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Urban Renewal in Concept
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Absent new development. Measures 
5 & 50 limit property tax growth to 
3% per year
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Urban Renewal in Concept

Urban Renewal freezes property tax 
growth at a point in time.  This is 
called the “Frozen Base”
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Urban Renewal in Concept

Overlapping taxing districts, such as cities & counties, forego 
incremental property tax growth during the life of the district.  
Schools & Community Colleges are held essentially harmless 
through State per student funding formula
That revenue stream is diverted to borrow against to fund 
development projects in the district.
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Urban Renewal in Concept

Public investment spurs private 
development, generating 
additional tax growth that 
otherwise would not have 
occurred.  That new revenue is 
also reinvested into the district.
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Urban Renewal in Concept

When the district retires, its property 
tax growth is returned to the general 
rolls.  The objective is to generate 
positive economic growth and create 
additional permanent revenues for 
public services



Urban Renewal in Practice:
Waterfront

1993

This arial image of the 
waterfront shows it in 
1993.  It included a few 
industrial buildings but 
was mostly vacant parcels



2004

Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

A decade later little had 
changed.  Only a parking 
lot was added to the 
Expo Center and 
improvements made to 
2nd street.



2005

Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

Similarly, little to no 
development occurred 
over the next several 
years.  Stories from this 
period remarked on 
intense odor from the 
wastewater treatment 
plant and occasional 
spray from its settling 
ponds during high winds



2006

Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M



2007

Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M $11.9M

This was the view looking 
down Portway Ave. in 
2007.  The area was 
sometimes used for bike 
races because of its lack 
of cars and people. 



2007

2008 Waterfront Plan Goals:
1. Economy

2. Recreation

3. Habitat Enhancement

4. Land Use

5. Traffic & Transportation

6. Public Utilities

7. Public Involvement

Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M $11.9M

In 2008, the Waterfront 
Urban Renewal District 
was formed by Ordinance 
1959.



2007

Wastewater Plant Odor Control Portway Avenue
Riverside to 8th (including signal at 2nd) 8th Street
Future Industrial Street Trail Connections
Hood River Waterfront Park Phase II Recreational Site Enhancements
Habitat Enhancements Business Recruitment & Marketing
Utility Upgrades and Renewable Energy Overhead

Recreation-30%

Habitat-4%

Business 
Recruitment-4%

Contingency/Overhead-10%

$5.75M

Infrastructure -52%

Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M $11.9M

The plan identified 
investment targets to 
address barriers to the 
development of the 
Waterfront District.  This 
was primarily 
infrastructure, but also 
include recreational and 
habitat improvements



2007

Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

2009

$12.2M

Initial public investments 
started immediately.



2007

Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

2009

$12.2M



2007

Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

2009

$12.3M

The Waterfront Urban 
Renewal District paid for 
a masterplan of the 
interior of the new 
district



Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

2010

$14.8M



Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

2010

$14.8M

In 2010 and during the 
“Great Recession”, Urban 
Renewal paid for Odor 
control improvements to 
the wastewater 
treatment plant and built 
Anchor Way. The Port of 
Hood River built the 
Halyard Building before 
having a defined tenant.



Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M
$20.4M

2012

By 2012 the view down 
Portway Ave. starts to 
resemble what we know 
today.  Taxable value 
growth also starts to 
accelerate.



Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M
$20.4M

2012



Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

$21.1M

2012



Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

$28.9M

2012



$10.5M

2012

Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value
$28.9M

Private investment begins 
to follow public 
investment in the 
subsequent years. 



Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

$41.7M

2016

A lot of progress filling in 
the vacant properties in 
the Waterfront had been 
made by 2016.



Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

$41.7M

2016

Additional Planning work 
began which resulting in 
the “Waterfront Overlay 
Zone”.  This effort created 
higher design standards 
for the waterfront and 
kept an emphasis on 
industrial uses.



Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

$41.7M

2016

Subarea 3 Subarea 3

Subarea 4

Subarea 1

Subarea 2

Waterfront Overlay Summary:
• Tailored development rules that are exceptions to the underlying 
zone (either specifically authorizing or prohibiting a specific use)
• Augmented with designs illustrating acceptable development
• Refined into 4 sub-areas, with subarea specific standards
• 14 pages of standards delving into details as precise as the ratio of 
trees to parking spaces & building materials



Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

$41.7M

2016

The Waterfront Urban Renewal District next 
added streetscape improvements and diagonal 
parking to Portway Ave.  The purchase of Nichols 
Basin for habitat restoration was facilitated with 
Urban Renewal funding as part of a development 
agreement that built the Hampton Inn. 



Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

$41.7M

2016

Portway Avenue was fully 
developed by 2016 and 
taxable value was now 
growing rapidly. 



Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

$55.0M

2018



Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

$55.0M

2018

The final major developments 
occurred in 2018.  These 
included the “Outpost” 
development, Sheppard's 
relocation, and the Mid-
Columbia Medical Center. All 
developed in under Waterfront 
Overlay standards



Waterfront Frozen Base

Waterfront Base Growth (3%)

Waterfront Assessed Value

$10.5M

$92.6M

2023

Taxable value continue to 
grow as developments exited 
“Enterprise Zone” tax 
abetments.  Taxable value 
grew to $92.6M in FY2023 
from a beginning of $10.5M 
when the Waterfront Urban 
Renewal District was created. 



The work of the Waterfront 
District would have ended in 
FY2024, releasing its tax base 
to the general rolls and 
leaving revitalized district, if it 
was not for a stormwater line 
collapse in 2019.



1960s Waterfront District

The original Waterfront Stormwater Line was needed to carry rain runoff from downtown 
when the Waterfront District was built from dam construction fill dirt in the 1960s.  Prior to 
the waterfront area creation, the bank of the Columbia was adjacent to Interstate 84



Waterfront Stormwater Line Project
Development had been 
allowed to occur 
overtop the stormwater 
line for decades.  Now 
the failing stormwater 
line needed immediate 
replacement to protect 
business and public 
infrastructure. 



Waterfront Stormwater Line Project
The collapsed line was 
rerouted in 2020



Waterfront Stormwater Line Project
The next phase to 
relocate the outfall 
occurred in 2024



Waterfront Stormwater Line Project
Subsequent phases 
include rerouting 
downtown stormwater 
into an enhanced 
wetland on the south 
side of I-84 which will 
drain into The Hook 
area after natural 
treatment. 



Waterfront Stormwater Line Project
Subsequent phases 
include rerouting 
downtown stormwater 
into an enhanced 
wetland on the south 
side of I-84 which will 
drain into The Hook 
area after natural 
treatment. 

The last phase will place 
all remaining portions 
of the line into the 
right-of-way and 
reconnect businesses.



Waterfront Stormwater Line Project

Funding Sources

$     500,000 OR DEQ

200,000 Biz OR

2,694,953 ARPA

1,785,927 Col. Cas. UR

2,429,316 Waterfront

$ 7,610,196 TOTAL

The project is support by state and federal 
funding, but is relying heavily on urban renewal 
support.  The numbers in the table to the right are 
based on current project estimates but the final 
two phases of the project still need to be bid for 
construction. 



1st Substantial Amendment

Increase Authorized Maximum Indebtedness

$5.75M  $7.90M
ORS  457.220

An increase to the Waterfront’s authorized spending limit, referred to as its “Maximum Indebtedness”, will 
ensure funds are available to finish the Waterfront Stormwater Project.  This process is called a “Substantial 
Amendment” to the Waterfront Urban Renewal Plan. 



Waterfront District Tax Increment Revenues
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Original Plan projections anticipated that all 
Waterfront Projects would be paid for with tax 
revenue collected through FY2028



Waterfront District Tax Increment Revenues
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Original projections 
anticipated the District 
would close in FY2028



Waterfront District Tax Increment Revenues
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Actual Tax Revenue collections did not follow 
original projects exactly



Waterfront District Tax Increment Revenues
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Actual Tax Increment 
Revenues initially grew 

slightly slower than 
expectations



Waterfront District Tax Increment Revenues
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Tax revenues began to 
exceed projections in 

FY2019



Waterfront District Tax Increment Revenues
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The URA paused 
collections in FY2021 to 

assist Overlapping Taxing 
Districts during COVID
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Waterfront District Tax Increment Revenues

Tax revenues will dip slightly in FY2025 
due to a reduction in the size of the 
Waterfront District to accommodate 

the new Westside District
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Waterfront District Tax Increment Revenues

If the Substantial 
Amendment is adopted, the 
District is now estimated to 
cease collections in FY2027.  



1st Substantial Amendment Process
Date Action

2/8 Urban Renewal Advisory Committee considers need for Maximum Indebtedness (MI) Increase, 
forwards recommendation to Urban Renewal Agency Board.

2/12 Urban Renewal Agency Board decides whether to initiate MI Increase. Staff updates Waterfront 
Plan, accompanying Report, and drafts Resolution.

3/11 Urban Renewal Agency Board passes Resolution initiating Waterfront MI increase.
3/12 Notice to overlapping taxing districts sent, beginning 45-day meet and confer period.

4/1 Planning Commission reviews Substantial Amendment for continued conformance with 
Comprehensive Plan.

4/13 “Super Notice” of proposed MI increase sent to all city properties.
4/15 Presentation on MI increase to Hood River County Board of Commissioners.

5/13 1st reading of Ordinance enacting MI increase, City Council considers and responds to written 
input from overlapping taxing districts.

5/27 2nd Reading of Ordinance increasing the Waterfront’s MI.
6/26 Ordinance increasing the Waterfront’s MI becomes law 30-days after 2nd reading.
7/1 Fiscal Year 2024-25 begins.
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