
 

 
 

CENTRAL ALBANY REVITALIZATION AREA (CARA) ADVISORY BOARD 

AGENDA 
 

cityofalbany.net 
   

 Wednesday, December 11, 2019 
5:15 p.m.  

Council Chambers, Albany City Hall 
333 Broadalbin Street SW 

5:15 p.m. CALL TO ORDER 
 
5:15 p.m. ROLL CALL 
   
5:15 p.m.  APPROVAL OF MINUTES  

a. November 13, 2019.  [Pages 2-3] 

5:20 p.m. BUSINESS FROM THE PUBLIC   

5:25 p.m. URBAN RENEWAL FINANCIALS REVIEW UPDATE.  [Pages 4-18] (Sherry) 

5:45 p.m. WELLS FARGO DEVELOPMENT UPDATE.  [Verbal]  (Sherry) 

5:45 p.m. STAFF UPDATES.  [Verbal]  (Sherry) 

5:50 p.m. BUSINESS FROM THE BOARD   

  NEXT MEETING DATE: Wednesday, January 15, 2019 

5:55 p.m. ADJOURNMENT 

The location of this meeting is accessible to the disabled. If you have a disability that requires accommodation, please notify 
the City Manager’s Office in advance of the meeting: cmadmin@cityofalbany.net | 541-791-0206 or 541-917-7519.  



CENTRAL ALBANY REVITALIZATION AREA ADVISORY BOARD 

MINUTES 
Wednesday, November 13, 2019 

Council Chambers, Albany City Hall 
Approved: DRAFT 

CALL TO ORDER 

Chair Rich Catlin called the meeting to order at 5:15 p.m. 

ROLL CALL 

Members Present: Members Russ Allen, Rich Catlin, Maura Wilson; City Councilors Bill Coburn, Alex Johnson II, Rich 
Kellum, Mike Sykes, Dick Olsen, and Mayor Sharon Konopa 

Members Absent:  Members David Abarr, James Dufour, Sam Flande (excused), Mark Spence (excused); Councilor Bessie 
Johnson 

APPROVAL OF MINUTES 

October 16, 2019 

MOTION:  Member Rich Kellum moved to approve the minutes as presented. Member Bill Coburn seconded the motion, 
and it passed 9-0. 

BUSINESS FROM THE PUBLIC 5:16 p.m. 

None. 

DOWNTOWN PARKING STUDY DISCUSSION 5:17 p.m.  

Rick Williams, Rick Williams Consulting, gave a presentation on the Downtown Parking Study and Draft Strategy 
Considerations. The study found that the parking supply is not constrained and that a strong parking management system 
is already in place through the Albany Downtown Association. It recommended that the city take this opportunity to 
strengthen the system and prepare for potential future constraints.  

The board, consultant, and members of the public had a brief discussion about the study and recommended strategies. 
The study findings are available on the city’s website.  

STAFF UPDATES 6:00 p.m. 

Economic Development Manager Seth Sherry referred to previous discussion about the inability to place two large 
wayfinding signs where originally planned. He suggested that the signs could be repurposed and donated to the city to be 
used for Welcome to Albany signage. The donation would be appropriate because it helps complete and add continuity 
to wayfinding signage within the urban renewal district. The Parks Department is willing to take on the cost of repurposing 
and installation.  There was general agreement that staff should proceed with repurposing and donating the signs. 

Sherry gave a brief update on the Wells Fargo Property. The developers are expected to present development plans at the 
next meeting. 
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CENTRAL ALBANY REVITALIZATION AREA ADVISORY BOARD MINUTES Page 2 of 2 
November 13, 2019 

RECESS TO EXECUTIVE SESSION TO DISCUSS REAL PROPERTY TRANSACTIONS IN ACCORDANCE 
WITH ORS 192.660(2)(e) 6:08 p.m. 

The board recessed to executive session at 6:08 p.m. 

RECONVENE 6:26 p.m. 

The board reconvened to regular session at 6:26 p.m. 

BUSINESS FROM THE BOARD 6:26 p.m. 

None. 

NEXT MEETING DATE: Wednesday, December 11, 2019 

ADJOURNMENT:  The meeting was adjourned at 6:26 p.m.  

Submitted by,     Reviewed by, 

Teresa Nix Seth Sherry  
Recorder Economic Development Manager 
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MEMO 

cityofalbany.net 

TO: Central Albany Revitalization Area (CARA) Advisory Board 

FROM: Seth Sherry, Economic Development Manager 

DATE: December 4, 2019, for the December 11, 2019 CARA Advisory Board Meeting 

SUBJECT: Albany Revitalization Agency Financials Review Update 

In October 2019, the Albany Revitalization Agency (ARA) contracted with Tiberius Solutions LLC to provide 
a full financial review for the urban renewal district. This review and updated projections come at a beneficial 
time, as the CARA board is moving forward with significant projects including riverfront redevelopment. 
Conclusions of the review were favorable in terms of the Agency’s projected financial capacity to fund or 
partner of larger scale projects and still sunset the district within the anticipated time period originally 
projected. 

Some key findings include: 

• Through the end of FYE 2019, CARA has used $34.5 million of the $56.0 million maximum
indebtedness for the Area. CARA has remaining financial capacity of $21.5 million.

• Based on outstanding financial obligations, beginning fund balances, and assumed new loan terms,
CARA could incur the full amount of this indebtedness in FYE 2022.

• Actual assessed value in the CARA boundary exceeded 2001 projected average growth.

In addition to these findings, Tiberius Solutions also created several key products the Agency staff can 
continue to use. These include: 

• Excel workbook that documents historical tax increment finance (TIF) revenue.
• TIF revenue forecast worksheet.
• TIF impact statements to share with affected taxing districts.

Combined, these worksheets now at the Agency’s disposal, offer an authoritative framework for making 
critical financial partnership and project decisions.  

SS:sd 
Attachment 1 

4



Tiberius Solutions LLC December 2, 2019 1 

DATE:  December 2, 2019 
TO:  Seth Sherry and Sophie Dykast, City of Albany 
FROM:  Nick Popenuk and Ali Danko 
SUBJECT: City of Albany Urban Renewal Financial Update 

The City of Albany contracted with Tiberius Solutions LLC to provide an updated financial forecast for the 
Central Albany Revitalization Area (CARA). The key deliverable from this analysis is an Excel workbook 
that documents historical tax increment finance (TIF) revenue and forecasts future TIF revenue for CARA. 
This memorandum summarizes the analysis, including key assumptions and results.  

Background 
Urban renewal, permitted by Oregon Revised Statue (ORS) 457, is primarily used by cities and counties 
across Oregon as a revenue source for funding capital projects to help revitalize “blighted” areas.  

How tax increment financing works 
When an urban renewal area (URA) is established, the assessed value within the URA boundary becomes 
the “frozen base” value. When assessed value in the URA grows over time, the difference between the total 
assessed value and the frozen base is considered “increment” value. Each year, property tax revenue from 
the frozen base in the URA is distributed normally to all overlapping taxing districts, and the URA receives 
all the property tax revenue generated from the increment, called Tax Increment Finance (TIF) revenue. 
TIF revenue can only be spent on capital projects located in the URA. After the URA expires, all tax 
revenue is distributed to the overlapping taxing districts. Exhibit 1 illustrates the general tax revenue 
distribution within a URA boundary over the life of the URA.  

Exhibit 1. Example Urban Renewal Revenue Distribution 

Source: Tiberius Solutions 
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Tiberius Solutions LLC December 2, 2019 2 

Financial restrictions and limitations on urban renewal 

Urban renewal plans are required to have a “maximum indebtedness”, which functions as a limit on the 
cumulative amount of TIF that can be spent on projects in the URA. Note that maximum indebtedness 
does not function as a revolving credit limit. In other words, paying off debt for old projects, does not free 
up maximum indebtedness to be used on future projects. Once a URA incurs the full amount of maximum 
indebtedness, it cannot incur additional debt to fund additional projects. 

Overview of the Central Albany Revitalization Area 
The Central Albany Revitalization Area Urban Renewal Plan (“Plan”) was adopted in August 2001. Its 
boundary encompasses 986 acres in the City of Albany, about nine percent of the total City acreage. The 
Plan identified a range of programs and capital projects to be carried out by CARA, including development 
partnerships, public space improvements, infrastructure, pedestrian/bike connectivity projects, community 
facilities, and technical support. The Plan has a maximum indebtedness of $56,000,000. 

Exhibit 2 shows a map of the Central Albany Revitalization Area boundary.
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Tiberius Solutions LLC December 2, 2019 3 

Exhibit 2. Central Albany Revitalization Area Map 

 
Source: Central Albany Revitalization Area Urban Renewal Plan 
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Tiberius Solutions LLC December 2, 2019 4 

Analysis 
Our analysis includes an evaluation of historical trends in the Area compared to original projections, as well 
as an updated financial forecast for future years. 

Historical trends in the Area compared to original projections 
The Report that accompanied the original Plan forecast that assessed value would grow by 3.2% per year in 
years 1-10, and 3.5% for the remaining years. All combined, total assessed value in the area was forecast to 
grow by an average annual growth rate of 3.35% over the 25-year forecast period. 

Exhibit 3 and Exhibit 4 compare assessed value from the original Report and actual historical data. In FYE 
2020, total assessed value in the CARA boundary was 19.8% higher than what was forecast in the original 
Report. This can be attributed to two main factors: (1) a higher than forecast frozen base, and (2) higher 
than forecast growth in assessed value over time. Assessed value in CARA has grown at an average annual 
growth rate of 3.7% from FYE 2003 through FYE 2020, slightly higher than the 3.4% average growth rate 
originally forecast over the same time period. The frozen base certified by the County Assessor was 
$243,269,409, which was 11% higher than the Report’s estimate of $218,843,490. These two factors 
combined contribute to higher than forecast assessed value.  
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Tiberius Solutions LLC December 2, 2019 5 

Exhibit 3. Assessed Value, Forecast and Actual, CARA, FYE 2003 to FYE 2020 

 
Sources: 
Actual: Linn County Assessor, SAL Table 4c, FYE 2011-2020, Oregon Department of Revenue Property Tax Statistics, FYE 2003-2010 
Original Forecast: Report Accompanying CARA Urban Renewal Plan 
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Tiberius Solutions LLC December 2, 2019 6 

Exhibit 4. Assessed Value, Forecast and Actual, CARA, FYE 2003 to FYE 2020/2027 

 
Sources: 
Actual: Linn County Assessor, SAL Table 4c, FYE 2011-2020, Oregon Department of Revenue Property Tax Statistics, FYE 2003-2010 
Original Forecast: Report Accompanying CARA Urban Renewal Plan 

Exhibit 5 compares the Report’s original TIF projections to the actual historical TIF collections through 
FYE 2018. Similar to the assessed value growth shown in Exhibit 3 and Exhibit 4, actual gross TIF revenue 
is higher than what was originally forecast. From FYE 2003 to FYE 2020, CARA imposed $6.6 million in 
TIF, or 23%, more than originally forecast.  
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Tiberius Solutions LLC December 2, 2019 7 

Exhibit 5. Gross TIF Revenue, Forecast and Actual, CARA,  
FYE 2012 to FYE 2018 

   
Sources:  
Actual: Linn County Assessor, SAL Table 4c, FYE 2011-2020, Oregon Department of Revenue Property Tax Statistics, FYE 2003-2010 
Original Forecast: Report Accompanying CARA Urban Renewal Plan 

For assessed value, the difference between forecast and actual has been fairly stable, showing a gradually 
widening gap over time. However, the difference in TIF revenue has been more variable, with the gap 
between forecast and actual widening and shrinking over time. The additional volatility seen in TIF revenue 
is due to fluctuations in the consolidated tax rate used to calculate TIF. The original forecast was unable to 
accurately forecast changes in general obligation bond and local option levy tax rates that occurred over the 
past two decades. 

Updated financial forecast 
The basic calculation of annual tax increment revenue is simple: incremental assessed value multiplied by 
the consolidated tax rate. However, to understand financial capacity, we also need to account for the 
duration of the URA, the impact of inflation over time, and the use of financing options (e.g., bonds and 
loans) to accelerate the timing of funding at the expense of interest paid over time. 

The remainder of this section describes the steps used in the analysis and highlights all key assumptions. 
Those steps are: 

1. Determine the consolidated tax rate 

2. Forecast future assessed value 
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Tiberius Solutions LLC December 2, 2019 8 

3. Calculate TIF revenue 

4. Determine borrowing capacity 

1. Determine the consolidated tax rate 
The CARA Urban Renewal Plan is an “Option 3” urban renewal plan, as defined in ORS 457. Therefore, 
the consolidated tax rate for CARA is equal to the sum of all permanent tax rates, as well as any general 
obligation bond levies and any local option taxes approved by voters before 2013. CARA encompasses 
three separate tax code areas: 846, 847, and 848. All three tax code areas have the same consolidated tax 
rate. Exhibit 6 shows the consolidated tax rates for the URA in FYE 2020.  

Exhibit 6. Consolidated Tax Rate by TCA, CARA Boundary, FYE 2018 

 
Source: Tiberius Solutions using data from Linn County Assessor, FYE 2020 

2. Forecast Future Assessed Value  
To forecast future growth in assessed value we first look at historical growth in the area to inform our 
expectations for future growth. 

Historical growth 

The assessed value of CARA is published annually by the Linn County Office of Assessment and Taxation. 
Exhibit 7 shows the assessed value in the URA from FYE 2003 (the URA’s first year) to FYE 2020. CARA 
has experienced an average annual growth rate of 3.7 percent over the life of the URA. Growth has been 
stronger over the past five years, with an average growth rate of 4.6 percent from FYE 2016 to FYE 2020. 
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Tiberius Solutions LLC December 2, 2019 9 

Exhibit 7. Assessed Value, Central CARA, FYE 2003 to 2020 

 
Source: Linn County Assessor, SAL Table 4c, FYE 2011-2020, Oregon Department of Revenue Property Tax Statistics, FYE 2003-2010 

Future growth projections 

Based on observed historical trends in CARA, and conversations with City staff about future development 
opportunities in the Area, we forecast assessed value growth in CARA to average 3.5% annually for all 
future years. This projection is lower than what CARA has experienced in the past, but is justified by a lack 
of remaining opportunity sites for large-scale private development in the Area. The forecast for FYE 2021 
and FYE 2022 also includes known construction activity that has either recently completed construction, or 
is currently underway. This short-term construction activity, related to residential development at Edgewater 
Village is detailed in Exhibit 8.  
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Tiberius Solutions LLC December 2, 2019 10 

Exhibit 8. Assumptions for short-term construction activity 

 
Sources and Notes: 
City staff provided Tiberius Solutions with the assumption for number of homes built and the addresses and sale prices of 12 previously built 
homes in the same subdivision  
RMV Per Home is calculated as the average sale price for recently completed homes in the subdivision. 
Land RMV per unit is calculated as the average land RMV for recently completed homes in the subdivision, with data from Linn County Assessor 
Changed Property Ratio: Linn County SAL 7a, FYE 2019 

Exhibit 9 shows the assumed growth rate for the CARA in future years and compares these growth rates to 
those in the original Plan. Note that the original plan assumed that the CARA would expire in FYE 2027. 
The updated forecast assumes that CARA will continue to collect TIF revenue through the last year that 
debt is scheduled to be repaid in FYE 2033. By FYE 2027, the last year of the original forecast, the updated 
forecast shows that the CARA’s assessed value will be 21.2% higher than the original forecast.  

Exhibit 9. Forecast of Assessed Value, FYE 2021 to FYE 2027 

 
Sources:  
Updated Forecast: Tiberius Solutions, 2018;  
Original Forecast: Report Accompanying CARA Urban Renewal Plan 

3. Calculate TIF Revenue 

Gross TIF revenue is calculated as the product of the increment assessed value and the consolidated tax 
rate each year. However, actual TIF received (i.e., net revenue) in a given year tends to be lower, due to 
discounts (from paying early), delinquencies (unpaid taxes), truncation loss (lost revenue due to rounding), 
and compression loss (for properties where the taxes imposed would exceed constitutional limits). Our 
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Tiberius Solutions LLC December 2, 2019 11 

forecast of net TIF revenue assumes a 5.0% adjustment factor to convert from gross to net revenue, based 
on our experience with other jurisdictions across the State, plus an additional 2% of prior year collections 
that are assumed to be received the following year as late payment on delinquent accounts. 

Our analysis assumes that CARA will reach its maximum indebtedness of $56 million in FYE 2022. After 
CARA reaches its maximum indebtedness, CARA will no longer be allowed to incur new debt, and 
therefore can only fund projects with existing debt proceeds, and must cease collecting TIF revenue when 
resources are sufficient to pay off all outstanding debt.  

There are options for how CARA can implement termination of TIF revenue. One approach is to collect 
the full amount of TIF for a relatively short period of time, making accelerated debt service payments each 
year until all debt is repaid ahead of schedule. Another approach is for CARA to continue making debt 
service payments as schedule, but to reduce the amount of TIF revenue imposed each year in a process 
known as “underlevying” TIF. Based on conversations with City staff, we assume that CARA will pursue the 
underlevy approach, beginning in FYE 2023, and continuing to collect a reduced amount of annual TIF 
revenue through FYE 2033, when all debt is scheduled to be repaid. Exhibit 10 and Exhibit 11 show the 
updated forecast of TIF revenue through FYE 2033.  

Exhibit 10. TIF Forecast, CARA 

 
Source: Tiberius Solutions 
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Tiberius Solutions LLC December 2, 2019 12 

Exhibit 11. Gross Tax Revenue to CARA and Taxing Districts 

  
Source: Tiberius Solutions 

 Exhibit 12 compares this updated forecast to the forecast from the original Report.  

Exhibit 12. Comparison of Original TIF Forecast to Updated Forecast, FYE 2021 to 2033 

 
Sources:  
Updated Forecast: Tiberius Solutions   
Original Forecast: Report Accompanying CARA Urban Renewal Plan 

4. Determine Borrowing Capacity and Cash Flow Analysis 

Net TIF revenue (as shown previously in Exhibit 10) gives a general idea of the revenue generated by 
CARA each year. However, those numbers are insufficient to understand the total funding available for 
projects over the life of CARA.  

Based on conversations with City staff, this analysis assumes that CARA may take out one new loan in FYE 
2022 to pay for large capital project(s). This will result in CARA reaching its maximum indebtedness. 
Therefore, the amount of CARA expenditures in subsequent years are limited to any remaining fund 
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Tiberius Solutions LLC December 2, 2019 13 

balances. TIF revenue collected in subsequent years can only be spent on debt service for outstanding 
loans.  

To determine borrowing capacity for the new loan, we created an assumed future cash flow (i.e., finance 
plan) for the URA. Note that there are infinite versions of financing assumptions that could have been 
modeled based on the specific needs of the URA. Ultimately, the City will make decisions regarding any 
future indebtedness as part of the annual budget process, based on more concrete loan terms, with the 
intention to fund specific projects. 

This finance plan takes into account existing fund balance, outstanding debt, and budgeted expenditures, 
and makes assumptions about the amount and timing of debt that could be incurred in future years, to 
determine the total remaining borrowing capacity of CARA. Based on conversations with City staff and our 
experience in other urban renewal areas, we use the following assumptions in this analysis. Note that 
borrowing capacity is dependent on exact financing terms. Shorter-term loans, higher interest rates, and 
higher debt service coverage requirements would reduce the amount of borrowing capacity for the CARA. 

 Inflation rate: 3.0% 

 Beginning fund balance: $ 6,840,743 in FYE 2020 ($6,197,056 already counted towards maximum 
indebtedness) 

 Maximum Indebtedness remaining as of the end of FYE 2019: $21,482,666. 

 Existing loans:  

 2007 CARA: payments through FYE 2022 

 2008 Downtown Albany Streetscape: payments through 2033 

 New loan: 

 Minimum debt service coverage ratio required: 1.5 times annual TIF revenue1 

 Interest rate: 5.0% 

 Amortization period: 12 years (to coincide with the final year of scheduled payments for the 
2008 Downtown Albany Streetscape loan) 

 Timing: FYE 2022 

Other than the new loan, the finance plan assumes a "pay as you go" approach, relying on the direct 
expenditure of TIF revenue without incurring formal, long-term indebtedness.  

Conclusions 
We draw the following conclusions from the results of the analysis:  

 Through the end of FYE 2019, CARA has used $34.5 million of the $56.0 million maximum 
indebtedness for the Area. Thus, CARA has remaining financial capacity of $21.5 million. Based 
on outstanding financial obligations, beginning fund balances, and assumed new loan terms, CARA 
has the ability to incur the full amount of this indebtedness in FYE 2022. That timing coincides well 
with the expected completion of the waterfront design project in FYE 2021. 

 Although CARA has $21.5 million in remaining financial capacity, not all of that capacity can be 
allocated to capital projects. Some of that capacity has already been budgeted in FYE 2020 and 
FYE 2021 to pay for partnerships, the waterfront design project, and other administrative and 

 
1 Note, current debt service coverage ratio (annual TIF revenue divided by annual debt service payments) in FYE 2020 
is 3.29. 

17



 

Tiberius Solutions LLC December 2, 2019 14 

central services. CARA will need make policy decisions about how much of the remaining capacity 
should be preserved for large-scale capital projects, versus other economic development activities 
and administrative costs in future years. 
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