
  
 

 
 

 
GLADSTONE URBAN RENEWAL AGENCY MEETING AND  

CITY COUNCIL WORK SESSION AGENDA 
CIVIC CENTER COUNCIL CHAMBERS 

March 26, 2024 - 5:30 PM  
5:30 p.m.  
CALL TO ORDER  
ROLL CALL 
FLAG SALUTE 
  

The City of Gladstone is abiding by guidelines set forth in House Bill 2560, which requires the governing body of the public body, 
to extent reasonably possible, to make all meetings accessible remotely through technological means and provide opportunity for 
members of general public to remotely submit oral and written testimony during meetings to extent in-person oral and written 
testimony is allowed. Therefore, this meeting will be open to the public both in person and virtually using the Zoom platform.   
 
Please click the link below to join the webinar: 
https://us06web.zoom.us/j/81953839595?pwd=RWtakW-WelVBgGa-J6PY8kxaQE3rDA.HuL7bkAcgjoKXFEv  
 
Passcode: 374850 
 
Or One tap mobile : 
    +12532158782,,81953839595#,,,,*374850# US (Tacoma); +13462487799,,81953839595#,,,,*374850# US (Houston) 
 
Or Telephone: 
    Dial(for higher quality, dial a number based on your current location): 
    +1 253 215 8782 US (Tacoma);   +1 346 248 7799 US (Houston) 
 
Webinar ID: 819 5383 9595 
Passcode: 374850 
 
The public is welcome to attend the Work Session in person, or on-line however, no public comment will be allowed. 
 

GLADSTONE URBAN RENEWAL AGENCY MEETING 
  
1. GLADSTONE URBAN RENEWAL AGENCY PRELIMINARY ANALYSIS 

Elaine Howard Consulting LLC, Tiberius Solutions, John Southgate Consulting, and City staff will present the 
Gladstone Urban Renewal Agency (GURA) preliminary analysis on potential future amendments to the existing urban 
renewal plan. 
 
ADJOURN TO CITY COUNCIL WORK SESSION MEETING 
 

GLADSTONE CITY COUNCIL WORK SESSION 
 

2. STATE LEGISLATIVE SESSION RECAP – REPRESENTATIVE ANNESSA HARTMAN  
 

3. GLADSTONE POLICE DEPARTMENT WELLNESS PROGRAM   
Police Chief John Schmerber, Sgt. Andy Hutchinson, Police Officer Lee Gilliam, Chaplain Kevin Smith 

4. DISCUSSION OF TEMPORARY SIGNS PER GLADSTONE MUNICIPAL CODE (GMC) 17.52.100  
City Administrator Jacque Betz and Police Chief John Schmerber will review existing code language in regards to 
temporary signs as a precursor to the election season. 
 



ADJOURN 
 

Upcoming Meeting Dates: 
 April 9, 2024 – Regular City Council Meeting – 6:30 p.m. 
 April 23, 2024 – City Council Joint Work Session with Planning Commission – 5:30 p.m. 

 
 

MEETING ACCESSIBILITY SERVICES AND AMERICANS WITH DISABILITIES ACT (ADA) NOTICE 
The Civic Center is ADA accessible.  Hearing devices may be requested from the City Recorder at least 48 hours prior to the 
meeting. Individuals requiring other assistance must make their request known 48 hours preceding the meeting by contacting the 
City Recorder at bannick@ci.gladstone.or.us. Staff will do their best to respond in a timely manner and to accommodate requests.    







Gladstone Urban Renewal Agency 
Staff Report  

            
 
Report Date:  March 19, 2024  
Meeting Date:   March 26, 2024  
To:     Gladstone City Council acting as the Gladstone Urban  
   Renewal Agency 
From:    Jacque M. Betz, City Administrator 
       
 
AGENDA ITEM 
Gladstone Urban Renewal Area Preliminary Analysis Discussion 
 
HISTORY/BACKGROUND 
The Urban Renewal Area is a geographic area with a contiguous boundary in 
which a variety of activities and projects are contemplated to eliminate blight and 
the causes of blight and intended to create an environment in which the private 
sector may develop or redevelop uses compatible with the purposes identified in 
the plan. Urban renewal can be for both high and low density areas which generally 
have deteriorated buildings, and bad streets and utilities. Economic vibrancy can 
be realized in time with the construction of redevelopment projects in existing or 
new buildings. 
 
The Gladstone Urban Renewal Agency (Agency) was formed to plan, direct, and 
manage certain projects within Gladstone. Pursuant to ORS 457.055, the City 
Council has been appointed governing body of the Agency. The urban renewal 
plan for the Gladstone Urban Renewal Area (GURA) was originally approved by 
the Gladstone City Council on March 13, 1990 by Ordinance No. 1129. Since its 
original adoption it has been amended 23 times and there is no sunset. 
 
The Gladstone City Council adopted Economic Development as a goal, 
specifically, to have a robust economic system, support, maintain, and grow all 
businesses, and revitalization to make Gladstone’s downtown an inviting place. 
One objective is to explore urban renewal refinement opportunities.  
 
The City engaged the services of Elaine Howard Consulting LLC, Tiberius 
Solutions, and John Southgate Consulting to prepare a Gladstone Urban Renewal 
preliminary analysis. This analysis includes potential future amendments to the 
existing urban renewal plan to add approximately 21.5 acres to Gladstone’s current 
urban renewal area. The expanded urban renewal area strategically overlays 
Gladstone’s new downtown Oregon Main Street Connected Community District 
and the Downtown Core Overlay District. It will also be in-line with the Climate 
Friendly Equitable Community (CFEC) designated overlay currently being defined 
with assistance from the Gladstone Town Center Stakeholders Committee, City 
staff, and Gladstone’s contract planner 3-J Consulting.  
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TO: Jacque Betz 

FROM:  Elaine Howard 

CC:  Tiberius Solutions, LLC and John Southgate LLC 

RE:  Urban Renewal Update 

DATE: March 18, 2024  

The Gladstone Urban Renewal Agency (Agency) hired Elaine Howard Consulting, LLC to 
review the boundary, provide financial projections, and review projects for a potential 
amendment to the Gladstone Urban Renewal Plan (Plan). Elaine Howard subcontracted with 
Tiberius Solutions LLC to prepare the financial analysis. John Southgate of John Southgate 
LLC, who provides development consulting services to the Agency, assisted in reviewing the 
components of the potential amendment. This amendment would focus on the downtown core 
of Gladstone, making improvements to Portland Avenue and allowing the Agency to offer 
assistance to promote development in the Urban Renewal Area (Area).  

1. Boundary 

The consultant team worked with Agency staff to identify a potential boundary expansion area 
that met statutory restrictions. The boundary limitations were approximately 28 acres. The 
proposed expansion area is shown in Exhibit 1. It is 21.5 acres and includes properties on either 
side of Portland Avenue from Abernethy Lane to just beyond East Arlington Street. This area 
can be added through a substantial amendment to the Plan. If this acreage is added, there is 
still capacity for approximately 9 acres that may be added in a future amendment, shown in 
Exhibit 2. 

ORS 457.220 (3) states: “No land equal to more than 20% of the total land area of the original 
plan shall be added to the urban renewal areas of plan by amendments.” Twenty percent of the 
original area is equal to 56.907 acres. As shown in Exhibit 2, the total acreage added to-date is 
26.265 acres, leaving a potential 30.642 acres to be added to the Area. This analysis for a 
future amendment would add 21.5 acres, leaving approximately nine acres to add in the future.  
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Exhibit 2. Acreage Calculations  
 Acres 
Original Area Acreage 284.535 
20% of Original Acreage 56.907 
Previous Additions  

Feb 8, 2005 2.8 
July 12, 2005 2.28 
December 13, 2005 1.585 
October 10,, 2006 1.73 
March 13 2007 2.62 
April 10, 2007 2.21 
May 8, 2007 1.44 
June 9, 2009 1.05 
October 12, 2010 10.55 
Total Acres Added 26.265 

Potential New Addition 21.5 
Remaining 9.142 

  Source: Elaine Howard Consulting  
 

2.0 Financial Analysis 

2.1.1 No Plan Amendment 

Tiberius Solutions LLC prepared a financial analysis of the Area that included a review of the 
remaining Maximum Indebtedness (MI) and projections for future tax increment revenues and 
timeline for meeting the MI. MI is the total amount of tax increment revenues that may be spent 
on programs, projects and administration of an urban renewal plan.  The Authorized MI is 
$23,589,427. The cumulative MI used through fiscal year ending (FYE) 2023 is $20,250,878.84, 
with $3,338,548.16 remaining (shown in Exhibit 3). The Area is generating approximately 
$1,000,000 a year in tax increment revenues.  

Exhibit 3. Maximum Indebtedness Analysis 
Maximum Indebtedness Amount  $ 23,589,427.00 
MI used through FYE 2023  $ 20,250,878.84 
Remaining MI as of FYE 2023  $   3,338,548.16  
Beginning Fund Balance  $   2,990,007.00 
Projected Annual Increment in FYE 2024 $   1,091,573.00 

Source: Tiberius Solutions 
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The Area has two existing long term debt obligations, Fund 390 Urban Renewal District Fund – 
Civic Center Construction and Fund 100 – General Fund - Civic Center Construction. The 
payments on Fund 390 continue through FYE 2027 and on Fund 100 they continue through 
FYE 2030, with a much smaller payment in FYE 2030. 

Exhibit 4. Debt Obligations  
Obligation  Payments through  
Fund 390 Urban Renewal District Fund – Civic Center Construction FYE 2027 
Fund 100 – General Fund - Civic Center Construction FYE 2030 

Source: Tiberius Solutions 

The Area currently has a beginning balance of $2,990,007 of tax increment revenues that have 
not been counted against its MI, and will be increase MI used once spent. Therefore, the Area is 
forecast to reach its maximum indebtedness in FYE 2025. Tiberius Solutions did not include 
specific project expenditures in their analysis, but the City anticipates that there would be 
sufficient funding to undertake all final projects in FYE 2025. After the MI is reached, all future 
tax increment revenues would be used to pay off the existing debt obligations shown in Exhibit 4 
through FYE 2030. This analysis assumes that after the MI is reached in FYE 2025, the Agency 
would only collect enough tax increment revenues each year to pay the existing debt 
obligations. This is called “underlevying,” where the Agency would not take the full amount of 
tax increment proceeds available. 

2.1.2 Plan Amendment 

The maximum allowable MI increase for a Plan without concurrence from other taxing districts is 
determined by a formula prescribed in ORS 457.220 (4) - inflating the original MI annually by the 
index used in the urban renewal report to compute the future costs of projects that will be 
financed under the plan (3%) and calculating twenty percent of that amount. Exhibit 5 shows 
this calculation for the Gladstone Plan. City Council may increase the Plan’s MI by $7,136,224 
for a new total MI of $30,725,651. If the City Council approves the MI increase, the Agency 
would have approximately $9.3 million to spend on future projects, $6 million more than if the MI 
was not increased, and the division of taxes is forecast to last through FYE 2033 when the 
division of taxes (and resulting impacts on taxing districts) for the Area would be terminated.  

Exhibit 5. Maximum Indebtedness Increase Amounts  
Original MI       $ 23,589,427.00  
Original MI Inflated  $ 35,681,124.90  
20% of Inflated MI  $   7,136,224.98  
New MI  $ 30,725,651.98  

  Source: Tiberius Solutions 

If the MI is increased, this Plan becomes subject to revenue sharing. Revenue sharing is a 
statutory requirement of any plan that is substantially amended after January 1, 2010 (ORS 
457.470(3). Revenue sharing requires the Agency to share a portion of their tax increment 
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revenues with impacted taxing districts at specified thresholds. The first statutory threshold for 
revenue sharing in this Plan would be the year after the annual tax increment payments reach 
$2,358,943. Revenue Sharing is not forecast to be met through FYE 2033, the last year the 
Area is forecast to receive tax increment revenues .  

3.0 Project Review 

The Agency staff and consultant team reviewed the list of projects for the Area if there were 
boundary additions. These projects would support the downtown core of Gladstone. The 
potential projects include: 

• Improvements to Portland Avenue in accordance with the Downtown Revitalization Plan 
(2017), which call for a multi-modal street with bike lanes, curb extensions, street 
furnishings (Street lights, benches).   

• Private development assistance including a storefront program, technical assistance 
program, pre-development funding, and financial participation in new private 
development including fee off sets and gap funds.  

4.0  Next Steps  

The Agency has decisions to make on: 

• Boundary additions – Should the boundary be increased? If the boundary should be 
increased, is this the correct addition?  

• Maximum Indebtedness - Should the MI be increased? Should additional spending 
capacity be allocated to the Agency?  

• What projects should be undertaken (with or without a boundary addition or a MI 
increase)? How should the Agency allocate their remaining funds (both with and without 
a boundary and MI change)?  
 

If the Agency wanted to take actions that increased the boundary or the maximum 
indebtedness, they would need to direct staff to prepare a substantial amendment for their 
review. A substantial amendment takes 4-6 months to complete, depending on the amount of 
public input. The cost is $35,000 - $45,000, again depending on the amount of public input. 
These costs can be paid with tax increment revenues.  
 
5.0 Timeline  

A potential timeline for a substantial amendment is shown in Exhibit 6.  The timeline can be 
influenced by adding public involvement components such as an advisory committee, open 
house or online survey.  
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Exhibit 6. Timeline for a Substantial Amendment  
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