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SECTION 100:  INTRODUCTION 

The North Gateway Urban Renewal Plan will be administered by the Salem Urban Renewal Agency 

(Agency), which was established by the Salem City Council as the City’s Urban Renewal Agency.  Oregon 

Urban Renewal Law (ORS 457.085) requires that the Urban Renewal Plan be accompanied by a Report 

which contains additional information outlined below: 

 ● A description of the physical, social, and economic conditions in the area; 

 ● Expected impact of the Plan, including fiscal impact in light of increased services; 

 ● Reasons for selection of the Plan area; 

 ● The relationship between each project to be undertaken and the existing conditions; 

 ● The total cost of each project and the source of funds to pay such costs; 

 ● Estimated completion date of each project 

The Report on the North Gateway Urban Renewal Plan (Report) contains background information and 

project details that pertain to the North Gateway Urban Renewal Plan (Plan). The Report is not a legal 

part of the Plan, but is intended to provide public information and support the findings made as part of 

the approval of the Plan. 

The Report provides only guidance on how the Plan might be implemented. As the Salem Urban 

Renewal Agency reviews revenues and potential projects each year, it has the authority to make 

adjustments to the assumptions in this Report. The Agency may allocate budgets differently, adjust the 

timing of the projects, decide to incur debt at different timeframes than projected in this Report, and 

make other changes, as allowed in the amendment section of the Plan. 
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Exhibit 1. North Gateway URA Boundary 
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SECTION 200: EXISTING PHYISCAL, SOCIAL AND ECONOMIC CONDITIONS 

This section of the Report describes existing conditions within the North Gateway Urban Renewal Area 

and documents the occurrence of “blighted areas” as defined by ORS 457.010 (1). 

A. Physical Conditions 
1. Land Use 

The North Gateway Urban Renewal Area shown in Exhibit 1, contains 674 tax lots consisting of 778 

acres, and an additional 152 acres of right-of-way for a total of 930 acres. The North Gateway Urban 

Renewal Area is located entirely within the Salem city limits. 

An analysis of property classification from the City of Salem was used to determine the land-use 

designation of parcels within the North Gateway Urban Renewal Area. Thirteen percent (13%) of the 

North Gateway Urban Renewal Area is currently classified as vacant. The predominant land use within 

the North Gateway Urban Renewal Area is commercial (52% of total acreage), followed by Government 

land-use as the next largest (14% of total acreage). Collectively, these three uses: commercial, 

government, and vacant account for nearly 80% of the total acreage within the North Gateway Urban 

Renewal Area. The total land uses of the North Gateway Urban Renewal Area, by acreage and parcel are 

shown in Exhibit 2. Exhibit 3 provides the land-use classification data within a parcel/map format. 

Exhibit 2. Land Use Designation Summary, North Gateway URA 

 
Source: ECONorthwest with data from the City of Salem 
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Exhibit 3. Land Use Designation, North Gateway URA 

 
Source: ECONorthwest with data from the City of Salem 
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2. Zoning 

As illustrated in Exhibit 4 and Exhibit 5, the North Gateway Urban Renewal Area is primarily zoned 

general industrial (44%) and Industrial Commercial (20%) by acreage. Retail Commercial zoning applies 

to 12% of the acreage. No other designated zoning comprises more than 5% of the total acreages in the 

North Gateway Urban Renewal Area. 

Exhibit 4. Zoning Summary, North Gateway URA 

  
Source: ECONorthwest with data from the City of Salem 
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Exhibit 5. Zoning, North Gateway URA 
 

 
Source: ECONorthwest with data from the City of Salem 
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3. Comprehensive Plan Designation 

The majority of the North Gateway Urban Renewal Area is designated as Industrial (44%), Industrial 

Commercial (22%), and Commercial (22%). Six percent of the North Gateway Urban Renewal Area is 

designated within the category of Residential. Exhibit 6 summarizes the Comprehensive Plan 

designations within the North Gateway Urban Renewal Area. 

Exhibit 6. Comprehensive Plan Designation Summary, North Gateway URA 

  
Source: ECONorthwest with data from the City of Salem 
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Exhibit 7. Comprehensive Plan Designation, North Gateway URA 

  
Source: ECONorthwest with data from the City of Salem 
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B. Infrastructure 

This section identifies the existing conditions in the area to assist in establishing blight. There are 

projects listed in the City of Salem Master Plans and Transportation Systems Plan that identify these 

existing conditions. This does not mean all of these projects are included in the North Gateway 

Urban Renewal Plan. The specific projects to be included in the North Gateway Urban Renewal Plan 

are listed in Sections 400 and 500 of this document. 

1. Transportation 

The North Gateway Urban Renewal Area may experience redevelopment opportunities within some 

neighborhoods. An established inner-city area, its issues deal more with how to maximize existing 

street system performance and reduce traffic infiltration in residential neighborhoods. The area is 

expected to continue experiencing growth from development. Access to Cherry Avenue Business 

Park continues to be a concern to businesses. Other issues include how best to serve the large and 

growing commercial districts, bringing arterial streets up to full urban standards with necessary 

system capacity. 

The Salem Transportation Systems Plan (2016) details the transportation needs within the area. 

Street Improvement Projects 

There are significant transportation needs within the area: 

 ● Salem Industrial Drive NE (Cherry Avenue NE to Bill Frey Drive NE) (TSP No. 42) 
Improve the southbound and westbound (north) side of this street to urban collector standards, 

including travel land with curb, gutter, sidewalk, bicycle lane, and storm drainage. 

● Hawthorne Avenue NE and Hyacinth Street NE (Portland Road NE to Sunnyview Road NE) (TSP 
No. 40) 
Widen to two travel lanes with center turn lane where needed, add curbs, gutters, sidewalks, 

bicycle lanes, and widen intersection approaches to Portland Road NE, Silverton Road NE and 

Sunnyview Road NE. 

● Silverton Road Realignment (East of Railroad to Pine Street/ Portland Road Intersection) (TSP 
No. 272) 
Realign Silverton Road NE westward to connect with Portland Road NE at Pine Street NE, 

allowing for the removal of the awkward existing Silverton Road NE/Portland Road NE 

intersection Final approval of this realignment must be given by the Union Pacific Railroad and 

ODOT. 

● Cherry Avenue NE (BNRR/SF to Salem Parkway NE) (TSP No.16) 
This project will improve capacity and access to Northgate Industrial Park by widening the 

roadway to four travel lanes and a center turn lane. The project will also construct curbs, 

sidewalks, and bicycle lanes. 

● Salem Industrial Drive Extension (Bill Frey Drive NE to Hyacinth Street NE) (TSP No.271) 
Extend Salem Industrial Drive northward to Hyacinth Street NE. 
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● Salem Parkway at Hyacinth Street NE and Cherry Avenue NE (TSP No.35) 
Provide upgrades at both intersections in order to provide safety. 

● Hayesville Drive NE (Portland Road NE to Astoria Street NE) (TSP No.269) 
Extend Portland Road NE westward to connect with Astoria Street NE. 

● Phyllis Street NE (Niles Avenue NE to Astoria Street NE) (TSP No.267) 
Extend Phyllis Street NE eastward to connect with Astoria Street NE. 

Bicycle/Pedestrian Improvement Projects 

● Clagget Creek Path (Bill Frey Drive NE to Hyacinth Street NE) 

New multi-use connector path. 

● Bill Frey Bike Lane Extension from Kroc Center to Hyacinth Street NE 

● Blossom Drive NE/Indian School Road NE  
Bike Lanes from Portland Road NE to Chemawa Road NE. 

● Salem Industrial Drive NE from Cherry Avenue to Anunsen Street NE 

New Sidewalks/Sidewalk Infill 

● Bill Frey Drive NE Extension from Kroc Center to Hyacinth Street NE 

New Sidewalks/Sidewalk Infill 

● Cherry Avenue NE from Pine Street to City Limits 
New Sidewalks/Sidewalk Infill 

2. Water 

The City of Salem Water System needs for the North Gateway Urban Renewal Area are identified in 

the City of Salem (1994) Water Systems Master Plan. According to the Water System Master Plan, 

the majority of water improvements for the area will happen as development or redevelopment 

occurs. Improvements are intended to address marginal hydrant coverage in developed industrial 

and commercial areas, undersized industrial and commercial areas, and provide water to unserved 

areas. 

Appendix B of the City of Salem Water Master Plan identifies water improvements needed within 

the North Gateway Urban Renewal Area. 

3. Storm Water 

Projects have been identified as part of the 2000 City of Salem Storm Water Master Plan (Appendix 

C). This references those known projects and does not include projects triggered by potential future 

developments. 

 ● Hyacinth Street near Salem Industrial Drive (CLB1) 
 Replace undersized pipe. 

 ● Claxter Road to Hyacinth Street (CLB2) 
 Replace undersized pipe. 
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 ● Cherry Avenue from N. Johnson Street to Salem Industrial Drive 
 Future storm water development 

 ● Niles Avenue from Phyllis Street NE to Blossom Drive NE 
 Future storm water development 

4. Parks and Open Space 

The 2013 City of Salem Comprehensive Park System Master Plan (Appendix D) identifies the 

following projects for the North Gateway Urban Renewal Area: 

 ● Proposed new facility in the N. Fairgrounds Area of 5 acres (NP 14). 

 ● Proposed new Fairgrounds Path (CT 10) 

 ● Proposed new Northgate Avenue NE/Wooddale Avenue NE Connector 

● Proposed Master Planning and Park Design Development of the Clagget Creek Nature Area; 

Reservoir, trails and bridge. 

5. Other Utilities 

Electrical service, telecommunications service via fiber and natural gas services will also need to be 

extended and/or upgraded into the area to support development. These utilities are assumed to be 

constructed “as needed” in support of specific developments. 

C. Social Conditions 

The social conditions referred to within this Report utilized data from the US Census Bureau. The 

geographies used by the Census Bureau to summarize the data do not strictly conform to the boundary 

of the North Gateway Urban Renewal Area. This analysis uses data from two US Census Bureau block 

groups which overlap the North Gateway Urban Renewal Area boundary, totaling 1,405 residents. 

Please note that while these block groups are the most representative geography for the North Gateway 

Urban Renewal Area, they contain areas outside the North Gateway Urban Renewal Area, and not all 

residences within the North Gateway Urban Renewal Area are captured1 

Exhibit 8 shows the age of residents within the North Gateway Urban Renewal Area block groups and 

the City of Salem as a whole. Those over the age of 54 compose a smaller proportion of the North 

Gateway Urban Renewal population (9%) as compared with the City of Salem as a whole (25%). 

                                                           
1 Within the URA boundary, there are six overlapping block groups. However, the demographic and social 
conditions described in this section only include data from the two block groups where the majority of households 
in the block groups reside within the URA boundary. In the other four block groups, almost all residential property 
is located outside of the URA boundary.   
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Exhibit 8. Age, North Gateway URA and City of Salem 

 
Source: American Community Survey 2012-2016 5-Year Estimates 

According to the data within Exhibit 9, 52% of the North Gateway Urban Renewal Area residents are 

Hispanic or Latino, compared to 22% of residents within the entire City of Salem. 
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Exhibit 9. Hispanic or Latino Origin by Race, North Gateway and City of Salem 

 
Source:  American Community Survey 2012-2016 5-Year Estimates 

Exhibit 10 shows the educational attainment for residents 25 and over. Fifty-eight percent of residents 

in the North Gateway Urban Renewal Area have a high school or equivalent degree or less, compared to 

38% in the City of Salem. Seventeen percent of residents in the North Gateway Urban Renewal Area 

have an associates, bachelors, or master’s degree, compared to 27% city-wide. 

 

Exhibit 10. Educational Attainment, North Gateway URA and City of Salem 

 
Source: American Community Survey 2012-2016 5-Year Estimates 
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Commute times are longer for residents in the North Gateway Urban Renewal Area than overall within 

the City of Salem. Exhibit 11 shows that 37% of residents in the North Gateway Urban Renewal Area 

commute more than 30 minutes for work, compared to 23% of residents in the city as a whole. 

 

Exhibit 11. Travel Time to Work, North Gateway URA and City of Salem 

  
Source: American Community Survey 2012-2016 5-Year Estimates 

Residents in the North Gateway Urban Renewal Area primarily commute by vehicle, as is true for 

residents city-wide. Exhibit 12 shows a smaller share of residents in the North Gateway Urban Renewal 

Area drove alone to work: 66%, compared to 73% in the city as a whole. An additional 21% of the 

residents in the North Gateway Urban Renewal Area carpooled, compared to 13% in the city as a whole. 

 

Exhibit 12. Means of Transportation to Work, North Gateway URA and City of Salem 

  
Source: American Community Survey 2012-2016 5-Year Estimates 
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Exhibit 13 illustrates household income in the past 12 months (in 2016 dollars) for the North Gateway 

Urban Renewal Area and the City of Salem. Sixty percent of households in the North Gateway Urban 

Renewal Area have an annual income of less than $30,000, compared to 29% in the City as a whole. 

Eighty-four percent of households make under $50,000 per year, compared to 50% in the City as a 

whole. 

 

Exhibit 13. Household Income (2016$), North Gateway URA and City of Salem 

  
Source: American Community Survey 2012-2016 5-Year Estimates 

 

D. Economic Conditions 
1. Taxable Value of Property within the Area 

The estimated total assessed value of the area, including all real, personal, personal manufactured, and 

utility properties, is estimated to be $324,979,108 as outlined in Exhibit 14. 

Exhibit 14. Assessed Value by Property Type, North Gateway URA, FYE 2018 

 
Source: Marion County Assessor 

2. Building to Land Value Ratio 

An analysis of property values can be used to evaluate the economic condition of real estate 

investments in a given area. The relationship of a property’s improvement value (the value of buildings 
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and other improvements to the property) to its land value is generally an accurate indicator of the 

condition of real estate investments. This relationship is referred to as the “Improvement to Land Value 

Ratio,” or “I:L”. The values used are real market values. In urban renewal areas, the “I:L” is often used to 

measure the intensity of development or the extent to which an area has achieved its short-and-long-

term development objectives. 

Exhibit 15 below summaries the improvement to land value ratio of all tax lots in the North Gateway 

Urban Renewal Area. Twenty-five percent of the URA has no improvement value and is considered 

vacant (i.e. developable). Another 22% of land in the URA has an improvement to land value ratio less 

than 1, meaning the land is more valuable than its structure. These parcels are considered 

redevelopable. 

Exhibit 15. Improvement to Land Value Ratio, North Gateway URA 

  
Source: ECONorthwest with data from Marion County 

 

SECTION 300: REASONS FOR SELECTION OF EACH URBAN RENEWAL AREA IN THE PLAN 

The reason for selecting the geographic area within the North Gateway Urban Renewal Plan is to 

provide the ability to fund improvements necessary to assist with the elimination of blight in the Area. 

 

SECTION 400: THE RELATIONSHIP BETWEEN URBAN RENEWAL PROJECTS AND THE EXISTING 

CONDITIONS IN THE URBAN RENEWAL AREA 

A. The projects identified for the area are described below, including how they relate to the 

existing conditions of the area. 

 

● North Gateway Building Rehabilitation/Restoration Grant Program  

Continuation of the North Gateway Building Rehabilitation/Restoration Grant Program to 
encourage new construction and existing business and property owners to improve their 
properties. 
 

Existing: The North Gateway Urban Renewal Grant Program has helped several area businesses 

expand and supported workforce development. Since July 2016, $6.4M in grant funds has helped 
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leverage $23.6M of private investment in the area. Demand for the program exceeds funding 

available. 

 

● Development Infrastructure Assistance Program  

Development Infrastructure Assistance Program to coincide with Grant Program, but specifically 

target those properties in which development is a challenge due to lack of necessary city 

infrastructure such as water, sewer, etc. 

Existing: There have been two development challenges identified which this program would 

assist with. The first is the availability for developable property has been decreasing and the 

properties available often include lack of adequate infrastructure. Secondly, recent projects have 

identified unknown gaps in the infrastructure system for developable properties. Both scenarios 

have led to substantial increases in project costs. 

● Affordable Housing Development Assistance Program 

Affordable Housing Development Assistance Program to coincide with Grant Program, but 

specifically target providing financial assistance towards affordable housing development 

projects.  

Existing: Within both the City of Salem and the State of Oregon, the issue of affordable housing 

and lack thereof has become a high priority. The North Gateway Urban Renewal Area has 

several affordable housing projects, however the demand and need continue to be present 

within the URA and City of Salem as a whole. 

● Silverton Road/17th Street Left Turn Lane 

A left turn lane will be established from Silverton Road to 17th Street with the goal to improve 

traffic flow and safety at the intersection. The improvement would also include a traffic signal. 

Existing: Silverton Road is a major arterial street, currently with 4 – 11’ wide vehicular lanes and 

sidewalks within a 60’ wide right-of-way. Westbound traffic wanting to turn left onto 17th Street 

must occupy the inner through vehicle lanes. 

● Pine Street Redevelopment 

Costs associated with site preparation and potentially contributing to construction as it aligns 

with the goals of the URA for redevelop of 2640 Portland Road NE and potentially other 

adjacent sites in the corridor. 

Existing: URA is in the process of purchasing a vacant/former car lot at 2640 Portland Road to be 

utilized for a redevelopment project. 

● Gateway Streetscape Enhancements 

Additional funding to continue the enhancement of streetscape in order to complement future 

development including; lighting, sidewalk, landscaping, street furnishings, murals, sculptures, 

and other associated enhancements. 
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Existing: The URA recently completed a streetscape project along a portion of Portland Road, 

however there continue to be additional needs for enhancements throughout the URA corridor. 

● Property Acquisitions 

Potential acquisition of parcels as part of a larger Pine Street Redevelopment project. Also, 

provides for other blighted/opportunity sites which may arise. 

Existing: Recent analysis shows 47% of parcels within the URA are considered developable. 

● Niles Avenue Infrastructure 

Provide full street improvements (lights, sidewalks, etc.) in addition to necessary upgrades to 

the water, sewer, and storm systems along Niles Avenue. Project would be completed in 

conjunction with funding from Public Works. 

Existing: The area does not have city water or sewer services and relies on private well and septic 

services. In addition, the road infrastructure does not safely accommodate pedestrians or 

vehicles. This area is challenged in both a redevelopment perspective and also a health and 

safety perspective as it consists of a mix of industrial property owners and residential properties. 

● Pine Street Realignment 

Realignment of Silverton Road to align with Pine Street at Portland Road, allowing for turning 

traffic to utilize 90 degree turns which are safer than the current street and turning alignments. 

Existing: Silverton Road is a major arterial street with four vehicular lanes, and sidewalks within 

a 60’ wide right-of-way. When Silverton Road traffic gets to the Portland Road/Fairgrounds 

Road/Highland Avenue intersection there is significant traffic turning left to Fairgrounds Road or 

traffic turning right onto Portland Road and then left onto Pine Street. The turns at Silverton 

Road and Portland Road are challenging due to the skewed angle of the intersection. 

● Construction of Bike/Pedestrian Alternative Path 

Construction of a bike/pedestrian path as an alternative to utilizing the Portland Road 

underpass. 

Existing: Bike/Pedestrian Alternative Path does not currently exist. 

● Environmental Clean-Up 

Remediate environmental contamination as associated with potential acquisition of property 

and redevelopment. 

Existing: Previous private and public redevelopment projects have encountered environmental 

remediation issues. 

● Salem Industrial Drive Improvements 

Improvements to the Salem Industrial Drive corridor between Cherry Avenue and Hyacinth 

Street including; widening road to accommodate turn lane and bike lane, new sidewalks, planter 

strips, bike/pedestrian path, bridge and/or fill over Claggett Creek for additional access. 
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Existing: There is currently no pedestrian/bicycle access path connectors within this area. Salem 

Industrial Drive has mostly roadside ditches. Some small drainage piping and inlets are existing 

where development has occurred, but the vast majority of the area does not have proper storm 

water management facilities. 

 

B. Debt Service and Administration 

This project will allow for the repayment of costs associated with the implementation of the 

North Gateway Urban Renewal Plan. It also includes ongoing administration and any financing 

costs associated with issuing long and short term debt, relocation costs, and other 

administrative costs. 

 

SECTION 500: THE ESTIMATED TOTAL COST OF EACH PROJECT AND REVENUE SOURCES 

Exhibit 16 of this Report shows the estimated total costs of the North Gateway Urban Renewal Plan. The 

amount of indebtedness approved upon establishment of the Plan equaled $75,000,000. The process to 

increase maximum indebtedness to accommodate for both inflation and inclusion of additional projects 

as listed increases the total cost by $26,466,402, resulting in a total cost of $101,466,402. The principal 

method of funding these costs will be through use of tax increment financing as authorized by ORS 457. 

In addition, the Agency will apply for, and make use of funding from other federal, state, local, or private 

sources as such funds become available. 

The allocations are the best estimates of expenditures at the time of preparation of the Urban Renewal 

Plan. The Agency will be able to review and update the allocations on an annual basis when they 

prepare the annual budget.  
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Exhibit 16. Projects and Estimated Costs 

  
Note: “YOE $” means year-of-expenditure dollars. 

 

SECTION 600: THE ANTICIPATED COMPLETION DATE FOR EACH PROJECT 

The project activities shown in Exhibit 16 will begin in FYE 2019, and it is estimated that all activities 

proposed in this plan will be completed by FYE 2028. Exhibit 17, Exhibit 18, and Exhibit 19 show project 

expenditures by year. In FYE 2028, it is estimated there will be sufficient funds to complete all projects, 

pay off all debt, and end the URA’s tax increment collections. The actual sequencing and prioritization of 

individual project activities will be done by the Urban Renewal Agency, and any citizen advisory bodies 

that the Agency calls upon to assist in this process. Completion dates for individual activities may be 

affected by changes to local economic and market conditions, changes in the availability of tax 

increment funds, and changes in priorities for carrying out project activities.  
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Exhibit 17. Projects and Costs by Year, Part 1 of 3 

 
Source: Tiberius Solutions 

Note: All values in year-of-expenditure (YOE) dollars. 
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Exhibit 18. Projects and Costs by Year, Part 2 of 3  

Source: Tiberius Solutions  

Note: All values in year-of-expenditure (YOE) dollars. 
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Exhibit 19. Projects and Costs by Year, Part 3 of 3  

 
Source: Tiberius Solutions  

Note: All values in year-of-expenditure (YOE) dollars. 
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SECTION 700: ESTIMATED EXPENDITURES AND YEAR OF DEBT RETIREMENT 

Exhibit 20, Exhibit 21, and Exhibit 22 show annual tax increment revenue and allocations to debt service 

from FYE 2019 to the URA’s expected termination in FYE 2028. The amended maximum indebtedness 

for the URA is $101,466,402 (one hundred and one million, four hundred and sixty-six thousand, four 

hundred and two dollars).  

The City of Salem anticipates using Du Jour Financing to fund all projects in the North Gateway URA, 

rather than incurring long-term indebtedness. This financing approach calls for paying off all debt 

immediately after it is incurred, with only a nominal interest charge. It is estimated that the maximum 

indebtedness will be reached and due to the Du Jour financing, all debt will also be retired by FYE 2028.  

This tax increment revenue, along with other funding sources, will be utilized to fund project activities, 

and pay all debt service costs associated with understating these project activities. It is anticipated that 

available project revenues, and funds accumulated in a special fund for debt redemption will be 

sufficient to retire outstanding bonded indebtedness in FYE 2028, and terminate the tax increment 

financing provisions of the project. The time frame of urban renewal is not absolute; it may vary 

depending on the actual ability to meet the maximum indebtedness. If the economy is slower, it may 

take longer; if the economy is more robust than the projects, it may take a shorter time period. These 

assumptions show one scenario for financing and this scenario is financially feasible.  

 

Exhibit 20. Annual Tax Increment Revenue and Allocations to Debt Service, Part 1 of 3 

 
Source: Tiberius Solutions  

Note: All values in year-of-expenditure (YOE) dollars. 
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Exhibit 21. Annual Tax Increment Revenue and Allocations to Debt Service, Part 2 of 3 

 
Source: Tiberius Solutions  

Note: All values in year-of-expenditure (YOE) dollars. 

Exhibit 22. Annual Tax Increment Revenue and Allocations to Debt Service, Part 3 of 3 

 
Source: Tiberius Solutions 

Note: All values in year-of-expenditure (YOE) dollars. 
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SECTION 800: FINANCIAL ANALYSIS OF THE PLAN 

The estimated tax increment revenues for the North Gateway URA through FYE 2028 are based on 

projections of the assessed value within the URA and applicable consolidated tax rates. The assumptions 

for the tax increment revenue forecast are detailed below. 

Oregon’s property tax system allows individual properties to appreciate a maximum amount of 3.0% per 

year in most situations. Most properties achieve that maximum growth rate of 3.0% every year. This 

analysis assumes that existing real and personal property assessed value will grow at 3.0% per year, and 

existing manufactured and utility property will experience no change in value over the forecast period. 

In addition to appreciation of existing assessed value in the URA, this forecast also accounts for new 

development in the URA. Based on known development occurring in the URA from calendar years 2018 

through 2020 (from City of Salem building permits data and North Gateway URA grant and loan 

awards), this forecast incorporates the exception value assumptions shown in Exhibit 23. The known 

development occurring in calendar years 2018 through 2020 is reflected in the years FYE 2020 through 

FYE 2022 (when the new value will be added to the tax rolls). For FYE 2023 through FYE 2028, the 

analysis assumes an average of $4 million in new development each year (in constant 2018 dollars), and 

is not based on specific known development projects. This results in a URA total growth rate of 4.0% in 

assessed value per year in the URA from FYE 2023 to FYE 2028.  

Exhibit 23. Exception Value 

 
Source: Tiberius Solutions, with data from City of Salem buliding permits and URA Grant Awards 

Note: The use of 2018$ reflects the year of construction cost data received; “YOE $” means year-of-expenditure dollars. 

Exhibit 24 and Exhibit 25 show the projected assessed value in the URA, the projected consolidated tax 

rate in the URA (per $1,000 assessed value), and the projected tax increment finance (TIF) revenues 

from FYE 2019 through FYE 2028. Gross TIF revenue is calculated by multiplying the increment assessed 

value by the consolidated tax rate, divided by $1,000. In FYE 2019, the consolidated tax rate includes all 

permanent rate levies and one general obligation (GO) bond rate from the Salem-Keizer School District. 

The consolidated tax rate decreases in FYE 2020, as the Salem-Keizer School District GO bond is forecast 

to be paid in full. In FYE 2020 and beyond, only permanent rate levies are included in the URA’s 

consolidated tax rate.  



North Gateway Urban Renewal Plan Report  Page | 29 
 

Exhibit 24. Projected Assessed Value, Tax Rates, and Gross Tax Increment Revenues 

  
Source: Tiberius Solutions 

Note: All values in year-of-expenditure (YOE) dollars. 

Exhibit 25. Tax Increment Finance Revenues, Gross and Net 

 
Source: Tiberius Solutions 

Notes: Adjustments equal 5% of gross TIF revenue, and account for discounts, dilenquencies, and truncation loss. Prior year TIF 

collections equal 3.6% of Gross TIF, and are based on historical prior year TIF receipts; all values in year-of-expenditure (YOE) 

dollars. 

Urban renewal plans that are substantially amended to increase maximum indebtedness are subject to 

mandatory revenue sharing. The revenue sharing provisions of ORS mandate that if and when annual TIF  

revenue exceeds certain thresholds defined in ORS 457.470, the impacted taxing jurisdictions will 

receive a share of the incremental growth in tax revenue in the area. The share is a percentage basis 

dependent upon the tax rates of the taxing jurisdictions. The first threshold is 10% of the original 

maximum indebtedness. At the 10% threshold, the Agency will receive TIF revenue equal to 10% of the 

initial maximum indebtedness plus 25% of the increment above the 10% threshold and the taxing 

jurisdictions will receive 75% of the increment above the 10% threshold. The second threshold is set at 

12.5% of the maximum indebtedness. If this threshold is met, revenue for the district would be capped 

at 12.5% of the maximum indebtedness, with all additional tax revenue being shared with affected 

taxing districts. The North Gateway URA is not expected to reach revenue collection limits that would 

induce revenue sharing.   
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SECTION 900: IMPACT OF TAX INCREMENT FINANCING 

This section describes the impact of tax increment financing of the amendment to increase the 

maximum indebtedness, both until and after the indebtedness is repaid, upon all entities levying taxes 

upon property in the North Gateway Urban Renewal Area. The impact of the amendment is equal to the 

difference in foregone tax revenue that would occur with the original maximum indebtedness of 

$75,000,000 versus the amended maximum indebtedness of $101,466,402.  

The URA is expected reach the original $75,000,000 maximum indebtedness in FYE 2021, and the new 

amended maximum indebtedness of $101,466,402 in FYE 2028. Exhibit 26 and Exhibit 27 show the 

foregone revenue from permanent rates levied after the URA reaches $75,000,000 in indebtedness, 

until the URA reaches its amended maximum indebtedness of $101,466,402 in FYE 2028. Because the 

URA would collect TIF revenue through FYE 2021 with or without this amendment, the impact of this 

amendment on taxing districts in FYE 2019 and FYE 2020 is zero, and is nearly zero in FYE 2021. The 

small amount of the impact in FYE 2021 is because the URA is not expected to need 100% of the forecast 

TIF revenue in FYE 2021 to pay off the original maximum indebtedness of $75,000,000.  

Note, the Salem-Keizer School District and Willamette Regional ESD are not directly affected, even 

though impacts are shown in the exhibits below. Under current school funding law, property tax 

revenues are combined with State School Fund revenues to achieve per-student funding targets. Under 

this system, property taxes that are foregone because of the use of Tax Increment Financing are 

replaced (as determined by a funding formula at the State level) with State School Fund revenues. 

The URA collects tax increment revenue from one general obligation bond in the Salem-Keizer School 

District, but is anticipated to expire in FYE 2019. Therefore, it is not affected by this amendment. 

Exhibit 26. Impact of Amendment on Taxing Districts Permanent Levies, General Government  

 
Source: Tiberius Solutions 

Note: All values in year-of-expenditure (YOE) dollars. 
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Exhibit 27. Impact of Amendment on Taxing Districts Permanent Levies, Education 

 
Source: Tiberius Solutions  

Note: All values in year-of-expenditure (YOE) dollars. 

Exhibit 28 shows the projected property tax revenue received by overlapping taxing districts in FYE 

2029, the year after the URA’s expected termination.  

Exhibit 28. Taxing District Revenue in Year After URA Termination 

  
Source: Tiberius Solutions  

Note: All values in year-of-expenditure (YOE) dollars. 

 

  

Taxing District Tax Rate

From Frozen 

Base

From Excess 

Value Total

General Government

Marion County 3.0252$              403,655$             1,080,193$         1,483,848$         

City of Salem 5.8315$              778,102$             2,082,224$         2,860,326$         

Marion Soil and Water 0.0500$              6,672$                   17,853$                24,525$                

Marion County Ext & 4-H Service District 0.0500$              6,672$                   17,853$                24,525$                

Regional Library 0.0818$              10,915$                29,208$                40,123$                

Salem Mass Transit 0.7609$              101,528$             271,691$             373,219$             

Subtotal 9.7994$              1,307,544$         3,499,022$         4,806,566$         

Education

Salem-Keizer School District 4.5210$              603,241$             1,614,291$         2,217,532$         

Salem-Keizer School District -$                       -$                         -$                         -$                         

Willamette Regional ESD 0.2967$              39,589$                105,941$             145,530$             

Chemeketa Communtiy College 0.6259$              83,514$                223,487$             307,001$             

Subtotal 5.4436$              726,344$             1,943,719$         2,670,063$         

Total 15.2430$           2,033,888$         5,442,741$         7,476,629$         

Tax Revenue in FYE 2029 (year after termination)
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SECTION 1000: COMPLIANCE WITH STATUTORY LIMITS ON ASSESSED VALUE AND SIZE OF URBAN 

RENEWAL AREA 

State law limits the percent of both a municipality’s total assessed value and the total land area that can 

be contained in an urban renewal area at the time of its establishment. For municipalities with a 

population over 50,000, both the total assessed value and total land area of urban renewal areas within 

the municipality cannot exceed 15 percent of the total assessed value and land area of that 

municipality.2 Exhibit 29 and Exhibit 30 below show the City of Salem is compliant with these 

limitations, as both the total assessed value (3.7% of City total) and total land area (10.9% of City total) 

of all URAs in the City of Salem comprise less than 15 percent of the City’s total.  

Exhibit 29. Assessed Value Statutory Limit Compliance Verification 

 
Source: FYE 2019 SAL Tables 4a and 4c, Polk County and Marion County Assessors 

Exhibit 30. Land Area Statutory Limit Compliance Verification 

   
Source: City of Salem 

  

                                                           
2 ORS 457.420 (2)(a) 
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SECTION 1100: RELOCATION 

There is no relocation report required for the Plan, no specific acquisitions that would result in 

relocation benefits have been identified. If in the implementation of this Plan, persons or businesses 

should be displaced by action of the Agency, the Agency shall provide assistance to such persons or 

businesses to be displaced. Such displaces will be contacted to determine their individual relocation 

needs. They will be provided information on available space and will be given assistance in moving. All 

relocation activities will be undertaken and payments made in accordance with the requirements of ORS 

281.045 – 281.105 and any other applicable laws or regulations. Relocation payments will be made as 

provided in ORS 281.060. 

 




