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:g ECOnorthwest

DATE: September 4, 2024
TO: Will Norris, City of Hood River
FROM: Becky Hewitt and Scott Goodman, ECOnorthwest

SUBJECT: Hood River Westside URA Constructability Analysis

Purpose

The City of Hood River’s Westside Urban Renewal Area (URA) encompasses the city’s
Westside area, which was the subject of a 2017 concept plan, and is a key planned growth
area for the City. The City asked ECOnorthwest to evaluate whether the remaining
undeveloped and underdeveloped land within the Westside is financially feasible to develop
with housing, given the anticipated infrastructure needs and costs—i.e., an analysis of the
“constructability” of these areas. This assessment is intended to help inform the City’s
priorities for tax increment financing (TIF) investments, support development agreement
negotiations, and right-size construction subsidies in the area.

Overview of Approach

The analysis draws on estimated infrastructure costs provided by City staff and estimated
development potential and financial assessments by ECOnorthwest to evaluate the likelihood
that residential development may be financially feasible in various subareas within the
Westside URA.

The City identified seven subareas with the Hood River Westside URA for analysis (shown in
Exhibit 1). Subareas 2, 4, 5, 6, and 7 are zoned for residential development (R-1, R-2, and R-
3). Subareas 1 and 3 are zoned either commercial (C-2) or industrial (LI).

Hood River Westside URA Constructability Analysis
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Exhibit 1. Westside Urban Renewal Subareas, Hood River

C-2

LI
OS/PF
R-1
R-2
R-3

Source: City of Hood River

To determine whether development is likely to be financially feasible within each of these
subareas, this analysis brings together three types of information:

1.

Development Potential: Approximately how many of what type of units are likely to be
built in each subarea? ECOnorthwest estimated capacity based on the net buildable
acres in each area, current zoning, and the likely housing mix and densities in each
zone.

Infrastructure Costs: What are the anticipated infrastructure needs in each subarea,
and what are the approximate costs to provide that infrastructure? ECOnorthwest
worked with staff to estimate costs based on assessments of infrastructure needs and
planning level cost estimates from previous reports, and input from City staff on
additional project needs and how to allocate costs across the subareas.

Development Feasibility: Given the estimated costs of building each type of housing
on a development-ready site and the estimated value of the future development, how
much is left over to pay for land and infrastructure while allowing a reasonable
financial return for the developer? ECOnorthwest estimated “residual land value” (RLV)
for each housing type based on locally-calibrated construction costs, city fees, design
costs, and market pricing.

The assumptions for each component of the analysis are discussed in greater detail following
the summary of key findings.

Hood River Westside URA Constructability Analysis
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Key Findings

Development Potential

The Westside Area has potential for roughly 1,270 housing units in total. Compared
to the estimates from the 2017 Concept Plan, this is higher than the “Base Case”, but
lower than any of the scenarios explored in the Concept Plan.! This is because zone
changes evaluated in the Concept Plan were not adopted, but the City did make
changes to zoning regulations to allow “middle housing” (duplexes, triplexes,
quadplexes, townhouses, and cottage clusters) in lower density zones.

Middle Housing is likely to be an important component of future housing
development on the Westside. Given the prevalence of R-1 zoning in the area, the
densities applied to middle housing compared to single-detached housing in the R-1
zone, and the strong market for ownership housing in Hood River, for-sale middle
housing may be appealing to developers in the Westside.

Infrastructure Costs

System Development Charges (SDCs) are the major existing funding source for infrastructure
in the Westside to cover the cost of system components that exceed the cost of building local
infrastructure. Developers get SDC credits for the cost of “oversizing” when they build pipes
or roads that are larger than the minimum for local infrastructure. The 2017 Concept Plan for
the Westside included an infrastructure funding analysis, but the funding recommendations
from the 2017 Concept Plan have not been fully implemented. This analysis differs from that
work in several ways: the set of projects included in this analysis has been refined slightly,
cost estimates have been adjusted to 2024 dollars, and this analysis is largely focused on
residential development.

For water, sewer, and stormwater infrastructure, existing funding sources should be
sufficient. SDC credits will cover the cost of oversize components for water, sewer, and
stormwater pipes, leaving developers to pay only the “local” share of costs. SDC
revenue from Westside development should cover the cost of the additional water and
sewer infrastructure associated with this area (a sewer lift station and a potable water
reservoir).

Transportation faces multiple funding challenges:

SDC revenue is insufficient: If built out to its estimated capacity, SDCs from
development on the Westside would cover roughly $4.6 million of the roughly
$11.1 million in SDC-eligible transportation costs identified in the area. The

1 Hood River Westside Area Concept Plan Report, December 29, 2017.
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Hood River Westside URA Constructability Analysis

balance could come from transportation SDC revenues from other parts of the
city or from other sources.

Key projects do not have an identified funding source: Improvements on
Cascade Ave totaling roughly $3.6 million are not eligible for SDC funding at
present and do not have other funding sources identified. Collecting this cost
from development in the Westside would mean increasing the area’s
contributions to shared transportation costs by almost 80 percent compared to
paying existing transportation SDCs alone.

Expected developer contributions may be unrealistic: Several of the major
roads assumed major developer contributions in the 2017 funding plan.
However, the cost estimates for these major roads have continued to increase,
but more recent estimates did not isolate an assumed developer share. If
developer contributions as a percentage of total costs are lower than assumed
in 2017, this would increase the funding gap from other sources.

This analysis explores the impact of absorbing additional transportation costs on
development feasibility for Westside residential development.

Development Feasibility

Single-detached housing and some middle housing options are likely financially
feasible with low to moderate infrastructure and land costs. With Hood River’s strong
demand for ownership housing and tight housing market, single-detached homes and
some townhouses have been selling at a premium. If this pricing continues as the
Westside develops, these types of development will likely “pencil” with typical local
development costs, including standard local streets and utilities, if land costs are on
the lower end of recent transactions.

Apartments are financially challenging. Because the rental market in Hood River is
more driven by workers in the local service and tourism industries, market rents are
often not high enough to cover the costs of new construction and typical land costs.

Additional infrastructure costs may impact the feasibility of housing development.
Requiring Westside development to absorb the additional transportation costs that are
not funded by SDCs, including the estimated “developer share” of high-cost major
road projects and improvements on Cascade Avenue, would leave little budget to pay
for land. This would make it less likely that developers and existing landowners could
reach agreement on an acceptable price, and less likely that development would be
able to move forward.

Incentivizing middle housing could help spread infrastructure costs across more
units and support lower-cost housing options. While middle housing that has been
built in Hood River recently is mostly high-end development, if the City encourages
development of lower-cost housing at higher densities, the infrastructure costs would
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be spread across more units, and over time middle housing development might be
able to deliver lower price-points than single-detached housing.

Key Assumptions and Methods

Development Potential

While a buildable lands inventory and capacity analysis were developed for the Westside
Concept Plan area in 2016-2017, due to recent development, minor differences in
boundaries, and the need to incorporate land in nonresidential zones, ECOnorthwest updated
capacity estimates for this area. The methodology for these estimates is described below.

Estimating net buildable acres

Starting with the total acreage of the taxlots included in the Westside Urban Renewal Area
(272 acres, Exhibit 2), the analysis identified and subtracted constrained acres including
areas with a slope greater than 25% and wetland areas based on GIS data provided by the
City. Staff also identified fully improved parcels where additional development is unlikely vs.
partially improved or vacant parcels. This resulted in an estimate of the buildable acres in
the area (172 acres, Exhibit 3). Finally, the acreage for future rights of way (estimated at 16%
to 21% of the buildable acreage depending on the zone) and stormwater (5% of the
buildable acreage), were also removed, which resulted in the net buildable acres (130 acres,
Exhibit 4).

Exhibit 2. Gross tax lot acres by subarea and zone

C-2 LI R-1 R-2 R-3 Total

Subarea 1 24 24
Subarea 2 52 3 56
Subarea 3 39 13 52
Subarea 4 2 15 1 18 36
Subarea 5 30 30
Subarea 6 44 44
Subarea 7 30 0.5 30
Total 65 13 172 5 18 272

Source: ECOnorthwest analysis using GIS data from City of Hood River

Hood River Westside URA Constructability Analysis 5
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Exhibit 3. Buildable acres by subarea and zone

C-2 LI R-1 R-2 R-3 Total

Subarea 1 6 - - - - 6
Subarea 2 - - 42 3 - 45
Subarea 3 29 10 - - - 39
Subarea 4 - - 12 1 14 27
Subarea 5 - - 23 - - 23
Subarea 6 - - 19 - - 19
Subarea 7 - - 14 - - 14
Total 36 10 109 4 14 172

Source: ECOnorthwest analysis using GIS data from City of Hood River
Exhibit 4. Net buildable acres by subarea and zone

C-2 LI R-1 R-2 R-3 Total

Subarea 1 5 - - - - 5
Subarea 2 - - 31 2 - 33
Subarea 3 23 7 - - - 31
Subarea 4 - - 9 1 10 20
Subarea 5 - - 17 - - 17
Subarea 6 - - 14 - - 14
Subarea 7 - - 10 - - 10
Total 28 7 81 3 10 130

Source: ECOnorthwest analysis using GIS data from City of Hood River

Development assumptions

The analysis included eight types of housing (shown in Exhibit 5), using prototypical
development examples (referred to as “prototypes”) calibrated to align with recent
development in and around Hood River. Details about the assumed unit size, density, and
rents/sales prices for each housing type are included in Exhibit 5.

Hood River Westside URA Constructability Analysis



4

4
N

Exhibit 5. Development Prototypes

Estimated Pricing
(Rent or sales
price per unit)

Housing Type

(sf) €5)) (units/acre)

Unit Size | Lot Size Density

1 Small Apartment 705 23,232 30 $1,775/month
(average) (average)

Attached middle housing

2 (R-2+ density) 1,450 6,000 29 $625,000
Attached middle housing

3 (R-1 density) 1,800 5,000 17 $675,000
Detached middle housing

4 (R-2+ density)* 1,100 8,000 22 $500,000
Detached middle housing

5 (R-1 density)* 1,450 7,000 12 $650,000

6 Medium-Small Single-Detached 1,800 7,000 6 $750,000

7 Medium Single-Detached 2,400 7,000 6 $875,000

8 Large Single-Detached 2,800 8,000 5 $1,050,000

* Densities for detached middle housing are assumed to fall slightly below the maximum allowed density for
the zone based on the need for space between units.
Source: ECOnorthwest

ECOnorthwest established an assumed housing mix based on the allowed housing types and
densities in each zone, shown in Exhibit 6.

Exhibit 6. Mix of prototypes by zone (percent of acres)

C-2 LI R-1 R-2 R-3
Small Apartment 20% 30%
Attached middle housing (R-2+ density) 30% 35%
Attached middle housing (R-1 density) 20% 10%
Detached middle housing (R-2+ density) 40%  35%
Detached middle housing (R-1 density) 20% 10%
Medium-Small Single-Detached 20% 10%
Medium Single-Detached 20%
Large Single-Detached 20%
Subtotal Residential 20% 0% 1009% 100% 100%
Commercial 80% 10%
Industrial 90%
Total 100% 100% 100% 100% 100%

Source: ECOnorthwest

The analysis did not include financial feasibility testing for commercial or industrial
development; the assumed mix of nonresidential uses was used only to estimate SDC
revenues from these uses. The C-2 (commercial 2) zone only includes 20% of the net

Hood River Westside URA Constructability Analysis 7
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available acres for residential development (small apartment) with the assumption that the
remaining available acres would consist of commercial development. The LI (light industrial)
zone does not include any residential development in this analysis. Exhibit 7 shows both the
net residential acres and the gross residential acres of each subarea.

Exhibit 7: Net acres, net residential acres, and gross residential acres by subarea

Total Net Total Gross

vl e Residential Residential
Acres
Acres Acres

Subarea 1 5.0 - - - - 5.0 1.0 1.3
Subarea 2 - - 31.1 2.3 - 334 334 449
Subarea 3 23.1 75 - - - 30.6 46 59
Subarea 4 - - 89 0.6 104 20.0 20.0 26.7
Subarea 5 - - 16.7 - - 16.7 16.7 225
Subarea 6 - - 144 - - 144 144 193
Subarea 7 - - 10.1 - - 10.1 10.1 136
Total 28.2 7.5 81.3 29 104 130.2 100.2 134.2

Source: ECOnorthwest

Based on the net developable acres by zone, the assumed housing mix by zone, and the
assumed density for each housing type, ECOnorthwest estimated the number of units by type
that each subarea could potentially accommodate. The total housing capacity for the Westside
Urban Renewal area is estimated at 1,268, as shown in Exhibit 8.

Exhibit 8. Number of potential units by subarea

Attached Attached Detached Detached Medium-

Medium Large
Single- Single-
Detached Detached

Small middle middle middle middle Small
Apartment housing (R- housing (R- housing (R- housing (R-  Single-
2+ density) 1 density) 2+ density) 1 density) Detached

Subarea 1 30 - - - - - 30
Subarea 2 - 19 112 19 80 40 38 33 341
Subarea 3 138 - - - - - - - 138
Subarea 4 93 111 32 84 23 11 11 9 374
Subarea 5 - - 58 - 41 20 20 18 157
Subarea 6 - - 50 - 35 17 17 15 134
Subarea 7 - - 35 - 25 12 12 10 94
Total 261 130 287 103 204 100 98 85 1,268

Source: ECOnorthwest

Financial Feasibility

ECONorthwest used a real estate pro forma analysis to evaluate financial feasibility for each
development prototype under local costs and market conditions. The pro forma estimates
“residual land value” (RLV) for each development type—the developers’ estimated budget for
land after accounting for all other development costs and the estimated value of the finished

Hood River Westside URA Constructability Analysis 8
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development. RLV can then be compared to observed land sales transactions to understand
whether development is likely to be feasible given typical land costs.

Exhibit 9. Example of feasible development using residual land value (RLV) model

Land Budget ] Rental Value:
(Residual Land ental value:
Value) Derived from Net
— Operating
Income*
Hard Costs
(Construction Ownership
Costs) Value:
Net Sales
Soft Costs Proceeds after
(Impact Fees, broker fees
Architectural
Fees, Developer DEVELOPMENT *Net Operating
OVerheGd, eTC.) COST Income = annual rent

—— & other revenue after
accounting for
vacancy minus
operating costs

Source: ECOnorthwest

The advantage of using RLV in this context as a measure of financial feasibility is that the RLV
per unit for different types of development can be aggregated up to give an estimate of the
overall RLV for a larger development with a mix of housing types. Key assumptions that
informed the financial feasibility analysis are summarized below.

Development costs

Development costs are typically broken into two primary categories: hard costs and soft
costs. Hard costs include both the physical materials and the labor required to assemble
them, often referred to as the “sticks and bricks” of a development. Softs costs include the
indirect expenses not tied to physical construction, such as design and engineering, permit
and impact fees, insurance, and financing.

The hard costs used in this analysis are derived from the 2024 National Building Cost
Manual, calibrated to local conditions based on input from developer interviews. The National
Building Cost Manual includes typical construction costs for different types of development
with adjustments based on quality of construction, unit size / development scale, and other
factors. The hard costs used in this analysis were further refined based on interviews with
local developers familiar with the cost of construction in Hood River.

The soft costs used in this analysis include System Development Charges (SDCs) and permit
fees based on examples of development provided by staff, and a general estimate of other
soft costs as a percentage of hard costs. Total estimated soft costs range from 18% to 27%
of hard costs (lower for large single family detached and higher for apartments).

Hood River Westside URA Constructability Analysis 9
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Hard costs and soft costs per unit for each prototype are summarized in Exhibit 11 on page
12.

Local infrastructure costs

To estimate typical costs associated with building the local infrastructure needed for a new
subdivision, each prototype has an assumed length of street frontage based on its assumed
lot size, adjusted to account for corner lots and similar situations. The street frontage was
used to estimate per-unit or per-development infrastructure costs for installing local road,
water, sewer, and storm facilities, as shown in Exhibit 10.2

Exhibit 10. Linear feet (LF) and cost of local streets and utilities by prototype

Attached Attached Detached Detached
Small middle middle middle middle Medium-Small Medium Single- Large Single-

Apartment  housing (R- housing (R-1 housing (R-2+ housing (R-1 Single-Detached Detached Detached
2+ density) density) density) density)

LF local streets & utilities per

182 72 60 80 70 70 70 80
prototype
tl;iltocal streets & utilities per 11 18 30 20 35 70 70 30
Cost of local streets & utilities
per prototype $ 169800 $ 67,000 $ 55900 $ 74500 $ 65200 $ 65200 $ 65200 $ 74500
ggftu‘:i't‘m' streets &utilities ¢ 10600 § 16800 $ 28000 $ 18600 $ 32600 $ 65200 $ 65200 $ 74500

Source: ECOnorthwest

Sales prices and rents

Sales prices for each prototype were estimated based on the market value of recent
developments provided by the city and comparable sales transactions identified through
Zillow and Redfin.

Apartment rents are based on similarly sized units recently developed, or in development, in
Hood River. For apartments, the analysis estimates the capitalized value of the finished units
based on market capitalization rates.3

Financial return requirements

For developers to be willing to move forward with a potential development, their total financial
returns must cover their time, overhead expenses, and risk. In for-sale housing, this is
generally reflected in a minimum profit margin that developers must anticipate being able to

2 This analysis assumes double-loaded residential development such that the cost of local infrastructure is split
between the houses fronting on either side of the street. Gas, electricity, and telecommunication costs not
included.

3 Capitalization (“cap”) rate reflects the relationship between the revenues from an income-generating property
and its sale price. It is calculated using net operating income (NOI)—total revenues after accounting for vacancy
minus operating costs—divided by the sale price and is expressed as a percentage (e.g., 5.75 percent, as assumed
in this case). It can be used in reverse to estimate the market value of an income property based on its NOL.
Higher cap rates mean properties are worth less with the same NOI.

Hood River Westside URA Constructability Analysis 10



make on the development to take on the risk of developing. In rental housing (and other
income properties), this is generally reflected in a developer fee (often calculated as a
percentage of total development costs) and, sometimes, a share of the other financial returns
from operation and/or sale of the property. This analysis assumes the following required
financial returns for developers:

For-sale development: minimum profit margin of 11 percent

Rental housing development: 3 percent developer fee and a minimum 6.25 percent
return on cost*

4 The structure and details of developers’ financial returns from income properties can be highly complex and
variable depending on their investors and financial arrangements. This analysis uses return on cost—the
projected NOI of the property at stabilization divided by the total development cost—as a simplified indicator of
financial viability. This metric is often used for making early decisions about whether to advance a development
project and is agnostic of the specific deal structure and financing arrangements. The return on cost typically
must be higher than the cap rate for a stabilized property to account for the additional risk associated with new
construction compared to buying a complete, stabilized property. For purposes of this analysis, the spread
between the expected capitalized value of the stabilized property and the estimated total development costs
(including the land budget) is included as part of the developer’s required financial returns, to account for the risk
premium associated with development. This analysis assumes a return on cost “hurdle” (minimum) 50 basis
points (0.5 percentage points) above the estimated capitalization rate.

4
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Summary of assumptions and RLV by prototype

Exhibit 11 shows each prototype’s development costs, minimum developer financial returns,
and sale price, which determine the amount that a developer could feasibility have available
to pay for land and potential off-site infrastructure costs. This is illustrated graphically in
Exhibit 12. To determine each prototype’s relative value per acre (shown in orange in Exhibit
11), the analysis uses the lot size assumed for each prototype (shown in Exhibit 5) and
calculates the number of units that could fit on an acre with that exclusive prototype in order
to show their relative values in a different way. Exhibit 13 shows the relative financial
feasibility of each prototype compared to small apartments, which are the least feasible of the
prototypes tested. For the small apartment prototype to be feasible compared to the middle
housing and detached prototypes, it would require $5,000 to $18,000 to make them
competitive.

Exhibit 11. Summary of Financial Assumptions by Prototype

Attached Detached Detached .
medlp  ALeeiEt middle atels R e e SLi?lrggI:-

- middle ! 3 Single-
Small housing housing housing Detached Detached Detached

d(e':l;zi:' d::;ilt (1800 sf on 7k (2403 f;t‘)’" 7k (2800 sf on
Y, Y sf lot) 8k sf lot)

1100 sf) 1450 sf)

housing
(R-1 density,
1800 sf)

Apartment (R-2+
density,
1450 sf)

Average Sale Price /

Capitaiized value por Unit  $258500 $625000  $675000  $500,000 $650,000 $750,000 $875,000 $1,050,000
Hard cost per unit $168,300 $397,700 $399,400  $283,000 $371,300 $409,000 $480,100 $528,500
SDCs + permit fees per unit ~ $11,600 $28,800  $31,500  $26,200  $29,200 $30,900 $33,800  $39,100
Other soft costs + sales $33,700 $101,100 $104400  $80900 $105800 $94100  $110,100 $126,400
commissions per unit
Min. required developer
financial returns per unit $27,400  $64,600 $69,800 $51,700  $67,200 $77,600 $90,500 $108,600
tiicta' infrastructure costs per — ¢16 600 $16800  $28,000  $18,600  $32,600 $65,200 $65,200  $74,500
?;:,”:::; forland & offsites oo 900  $15900  $42,000  $39,500  $43,900 $73,300 $95,300 $172,900
Available for land & off-sites g1 43 00 332,000 $526,400 $644,700 $409,600  $342,000 $444,900 $706,000
(per gross acre)
Source: ECOnorthwest

Hood River Westside URA Constructability Analysis 12
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Exhibit 12. Development Costs and Value by Prototype

$1,200,000
$1,000,000
$800,000
$600,000
$400,000
$200,000
$0
Small Apartment Attached middle Attached middle Detached middle Detached middle Medium-Small Medium Single-  Large Single-
housing housing housing housing Single-Detached Detached Detached
(R-2+ density, (R-1 density, (R-2+ density, (R-1 density, (1800sfon 7ksf (2400 sfon 7k sf (2800 sfon 8k sf
1450 sf) 1800 sf) 1100 s 1450 sf) lot) lot) lot)
W Hard cost per unit B SDCs + permit fees per unit
Other soft costs + sales commissions per unit Min. required developer financial returns per unit
Local infrastructure costs per unit Available for land & off-sites (per unit)

DAverage Sale Price / Capitalized value per Unit

Source: ECOnorthwest

Exhibit 13. Estimated subsidy needed for small apartment prototype to be financially
feasible compared with attached and detached housing prototypes

Attached Attached Detached Detached Medium-Small LT Large

Small middle housing m|d(.ile middle housing m|dc.lle Single-Detached Single- Single-
housing (R-2+ densit housing (1800 sf on 7k Detached Detached
(R-1 density, Y (R-1 density,

1800 sf) — 1450 sf) Srlety)

Apartment (R-2+ density,
1450 sf)

7k sf lot) 8k sf lot)

Difference in RLV per
gross acre compared
to small apartments
Difference in RLV per
unit compared to $0 $5,600 $12,100 $16,100 $8,200 $6,000 $9,400 $18,100
small apartments

$0 $169,000 $363,400 $481,700 $246,600 $179,000 $281,900 $543,000

(2400 sf on (2800 sf on

Source: ECOnorthwest

Hood River Westside URA Constructability Analysis
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Infrastructure

Additional infrastructure costs

The Westside Urban Renewal Area has several larger infrastructure projects that local
development is expected to cover, shown below in Exhibit 14.5 The Westside share of these
additional infrastructure costs amounts to nearly $20 million, of which roughly $16 million is

SDC-eligible. The remaining $47 million is assumed to come from developer direct

contributions. Infrastructure costs were proportioned amongst the seven subareas of the
Westside Urban Renewal area based on city staff guidance.

Exhibit 14. Infrastructure improvements cost share

Total

Westside SDC eligible Developer
Infrastructure . .
share Westside costs Direct
Cost
Major Infrastructure Costs $21,768,000 $10,487,000 $6,909,000 $0
MV1/MV2: Exit 62 Improvements $8,071,000 $0 $0 $0
MV2a: Cascade Ave Widening, Exit 62 to Mt. Adams  $2,113,000 $2,113,000 $0 $0
MV2b: Cascade Ave Widening, Mt. Adams to Rand Rd  $1,465,000 $1,465,000 $0 $0
MV3: Widen Mt. Adams  $3,700,000 @ $3,700,000 $3,700,000 $0
MV11: Mt. Adams Roundabout $6,419,000  $3,209,000 $3,209,000 $0
Minor Arterial $25,642,000 $2,468,000 $2,468,000 $16,638,000
Urban Connector $15,705,000 $2,074,000 $2,074,000 $13,631,000
Neighborhood Connectors $17,160,000 $0 $0 $17,160,000
Mt. Adams extension $4,110,000 $0 $0 $4,110,000
Wine Country extension $3,723,000 $0 $0 $3,723,000
Max Place Extension $1,038,000 $0 $0 $1,038,000
E/W Connection between Frankton and Alignment D' $2,018,000 $0 $0 $2,018,000
Carr Dr.Baron Ln., Blackberry Dr., Keisha Ct.  $6,270,000 $0 $0 $6,270,000
Country Club Lift Station $428,000 $428,000 $428,000 $0
Westside Reservoir $4,296,000 $4,296,000 $4,296,000 $0
Total $84,999,000 $19,753,000 $16,175,000 $47.429,000

Note: Share of costs determined from 2017 Westside Concept Plan Funding Review and Toolkit allocations

These estimates were generated as follows:

Total Costs: Total cost estimates are based on the latest available estimate from the
Concept Plan or a more recent public facilities plan or Transportation System Plan

5 The pipes (sewer, water, and stormwater) were split between the developer direct share and SDC credit
eligibility based on the proportional increases beyond standard pipe diameters. Infrastructure costs that already
had funding sources determined (e.g. ODOT funds allocated for MV1/2) were also excluded from the Westside

share of additional infrastructure costs.
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and were escalated based on the Construction Cost Index (CCI) from the Engineering
News Record (ENR).6

Westside costs: The share of infrastructure costs allocated to the Westside Urban
Renewal area is based on the 2017 Westside Concept Plan’s Funding and Review
toolkit. Costs assigned to other agencies (e.g. ODOT) were excluded from this total, as
are costs assumed to be borne directly by developers.

SDC credit eligible costs: SDC credits are provided to a developer for the extra costs
of installing oversized infrastructure improvements. For example, if a developer is
required to install a 10” diameter water line where a typical development would
otherwise only require an 8” line, then the difference in cost between the 8” line and
the 10” line is considered SDC credit eligible. The share of costs estimated to be SDC
credit eligible for projects that also have a developer direct contribution was estimated
based on developer shares identified in the 2017 funding plan for transportation and
unit costs by pipe size for “local” level infrastructure for water, sewer, and stormwater.

Developer direct costs: The portion of costs estimated to represent the cost of “local”
level infrastructure.

SDC Revenues and SDC-Eligible Costs

The SDC costs per unit were also used to estimate SDC revenues from future development.
Because transportation is the key area of infrastructure funding gaps, the analysis included
estimating transportation SDCs from both residential and commercial development to better
estimate the magnitude of the total funding gap. SDCs from commercial and industrial
development were estimated based on approximate floor area ratios (0.3) and transportation
SDC rates for uses likely to occur in those spaces (General Light Industrial for industrial space
and a blend of Health/Fitness, Specialty Retail, Shopping Center, Pharmacy/Drugstore, and
Quality Restaurants for commercial space). Water, sewer, and stormwater SDCs were not
estimated from commercial and industrial development as revenues are more difficult to
estimate from nonresidential development, and these utilities are less likely to face overall
funding shortages. Estimated SDC revenues are shown in Exhibit 15.

6 The ENR CCI is used to adjust past infrastructure cost estimates into today’s dollars based on historic
construction costs. The nearest regional ENR CCI with historically available data is Seattle and was used for this
analysis.

Hood River Westside URA Constructability Analysis 15
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Exhibit 15: Estimated SDC Revenues

Trnportaton | Water | Sewer | Storm | Parks |
B s e i i e e e
Subarea 1 $49,980 $360,012 $409,992 $20,865 $7,114 $9,757 $148,890
Subarea 2 $689,985 $0 $689,985 $2,565,343 $774,070 $292,578 $2,400,640
Subarea 3 $229,908 $1,802,356 $2,032,264 $95,979 $32,723 $44.884 $684,894
Subarea 4 $691,167 $0 $691,167 $2,178,645 $659,923 $271,346 $2,439,799
Subarea 5 $319,812 $0 $319,812 $1,181,111 $356,390 $134,706 $1,105,280
Subarea 6 $272,502 $0 $272,502 $1,008,082 $304,180 $114,972 $943,360
Subarea 7 $191,227 $0 $191,227 $707,162 $213,380 $80,652 $661,760
Total $2,444,581 $2,162,367 $4,606,948 $7,757,187 $2,347,780 $948,896 $8,384,623

Source: ECOnorthwest calculations

Exhibit 16 shows the SDC revenue minus the SDC eligible infrastructure costs. The water,
sewer, and storm SDC revenue do not include the potential SDC revenue for industrial or

commercial development, which makes it appear that there is a gap in Subareas 1 and 3, but

this is unlikely once commercial and industrial SDC revenue are accounted for. Overall, the
SDCs for these systems are likely to cover SDC-eligible costs. However, projected
transportation SDC revenue does not cover SDC-eligible transportation infrastructure costs,
even after accounting for revenue from commercial and industrial development. The
estimated gap is approximately $6.5 million.

Exhibit 16. SDC Revenue minus SDC credit eligible costs

Transportation Water* Sewer* Storm*
Subarea 1 ($971,834)  ($838,425) $7,114 $9,757
Subarea 2 ($1,578302) $2,034,276 $745,529 $182,470
Subarea 3 ($806,337)  ($810,427) ($81,440)  ($21,181)
Subarea 4 ($1,148301) $1,507,768 $624,247 $271,346
Subarea 5 ($457,465) $697,760 $213,686 $134,706
Subarea 6 ($722,667) $517,829 $197,152 $92,950
Subarea 7 ($803,942) $216,909 $213,380 $58,630
Total ($6,488,848) $3,325,692  $1,919,668 $728,679

* Water, Sewer, and Stormwater SDC revenues reflect residential development only
Source: ECOnorthwest calculations

RLV results by subarea

Exhibit 17 shows the residual land value, or available budget after development costs, to pay
for land and any additional offsite costs as a total amount and per acre of gross residential
land. While development of the housing prototypes appears feasible with only local
infrastructure, the overall feasibility of development decreases once the additional offsite
infrastructure costs shown in Exhibit 14 are proportioned into the subareas.
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Exhibit 17. Residual land value (RLV) by subarea

Local infrastructure only | All infrastructure costs

per gross acre per gross acre

Subareal  $207,000 $161,000 ($113,000) ($88,000)
Subarea?2  $21,526000  $479,000 | $12,933,000 $288,000
Subarea3  $954,000 $162,000 ($9,000) ($2,000)

Subarea4  $11,487,000 $429,000 $8,247,000 $308,000
Subarea5  $10,719,000 $476,000 $5,139,000 $228,000
Subarea6  $9,096,000 $471,000 $8,018,000 $415,000
Subarea7  $6,319,000 $466,000 $3,435,000 $253,000
Total $60,308,000 $449,000 $37,651,000 $281,000

Source: ECOnorthwest
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