, residents and visitors to the area will help promote economic stability and job growth in the CBD and surrounding areas.

[image: image7.emf]Table 7: Average Improvement to Land Value by Zoning District (2003-04)

Zoning District

Average Improvement

 to Land Ratio

Residential Zoning Districts

Residential Single Family (RS) 0.90

Residential Medium Density (RMD) 0.61

Residential High Density (RHD) 2.08

Commercial Zoning Districts

Central Business District (CBD) 2.11

Commercial General District (CG) 1.30

Source: Polk County, OR 2003-04 Parcel Database


As described in ORS 457, the definition of a “blighted area” eligible for urban renewal includes underutilized property with inadequate streets, open spaces and utilities.  The average I:L of each of the zoning districts represented in the Area is low, falling at or below 2.11.  This is clearly evidenced by the Area’s inadequate streetscape and utilities, insufficient parks and recreational facilities, and the multitude of neglected, poorly maintained and underutilized commercial and residential buildings.   

3. Income and Poverty

The Area’s estimated median household income was $35,667 in 1999. Table 6, “Poverty Status in 1999 by Age,” shows the population breakdown by persons living below and at or above the federal poverty level.

[image: image8.emf]Table 6: Poverty Status in 1999 by Age

Poverty Data Area Total

% of Area

Total

Total Persons* 3,947 100.0%

Income in 1999 Below Poverty Level: 509 12.9%

  Under 18 years 218 5.5%

  18 years and over 291 7.4%

Income in 1999 at or Above Poverty Level: 3,438 87.1%

  Under 18 years 1,023 25.9%

  18 years and over 2,415 61.2%

*Population for whom Poverty Status is Determined

Source: 2000 Census, SF 3 - Sample Data


An estimated 9.8% of the City’s total population was living below the poverty level in 1999. At 12.9%, the percentage of persons in the Area living below poverty was 31.6% higher than the citywide total. This suggests a need for enhanced educational and workforce opportunities targeting the Area’s low income population. It also indicates that the demand for affordable housing may be higher in the Area than the rest of the City. One of the Plan’s stated objectives is to increase the quantity and range of housing types in the Area.

4. Employment

Employment data from the 2000 Census is used to analyze the employment status of residents in the Area and citywide. However, the data does not reflect increases in state and national unemployment rates that resulted from the economic downturn.  Accordingly, it likely that the Area and the City are experiencing higher unemployment and lower labor force participation rates than those reported in 2000.

An analysis of citywide employment data provides a context for understanding the employment status of Area residents.  As illustrated in Table 7, “Employment Status, Persons 16 years and older, City of Dallas (2000),” of the City’s estimated total population of 9,453 persons 16 and over, 60.3% or 5,698 were in the labor force.  The unemployment rate for persons in the civilian labor force was 4.3%.
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City of Dallas (2000)

Employment Status Dallas Total

% of Dallas 

Total

Persons, 16 years and over 9,453 100.0%

In labor force: 5,698 60.3%

  Armed forces 0 0.0%

  Civilian labor force 5,698 60.3%

    

Employed

5,287 55.9%

    Unemployed 411 4.3%

Not in labor force: 3,755 39.7%

Source: 2000 Census, SF 3 - Sample Data


As shown in Table 8, “Employment Status, Persons 16 years and over, Downtown Dallas URA (2000),” the percentage of Area residents 16 and over in the labor force is close to the citywide share at 59.3%.  However, with an estimated 182 persons or 6.0% of the civilian labor force unemployed, the Area’s unemployment rate was higher than the citywide unemployment rate. Further, while the Area captured an estimated 32.1% of the citywide population in 2000, a disproportionate share of the City’s unemployed residents (44.3%) lived there.  

[image: image10.emf]Table 8: Employment Status, Persons 16 years and over

Downtown Dallas URA (2000)

Employment Status Area Total

% of Area

Total

% of Dallas 

Total

Persons, 16 years and over 3,036 100.0%

32.1%

In labor force: 1,801 59.3%

31.6%

  Armed forces 0 0.0%

N/A

  Civilian labor force 1,801 59.3%

31.6%

    

Employed

1,619 53.3%

30.6%

    Unemployed 182 6.0%

44.3%

Not in labor force: 1,235 40.7%

32.9%

Source: 2000 Census, SF 3 - Sample Data


E. Impact on Municipal Services

The fiscal impact of tax increment financing on taxing districts that levy taxes within the Area (“affected taxing districts”) is described in section IX of this Report.  This subsection discusses the fiscal impacts resulting from potential increases in demand for municipal services.

Increases in commercial and residential occupancies within the Area will generally result in higher demand for fire, life safety and public safety services.  However, older buildings not currently meeting building and fire codes will be brought into code compliance, reducing the demand from those buildings.  

Improvements of landscaped areas in the Area will increase the need for maintenance.   However, sidewalk improvements will reduce the need for repairs of existing sidewalks.  

The increase in population and especially school age population within the Area is not expected to be significant and should not result in measurable increases in the demand for municipal and social services.

III. Reasons for selection of each urban renewal area in the plan

There is one urban renewal area in the Plan and it was selected to improve and prevent the future occurrence of blighted areas as defined in ORS 457.010(1).

IV. the relationship between urban renewal projects and the existing conditions in the urban renewal area

This section describes the relationship between the urban renewal projects called for in the Plan and conditions generally described in Section II of this Report and more particularly described below.

A.  Main Street 

This project will result in a series of streetscape improvements along Main Street. Improvements will extend from Orchard Avenue in the northern sub area to Washington Street at the south entrance to the Central Business District. Traffic lanes will be narrowed and sidewalks along Main will be widened to 14 feet. Curbs and sidewalks will be repaired and bulb-outs will be installed at street corners. In addition, street lights, benches, street trees and other pedestrian-oriented landscape improvements and streetscape furnishings will be installed.  

Relationship to Existing Conditions  

Downtown’s primary transportation corridor, Main Street suffers from the lack of a consistent streetscape environment. Sidewalks and curbs are inadequate and poorly maintained and many of the older commercial buildings that line Main Street have been neglected. This limits Main Street’s capacity to encourage a wide range of pedestrian activities and create a more unified downtown, as called for in the Dallas Commercial Downtown Masterplan and the Dallas Comprehensive Plan. Reducing street widths will slow down traffic and create a safer environment for pedestrian activity. Adding streetscape furnishings that are consistent with downtown’s historic architectural theme will strengthen the public perception of Main Street as the “heart” of downtown Dallas.

B. North Entrance 

Proposed projects at the north entrance into downtown will focus on the restoration and preservation of the area’s natural amenities. Street widths on Main Street will be reduced and greenway strips will be added to create a more pleasant walking environment.  Landscaped pathways and bridges with expanded sidewalks that overlook Rickreall Creek will be installed.  A mini-park will be with signage welcoming visitors to downtown will also be developed.  

Relationship to Existing Conditions

Weak connections between the northern sub area and the downtown commercial core limit multi-modal access to downtown. Narrower streets combined with the installation of greenway strips and other landscape features will strengthen connections between the northern sub area and the CBD by creating a distinctive gateway feel that draws visitors into the downtown area. Planned improvements, including the proposed mini-park and pedestrian pathways, will capitalize upon the north entrance’s proximity to the Area’s most prominent natural feature, Rickreall Creek and encourage a broader range and intensity of recreational uses.

C. Jefferson Street 

Proposed projects on Jefferson Street will extend from the intersection of Main and Jefferson south to Washington Street. Infill street trees, hedges, planting buffers, shrubs, and flower beds are examples of landscape enhancements that will be used to strengthen the street edge, camouflage vacant lots and make Jefferson a more attractive pedestrian corridor. In addition, as on Main Street, historic street lights, benches and other streetscape furnishings will be installed.

Relationship to Existing Conditions  

Similar to Main Street, Jefferson Street is a major transportation corridor in the downtown commercial core that suffers from inadequate streetscape amenities and poor connectivity to key locations in the downtown area and northern sub area.  The presence of multiple vacant lots and surface parking lots detracts from the area’s visual appeal and discourages pedestrian activity.  Installing streetscape furnishings, street trees and other landscape enhancements that are compatible with downtown’s historic theme will enhance Jefferson Street’s connectivity to the rest of downtown and encourage a higher level of pedestrian activity.

D. Courthouse Greenpeace 

This project would add a mid-block crosswalk and park, historic lighting, benches and trash receptacles to the Courthouse Greenspace, making the site a more attractive destination for a broad range of users. The proposed improvements would strengthen connections between the Courthouse and the downtown core and create additional public recreation opportunities.

Relationship to Existing Conditions

The Polk County Courthouse is downtown’s most significant landmark. The proposed park and pedestrian-oriented improvements will increase the site’s visibility and strengthen its connection to other prominent locations in the downtown core. 

E. Washington Street

The Washington Street streetscape improvements will extend from Main Street to Jefferson. Proposed projects, which include curb extensions, landscaped medians, infill street trees and street lighting, will promote increased pedestrian activity, enhance connectivity within the downtown core, and make the area a safer and more attractive destination for residents and visitors.

Relationship to Existing Conditions  

Located at the south entrance into downtown, Washington Street is an automobile-oriented thoroughfare that lacks pedestrian amenities and connectivity to the downtown core. Proposed curb extensions and landscaped medians will make the area safer and more conducive to pedestrian activity.  Similar to proposed improvements at the north entrance, infill street trees and landscape enhancements will be used to create a thematic gateway affect that welcomes visitors to the area and clearly demarcates the transition into downtown from neighboring residential communities to the south.

F. Multi-use Recreational Trail  

This project would construct a segment of the proposed Rickreall Creek multi-use recreational trail between Main and Levens Streets. The trail would connect with pedestrian pathways leading to the downtown commercial core and facilitate safe and convenient access to downtown from the northern sub area. 

Relationship To Existing Conditions

Currently, multi-modal access to the downtown core from the northern sub area is limited. Developing the multiuse recreational trail as an integrated component of the proposed north entrance improvements will facilitate pedestrian and bicycle access to the downtown core and strengthen linkages between the CBD and northern sub area. The trail will also provide additional public recreational opportunities for visitors and Area residents.

G. Public Utility Upgrades

Proposed utility upgrades will increase the economic vitality of the CBD and help create a more pedestrian-friendly environment. Aboveground electrical utility poles in the downtown commercial core will be undergrounded and, with assistance from the City, property owners will be encouraged to upgrade the electrical capacity of older commercial buildings and separate shared water/sewer connections.

Relationship to Existing Conditions  

Many of downtown’s older commercial buildings lack adequate public utilities. On Main Street, downtown’s principal commercial corridor, for example, underutilized commercial buildings will require electrical utility upgrades before they can accommodate higher intensity commercial, office and residential uses. In addition to inadequate electrical capacity, several buildings in the CBD share the same water and sewer connections. The Plan proposes several programs that would offer financial and technical assist to property and business owners for utility upgrades.

H. Public Parking Facilities

This project will facilitate the acquisition and development of property for public parking facilities. As the Area attracts more businesses and residents, the demand for additional, conveniently located parking facilities will grow.

Relationship to Existing Conditions  

While the Area’s supply of parking is adequate for the needs of existing businesses and residents, it is anticipated that the demand for public parking facilities will increase as the Area redevelops. As employment and housing densities increase, it will be necessary to provide additional off-street parking for employees and other long-term visitors to the Area. In addition, to promote patronage of Area businesses, establishing public parking facilities at key locations throughout the Area, particularly in the downtown commercial core, will be critical.

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

Table 9 below shows the estimated total cost of each project and the estimated sources of funds to address such costs, with all figures in 2004 dollars.  This analysis is based on known projects at the time of preparation of the Plan and does not include projects authorized by the Plan, but unknown at this time.   

Table 9:  Estimated Urban Renewal Share of Project Costs and Revenues (In Year of Expenditure Dollars)

[image: image11.wmf]Bond Issuance Costs

285,672

Materials & Services

1,057,844

Capital Projects

  Streetscape  Improvements

3,125,000

  Open Space Improvements

900,000

  Parking Facilities

1,050,000

  Utility Upgrades

630,000

  Assistance to Property Owners

1,315,000

Total Capital Projects

7,020,000

Contingency

702,000

Total Expenditures

9,065,516


V. THE ANTICIPATED COMPLETION DATE FOR EACH PROJECT

Projects will be ongoing and accomplished in increments.  All projects are expected to begin in FY 2006/2007 and be completed in FY 2023/2024.

VI. THE ESTIMATED AMOUNT OF TAX INCREMENT REVenUES REQUIRED AND THE ANTICIPATED YEAR IN WHICH INDEBTEDNESS WILL BE RETIRED

Table 10 shows the yearly tax increment revenues and their allocation to debt service and debt service reserve funds.  It is anticipated that all debt will be retired by the end of FY 2026/2027.  The total amount of tax increment revenues required to service debt is $10,496,803.

Table 10. Tax Increment Revenues, Debt Service and Debt Service Reserves
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2006

2007

2008

2009

2010

2011

2012

2013

2014

2015

2016

Revenues

Beginning Balance

0

25,638

152,474

185,989

231,057

231,172

300,680

294,783

295,252

371,587

370,081

Property Tax

  Current Year

25,384

65,668

114,371

165,063

207,698

252,952

300,010

304,960

349,471

394,073

442,234

  Prior Year

0

762

1,970

3,431

4,952

6,231

7,589

9,000

9,149

10,484

11,822

Interest

254

921

2,688

3,545

4,437

4,904

6,083

6,087

6,539

7,761

8,241

Transfer from Project Fund

110,000

Total

25,638

202,988

271,503

358,028

448,144

495,259

614,362

614,831

660,411

783,905

832,379

Expenditures

Debt Service - Long Term Bonds

Bond 1

50,514

50,514

50,514

50,514

50,514

50,514

50,514

50,514

50,514

50,514

Bond 2

76,458

76,458

76,458

76,458

76,458

76,458

76,458

76,458

Bond 3

67,607

67,607

67,607

67,607

67,607

67,607

Bond 4

74,245

74,245

74,245

Bond 5

71,356

Bond 6

Bond 7

Bond 8

Total Debt Service - Long Term Bonds

50,514

50,514

126,971

126,971

194,578

194,578

194,578

268,824

268,824

340,180

Bond Reserve (i.e. Debt Service Reserve)

50,514

50,514

126,971

126,971

194,578

194,578

194,578

268,824

268,824

340,180

Short Term Bonds

35,000

90,000

125,000

125,000

20,000

145,000

50,000

Total Expenditures

0

101,027

136,027

253,942

343,942

389,157

514,157

514,157

557,648

682,648

730,360
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2017

2018

2019

2020

2021

2022

2023

2024

2025

2026

2027

Revenues

Beginning Balance

442,199

441,716

514,422

513,340

513,668

560,677

558,888

564,506

641,792

998,559

1,480,339

Property Tax

  Current Year

487,006

533,841

582,420

607,123

658,212

711,349

766,612

824,079

874,088

925,893

979,557

  Prior Year

13,267

14,610

16,015

17,473

18,214

19,746

21,340

22,998

24,722

26,223

27,777

Interest

9,425

9,902

11,129

11,379

11,901

12,918

13,468

14,116

15,406

19,507

24,877

Transfer from Project Fund

Total

951,897

1,000,069

1,123,986

1,149,314

1,201,994

1,304,691

1,360,309

1,425,699

1,556,008

1,970,181

2,512,549

Expenditures

Debt Service - Long Term Bonds

Bond 1

50,514

50,514

50,514

50,514

50,514

Bond 2

76,458

76,458

76,458

76,458

76,458

76,458

76,458

76,458

Bond 3

67,607

67,607

67,607

67,607

67,607

67,607

67,607

67,607

67,607

67,607

Bond 4

74,245

74,245

74,245

74,245

74,245

74,245

74,245

74,245

74,245

74,245

74,245

Bond 5

71,356

71,356

71,356

71,356

71,356

71,356

71,356

71,356

71,356

71,356

71,356

Bond 6

70,467

70,467

70,467

70,467

70,467

70,467

70,467

70,467

70,467

70,467

Bond 7

95,670

95,670

95,670

95,670

95,670

95,670

95,670

Bond 8

178,104

178,104

178,104

178,104

Total Debt Service - Long Term Bonds

340,180

410,647

410,647

410,647

506,317

455,803

455,803

633,907

557,450

489,842

489,842

Bond Reserve (i.e. Debt Service Reserve)

340,180

410,647

410,647

410,647

455,803

455,803

455,803

557,450

557,450

422,235

489,842

Short Term Bonds

170,000

75,000

200,000

225,000

135,000

290,000

340,000

150,000

Total Expenditures

850,360

896,293

1,021,293

1,046,293

1,097,120

1,201,606

1,251,606

1,341,357

1,114,899

912,077

979,685


VII. FINANCIAL ANALYSIS OF THE PLAN 

The estimated tax increment revenues of $10,496,803are based on projections of the assessed value of development within the Area.  

Table 11 shows the projected incremental assessed value, projected tax rates that would produce tax increment revenues, and the annual tax increment revenues.  These in turn provide the basis for the projections in Table 10.

Table 11:  Projected Incremental Assessed Value
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2005

2006

2007

2008

2009

2010

2011

2012

2013

2014

2015

2016

Appreciation Growth %

2.75%

2.80%

2.85%

2.90%

2.90%

2.90%

2.90%

2.90%

2.90%

2.90%

2.90%

2.90%

Appreciation Growth $

1,152,749

1,219,985

1,291,657

1,395,276

1,493,739

1,596,798

1,686,605

1,780,321

1,878,100

1,980,098

2,086,481

2,197,417

Exception Value

500,000

530,450

1,500,000

2,000,000

2,060,000

1,500,000

1,545,000

1,591,350

1,639,091

1,688,263

1,738,911

1,791,078

Total Assessed Value

43,570,878

45,321,312

48,112,970

51,508,246

55,061,985

58,158,782

61,390,387

64,762,058

68,279,248

71,947,610

75,773,002

79,761,497

Certified ("Frozen") Base Value

43,570,878

43,570,878

43,570,878

43,570,878

43,570,878

43,570,878

43,570,878

43,570,878

43,570,878

43,570,878

43,570,878

43,570,878

Incremental Assessed Value

0

1,750,435

4,542,092

7,937,368

11,491,107

14,587,905

17,819,509

21,191,181

24,708,371

28,376,732

32,202,124

36,190,620

Consolidated Billing Rate

15.2648

15.2185

15.1675

15.1204

14.9870

14.9423

14.9024

12.9920

12.9636

12.8816

12.8627

Tax Increment Revenues

0

26,720

69,124

120,390

173,750

218,629

266,265

315,800

321,010

367,864

414,813

465,510
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2018

2019

2020

2021

2022

2023

2024

2025

2026

2027

Appreciation Growth %

2.90%

2.90%

2.90%

2.90%

2.90%

2.90%

2.90%

2.90%

2.90%

2.90%

Appreciation Growth $

2,433,662

2,547,739

2,666,428

2,789,904

2,918,344

3,051,936

3,190,871

3,335,347

3,461,072

3,591,313

Exception Value

1,500,000

1,545,000

1,591,350

1,639,091

1,688,263

1,738,911

1,791,078

1,000,000

1,030,000

1,060,900

Total Assessed Value

87,853,054

91,945,792

96,203,570

100,632,564

105,239,172

110,030,019

115,011,968

119,347,315

123,838,387

128,490,600

Certified ("Frozen") Base Value

43,570,878

43,570,878

43,570,878

43,570,878

43,570,878

43,570,878

43,570,878

43,570,878

43,570,878

43,570,878

Incremental Assessed Value

44,282,176

48,374,915

52,632,693

57,061,687

61,668,294

66,459,141

71,441,090

75,776,437

80,267,510

84,919,723

Consolidated Billing Rate

12.6899

12.6734

12.1422

12.1422

12.1422

12.1422

12.1422

12.1422

12.1422

12.1422

Tax Increment Revenues

561,938

613,074

639,077

692,854

748,789

806,960

867,452

920,093

974,624

1,031,112



VIII. IMPACT OF THE TAX INCREMENT FINANCING, BOTH UNTIL AND AFTER THE INDEBTEDNESS IS REPAID, UPON ALL ENTITIES LEVYING TAXES UPON PROPERTY IN THE URBAN RENEWAL AREA

The impact of tax increment financing on overlapping taxing districts consists primarily of the property tax revenues foregone on permanent rate levies as applied to the growth in assessed value in the Area without the Plan.  Revenues on growth in assessed value that would not occur but for the Plan cannot be considered as foregone.  

It is reasonable to project that development within the Area without the Plan would take much longer to occur, would be less extensive and would have lower assessed values.   The analysis below in Table 12 assumes that only 30% of the new development projected with the Plan would occur without urban renewal.  There are small impacts (increases) on tax rates for bonds approved by voters prior to October, 2001.  

Table 12:  Projected Impact on Taxing District Permanent Rate Levies During Use of Tax Increment Financing
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2006

2007

2008

2009

2010

2011

2012

2013

2014

2015

2016

POLK COUNTY

1,749

4,702

8,036

11,498

14,772

18,164

21,678

25,319

29,091

32,998

37,045

CHEMEKETA REGIONAL LIBRARY

83

224

383

548

704

866

1,033

1,207

1,387

1,573

1,766

CITY OF DALLAS

4,276

11,496

19,648

28,111

36,116

44,409

53,001

61,902

71,123

80,675

90,570

POLK SOIL/WATER CONSERVATION DIST.

51

137

234

335

430

529

632

738

848

961

1,079

DALLAS CEMETERY DIST.

56

150

256

367

471

579

691

807

927

1,052

1,181

ASH CREEK WATER/CONSERVATION DIST. 

109

293

501

716

920

1,132

1,350

1,577

1,812

2,056

2,308

WILLAMETTE ESD

302

813

1,389

1,988

2,554

3,141

3,748

4,378

5,030

5,705

6,405

CHEMEKETA COMMUNITY COLLEGE

638

1,715

2,931

4,194

5,388

6,625

7,907

9,235

10,611

12,036

13,512
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2017

2018

2019

2020

2021

2022

2023

2024

2025

2026

2027

2028

POLK COUNTY

41,237

45,374

49,653

54,080

58,661

63,399

68,301

73,372

78,183

83,149

88,275

93,566

CHEMEKETA REGIONAL LIBRARY

1,966

2,163

2,367

2,578

2,796

3,022

3,256

3,498

3,727

3,964

4,208

4,460

CITY OF DALLAS

100,820

110,933

121,395

132,220

143,418

155,003

166,988

179,386

191,148

203,289

215,821

228,756

POLK SOIL/WATER CONSERVATION DIST.

1,202

1,322

1,447

1,576

1,709

1,847

1,990

2,138

2,278

2,423

2,572

2,726

DALLAS CEMETERY DIST.

1,314

1,446

1,583

1,724

1,870

2,021

2,177

2,339

2,492

2,651

2,814

2,983

ASH CREEK WATER/CONSERVATION DIST. 

2,569

2,827

3,093

3,369

3,654

3,950

4,255

4,571

4,871

5,180

5,499

5,829

WILLAMETTE ESD

7,130

7,845

8,585

9,351

10,143

10,962

11,809

12,686

13,518

14,377

15,263

16,178

CHEMEKETA COMMUNITY COLLEGE

15,041

16,550

18,111

19,726

21,396

23,125

24,913

26,762

28,517

30,328

32,198

34,127


The average impact of foregone revenues as a percentage of the total permanent rate levy of each taxing district is shown in Table 13 below.

Table 13:  Average Annual Revenues Foregone as Percent of Levy

[image: image18.wmf]Taxing District Levy

Average/Year

Average Levy

Average 

% of Levy

POLK COUNTY

43,578

7,446,655

0.6%

CHEMEKETA REGIONAL LIBRARY

2,077

354,975

0.6%

CITY OF DALLAS

106,544

3,210,065

3.3%

POLK SOIL/WATER CONSERVATION DIST.

1,270

216,977

0.6%

DALLAS CEMETERY DIST.

1,389

58,193

2.4%

ASH CREEK WATER/CONSERVATION DIST. 

2,715

41,639

6.5%

WILLAMETTE ESD

7,535

2,716,120

0.3%

CHEMEKETA COMMUNITY COLLEGE

15,895

2,716,120

0.6%


Table 14. shows in the increase in permanent rate levy revenues that would occur after termination of the tax increment financing in FY 2027/2028.  By FY 2035/2036 revenues added to the permanent rate levies would exceed the revenues foregone during the use of tax increment financing.  

Table 14:  Additional Revenues Obtained After Termination of Tax Increment Financing

[image: image19.wmf]FY Ending June 30

2029

2030

2031

2032

2033

2034

2035

2036

POLK COUNTY

63,530

66,765

70,136

73,647

77,304

81,113

85,080

89,210

CHEMEKETA REGIONAL LIBRARY

3,028

3,183

3,343

3,511

3,685

3,867

4,056

4,253

CITY OF DALLAS

155,323

163,232

171,473

180,057

188,999

198,312

208,010

218,107

POLK SOIL/WATER CONSERVATION DIST.

1,851

1,945

2,044

2,146

2,252

2,363

2,479

2,599

DALLAS CEMETERY DIST.

2,025

2,128

2,236

2,348

2,464

2,586

2,712

2,844

ASH CREEK WATER/CONSERVATION DIST. 

3,958

4,159

4,369

4,588

4,816

5,053

5,300

5,557

WILLAMETTE ESD

10,985

11,544

12,127

12,734

13,366

14,025

14,711

15,425

CHEMEKETA COMMUNITY COLLEGE

23,172

24,352

25,582

26,862

28,196

29,586

31,032

32,539


IX. RELOCATION REPORT

At the time of adoption of the Plan, the alignments and locations of public improvements and facilities had not been determined with enough specificity to know whether any residents or businesses would be displaced.  At the time that such project locations and alignments are determined, and if there is displacement as a result of projects, the Agency shall amend this section of the Report to present that information.

City of Dallas                                                                July 8, 2004
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