
All Council meetings are digitally recorded and will be available on the City website: www.cityoftalent.org. The meeting 
location is accessible to persons with disabilities. A request for an interpreter for the hearing impaired, or for other 
accommodations for persons with disabilities, should be made at least 48 hours in advance of the meeting to the City 
Recorder at 541-535-1566, x1012. 

1. Call to Order / Roll Call

2. Meeting Accessibility

2.1 Opportunity to Interpret Meeting into Spanish

• Question for the public: Do any attendees need this meeting interpreted into Spanish?

• Pregunta para el público: ¿Alguien necesitaría la reunión interpretada en español?

3. Additions / Corrections to Agenda

4. Speakers Heard on Non-Agenda Items
Limited to 5 minutes or less per Mayoral discretion.

5. Unfinished Business
Unfinished business consists of outstanding items from previous meetings. These items will be handled in the same
manner as regular agenda items.

5.1 Discussion of Taxing District Recommendations for Proposed Urban Renewal Plan ...................  

6. Written Communications

This item is for written communications that have been submitted to the entire Council and where a request has been made
that the item be included in the record. It will contain the communications only, and not additional attachments or Internet re-
postings. Those items may be e-mailed directly to Council members or may be distributed in person via the City Recorder at
Council meetings following an oral communication to Council. There will not be any Council discussion or public comment
on this agenda item.

6.1 Email From Mr. Chris Luz to RVTD Board Study Session .............................................................  

7. Adjournment

TALENT CITY COUNCIL 
SPECIAL MEETING AGENDA 

- HELD VIA ZOOM - 

August 16th, 2022 - 5:30 PM  

This meeting will be held electronically via Zoom. There are two ways join the meeting: 

1. You can join the meeting with your computer or smart phone using the following link & passcode:

https://us02web.zoom.us/j/82010489641?pwd=d0JCTTMwM0Q0em5EMkZONnBaRitBdz09 

Passcode: 625422 

2. You can join the meeting by phone by dialing 1-669-900-6833 and using the following information:

Webinar ID: 820-1048-9641, Passcode: 625422 
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City Council Agenda Report 
Meeting Date:  August 16th, 2022 Staff Contact:  Jordan Rooklyn 
Department:  City Manager E-Mail: jrooklyn@cityoftalent.org 
Staff Recommendation:  Informational Estimated Time:  90 mins.

ISSUE BEFORE THE COUNCIL 
Discussion of Taxing District Recommendations for the proposed Urban Renewal Plan 

BACKGROUND 
City Council is considering the adoption of an Urban Renewal Plan to support the rebuild efforts after 
the Almeda Fire. As part of the consideration process, the City is required to consult and confer with 
impacted taxing districts (ORS 457.089).  

On June 30, 2022, the City of Talent provided notice to taxing districts that the City Council was 
considering the adoption of an Urban Renewal Plan. The governing bodies of the taxing districts were 
provided 45 days to submit written recommendations for the Talent City Council to consider. The City 
Council is required to accept, reject, or modify recommendations received by taxing districts, and the 
Council’s decisions will become a part of the ordinance that the Council considers for adoption. 

This agenda item is for the City Council to review the recommendations, decide whether to accept, 
reject, or modify the recommendations, and direct staff to draft an ordinance aligned with their 
decisions.  

Summary of Recommendations Received 
City of Phoenix 

(1) Reconsider adopting the proposed Talent Urban Renewal Plan and instead continue to work
alongside regional partners to leverage the available state and federal grant funding
opportunities.

(2) If the Talent City Council decides to move forward with a new district, freeze the tax rate at the
January 2022 levels to allow the taxing districts to recover a greater amount of their pre-fire tax
revenue they rely upon to set their current budgets.

Jackson County Library Services District 

(1) Include the Talent Library’s building and services in the project plan to maintain and expand
services at the Talent location.

Jackson County 

(1) Do not adopt the plan as proposed.

4-H Extension Service District (Southern Oregon Research and Extension Service)
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(1) Defer action on this urban renewal district.

Rogue Valley Transportation District 

(1) Give serious consideration to delaying the tax rate freeze for a year or two.

Jackson County Fire District 5 

(1) Decline to adopt the current plan.

(2) Agree to a pass through for JCFD5 for this or any future urban renewal plan.

POTENTIAL MOTION 

I move to direct staff to draft an ordinance for Council’s review on August 17, 2022, pertaining to the 
adoption of an urban renewal plan that incorporates the Council’s review of taxing district 
recommendations.  

ATTACHMENTS 

City of Phoenix Letter 
Jackson County Library Services District Letter 
Jackson County Letter 
Southern Oregon Research and Extension Service Letter 
Rogue Valley Transportation District Letter 
Jackson County Fire District 5 Letter 
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August 12, 2022 

Talent City Council 
Talent Mayor Darby Ayers-Flood 
Talent City Manager Jordan Rooklyn: 
110 East Main St 
Talent, OR  97540 
JRooklyn@cityoftalent.org 

Greetings: 

I am the Director of the Oregon State University - Southern Oregon Research and Extension Center 
(OSU-SOREC), located on Hanley Rd between Central Point and Jacksonville.  

I am writing in relation to the proposed Talent Urban Renewal Agency Plan and your upcoming 
vote. My main interest is because about ¼ of our overall SOREC budget is provided by the Jackson 
County 4-H, Master Gardener and Agricultural Extension Service District. So while this special 
service district is under the purview of Jackson County, its purpose is clearly defined to support 
OSU’s Extension and applied research programs here at SOREC.  

OSU started providing agricultural research and educational outreach programs to benefit Rogue 
Valley residents from our original location near Talent in 1911. In 1958 our headquarters moved to 
the current research farm site on Hanley Rd., and over the decades our programs have expanded 
beyond Agriculture to include Forestry, Natural Resources, Urban Horticulture, 4-H Youth 
Development and Leadership, Nutrition/Health, and other related programs. We provide these 
benefits to Rogue Valley citizens through our faculty conducting informal educational programs 
(Extension), as well as our applied research projects. As a point of reference, this special service 
district was created in 2014 by a 75% yes vote by the citizens of Jackson County. We continue to 
be pleased that an overwhelming majority of local citizens thought our programs were so beneficial 
that they voted to tax themselves to support our mission and activities here.  

Regarding the Almeda fire and its aftermath, please be assured that  we were all horrified to 
witness the devastation to Talent, Phoenix, and nearby areas. About ¼ of our SOREC staff were 
temporarily evacuated due to the Sept. 2020 fires. In the immediate aftermath, several of our 
employees took time off work to provide assistance to fire victims either directly or by volunteering 
at relief agencies. I was in discussion with FEMA to potentially use our Kings Hiway research farm 
property as a site for their temporary housing. (in the end they chose another site that had better 
infrastructure). We donated several thousand pieces of PPE and other supplies to farm workers 
displaced by the fire so they could continue working during COVID. Due to a particular skill set and 
network of connections, one of our faculty members was granted paid release time from their OSU 
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duties for several months to work embedded in relief agencies, connecting fire victims with various 
sources of assistance.  
 
All this to say that the faculty, staff and administration at SOREC did what we could, in several 
ways, to help our neighbors in Talent and Phoenix during this difficult time. We never asked for any 
individual or organizational compensation for these efforts. So it is in that spirit that the current 
timing and plan for the Talent Urban Renewal Plan seems un-neighborly due to the negative 
consequences it will have on our budget and thus our ability to serve Rogue Valley residents in the 
future.   
 
I will not go into detail repeating the legal and technical questions and concerns around the timing 
and scope of this Urban Renewal Plan. I have read the letter submitted to you by the Jackson 
County Commissioners, and I believe it clearly lays out several concerns with this plan and the 
process now underway. I do not question the motivation for Talent civic leadership to improve the 
lot of their citizens. However, it does seem that this process is being rushed such that Talent’s 
most-directly affected entities (fire district, sheriff’s office, and Talent city government itself), have 
not had time to properly study and consult about the optimal way to move forward. Talent is 
rapidly rebuilding from the fire, and financial resources from many types of government programs 
are helping with these efforts. Even before the fire occurred, Talent was revitalizing in many ways, 
and did not seem to possess any large-scale “blighted areas” that the urban renewal legislation was 
expressly designed to address.  
 
I find it particularly relevant that this Urban Renewal Plan would effectively “freeze” future 
property tax increases for other districts (such as OSU Extension Service District) as of January 1, 
2021. This date of course was less than four months after the Almeda fire, a time when property 
values were temporarily and dramatically reduced in Talent and surrounding areas in the 
immediate aftermath of the fire’s destruction.   
 
So based on the timing of this urban renewal action and the other related factors detailed in the 
letter from the county commissioners, the only conclusion I can draw is that this is a hurried effort 
to maximize urban renewal dollars using an artificially low valuation that has the effect of 
damaging other taxing districts to a degree that would not occur if the plan was created in any 
other recent or future time frame. In sum, this seems like an un-neighborly action, especially 
considering the tremendous help and support provided by citizens and agencies (such as ours) from 
throughout the area during and after the crisis. 
 
I suggest that action on this urban renewal district be deferred until he City of Talent and other 
affected agencies have time to study the actual needs and realistic costs of the remaining 
rebuilding, including determining which needs are already being met by other funding sources, so 
you can accurately define any gaps or holes in the rebuilding process. If that exercise is taken, and 
actual funding gaps are identified such that Talent’s rebuilding would be hindered, and also using a 
more realistic valuation date (either before Sept 2020 or else perhaps more like July 2022), I think 
more citizens and public agencies would be in support of your efforts. 
 
Thank you for your time and consideration of these concerns, 
 

 
 
Richard Roseberg, PhD and Director 
OSU-Southern Oregon Research & Extension Center  
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3200 Crater Lake Ave. 
Medford, OR 97504-9075 

(541) 779-5821
Fax (541) 773-2877 

www.rvtd.org 

August 12, 2022 

Talent City Council 

Mayor Darby Ayers-Flood 

POBox 445 

110 E. Main Street 

Talent, OR 97540 

RE: Proposed Talent Urban Renewal District 

Dear Mayor and Council, 

The Rogue Valley Transportation District, as one of the taxing districts that will be impacted by 

the proposed Talent Urban Renewal District, would like to submit this letter into the record and 

respectfully request consideration of the information provided herein when making your 

decision. 

At the Rogue Valley Transportation District Board of Directors study session on August 10, 

2022, the decision was made that RVTD is generally in support of Talent Urban Renewal 

Agency's action to impose the Urban Renewal District provided that the decision-making bodies 

give serious consideration to delaying the tax rate freeze for a year or two. 

In addition, your proposal mentioned Transportation/Infrastructure projects and RVTD commits 

to working with your staff on developing infrastructure that supports transit and accessibility to 

multi-modalism. 

We look forward to our continued partnership with the City of Talent. 

Respectfully, 

lb� 
lie A. Brown, General Manager 

on behalf of the RVTD Board of Directors 
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August 14, 2022 

Sent by Email Only 

Jordan Rooklyn, City Manager 
Talent City Council 
City of Talent 
PO Box 445 
110 East Main Street 
Talent, OR  97540 
JRooklyn@cityoftalent.org  

Re: Jackson County Fire District No. 5 
Response to TURA Urban Renewal Plan 

Dear Ms. Rooklyn and Talent City Council, 

On behalf of Jackson County Fire District No. 5, we submit the enclosed response to the 
Talent Urban Renewal Agency’s urban renewal plan dated June 30, 2022.  Also enclosed, 
are the following: 

(1) Memo from Vicki Purslow at JCFD5 re: TURA’s impacts on JCFD5; 

(2) Analysis from expert Paul Runge at Cascadia Partners; and 

(3) Exhibits to JCFD5’s response. 

Please include this submission, in full, in the public record.  We will also provide a copy 
of these documents with individual citizen names redacted.  We ask for the redacted 
submission to be included, in full, in the City of Talent’s public agenda packets for the 
upcoming August 16, 2022 special city council meeting and the August 17, 2022 regular 
city council meeting.   
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If you have any questions, please feel free to email or call. 
 
Regards, 
  

 
Damien R. Hall 
Ball Janik LLP 

 Jeffrey M. Edelson 
Markowitz Herbold PC 

 
Enclosures 
1323191 
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Jackson County Fire District No. 5’s response to  
the Talent Urban Renewal Agency urban renewal plan 

(plan dated June 30, 2022) 
         

 
EXECUTIVE SUMMARY 

 
I. TURA’s urban renewal plan jeopardizes JCFD5’s relationship with its partners 

and neighboring communities, and could put the build back from the Almeda 
Fire at risk.  

No functioning public entity can be an island.  Each must operate within, and be 
answerable to, its constituents and the broader community.   

Jackson County Fire District No. 5’s (“JCFD5”) responsibilities far outstrip Talent’s 
city limits.  JCFD5 is proud to serve over 125 square miles in the Rogue Valley, including 
the cities of Talent and Phoenix, stretches of Interstate 5, and areas of unincorporated 
Jackson County, as well as an additional 75 miles by signed agreements with partners.   
JCFD5 helps to preserve and keep safe countless individuals, families, businesses, and 
over $3 billion in real market values.   

Because regional firefighting depends on the ability of each fire district to 
provide mutual aid when needed, JCFD5 is also fully committed to support its 
neighboring districts and community partners.  In fact, even as JCFD5 responds to this 
urban renewal plan (“Plan”) proposal, it continues to meet the terms of its agreements 
with neighboring fire agencies by assisting with incidents along the Oregon/California 
border. 

Unfortunately, the Talent Urban Renewal Agency’s (“TURA”) proposed Plan will 
directly impact JCFD5’s ability to serve its whole community.  The Fire District relies on 
service equity with everybody paying their fair share.  By diverting $17 million in voter-
approved funding from JCFD5, Talent is no longer paying its fair share for JCFD5’s 
services, which will result in a degradation of services for everyone.  JCFD5’s district 
members in the city of Phoenix and Jackson County and its community partners do not 
have a voice in Talent’s governing decisions, yet they are nevertheless impacted by 
Talent’s choices.  Frankly, the TURA Plan seeks to divert funds from JCFD5 to assist with 
a rebuild following the 2020 Almeda Fire that, from all appearances, is already well 
underway without such funds.  The Talent community’s build back from the Almeda Fire 
has been extraordinary.  According to Talent City Manager, Jordan Rooklyn, rebuild is 
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already occurring for 75% of residential structures.  This is being accomplished without 
an urban renewal plan or funding.  Rather, it is a testament to the hard work and 
tenacity of Talent’s citizens.   

The build back is also bringing greater density within Talent.  Thus, when 
complete, Talent will have more housing than before the Almeda Fire.  That translates 
to more homes and more citizens who need fire protection services than ever before.  
Maintaining fire protection in the newly rebuilt areas remains one of JCFD5’s highest 
priorities.  But the voter-established funding for JCFD5 services is in jeopardy.  If the 
TURA Plan is enacted, it could very well devastate the local fire services ecosystem and 
create new and enhanced risk for Talent’s citizens and others within the broader 
community.   

JCFD5 asks the City of Talent (the “City”) to consider the serious adverse effects 
that the adoption of the Plan will have on its own community partner, JCFD5, and 
decline to adopt the Plan. 

II. In an attempt to divert the maximum amount of tax revenues from taxing 
districts like JCFD5, TURA has prepared a rushed and incomplete Plan. 

It is clear to anyone who has read the Plan or followed the recent TURA meetings 
that this urban renewal Plan was rushed.  By reaching back to reap the tax revenue 
benefits of the entire community build back since January 1, 2021—just four months 
after the Almeda Fire— TURA seeks to make a cash grab to collect as much money as 
possible at the expense of the taxing districts.  

As TURA’s own Executive Director, Jordan Rooklyn, has acknowledged, that post-
fire rebuild had nothing to do with the proposed urban renewal plan; rather, it is 
occurring organically due to the hard work of Talent’s citizens.  Yet, TURA aims to 
reappropriate those taxing revenue increases for itself by acting quickly to pass the Plan 
before the October 2022 cutoff to freeze the tax base.   

JCFD5 is not alone in observing the rushed nature of the Plan’s development.  
The TURA Executive Director, Ms. Rooklyn urged TURA to delay enactment of the Plan 
to allow for a more thoughtful review of Plan projects and goals.   

“I am concerned that the plan, as proposed, will be limited in its ability to 
effectively achieve its intended purpose. . . . I would like to spend the 
next three months working with City staff, impacted businesses and 
community members, regional partners, and community-based 
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organizations to make recommendations to the plan to address [these] 
concerns . . . .” 

(June 29, 2022 staff recommendation from Executive Director Jordan Rooklyn to the 
Talent Urban Renewal Board, attached as Ex. A, at 1.) 
 

Likewise, TURA board member Ana Byers asked TURA to postpone adoption of 
the Plan until more meaningful public involvement in the Plan development could occur.   

“I want to communicate that were I able to attend [the TURA board 
meeting] . . . I would be advocating for a postponement of the adoption 
of the new TURA plan.  I understand that the timing of the adoption 
impacts the entire plan- but I feel that we cannot lose the opportunity to 
enact a plan that has a solid foundation in detailed information, 
community input, project planning, relationship building, community 
stakeholder buy-in.” 

(June 29, 2022 written testimony from Board Member Ana Byers to the Talent Urban 
Renewal Agency Board, attached as Ex. B, at 1.) 

Despite Ms. Rooklyn and Board Member Byers’s concerns, TURA voted to adopt 
the proposed Plan.  Over the past 45 days, it has become clear that many Talent citizens 
are equally confused by the Plan’s lack of detail and the reasons for finalizing this Plan 
without appropriate community involvement and discussion.   

“I’ve read through your proposed work plan where you mention 
‘improving fire prevention and preparedness[’] a number of times.  
However, there aren’t any goals, objectives, thoughts on the kinds of 
things that the URA is possibly considering, i.e. some future condition you 
are aiming for.” 

(Undated correspondence from  to Talent Urban Renewal Agency, attached 
as Ex. C,  at 1.) 

“The frozen tax base of Jan 2021 vs using 2022 or 2023 is vastly different. 
The [Fire District] was very conservative in its flyer when claiming only 17 
million will be lost to them.  If they had calculated on the post build tax 
base from 2022 or 2023, the loss is much greater.  The new tax base 
could be as much as 500% higher than on raw land.  But the state tax 
auditor deadline to freeze the dates is Sept 25. 
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“It appears that TURA is rushing this through so they don’t have to share 
any of the new tax revenue.  Once the tax base is frozen, all the increases 
go to TURA only. But if you wait, because of the increase in tax base, 
TURA revenue would remain relatively the same.  Therefore, not to wait 
appears to be a punitive action against the Fire Department and other 
agencies.” 

(July 29, 2022 email from  to Talent Mayor Darby Ayers-Flood and 
the Talent City Council, attached as Ex. D at 2.) 

 
In its haste to meet the timeline to secure the maximum amount of funds, TURA 

failed to develop a defensible Plan, namely, one with clearly defined projects.  That 
failure permeates the entire Plan.  Without clearly articulated and concrete projects, the 
Plan cannot establish an appropriate and meaningful maximum indebtedness, prepare 
an accurate financial analysis, or estimate project costs or completion dates.  Rather 
than establishing thoughtful redevelopment plans, TURA intends to just collect the 
money now and plan later.  In short, the Plan itself is irreparably deficient and its 
financial projections are meaningless unless and until that issue is remedied. 

The City should decline to adopt the current, flawed Plan.   

III. The City should not approve TURA’s flawed urban renewal Plan, but should 
help to protect essential emergency services by agreeing to a pass through for 
JCFD5. 

So, from a practical perspective, what can be done?  

First, JCFD5 asks the City not to approve this Plan. It is fatally flawed in ways that 
cannot be remedied other than through a complete reanalysis of TURA’s goals, feasible 
methods for reaching those goals, and specific projects that can be articulated with the 
definition required to allow a reasonable person to know with certainty how TURA 
intends to spend the diverted funds.   

Second, JCFD5 asks the City to agree to a pass through for JCFD5 for this or any 
future urban renewal plan.  By entering into a pass through agreement, JCFD5 will 
remain able to provide essential safety services to Talent citizens and the broader 
community, and TURA could still implement an urban renewal plan albeit without the 
funding that would have been siphoned from JCFD5.  

This is not the first time that JCFD5 has requested a pass through, and the City 
has yet to respond in a meaningful way or propose inclusion of any measures in the 
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TURA plan that mitigate impacts to JCFD5 or other taxing jurisdictions.  To be clear, 
JCFD5 has no desire to sit in an adversarial position to the City.  Rather, JCFD5 would 
welcome any opportunity to discuss with the City how to accomplish the above practical 
solutions. 

FINANCIAL AND LEGAL ANALYSIS 
 

Under ORS 457.085 and ORS 457.087, an urban renewal plan and the 
accompanying report must meet several specific statutory requirements.  A failure to 
comply with those statutory standards renders a plan or report legally insufficient.  

TURA’s proposed urban renewal Plan and accompanying report (“Report”) dated 
June 30, 2022 are both insufficient to meet the standards laid out in Oregon’s urban 
renewal statutes.  For all of the reasons laid out in this response, JCFD5 urges the City 
not to adopt the proposed Plan or Report. 

I. TURA’s Plan does not satisfy the requirements of ORS 457.085. 

A. TURA has not provided for public involvement at all stages of Plan 
development. 

Under Oregon law, an urban renewal agency must “provide for public 
involvement in all stages in the development of an urban renewal plan.”  
ORS 457.085(1).  

 
Although TURA has talked about the possibility of an urban renewal plan for 

some time, it has only recently developed a Plan, and it did so in a hurried series of 
meetings in its (failed) effort to satisfy statutory obligations.  (Statement by Consultant 
Elaine Howard at June 7, 2022 TURA Study Session, at 29:15-30:47, accessible at 
https://www.youtube.com/watch?v=eM06yWeRlNA (“We don’t have [a draft of the 
plan for your review tonight].  The next date would be potentially June 21 to have a 
draft of the plan and report ready for the agency review. . . We’ll need to scurry to get 
everything ready for that June 21st meeting, but that is doable if that is the direction 
that we on the consulting staff are asked to proceed with.”) 

 
Thus, the list of meetings and public hearings in the Plan is misleading; the list is 

designed to give the impression of public involvement.  In reality, until June 2022, TURA 
typically presented basic urban renewal information without an actual plan or 
substantial project details.  That does not equal public involvement “in all stages.”  In 
addition, the Plan and its numbers changed significantly over the course of the meetings 
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that occurred, which enhances the difficulty to the public and to taxing jurisdictions to 
assess the Plan for feasibility. 

 
TURA’s attempts to shortcut what should be a deliberative and thoughtful 

process resulted in a Plan that is incomplete and frequently incorrect.  In fact, TURA’s 
own Executive Director, Jordan Rooklyn, acknowledged that the Plan was deficient, 
lacked community input, and likely would be difficult to implement.,  

 
“. . . I am concerned that the plan, as proposed, will be limited in its 
ability to effectively achieve its intended purpose. 

 
“(1) Residential rebuild is happening so quickly, and property values 

increasing so much, that Urban Renewal will not have much 
opportunity to influence residential rebuilding patterns. 

  
“(2) The current opportunities for affordable housing are largely 

outside the urban renewal areas. 
 
“(3) Homeownership programs for attainable housing will be difficult 

to implement within the urban renewal area due to localized 
housing costs. 

 
“(4) Large financial investments will be going into an area of the city 

that is already well-established with significant funding support. 
 
“(5) Essential partners, including City staff and directly impacted 

community members, were missing from the table when the plan 
was designed despite efforts to include them. 

 
“As the new executive director of TURA, I would like to spend the next 
three months working with City staff, impacted businesses and 
community members, regional partners, and community-based 
organizations to make recommendations to the plan to address the 
concerns above.” 

(June 29, 2022 Rooklyn staff recommendation, Ex. A, at 1.) 
 

In addition, TURA board member, Ana Byers, urged her fellow board members to 
slow down the development of the Plan because the Board appeared to be proceeding 
on a set timeline even when the Plan itself was underdeveloped and poorly considered. 
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“. . . I feel that we cannot lose the opportunity to enact a plan that has a 
solid foundation in detailed information, community input, project 
planning, relationship building, community stakeholder buy-in.  We all 
intend to create true positive change via this project.  I think the only way 
we can ensure that is to hold space []to collect all the necessary input and 
information to make sure that good intentions become positive 
outcomes.” 

 
(June 29, 2022 Byers written testimony, Ex. B, 1.)The lack of transparency regarding the 
Plan details is evident in public comment received by the City after voting to approve 
the Plan.  

"I am very concerned about the proposed Talent Ur[b]an Renewal Plan 
being rammed through with limited citizen input.” 

(August 2, 2022 email from  to City Manager Jordan Rooklyn, 
attached as Ex. E, 1.) 

“Please have the sense of mind to slow down this speeding train. . . 
Councilors, no one i know is against affordable housing, but what I’ve 
heard is that this is being pushed through at a rapid pace without 
consideration of resident input or opinion.  Would this process best be 
served, and supported, if it slowed or was delayed a year?” 

(Undated correspondence from  to Talent Urban Renewal Agency, 
attached as Ex. F, 1.) 

“TURA’s proposed plan lists all the dates during which there were public 
discussion about the new plan.  Except that list is not accurate.  In some 
cases, there was a meeting, but Urban Renewal was not even listed on 
the Agenda.  In other cases, the minutes say there was a discussion 
and/or presentation and Urban Renewal and the ‘presentation is 
attached’ except there is no presentation so there can be no citizen 
involvement. 

“In other Cases, the 1 page minutes say the audio of the presentation is 
online, except it isn’t.  There was only limited Citizen Involvement in this 
plan. Most citizens did not even learn about this plan [until] some time in 
June.” 

(July 29, 2022  email, Ex. D at 3.) 
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Those criticisms from within and without TURA are accurate.  The Plan reflects 

TURA’s haste to freeze the tax base at January 1, 2021 in an effort to divert as much tax 
increment funding from the taxing districts as possible.  The Plan and Report are 
severely deficient in several areas, many of which flow from TURA’s unwillingness to 
slow down the process and fully develop a Plan and Report that comply with the statute 
and truly engage its community and partners. 

 
Therefore, for the reasons above, TURA fails to adopt sufficient findings under 

ORS 457.085(1) and fails to follow the process and procedure set forth under the 
statute. 
 

B. The urban renewal Plan does not contain information to meet the 
statutory standards laid out in ORS 457.085. 

  Under Oregon law, TURA’s Plan must include an accurate description of its 
intended urban renewal projects and must state with specificity any property that it 
plans to acquire, use, develop, or dispose of.  ORS 457.085(2)(a)-(b), (d)-(e)-(g), (i).   
 

TURA has neither developed specific projects nor carefully considered property 
that may be impacted by those projects. TURA’s Plan is deficient and cannot satisfy 
Oregon law. 
 

1. The Plan does not contain a description of each urban renewal 
project to be undertaken.  ORS 457.085(2)(a). 

ORS 457.085(2)(a) requires the plan to include “[a] description of each urban 
renewal project to be undertaken.”1   

 
The projects form the foundation for every step that follows, from the maximum 

indebtedness and the total project costs to the timeline and completion date for each 
projection.  In turn, projects can only be created through thoughtful analysis of the 
current physical, social, and economic conditions in a plan area.  In other words, 
projects must always seek to address whatever specific condition the plan identifies as a 
blight in the community.  Without the thoughtful development of projects in light of 
that connection, the urban renewal agency is just making a money grab.  

 

1 See also, ORS 457.010(20) (“Urban renewal project” or “project” means any work or undertaking carried 
out under ORS 457.170 in an urban renewal area”). 
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To avoid that outcome, Oregon’s urban renewal statute require an urban 
renewal agency to produce a plan and a report that meet rigorous documentary 
standards.  This ensures that the agency is not merely diverting funds from other taxing 
districts with no clearly articulated explanation of how it will use them effectively.  
These statutory requirements are not mere formalities, they reflect a public policy to 
require the urban renewal agencies to express how they will invest the community’s 
money before any plan is approved. 
 

Here, the TURA Plan contains urban renewal “projects” that are insufficient to 
meet that standard.  For example, the Plan states the following “projects,” among 
others: 

 
• “Recruit new businesses into the community.” 

 
• “Provide capacity support for workforce training.” 

 
• “Provide funding to assist businesses to grow, prosper, and recover, fostering 

a more vibrant business community within the City.” 
 

• “Promote disaster preparedness.” 
 

• “Address transportation challenges to allow for future development with 
Talent.” 

 
(June 30, 2022 Talent Urban Renewal Plan, Ex K, at 14-16.)  These projects are not 
specific.  They are not concrete.  They are vague concepts that cannot be meaningfully 
evaluated.   
 

And the lack of any identifiable real projects has very practical implications.  For 
example, without a detailed list of descriptions of each project, TURA cannot plausibly 
establish an appropriate maximum indebtedness because the maximum indebtedness 
flows from the expected costs of the particular projects selected.  ORS 457.190(3)(c)(B) 
(“The maximum amount of indebtedness that may be issued or incurred under the plan 
. . . shall be based upon good faith estimates of the scope and costs of projects[.]”). 
 
 Because TURA’s themes and general goals do not provide sufficient descriptions 
of “projects” under the statute, the Plan does not satisfy Oregon’s statutory 
requirements as drafted. 
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2. The Plan does not properly address requirements to identify 
land acquisition, development, uses, or disposition.  
ORS 457.085(2)(b), (f), (g), (i). 

In addition to projects, Oregon law requires the Plan to also include details about 
intended real property acquisition, development, uses, or disposition. ORS 457.085(2).   

 
For example, if the Plan intends to acquire or develop land, the Plan must 

include an outline explaining how that will occur.  ORS 457.085(2)(b).   
 
Next, if real property might be acquired, the Plan must list with specificity the 

potential real property parcels, the expected use of that property, and the timeframe 
for both acquisition and use.  ORS 457.085(2)(g).   

 
Finally, the Plan must describe intended methods for relocating persons or 

businesses in the urban renewal plan area.  ORS 457.085(2)(f). 
 
Here, the Plan expressly indicates that property acquisition will occur: “[T]here 

are plans to acquire land for infrastructure which may trigger relocation benefits in the 
future in the Area.”  (June 30, 2022 Talent Urban Renewal Plan, Ex. K, at 19.)  Further, 
the Plan specifically “authorizes the acquisition and disposition of property” by TURA.  
(Plan, Ex. K, 18.)  This boilerplate language does not provide sufficient details.  

 
The Plan does not include any provisions addressing the information required by 

the statutes regarding real property acquisition.  To try to evade the obligation, TURA 
asserts that such identification will be a minor later adjustment.  In other words, TURA 
believes that by labeling later actions as “minor,” it can add to the Plan in a way that 
triggers each of those statutory provisions without the required notice, hearing, or 
approval under the urban renewal statutes.  (Plan, Ex K, 18 (citing ORS 457.085(2)(i).)  

 
In essence, TURA has failed to comply with its statutory obligation to identify—in 

several ways—the property it intends to acquire, develop, use, or dispose of, and the 
method for relocating any individuals or businesses impacted by those actions.  No 
facts, findings, or evidence relating to these statutory requirements are identified and 
considered.  TURA refuses to identify those projects in the Plan (other than to state that 
they will occur) and claims that when it does so in the future, it is not obligated to 
comply with the statutory procedure for developing an urban renewal plan.   

 
If TURA is permitted to develop a plan in this manner, it would read out of four 

of the statute’s (ORS 457.085(2)) express requirements for an urban renewal plan.  
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Because Oregon rules of statutory construction specifically prohibit interpreting a 
statute in a way that renders useless any portion of the statute, this approach, as a 
matter of law, cannot be correct.2  

 
Therefore, without providing any sufficient findings and evidence to 

demonstrate compliance with ORS 457.085(2)(b), (f), (g), (i), TURA’s Plan simply fails to 
meet the legal requirements under Oregon law for an urban renewal plan and cannot be 
adopted.  

 
II. The Report accompanying TURA’s Plan does not satisfy the requirements of 

ORS 457.087. 

As with the Plan itself, the Report must contain several key components to 
comply with Oregon law.  ORS 457.087(1)-(9).  Specifically, the Report must include the 
following: 

 
• Current conditions and impact: A description of the physical, social, and 

economic conditions in the Plan area and the expected impact (including 
fiscal) the Plan will have on those conditions in light of added services or 
increased population.  ORS 457.087(1). 
 

• Plan area: The reasons for the selection of the urban renewal area.  
ORS 457.087(2). 

 
• Connecting the conditions to the project: The relationship between the 

existing conditions in the urban renewal plan and each project in the Plan.  
ORS 457.087(3) (emphasis added). 

 
• Project costs: The estimated total costs for each project and the expected 

source of funds to pay for those costs.  ORS 457.087(4) (emphasis added). 
 
• Project completion date:  The anticipated completion date for each project.  

ORS 457.087(5) (emphasis added). 
 
• Money needed:  The estimated funds needed for the urban renewal area 

and the expected year that all indebtedness will end.  ORS 457.087(6). 
 

2 The appendix listed on page 39 of the Plan is blank.  The Plan does not contain the cited legal description 
of the Plan area, which is a statutory requirement.  ORS 457.085(2)(c). 
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• Financial analysis:  A financial analysis of the Plan with sufficient information 
to allow a reasonable person to determine the feasibility of the Plan.  
ORS 457.087(7). 

 
• Fiscal impacts:  A statement estimating the financial impact on the taxing 

districts due to the collection of tax increment financing over the life of the 
Plan.  ORS 457.087(8). 

 
• Relocation report:  A report listing anyone required to relocate due to the 

Plan, the methods used for that relocation, and the existing housing units 
that will be destroyed or altered and new units constructed due to the Plan.  
ORS 457.087(9). 

 
If the Report fails to adequately address any one of the above requirements, it 

must be revised.  TURA’s Report fails to meet nearly every one of these requirements.   
 
Many of the Report’s flaws flow from TURA’s rushed process and the resulting 

undeveloped projects list in the Plan.  Without a clear vision for how it intends to 
implement the Plan, it is difficult for TURA to appropriately develop many portions of 
the Report in a way that will satisfy its statutory obligations.  And it is impossible for 
anyone outside of TURA to glean the necessary information from the Plan and 
accompanying Report to adequately understand the Plan and its impacts. 

 
For these reasons—and as outlined in more detail below—TURA’s Report is 

legally insufficient pursuant to ORS 457.087 and cannot be adopted. 
 

A. The Report fails to provide sufficient information to support its existing 
physical, social, and economic conditions and impacts on municipal 
services in light of added services or increased populations 
(ORS 457.087(1)). 

To support the connection between the Plan’s projects and the intended 
community improvements, the Report must describe the current conditions (physical, 
social, and economic) in the urban renewal area, as well as the “expected impact,” 
(including fiscal impact) of the Plan “in light of the added services or increased 
population.”  ORS 457.087(1).  Put another way, the Report should show how the Plan 
might change the current situation.   

 
TURA’s Report fails in each respect. 
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1. The Report offers unclear information for several of its stated 
existing physical, social, and economic conditions. 

ORS 457.087(1) requires the Report to include a description of the existing 
conditions in the Plan area because it establishes a common framework from which to 
determine whether the Plan’s projects are appropriate and, ultimately, successful.  
Thus, it is vital that the Report’s existing conditions be clearly described and supported 
by accessible data.  

 
Here, TURA’s Report provides particular existing conditions that a reasonable 

person cannot reconstruct without obtaining information not contained in the Report.3   
 
For example, the Report lists existing social conditions (education) gleaned from 

a phone call to the school district; a reasonable person cannot examine that data for 
accuracy.  (June 30, 2022 Report accompanying the Talent Urban Renewal Plan, Ex. L, 
39.)4  To the extent that lack of access to education for residents within the Plan area (or 
who used to live within the Plan area) is a condition that the Plan intends to address, the 
Report must do more to support its claimed data points. 

 
The Report also identifies a shortage of buildable residential area in Talent and 

suggests that “Talent will need to address infrastructure development constraints in the 
Railroad District Master Plan area.”  (Report, Ex. L,42.)  In fact, the Report states that 
this area accounts for more than three-quarters of the vacant buildable land in the Low 
Density Residential Designation in Talent. (Report, Ex. L,42.)   

 
The Report lists the Railroad District Master Plan area as “located southwestern 

of Rapp Road.”  (Report, Ex. L,42.)  However, it is not clear from the Report whether the 
Railroad District Master Plan area is part of the urban renewal area.  The description of 
the location is vague, and the only land of any significance in that area is zoned light 
industrial.   

 

3 The Report’s description of the Plan area’s existing physical conditions re: infrastructure are discussed 
elsewhere in this response. 
4 In addition, it is not clear if the data includes high school age students residing in Talent.  Although high 
school students are school-aged children, they are not included in the more specific categories, which 
include only elementary and middle school students.  (Report, Ex. L, 39.) 
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(Report, Ex L, at 34.) 

 
If the property is not located in the urban renewal area, urban renewal funds 

cannot be used for development, and it should not be included in the urban renewal 
area of the Plan.  On the other hand, if the Railroad District is the area zoned light 
industrial, the Report should explain how this area can support residential development 
if the City decides to build there.  (And the several “ifs” are a direct result of the City’s 
failure to develop specific, articulable projects. The Report should focus on those areas 
the Plan intends to address, not “maybe” projects.) 

 
Finally, several areas of the Plan and Report—including in the commercial loss 

data in the existing social conditions of the Report— reference 64 damaged or 
destroyed commercial structures.  (Report, Ex. L, at 44 (“Sixty four commercial buildings 
were destroyed or sustain major damage in the Almeda Fire.”).)  Those references are, 
at best, unclear.   

 
The Plan and Report, at a minimum, imply that the 64 destroyed structures 

represent 64 businesses. (Report, Ex. L, at 5 (“Sixty-four structures were destroyed as a 
result of the fire. Few of those businesses have rebuilt[.”).) To test the suggestion that 
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64 business were destroyed or severely damaged in the Almeda Fire, JCFD5 obtained 
the list of destroyed or damaged commercial structures relied on by TURA in making 
these statements.  (List of Fire Impacted Commercial Structures, Ex. G , 1.)  The 
supporting detail obtained by JCFD5, and not included in the Report, indicates that 
many of the businesses and addresses were counted several times.  For example, the 
Talent Irrigation District (not a business) at 104 W. Valley View Road is listed twice.  
Other examples include the Mountain View Baptist Church at 616 S. Pacific Hwy. (listed 
twice) and the Bear Creek Mini Storage (owned by Crisp Family Properties LLC and listed 
six times).  (List of Fire Impacted Commercial Structures, Ex. G, 1.) 

 
Presumably, structures attributed to the same business owner at the same 

address all make up one business.  When duplicate listings are removed, it becomes 
clear that the correct number of commercial property owners impacted is significantly 
less than 64.  Without the underlying detail not provided in the Report, the 
overcounting would not be apparent.  

 
Transparent access to the supporting data is crucial.  At many points, the Report 

fails to provide the data needed to adequately review, interpret, and even challenge—
where needed—the conclusions reached. 

 
2. The Report fails to properly address the expected impact of the 

Plan. 

ORS 457.087(1) also requires the Report to address the expected impacts of the 
Plan, including financial impacts.   

 
In the Report, TURA makes several completely unsupported and often 

meaningless claims regarding expected Plan impacts.   
 

First, TURA highlights the additional assessed value that it suggests will land on the tax 
rolls due to a higher density build back occurring outside the Plan area, concluding that 
“[i]t is also anticipated that the remaining seventy five percent of Talent that is not in 
the Area will rebuild at a rate higher than the assessed value of the properties before 
the Almeda Fire, adding permanent rate property taxes for all taxing jurisdictions.”  
(Report, Ex. L,46.)  But that statement fails in two respects.  To begin, it does not 
quantify how many units are expected to be built outside the Plan area in coming years, 
particularly in light of the City’s analysis that 75% of residential builds in the burn scar 
are already occurring.  (Statement by City Manager and TURA Executive Director Jordan 
Rooklyn at June 17, 2022 City Council and Urban Renewal Agency Joint Work Session, at 
21:17-21:42, accessible at https://www.youtube.com/watch?v=tsV9dreSVS4 (“We do 
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expect to see 75% of our lost structures recovered in the next year and a half. . . We are 
recovering at a 4 times faster rate than FEMA’s estimate for natural disasters.”).)  
Second, even if units are expected to be built outside the Plan area, that has nothing to 
do with the impact of the Plan, which is the information required by the statute.  

 
Further, to the extent that the Report suggests that the statutorily permitted 3% 

increase in maximum assessed value (and, thus, assessed value) will somehow 
satisfactorily offset the loss of 50% of City General Fund dollars within the Plan area, 
that statement cannot be correct.  (Report, Ex. L,46 (“It is expected that the [City’s] 
General Fund amounts will increase outside of the Area, due to the allowed three 
percent appreciation of assessed value allowed in Oregon and from construction activity 
that is outside the Area.”).)  Notably, the Report makes no attempt to quantify its claims 
with data.  It offers only a bald, unsupported conclusion.  

 
Similarly, the Report suggests that “losses in permanent rate taxes for the City 

will also be countered by future economic development, and future increases in 
assessed value to the tax base for all taxing jurisdictions, including the City.”  (Report, 
Ex. L,46.)  Again, although that statement could be true, it is not quantified in any 
meaningful way in this section of the Report.  It also ignores the fact that the potential 
increase in assessed value would only benefit the taxing districts once the Plan sunsets 
in 30 years.   

 
In the meantime, and as suggested by the statutory provision, the Plan is likely to 

have immediate impacts on the urban renewal area due to the expected increase in the 
population there. 
 

In fact, the Report notes that the City projects an additional 169 residential units 
and 21,100 square feet of commercial space will be added to the rolls after the build 
back is completed.  (Report, Ex. L,40.)  The Report does not provide data on the 
methodology used to make those projections, and it is unclear whether that projected 
increased density was included in the exemption value assumptions used to calculate 
the financial analysis of the Plan in Section IV of the Report. (Report, Ex. L,10.) 

 
Yet, it is clear that density is increasing; the question is simply how much 

additional density will be added.  At the August 3, 2022 City Council meeting, the City 
Manager, Jordan Rooklyn, stated that the City was seeing around 25% higher density 
within the build back areas of Talent than existed on those lots prior to the Almeda Fire.  
(August 3, 2022 City Council Agenda Report from City Manager Jordan Rooklyn to Talent 
City Council, attached as Ex. H, at 1 (“From the building permits that have been 
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submitted, we are seeing a 25% increase in the number of housing units that were 
within the burn scar prior to the fire.”).)   

According to Ms. Rooklyn, as density increases, the Plan area will have 
more citizens with greater service demands that will need to be met.  (August 3, 
2022 Rooklyn Agenda Report, Ex. H at 1 (“With more housing, we expect a higher 
demand for services[.]”).)  This is the fiscal impact that ORS 457.087(1) directs 
TURA to quantify in the Report.  TURA has not done so here. 
 

Next, the Report cursorily refers to Section VIII for information on the tax 
increment financing impacts on the taxing districts, and otherwise limits its analysis in 
this section to the fiscal impact on municipal services.  (Report, Ex.L,46.)  But the statute 
is not so limited.  It asks for the impact of the Plan.  It does not say “the impact of the 
Plan to the municipality.”  The Report fails to comply with this section of the statute 
because it does not examine the fiscal impacts of the Plan to the fire district and other 
taxing districts in light of added services or population. 

 
Finally, the Report’s analysis fails entirely to examine the Plan’s expected 

impacts to the physical, social, and economic conditions identified in the Report in light 
of any added services or increased population.  That is one of three intended analyses in 
this statutory requirement, and it is wholly overlooked. 

 
Without providing any sufficient analysis, findings, and evidence to demonstrate 

compliance with ORS 457.087(1), TURA’s Report fails to meet the legal requirements 
under Oregon law for an urban renewal plan and cannot be adopted. 
 

B. The Plan fails to provide cogent reasons for inclusion of the portions of 
the urban renewal area that are not part of the Almeda Fire burn scar.  
ORS 457.087(2). 

Under ORS 457.087(2), the Report must provide the reasons for the selection of 
the urban renewal area.   

 
TURA provides the following reason for selecting the existing Plan area:   
 
“The reason for selecting the Area is to provide the ability to fund 
projects and programs necessary to cure blight within the Area. This 
blight is a result of the devastating impacts of the Almeda Fire in 2020 
and the need for rebuilding and provision of infrastructure improvements 
within the Area.”   
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(Report, Ex. L, at 47.)  The Report also states that there is a need for affordable and 
attainable housing and commercial reinvestment in the Plan area.  (Report, Ex. L, at 47.) 
 

However, the Plan area and the burn scar from the Almeda Fire are not 
coextensive.  It is clear from the urban renewal area map that there are deliberately 
carved out areas that do not cover the burn scar.  They appear as tendril-like additions 
to the urban renewal area.  The Report does not explain how or why those areas of the 
plan were selected or whether they qualify as blighted areas.   

 
In fact, when discussing the presence of blight, the report cursorily states, “[t]he 

Talent Urban Renewal Area (Area) meets the definition of blight due to its infrastructure 
deficiencies and underdeveloped properties.”  (Report, Ex. L,9.)  The report later cites to the 
City’s pre-existing infrastructure Master Plan as a basis for establishing blight.  (Report, Ex. 
L,35.)  Thus, other than addressing the burn scar, the Report provides only the 
infrastructure Master Plan as a basis for a finding of blight.   

 
Yet there are two issues with that premise.  
 
First, merely being on a capital improvement list does not mean an area is 

blighted. If it did, every municipality would be able to declare a blight.  TURA has made 
no effort to explain why the areas that overlap with the desired infrastructure 
improvements are actually blighted as defined by ORS 457.010(1)(g).   

 
Second, when comparing Figure 1 (Plan area) against Figure 5 (infrastructure 

Master Plan), it is clear that there are portions of Figure 1 that fall outside the burn scar 
but are not the subject of a desired infrastructure project.  (Report, Ex.L, 3, 28.)  As such, 
absolutely no justification has been provided for the inclusion of those portions in the 
plan area. 

 
For the reasons explained above, TURA’s Report fails to adopt sufficient findings 

supported by evidence in the record to demonstrate compliance with ORS 457.087(2). 
 
C. The Report fails to accurately describe the relationship between 

existing conditions in the Plan’s area and the proposed projects.  
ORS 457.087(3). 

ORS 457.087(3) requires the Report to provide the relationship between each 
project and the existing conditions in the urban renewal area.  This is that opportunity 
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to make a direct connection between the current need and the expected solution 
(project).   

 
Yet, despite the statutory obligation to provide this information on a per-project 

basis, the Report simply states an existing condition for each broad type of project or 
general goal.  That loose type of matching offers nothing to the Plan.   

 
Described below are a few examples from the Report that are clearly deficient 

under ORS 457.087(3). 
 

1. Economic Development: Business Recruitment. 

The existing conditions section for “Economic Development: Business 
Recruitment” states: “Sixty-four structures were destroyed as a result of the fire.  Few of 
those businesses have rebuilt, having an impact on those business owners, the residents 
who used those businesses and the overall economy.”  (Report, Ex. L, at 5.)  

 
Setting aside the potentially misleading nature of that claim, the existing 

condition appears to be a lack of available brick-and-mortar business locations. 
 
However, rather than connect specific projects to that existing condition, the 

Report merely relists the intended business recruitment “projects” included in the Plan.  
This includes “[p]rovide capacity support for workforce training” and “[s]upport diversity 
equity and inclusion in business assistance.”  Although both goals may be admirable, 
they’re exceedingly vague and without any connection to the purported loss of 64 
commercial structures.   

 
It is unclear from a general review of this section of the Report how supporting 

workforce training or diversity and inclusion addresses the existing condition of the loss 
of commercial structures.   
 

2. Sustainability: Hazard Mitigation, Drought Tolerant Solutions, 
Urban Forestry, Emergency Preparedness. 

The existing conditions statement for “Sustainability: Hazard Mitigation, Drought 
Tolerant Solutions, Urban Forestry, Emergency Preparedness” notes: 

 
“As a result of the Almeda Fire, the Talent City Council and community have 
realized that improvements can be made to make Talent a more resilient 
community to address both hazard mitigation and drought.  There is a need for 
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improved building structures, landscaping, signage, wayfinding, and emergency 
preparedness.  The Almeda Fire eliminated much of the urban canopy 
throughout the burn scar area, which is largely within the Area.  Trees need to be 
replaced and landscaping reestablished.” 
 

(Report, Ex. L, at 5-6.)   
 

Thus, the existing condition appears to be that the Almeda Fire occurred and 
now “improvements can be made” in Talent.   

 
However, despite rolling up hazard mitigation and emergency preparedness 

alongside replacement of trees and landscaping, there is no “project” aimed at 
addressing some of the stated existing conditions, like improving building structures.  In 
addition, it’s unclear how the existing conditions are connected to “projects” like 
“Provide Wagner Creek improvements” or “Install streetscape enhancement along 
business corridors.”   

 
That lack of clarity is a direct result of the vague and incomprehensible 

“projects” listed in the Plan and Report. A reasonable person cannot determine without 
further inquiry what the “Wagner Creek improvements” are.  They may be related to 
the existing conditions, or they may not. 

 
3. Transportation/Infrastructure 

The existing conditions statement for “Transportation/Infrastructure” refers to 
capital improvement projects in Table 23, stating,  

 
“Table 23 . . . identifies the transportation projects within the Area which 
are in the overall Capital Improvement Plan in the Transportation 
Systems Plan.  These projects [in Table 23] include the traffic signals, 
street improvements, and pedestrian improvements throughout the 
Area. There are transportation connections needed to access 
developable property in Talent, including a railroad improvement at Rapp 
Road. There are also deficiencies in other infrastructures as shown in 
Section X of this document.”   

 
(Report, Ex. L, at 6.)   

 
Yet, the referenced Section X specifically states that the projects in Table 23 

merely represent infrastructure projects that were previously made part of Talent’s 

Page 39 of 236



infrastructure Master Plan.  (Report, Ex. L, at 35.) Section X notes, “This does not mean 
that all of these projects are included in the Plan. The specific projects that are included 
in the Plan are listed in Sections II and III of this report.”  (Report, Ex.L, at 6.)   

 
In other words, Section X and Table 23 offer nothing more than a wish list of 

capital improvement projects that Talent has wanted to implement since at least 2015, 
long before the Almeda Fire.  If the “existing condition” is that Talent has a list of capital 
improvement projects related to its infrastructure, that tells a reasonable person 
nothing about the relationship between the new Plan “projects” and the supposedly 
existing conditions. 

 
To further confuse matters, most of those capital improvement projects in Table 

23 are not reflected in the actual list of “projects” in the Plan and Report.  (Report, Ex. L,  
at 36, 4-7; Plan, Ex. K, at 14-16.)  Or, at a minimum, it is not clear whether there is a 
connection because the “projects” are so vague.  For example, one listed “project” is 
“improve walkability to schools.”  (Plan, Ex. K, at 16.)  Table 23 does not expressly 
include that as a capital improvement project, and a reasonable person is left to guess 
whether there’s a connection between the two pedestrian projects listed in Table 23 
and the walkability to Talent schools.  (Report, Ex. L, at 36.) 

 
A reasonable person should not have to make logical leaps to determine if the 

Plan’s projects will address the target conditions. The purpose of the requirement is to 
make clear the connection between existing conditions and the proposed plan projects. 
Yet, both because the “projects” are vaguely stated and underdeveloped and because 
the existing conditions often bear little or no resemblance to those stated “projects,” a 
reasonable person is left to guess as to the connections between the two.  This statutory 
standard has not been met. 

 
D. The Report fails to accurately describe the relationship between 

existing conditions in the Plan area and the proposed projects (ORS 
457.087(4)) or the estimated date of completion for proposed projects. 
(ORS 457.087(5)). 

ORS 457.087(4) requires the Report to include the “estimated total costs for 
each project and the sources of moneys to pay the costs.”   

 
Unfortunately, the Report once again fails to meet a statutory requirement 

because it has not developed appropriate projects.  In Table 2, TURA has provided only 
the barest of financial sketches relating to “projects”: 
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(Report, Ex. L, at 9.)   
 

Notably, although Section II of the Plan suggests 30 very vague and roughly 
identified “projects,”—for example, “Provide capacity support for workforce training” or 
“Recruit new businesses into the community”—even that detail is missing from this 
table in the Report.  Rather, the project cost estimates in Table 2 are broadly defined by 
7 types of goals.  (Report, Ex. L, at 9; Plan, Ex. K, at 15.)   

 
“Housing solutions” and “Commercial solutions” are not projects.  Nor does the 

illusion of down-to-the dollar precision in their corresponding cost estimates overcome 
the vagueness of the purported projects. 

 
Further information in the Report does not assist a reasonable person in locating 

the actual cost of each project.  For example, the Report explains that the “commercial 
costs are based on an estimated $200,000 SDC reimbursement or waiver.”  (Report, Ex. 
L, at 8.)   

 
In other words, despite not committing to any type of commercial solutions 

project, and despite listing a broad variety of very vague potential commercial projects 
(none of which meet the specificity required by the statute), the estimated project 
expense is calculated based on one particular type of project: SDC reimbursements or 
waivers.   

 
If TURA wants to commit to just that type of project, it could be appropriate to 

list it as a basis for the project expenses category.  But TURA doesn’t want to do that; it 
wants to keep all of its project options open, commit to nothing, and figure it out later 
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once it has cash in hand.  Thus, TURA is left to guess a “project” cost based on a 
randomly selected project that it has not indicated any real intent to pursue.  In fact, 
SDC reimbursements or waivers are not even listed as one of the vaguely defined goals 
(“projects”) in the Plan.   

 
Likewise, the Report states that the anticipated transportation costs are “based 

on information from e mails in June of 2022 from the Talent City Manager providing ballpark 
estimates for a railroad crossing and the acknowledgment of other transportation and 
infrastructure needs that are presently being analyzed in a Capital Improvement Plan 
update.”  (Report, Ex.L, at 8.)  Yet, the only individual item stated (the railroad crossing) 
is not specifically included in the Plan’s vague “project” list.  (Plan, Ex. K, at 14-16.) 
 

Similarly, the sustainability estimates in the Report “are based on costs for the 
Wagner Creek trail improvements and tree planting costs provided by the City Manager and 
the acknowledgement that other costs will need to be developed as the Plan is 
implemented.”  (Report, Ex. L, at 8.) The Plan lists the Wagner Creek trail improvements 
as the “Wagner Creek Project,” but offers no further description of the project, the 
existing condition it relates to, or its projected completion date, all of which are 
necessary for a reasonable person to properly understand what is being described and 
whether TURA seriously intends to pursue it. 

 
Thus, in every instance, TURA has failed to state projects with any specificity, yet 

it has randomly selected potential costs that are associated with particular projects that 
TURA may or may not pursue.  This method cannot accurately estimate the costs for the 
“projects” as stated in the Plan. 
 
 ORS 457.087(5) also requires the Report to include “the anticipated completion 
date for each project.”  TURA’s Report provides no information pertinent to this 
requirement other than a statement that “[t]he schedule for construction of projects will 
be based on the availability of funding. The projects will be ongoing and will be completed 
as directed by the TURA.”  (Report, Ex.L,20.)   
 

Clearly, “projects will be ongoing” does not meet the statutory standard for an 
anticipation completion date for each project.  In truth, it is no surprise that TURA is 
unable to estimate the completion date for each project because it has no projects.  It 
merely has broad goals with undefined perimeters.   
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E. The estimated amount of tax increment revenues and the anticipated 
debt retirement information is unclear.  ORS 457.087(6). 

Under Oregon law, the Report must provide the “estimated amount of moneys 
required for each urban renewal under [the urban renewal statutes] and the anticipated 
year in which indebtedness will be retired or otherwise provided for under [the urban 
renewal statutes].”  ORS 457.087(6). 

 
The Report provides tables to address the tax increment revenues and 

allocations of debt service, but they contain a row called “TIF Prior Years” that is not 
explained and the purpose is unclear.  In total, that row accounts for $1 million.  
(Report, Ex. L, at 16-19.) 

 
In addition, these tables provide a debt-service-coverage ratio that is calculated 

from 1.50 to 2.00.  (Report, Ex. L, at 16-19.)  But there is no information provided on a 
typical or resilient debt-service-coverage ratio.  (Report, Ex. L, at 16-19.)  Because the 
Rogue Valley remains at a higher risk for an event like the catastrophic Almeda Fire, it 
could be very problematic if the debt-service-coverage ratio is insufficiently addressed, 
and significant taxable value is again destroyed.  The Report offers no contingency plan 
or a discussion of the adequacy of its selected debt-service-coverage ratio. 

 
Therefore, because the report fails to adopt sufficient findings, facts, and 

evidence to support its conclusions under ORS 457.087(6), the plan cannot be adopted. 
 

F. The Report’s financial analysis of the Plan includes little detail about its 
assumptions and is contradicted by other statements made by TURA 
and the City.  ORS 457.087(7). 

Under ORS 457.087(7), the Report must include a financial analysis of the Plan 
“with sufficient information to determine the feasibility of the plan.”   

 
At the outset, there is one issue that cannot be overlooked, and which 

permeates the financial analysis: The analysis should be guided at every step by the 
projects, which set the maximum indebtedness.  Without specific, articulable projects, a 
legitimate financial analysis cannot be done. 

 
For reasons explained in detail below, the Plan fails to provide sufficient financial 

analysis consistent with requirements under ORS 457.087(7), and therefore cannot be 
adopted. 
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1. The Report lacks a meaningful analysis of the base assumptions 
regarding tax increment revenues during the 30-year Plan. 

Over the life of the Plan, the TURA Report projects tax increment revenues of a 
3% increase based on maximum assessed value growth (set by statute) and any 
exception value added to the rolls through new construction.  (Report, Ex. L, at 10.)  
Regarding the latter, the Report makes the following exception value assumptions:   

 

  
 

(Report, Ex.L, at 10.)  The Report does not explain how those exception value 
assumptions were reached.  Particularly given the changes to TURA’s financial impact 
projections during the course of the Plan development, a real analysis must be included 
in the Report to allow a reasonable person to assess the Plan’s feasibility.   
 
 Further, there are inconsistencies between the Plan and other statements made 
by TURA regarding the expected increase in exception value due to the build back 
construction.  The Report identifies a $24 million value that will be added to the tax rolls 
in October 2022 (for fiscal year ending 2023) and a $23 million value added in October 
2023 (for fiscal year ending 2024).  (Report, Ex. L, at 10.)  Yet, at a July 19, 2022 meeting 
with Jackson County Commissioners, Ms. Rooklyn stated that a value of $35 million is 
anticipated “this year” based on the values of single-family homes.  (Ex. I, “Talent urban 
renewal plan under fire,” Medford Mail Tribune, updated Aug. 2, 2022.)  If Ms. Rooklyn’s 
statements to the County Commissioners are accurate, the financial projections in the 
Report cannot be correct.  And given that Ms. Rooklyn estimated the $35 million 
additional value for only single-family homes, a correct estimate could be much higher.   
 
 If JCFD5 loses more tax revenues in the first few years of the Plan, that not only 
wreaks havoc with JCFD5’s budget, but it will have a greater negative impact overall 
because near-term funds can be used or invested for a return and are generally 
acknowledged to have more value due to discount rates and the time value of money.  
In short, it is important for these numbers to be correct.  They are not. 
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2. The Report fails to adequately explain its other key assumptions 
supporting the financial analysis. 

 The Report estimates that 225,000 square feet of commercial development will 
be built over 30 years; this is equal to 7,500 square feet per year.  (Report, Ex. L, at 10.)  
Notably, the Report estimates a commercial development build back following the 
Almeda Fire that adds an additional 21,100 square feet beyond what was present before 
the fire.  (Report, Ex. L, at 40.)  That projection is also made without supporting data, 
and it is not clear if it is included in the estimated 225,000 square-foot assumption in 
this section.  Of particular concern with this commercial space analysis: there’s no 
indication of the vibrancy of the pre-Almeda Fire commercial builds. That data point 
would be key to determining whether a 225,000 square feet increase is a reasonable 
projection.  There is also no detail on what “commercial” means (e.g., retail, office, 
industrial) for this projection. 
 
 Similarly, the Report estimates 80 single-family residential homes, 220 units of 
multi-family residential property, and 125 units of manufactured property development 
over course of the 30-year Plan.  (Report, Ex. L, at 10.)  For each of these categories, the 
Report provides numbers for the per-square-foot real market value, the timing of the 
builds, and the changed property ratio used are provided with no explanation for why 
they were selected.  (Report, Ex. L, at 10-11.)  
 

To the contrary, the Report simply states: “These projections of growth are the 
basis for the tax increment projections in the Area.  They were informed by 
conversations with TURA and city staff, based on the amount of development that has 
occurred in the rebuild after the Almeda Fire and the development potential within the 
Area.”  (Report, Ex. L, at 11.)  Tangible support like market research data or sales 
comparables are not provided to explain the per-unit or square-foot real market value 
estimates, nor is hard data provided to assess the changed property ratios used.  The 
assumptions also do not explain why the manufactured housing timeline deviates from 
the other development timelines. 
 

Finally, the Report offers several tables “prepared to show that the Area is 
financially feasible as required by ORS 457.  It assumes completion of projects as funding 
becomes available.”  (Report, Ex. L,at 20.)  Unfortunately, the tables merely designate 
costs to goal areas.  For example, in fiscal year ending 2024, Table 11 estimates that 
TURA will spend $2,463,760 on “Housing Solutions” and $1,178,320 on “Commercial 
Solutions.”  (Report, Ex. L, at 21.)   
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There is no explanation given for any of the assumptions used to create Table 11, 
including project costs and timing, calculations behind the financing and administrative 
fee totals, and interest rate calculations.  (Report, Ex. L, at 21.)  In fact, although not 
included in the Report, at subcommittee meetings designed to create plan “projects,” 
TURA board members seemed to merely estimate how much money they wanted to 
allocate into each goal area.  (Statement by Consultant Elaine Howard at June 27, 2022 
TURA Subcommittee Meeting, at 1:48:37-1:49:18, accessible at 
https://www.youtube.com/watch?v=2dHVWfPX5jw (“So I put some money in 
commercial solutions. I mean I guess a big question right here is do you put the money 
in housing or commercial solutions. . . Knowing that it can be changed, but also knowing 
that it should give you, you know, an idea of how you’re wanting to start the area.”).)   

 
There were no hard numbers behind their choices during those meetings, just a 

general sense of where money should land.  (Statement by Consultant Elaine Howard at 
June 27, 2022 TURA Subcommittee Meeting, at 1:54:30-1:55:12, accessible at 
https://www.youtube.com/watch?v=2dHVWfPX5jw (“So we’ve got $11.25 million 
dollars to allocate . . . out of that, Jordan, I know this is asking you to put numbers to [] 
projects that don’t have numbers, but if you can give me any kind of ballpark of a gross 
number to put there for the water or whatever other infrastructure that we need, and 
then we’ll can see how much more we have left to allocate to anything else.”).) If that is 
the substance behind these tables—and the Report offers no information to suggest 
that it is not—then the tables cannot be reliable indicators of financial feasibility.   

 
The TURA discussions during TURA meetings also call into question the manner in which 
the maximum indebtedness was set.  ORS 457.190(3)(c)(B) requires the maximum 
indebtedness to be set “upon good faith estimates of the scope and costs of projects[.]” 

In summary, the financial analysis in the Report raises a lot of questions.  If the 
data behind the projections is not included in the Report, a reasonable person cannot 
determine what was shared during “conversations” with TURA and city staff.  As a 
result, no one other than the author of the Report can determine whether the plan is 
accurate and, as a result, feasible.  This section of the Report fails to meet the statutory 
obligation set out in ORS 457.087(7). 
 

G. TURA’s estimated impact of the tax increment financing on taxing 
districts has been repeatedly incorrect—it is likely that the immediate 
impact to the taxing districts will be higher than currently anticipated.  
ORS 457.087(8). 

Under ORS 457.087(8), the Report must include a fiscal impact statement 
estimating the impact of the tax increment financing on the taxing districts.   
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At its March 16, 2022 informational presentation, TURA estimated the urban 

renewal plan’s fiscal impact to the City of Talent to be $33,905 for fiscal year ending 
2024.  (March 16, 2022 Talent Informational Session Urban Renewal presentation by 
Elaine Howard Consulting and Tiberius Solutions, Ex. J, at 26.)  (Note that the Plan poses 
nearly identical fiscal impacts to the City and JCFD5.)  

 
Yet, in the Plan, the fiscal impact to the City for the same year is projected to be 

$166,537. (Report, Ex. L, at 28.)  That’s a 400-500% increase over TURA’s initial 
projections.  And at the City’s August 3, 2022 council meeting, the City Manager 
described the fiscal impacts to the City as an average of $290,500 in foregone property 
tax revenues each year, $210,000 of which is projected to come from significantly higher 
assessed values due to the rebuild. (Statement by City Manager Jordan Rooklyn at 
August 3, 2022 City Council Regular Meeting, at 1:11:00-1:11:16, accessible at 
https://www.youtube.com/watch?v=zi36ZxltgM0 (“The City is gonna forego, on 
average, $290,000 per year. For those 30 years. You know, looking at how much of that 
is from urban renewal versus what was from just the rebuild that’s happening, about 
$210,000 is coming from the rebuild.”).)  

 
It is evident that the impacts to the taxing districts have changed repeatedly and 

significantly as TURA and the City more closely consider the real-world impacts of the 
situation created by the Plan. Given the hasty manner of pushing the Plan forward, the 
clear discrepancies of the findings and determinations in calculations are both evident 
and not unexpected. 
 
 In addition, the City Manager has expressed serious concerns about the financial 
impact to the City’s budget from the proposed Plan.  (August 3, 2022 Rooklyn Agenda 
Report, Ex. H, at 1 (“The proposed Urban Renewal Plan will have significant financial 
impacts on the City of Talent and will risk our ability to provide services without 
additional funding sources.”).)   

 
Should the City Council adopt the Plan despite those concerns, it is possible that 

it intends to pass funds from TURA to the City to soften the financial blow to the City.   
 

“At point, any year, we can say we’re going to give some of this money 
back.  We can do that at any point, any year. . . .  So, it’s surprise money if 
the City doesn’t know how much it’s going to be until the decision is 
made.  But if the decision—because we’re all the same people—if the 
decision is predicated on how much money the City needs then, you 
know, it’s not a surprise, necessarily.”  
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(Statement by TURA Board Member and City Councilor Eleanor Ponomareff at June 17, 
2022 City Council & Urban Renewal Agency Joint Work Session, at 1:11:20-1:13:08, 
accessible at https://www.youtube.com/watch?v=tsV9dreSVS4.) 
 

But as Consultant Elaine Howard noted, “That works if you’re only considering 
the City and the Agency, but if you’re thinking about your other taxing district partners, 
that doesn’t work so well for them.”  (Statement by Consultant Elaine Howard at June 
17, 2022 City Council & Urban Renewal Agency Joint Work Session, at 1:13:28-1:13:40, 
accessible at https://www.youtube.com/watch?v=tsV9dreSVS4.)   
 

Elaine Howard is correct.  JCFD5 does not have the ability to take money from 
TURA when it needs funds, nor is it likely that TURA will be gifting funds to any taxing 
district other than the City.    Unfortunately, the Plan’s inaccurate projections will 
adversely impact JCFD5 in a way that it likely will not for the City.   
 

H. TURA failed to prepare a proper relocation report as required by 
statute.  ORS 457.087(9). 

Under ORS 457.087(9), the Report must provide a relocation report that includes 
(a) an analysis of residents or businesses that will be required to move due to the Plan; 
(b) a description of the methods for any temporary or permanent relocation; and (c) a 
discussion of existing housing units that will be altered or destroyed or new units that 
will be added.   
 
 Here, the TURA Report perfunctorily states that if individuals or businesses are 
relocated as a result of TURA acquiring property under the Plan, TURA will comply with 
state law in doing that relocation effort.  That type of “if . . . then” report is inadequate 
to meet the statutory standard under ORS 457.087(9). 
 

The statutory obligation to lay out relocation details assumes that the Plan has 
developed projects that clearly detail if real property will be acquired, thus potentially 
requiring current residents to vacate.  Because TURA’s Plan and Report have no projects 
of the kind required by the statute, the Report is inherently deficient.  It cannot outline 
relocation details when it has not identified any projects.  This is a deficit that results 
from earlier deficiencies in the Plan and Report. 
 
 Furthermore, the small portion of a relocation report that is provided—the 
discussion of new units that will be added—is framed in terms of possibilities.  It does 
not lay out the new units to be added as the statute requires.  Instead, is offers potential 
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options like: “If two-thirds of the funding is allocated to new housing construction, 
between 211-247 new units are projected.”  (Report, Ex.L,48.)  Those types of 
guesstimates are insufficient.   
 

As a final note, the only data supporting the guesstimates made for the cost of 
new units is based on an interview with the City of Medford and the Jackson County 
Housing Authority.  That data cannot be verified.  And even if it could be, the Report 
does not contain basic information on how Medford or Jackson County created these 
estimates or about the type of home (e.g., housing type or design) or the construction 
timing intended by the data, both of which would impact costs.   

 
In sum, this section creates more questions than answers.  This section provides 

almost no supporting details to allow a reasonable person to gauge the assumptions 
used to determine compliance with the relocation report requirements under ORS 
457.087(9).  It does not satisfy the statutory standard for even one portion of the 
relocation report.   
 

* * * * * * 

 
In conclusion, TURA’s Plan is so lacking in substance and reliable empirical 

support that it cannot be meaningfully evaluated.  TURA’s anemic plan does an 
exceptional job of creating no expectations or accountability.  Instead, it would establish 
a 30-year slush fund for City Council and TURA, with no oversight or input from 
taxpayers.  The drastic impact on JCFD5 is incalculable and would be irreparable.   

 
If the City Council adopts TURA’s Plan, it would not only be irresponsible, it 

would make clear the City’s intent to use the Plan as an opportunistic money grab. 
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Jackson County Fire District No. 5 

MEMORANDUM 

 
Date:   August 14, 2022 

 

To:  TALENT CITY COUNCIL and JORDAN ROOKLYN, City Manager 

From:  VICKI PURSLOW, Chair  

Subject:  Impacts of TURA Urban Renewal Plan on Jackson County Fire District No. 5 

 

I write to provide our input on how the TURA plan will impact emergency preparedness and wildfire resiliency in 

Talent and throughout Jackson County Fire District No. 5’s service area.  Without a comprehensive plan and 

reliable third-party review of the proposed diversion of property tax revenues intended solely for fire protection, 

our response will be general and direct:  

Do not defund fire and emergency response services in the estimated amount of $17,000,000.  Disasters 

disproportionately impact vulnerable and historically marginalized populations.  Everyone deserves 

access to critical life safety services & resources.  The City of Talent and surrounding areas remain at 

high threat from an urban firestorm.  TURA’s primary responsibility for disaster preparedness and 

wildfire resiliency is not to increase the risk, but to ensure essential firefighting capabilities and services 

are not irreparably harmed. 

Jackson County Fire District No. 5 is a Rural Fire Protection District established under ORS 478 that provides all-

risk fire and emergency services to the Cities of Talent, Phoenix, and rural Jackson County, including areas of 

unincorporated Medford and rural Ashland.  

The Fire District enjoys a cooperative, reciprocal relationship with neighboring fire and forest agencies that 

requires a “like for like” response from each partner.  JCFD No. 5 formerly operated out of three (3) fully staffed 

fire stations located in the communities of Phoenix, Talent, and unincorporated Ashland until the Almeda destroyed 

portions of Fire Station 3 and damaged Fire Station 5.  The devastation left Phoenix without an operating fire 

station for the first time in over 100 years and Station 5 in Talent without adequate shelter, sanitation, water, power, 

and digital data infrastructure for months. 

 

The Fire District by a layering of agreements encompasses 200 square miles of annexed and automatic aid area 

including 37 miles of Interstate 5.  This urban, suburban, rural, and frontier area ranges from busy interstate 

commercial transportation and manufacturing to hospitality and lodging, government facilities, schools, places of 

worship, entertainment venues, wineries and vineyards, ranches and farms, food processing, power and information 

infrastructure, healthcare facilities, housing, senior living communities, and year-round recreation areas.  

 

The Fire District’s service area includes two cities, unincorporated Jackson County, and state and federal 

responsibility areas.  It is bordered by the Oregon/California State Line and the BLM Cascade - Siskiyou 

Monument to the South, Klamath National Forest and the Pacific Coast Trail to the West, Medford to the North, 

and the Rogue-Siskiyou National Forest to the East.  Not only does the area pose a continuing urban wildfire threat, 

but in the last 10 years there have been four significant conflagrations (Federally Declared Disasters) that destroyed 

nearly 3000 structures in the cities of Phoenix, Talent, and Ashland, Oregon and in the communities of Hornbrook 

and Weed in California.  

 

The vast majority of target hazards in the Fire District are divided between the cities of Phoenix, Talent, and 

Ashland; the lodging, fuel depot/travel centers, commercial developments, winery/agricultural facilities along the 
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Interstate 5 corridor; and the Interstate 5 thoroughfare itself.  There are a significant number of large commercial 

buildings without built-in fire protection as well as large non-sprinklered institutional facilities, hotels and motels, 

multi-story single family dwellings and medium/high density multi-story, multi-family dwellings.  There is 

typically very limited access, significant building conversions, poor water supplies, long setbacks requiring 

ladder/aerial access and elevated fire streams for penetration and reach.  In addition to the major transportation 

corridors, the Fire District is 15 minutes from an international airport, bulk fuel storage, regional shopping malls, 

entertainment venues, rail lines, colleges, and other high-profile areas that we respond to in a disaster or other major 

incident. 

 
The Fire District provides fire protection, emergency medical services, motor vehicle collision extrication, and 

rescue services along the Interstate 5 corridor and Pacific Highway 99.  Oregon Department of Transportation 

estimates that daily Interstate 5 traffic exceeds 58,000 vehicles. Of the Department of Homeland Security’s (DHS) 

16 identified critical infrastructure sectors, the Fire District protects numerous categories across 13 of the sectors. 

The Almeda Fire had a direct impact on all DHS-recognized critical infrastructure categories within the Fire 

District’s primary service area. 

 

State and federal emergency mitigation agencies attribute the severity of the Almeda Fire damage to the lack of fire 

suppression personnel available to respond to this incident.  At the time the Almeda Fire took place, 21 of the 25 

FEMA-identified 2020 wildfire incidents were burning, which would collectively result in 1.1 million of 1.2 

million total acres burned during the 2020 Oregon Wildfire Season.  Several of the Fire District’s cooperators were 

unable to respond or assist in continued firefighting efforts on the Almeda Fire due to their commitment on other 

wildfires.  All fire agencies within Jackson County had some level of involvement with other fires at the time the 

Almeda, Obenchain, and Slater Fires occurred.  Record temperatures, low rainfall events every year since 2016, and 

mass tree mortality (exceptional drought) continue to exacerbate extreme fire danger.  

  

With an abundance of critical infrastructure that spans across the Fire District’s primary response service area, 

reliable and adequately trained career firefighters and properly maintained apparatus and equipment are essential to 

continue the Fire District’s ability to offer equitable protection to these values at risk.  The Fire District relies on 

service equity with everybody paying their fair share.  We certainly cannot expect our neighboring fire agencies 

to aid in protecting our critical infrastructure without providing the same in-kind assistance. 

WHAT $17,000,000 MEANS TO THE COMMUNITIES SERVED BY FIRE DISTRICT NO. 5: 

FIRE STATIONS FIRE ENGINES FIRE EQUIPMENT FIRE PERSONNEL 

Construction/Relocation  

of two (2) identified Fire 

Stations (Source 2022 

JCFD#5 Master Plan 

Soderstrom Architects) 

80 Years of Debt Service 

Payments for the purchase 

or replacement of Fire 

Apparatus (Source Budget 

Summary Fiscal Year 

2021-22) 

20 Years of Materials and 

Services (Source Budget 

Summary Fiscal Year 

2021-22) 

3 Years of Fire District 

Personnel Services 

(Source: Budget 

Summary Fiscal Year 

2021-22) 

 

The Fire District has no confidence that TURA’s plan can or will directly address these identified risks or 

maintain JCFD5’s continued ability to adapt to the adverse effects of growth in our region and the rapidly 

evolving drought conditions that have significantly impacted our service area.  The TURA urban renewal plan 

takes tax funding, mandated by voters for direct fire and emergency response, away from the residents and 

businesses that have already paid for those essential functions and provides no derived fire and emergency 

response benefit in return.  TURA and the City of Talent have provided no assurances that the communities and 

citizens we serve will have adequately funded vital emergency services if an urban renewal plan is adopted. 

BUDGET 

The Fire District’s Biennial Budget for Fiscal Year(s) 2021/23 is focused on recovery from the devastating effects of 

the Almeda Fire (FEMA DR4562OR), maintaining the established standard of care and the essential functions that 
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support the mission of the organization, and the goals outlined in the 2018-2022 Strategic Plan and Business Plan, 

Facilities Assessment and Master Plan and the Fire Apparatus Fleet Study. 

The annual estimated ad valorem (AV) tax revenue for the Fire District is based on the prior year’s AV. The projected 

decline or growth of the properties in the Fire District is provided by the Assessor’s Office which administers all laws 

governing the assessment of properties in Jackson County. The projected net assessed value of properties levied by 

the Fire District in FY 2020-21 is $1,905,397,995.  The Real Market Value for properties within the Jackson County 

Fire District No. 5 service area is $3,176,889,919. 

Based on these computations [PTR $3.1976 x AV], less (-13%) in reassessment due to the Almeda Fire, the levy for 

Biennial Year One (1) 2021-22 is projected to be $5,285,000 ($-807,700). A separate levy will be required for 

Biennial Year Two (2) 2022/23. 

The Annual Proposed Budget is divided into three (3) separate funds: 

• General (Personnel Costs, Operating Expenses & Daily Requirements) 

• Capital (Apparatus Purchases, Facilities Improvements & Major Purchases) 

• Special (Grants & Intergovernmental Reimbursements) 

The Fire District generally derives 99% of its annual revenue from unrestricted property-based revenue. A small 

portion of yearly funding comes from cost recovery, grants, and reimbursements. The Fire District will be using a 

FEMA Community Disaster Loan (bridge financing) for Biennial Budget 2021/2023 to cover the direct loss in 

revenue and incurred damages caused by the Almeda Fire. District revenues are categorized as General Fund and 

then assigned to Capital Projects as directed by the Budget Committee. The unappropriated fund balance for FY 

2021/23 is projected at 10.5% for Year 1 and 2.9% for Year 2. Staff is recommending these funds be segregated as a 

one-time General Fund Reserve.  

One-time revenues, such as restricted grant funding and reimbursement for specific wildland firefighting activities, 

are segregated into distinct funds or subaccounts entitled to ensure best practices and compliance with generally 

accepted accounting principles and GASB 54 (Government Accounting Standards Board).  

FUND OVERVIEW 

GENERAL FUND – The General Fund is the main operating fund for Jackson County Fire District No. 5.  For Year 

One 2021-22, General Fund revenues and resources are estimated at $7.550 million.  Property tax is the largest 

revenue sources for the Fire District’s General Fund, accounting for 99% of General Fund revenue.  The Year One 

(21-22) expenditure budget is estimated at $6,723,915, and the Year Two (22-23) expenditure budget is estimated to 

be $6,922,842. This document reflects an emphasis on maintaining core services provided to the community.  This 

includes an increase in funding to personnel services and significant reductions in operating expenditures, as well as 

nominal funding increases for fixed costs and urgent daily requirements. The General Fund Expenditure categories 

are:  

Personnel Services: A category of expenditures, which primarily covers salaries, overtime, and certain benefit costs 

as attributed to District employees as required by labor agreement and Oregon state law. 

Materials and Services: A category of expenditures that encompasses a broad spectrum of services, competencies, 

processes, and tools required to perform the daily emergency response and support functions of the Fire District. 

This typically includes the day-to-day activities necessary for maintenance of systems and equipment and for 

employees to perform their intended function. Materials and Services are combined into a common term because an 

organization needs both to operate at peak efficiency. 
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Capital Outlay: A category of expenditures to purchase, maintain, repair or upgrade  a capital asset or to extend 

its useful life. Capital assets may include apparatus, facilities, or other necessities that are not expended during 

normal use.  

Debt Service: A category of expenditures required for repayment of interest and principal on annual debt. 

Contingency: A category of expenditures for additional expenses encountered during the fiscal year.  

Reserve (Unappropriated Fund Balance): A category of funds essential to maintain adequate levels of fund balance 

to mitigate current and future risks (e.g., revenue shortfalls and unanticipated expenditures) and to ensure stable tax 

rates.   

CAPITAL PROJECTS FUND – Capital Project Fund tracks the accumulation and use of resources for constructing, 

acquiring, and rehabilitating capital assets, such as buildings, fire apparatus, and durable safety equipment. Sources 

of funding for the Capital Projects Fund may include, but are not limited to: property related revenues, loans, leases, 

or grants. The Capital Fund Expenditure categories are: 

Equipment: Durable Firefighting equipment and communications devices. 

SCBA: Self Contained Breathing Apparatus are legally required respiratory devices required for entry into 

environments that are deemed immediately dangerous to life and health. 

Fire Apparatus: Fire Apparatus are the fleet of specialized vehicles that are utilized for emergency response and can 

extinguish fires and can carry vital equipment. 

SPECIAL REVENUE FUND – The Special Revenue Fund is a category of fund intended to segregate those 

revenues intended for restricted purposes or to reimburse the Fire District for providing firefighting or emergency 

assistance to other government agencies. Special Fund Expenditure categories are:  

Personnel Services 

Materials and Services 

SERVICE IMPACTS 

The ability to provide the standard of care established in Talent, Phoenix, and rural Jackson County was 

jeopardized by the Almeda Fire. Through the efforts of the Fire District and state and federal agencies and elected 

officials, temporary funding was authorized to augment firefighting and recovery efforts. These interim measures 

allowed the Fire District to repair damaged facilities, retrofit decaying infrastructure, and fully staff apparatus. They 

were employed with the intent of minimizing the detrimental effects of the Labor Day Fires on service levels until 

the area was rebuilt sufficiently to restore to the Fire District the lost tax revenue from destroyed properties.  

The establishment of the Talent Urban Renewal Area as proposed will negatively impact the Fire District’s revenue 

stabilization efforts. Maintaining neighborhood fire protection in the newly rebuilt areas of the Almeda Fire burn 

scar is the single highest priority to Jackson County Fire District No. 5. In order to meet our mission, the voter 

established funding stream must be stable to allow for the repair and replacement of essential firefighting apparatus 

and equipment, to maintain and retrofit facilities and to ensure adequate daily firefighting personnel and peak fire 

season staffing remains available. Additionally, regional fire protection is dependent on the ability of cooperators 

meeting their obligation to provide reliable mutual aid forces.  

The loss of an estimated $17,000,000 in tax increment through TURA restricts our ability to preserve and sustain 

public property and deliver critical services. Decaying infrastructure, deferred maintenance, and reduced emergency 

response capability through reductions in force is unsustainable and an unacceptable outcome of the Talent Urban 

Renewal Plan.  
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MEMORANDUM 

Damien– 

Cascadia Partners reviewed the June 30, 2022 draft Talent Urban 

Renewal Plan and Accompanying Report delivered to the Jackson 

County Fire District 5. Any page citations refer to the full document 

delivered to the Fire District (93 pages) rather than the plan or report 

themselves.  Comments on the documents are given in Tables A and 

B and are summarized below.  

Overall, we found that many project planning and financial details 

needed to evaluate financial plan feasibility were omitted or 

unspecific. For instance, the plan lists what it terms its “projects” in 

very general terms.  It does not provide cost estimates for those 

individual projects, but rather only for rolled-up project categories. 

The plan and report do not provide sufficient details on the 

methodology behind project cost estimation, or the timing of projects 

and associated staging of costs. This lack of specific project 

information is questionable on its own, but is particularly so because 

such information factors into other aspects of the financial plan, 

such as the maximum indebtedness and loan timing.  The plan and 

report omit other details, such as how the following assumptions 

were formulated or chosen: loan interest rates and terms, real-estate 

growth assumptions, and exception value due to near-term 

redevelopment. Some details included seem internally inconsistent 

or incomplete. Please review our detailed findings below.  

Paul Runge 

Senior Associate, Cascadia Partners

TO: Damien Hall, Ball Janik LLP 

FROM: Paul Runge, Cascadia Partners 

DATE: 8/12/2022 

RE: 
Annotated Review of Talent Urban Renewal Plan & 
Accompanying Report 
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A. Annotated Review: Talent Urban Renewal Plan - June 30, 2022 Draft 

# Section/Page Issue Comment 

A1 III. MAXIMUM 
INDEBTEDNESS (p. 13) 

Unexplained 
methodology 

The plan states, “Maximum indebtedness is the total amount of money that can be spent on 

projects, programs and administration throughout the life of the Plan. The maximum amount 

of indebtedness that may be issued or incurred under the Plan, based upon good faith 

estimates of the scope and costs of projects in the Plan and the schedule for their completion 

is sixty-two million five hundred thousand dollars ($62,500,000)” (p. 13). The plan does not 

describe how those good faith cost estimates were made to sufficiently determine maximum 

indebtedness and the financial feasibility of the plan. The report includes a single paragraph of 

information that seems to have been used as inputs or assumptions in cost estimation (p. 53). 

This information is inadequate to understand how the millions of dollars in project costs were 

estimated and to evaluate the financial feasibility of the plan.  

A2 V. PLAN GOALS (p. 14) Inconsistency Goal B: “Economic Development: Business Recruitment” displays a lack of alignment between 

goals and objectives. The text below the goal reads: “Assist businesses to grow, proposer, and 

recover, fostering a more vibrant business community within Talent. The program emphasis 

will be on assisting businesses lost in the Almeda Fire and creating businesses within the 

community that create living wage jobs. [Objective] 1. Develop programs to assist businesses 

in the Area” (p. 14). Neither the description nor the objective speak to the goal of “business 

recruitment.” Instead, the description and objective describe “assisting” and “creating” 

businesses.  

A3 V. PLAN GOALS, FIGURE 1 
(p. 16) 

Unexplained 
methodology 

Some areas within the proposed urban renewal area boundary were not directly affected by 

the fire. Additional methodological explanation regarding their blighted condition may be 

needed to determine whether they satisfy the statutory conditions of “blighted areas” for 

their inclusion within the urban renewal area boundary. See comment B22 for further 

discussion. 

A4 VI. URBAN RENEWAL 
PROJECTS (p. 17) 

Lack of 
specificity 

Little explanation is provided for why the plan’s urban renewal projects were chosen, and no 

explanation is given regarding whether any alternatives were considered and why they were 
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not chosen. No detailed explanation or theory is given for whether or how these projects will 

lead to a greater return on investment than leaving the current taxing structure and 

distributions in place – only a single sentence approaches that topic on page 92 of the report.  

What the plan terms "projects" are often not specific or concrete. In fact, in the 

accompanying report, these individual projects are replaced by broader project categories for 

which the cost estimates are given.  This lack of specificity limits projects’ actionability, but 

also calls into question what constitutes project success and the amount of resources needed 

to achieve such success. For example, “Work with non-profits for the development of 

attainable housing” (p. 18) could reasonably be achieved by a single meeting with multiple 

nonprofits to assist in solving any problem related to the development of attainable (itself, 

undefined) housing. This raises the question of how TURA staff and its consultant team made 

its “good faith estimates of the scope and costs of projects” required by statute to determine 

the maximum indebtedness (see Comment A1) of $62M and the overall financial feasibility of 

the plan.  

A5 IX. RELOCATION METHODS 
(p. 22) 

Inconsistency 
and lack of 
specificity 

The plan states on page 21, “No property is identified to be acquired at this time.” On page 

22, the plan states, “When the TURA acquires occupied property under the Plan, residential or 

commercial occupants of such property shall be offered relocation assistance, as required 

under applicable state law. Prior to such acquisition, the TURA shall adopt rules and 

regulations, as necessary, for the administration of relocation assistance. No specific 

acquisitions that would result in relocation benefits have been identified; however, there are 

plans to acquire land for infrastructure which may trigger relocation benefits in the future in 

the Area.”  The final sentence appears contradictory on its own, but also with the quoted text 

from page 21.  It indicates that TURA staff has specific acquisition plans, contrary to the 

statement that “no property is identified to be acquired.” Rather, it seems TURA has not 

determined whether those plans would trigger relocation assistance. No information is given 

regarding the location of TURA’s acquisition targets and what additional details would be 

needed for TURA to determine whether its existing plans actually do constitute “specific 

acquisitions that would result in relocation benefits.” 

ORS 457.085 states “An indication of which real property may be acquired and the anticipated 

disposition of such real property, whether by retention, resale, lease or other legal use, 

together with an estimated time schedule for such acquisition and disposition” is a required 
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part of a Urban Renewal Plan. The plan indicates there are plans to acquire certain lands, thus 

the statute suggests TURA should specify the real property it may acquire. 

Further, ORS 457.087(9) requires that a relocation report to accompany the proposed plan 

must include the following: “(a) An analysis of existing residents or businesses required to 

relocate temporarily or permanently as a result of the urban renewal agency’s actions under 

ORS 457.170; (b) A description of the methods to be used for the temporary or permanent 

relocation of persons living, and businesses situated, in the urban renewal area, in accordance 

with ORS 35.500 to 35.530; and (c) An enumeration, by cost range, of the existing housing 

units in the urban renewal areas of the plan to be destroyed or altered and the new units to 

be added.”  The plan does not include a relocation report that addresses the specificity 

required by statute. 

A6 XI. RELATIONSHIP TO 
LOCAL OBJECTIVES, 
ELEMENT A: CITIZEN 
INVOLVEMENT  (p. 27) 

Missing 
context 

The plan finds, “The Plan was reviewed in multiple meetings, public input was allowed at 

these meetings. In addition, there was an Open House with translation services and an online 

survey. The Plan is in conformance with the Comprehensive Plan Element 1, Citizen 

Involvement” (p. 29). 

 

This finding does not acknowledge that the plan and its numbers changed substantially over 

the course of the meetings that occurred. Comment B21 notes that the impacts to 

overlapping taxing jurisdictions changed by 400% or more between March and June meetings. 

The version of the plan and report included in the June 29, 2022 TURA board meeting agenda 

contains substantive differences, even, to the draft delivered to the Fire District on June 30, 

2022—especially with regards to information on project cost estimation. Of course, plans and 

reports will evolve as time passes. But substantial changes in findings and information do 

enhance the difficulty of the public and other stakeholders of assessing the plan for feasibility.  

A7 Appendix A: Legal 
Description (p. 42) 

Omission This appendix does not appear to contain a legal description. 
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B. Annotated Review: Report Accompanying the Talent Urban Renewal Plan - June 30, 2022 Draft 

# Section/Page(s) Issue Comment 

B1 I. INTRODUCTION (p. 46) Inconsistency The report introduction states, “The Report is not a legal part of the Plan but is intended to 

provide public information and support the findings made by the Talent City Council (City 

Council) as part of the approval of the Plan” (p. 46). However, the next sentence states, “The 

Report provides the analysis required to meet the standards of ORS 457.087” (p. 46). This 

appears inconsistent. The report “is not a legal part of the plan”, but it contains “analysis 

required to meet the standards of ORS 457.087.”  
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B2 II. THE PROJECTS IN THE 
AREA AND THE 
RELATIONSHIP BETWEEN 
URBAN RENEWAL 
PROJECTS AND THE 
EXISTING CONDITIONS IN 
THE URBAN RENEWAL 
AREA, B. Economic 
Development (p. 50) 

Lack of 
specificity 

Goal B (Economic Development: Business Recruitment) is to “Assist businesses to grow, 

proposer, and recover, fostering a more vibrant business community within Talent. The 

program emphasis will be on assisting businesses lost in the Almeda Fire and creating 

businesses within the community that create living wage jobs” (p. 50).  

The report provides minimal information or analysis regarding the relationship between Goal 

B projects and the urban renewal area’s existing conditions. The only existing condition 

related to business and commerce offered in Section X (p. 89) is that 64 commercial structures 

were majorly damaged or destroyed, resulting in job losses. How many jobs were lost, what 

types of jobs were lost, the demographics of the workers, the status of ongoing rebuilding 

efforts, information regarding the labor market, and needs of businesses are unspecified.  

All the listed projects have implied relationships with Goal B. But the question at play in this 

section appears to be whether each project has a clear relationship with the existing 

conditions in the urban renewal area. The fact that 64 buildings were destroyed or damaged 

does not have a clear relationship with the following projects:  

● “Develop incubator hubs for small business startup and growth” (p. 50).  

● “Provide capacity support for workforce training” (p. 50).  Workforce training does 

not have a clear relationship with damaged buildings or remedying job losses due to 

building damage.  

● “Support diversity equity and inclusion in business assistance” (p. 50). This is a 

laudable and worthwhile goal, but it does not have a clear relationship with the 

existing conditions as described, since the documentation provides no demographic 

information on workers or owners, nor documentation of inequitable or non-

inclusive existing conditions in the commercial sector.  
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B3 II. THE PROJECTS IN THE 
AREA AND THE 
RELATIONSHIP BETWEEN 
URBAN RENEWAL 
PROJECTS AND THE 
EXISTING CONDITIONS IN 
THE URBAN RENEWAL 
AREA, B. Economic 
Development (p. 50) 

Inconsistency The report states, “Sixty-four structures were destroyed as a result of the fire. Few of those 

businesses have rebuilt, having an impact on those business owners, the residents who used 

those businesses and the overall economy.” (p. 50). The change in the two sentences’ subjects 

from “structures” to “those businesses” is potentially misleading, because 64 separate 

businesses were not affected. Rather, 64 structures, some of them within the same business, 

were affected.   

A public records request regarding the 64 structures raises concerns that this count may 

include duplicates, too. Several of the 64 rows of data provided in response to the records 

request had the same address and owner name, with no distinction by building or structure 

number. For example, among others: 

● 104 W. Valley View Rd of the Talent Irrigation District is listed twice 

● 616 S. Pacific Hwy of the Mountain View Baptist Church is listed twice 

● 401 S. Pacific Hwy of  is listed three times 

B4 II. THE PROJECTS IN THE 
AREA AND THE 
RELATIONSHIP BETWEEN 
URBAN RENEWAL 
PROJECTS AND THE 
EXISTING CONDITIONS IN 
THE URBAN RENEWAL 
AREA, C. Sustainability (p. 
50) 

Lack of 
specificity  

The report offers the following existing conditions related to Goal C: Sustainability, “As a 

result of the Almeda Fire, the Talent City Council and community have realized that 

improvements can be made to make Talent a more resilient community to address both 

hazard mitigation and drought. There is a need for improved building structures, landscaping, 

signage, wayfinding, and emergency preparedness. The Almeda Fire eliminated much of the 

urban canopy throughout the burn scar area, which is largely within the Area. Trees need to 

be replaced and landscaping reestablished” (p. 51).  

This documentation of existing conditions lacks substance. The existing condition given is that 

the fire destroyed the canopy and landscaping, and stakeholders have realized 

“improvements can be made” and “there is a need” for new structures, landscaping, signage, 

wayfinding, and emergency preparedness. A more resilient Talent is desirable. But the logic 

behind this existing condition feels somewhat circular, something like: the basis for need for 

the projects is that people believe the projects are needed.  
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B5 III. THE ESTIMATED TOTAL 
COST OF EACH PROJECT 
AND THE SOURCES OF 
MONEYS TO PAY SUCH 
COSTS (p. 53) 

Missing context The report states, “The year of expenditure dollars assumes annual 4% inflation for FYE 2023 

and then 3% inflation rates for the remainder of the term of the Plan. The initial 4% inflation 

rate reflects the increased costs seen at the time this Plan is developed. These inflation rates 

come from the Summary of Economic Projections released on June 25, 2022” (p. 53). These 

inflation rates come from a reputable source. However, they are broad, cross-sector inflation 

assumptions. 

Real-estate brokerage CBRE notes that year-over-year inflation has risen to over 14% in 2022, 

and that it will take until 2023-4 to return to a 2-4% historical average.1 This suggests a much 

higher near term inflation rate may be a more appropriate assumption, as well as a longer 

runway to return to an assumption between 2-4%.  

B6 III. THE ESTIMATED TOTAL 
COST OF EACH PROJECT 
AND THE SOURCES OF 
MONEYS TO PAY SUCH 
COSTS (p. 53) 

Unexplained 
methodology 

Section III provides urban renewal cost estimates in Table 2. Estimated Cost of Each Project (p. 

54).  Contrary to the table’s name, the table does not offer costs for each project, only cost 

estimates that roughly align with each goal. Section II (starting on page 49) lays out roughly 30 

projects. Yet only 7 rows of project cost estimates are given in Table 2. In addition, no 

explanation is given regarding: 

● The exact sources of moneys to pay for each project 

● How much money will be dedicated to the various projects described in Section II and 

not broken out in Table 2.  

● Why different amounts are spent in different years. The only pieces of information 

given on that topic are the inflation assumptions (p. 61) and the year of various 

expenditure amounts in Tables 11-15 (starting page 74).  

The report provides one paragraph of information regarding inputs to the cost estimates: 

“The housing cost estimates are shown in Section XII Relocation Report. The commercial costs 

are estimated based on an estimated $200,000 SDC reimbursement or waiver. The 

transportation costs are based on information from e mails in June of 2022 from the Talent 

City Manager providing ballpark estimates for a railroad crossing and the acknowledgment of 

other transportation and infrastructure needs that are presently being analyzed in a Capital 

Improvement Plan update. The Sustainability estimates are based on costs for the Wagner 

 
1 See the following report summary: https://www.cbre.com/insights/books/2022-us-construction-cost-

trends#:~:text=CBRE's%20new%20Construction%20Cost%20Index,on%20par%20with%20historical%20averages. 
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Creek trail improvements and tree planting costs provided by the City Manager and the 

acknowledgement that other costs will need to be developed as the Plan is implemented” (p. 

53).  

• Goal A’s projects pertain to activities beyond housing construction (e.g. providing 

incentives for land acquisition, updating the HNA, facilitating homeownership of all 

housing types). Housing cost estimates are insufficient to estimating the costs of 

those projects, particularly the last project which specifically alludes to all housing 

types, when construction cost estimates were only given for single-family homes.   

• Goal B’s projects pertain to activities unrelated to SDC fee waivers (e.g. capacity 

support for workforce training, incubator hubs). How this information was used for 

commercial cost estimations is unclear.  

• Goal C’s projects pertain to activities beyond Wagner Creek improvements and tree 

planting (e.g. implementing grey water solutions, providing signage).  

• Goal D’s projects pertain to activites beyond the railroad and CIP improvements (e.g. 

provision of broadband). Furthermore, the ballpark estimation technique referred to  

isn’t explained.  

• Goals E and F are not addressed. 

Overall, this information does not address the costs of the many types of projects included in 

the plan, does not establish the reliability of any of the cost estimation inputs listed, and does 

not detail how the cost estimation information provided was used to arrive at final rolled-up 

project costs. The information is insufficient to understand how project cost estimations were 

made, and thus is inadequate for assessing the financial feasibility of the plan. It leaves more 

questions than it answers. 

B7 IV. FINANCIAL ANALYSIS 
OF THE PLAN (p. 55). 

Unexplained 
methodology 

The report states, “The long-term projections [of estimated tax increment revenues] for FYE 

2022 and beyond assume an annual growth rate of 3% the maximum annual appreciation for 

existing property plus exception value from new development” (p. 55)The document indicates 

the financial projections use the following assumptions for “exception value” added in the 

near term: 

● “An additional $24,060,987 in 2022$ to be added to the total assessed value (AV) of 

the Area in October of 2022 for FYE 2023 tax receipts.  
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● “An additional $22,913,700 in 2022$ to be added to the total assessed value (AV) of 

the Area in October of 2023 for FYE 2024 tax receipts” (p. 55). 

The report indicates on the next page that the growth assumptions “were informed by 

conversations with TURA and city staff, based on the amount of development that has 

occurred in the rebuild after the Almeda Fire and the development potential within the Area.” 

No additional information is given in the report regarding the methodology behind the 

assumptions. Without additional information, the assumptions cannot be replicated nor 

evaluated by stakeholders for accuracy or to assess feasibility of the plan.  

B8 IV. FINANCIAL ANALYSIS 
OF THE PLAN (p. 55). 

Inconsistency The methodological assumptions omitted from the report (referenced above in B7) were 

discussed in a public meeting on June 17, 2022 and documented in a powerpoint.2 The 

following information was given regarding assumptions that were made:  

“When a property owner applies for a building permit, they state how much they think 

construction costs will be. We have used these construction costs to estimate what the 

increase in property values will be in the initial years of rebuild. 

These are the assumptions we used to form our estimates: 

● Construction costs == real market value increases. 

● 70% construction costs == assessed value increases. 

● It takes 10 months to build a house and the rate of rebuild is spread evenly across 

those months. 

● The assessed value added from rebuild permits for  April 2021-December 2021 will 

be the same for the April 2022 - December 2022. 

● Exiting property values are expected to increase 3% each year.” 

These assumptions appear somewhat inconsistent with other assumptions and statements 

within the report. For example: 

● The report indicates the real market value of a single-family home as $360,000 (p. 

55). It indicates the construction cost of a single-family home ranges from $300,000 

to $350,000 (p. 92). This conflicts with the first assumption, which assumes parity 

 
2 See a video of that meeting here: https://www.youtube.com/watch?v=tsV9dreSVS4. 
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between market value and construction costs. In the report, the difference can be as 

much as 20%.  

● The report assumes changed property ratios of 0.581 to 0.666 (p. 56). These ratios 

get applied to newly added real market value to convert it into assessed value. They 

are less than the 0.7 (i.e. 70%) used in the assumptions above.  

● Per comment B9 below, the assumption that April 2021-December 2021 permitting 

activity will accurately represent permitting activity for those months in 2022 does 

not appear to have borne out, given the reporting in the Medford MailTribune (see 

footnote 5).  

These inconsistencies may act to compromise the estimates of exception value for FYE 2023 

and 2024. If so, that would in turn compromise the reports’ estimates of taxes foregone by 

overlapping taxing districts.  

B9 IV. FINANCIAL ANALYSIS 
OF THE PLAN (p 55). 

Inconsistency There appears to be an inconsistency between the report’s estimated near-term increases in 

assessed value due to reconstruction (exception value) and a recent news report for which the 

TURA Executive Director was interviewed (see footnote 5). This has implications for the 

calculations of the TIF revenue raised and the amount of near-term taxes foregone by taxing 

districts.  

TURA’s exception value assumptions are: 

● $24M for FYE 2023. This value will be added to the tax rolls in October 2022. Per 

Elaine Howard’s presentation to Talent City Council on March 16, 2022,3 in order to 

be added to tax rolls in October, the construction resulting in the added assessed 

value typically must have been completed by January of that year. In other words, 

the $24M in additional assessed value for FYE 2023 should represent the current 

dollar value of construction in 2021.  

● $23M for FYE 2024. meaning this value will be added to the tax rolls in October 2023. 

Using the same reasoning as above, this $23M in additional assessed value would be 

based on construction in 2022.  

 
3 See video and powerpoint of that presentation at: https://www.talenturbanrenewal.com/workplan. 
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The $23M figure is inconsistent with a number cited in an August 2022 article in the Medford 

MailTribune (see footnote 5). The article indicates that TURA Executive Director Jordan 

Rooklyn was “questioned on the amount of value going back onto the tax rolls with new 

construction in the proposed district[.] Rooklyn responded that $35 million is anticipated this 

year based on values of single-family homes. She worked with the county assessor to 

determine that number.”4 This $35M is over 50% higher than the exception-value assumption 

of $23M made for FYE 2024, which is based on known and projected 2022 construction. Per 

Rooklyn, this $35M value only includes single family homes as well, meaning the value could 

be significantly higher if commercial reconstruction adds additional exception value in 2022.  

In terms of financial modeling, if exception value turns out to be higher than projected, 

affected taxing districts will forego more money than they anticipated or was initially 

projected. Even though the maximum indebtedness is not affected by this, foregoing money 

in the near-term is particularly impactful due to the “time value of money” principle. In other 

words, because near-term funds can be invested for a return and the value of future dollars is 

discounted accordingly, the exception value assumptions, which significantly affect the near-

term tax impact, play an outsized role in the overall financial impacts of the Urban Renewal 

Plan on overlapping taxing jurisdictions.      

B10 IV. FINANCIAL ANALYSIS 
OF THE PLAN (p 56). 

Unexplained 
methodology 

The financial analysis makes the following assumptions regarding future growth within the 

Urban Renewal Area, summarized in Table 3 on page 56. 

 

 
4 See “Talent urban renewal plan under fire” from August 2, 2022: https://www.mailtribune.com/top-stories/2022/08/02/talent-urban-renewal-plan-under-fire/. 
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The report states the assumptions “were informed by conversations with TURA and city staff, 

based on the amount of development that has occurred in the rebuild after the Almeda Fire 

and the development potential within the Area” (p. 56). No additional information is given to:  

● Support the validity of these assumptions (e.g.  market research data or comparables 

to use as benchmarks for per unit or per square foot value assumptions, a citation or 

matrix of the County assessor’s changed property ratios by property type).  

● Indicate which property types comprise “Commercial” (e.g. retail, office, industrial, 

institutional) and how per square foot real market value differs across property 

types.  

● Indicate why the manufactured housing timeline differs from the timeline for the 

other development types 

Without such information, stakeholders will not be able to evaluate the reasonableness of the 

assumptions and feasibility of the plan that relies on future growth. 

B11 IV. FINANCIAL ANALYSIS 
OF THE PLAN (p. 56). 

Inconsistency With regards to Table 3’s commercial growth assumption (p. 56) in particular, other 

information in the document creates potential confusion. On page 85, the report states that 

the City of Talent expects “an additional 21,100 square feet of commercial space” after full 

rebuild. No specific timeframe for that additional square footage is given in the surrounding 

text, but it is an order of magnitude different from the 30-year commercial square footage 

growth assumption of 225,000 square feet, raising questions about the specifics and validity 

of the assumption.  

The 225,000 square feet also seems at odds with the City of Talent’s pre-fire Economic 

Opportunities Analysis (EOA), which projected that the city would experience demand (and 

had available land) for 32 net acres of commercial uses through 2036.5  225,000 square feet 

would cover only 16% of that acreage, a very low intensity use of that land. In other words, 

the city’s adopted EOA seems to have envisioned greater and faster growth than the 225,000 

square feet being projected in the report. The plan asserts that it is in conformance with the 

EOA (p. 38), but perhaps not with all aspects of the EOA, including anticipated growth in 

commercial uses.  

 
5 See Economic Opportunities Analysis here: https://www.cityoftalent.org/SIB/files/Economy_Element-E_Appendix_A_Effective_10-07-16.pdf 
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B12 IV. FINANCIAL ANALYSIS 
OF THE PLAN (p. 56). 

Missing context The report states, regarding its growth assumptions in Table 3, “If actual assessed value 

growth is less than forecast, then it would reduce the financial capacity of the Area to fund 

projects listed in the Plan. If there is additional assessed value growth, the Area will reach its 

maximum indebtedness at an earlier date” (p. 56). This is true, but it omits that the timing of 

assessed value growth is key. Given the higher value of near-term dollars versus future dollars 

(due to discount rates and time-value-of-money considerations), rapid near-term growth in 

assessed value likely corresponds with increased total value foregone by other taxing districts.  

B13 V. FINANCIAL ANALYSIS 
OF THE PLAN (p. 56) 

Typo The text states, “Table 3 shows the incremental assessed value, tax rates, and tax increment 

revenues each year, adjusted for discounts, delinquencies, and rate truncation” (p. 56). 

Rather, this description appears to apply to Table 4.  

B14 V. FINANCIAL ANALYSIS 
OF THE PLAN (p. 56-7) 

Unexplained 
methodology 

Figure 2 on page 57 plots TURA financial capacity and TIF revenue. However, the surrounding 

text does not clearly explain the spikes in financial capacity. While it is clear that spikes occur 

when borrowing is possible, it is not clear why the size of the spikes vary so much over time. 

Table 6 on page 60 provides loan assumptions with varying terms and steady interest rates. 

However, this information is not alluded to on page 56 or 57 when Figure 2 is shown and 

discussed.  

B15 V. THE ESTIMATED 
AMOUNT OF TAX 
INCREMENT REVENUES 
REQUIRED AND THE 
ANTICIPATED YEAR IN 
WHICH INDEBTEDNESS 
WILL BE RETIRED (p. 60) 

Unexplained 
methodology 

Table 6 on page 60 provides loan assumptions, with varying principals and terms. The report 

assumes 5% as the interest rate for all loans, across a 20 year origination period. Predicting 

interest rates over the long term is impossible. Still, no information or justification is provided 

regarding the reasonableness of the 5% rate assumption and its place within Talent’s or its 

prior Urban Renewal Agency’s borrowing terms. Information regarding existing or potential 

lending partners and the availability of credit in the near-term is not provided.  

B16 V. THE ESTIMATED 
AMOUNT OF TAX 
INCREMENT REVENUES 
REQUIRED AND THE 
ANTICIPATED YEAR IN 
WHICH INDEBTEDNESS 
WILL BE RETIRED (p. 61-
64). 

Typo Table 7 (p. 61) appears to have payments for Loan A and B situated in the wrong rows. This 

leads to misstating the size of Loan E by roughly $30M.  

Table 9 (p. 63) appears to have shifted down TIF revenue data, showing no TIF: Current Year 

revenues for FYE 2039-2046 and total resources 50 to 100 times less than intended. 
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B17 V. THE ESTIMATED 
AMOUNT OF TAX 
INCREMENT REVENUES 
REQUIRED AND THE 
ANTICIPATED YEAR IN 
WHICH INDEBTEDNESS 
WILL BE RETIRED (p. 61-
64). 

Unexplained 
methodology 

Within Table 7-10, Tax Increment Revenues and Allocations to Debt Service on pages 61-64, 

the row “TIF Prior Years” is not explained. The row adds over $1M in TIF resources over the 

life of the Urban Renewal Area. But it is not clear where the funds come from, since each year 

the total expenditures match the total resources, leaving no remainder.  

B18 V. THE ESTIMATED 
AMOUNT OF TAX 
INCREMENT REVENUES 
REQUIRED AND THE 
ANTICIPATED YEAR IN 
WHICH INDEBTEDNESS 
WILL BE RETIRED (p. 61-
64). 

Missing context Within Table 7-10, Tax Increment Revenues and Allocations to Debt Service on pages 61-64, a 

debt-service-coverage ratio is calculated, ranging from 1.50 to above 2.00. However, no 

information is given regarding a typical or resilient debt-service-coverage ratio for a small 

urban renewal agency. This is potentially problematic given that this region has shown, 

through the Almeda Fire, that it is susceptible to sudden destruction of taxable value. A lack of 

consideration for the needed amount of debt-service coverage could present a large problem 

in the event of another large fire that destroys taxable value in the area. The report does not 

offer a contingency plan or a discussion of the adequacy of its debt-service-coverage ratio.  

B19 VI. THE ANTICIPATED 
COMPLETION DATE FOR 
EACH PROJECT (p. 65) 

Unexplained 
methodology 

On page 65, the report states, “The following tables are prepared to show that the Area is 

financially feasible as required by ORS 457.”  

Evaluating Tables 11-15 for feasibility, however, is difficult given that explanation regarding 

the assumptions used to populate the table’s values is not provided. Unexplored assumptions 

include:  

● Assumptions for project costs and timing  

● Calculations yielding the cited financing fee and administrative fee totals 

● Calculations yielding the cited interest earnings 

B20 VIII. IMPACT OF THE TAX 
INCREMENT FINANCING 
(p. 71-2) 

Typo The text on pages 71-2 describes the contents of two tables, which it refers to as Tables 15 

and 16. However, the correct tables appear to be Tables 16 and 17.  

B21 VIII. IMPACT OF THE TAX 
INCREMENT FINANCING 
(p. 73-4) 

Inconsistency In a March 16, 2022 informational presentation still hosted on the TURA website on the page 

on the “Proposed Workplan,” the estimated fiscal impact on the City of Talent for FYE 2024 is 
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$33,905 (p. 26).6 On page 80 of the report, the estimated fiscal impact for that year is 

$166,537. This 400%-500% discrepancy holds for other affected taxing districts. The report 

does not explain why the discrepancy occurred or whether it was corrected to the public. At 

the March 16th meeting, the consulting team did offer explanation regarding a fiscal impact 

discrepancy, but that was a separate discrepancy due to mistakenly calculating fiscal impacts 

to an incorrect fire district.7 

B22 X. EXISTING PHYSICAL, 
SOCIAL, AND ECONOMIC 
CONDITIONS AND 
IMPACTS ON MUNICIPAL 
SERVICES, B. 
Infrastructure (p. 77) 
 
And 
 
XI. REASONS FOR 
SELECTION OF EACH 
URBAN RENEWAL AREA IN 
THE PLAN (p. 92)  

Inconsistency The report does not sufficiently detail the reasons for the selection of each urban renewal 

area. The report states: “The reason for selecting the Area is to provide the ability to fund 

projects and programs necessary to cure blight within the Area. This blight is a result of the 

devastating impacts of the Almeda Fire in 2020 and the need for rebuilding and provision of 

infrastructure improvements within the Area” (p. 92). Yet, the plan does not provide a 

sufficient description of certain existing conditions in the urban renewal area, including those 

related to blight. Section X, subsection B “identifies the existing conditions in the Area to 

assist in establishing blight in the ordinance adopting the Plan” (p. 80). The only 

infrastructure-related existing conditions identified are a list of planned capital improvement 

projects (CIP) within the plan area, along with citations of associated capital improvement 

plans. The premise appears to be that the need for capital projects establishes the existence 

of blight and thus a justification for including various areas within the Urban Renewal Area 

boundary.  

In any event, when comparing Figure 1 on page 48 and Figure 5 on page 83, it appears that 

some public facilities and roads included in the Urban Renewal Area boundary are neither 

within the Almeda fire perimeter nor slated for capital improvement projects indicative of 

blight. As stated above, those were the two main reasons provided for including land within 

the plan area. Additional information may be needed to justify the inclusion of such areas 

where neither fire nor blight has been substantiated. The only specific spatial information 

offered in the report were the CIP and fire maps. Other information that may help 

substantiate blight is aspatial. On page 92, the plan describes a general need for 

affordable/attainable housing and commercial reinvestment without highlighting specific 

areas of Talent or parcels in question. Likewise, on page 89, the plan argues that 

 
6 See slide 26: https://www.talenturbanrenewal.com/_files/ugd/e4da0f_2c4a2f0cbbd64a2f969fa44c3fb362f6.pdf. 
7 See meeting recording here: https://www.youtube.com/watch?v=MpDK1-MnktI&feature=emb_title. 
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improvement-value-to-land- value ratios are quite low in the Urban Renewal Area (though no 

specific benchmarks rooted in historical or typical performance are given). The plan does not 

state that these alone substantiate blight, but even if that were the intended implication, the 

plan does not offer spatial information about which parcels or areas have certain 

improvement-value-to-land- value ratios or require reinvestment or subsidized housing to 

stabilize households. That means this information does not help evaluate the inclusion of 

specific parcels or public rights of way in the urban renewal area boundary.   

B23 X. EXISTING PHYSICAL, 
SOCIAL, AND ECONOMIC 
CONDITIONS AND 
IMPACTS ON MUNICIPAL 
SERVICES, C. Social 
Conditions (p. 84) 

Unexplained 
methodology 

The report does not sufficiently explain the description or methodology of the existing 

conditions in the urban renewal area. Instead, when describing the area’s existing conditions, 

the report states, “The City of Talent projects that there will be an additional 169 residential 

units after the full rebuild. They also project an additional 21,100 square feet of commercial 

space” (p. 85). No information is provided about the description or methodology for those 

projections, nor whether those projections align with the exception value assumptions on 

page 55. 

B24 X. EXISTING PHYSICAL, 
SOCIAL, AND ECONOMIC 
CONDITIONS AND 
IMPACTS ON MUNICIPAL 
SERVICES, D. Economic 
Conditions (p. 89) 

Missing context The report states “The estimated total assessed value of the Area calculated with data from 

the Jackson County Department of Assessment and Taxation for FYE 2022 including all real, 

personal, manufactured, and utility properties, is estimated to be $52,225,597” (p. 89). This is 

the tax base that would be frozen, with tax increments generated due to assessed value 

above the base going to TURA.  

An important piece of context is that this total assessed value represents the post-fire nadir in 

local assessed value. The assessed value for FYE 2022 is based off tax rolls finalized in October 

2021, which in turn are based on the value of structures in place as of January 2021. This is 

only four months after the Almeda Fire. By setting FYE 2022 as the base, TURA is–for 30 

years–locking other taxing districts out of a tax base that will be mostly recovered in the next 

few years due to ongoing construction.  
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B25 X. EXISTING PHYSICAL, 
SOCIAL, AND ECONOMIC 
CONDITIONS AND 
IMPACTS ON MUNICIPAL 
SERVICES, E. Impact on 
Municipal Services (p. 91) 

Missing 
evidence 

The report states, “It is also anticipated that the remaining seventy five percent of Talent that 

is not in the Area will rebuild at a rate higher than the assessed value of the properties before 

the Almeda Fire, adding permanent rate property taxes for all taxing jurisdictions. (See Section 

X, C (3) Housing Losses and Permit Data of this Report” (p. 91). A review of Section X, C (3) 

shows that the City at large appears to be rebuilding more densely than before, which might 

add “permanent rate property taxes for all taxing jurisdictions” (p. 85).  However, no 

information is given related to the degree to which this dense rebuilding is occurring inside or 

outside of the Urban Renewal Area, which is central to the claim on page 91. One would 

presume that most rebuilding would occur inside the Urban Renewal Area, since it includes 

much of the fire perimeter. Regardless, the claim that rebuilding is providing as much added 

value outside the Urban Renewal Area as inside it isn’t substantiated.  

B26 XII. RELOCATION REPORT 
(p. 92) 

Unexplained 
methodology 

The report states “New housing unit cost ranges  between $300,000 to $350,000 per unit. 

These ranges are based on information from the City of Medford and the Jackson County 

Housing Authority in interviews in June of 2022” (p. 93). No additional detail is provided about 

how the City of Medford or Jackson County Housing Authority arrived at these estimates, nor 

about the particular time period, housing type, or design for which they are accurate. No 

information is provided for whether or how the TURA inflated these cost values over time and 

staggered unit construction over time to arrive at its final feasible unit counts.  

In addition, little information is provided to sufficiently describe the methods to be used for 

the relocation of residents. The text included generally states that future planning related to 

relocation assistance will follow the law.  

B27 XII. RELOCATION REPORT 
(p. 92-3) 

Typo Table 28 on page 93 has three columns, two of which contain the same title. It appears the 

third column from the left is supposed to read “$350,000 per unit 15% TIF Investment.” 
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URBAN 
RENEWAL 
AGENCY 
of the City of Talent 

P.O. Box 445, Talent, OR 97540 
Phone: (541) 535-1566 

Fax: (541) 535-7423 
urbanrenewal@cityoftalent.org 

Submitted as a Staff Recommendation on Item 5.2 of the 6/29/2022 TURA Special Meeting 

Dear Talent Urban Renewal Board, 

Since conversations first began, the Board has been steadfast on your purpose for recommending an 
Urban Renewal Plan: ensuring that the communities most impacted by the Almeda Fire still have the 
opportunity to be a vibrant and integral part ofTalent. 

The purpose of this plan aligns with Talent's citywide values, long-term community vision, and my own 
values, and I am excited to be a part of turning planning into action as I help support the 
implementation of the Board's vision. However, I am concerned that the plan, as proposed, will be 
limited in its ability to effectively achieve its intended purpose. 

(1) Residential rebuild is happening so quickly, and property values increasing so much, that Urban 

Renewal will not have much opportunity to influence residential rebuilding patterns. 

(2) The current opportunities for affordable housing are largely outside the urban renewal area. 

(3) Homeownership programs for attainable housing will be difficult to implement within the urban 

renewal area due to localized housing costs. 

(4) Large financial investments will be going into an area of the city that is already well-established 

with significant funding support. 

(5) Essential partners, including City staff and directly impacted community members, were missing 

from the table when the plan was designed despite efforts to include them. 

As the new executive director ofTURA, I would like to spend the next three months working with City 
staff, impacted businesses and community members, regiona l partners, and community-based 
organizations to make recommendations to the plan to address the concerns above. I strongly believe 
that taking the extra time will help craft a plan where impact- increasing affordable housing and 
attainable housing communities, supporting small businesses, and adapting our community to climate 
impacts - can better match intent within the same implementation timeframe as the current proposal. 
I am attaching to this letter specific details on my concerns, the approach I would like to take to address 
them, and how delaying three-months would or would not impact the financial bottom-line of the 
Agency. 

In whichever policy direction the Board chooses, I look forward to being an active part of helping create 
the space for all our communities to be a vibrant and integral part of Ta lent. 

Thank you, 

Jordan Rooklyn, Executive Director 
Attached: Memo Detailing Concerns and Recommendations 

In compliance with the Americans with Disabilities Act, if you need special assistance, please contact 1TY phone number 
1-800-735-2900 for English and for Spanish please contact 1TY phone number 1-800-735-3896. 

Ta{ent 'Urban 'Re.new a{ is an T::qua[ Oyyortunity Proviaer 
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DATE:  June 29, 2022 
TO:  Talent Urban Renewal Board 
FROM: Jordan Rooklyn, Executive Director 
RE: Attachment to Letter date June 29, 2022 

This memo serves as an accompaniment to the letter submitted to the Talent Urban Renewal Agency 
Board regarding my specific concerns with the current Urban Renewal Plan, the approach I would like to 
take to address them, and how delaying three-months would or would not impact the financial bottom-
line of the Talent Urban Renewal Agency. 

Concerns with current Proposal’s ability to achieve intended purpose 

(1) Residential rebuild is happening so quickly, and property values increasing so much, that Urban 
Renewal will not have much opportunity to influence rebuilding patterns. The most recent 
permit estimates show that over 75% of the structures lost to the fire are expected to be fully 
rebuilt before the Urban Renewal District collects its first year of revenue, and that an additional 
100 units of housing will have been added to those neighborhoods. When the Urban Renewal 
District has enough funding for projects, we will be limited to investing those funds in an area of 
the city that has been largely gentrified and where displacement has already occurred.  

(2) The current opportunities for affordable housing are largely outside the urban renewal area. 
There are currently seven affordable housing projects in progress within Talent (including 
manufactured home parks), accounting for over 400 affordable housing units. Those projects 
range from senior-specific, farmworker-specific, and multi-family specific housing. Only 30% of 
those 400 units fall within the urban renewal area. The proposed Plan could be used to develop 
new affordable housing projects, but that would likely take 3-5 years to get off the ground. 
Using urban renewal dollars to help push current projects to completion may be more effective 
– and go farther – in creating homes for those households who are least able to return to our 
community. 

(3) Homeownership programs for attainable housing will be difficult to implement within the urban 
renewal area. One of the Board’s stated goals when discussing affordable housing (for 
households making 80% or less of area median income) and attainable housing (for households 
making 80% to 120% of area median income) was to include homeownership programs that can 
help increase individual equity. This Plan is limited in its ability to foster property-based equity. 
Nearly all the homes within the urban renewal area are or will be new-build homes. When 
compared to older homes, new-build homes typically have higher market prices, higher 
property taxes, and more expensive insurance. Other areas in Talent that have older homes or 
less maintained homes are more likely to be in a price range where an ownership assistance 
program could help get a lower-income family in the door, at a cost-level where they could stay 
in that home over the long term.   

(4) Essential partners were missing from the table when the plan was designed, despite efforts to 
include them. Those partners include City staff and the community members that the plan aims 
to most support. Over the past four months, the Board has made strong efforts to receive public 
input though public meetings and a community survey, but participation has been low. Since the 
City of Talent has taken over administration of TURA, we have more resources, experience, and 
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partners to help support community engagement efforts. We also have access to on-the-ground 
information that can help inform the plan’s design. By talking directly with impacted business 
owners, impacted community members, local community-based organizations (CBOs), and City 
staff, we can better identify and address specific community needs while simultaneously 
increasing the likelihood of participation in the specific urban renewal programs by those that 
they are intended to serve. 

 
Approach for addressing concerns 

As Executive Director, I would like to work with residents, property owners, business owners, City staff, 
district partners, and CBOs to prepare recommendations to the Board on how we could adjust the 
Urban Renewal Plan to include: 

 Some of the affordable housing projects that are currently in the pipeline  

 Parcels/homes/neighborhood that could benefit from a community land trust, homeownership 
program, remodel program, or other programs that would help keep residents in place or 
provide additional attainable housing 

 Neighborhoods that will most likely face displacement if climate/green resiliency work has 
gentrification impacts 

 Other priorities/projects identified by the stakeholders 

 Cost estimates for identified projects 

 
Impacts of delay on timeline and urban renewal financing 

I recognize that the Board has shown concern that taking more time limits the financing options of the 
Urban Renewal Plan, including the amount of money raised, how much of that money is available early 
on, and when project implementation can begin. I believe those concerns can be offset by still 
considering an Urban Renewal Plan before the end of the year. 

 Amount of Revenue Raised – If the Plan is effective one year later than currently proposed, it 
will have the same maximum indebtedness (MI) as originally anticipated by the Board or, if 
extended to 32 years, the same level of MI anticipated now. When the Board first reviewed the 
financial projections for the proposed area in February 2022, the urban renewal district was 
expected to have a maximum indebtedness (MI) of $56,900,000. That number was adjusted in 
June to account for the level of rebuilding that was occurring, jumping to an MI of $62,500,000. 
If the Plan becomes effective one-year later, the MI reflects a level close that was originally 
anticipated if adopted for 30-years ($53,800,000), or the level that is currently anticipated if 
adopted for 32 years ($62,600,000).  

  Timing of Revenue – There are other funding sources available to supplement immediate 
revenue needs. By taking more time to draft the plan, the amount of revenue available in the 
first 5-years drops from $7.6 million to $4.2 million. However, the City has close to $1.3 million 
of ARPA funding remaining, in addition to $900,000 in property tax stabilization funds, that can 
be used to supplement any near-term projects. The goals of this Plan are closely aligned with 
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citywide goals and the intention of various grant funding the City has received. Although 
separate agencies, the work of an Urban Renewal Agency and the City are natural partners in 
helping make the Plan’s intended outcomes a reality.   

 Timing of Project Implementation – As long as the plan is effective prior to January 1, 2023 – the 
Urban Renewal Agency will be able to receive its first loan in FY2024.  
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Written testimony from Member Byers. Please see below. 
 
From: Councilor Ana Byers <Councilor2@cityoftalent.org>  
Sent: Wednesday, June 29, 2022 4:40 PM 
To: Jordan Rooklyn <JRooklyn@cityoftalent.org>; Mayor Talent <Mayor@cityoftalent.org> 
Subject: For the TURA meeting 
 
Hello Darby and Jordan, 
 
I'm still very sick and unable to attend the special meeting today. I want to communicate that were I 
able to attend (and speak-my voice is completely gone) I would be advocating for a postponement of 
the adoption of the new TURA plan. I understand that the timing of the adoption impacts the entire 
plan- but I feel that we cannot lose the opportunity to enact a plan that has a solid foundation in 
detailed information, community input, project planning, relationship building, community stakeholder 
buy-in. We all intend to create true positive change via this project. I think the only way we can ensure 
that is to hold space forto collect all the necessary input and information to make sure that good 
intentions become positive outcomes. 
 
I'd be happy to speak to my reasoning when I am less ill and more-able to speak coherently (and 
audibly).  
 
Thank you, 
 
Ana Byers 
Seat 2 
City Council of City of Talent, OR 

 
City of Talent 
PO Box 445 
110 East Main St. 
Talent, OR 97540 

www.CityofTalent.org 
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correspondence via TURA website messaging  

Contacts Form 
NAME 

 

MESSAGE 

I've read through your proposed work plan where you mention `improving fire prevention and 
preparedness a number of times. However, there aren't any goals, objectives, thoughts on the kinds of 
things that the URA is possibly considering, i.e. some future condition you are aiming for. Also, when 
dealing with fire & preparedness wouldn't it be more useful to have the entire urban boundary of Talent 
within the URA? It only takes one weak spot in the urban interface to wreak havoc. Other URAs I've been 
around including Phoenix or Medford have a line item in the annual tax statements for those living 
within the URA boundary that goes directly to the URA. Why didn't you choose that route to do the 
initial funding? Thanks in advance.  

EMAIL 

PHONE 
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From: < >  
Sent: Friday, July 29, 2022 9:44 AM 
To: Talent City Council <TalentCC@cityoftalent.org> 
Cc: Jordan Rooklyn <JRooklyn@cityoftalent.org>; Hector Flores <hflores@cityoftalent.org> 
Subject: Letter to City Council re TURA Plan 
 
 
Please include this email in the Council Agenda Packet 
 
 
Dear Mayor and Council, 
 
I am writing regarding the proposed Urban Renewal Agency Plan being reviewed by Council to urge you 
to slow this process down dramatically. 
We all want housing for all of our community, but this may not be the best way forward at this time for 
the following reasons. 
 
1) A key stated role of a URA is protecting public safety 
 
Chief Hanley is one of the most intelligent people in the Valley. And our firefighters union has issued 
strong statements about the impact on fire safety from this loss of funding. 
The role of any urban renewal, which is stated in its documents, is to protect the safety and welfare of 
the people. But TURA is totally ignoring the experts.  
 
(A further example of ignoring the experts is the use of bark mulch and wooden fencing in the Gateway, 
when the state and fire map guidelines recommend these not be used.) 
 
2) The City Manager requested that the process be slowed down 
On July 19 the Mayor spoke with the County Commissioners. They asked her if she had received a report 
from her City Manager on the impact on Talent. She answered no. 
They pushed this point, and she then admitted that there had been a letter - but not a report, which is 
technically accurate but did not speak to the intent of the CM's letter. 
 
The City Manager's letter was in the TURA June 29, 2022 Agenda Packet on page 101. 
https://www.cityoftalent.org/.../Agenda%20Packet%2C... 
It states that there will be serious financial impact to the City if you create the URA on the 2021 
frozen tax base. It is unclear why TURA would ignore her professional counsel and move this 
project forward to a City Council vote.  
 
3) A URA may or may not be needed 
In the meantime, there are many other grants and awards flowing into the region. There were 
post fire funds from FEMA, Municipal Wildfire Assistance Program funds and funds provided to 
each city through HB 5006. Phoenix has received nearly $25 million to fund for additional 
capacity for staff, build the new public safety building and to repair all of the damaged 
infrastructure without using its URA. There are also FEMA hazard mitigation grants, and 
Transportation Growth Management grants.$22 million is coming into the stat. And 422 million 
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to be shared in the state. https://www.oregon.gov/ohcs/housing-assistance/disaster-
recovery/Documents/FINAL_Oregon_Wildfire_%20Recovery_%20Public_%20Action_Plan_FO
RMATTED_508.pdf  
Just yesterday 15 million was announced for St Vincent De Paul to produce low income modular 
homes.  
 
4) The timing will cause other agencies undue financial hardship and threaten public safety. 
The frozen tax base of Jan 2021 vs using 2022 or 2023 is vastly different. The FD was very conservative in 
its flyer when claiming only 17 million will be lost to them. If they had calculated on the post build tax 
base from 2022 or 2023, the loss is much greater. The new tax base could be  as much as 500% higher 
than on raw land. But the state tax auditor deadline to freeze the dates is Sept 25.  
 
It appears that TURA is rushing this through so they don't have to share any of the new tax 
revenue.  Once the tax base is frozen, all the increases go to TURA only. But if you wait, because of the 
increase in tax base, TURA revenue would remain relatively the same.  
Therefore, not to wait appears to be a punitive action against the Fire Department and other agencies. 
 
Waiting until at least until after September 25 would display your intent to protect the welfare of the 
citizens in the Urban Renewal Area and demonstrate some support for the Fire Department and other 
agencies impacted by the tax allocations.  
 
 
5) TURA has not demonstrated Proper Oversight in its operations 
 
A.TURA hired Jon Legarza while he was also working for Clackamas County 
During the time that Jon Legarza was working as the Executive Director of TURA, and as Interim City 
Manager, two jobs totalling 40 hrs per week,  he was also the Economic Development Coordinator for 
Clackamas County.  
 
His contract was originally drafted in his personal name, and then Councilor Dolan suggested TURA use 
his business name.  
https://www.talenturbanrenewal.com/_files/ugd/e4da0f_b482ba52359644aa8c064fc23a2aa898.pdf  ) 
Motion (31:25):  Member Dolan requests for the motion to be amended to say Healthy Sustainable 
Communities LLC instead of Jon Legarza; 
 
Legarza's role in Clackamas was not disclosed anywhere by TURA that I have found to date. But this 
information was readily available online, even in news articles. Legarza was paid approximately 18,500 
monthly for his dual role as ED and CM in Talent, while also working for Clackamas County. These were 
not 'corporate staff' roles; these were personal job roles. 
 
https://govsalaries.com/search?employee=Jon+Legarza 
 
https://www.kgw.com/article/news/health/coronavirus/clackamas-county-to-provide-41-million-in-
grants-to-small-businesses-struggling-due-to-pandemic/283-e6e7fc34-8406-4fe7-842e-4cd969884e03 
 
https://pamplinmedia.com/pt/9-news/490587-394481-clackamas-county-establishes-business-
recovery-centers 
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Listed as Staff on Clackamas May 2021 minutes attached 
See photo attached  Legarza over the years denoting his position in Clackamas 
 
B. TURA had not demonstrated proper oversight re public access to meeting records 
 
Under the leadership of Executive Director Jon Legarza, who TURA hired, and who left TURA at 
some undisclosed time in June, there are many files missing. 
All the audio files are missing. Only some meetings have minutes. It has been this way for many 
many months. 
Start June 7, 2022 and go backwards in time at www.talenturbanrenewal.com/agenda-
minutes Sorry, the file you have requested does not exist. 
An agency asking to be entrusted with another 30 years of massive public funding needs full 
transparency and accountability. There needs to be a sense of public trust. And legally, Oregon 
Meeting Law says minutes should be posted within a reasonable time. 
The most recent (June 17th onwards) files are there, thanks to the new City Manager stepping 
in as Executive Director of TURA. But under Jon Legarza this was not the case. 
If the TURA board had been providing proper oversight, there would be minutes and/or audio. 
(The audio is really needed especially since some of the minutes are only 1 page long, just a list 
of 1 to 3 items with no context or information at all.)  
Citizens have no access to know what transpired at most of these meetings.  
 
C. TURA Lack of Citizen Involvement - the list of public meetings in the TURA plan is inaccurate 
 
TURA’s proposed plan lists all the dates during which there were public discussions about the 
new plan. Except that list is not accurate. 
In some cases, there was a meeting, but Urban Renewal was not even listed on the Agenda. 
In other cases, the minutes say there was a discussion and/or presentation about Urban 
Renewal and the ‘presentation is attached” except there is no presentation so there can be no 
citizen involvement. 
In other Cases, the 1 page minutes say the audio of the presentation is online, except it isn’t. 
There was only limited Citizen Involvement in this plan. Most citizens did not even learn about 
this plan some time in June. 
 
Please see the attached list outlining every meeting which is listed as public in the TURA plan.  
It notes the deficiencies for each meeting to be considered Public. 
  
 
D. No oversight re deficiencies in TURA Audit 
 
On March 2, the TURA Executive Director for the past 2 years issued a positive report about the 
audit on p16, saying  
“TURA staff is excited about the positive audit report”.  
No deficiencies were noted in his report. All the TURA Board members received a copy of the 
Audit in the Agenda Packet. 
https://www.talenturbanrenewal.com/_files/ugd/e4da0f_f601fec6af864b29952d389df91d77f5.pd
f 
 
The TURA board reviewed, accepted and approved the Audit and his report. 
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The August 2nd Agenda pack for TURA contradicts Legarza's finding. The new Executive 
Director, Jordan Rooklyn, notes there was a significant deficiency which requires the 
submission of a plan to the State. 
When an agency’s financial audit results in deficiencies communicated by the auditor, the 
agency must adopt a plan of action to address those deficiencies, including the estimated period 
of time necessary to complete the planned actions. A copy of that plan must be filed with the 
Secretary of State within 30 days of filing the audit report (ORS 297.466). The Agency is outside 
of the 30-day window from the filing of the audit report. However, when Agency staff contacted 
Oregon Audits Division, they were assured that it is still appropriate to submit the Plan of Action 
and that the Agency faces no penalties.  
Page 3 www.cityoftalent.org/SIB/files/TURA%20Agenda%20Packet_08_02_2022.pdf 
 
What was the deficiency? 
Since the Agency does not have any employees other than the Executive Director, it is not 
possible to adequately segregate incompatible duties so that no one employee has access to 
both assets and the related accounting records or to all phases of a transaction. Consequently, 
the possibility exists that unintentional or intentional errors or irregularities could exist and not be 
promptly detected. We recommend that the board perform more detailed financial 
oversight to mitigate this risk. At a minimum, the Executive Director should provide a 
financial package for the Board to review and formally approve at every board meeting. 
This package should include a list of all checks and eft transactions processed since the 
previous board meeting, budget to actual revenues and expenditure, and a bank 
reconciliation report. 
 
 
In closing, while Talent citizens support the need for housing and economic development, it needs to be 
done competently and under the guidance and advice of the experts who are protecting the safety of 
the citizens. 
 
You are talking about the taxpayers' money for the next 30 years. 
There is definitely a good bit of housekeeping which needs to be done in order for TURA to regain and 
deserve the public trust. For all of the above reasons, I respectfully request that the Council delay the 
approval of the new TURA plan, at minimum until after the end of September 2022. 
 
Thank you for your time and attention. 
 
Kind regards, 

 
 
 
Attachments 
12.1ee1 - ClackCntyMinutesMay2021 
12.1ee2 – LegarzaClackCountyOverYears 
12.1ee3 - TURA citizen involvement mtg list w info 
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The draft of the Talent Urban Renewal Plan was contained in the TURA Special Meeting Agenda packet. 

Page 17 of the details the following public meetings. The content and context of these meeting were not 
all public. Only those in Yellow meet that criteria. 

 

 

Aug 3, 2021  

Agenda 3.Urban   Renewal   Presentation   &   Discussion   with   Elaine   Howard   Consulting,   LLC   

Minutes say 

Presentation by Elaine Howard Elaine Howard provided a presentation around Urban Renewal Agencies, 
which is attached to the meeting minutes.  Audio from the meeting is available on the Talent Urban 
Renewal Website at talenturbanrenewal.com   

 

There is no presentation attached to the meeting minutes 

NO AUDIO 

 

Sept 7, 2021  

I page Agenda 

minutes say nothing except there was a presentation and a discussion.  

No presentation attached. 

No Audio 

 

Oct 5, 2021  

2 page Agenda, just lists Urban Renewal Workplan, no context or information 

Minutes barely 1 page on this, stating Legarza provided an update but no content of the update 

No Audio 

 

Jan 20, 2022 

Agenda lists Urban Renewal Workplan and Discussion, Potential Projects 

Minutes are 1 page total 
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Legarza provided an overview on the progress of the urban renewal workplan and introduced 
consultants Elaine Howard and Nikki Hart-Brinkley. Presentation by Nikki Hart-Brinkley Presentation by 
Elaine Howard  

Audio from the meeting is available on the Talent Urban Renewal Website at talenturbanrenewal.com   

No copy of presentation in Agenda or Minutes or online 

No audio 

 

Feb 1, 2022 Study Session 

Agenda says 

Urban Renewal Boundary Discussion with Green Top Planning, Research, & Development 

Minutes say 

Report by Executive Director Legarza provided an overview of urban renewal and introduced Nikki 
Hart-Brinkley. Presentation by Nikki Hart-Brinkley  

Audio from the meeting is available on the Talent Urban Renewal Website at talenturbanrenewal.com   

 

No Audio 

No copies of presentations 

 

Feb 1 Regular Meeting 

Agenda  

4.2.  Review and Staff Direction on New Proposed Urban Renewal Plan Area Boundary 

Minutes – no content or context 

4.1 Review and Staff Direction on New Proposed Urban Renewal Plan Area Boundary Staff Report – 
Executive Director Legarza stated that Agency staff is looking for direction to transmit the boundary to 
the UR Consultant team to come up with tax estimates.    

Discussion: 

 • Member Ponomareff thanked Nikki Hart-Brinkley for her work on ArcGIS and suggested the Board 
review the changes on the GIS system in the meeting.  

• Chair-Ayers-Flood thanked Hart-Brinkley for her time and explanation.  

• Vice-Chair Clark and Chair Ayers-Flood inquired about the next steps and procedures in the creation of 
the new plan area.  o Legarza suggested the UR consultant team could share a timeline in an Talent 
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Urban Renewal Agency Regular Meeting Minutes | February 1, 2022 |  Page 1 upcoming City Council 
Meeting.   

Motion: Vice-Chair Clark moves move to direct Agency Staff to transmit the boundary as discussed 
within the study session to Elaine Howard Consulting, LLC and Tiberius Solutions, LLC to prepare 
incremental tax funding estimates. Motion was seconded. Discussion: Vice-Chair Clark stated that he 
appreciated the work that went into drawing the boundary.   Vote: All ayes; motion carries. 

NO AUDIO 

 

Feb 2, 2022 – not a TURA meeting, a City Council Meeting 

Agenda 

9.1 Presentation & Public Input on New Urban Renewal Agency Workplan ...... 

Agenda Packet  

8.1 contains the November 2021 minutes with a huge contract for Legarza’s company – Agenda Packet 
attached Contract totals a maximum of $147.405 

9.1 NO presentation included in the packet 

No minutes 

There is Audio and Video 

 

Feb 16, 2022 not a TURA meeting, a City Council Meeting  

Agenda  

11.3 Presentation & Public Input on New Urban Renewal Agency Workplan  

No minutes 

Yes presentation pack 

Yes audio and video 

 

 

March 1, 2022 TURA 

Agenda  

Urban Renewal not listed on the TURA agenda in any form 

Minutes  
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Urban Renewal not listed in the 1 page of minutes 

Audio – NO AUDIO 

 

 

 

 

March 16, 2022 not a TURA meeting, a City Council Meeting 

Agenda  

 12.1 Presentation on Financial Analysis of Proposed New Urban Renewal District  

Presentation is in Agenda Packet 

No Minutes.............................. 

Yes Audio 

Yes Video 

 

 

April 4, 2022 Library District  No information 

 

April 27, 2022 TURA Open House   

Agenda Title: Open House: TURA Proposed Work Plan 

Nothing on the 1 page agenda about a New Urban Renewal Plan 

No Minutes 

No Video 

 

June 1 2022 JACO Rural Fire District Meeting – no information 

 

June 7, 2022 TURA 

Agenda 

4.6. 4.7. 4.8. 4.9. 5. Multiple agreements and information on TURA budget 

Many contracts in this packet and a transition plan for the Gateway 2020-21 
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No Audio 

No minutes 

Video was just put up 7/27/22 

June 22, 2022 TURA subcommittee  everything from here on should be online since the CM took over 
posting  
June 24, 2022 TURA subcommittee 
June 27, 2022 TURA subcommittee 
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From:  < >  
Sent: Tuesday, August 2, 2022 1:54 PM 
To: Talent Oregon <Talent@cityoftalent.org>; Jordan Rooklyn <JRooklyn@cityoftalent.org> 
Subject: Comments on TURA Meeting August 2nd-Please Share at Meeting 
 
I am very concerned about the proposed Talent Uran Renewal Plan being rammed through with limited 
citizen input. Anything this major should have to go to a vote of all citizens. This is NOT something that 
should be decided by a committee. Let the people have their vote on this during a scheduled election 
day. 
 
 For myself, all I have to do is look around at the McKinney Fire, the Yeti complex fire etc. etc. etc (insert 
fire name here) to see how vitally important a strong fire district is. We are in the midst of such a dry 
climate cycle with huge fire events happening each and every year, it would seem pretty obvious that 
taking away fire support dollars is the last thing we should be contemplating. 
 
 Yes, we need affordable housing but if you build it and then it all burns down during another Almeda-
like event because we don't have the fire support to protect it, it seems you're just creating a vicious 
circle of destruction and despair. Please find another way to more forward and do not rob money from 
one pocket to fill another. 
 
Thank you,  
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Correspondence via TURA website messaging 

Contacts Form 
NAME 

 

MESSAGE 

Mayor and Council, Please have the sense of mind to slow down this speeding train. Talent is being 
raked through the mud! I was in Merlin recently and my family there asked why little old Talent was in 
the news so much! I was terribly embarrassed. Councilors, no one i know is against affordable housing, 
but what I've heard is that this is being pushed through at a rapid pace without consideration of resident 
input or opinion. Would this process best be served, and supported, if it slowed or it was delayed a year? 

 

EMAIL 

PHONE 
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Street Address Owner
230 N. Pacific Hwy
210 N Pacific Hwy, Bldg 1 GOOD NITE LLC
160 N Pacific Hwy CLEARVIEW COMMERCIAL LONG TER
103 S. Pacific Hwy
268 S. Pacific Hwy RUVERT LLC
288 S. Pacific Hwy PRIME TIME PROPERTIES LLC
288 S. Pacific Hwy PRIME TIME PROPERTIES LLC
331 S. Pacific Hwy A & B TURNING POINT PROPERTIES LLC
401 S. Pacific Hwy
550 S. Pacific Hwy
630 S PACIFIC HWY POLLARD PROPERTIES 4 LLC
466 SOUTH PACIFIC HWY
401 E MAIN ST
103 TALENT AVE TALENT AUTO COURT LLC
105 TALENT AVE TALENT AUTO COURT LLC
109 TALENT AVE TALENT AUTO COURT LLC
111 TALENT AVE
199 TALENT AVE
104 W VALLEY VIEW RD TALENT IRRIGATION DISTRICT
1120 S PACIFIC HWY
1315 S PACIFIC HWY CANI LLC
1311 S PACIFIC HWY CANI LLC
809 S PACIFIC HWY
710 S PACIFIC HWY FITCH FAMILY PROPERTIES LLC
714 S PACIFIC HWY FITCH FAMILY PROPERTIES LLC
711 S PACIFIC HWY Bldg 1 CRISP FAMILY PROPERTIES LLC
616 S PACIFIC HWY MOUNTAIN VIEW BAPTIST CHRCH
401 S. Pacific Hwy
600 S PACIFIC HWY
616 S PACIFIC HWY MOUNTAIN VIEW BAPTIST CHRCH
711 S PACIFIC HWY, Bldg CRISP FAMILY PROPERTIES LLC
711 S PACIFIC HWY Bldg 4 CRISP FAMILY PROPERTIES LLC
711 S PACIFIC HWY Bldg 5 CRISP FAMILY PROPERTIES LLC
805 S PACIFIC HWY
807 S PACIFIC HWY
300 S PACIFIC HWY ROWAN PROPERTIES LLC
210 N Pacific Hwy, Bldg 3 GOOD NITE LLC
210 N Pacific Hwy, Bldg 2 DATZKOO LLC
245 W VALLEY VIEW RD CALIFORNIA TOWNHOUSES LLC
214 N PACIFIC HWY DATZKOO LLC
160 N PACIFIC HWY Unit 3 CLEARVIEW COMMERCIAL LONG TER
112 S PACIFIC HWY
600 S PACIFIC HWY
618 S PACIFIC HWY
690 S PACIFIC HWY
716 S PACIFIC HWY LACY FAMILY PROPERTIES LLC

Fire Imp Commercial Structures
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1006 s pacific hwy J BROWN ENTERPRISES LLC
1007 S PACIFIC HWY GREEN TREE CONDOMINIUM LLC
719 S PACIFIC HWY
401 S. Pacific Hwy
104 W VALLEY VIEW RD TALENT IRRIGATION DISTRICT
160 N PACIFIC HWY Unit 1 CLEARVIEW COMMERCIAL LONG TER
160 N PACIFIC HWY Unit 2 CLEARVIEW COMMERCIAL LONG TER
160 N PACIFIC HWY Unit 4 CLEARVIEW COMMERCIAL LONG TER
160 N PACIFIC HWY Unit 5 CLEARVIEW COMMERCIAL LONG TER
160 N PACIFIC HWY Unit 6 CLEARVIEW COMMERCIAL LONG TER
160 N PACIFIC HWY Unit 7 CLEARVIEW COMMERCIAL LONG TER
160 N PACIFIC HWY Unit 8 CLEARVIEW COMMERCIAL LONG TER
160 N PACIFIC HWY Unit 9 CLEARVIEW COMMERCIAL LONG TER
160 N PACIFIC HWY Unit 10 CLEARVIEW COMMERCIAL LONG TER
1200 S PACIFIC HWY SOUTH PACIFIC LLC
711 S PACIFIC HWY Bldg 2 CRISP FAMILY PROPERTIES LLC
711 S PACIFIC HWY Bldg 3 CRISP FAMILY PROPERTIES LLC
106 TALENT AVE HILL‐STEARNS BUILDING LLC

Fire Imp Commercial Structures
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City Council Agenda Report 
Meeting Date: August 3rd, 2022 Staff Contact:  Jordan Rooklyn 
Department:  City Manager E-Mail: jrooklyn@cityoftalent.org 
Staff Recommendation:  Informational Estimated Time:  45 mins.

ISSUE BEFORE THE COUNCIL 
Presentation on the impacts of the proposed Urban Renewal Plan on City Financials 

BACKGROUND 
The proposed Urban Renewal Plan will have significant financial impacts on the City of Talent and will 
risk our ability to provide services without additional funding sources. At the council meeting, the City 
Manager will present what those financial impacts are, how they are expected to impact city services, 
and what changes to the Plan could offset those negative impacts. 

Main Financial Impacts 
The proposed Urban Renewal Plan will freeze the tax base of the urban renewal area at the value 
immediately after the fire, after building structures had been destroyed and before they had been 
rebuilt. When compared to the property tax revenue the City received just prior to the fire, this Plan 
freezes the City at $128,000 less each year – the equivalent of two full-time employees. 

The rebuild, however, is causing property values to be significantly higher than what they were before 
the fire. The Plan projects that the total TIF revenue collected by the Urban Renewal Agency will be 
close to $75.5 million over its lifespan, 22% of which will come from the City. In 2022 dollars, this 
averages to $290,500 lost in property taxes per year for thirty years for the City – the equivalent of 
four-to-five full time employees. 

It is important to note that these numbers do not factor in the rising costs of providing services. The 
cost of City services rises about 7% each year, but our property tax revenues are capped at 3% plus 
new construction. Almost all the expected new construction in Talent is within the proposed Urban 
Renewal Area. Over time, as the gap between expenses and revenue widens, the City will face 
significant challenges in providing services to our community.  

Impacts to City Services 
This proposed Plan will require the City to do more with less. From the building permits that have been 
submitted, we are seeing a 25% increase in the number of housing units that were within the burn scar 
prior to the fire. The Urban Renewal Plan expects to further increase the number of housing units 
within the urban renewal area. With more housing, we expect a higher demand for services, including 
food access, utility assistance, police services, code enforcement, transportation services, park 
maintenance, and general community engagement.  

City staff, however, are already struggling to keep up. With current staffing levels, we are not keeping 
up with weed abatement, police patrol coverage, website updates, code enforcement, grant 
management, or large-scale land-use applications. There are additional services that City Council has 
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requested, and staff would like to provide, but do not have the capacity to implement. Those services 
include regular town hall meetings, better support for our committees and commissions, a water 
conservation program, extreme weather shelters, and a Community Emergency Response Team.  

The revenue loss to the City from the Urban Renewal Plan will freeze staffing at current levels. As 
service demands grow and city staffing levels remain the same, City staff will struggle more with 
capacity than they are now. If the Urban Renewal Plan is adopted as proposed, the City will need to 
find additional revenue streams to maintain current levels of service. 

Options to Offset the Impacts to City Financials 
The following options would reduce the financial impacts to the City and increase our ability to provide 
services to the Talent community: 

Delay the frozen base by one year (January 2022). Delaying the frozen base by one year will
provide the City with property tax revenue closer to what we received prior to the fire. This will
allow us to maintain the staffing levels we had prior to the fire, at least over the short- and
medium-term, and better maintain city services at current levels.

Delay the frozen base by two years (January 2023). Delaying the frozen base by two years will
provide the City with property tax revenue we received prior to the fire, with an estimated
additional $100,000 per year. Those additional funds could be used to maintain city services
over the long run as demand grows, and/or introduce new services such as a water
conservation program or a volunteer program for the City.

How these Options would Impact Urban Renewal Revenue 
The table below summarizes the main revenue differences for urban renewal between the current 
proposal, delaying the frozen base by one year, and delaying the frozen base by two years. Note – all 
estimates are based off a 30-year lifetime of urban renewal. If that lifetime is extended (for example, a 
32-year plan with a frozen base of January 2022 values), the maximum indebtedness can match the
current proposal.

Year of Frozen Base Total Net TIF 
Max. 

Indebtedness 
Capacity 
(2022 $) 

First Year of 
Expenditures 

First Year 
of TIF 

Jan 2021 (Current) $75.5M $62.5M $37.9M 2023-2024 $5.9M 

Jan 2022 $64.3M $53.8M $32.0M 
2023-2024 or 
2024-2025* 

$2.9M 

Jan 2023 $57.5M $48.7M $27.1M 2024-2025 
To be 

added** 
*Depends on if the Plan becomes effective before or after December 31, 2022.
**Consultant has been asked to calculate the First Year of TIF under the scenario of delaying the frozen base by two years. 

ATTACHMENTS 
Presentation slides will be added to the agenda packet after the meeting 
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Best of the Best 2022 SHOW MORE 

Talent urban renewal plan under �re

Talent's proposal to create a new urban renewal district is generating a lot of opposition. [Mail Tribune/�le photo]

Updated: Aug 02, 2022 03:29 PMBy Tony Boom |
AA

Plan is seeing opposition on many fronts

An unprecedented amount of input on creation of a new Talent urban renewals district — most of it in

opposition — is being received at Talent City Hall.

A series of posts on Facebook that detail impacts a new district would have — including loss of nearly $17

million in tax revenues for both the city of Talent and Jackson County Fire District No. 5 over the next 30

years — may be driving some of the input.

Talent Urban Renewal Agency’s board of directors on June 29 approved moving creation of the new district,

intended to help with rebuilding after the Almeda Fire, to the city for consideration. City Council will hold a

public hearing on the plan Aug. 17, with a possible vote for adoption Aug. 24. The agency is in a period of

consultation with 11 taxing districts that would be impacted by a new district.

Talent City Recorder Hector Flores said he hasn’t seen input approach this level on any other issue since he

began work in January 2021. As of Thursday afternoon, the city had received 16 written comments on

creation of the new district for City Council’s Aug. 3 meeting. Of those, 15 were opposed to the creation. For

the July 20 council meeting, comments ran eight against and three in favor.

ADVERTISEMENT

°

By continuing on this site, you agree to our Privacy Policy. 
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Flores said he has met with seven individuals, all of whom oppose the district. City Manager Jordan Rooklyn

had met with �ve persons as of Thursday. In addition, City Hall workers are referring telephone callers

seeking information on the proposal to the city and TURA websites.

“They are coming in with concerns, particularly with �re safety. The strong majority are coming with

questions to better understand what the impacts will be. We are getting more and more emails every day,”

said Rooklyn. Details on how the district would impact city �nances will be given at the Aug. 3 meeting.

Former Talent resident after being asked by citizens, has created seven postings on TURA

and the proposed district for the Talent Oregon Facebook group. They cover such topics as why the district

is in such a rush, how many people are a�ected and how TURA has operated.

“This is going to impact them. When you have (District 5) Chief (Charles) Hanley and all our �re�ghters and

the �re union saying don’t do this, I don’t know why City Council isn’t listening. They are ignoring the

experts,” said “I feel sorry for the people of Talent. This is going to impact them for the next 30

years.” (Corrected: quote was corrected from the original story.)

Fire District 5 has mailed out information on the plan’s impact and how to o�er input to inform the 23,000

residents it serves. The district covers Talent, Phoenix and much of the rural area in southern Jackson

County.

Copies of the draft plan and a letter on how to o�er input have been sent to all 11 taxing district as

required by Oregon statutes, said Rooklyn, who also serves as executive director of TURA. Comments on

the plan must be received by Aug. 14 and will be considered by the council, which can accept, reject or

modify the input, which would become part of a creating ordinance.

“I’ve been getting a lot of requests for more information as they �gure out how they are impacted and what

sort of feedback they’d like to provide,” said Rooklyn. Agency representatives have met with the Jackson

County Board of Commissioners and boards of directors from the �re district, library district and Rogue

Valley Transportation District.

Urban renewal districts gain funding from the increase in taxes coming from improvements after values are

frozen at a set date, with overlapping taxing districts receiving none of the increase. For the TURA proposal,

the value for the 212-acre district would be frozen as of Jan. 1, 2001, when much of the land was bare

following the Almeda Fire. Rebuilding in the area since that date has already raised the value.

°

By continuing on this site, you agree to our Privacy Policy. 
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The agency held a required brie�ng July 19 with the county commissioners, where they explained the

proposal and answered questions. Commissioners and County Administrator Danny Jordan voiced

concerns about the impact of the district.

Delaying creation of the district for one year would result in a maximum indebtedness for the district of

$58.8 million rather than $62.5 million if it was created this year, said consultant Elaine Howard. The lost

amount could be made up by adding a couple of years to the district’s sunset date. A delay would mean the

agency would initially have $4.2 million to work with in a couple of years rather than $7.7 million.

Questioned on the amount of value going back onto the tax rolls with new construction in the proposed

district, Rooklyn responded that $35 million is anticipated this year based on values of single-family homes.

She worked with the county assessor to determine that number.

“When you look at the assessed value of $35 million coming back on, it’s really disingenuous to our

taxpayers ... that it will not be allowed to be put on the tax rolls for the taxing district,” said County

Commissioner Colleen Roberts.

“The state has already poured tens of millions into this disaster recovery. We know we have coming up the

CDBG grants. You are looking at just over $200 million coming into the area. ... Of that, $13 million is for

business recovery over the next four to �ve years,” said county commission Chair Dave Dotterrer. “What’s

the necessity of having this additional funding?”

Conditions will be attached to the federal Community Development Block Grant money, said Talent Mayor

Darby Ayers-Flood. Some of the funding may not necessarily be of help for recovery, she said. Even with the

aid, there could still be shortfalls.

Ayers-Flood noted state statutes allow for urban renewal to deal with emergency situations, and that aid is

needed to help businesses. She said 68 businesses were destroyed by the �re, but only 11 have obtained

permits to rebuild.

“You are taking a huge chunk which all of these districts were counting on for their recovery to use for your

recovery. You are not doing what everyone else is doing,” Jordan said when Ayers-Flood claimed the TURA

action would be similar to what other urban renewal districts in the area are doing.

“All input will be weighed in whatever decision is being made. It’s not a foregone conclusion,” Ayers-Flood

said at the end of the session.

Reach Ashland freelance writer Tony Boom at tboomwriter@gamil.com.
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TALENT INFORMATION SESSION
URBAN RENEWAL
March 16, 2022

This presentation is copyrighted by Elaine Howard Consulting, LLC
in 2021. Please do not use without our approval.
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ROADMAP

1. Introduction 

2. Urban renewal background 

3. Financial capacity of the proposed URA 

4. Impacts on taxing districts 

5. Survey information

6. Overview of public process and next steps 

Elaine Howard Consulting LLC
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URBAN RENEWAL IN SOUTHERN OREGON 
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WHY URBAN RENEWAL FOR TALENT?
Urban Renewal provides funding to implement city plans and 
address the barriers to development in the following ways:

1. The impacts of the fire has devasted much of downtown 
Talent

2. A financing tool is needed to help rebuild the city.

3. Urban renewal can be a part of the toolbox for rebuilding. 
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NOT A NEW TAX! 
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URBAN RENEWAL FUNDS
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HOW DOES URBAN RENEWAL 
FINANCING WORK?

U
R

 2
01
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CITY RATE AS A PERCENTAGE OF 
PERMANENT RATE 
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URBAN RENEWAL AND LOCAL 
SCHOOL DISTRICTS

An Indirect Impact
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URBAN RENEWAL IMPACT 
Regular Taxing District
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URBAN RENEWAL IMPACT 
Local Schools
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PROPOSED BOUNDARY 
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TALENT FINANCIAL CAPACITY 

Total Net TIF $67,100,000
Maximum Indebtedness $56,900,000
Capacity (2022$) $32,600,000
Years 1-5 $2,100,000
Years 6-10 $5,300,000
Years 11-15 $6,000,000
Years 16-20 $6,100,000
Years 21-25 $6,500,000
Years 26-30 $6,600,000
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Elaine Howard Consulting LLC
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Elaine Howard Consulting LLC
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Elaine Howard Consulting LLC
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QUESTIONS

Elaine Howard Consulting LLC
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Elaine Howard Consulting LLC
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Elaine Howard Consulting LLC
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Elaine Howard Consulting LLC
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Elaine Howard Consulting LLC
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Elaine Howard Consulting LLC
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Elaine Howard Consulting LLC
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Net Impact on City Funding

• $16 million of foregone revenue from the City

• Additional $67 million of TIF revenue to fund projects in the City

• Net increase of $51 million to fund projects in the City

• Not all foregone revenue would exist without investments made by the 
URA

• TIF revenue does not increase taxes

Elaine Howard Consulting LLC
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CITY RATE AS A PERCENTAGE OF 
PERMANENT RATE 
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TALENT FINANCIAL CAPACITY 

Total Net TIF $67,100,000
Maximum Indebtedness $56,900,000
Capacity (2022$) $32,600,000
Years 1-5 $2,100,000
Years 6-10 $5,300,000
Years 11-15 $6,000,000
Years 16-20 $6,100,000
Years 21-25 $6,500,000
Years 26-30 $6,600,000
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SURVEY RESULTS 160 Participants 

Most Important Project Category 

Housing Oriented Solutions  29.73%
Vacant Business Corridor Solutions 29.05% 
Emergency Preparedness 14.86%
Public Infrastructure 9.46%
Urban Forestry 5.41%
Multi-modal Transportation 5.41%
Parks Improvements 3.38%
Arts 2.70%

Page 132 of 236



Very Supportive, Supportive, 
Not Supportive 

Weighted Averages

Vacant Business Corridor Solutions 2.39 
Emergency Preparedness 2.37 
Urban Forestry 2.34
Housing Oriented Solutions  2.26 
Multi-modal Transportation 2.23 
Public Infrastructure 2.20 
Parks Improvements 2.07
Arts 1.90

Arts had highest not supportive % at 33.33%, 
Housing second at 22.58%  
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PROJECTS WHICH SHOULD BE 
CONSIDERED 

1. TID building
2. Make downtown more vibrant
3. Support Police, fire and schools  - do not use for UR
4. Transparency desired 
5. Kiosks or tiny parks for community information – community 

gathering spaces  - pickleball courts  - nature trails and 
walks 

6. Share history of region
7. Parking/Multi-modal transportation
8. Town looking fresh and clean - beautiful
9. Address global warming
10.More food options, local food systems  
11. Mixed Use 
12. Incentives for existing businesses to say in Talent 
13.Low-income housing if planned for low density complexes
14.Community Center
15.Emergency routes more clear / fire safety improvements 
16. Improve existing housing stock 
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ADDITIONAL ACTIVITIES UNDER 
CURRENT PROJECT CATEGORIES 

1. Build infrastructure especially water
2. Concern over drought/fire issues
3. Beautiful downtown  - fun, interesting, 
4. Emergency services continued
5. Community center/recreation center
6. Do not use UR to fund these projects: fund police, fire and schools 

and libraries
7. Multi-use plans for downtown and historical signage
8. Encourage walk, bike, trails, sidewalks 
9. More community events/public gathering spaces 
10.Business development accessible from bike path at Clyde’s Corner 

in Phoenix
11.Energy efficiency
12. Internet connections 
13.More food services 
14.Surveys, emergency preparedness information available in Spanish
15.Prioritizing projects where goals intersect IE urban forestry + 

disaster preparedness— ensure we have fire resilience in mind 
with plants and upkeep 
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16.  Volunteers 
17.  Housing Cooperatives
18.  Food Co op
19.  Safe, pleasant easy access routes: emergency 

preparedness 
20.  Pickleball courts 
21.  Transparency
22.  Build a downtown that is inviting to visit and enjoy
23.  Attract needed businesses
24.  Public transportation 
25. Safe community more police and patrols 

Elaine Howard Consulting LLC

ADDITIONAL ACTIVITIES UNDER 
CURRENT PROJECT CATEGORIES 
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ACTIVITIES TO DATE, NEXT STEPS 

Feasibility Study - TURA Meeting August 2021, October 2021

Plan Preparation  - City Council Meetings 
February 2, 2022 
February 16, 2022
March 16, 2022

TURA January 20, 2022
February 1, 2022
March 1, 2022  

Survey on website February 23 - March 15th 160 responses
Open House scheduled for April 27, 2022
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Table 16 - Projected Impact on Taxing District Permanent Rate Levies - General Government, page 1 
FYE 

Jackson 
County 

4-H Ext
Service

Vector 
Control 

Rogue 
Valley 
Transit  

Jackson Soil 
& Water 
Conservation 

Jackson  
Co. 
Library 

City of 
Talent 

Jackson 
County 
RFPD #5 Subtotal 

2024 (103,578) (2,195) (2,211) (9,132) (2,577) (26,798) (166,537) (164,785) (477,813) 
2025 (117,435) (2,489) (2,507) (10,353) (2,921) (30,383) (188,817) (186,830) (541,735) 
2026 (130,276) (2,761) (2,781) (11,486) (3,241) (33,705) (209,463) (207,260) (600,972) 
2027 (143,507) (3,042) (3,063) (12,652) (3,570) (37,128) (230,736) (228,308) (662,006) 
2028 (157,157) (3,331) (3,354) (13,856) (3,910) (40,660) (252,684) (250,025) (724,976) 
2029 (171,258) (3,630) (3,655) (15,099) (4,260) (44,308) (275,356) (272,459) (790,024) 
2030 (185,839) (3,939) (3,967) (16,384) (4,623) (48,080) (298,799) (295,656) (857,286) 
2031 (200,930) (4,259) (4,289) (17,715) (4,999) (51,984) (323,063) (319,664) (926,901) 
2032 (216,560) (4,590) (4,622) (19,093) (5,387) (56,028) (348,194) (344,531) (999,006) 
2033 (232,760) (4,933) (4,968) (20,521) (5,790) (60,220) (374,241) (370,304) (1,073,738) 
2034 (249,560) (5,289) (5,327) (22,002) (6,208) (64,566) (401,253) (397,031) (1,151,236) 
2035 (264,715) (5,611) (5,650) (23,338) (6,585) (68,487) (425,620) (421,142) (1,221,150) 
2036 (280,657) (5,949) (5,990) (24,744) (6,982) (72,611) (451,252) (446,504) (1,294,688) 
2037 (297,434) (6,304) (6,349) (26,223) (7,399) (76,952) (478,227) (473,195) (1,372,083) 
2038 (315,062) (6,678) (6,725) (27,777) (7,838) (81,513) (506,570) (501,240) (1,453,403) 
2039 (333,559) (7,070) (7,120) (29,408) (8,298) (86,298) (536,310) (530,667) (1,538,729) 
2040 (352,944) (7,481) (7,533) (31,117) (8,780) (91,313) (567,478) (561,507) (1,628,153) 
2041 (373,239) (7,911) (7,967) (32,906) (9,285) (96,564) (600,108) (593,795) (1,721,774) 
2042 (394,467) (8,361) (8,420) (34,778) (9,813) (102,056) (634,240) (627,567) (1,819,702) 
2043 (416,654) (8,831) (8,893) (36,734) (10,365) (107,797) (669,914) (662,866) (1,922,054) 
2044 (439,829) (9,322) (9,388) (38,777) (10,942) (113,792) (707,175) (699,734) (2,028,958) 
2045 (464,019) (9,835) (9,904) (40,910) (11,543) (120,051) (746,069) (738,220) (2,140,550) 
2046 (489,257) (10,370) (10,443) (43,135) (12,171) (126,580) (786,647) (778,371) (2,256,974) 
2047 (515,575) (10,928) (11,005) (45,455) (12,826) (133,389) (828,963) (820,242) (2,378,383) 
2048 (543,009) (11,509) (11,590) (47,874) (13,508) (140,487) (873,073) (863,887) (2,504,938) 
2049 (571,596) (12,115) (12,200) (50,394) (14,220) (147,883) (919,035) (909,366) (2,636,809) 
2050 (601,373) (12,746) (12,836) (53,019) (14,960) (155,587) (966,913) (956,740) (2,774,174) 
2051 (632,382) (13,403) (13,498) (55,753) (15,732) (163,610) (1,016,770) (1,006,073) (2,917,221) 
2052 (664,665) (14,088) (14,187) (58,599) (16,535) (171,962) (1,068,676) (1,057,432) (3,066,144) 
2053 (698,266) (14,800) (14,904) (61,562) (17,371) (180,655) (1,122,701) (1,110,889) (3,221,138) 
TOTAL: (10,557,563) (223,768) (225,344) (930,793) (262,639) (2,731,446) (16,974,885) (16,796,290) (48,702,729) 

Source: Tiberius Solutions

Exhibit A - Taxing District Impacts 
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Table 17 – Projected Impact on Taxing District Permanent Rate Levies – 
Education 
FYE Education 

Service 
District 

Rogue 
Community 
College 

Phoenix/ 
Talent SD 4 

Subtotal 
Education 

Total All 

2024 (18,161) (26,427) (218,617) (263,205) (741,017) 
2025 (20,590) (29,962) (247,864) (298,416) (840,152) 
2026 (22,842) (33,238) (274,968) (331,047) (932,020) 
2027 (25,161) (36,614) (302,893) (364,668) (1,026,674) 
2028 (27,555) (40,097) (331,704) (399,356) (1,124,332) 
2029 (30,027) (43,694) (361,466) (435,187) (1,225,211) 
2030 (32,584) (47,414) (392,241) (472,239) (1,329,525) 
2031 (35,229) (51,265) (424,092) (510,586) (1,437,488) 
2032 (37,970) (55,252) (457,083) (550,305) (1,549,311) 
2033 (40,810) (59,386) (491,276) (591,472) (1,665,210) 
2034 (43,756) (63,672) (526,734) (634,162) (1,785,398) 
2035 (46,413) (67,539) (558,722) (672,674) (1,893,824) 
2036 (49,208) (71,606) (592,369) (713,183) (2,007,872) 
2037 (52,150) (75,886) (627,780) (755,816) (2,127,899) 
2038 (55,241) (80,384) (664,987) (800,611) (2,254,014) 
2039 (58,484) (85,103) (704,027) (847,614) (2,386,343) 
2040 (61,882) (90,049) (744,942) (896,873) (2,525,026) 
2041 (65,441) (95,227) (787,777) (948,445) (2,670,219) 
2042 (69,163) (100,643) (832,582) (1,002,388) (2,822,090) 
2043 (73,053) (106,304) (879,413) (1,058,769) (2,980,824) 
2044 (77,116) (112,217) (928,325) (1,117,658) (3,146,616) 
2045 (81,357) (118,388) (979,383) (1,179,129) (3,319,679) 
2046 (85,782) (124,828) (1,032,651) (1,243,261) (3,500,236) 
2047 (90,397) (131,542) (1,088,200) (1,310,140) (3,688,523) 
2048 (95,207) (138,542) (1,146,104) (1,379,853) (3,884,791) 
2049 (100,219) (145,835) (1,206,440) (1,452,494) (4,089,303) 
2050 (105,440) (153,433) (1,269,290) (1,528,162) (4,302,337) 
2051 (110,877) (161,344) (1,334,739) (1,606,960) (4,524,181) 
2052 (116,537) (169,581) (1,402,877) (1,688,995) (4,755,139) 
2053 (122,429) (178,154) (1,473,798) (1,774,380) (4,995,528) 
  TOTAL: (1,851,080) (2,693,626) (22,283,345) (26,828,050) (75,530,779) 

Source: Tiberius Solutions  Please refer to the explanation of the schools funding in the preceding section.  
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Table 18 shows the projected increased revenue to the taxing jurisdictions after tax 
increment proceeds are projected to be terminated. These projections are for FYE 
2054.  

The Frozen Base is the assessed value of the Area established by the county 
assessor at the time the Area is established. Excess Value is the increased 
assessed value in the Area above the Frozen Base.  

Table 18 - Additional Revenues Obtained after Termination of Tax Increment 
Financing – FYE 2054 

Taxing District Tax Rate 
From 

Frozen 
Base 

From 
Excess 
Value 

TOTAL 

General Government         
Jackson County 2.0099 104,968 760,953 865,921 
4-H Extension Service District 0.0426 2,225 16,128 18,353 
Vector Control 0.0429 2,240 16,242 18,482 
Rogue Valley Transit D 0.1772 9,254 67,088 76,342 
Jackson Soil & Water 
Conservation 0.05 2,611 18,930 21,541 

Jackson County Library 
District 0.52 27,157 196,873 224,030 

City of Talent 3.2316 168,772 1,223,492 1,392,264 
Jackson County RFPD #5 3.1976 166,997 1,210,619 1,377,616 
Subtotal General Government 9.2718 484,224 3,510,325 3,994,549 
Education         
Education Service District 0.3524 18,404 133,420 151,824 
Rogue Community College 0.5128 26,781 194,147 220,928 
Phoenix/Talent SD 4 4.2422 221,551 1,606,108 1,827,659 
Subtotal Education 5.1074 266,736 1,933,675 2,200,411 
TOTAL: 14.3792 750,960 5,444,000 6,194,960 

Source: Tiberius Solutions  
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Talent Urban Renewal Plan 

This document remains draft until the City Council adoption of the Talent Urban 
Renewal Plan.  

It is anticipated that changes may happen during the formal public review process 
during the summer of 2022.  

Talent Urban Renewal Plan adopted by the City of Talent 

DATE 

Ordinance No. 2022- _____ 

Exhibit B Talent Urban Renewal Plan 
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LIST OF PARTICIPANTS 

Talent Urban Renewal Agency 

Darby Ayers-Flood Chair 
Jason Clark, Vice Chair 
Colette Pare’-Miller  
Ana Byers 
David Pastizzo 
Nicole Greider 
Eleanor Ponomareff 

Jon Legarza, Executive Director 
through June 8, 2022 

TURA Executive Director  

Jordan Rooklyn 

GIS and Technical Assistance 

Nikki Hart-Brinkley 
Rogue Valley Council of Governments 

Elaine Howard Consulting, LLC 

Elaine Howard 
Scott Vanden Bos 

Tiberius Solutions, LLC 

Nick Popenuk 
Ali Danko 
Rob Wyman 
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I. DEFINITIONS 
“Affordable Housing” means housing for which the occupant(s) is/are paying no more 
than 30 percent of his or her income for gross housing costs, including utilities. Some 
affordable housing may have income level targets.  

“Attainable Housing” means housing that is affordable to people earning around the 
Area Median Income (AMI). Households living in attainable housing and earning 
between 80% and 120% of the AMI should not need to spend more than 30% of their 
income on housing costs. https://www.attainablehome.com/what-attainable-housing-
means-vs-affordable/ 

“Agency” means the Talent Urban Renewal Agency.  

 “Area” means the properties and rights-of-way located with the Talent Urban Renewal 
Area. 

“Blight” is defined in ORS 457.010(1)(A-E) and identified in the ordinance adopting the 
urban renewal plan.  

“Board of Commissioners” means the Jackson County Board of Commissioners.  

 “City” means the City of Talent, Oregon.  

“City Council” or “Council” means the Talent City Council. 

 “Comprehensive Plan” means the City of Talent comprehensive land use plan and its 
implementing ordinances, policies, and standards.  

“County” means Jackson County, Oregon.  

“Fiscal year” means the year commencing on July 1 and closing on June 30. 

“Frozen base” means the total assessed value including all real, personal, 
manufactured, and utility values within an urban renewal area at the time of adoption. 
The county assessor certifies the assessed value after the adoption of an urban 
renewal plan.  

“Increment” means that part of the assessed value of a taxing district attributable to any 
increase in the assessed value of the property located in an urban renewal area, or 
portion thereof, over the assessed value specified in the certified statement. 

“Maximum indebtedness” means the amount of the principal of indebtedness included 
in a plan pursuant to ORS 457.190 and does not include indebtedness incurred to 
refund or refinance existing indebtedness. 

 “ORS” means the Oregon revised statutes and specifically Chapter 457, which relates 
to urban renewal. 

“Planning Commission” means the Talent Planning Commission.  

“Revenue sharing” means sharing tax increment proceeds as defined in ORS 457.470. 
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 “Tax increment financing (TIF)” means the funds that are associated with the division 
of taxes accomplished through the adoption of an urban renewal plan.  

“Tax increment revenues” means the funds allocated by the assessor to an urban 
renewal area due to increases in assessed value over the frozen base within the area.  

“TURA” means the Talent Urban Renewal TURA.  TURA is responsible for 
administration of the urban renewal plan. 

“UGB” means urban growth boundary. 

 “Urban renewal area” means a blighted area included in an urban renewal plan or an 
area included in an urban renewal plan under ORS 457.160. 

“Urban renewal plan” or “Plan” means a plan, as it exists or is changed or modified 
from time to time, for one or more urban renewal areas, as provided in ORS 457.085, 
457.095, 457.105, 457.115, 457.120, 457.125, 457.135 and 457.220. 

“Urban renewal project” or “Project” means any work or undertaking carried out under 
ORS 457.170 in an urban renewal area. 

“Urban renewal report” or “Report” means the official report that accompanies the 
urban renewal plan pursuant to ORS 457.085(3).  
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II. INTRODUCTION  
A. Background and Opportunity for Public Input  

The Talent Urban Renewal Plan (Plan) was developed for the Talent City Council (City 
Council). The Plan also includes input from the community received at a public open 
house, from a public, at the following list of public meetings, final review by the Talent 
Urban Renewal TURA (TURA) and hearings before the Talent Planning Commission 
(Planning Commission), City Council, and presentation to the Jackson County Board of 
Commissioners. Pursuant to the Talent City Charter and ORS 457, this Plan will go into 
effect when it has been adopted by the City Council by a non-emergency ordinance.    

Public meetings: 

Feasibility Study -   TURA Meetings     

August 3, 2021 

  September 7, 2021 

  October 5, 2021 

Plan Preparation  - City Council Meetings    

  February 2, 2022  

  February 16, 2022 

  March 16, 2022 

  June 17, 2022 (joint meeting with TURA) 

TURA Plan meetings  

  January 20, 2022  

  February 1, 2022 

  March 1, 2022   

  June 7, 2022 

  June 17, 2022 (joint meeting with the City Council)  

  June 21, 2022 

Survey on website February 23 - March 15th    

TURA Open House     April 27, 2022 

Library District briefing   April 4, 2022 

Fire District briefing   June 1, 2022 

Jackson County briefing  (June/July 2022) 
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TURA subcommittee on projects meetings  

June 22, 2022 

June 24, 2022 

June 27, 2022 

Formal Meetings in Consideration of Adoption  

TURA     June 29, 2022 

Consult and Confer with Taxing Districts June 22 – August 6, 2022 

Planning Commission  July 26, 2022 

City Council Hearing   August 3, 2022 

City Council Vote    August 17, 2022 

 

B. Plan Overview 
Southern Oregon was devastated by the Almeda Fire of 2020. Substantial portions of 
downtown Talent and adjacent residential neighborhoods were destroyed. The City 
Council’s main goal is to help the community recover from the fire. Urban renewal, 
often referred to as tax increment financing, is one of the available tools for disaster 
recovery as identified in ORS 457.160.  

ORS 457.160 Notwithstanding any other provisions of ORS chapter 455 or 456 or this 
chapter, where the governing body of a municipality certifies that an area is in need of 
redevelopment or rehabilitation as a result of a flood, fire, hurricane, earthquake, storm 
or other catastrophe respecting which the Governor has certified the need for disaster 
assistance under federal law, the governing body may declare a need for an urban 
renewal agency, if necessary, and may approve an urban renewal plan and an urban 
renewal project for such area without regard to the provisions requiring: 

(1) That the urban renewal plan conform to the comprehensive plan and economic 
development plan, if any, for the municipality as a whole. 

(2) That the urban renewal area be a blighted area. 

ORS 457.010 also allows for the use of urban renewal for blighted areas and blight is 
specifically defined as (ORS 457.010(1)(g) A prevalence of depreciated values, 
impaired investments and social and economic maladjustments to such an extent that 
the capacity to pay taxes is reduced and tax receipts are inadequate for the cost of 
public services rendered. Structures on approximately 754 parcels  in the city of Talent  
were destroyed or had major damages, leaving little or no improvements for property 
tax valuations.  
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The Plan Area, shown in Figure 1, consists of approximately 212.02 total acres: 175.39 
acres of land in tax lots and 36.63 acres of public rights-of-way.  

It is anticipated that the Plan will take thirty years of tax increment collections to 
implement. The maximum amount of indebtedness (amount of tax increment financing 
(TIF) for projects and programs) that may be issued for the Plan is sixty-two million five 
hundred thousand million dollars ($62,500,000).   

Goals and objectives are intended to guide TIF investment in the Area over the life of 
the Plan. The project category descriptions and list of projects are intended to aid 
future decision makers when considering how best to expend funds generated by TIF.  

The Plan is to be administered by the TURA. Substantial amendments to the Plan must 
be approved by City Council as outlined in Section IX. All amendments to the Plan are 
to be listed numerically on the front page of the Plan and then incorporated into the 
Plan document and noted by footnote with an amendment number and adoption date.   

The relationship between the sections of the Plan and the ORS 457.085 requirements 
is shown in Table 1.  The specific reference in the table below is the section of this 
Plan that primarily addresses the statutory reference. There may be other sections of 
the Plan that also address the statute.  

Table 1 - Statutory References 

Statutory Requirement  Plan Section 

ORS 457.085(2)(a) V, VI 

ORS 457.085(2)(b) V, VI 

ORS 457.085(2)(c) XII 

ORS 457.085(2)(d) XI 

ORS 457.085(2)(e) XI 

ORS 457.085(2)(f) IX 

ORS 457.085(2)(g) VIII 

ORS 457.085(2)(h) III 

ORS 457.085(2)(i) VII 

ORS 457.085(2)(j) Not applicable 

 

  

Page 149 of 236



 

C. Urban Renewal Overview 

Urban renewal allows for the use of tax increment financing, a financing source that is 
unique to urban renewal, to fund its projects. Tax increment revenues— the amount of 
property taxes generated by the increase in total assessed values in the urban renewal 
area from the time the urban renewal area is first established— are used to repay 
borrowed funds. The borrowed funds are used to pay for urban renewal projects and 
cannot exceed the maximum indebtedness amount set by the urban renewal plan.  

The purpose of urban renewal is to improve specific areas of a city that are poorly 
developed or underdeveloped, called blighted areas in ORS 457. These areas can 
have old or deteriorated buildings, public spaces that need improvements, streets and 
utilities in poor condition, a complete lack of streets and utilities altogether, or other 
obstacles to development. In general, urban renewal projects can include construction 
or improvement of streets, utilities, and other public facilities; assistance for 
rehabilitation or redevelopment of property; acquisition and re-sale of property (site 
assembly) from willing sellers; and improvements to public spaces.  

The Talent Urban Renewal Area (Area) meets the definition of blight due to its 
infrastructure deficiencies and underdeveloped properties. These blighted conditions 
are specifically cited in the ordinance adopting the Plan and described in detail in the 
Report Accompanying the Talent Urban Renewal Plan (Report).  

The Report accompanying the Plan contains the information required by ORS 457.085, 
including:  

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 estimated total cost of each project and the source of funds to pay such 

costs; 
• The estimated completion date of each project; 
• The estimated amount of funds required in the Area and the anticipated year 

in which the debt will be retired; 
• A financial analysis of the Plan; 
• A fiscal impact statement that estimates the impact of tax increment 

financing upon all entities levying taxes upon property in the urban renewal 
area; and 

• A relocation report.   
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Table 1 - Statutory References 
Statutory Requirement  Plan Section 

ORS 457.085(2)(a) V, VI 

ORS 457.085(2)(b) V, VI 

ORS 457.085(2)(c) XII 

ORS 457.085(2)(d) XI 

ORS 457.085(2)(e) XI 

ORS 457.085(2)(f) IX 

ORS 457.085(2)(g) VIII 

ORS 457.085(2)(h) III 

ORS 457.085(2)(i) VII 

ORS 457.085(2)(j) Not applicable 

 

III. MAXIMUM INDEBTEDNESS 
Pursuant to ORS 457.085(2)(h) the Plan “provides for a division of ad valorem taxes 
under ORS 457.420 to 457.470, the maximum amount of indebtedness that can be 
issued or incurred under the plan.” This Section provides that information.   

Maximum indebtedness is the total amount of money that can be spent on projects, 
programs and administration throughout the life of the Plan. The maximum amount of 
indebtedness that may be issued or incurred under the Plan, based upon good faith 
estimates of the scope and costs of projects in the Plan and the schedule for their 
completion is sixty-two million five hundred thousand dollars ($62,500,000).  This 
amount is the principal of such indebtedness and does not include interest or 
indebtedness incurred to refund or refinance existing indebtedness or interest earned 
on bond proceeds. It does include initial bond financing fees and interest earned on tax 
increment proceeds, separate from interest on bond proceeds.   
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IV. PLAN GOALS  
The goals of the Plan represent its basic intents and purposes. Accompanying each 
goal are objectives, which generally describe how the TURA intends to achieve each 
goal. The urban renewal projects identified in Sections V and VI of the Plan are the 
specific means of meeting the objectives. The goals and objectives will be pursued as 
economically as is feasible and at the discretion of the TURA. The goals and objectives 
are not listed in any order of importance or priority. 

A. Affordable Housing: Attainable Housing  
Facilitate the development of attainable housing for Talent citizens. Address the 
housing needs of the community who are vulnerable due to housing costs and housing 
availability.  

1. Develop programs to provide assistance for the development and 
rehabilitation of housing in the Area.  
2. Assist in increasing homeownership in the Area.  

B. Economic Development: Business Recruitment  
Assist businesses to grow, proposer, and recover, fostering a more vibrant business 
community within Talent. The program emphasis will be on assisting businesses lost in 
the Almeda Fire and creating businesses within the community that create living wage 
jobs. 

1. Develop programs to assist businesses in the Area.  
C. Sustainability: Hazard Mitigation, Drought Tolerant Solutions and 
Emergency Preparedness 

1. Make Talent a resilient and prepared community. Assist in 
reestablishing the urban canopy.  
2. Provide tools to help residents and businesses to become resilient.   
3. Provide assistance to address hazard mitigation and drought tolerant 
solutions.  
4. Work with the Urban Forestry Commission to address needs in 
reestablishing the urban canopy.  
5. Identify emergency preparedness needs and provide solutions. 

D. Transportation/Infrastructure 
Ensure pedestrians and bicyclists have improved accessibility across the community. 

Ensure infrastructure is built to meet the needs of the community. 
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1. Provide transportation improvements that will facilitate residential 
development.  
2. Development of mobility programs and infrastructure (bike & walking 
paths) within the Area.  
3. Upgrade infrastructure to meet the needs of the community.  

E. Community Engagement/Identity/Arts 
Strengthen the community through community engagement on projects undertaken 
and programs operated by TURA.   

F. Administration  
Provide ongoing administration for financial analysis, reporting, planning and 
implementation of the Area.  

Pursuant to ORS 457.085(2)(c) the Plan must contain a map and legal description of 
the urban renewal areas of the plan. 

The map is shown below in Figure 1. The legal description is in Appendix A.  
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Figure 1 - Talent Urban Renewal Plan Boundary 

 
Source: Nikki Hart-Brinkley, RVCG 
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V. URBAN RENEWAL PROJECT CATEGORIES 
As an outcome of the goals described in the previous section, the projects within the 
Area fall into the following categories:  

A. Affordable Housing: Attainable Housing. 
B. Economic Development: Business Recruitment. 
C. Sustainability: Hazard Mitigation, Drought Tolerant Solutions, Urban 
Forestry, Emergency Preparedness  
D. Transportation/Infrastructure  
E. Community Identity: Arts 
F. Administration  

 

VI. URBAN RENEWAL PROJECTS 
Pursuant to ORS 457.085(2)(a) the Plan must contain (a) A description of each urban 
renewal project to be undertaken.  

Pursuant to ORS 457.085(2)(b) the Plan must contain (b) An outline for the 
development, redevelopment, improvements, land acquisition, demolition and removal 
of structures, clearance, rehabilitation or conservation of the urban renewal areas of the 
plan.  

These requirements are addressed in the project descriptions in this Section.  

Urban renewal projects authorized by the Plan are described below. 

A. Affordable Housing: Attainable Housing. 
Facilitate the development of attainable housing for Talent citizens. Address the housing 
needs of the community who are vulnerable due to housing costs and housing 
availability.  

As prices surge and construction costs mount, most developers find it increasingly 
unaffordable to construct new housing in Talent with attainable purchase prices or rent 
levels for different income brackets within the City. A program that would support 
bolstering mixed-income development across the City would help developers realize 
projects that meet the City's goals to have attainable housing for all Talent residents. 

Update the Housing Needs Analysis (HNA) to identify the current needs in the 
community 
As informed by the HNA update, facilitate the development of new housing stock  

Page 155 of 236



Provide incentives such as land acquisition and/or assembly, System Development 
Charge (SDC) payments, or other incentives to make the project financially feasible.  
Work with non-profits for the development of attainable housing  
Facilitate the development of more affordable housing types like duplexes/triplexes 
Acquire land for future housing development 
Facilitate increased homeownership of all housing types 

B. Economic Development: Business Recruitment. 
Assist businesses to grow, proposer, and recover, fostering a more vibrant business 
community within Talent. The program emphasis will be on assisting businesses lost in 
the Almeda Fire and creating businesses within the community that create living wage 
jobs. 

Identify the needs of the business community for developing within the Area. 
Provide funding to assist businesses to grow, proposer, and recover, fostering a more 
vibrant business community within the City. Program emphasis on creating businesses 
within the community that create living wage jobs. 
Develop incubator hubs for small business startup and growth 
Recruit new businesses into the community 
Provide capacity support for workforce training 
Support diversity equity and inclusion in business assistance 
Provide funding to help purchase properties that require consolidation or 
redevelopment, furthering other City or Plan goals and objectives 

C. Sustainability: Hazard Mitigation, Drought Tolerant Solutions, Urban 
Forestry, Emergency Preparedness  

The program includes launching assistance to fund the implementation of hazardous 
mitigation improvements and drought tolerant solutions for property owners within the 
Area.  

Provide Wagner Creek improvements  
Install emergency resiliency satellite hubs 
Promote disaster preparedness 
Provide signage: wayfinding, routing  
Implement grey water solutions in parks and public spaces to conserve water use. 
Implement sustainable drought-resistant landscaping in parks and open spaces.  
Develop hazard mitigation programs along greenways 
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Install streetscape enhancement along business corridors 
Provide assistance for planting trees within the Area.  
Provide evacuation routes and infrastructure to support emergency preparedness  

D. Transportation/Infrastructure  
Development of transportation access to undeveloped properties and mobility programs 
and infrastructure (bike & walking paths) within the proposed work plan area to ensure 
pedestrians and bicyclists have improved accessibility across the community. 

Address transportation challenges to allow for future development within Talent.   
Improve walkability to schools  
Improve connections to Highway 99 corridor and Greenway  
Enhance bike/pedestrian routes   
Enhance infrastructure that includes but is not limited to: broadband, water services, 
sewer, street improvements, sidewalks, and landscaping for property owners within the 
Area. 

E. Community Identity: Arts 
Launch a beautification art grant program to help attract additional community members 
and businesses to downtown Talent 

F. Administration. 
Provide ongoing administration for financial analysis, reporting, planning, and 
implementation of the Area. 

  

Page 157 of 236



VII. AMENDMENTS TO THE PLAN  
Pursuant to ORS 457.085(2)(e)  the Plan must provide “A description of what types of 
possible future amendments to the plan are substantial amendments and require the 
same notice, hearing and approval procedure required of the original plan under ORS 
457.095 as provided in ORS 457.220, including but not limited to amendments”  

(A) Adding land to the urban renewal area if the addition results in a cumulative addition 
of more than one percent of the urban renewal area.  

(B) Increasing the maximum amount of indebtedness that can be issued or incurred 
under the plan. 

The Plan may be amended as described in this Section.   

A. Substantial Amendments 
Substantial Amendments, in accordance with ORS 457.085(2)(i), shall require the same 
notice, hearing, and approval procedure required of the original Plan, under ORS 
457.095, including public involvement, consultation with taxing districts, presentation to 
the TURA, the Planning Commission, and adoption by the City Council by non-
emergency ordinance after a hearing. Notice of such hearing shall be provided to 
individuals or households within the City of Talent, as required by ORS 457.120. Notice 
of adoption of a Substantial Amendment shall be provided in accordance with ORS 
457.095 and 457.115.  

Substantial Amendments are amendments that:  

1. Add land to the urban renewal area, except for an addition of land that 
totals not more than 1% of the existing area of the urban renewal area; or  
2. Increase the maximum amount of indebtedness that can be issued or 
incurred under the Plan. 

B. Minor Amendments 
Minor Amendments are amendments that are not Substantial Amendments as defined 
in this Plan and in ORS 457. Minor Amendments require approval by the TURA by 
resolution. 

C. Amendments to the Talent Comprehensive Plan and/or Talent Municipal 
Code.  

Amendments to the Talent Comprehensive Plan and/or Municipal Code Title 18 that 
affect the Plan and/or the Area shall be incorporated automatically within the Plan 
without any separate action required by the TURA or City Council. 
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VIII. PROPERTY ACQUISITION AND DISPOSITION  
Pursuant to ORS 457.085(2)(e), the Plan must provide “(g) An indication of which real 
property may be acquired and the anticipated disposition of such real property, whether 
by retention, resale, lease or other legal use, together with an estimated time schedule 
for such acquisition and disposition.” 

No property is identified to be acquired at this time.  

The Plan authorizes the acquisition and disposition of property as described in this 
section. Property includes any and all interests in property, including fee simple 
ownership, lease, easements, licenses, or other rights to use. If property is acquired it 
will be identified in the Plan through a Minor Amendment, as described in Section VII. 
Identification of property to be acquired and its anticipated disposition is required by 
ORS 457.085(g). 

A. Property acquisition for public improvements 
The TURA may acquire any property within the Area for the public improvement 
projects undertaken pursuant to the Plan by all legal means, including use of eminent 
domain. Good faith negotiations for such acquisitions must occur prior to institution of 
eminent domain procedures.  

B. Property acquisition from willing sellers 
The Plan authorizes TURA acquisition of any interest in property within the Area that the 
TURA finds is necessary for private redevelopment, but only in those cases where the 
property owner wishes to convey such interest to the TURA. The Plan does not 
authorize the TURA to use the power of eminent domain to acquire property from a 
private party to transfer property to another private party for private redevelopment. 
Property acquisition from willing sellers may be required to support development of 
projects within the Area.  

C. Land disposition 
The TURA will dispose of property acquired for a public improvement project by 
conveyance to the appropriate public agency responsible for the construction and/or 
maintenance of the public improvement. The agency may retain such property during 
the construction of the public improvement. 

The TURA may dispose of property acquired under Subsection B of this Section VI by 
conveying any interest in property acquired. Property shall be conveyed at its fair reuse 
value. Fair reuse value is the value, whether expressed in terms of rental or capital 
price, at which the TURA, in its discretion, determines such land should be made 
available in order that it may be developed, redeveloped, cleared, conserved, or 
rehabilitated for the purposes specified in the Plan. Because fair reuse value reflects 
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limitations on the use of the property to those purposes specified in the Plan, the value 
may be lower than the property’s fair market value. 

Where land is sold or leased, the purchaser or lessee must agree to use the land for the 
purposes designated in the Plan and to begin and complete the building of its 
improvements within a period of time that the TURA determines is reasonable. 

IX. RELOCATION METHODS  
Pursuant to ORS 457.085(2)(f), the Plan must provide “A description of the methods to 
be used for the temporary or permanent relocation of persons living in, and businesses 
situated in, the urban renewal area of the plan.” This Section addresses that 
requirement.  

When the TURA acquires occupied property under the Plan, residential or commercial 
occupants of such property shall be offered relocation assistance, as required under 
applicable state law. Prior to such acquisition, the TURA shall adopt rules and 
regulations, as necessary, for the administration of relocation assistance. No specific 
acquisitions that would result in relocation benefits have been identified; however, there 
are plans to acquire land for infrastructure which may trigger relocation benefits in the 
future in the Area.  

X. TAX INCREMENT FINANCING OF PLAN 
Tax increment financing consists of using annual tax increment revenues to make 
payments on debt, usually in the form of bank loans or revenue bonds. The proceeds of 
the bonds are used to finance the urban renewal projects authorized in the Plan. Bonds 
may be either long-term or short-term.   

Tax increment revenues equal most of the annual property taxes imposed on the 
cumulative increase in assessed value within an urban renewal area over the total 
assessed value at the time an urban renewal plan is adopted. (Under current law, the 
property taxes for general obligation (GO) bonds and local option levies approved after 
October 6, 2001 are not part of the tax increment revenues.)  

A. General description of the proposed financing methods 
The Plan will be financed using a combination of revenue sources. These include: 

• Tax increment revenues; 
• Advances, loans, grants, and any other form of financial assistance from 

federal, state, or local governments, or other public bodies; 
• Loans, grants, dedications, or other contributions from private developers 

and property owners, including, but not limited to, assessment districts; 
and 
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• Any other public or private source. 

Revenues obtained by the TURA will be used to pay or repay the costs, expenses, 
advancements, and indebtedness incurred in (1) planning or undertaking project 
activities, or (2) otherwise exercising any of the powers granted by ORS Chapter 457 in 
connection with the implementation of this Plan, including the costs associated with the 
preparation of the Plan.  

B. Tax increment financing 
The Plan may be financed, in whole or in part, by tax increment revenues allocated to 
the TURA, as provided in ORS Chapter 457. The ad valorem taxes, if any, levied by a 
taxing district in which all or a portion of the Area is located, shall be divided as provided 
in Section 1c, Article IX of the Oregon Constitution, and ORS 457.440. Amounts 
collected pursuant to ORS 457.440 shall be deposited into the unsegregated tax 
collections account and distributed to the TURA based upon the distribution schedule 
established under ORS 311.390.
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Figure 2 - Comprehensive Plan Designations 

 
Source:  Tiberius Solutions LLC
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Figure 3 - Zoning Designations  

 
Source:  Tiberius Solutions LLC
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XI. RELATIONSHIP TO LOCAL OBJECTIVES  
 Pursuant to ORS 457.085(2)(d), the Plan must provide “An explanation of the plan’s 
relationship to definite local objectives regarding appropriate land uses and improved 
traffic, public transportation, public utilities, telecommunications utilities, recreational 
and community facilities and other public improvements.” This Section contains this 
information.  

Urban renewal, often referred to as tax increment financing, is one of the available tools for 
disaster recovery as identified in ORS 457.160.  

ORS 457.160 Notwithstanding any other provisions of ORS chapter 455 or 456 or this chapter, 
where the governing body of a municipality certifies that an area is in need of redevelopment or 
rehabilitation as a result of a flood, fire, hurricane, earthquake, storm or other catastrophe 
respecting which the Governor has certified the need for disaster assistance under federal law, 
the governing body may declare a need for an urban renewal agency, if necessary, and may 
approve an urban renewal plan and an urban renewal project for such area without regard to 
the provisions requiring: 

(1) That the urban renewal plan conform to the comprehensive plan and economic 
development plan, if any, for the municipality as a whole. 

(2) That the urban renewal area be a blighted area. 

This Area has been certified by the Governor of Oregon as a disaster Area per recitations in 
Executive Order  20-44 and 2020-60 as follows: .  

“ In accordance with Executive Order 16-07, which sets out the State's emergency response 
framework, and the state of emergency declared in Executive Order 20-35, the Governor's 
Disaster Cabinet and Economic Recovery Council have been convened to guide recovery 
efforts and Volume 4 of the state's Comprehensive Emergency Management Plan: The Oregon 
Recovery Plan has been activated. All seven State Recovery Functions have been activated to 
support the implementation of the Recovery Plan.  

On September 9, 2020, I requested a federal emergency declaration; the president approved 
that request the following day. On September 14, 2020, I requested additional federal 
assistance via a Major Disaster Declaration. The president approved that request on 
September 15, 2020.”…. 

NOW, THEREFORE, IT IS DIRECTED AND ORDERED:  

1. Declaration of Wildfire Disaster Emergency: Pursuant to ORS 401.165, I proclaim and 
declare that due to the wildfire activities described above, an emergency has occurred, and 
continues to exist based on the ongoing needs associated with ongoing emergency response 
and recovery operations from the Labor Day windstorm and subsequent wildfires described 
above ("wildfire disaster emergency"). The geographic scope of this wildfire disaster 
emergency ("disaster recovery area") includes: Clackamas, Douglas, Jackson, Klamath, Lane, 
Lincoln, Linn, Marion and Tillamook Counties.” This is just a portion of the Executive Order, but 
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provided to support that the Area qualifies as in need of disaster assistance as referenced in 
ORS 457.160.  

While comprehensive plan and economic development plans are not required if the Area as a 
certified disaster area, we have chosen to identify the conformance with the Comprehensive 
Plan. This does not in any way usurp the authority provided under ORS 457.160.  

ORS 457.085 requires that the Plan conform to local objectives. This section provides that 
analysis. Relevant local planning and development objectives are contained within the Talent 
Comprehensive Plan, Municipal Code Title 18, and the Talent Economic Development Plan. 
The following section describes the purpose and intent of these plans, the main applicable 
goals and policies within each plan, and an explanation of how the Plan relates to the 
applicable goals and policies.  

The numbering of the goals and policies within this section reflects the numbering that 
occurs in the original document. Italicized text is text that has been taken directly from 
an original document.  

Comprehensive Plan designations for all land in the Area are shown in Figure 2. All proposed 
land uses conform to Figure 2. Maximum densities and building requirements for all land in the 
Area are contained in the Municipal Code Title 18.  

A.  Talent Comprehensive Plan  
The numbering of the policies within this section reflects the numbering that occurs in 
the original document.  

ELEMENT A: CITIZEN INVOLVEMENT   

The goal of this Citizen Involvement Element is to provide a series of policies and strategies for 
including citizens’ voices in decision making. This Element is designed to build solid 
interactions between city officials (elected, salaried, and appointed) and the citizens they serve. 

Policy 1: Citizen Involvement: Provide a process for widespread citizen involvement as 
defined by Oregon’s Land Conservation and Development Commission (LCDC) including the 
creation of a Committee for Citizen Involvement and Citizen Involvement Plan. 

Objective 1.2: The City commits to engaging all Talent citizens in the planning process, with an 
expectation of geographic, economic, language, ability, literacy and cultural diversity. 

Objective 1.3: Create an infrastructure within the city government that is both flexible and 
strong, to ensure sustainable, effective, and maximum public involvement in all land use and 
other planning and community procedures and issues. The TCIP will work to create a culture of 
transparency, access, and education. 

Policy 2 Communication: Assure effective two-way communications between the City (elected 
and appointed city officials, as well as staff) and citizens. 
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Objective 2: The City will make every effort to communicate decisions and deliberative 
discussions to citizens, especially those who participated in the process; and to assure citizens 
that their participation was considered. 

Policy 3 Citizen Influence and Education: Citizens will have information about all phases of the 
planning process in a timely manner, so they may be involved and effective; and have time to 
become educated and prepare a response. Citizens also have the responsibility to take the 
time and energy to participate in land use and other decision-making processes. 

Objective 3: The TCIP will make explicit the processes by which citizens can learn how and 
when to participate in, and have influence on, land use and other discussions and decisions. 

Policy 4 Technical Information: Provide information about all phases of the planning process in 
a manner that is easily understandable by newcomers to the process. 

Objective 4: Develop a program for disseminating information in non-technical format. 

Finding:  

This element of the Comprehensive Plan pertains to citizen involvement. The City Council and 
TURA held multiple meetings to discuss the urban renewal plan. These meetings were held on:  

1 August 3, 2021 
2 September 7, 2021 
3 October 5, 2021 
4 January 20, 2022 
5 February 1, 2022 
6 February 2, 2022 
7 February 16, 2022 
8 March 1, 2022 
9 March 16 2022 
10 April 4, 2022 Library District  
11 April 27, 2022 Open House with translation services 
12 June 1, 2022 Greater Jackson County Rural Fire Protection District 5 meeting  
13 June 7, 2022 TURA 
14 June 17, joint TURA and City Council work session 
15 TURA subcommittee on projects meetings  

June 22, 2022 

June 24, 2022 

June 27, 2022 

16 June 29, 2022 TURA meeting 
17 June /July,2022 County briefing 
18 July 26, 2022 Planning Commission 
19 August 3, 2022 City Council Public Hearing – advertised city wide through utility 

bills 
20 August 17, 2022 City Council vote  
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In addition, a public survey, translated in Spanish was placed on the TURA website throughout 
March of 2022. There were 231 responses to the survey.   
 
Finding: The Plan was reviewed in multiple meetings, public input was allowed at these 
meetings. In addition, there was an Open House with translation services and an online survey. 
The Plan is in conformance with the Comprehensive Plan Element 1, Citizen Involvement.  

ELEMENT B: PARKS, RECREATION, AND OPEN SPACE 

GOAL: To meet the present and future needs of Talent residents for parks, recreation, and 
open space. 

POLICY 1: Preservation: It is the policy of the City of Talent to preserve and enhance the 
quality of its existing parks and recreation resources. 

POLICY 2: Conservation: It is the policy of the City of Talent to conserve open spaces, riparian 
areas, wooded areas, and wetlands for wildlife habitat, flood hazard mitigation, and future, park 
needs. 

POLICY 3: Recreation: It is the policy of the City of Talent to provide recreational opportunities 
that balances the needs of all ages and users. 

POLICY 5: Urban Forestry: It is the policy of the City of Talent to promote healthy trees as 
fundamental to the quality of life in the City of Talent. 

Finding:  

The Plan has goals, objectives and project categories to provide improvements parks within the 
Area and to restore the urban canopy in the Area. The Plan is in conformance with the 
Comprehensive Plan Element 2, Parks, Recreation and Open Space.  

ELEMENT C: NATURAL HAZARDS 

Goal 1: The City of Talent will manage land use in a way that prevents loss of life and reduces 
risks to property in the event of natural hazards. 

POLICY 1.5. It is the policy of the City of Talent to prevent wildfires, and to reduce the risks to 
life and property in the event of wildfire. 

Goal 2: Response and recovery: the community development department will work with police, 
fire, public works and administration to be prepared for response and recovery for all hazards, 
both natural and man-caused. 

Policy 2.2. The Community Development Department is responsible for making information 
available on an immediate basis in the emergency response phase of any area disaster. 

Policy 2.3. The Community Development Department has an important role in the recovery 
process after a major disaster. 
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Finding:  

The Plan has goals, objectives and project categories to provide assistance to properties in the 
Area that sustained damage from previous natural hazards, to provide wayfinding, routing 
assistance for the future, to help rebuild the community including structures and the natural 
environment. The Plan is in conformance with the Comprehensive Plan Element 3, Natural 
Hazards.    

ELEMENT D: TRANSPORTATION  - Talent Transportation Systems Plan  

General Transportation Goal 

Provide a safe and efficient transportation system that reduces energy requirements, 
regional air contaminants, and public costs and provides for the needs of those not able 
or wishing to drive automobiles. 

Finance Goal 

Establish adequate funding to meet the current and future capital, maintenance, and 
operations needs of the transportation system for the Talent urban area. 

Land Use Goal 

Encourage land uses that reduce reliance on single-occupancy automobiles. 

Transportation System Management Goal 

Maximize the efficiency of the existing surface transportation system through 
management techniques and facility improvements. 

Access Management Goal 

Maximize the efficiency and safety of surface transportation systems by managing 
access. 

Transportation Demand Management Goal 

Reduce the demands placed on the current and future transportation system by the 
single-occupant automobile. 

Parking Goal 

Ensure the Talent urban area has an appropriate supply of parking facilities that 
supports the goals and objectives of this plan. 

Streets Goal 

Provide a comprehensive system of streets and highways that serves the mobility and 
multimodal travel needs of the Talent urban area. 

Economic Goal 
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Build and maintain the transportation system to facilitate economic development in the 
region. 

Bicycle Goal 

Facilitate and encourage the increased use of bicycle transportation in Talent by 

ensuring that convenient, accessible, and safe cycling facilities are provided. 

Pedestrian Goal 

Provide a comprehensive system of connecting sidewalks and walkways that will 
encourage and increase safe pedestrian travel. 

Transit Goal 

Support a transit system that provides convenient and accessible transit services to the 
citizens of the Talent urban area. 

Finding:  

There are multiple Transportation Goals in the Comprehensive Plan. The Plan has a goal, 
objectives and project categories to provide development of mobility programs and 
infrastructure (bike & walking paths) within the proposed work plan area to ensure pedestrians 
and bicyclists have improved accessibility across the community. The Plan is in conformance 
with the Comprehensive Plan Element 4, Transportation.   

ELEMENT E: ECONOMY 

The “Economic Element” of the Comprehensive Plan is intended to guide city policy and land 
use decisions related to commercial and industrial development within the city limits and urban 
growth boundary of Talent.  This element addresses State Economic Development Goal 9, "To 
provide adequate opportunities throughout the state for a variety of economic activities vital to 
the health, welfare, and prosperity of Oregon's citizens."   

POLICY 2: Infill and Redevelopment: The City will support and encourage infill and 
redevelopment, especially in in downtown, as a way to use land and existing infrastructure 
more efficiently.  

POLICY 3: Infrastructure Support: Provide adequate infrastructure efficiently and fairly to 
support employment growth.  

POLICY 4: Existing Business Support and Assistance: The City will support, and encourage 
retention and expansion of existing business that align with Talent’s other community 
development goals.  

Objective 4.1: Retain and encourage growth of existing businesses in Talent. 

Objective 4.2: Support existing businesses by sharing technical resources, maintaining open 
communications with local business people, and providing available staff support for economic 
development projects initiated by the business community.  
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Objective 4.3: Support development of a maker eco-system to support economic growth and 
educational and cultural opportunities.  

POLICY 5: Business Development: The City will plan for and nurture a favorable environment 
to attract and maintain new businesses.  

Objective 5.1: Further downtown development and redevelopment to support employment 
growth and further other City development goals.   

Objective 5.2: Encourage development of commercial and industrial land and develop plans for 
areas newly brought into the Talent UGB for employment uses.  

Objective 5.3: Promote and support diversification of Talent’s economic base through growth, 
such as the types of businesses identified in the economic opportunities analysis.   

POLICY 6: Higher Paying Jobs: Promote and support businesses that bring jobs with wages 
above the Jackson County average to Talent.   

Objective 6.1: Increase the number of jobs with wages above the County’s average in the City 
of Talent. 

POLICY 7: Livability: The City recognizes that livability is an important factor in the location 
choices of some types of businesses, and the policy of maintaining livability for the benefits of 
City residents is further reinforced by the potential for economic benefits.  

Objective 7.1: Create a community where people want to spend time beyond the exigencies of 
daily life.  

Objective 7.3. Support development of pedestrian, bicycle, and transit facilities based on 
recommendations from the Talent Transportation System Plan.   

Finding:  

There are multiple Economy Policies and Objectives in the Comprehensive Plan. The Plan has 
a goal, objectives and project categories to provide funding to assist businesses to grow, 
proposer, and recover, fostering a more vibrant business community within the City. Program 
emphasis on creating businesses within the community that creates living wage jobs. 

Develop incubator hubs for small business startup and growth 
Recruit new businesses into the community 
Provide capacity support for workforce training 
Support diversity equity and inclusion in business assistance 

The Plan is in conformance with the Comprehensive Plan Element 5, Economy.   

ELEMENT F: PUBLIC FACILITIES 

POLICY 1: PROVIDE ADEQUATE FUNDING FOR PUBLIC FACILITIES AND SERVICES:  

POLICY 6: ENERGY AND COMMUNICATIONS: The City will support utility efforts to 
modernize and expand facilities and services to provide for new development and to keep up 
with continuing technological change.  
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Objective 6.3: Communications: Efficient, economical telecommunications facilities that keep 
Talent abreast of changing technologies for business and residential uses; implemented with a 
minimum of visual, electromagnetic radiation, or other adverse impacts on local residents.  

POLICY 7: GOVERNMENT FACILITIES AND SERVICES: The Community Development 
Department will continue to take an active role in helping to coordinate the functions of the 
various City departments, and in planning for future land and facility needs. 

Objective 7.2: Recreation Facilities and Services: Parks and Recreation Facilities throughout 
the City to serve a wide variety of recreation needs, connected by safe and attractive 
pedestrian, bicycle and auto routes.  

POLICY 8: FIRE AND EMERGENCY MEDICAL SERVICES: The City will work closely with 
Jackson County Fire District #5 to support 24-hour emergency services, to implement the 
policies for natural hazards preparedness established in Element C, the Natural Hazards 
Element of this plan, and to support community outreach programs that promote public safety.  

Objective 8.1: Adequate facilities for Fire District operations for the next twenty years.  

Implementation Strategy: Support the District’s effort to secure an adequate site for a larger, 
modern fire station, including support for an Urban Growth Boundary amendment, if needed, so 
the Fire District can establish facilities at an appropriate location. 

Finding:  

The Plan has a goal, objectives and project categories to address public facilities. The projects 
in the Plan are intended to improve the parks facilities, transportation network, basic utilities, 
provide signage and routing information in public disasters, and provide a key funding source 
to accomplish these projects. The City and TURA have coordinated with Jackson County Rural 
Fire Protection District 5 on information about urban renewal and how it functions and the 
projects in the Plan, attempting to both improve the Area and coordinate with this key service 
provider. The Plan is in conformance with the Comprehensive Plan Element 6, Public Facilities.    

ELEMENT G: HOUSING  

GOALS:   

5. Facilitate new housing starts to ensure there is adequate opportunity and choice to 
acquire safe, sanitary, and affordable housing. 

6. Maintain an attractive residential community in an appealing rural setting. 

POLICY 2: Opportunity for Development of a Range of Housing Types: Provide opportunities 
for development of a range of housing types that are affordable to households at all income 
levels as described in the Talent Housing Needs Analysis. These housing types include (but 
are not limited to): single-family detached housing, accessory dwellings, cottage housing, 
manufactured housing, townhouses, duplexes, and apartments. 

POLICY 3: Efficient Development Patterns: The City will support and encourage residential 
development, infill, and redevelopment, especially in downtown, as a way to use land and 
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existing infrastructure more efficiently and promote pedestrian-oriented commercial 
development in downtown.  

“Infill” is additional development on the vacant portion of a tax lot with existing development 
(i.e., putting a new residence on a 2-acre tax lot where the existing residence occupies one-half 
of an acre). “Redevelopment” is when an existing building is demolished and a new building is 
built, adding additional capacity for more housing. Redevelopment could also include 
substantial renovations of an existing building that increases the residential capacity of the 
building.  

Finding:  

The Plan has a goal, objectives and project categories for assisting in the development of 
attainable housing in the Area. While some of the housing in the Area that was lost as a result 
of the Almeda Fire is being rebuilt, the housing which served the community with the highest 
level of need has not been replaced. The Plan will provide assistance for the replacement of 
this housing. The Plan is in conformance with the Comprehensive Plan Element 7, Housing.    

ELEMENT H: REGIONAL PLAN  

Not applicable  

ELEMENT I: HISTORY  

POLICY 1: A Sense of Place. It is the policy of the City of Talent to preserve the historic 
resources of the city as a way to maintain its unique character and to provide for the social and 
economic needs of the people who live here.  

3.     Promote downtown development with signs, facades and displays oriented to 
sidewalks, and with parking behind buildings to the fullest extent possible. 

5.     Include green areas and street trees in historic areas and at redevelopment sites near 
historic sites to maintain the rural character of the city and to promote a sense of safety 
and comfort for pedestrians. 

6. Encourage the inclusion of benches and other pedestrian friendly elements in public 
and private spaces to encourage people to spend time in the downtown and other 
neighborhoods. 

7. Encourage the development and maintenance of quality housing in the downtown and 
other central areas to promote foot traffic for downtown businesses and a 24-hour 
presence in the core area. 

POLICY 4: Historic Preservation is Important to the Local Economy. It is the policy of the City 
to capitalize upon local historic resources to create a positive business climate.  

1. Encourage business by creating an aesthetically pleasing, pedestrian friendly 
downtown that respects the scale, design and site characteristics of existing historic 
structures. 
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2. Encourage a variety of functions including public, residential and commercial uses in 
the downtown core area that serve local needs and that create a safe, neighborly 
environment around the clock. 

Finding:  

The Plan has goals, objectives and projects to address the stated Comprehensive Plan History 
Element.  

Project in Plan: Affordable Housing: Attainable Housing   

Encourage the development and maintenance of quality housing in the 
downtown and other central areas to promote foot traffic for downtown 
businesses and a 24-hour presence in the core area. 

Project in Plan: Economic Development: Business Recruitment   

Promote downtown development with signs, facades 

Projects in Plan: Sustainability: Hazard Mitigation and Drought Tolerant Solutions and 
Climate Change: Urban Forestry  

Include green areas and street trees in historic areas and at redevelopment 
sites near historic sites to maintain the rural character of the city and to promote 
a sense of safety and comfort for pedestrians. 

Project in Plan: Transportation: Connectivity   

Encourage the inclusion of benches and other pedestrian friendly elements in public 
and private spaces to encourage people to spend time in the downtown and other 
neighborhoods. 

Project in Plan:  Community Engagement:  Arts, Emergency Preparedness 
Infrastructure, Infrastructure, Business Relocation Assistance, Property Acquisition 

The Plan is in conformance with the Comprehensive Plan Element 9, History.   

ELEMENT 10: CLEAN ENERGY  

Policy 1: Energy Efficiency & Conservation (EE&C): It is the policy of the City to reduce the 
consumption of electricity and natural gas by 30%1 based on 2015 energy consumption levels 
by advancing the adoption of conservation measures and the installation of more efficient 
technologies in existing and new residential, commercial, industrial and municipal buildings.   

Objective 1.4: Increase efficiency of existing residential, commercial and municipal buildings to 
achieve energy savings of 30% compared to 2015 consumption levels through education, 
retrofits, and renovations.  

Objective 1.5: Encourage building designs that surpass the minimum energy code provisions of 
the current statewide building code for all new construction, including additions.  
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Objective 1.6: Pursue the objectives of the Talent Housing Element that encourage the 
development of small-scale, affordable dwellings that utilize energy-efficient building materials 
and contribute to land use development patterns that conserve energy.  

Policy 2: Energy Generation:  The City will encourage the acquisition of clean and renewable 
energy sources that help Talent reach 100% independence from fossil-fuel energy sources by 
2030 while attempting to keep energy prices affordable and preserving our rural quality of life. 

Objective 2.3:  Facilitate the use of renewable energy generation technologies in new 
residential and commercial developments.   

Policy 4: Local Economy: Strengthen Talent's economy by keeping dollars spent and dollars 
saved on energy local. Local priority defined as within 1) City of Talent, 2) the Rogue basin, 3) 
adjacent counties.   

Objective 4.2: Recruit and attract sustainable businesses who implement a business strategy 
that focuses on the ethical, social, environmental, cultural, and economic dimensions of doing 
business to meet the needs of the present without compromising the ability of future 
generations to meet their needs. 

Policy 5: Transportation: The City shall encourage lower emission transportation options to 
reduce the energy needed to travel throughout the Rogue Valley, support sustainable 
development goals and to comply with Oregon’s future transportation requirements.   

Objective 5.5: Develop a citywide bike and pedestrian plan to ensure safe travel for no 
emission transportation options.   

Finding:  

The Plan has goals, objectives and projects to address the stated Comprehensive Plan Clean 
Energy Element. 

Project in Plan: Affordable Housing: Attainable Housing   

Objective 1.4: Increase efficiency of existing residential, commercial and municipal buildings to 
achieve energy savings of 30% compared to 2015 consumption levels through education, 
retrofits, and renovations.  

Objective 1.5: Encourage building designs that surpass the minimum energy code provisions of 
the current statewide building code for all new construction, including additions.  

Objective 1.6: Pursue the objectives of the Talent Housing Element that encourage the 
development of small-scale, affordable dwellings that utilize energy-efficient building materials 
and contribute to land use development patterns that conserve energy.  

Objective 2.3:  Facilitate the use of renewable energy generation technologies in new 
residential and commercial developments.   

Policy 4: Local Economy: Strengthen Talent's economy by keeping dollars spent and dollars 
saved on energy local. Local priority defined as within 1) City of Talent, 2) the Rogue basin, 3) 
adjacent counties.   

Page 174 of 236



Project in Plan: Economic Development: Business Recruitment   

Objective 1.4: Increase efficiency of existing residential, commercial and municipal buildings to 
achieve energy savings of 30% compared to 2015 consumption levels through education, 
retrofits, and renovations.  

Objective 1.5: Encourage building designs that surpass the minimum energy code provisions of 
the current statewide building code for all new construction, including additions.  

Objective 2.3:  Facilitate the use of renewable energy generation technologies in new 
residential and commercial developments. 

Policy 4: Local Economy: Strengthen Talent's economy by keeping dollars spent and dollars 
saved on energy local. Local priority defined as within 1) City of Talent, 2) the Rogue basin, 3) 
adjacent counties.   

Objective 4.2: Recruit and attract sustainable businesses who implement a business strategy 
that focuses on the ethical, social, environmental, cultural, and economic dimensions of doing 
business to meet the needs of the present without compromising the ability of future 
generations to meet their needs. 

Project in Plan: Transportation: Connectivity   

Encourage the inclusion of benches and other pedestrian friendly elements in public 
and private spaces to encourage people to spend time in the downtown and other 
neighborhoods. 

Policy 5: Transportation: The City shall encourage lower emission transportation options to 
reduce the energy needed to travel throughout the Rogue Valley, support sustainable 
development goals and to comply with Oregon’s future transportation requirements.   

Project in Plan:  Community Engagement:  Arts, Emergency Preparedness  
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B. Talent Economic Opportunities Analysis 
The Talent Economic Opportunities Analysis (EOA) was prepared by ECONorthwest in 
2016 and adopted by Ordinance #923 by the City Council. Since the EOA was 
completed, the Area was devasted by the Almeda Fire, so existing conditions in the 
Area have changed dramatically.  

The conclusions about commercial and industrial land sufficiency were:  
Talent is forecast for growth in both commercial and industrial employment sectors. 
Talent has enough employment land to accommodate growth. 
Most new businesses will be small and will require small sites. 
Talent will need to manage its industrial land base to ensure that there are sufficient 
small sites available for development. 
Talent may want to focus commercial growth in particular areas to encourage 
development of commercial districts that are compatible with City goals.  
Talent has a number of sites with opportunities for infill and redevelopment. 
Talent’s policies about development of commercial and industrial land are complex, 
creating a barrier to these types of development.  

The recommendations were:  

Update the Economy Element of the Comprehensive Plan. 
Align the City's goals for economic development with planning for infrastructure 
development. 

Finding:  

Since the Almeda Fire, there are more sites for commercial development within the area. 
There are no parcels within the Area that are designated in the comprehensive plan for 
industrial uses. However, over forty percent of the acreage is zoned for commercial uses. 
The struggle has been how to economically develop and redevelop the commercial spaces. 
Talent will still need to recognize that it may want to focus commercial growth in particular 
areas that are compatible with City goals and that most businesses will develop on small 
sites. The ability to provide financial assistance to businesses hoping to rebuild or to locate 
in Talent will help implement the EOA. The Plan is in conformance with the EOA.  

C. Talent Parks Master Plan 
The Talent Parks Master Plan was prepared in July 2006 and amended in November of 2013 
by Resolution 13-908. The following goals are pertinent to actives in the Talent Urban Renewal 
Plan.  

Goal 4: Trails and Connections 

Enhance and improve connectivity and accessibility throughout the City utilizing trails, 
pathways, greenways and the existing transportation infrastructure. 

Goal 5: Natural Resources and Open Space 
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Acquire and preserve natural resource areas and open space with unique ecological, 
historical, and regional significance. 

Objective 5.2 Preserve and expand the Bear Creek and Wagner Creek corridors for 
wildlife, water quality and overall community health. 

Goal 7: Funding 

Provide various mechanisms for funding existing and future parks and recreational 
facilities. 

FINDING: 

The Plan has goals, objectives and project categories to provide improvements to parks within 
the Area and to restore the urban canopy in the Area. The Plan is in conformance with the City 
of Talent Parks Master Plan.  

D. City of Talent Greenways Master Plan  
The City of Talent Greenway Master Plan was developed in August of 2001 in cooperation with 
the National Park Service.  

Recommendations for Wagner Creek include (Executive Summary p.6 and 7): 

Restoration opportunities outlined in Talent's Natural Resources Inventory 

Design an arboretum along Wagner Creek near Rapp Road on city owned property  

Create a public park behind Wal-Mart 

Design a trail along Wagner Creek from the confluence with Bear Creek to Valley View 
Road 

Develop a feasibility study for a trail along Wagner Creek from Valley View Road to 
Talent Avenue 

Develop passive parks with minimal amenities at Wagner Creek Park and Joseph Drive 
Park 

Establish/Improve alternative transportation paths at the following sites: 

Valley View Road from Lynn Newbry Park to Talent Avenue 

Talent Avenue from Valley View Road to Creel Road 

Existing bridge on Rapp Road 

Designation of publicly owned lands towards the Wagner Creek Greenway 

FINDING: 

The Plan has goals, objectives and project categories to provide improvements to Wagner 
Creek, parks within the Area and to restore the urban canopy in the Area. The Plan is in 
conformance with the City of Talent Greenways Master Plan. 
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E. Talent Municipal Code Title 18 
Pursuant to ORS 457.085(2)(e), the Plan must provide “an indication of proposed land uses, 
maximum densities and building requirements for each urban renewal area.”  

(A) The proposed land uses include commercial, residential, public facilities and parks in 
alignment with the comprehensive plan designations in the Area.  The land uses in the Area 
will conform to the zoning designations in the Talent Municipal Code, including maximum 
densities and building requirements, and are incorporated by reference herein. 

(B) The maximum densities in the Plan area are identified in the talent Municipal Code and are 
incorporated herein by reference.  

 The following zoning districts are present in the Area.  

The development is expected to conform to the zoning requirements, and if not, the zones will 
be changed prior to allowing development to proceed on a particular parcel. As the Talent 
Municipal Code is updated, this document will be updated by reference. If a substantial 
amendment is completed in the future, this section will be updated to match the current zoning 
designations.  

Central Business District (CBD) 

The central business district (CBD) zone shall serve as the hub of government, public services 
and social activities; shall permit retail trade, personal and business services; and shall include 
residential uses to strengthen and enliven the community core. The CBD shall be pedestrian 
oriented and shall highlight and incorporate historic places and structures, parks and public 
transit facilities and opportunities. 

Commercial Zone – Highway Central Business District  (CBH) 

Akin to the CBD zone, the highway central business district (CBH) zone shall serve as the hub 
of government, public services and social activities; shall permit retail trade, personal and 
business services; and shall include residential uses to strengthen and enliven the community 
core. The CBH zone shall be developed with full accommodation for all travel modes, but will 
tend to be more automobile oriented than the CBD zone. 

Commercial Zone - Highway (CH) 

The highway commercial zone (CH) (formerly retail-wholesale commercial, C3) is intended to 
accommodate businesses and trade oriented toward automobile and truck usage. Tourist trade 
and heavy commercial or light industrial uses can also be accommodated in this zone. The 
zone is best located along arterial streets, and, due to its exposure, high appearance standards 
are important. Uses permitted in this zone are frequently incompatible with pedestrian-oriented 
areas such as the central business district zones CBD and CBH. 
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Industrial Zone - Light (IL) 

The light industrial zone is intended to provide an opportunity for research or development of 
materials, methods or products, light manufacture, and compatible service-oriented heavy 
commercial activities that are employment-intensive, when possible employing from Talent’s 
labor pool, environmentally sound and aesthetically appropriate to locate in Talent. 

Residential Zone -  Manufactured Home (RMH) 

The manufactured home zone is intended to provide a stable, healthful and livable 
environment, together with the full range of urban services.  

Residential High Density (RHD)  

The residential high-density (RHD) zone is intended to provide a healthful and livable 
residential environment, together with the full range of urban services, for a variety of housing 
units at densities higher than provided for in other residential zones. This zone is also intended 
to accommodate housing alternatives to single-family detached housing and an area where 
small economic enterprises, such as home occupations and neighborhood commercial activity, 
can occur indistinguishably or compatibly with the residential character. It is generally intended 
that high-density residential zones will be situated in close proximity to activity centers and 
major streets. 

Residential Zone – Low Density (RLD)  

The residential low-density (RLD) zone is intended to provide a stable, healthful and livable 
residential environment with a variety of residential options, together with the full range of 
urban services, for those residents choosing to live in neighborhoods where small economic 
enterprises, such as home occupations and neighborhood commercial activity, can occur in a 
manner compatible with a low-density, small town, neighborhood character. 
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APPENDIX A: LEGAL DESCRIPTION 
Pursuant to ORS 457.085(2)(c) the Plan must contain a map and legal description of 
the urban renewal areas of the plan. 

The map is shown below in Figure 1. The legal description is in this Section of the 
Plan.  

. 
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Report Accompanying the 
Talent Urban Renewal Plan 

This document remains draft until the City Council adoption of the Talent Urban 
Renewal Plan.  

It is anticipated that changes may happen during the formal public review process 
during the summer of 2022.  

Talent Urban Renewal Plan adopted by the City of Talent 

DATE 

Ordinance No. 2022- _____ 

Exhibit C - Report 
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I. INTRODUCTION 
The Report Accompanying the Talent Urban Renewal Plan (Report) contains 
background information and project details that pertain to the Talent 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 by the Talent City Council (City 
Council) as part of the approval of the Plan. 

The Report provides the analysis required to meet the standards of ORS 457.087, 
including financial feasibility and contains the information required by ORS 457.087, 
including: 

• A description of the physical, social, and economic conditions in the area and 
expected impact of the plan, including fiscal impact in light of increased 
services; (ORS 457.087(1)) 

• Reasons for selection of the plan Area; (ORS 457.087(2)) 
• The relationship between each project to be undertaken and the existing 

conditions; (ORS 457.087(3)) 
• The estimated total cost of each project and the source of funds to pay such 

costs; (ORS 457.087(4)) 
• The estimated completion date of each project; (ORS 457.087(5)) 
• The estimated amount of funds required in the Area and the anticipated year 

in which the debt will be retired; (ORS 457.087(6)) 
• A financial analysis of the plan; (ORS 457.087(7)) 
• A fiscal impact statement that estimates the impact of tax increment financing 

(TIF) upon all entities levying taxes upon property in the urban renewal area; 
(ORS 457.0857(8)) 

• A relocation report. (ORS 457.087(9)) 

The relationship between the sections of the Report and the ORS 457.087 requirements 
is shown in Table 1. The specific reference in this table is the section of the Report that 
most addresses the statutory reference. There may be other sections of the Report that 
also address the statute.  
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Table 1 - Statutory References 

Statutory Requirement  
Report 
Section  

ORS 457.087 (1) X 
ORS 457.087 (2) XI 
ORS 457.087 (3) II 
ORS 457.087 (4) III 
ORS 457.087 (5) VI 
ORS 457.087 (6) IV,V 
ORS 457.087 (7) IV,V 
ORS 457.087 (8) VIII 
ORS 457.087 (9) XII 

The Report provides guidance on how the Plan might be implemented. As the Talent 
Urban Renewal Agency (TURA) reviews revenues and potential projects each year, it 
has the authority to make adjustments to the implementation assumptions in this 
Report. The TURA may allocate budgets differently, adjust the timing of the projects, 
decide to incur debt at different timeframes than projected in this Report, and/or make 
other adjustments to the financials as determined by the TURA. The TURA may also 
make changes as allowed in the Amendments section of the Plan.
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Figure 1 - Talent Urban Renewal Plan Boundary 

 
Source: Nikki Hart-Brinkley, RVCG 
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II. THE PROJECTS IN THE AREA AND THE  RELATIONSHIP BETWEEN URBAN 
RENEWAL PROJECTS AND THE EXISTING CONDITIONS IN THE URBAN 
RENEWAL AREA 
Pursuant to ORS 457.087(3), the Report must provide “The relationship between each 
project to be undertaken under the plan and the existing conditions in the urban 
renewal area.” This Section provides that information.  

The projects identified for the Talent Urban Renewal Area (Area) are described below, 
including how they relate to the existing conditions in the Area.  

A. Affordable Housing: Attainable Housing. 
Facilitate the development of attainable housing for Talent citizens. Address the 
housing needs of the community who are vulnerable due to housing costs and 
housing availability.  

As prices surge and construction costs mount, most developers find it increasingly 
unaffordable to construct new housing in Talent with attainable purchase prices or 
rent levels for different income brackets within the City. A program that would 
support bolstering mixed-income development across the City would help 
developers realize projects that meet the City's goals to have attainable housing for 
all Talent residents. 

Update the Housing Needs Analysis (HNA) to identify the current needs in the 
community 
As informed by the HNA update, facilitate the development of new housing stock  
Provide incentives such as land acquisition and/or assembly, System Development 
Charge (SDC) payments, or other incentives to make the project financially feasible.  
Work with non-profits for the development of attainable housing  
Facilitate the development of more affordable housing types like duplexes/triplexes 
Acquire land for future housing development 
Facilitate increased homeownership of all housing types 
Existing conditions:   

See the Existing Conditions section of this document, Section X, for the impacts of 
the Almeda Fire on the housing conditions in Talent. While rebuilding has begun for 
those who are not vulnerable, the housing for those most vulnerable in the Talent 
community has not been rebuilt. This includes workforce housing, lower income 
housing and senior housing.  The Housing Needs Analysis completed in 2017 by 
ECONorthwest indicated a deficit in affordable housing, further detailed in Section X.  
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B. Economic Development: Business Recruitment. 
Assist businesses to grow, proposer, and recover, fostering a more vibrant business 
community within Talent. The program emphasis will be on assisting businesses lost 
in the Almeda Fire and creating businesses within the community that create living 
wage jobs. 

Identify the needs of the business community for developing within the Area. 
Provide funding to assist businesses to grow, proposer, and recover, fostering a 
more vibrant business community within the City. Program emphasis on creating 
businesses within the community that create living wage jobs. 
Develop incubator hubs for small business startup and growth 
Recruit new businesses into the community 
Provide capacity support for workforce training 
Support diversity equity and inclusion in business assistance 
Provide funding to help purchase properties that require consolidation or 
redevelopment, furthering other City or Plan goals and objectives 
Existing conditions: 

See the Existing Conditions section of this document, Section X, for the impacts of 
the Almeda Fire on the commercial conditions in Talent. Sixty-four structures were 
destroyed as a result of the fire. Few of those businesses have rebuilt, having an 
impact on those business owners, the residents who used those businesses and the 
overall economy.  

C. Sustainability: Hazard Mitigation, Drought Tolerant Solutions, Urban 
Forestry, Emergency Preparedness  

The program includes launching assistance to fund the implementation of hazardous 
mitigation improvements and drought tolerant solutions for property owners within 
the Area.  

Provide Wagner Creek improvements  
Install emergency resiliency satellite hubs 
Promote disaster preparedness 
Provide signage: wayfinding, routing  
Implement grey water solutions in parks and public spaces to conserve water use. 
Implement sustainable drought-resistant landscaping in parks and open spaces.  
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Develop hazard mitigation programs along greenways 
Install streetscape enhancement along business corridors 
Provide assistance for planting trees within the Area.  
Provide evacuation routes and infrastructure to support emergency preparedness  
Existing conditions:   

As a result of the Almeda Fire, the Talent City Council and community have realized 
that improvements can be made to make Talent a more resilient community to 
address both hazard mitigation and drought. There is a need for improved building 
structures, landscaping, signage, wayfinding, and emergency preparedness. The 
Almeda Fire eliminated much of the urban canopy throughout the burn scar area, 
which is largely within the Area. Trees need to be replaced and landscaping 
reestablished.  

D. Transportation/Infrastructure  
Development of transportation access to undeveloped properties and mobility 
programs and infrastructure (bike & walking paths) within the proposed work plan 
area to ensure pedestrians and bicyclists have improved accessibility across the 
community. 

Address transportation challenges to allow for future development within Talent.   
Improve walkability to schools  
Improve connections to Highway 99 corridor and Greenway  
Enhance bike/pedestrian routes   
Enhance infrastructure that includes but is not limited to: broadband, water services, 
sewer, street improvements, sidewalks, and landscaping for property owners within 
the Area. 
Existing conditions:   

Table 23 -  Capital Improvement Projects in the Area identifies the transportation 
projects within the Area which are in the overall Capital Improvement Plan in the 
Transportation Systems Plan. These projects include the traffic signals, street 
improvements, and pedestrian improvements throughout the Area. There are 
transportation connections needed to access developable property in Talent, 
including a railroad improvement at Rapp Road. There are also deficiencies in other 
infrastructure as shown in Section X of this document.  
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E. Community Identity: Arts 
Launch a beautification art grant program to help attract additional community 
members and businesses to downtown Talent 
Existing Conditions:  
There is presently no funding for beautification programs or projects in the Area. As 
the Area recovers from the Almeda Fire, amenities to attract the community and 
businesses to downtown will support those businesses and help create a resilient 
community.  

F. Administration. 
Provide ongoing administration for financial analysis, reporting, planning, and 
implementation of the Area. 

Existing Conditions: 

Undertaking projects and programs and the required administrative duties within the 
Area will require administrative support for the Area that  exists with the funding 
through the tax increment revenues received for the Area.   
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III. THE ESTIMATED TOTAL COST OF EACH PROJECT AND THE SOURCES OF
MONEYS TO PAY SUCH COSTS
Pursuant to ORS 457.087(4), the Report must provide “The estimated total costs for 
each project and the sources of moneys to pay the costs.” This Section provides that 
information.  

The total cost estimates for projects are shown in Table 2 below.  Table 2 presents the 
estimated costs of the projects today (constant dollars FYE 2022 ) and the estimated 
cost of those projects in the future (year of expenditure dollars YOE$). The year of 
expenditure dollars assumes annual 4% inflation for FYE 2023 and then 3% inflation 
rates for the remainder of the term of the Plan. The initial 4% inflation rate reflects the 
increased costs seen at the time this Plan is developed. These  inflation rates come 
from the Summary of Economic Projections released on June 25, 2022. This document 
states:  

In conjunction with the Federal Open Market Committee (FOMC) meeting held on 
June 14–15, 2022, meeting participants submitted their projections of the most likely 
outcomes for real gross domestic product (GDP) growth, the unemployment rate, and 
inflation for each year from 2022 to 2024 and over the longer run.  

These cost estimates are all estimates, acknowledging that the urban renewal portions 
of these project activities must fit within the maximum indebtedness. If the TURA is 
able to provide additional funding sources, the timing on projects could be moved up.  

The housing cost estimates are shown in Section XII Relocation  Report. The 
commercial costs are estimated based on an estimated $200,000 SDC reimbursement 
or waiver. The transportation costs are based on information from e mails in June of 
2022 from the Talent City Manager providing ballpark estimates for a railroad crossing 
and the acknowledgment of other transportation and infrastructure needs that are 
presently being analyzed in a Capital Improvement Plan update. The Sustainability 
estimates are based on costs for the Wagner Creek trail improvements and tree 
planting costs provided by the City Manager and the acknowledgement that other costs 
will need to be developed as the Plan is implemented.  

The Plan assumes that the TURA/City may pursue regional, county, state, and federal 
funding, private developer contributions, and any other sources of funding that may 
assist in the implementation of the projects or programs.  

The TURA will be able to review and update fund expenditures and allocations to 
specific projects and program categories on an annual basis when the annual budget is 
prepared. 
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Table 2 - Estimated Cost of Each Project  
Project Title Constant FYE 2022 Year of Expenditure 

Project Cost 
Housing Solutions       (16,845,385)     (27,109,063) 

 Sustainability: Hazard 
Mitigation/Climate 
Solutions/Emergency 
Preparedness          (3,716,955)        (6,295,079) 

Commercial Solutions          (5,562,606)        (9,164,809) 

Transportation/Infrastructure       (3,596,955)         (6,184,537) 

Community Identity            (281,130)         (457,621) 

Financing Fees          (372,339)           (532,000) 

Administration         (7,500,000)       (12,740,925) 

TOTAL:      (37,875,369)    (62,484,033) 
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IV. FINANCIAL ANALYSIS OF THE PLAN.  
The Pursuant to ORS 457.087(7), the Report must provide “A financial analysis of the 
plan with sufficient information to determine the feasibility of the plan;.” This Section 
and other Sections on the financial analysis provide that information.  

The estimated tax increment revenues through FYE 2053 are calculated based on 
projections of growth in assessed value due to new development and appreciation 
within the Area and the consolidated tax rate that will apply in the Area.  

The long-term projections for FYE 2022 and beyond assume an annual growth rate of 
3%  the maximum annual appreciation for existing property plus exception value from 
new development. Exception value assumptions are: 

• An additional $24,060,987 in 2022$ to be added to the total assessed value 
(AV) of the Area in October of 2022 for FYE 2023 tax receipts.  

• An additional $22,913,700 in 2022$ to be added to the total assessed value 
(AV) of the Area in October of 2023 for FYE 2024 tax receipts. 
 

After that time, additional assessed value in the following estimated amounts are 
forecast. This is described below and shown in Table 3.  
 

• Commercial development of 225,000 SF to be built over 30 years, equal to 
7,500 square feet of commercial development per year valued at $150 real 
market value (RMV) per square foot. This is equal to annual assessed value 
increases of $749,250, assumed to start hitting the tax roll in FYE 2025. A 
changed property ratio (CPR) of .666 was used to convert real market value to 
assessed value. These are all in 2022 constant dollars.   

• Single-family residential development of eighty homes, with a real market value 
of $360,000 per home, to be built over a period of thirty years and assumed to 
start hitting the tax roll in FYE 2025. A changed property ratio of .630 was used 
to convert real market value to assessed value. This equates to $604,800 
dollars of assessed value per year. These are all in 2022 constant dollars. 

• Multi-family residential property development of 220 units to be built over the 
next thirty years, with a total real market value of $200,000 per unit. A changed 
property ratio of .581 was used to convert real market value to assessed value. 
This equates to $852,133 dollars of assessed value per year, assumed to start 
hitting the tax roll in FYE 2025. These are all in 2022 constant dollars. 

• Manufactured property development of 125 units to be built over the next ten 
years with a total real market value of $100,000 per unit. A changed property 
ratio of .630  was used to convert real market value to assessed value. This 
equates to $787,500 net assessed value per year, assumed to start hitting the 
tax roll in FYE 2025. These are all in 2022 constant dollars. 
 

Page 193 of 236



Table 3 – Exception Value Assumptions, FYE 2025 through FYE 2054, 2022$ 
Type Total 

Number  
Over # 
years 

RMV CPR Annual 
AV 

Total AV 

Commercial  225,000 sf    30 $150 .666 $749,250 $22,477,500 

SF Residential 80 30 $28,800,000 .63 $604,800 $18,144,000 

MF Residential  220 30 $44,000,000 .581 $852,133 $25,564,000 

Manufactured  125 10 $12,500,000 .63 $787,500 $7,875,000 

Source: Tiberius Solutions   

These projections of growth are the basis for the tax increment projections in the Area. They 
were informed by conversations with TURA and city staff, based on the amount of 
development that has occurred in the rebuild after the Almeda Fire and the development 
potential within the Area. If actual assessed value growth is less than forecast, then it would 
reduce the financial capacity of the Area to fund projects listed in the Plan. If there is 
additional assessed value growth, the Area will reach its maximum indebtedness at an earlier 
date.  

Table 3 shows the incremental assessed value, tax rates, and tax increment revenues each 
year, adjusted for discounts, delinquencies, and rate truncation.  

The first year of tax increment collections is anticipated to be fiscal year ending (FYE) 2024. 
Gross tax increment financing revenue (TIF) 1 is calculated by multiplying the tax rate times 
the assessed value used. The tax rate is per thousand dollars of assessed value, so the 
calculation is “tax rate times assessed value used divided by one thousand.” The consolidated 
tax rate includes permanent tax rates only, and excludes general obligation bonds and local 
option levies, which will not be impacted by this Plan.  

Figure 2 shows expected TIF revenues over time and the projected tax revenues after 
termination of the Area. The tall grey bars indicate the ability to borrow funds through long 
term debt. The other grey bars indicate the tax increment revenues in millions of dollars over 
the life of the Area. The shaded section indicates the growth of the tax increment funds over 
the thirty years.  This chart is in two year increments, with the last notation as 2052. However, 
the Area is expected to go until FYE 2053.  

  

1 TIF is also used to signify tax increment revenues  
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Figure 2 - TIF Projections 

 
Source: Tiberius Solutions  
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Table 4 - Projected Incremental Assessed Value, Tax Rates, and Tax Increment Revenues 
FYE Total AV Frozen Base AV Increment 

Applied 
Tax Rate Gross TIF Adjusted Current Year 

Net 
Prior Year 
Net 

Total TIF 

2024 106,471,870  52,225,597  54,246,273  14.3792  780,018  (39,001) 741,017  0  741,017  
2025 112,915,331  52,225,597  60,689,734  14.3792  872,670  (43,633) 829,036  11,115  840,152  
2026 119,543,894  52,225,597  67,318,297  14.3792  967,983  (48,399) 919,584  12,436  932,020  
2027 126,373,618  52,225,597  74,148,021  14.3792  1,066,189  (53,309) 1,012,880  13,794  1,026,674  
2028 133,420,281  52,225,597  81,194,684  14.3792  1,167,515  (58,376) 1,109,139  15,193  1,124,332  
2029 140,699,458  52,225,597  88,473,861  14.3792  1,272,183  (63,609) 1,208,574  16,637  1,225,211  
2030 148,226,598  52,225,597  96,001,001  14.3792  1,380,418  (69,021) 1,311,397  18,129  1,329,525  
2031 156,017,079  52,225,597  103,791,482  14.3792  1,492,438  (74,622) 1,417,817  19,671  1,437,488  
2032 164,086,274  52,225,597  111,860,677  14.3792  1,608,467  (80,423) 1,528,044  21,267  1,549,311  
2033 172,449,609  52,225,597  120,224,012  14.3792  1,728,725  (86,436) 1,642,289  22,921  1,665,210  
2034 181,122,611  52,225,597  128,897,014  14.3792  1,853,436  (92,672) 1,760,764  24,634  1,785,398  
2035 188,929,797  52,225,597  136,704,200  14.3792  1,965,697  (98,285) 1,867,412  26,411  1,893,824  
2036 197,161,593  52,225,597  144,935,996  14.3792  2,084,064  (104,203) 1,979,860  28,011  2,007,872  
2037 205,824,712  52,225,597  153,599,115  14.3792  2,208,632  (110,432) 2,098,201  29,698  2,127,899  
2038 214,927,062  52,225,597  162,701,465  14.3792  2,339,517  (116,976) 2,222,541  31,473  2,254,014  
2039 224,477,694  52,225,597  172,252,097  14.3792  2,476,847  (123,842) 2,353,005  33,338  2,386,343  
2040 234,486,754  52,225,597  182,261,157  14.3792  2,620,770  (131,038) 2,489,731  35,295  2,525,026  
2041 244,965,457  52,225,597  192,739,860  14.3792  2,771,445  (138,572) 2,632,873  37,346  2,670,219  
2042 255,926,038  52,225,597  203,700,441  14.3792  2,929,049  (146,452) 2,782,597  39,493  2,822,090  
2043 267,381,742  52,225,597  215,156,145  14.3792  3,093,773  (154,689) 2,939,085  41,739  2,980,824  
2044 279,346,800  52,225,597  227,121,203  14.3792  3,265,821  (163,291) 3,102,530  44,086  3,146,616  
2045 291,836,409  52,225,597  239,610,812  14.3792  3,445,412  (172,271) 3,273,141  46,538  3,319,679  
2046 304,866,728  52,225,597  252,641,131  14.3792  3,632,777  (181,639) 3,451,138  49,097  3,500,236  
2047 318,454,867  52,225,597  266,229,270  14.3792  3,828,164  (191,408) 3,636,756  51,767  3,688,523  
2048 332,618,884  52,225,597  280,393,287  14.3792  4,031,831  (201,592) 3,830,240  54,551  3,884,791  
2049 347,377,786  52,225,597  295,152,189  14.3792  4,244,052  (212,203) 4,031,850  57,454  4,089,303  
2050 362,751,536  52,225,597  310,525,939  14.3792  4,465,115  (223,256) 4,241,859  60,478  4,302,337  
2051 378,761,058  52,225,597  326,535,461  14.3792  4,695,319  (234,766) 4,460,553  63,628  4,524,181  
2052 395,428,244  52,225,597  343,202,647  14.3792  4,934,979  (246,749) 4,688,231  66,908  4,755,139  
2053 412,775,973  52,225,597  360,550,376  14.3792  5,184,426  (259,221) 4,925,205  70,323  4,995,528  
  TOTAL:     78,407,733  (3,920,387) 74,487,347  1,043,432  75,530,779  

Source: Tiberius Solutions  
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V. THE ESTIMATED AMOUNT OF TAX INCREMENT REVENUES REQUIRED 
AND THE ANTICIPATED YEAR IN WHICH INDEBTEDNESS WILL BE RETIRED 

Pursuant to ORS 457.087(6), the Report must provide “The estimated amount of moneys 
required for each urban renewal area under ORS 457.420 to 457.470 and the anticipated 
year in which indebtedness will be retired or otherwise provided for under ORS 457.420 to 
457.470.” This Section provides that information.  

Table 5 shows a summary of the financial capacity of the URA, including how the total TIF 
revenue translates to the ability to fund urban renewal projects in constant 2022 dollars in 
five-year increments. Tables 7 – 10 show more detailed tables on the allocation of tax 
revenues to projects, programs, and administration over time.  

The Area is anticipated to complete all projects and have sufficient tax increment finance 
revenue to terminate the Area in FYE 2053, a 30-year urban renewal plan. The time frame 
of urban renewal is not absolute; it may vary depending on the actual ability to meet the 
maximum indebtedness. If growth in assessed value is slower, it may take longer; if growth 
in assessed value is faster than the projections, it may take a shorter time period. These 
assumptions show one scenario for financing and that this scenario is financially feasible.  

The maximum indebtedness is $62,500,000 (Sixty-Two Million Five Hundred Thousand 
dollars). The estimated total amount of tax increment revenues required to service the 
maximum indebtedness of $62,500,000 is $75,530,779 and is from permanent rate levies. 
The increase over the maximum indebtedness is due to the projected cost of the interest on 
estimated borrowings. 

Table 5 - TIF Capacity of the Area in FYE 2022 Constant Rounded Numbers  
Total Net TIF $75,500,000 

Maximum Indebtedness $62,500,000 

Capacity (2022$) $37,900,000 

Years 1-5 
$7,600,000 

Years 6-10 
$5,600,000 

Years 11-15 
$6,000,000 

Years 16-20 
$5,500,000 

Years 21-25 
$7,400,000 

Years 26-30 
$5,800,000 

Source: Tiberius Solutions 
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This financial analysis shows borrowings as identified in Table 6. The TURA may decide to 
do borrowings at different times or for different amounts, depending on their analysis at the 
time. The timeframes on these borrowings are designed to have all borrowings repaid at 
the termination of the Area in FYE 2053. The amounts shown are the principal amounts of 
the borrowings. The total amounts, which include interest on debt, are shown in the second 
column of Table 7. 

Table 6 - Estimated Borrowings and Amounts 
Loan Loan A Loan B Loan C Loan D Loan E 
Principal Amount $6,100,000 $4,000,000 $4,700,000  $4,100,000  $7,700,000  
Interest Rate 5.00% 5.00% 5.00% 5.00% 5.00% 
Loan Term 20 20 20 15 10 
Loan Year 2024 2029 2034 2039 2044 
Interest Payment Start 2024 2029 2034 2039 2044 
Principal Payment Start 2024 2029 2034 2039 2044 
Annual Payment ($489,480) ($320,970) ($377,140) ($395,003) ($997,185) 

Source: Tiberius Solutions
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Table 7 - Tax Increment Revenues and Allocations to Debt Service, page 1 
 Total FYE 2024 FYE 2025 FYE 2026 FYE 2027 FYE 2028 FYE 2029 FYE 2030 

Resources         
Beginning Balance -  -  -  -  -  -  -  -  
TIF: Current Year 74,487,347  741,017  829,036  919,584  1,012,880  1,109,139  1,208,574  1,311,397  
TIF: Prior Years 1,043,432  - 11,115  12,436  13,794  15,193  16,637  18,129  
Total Resources 75,530,779  741,017  840,152  932,020  1,026,674  1,124,332  1,225,211  1,329,525  
           
Expenditures        

  
Debt Service          
Scheduled Payments (9,789,596) (489,480) (489,480) (489,480) (489,480) (489,480) (489,480) (489,480) 
Loan A (6,419,407) -  -  -  -  -  (320,970) (320,970) 
Loan B (7,542,803) -  -  -  -  -  -  - 
Loan C (5,925,051) -  -  -  -  -  -  -  
Loan D (9,971,852) -  -  -  -  -  -  -  
Loan E (39,648,709) - - - - - - - 
Total Debt Service (39,648,709) (489,480) (489,480) (489,480) (489,480) (489,480) (810,450) (810,450) 
         
Debt Service Coverage Ratio  1.51 1.72 1.90 2.10 2.30 1.51 1.64 
Transfer to URA Projects 
Fund (35,882,070) 

 
(251,537) (350,672) (442,540) (537,194) (634,852) (414,761) (519,075) 

Total Expenditures (75,530,779) (741,017) (840,152) (932,020) (1,026,674) (1,124,332) (1,225,211) (1,329,525) 
Ending Balance          

Source: Tiberius Solutions 
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Table 8 - Tax Increment Revenues and Allocations to Debt Service, page 2 
 FYE 2031 FYE 2032 FYE 2033 FYE 2034 FYE 2035 FYE 2036 FYE 2037 FYE 2038 

Resources -  -  -  -  -  -  -  -  
Beginning Balance -  -  -  -  -  -  -  -  
TIF: Current Year 1,417,817  1,528,044  1,642,289  1,760,764  1,867,412  1,979,860  2,098,201  2,222,541  
TIF: Prior Years 19,671  21,267  22,921  24,634  26,411  28,011  29,698  31,473  
Total Resources 1,437,488  1,549,311  1,665,210  1,785,398  1,893,824  2,007,872  2,127,899  2,254,014  
                  
Expenditures                 
Debt Service                 
Scheduled Payments                 
Loan A (489,480) (489,480) (489,480) (489,480) (489,480) (489,480) (489,480) (489,480) 
Loan B (320,970) (320,970) (320,970) (320,970) (320,970) (320,970) (320,970) (320,970) 
Loan C -  -  -  (377,140) (377,140) (377,140) (377,140) (377,140) 
Loan D -  -  -  -  -  -  -  -  
Loan E -  -  -  -  -  -  -  -  
Total Debt Service (810,450) (810,450) (810,450) (1,187,590) (1,187,590) (1,187,590) (1,187,590) (1,187,590) 
Debt Service Coverage 
Ratio 1.77 1.91 2.05 1.50 1.59 1.69 1.79 1.90 
Transfer to URA 
Projects Fund (627,037) (738,861) (854,759) (597,808) (706,233) (820,281) (940,308) (1,066,424) 
Total Expenditures (1,437,488) (1,549,311) (1,665,210) (1,785,398) (1,893,824) (2,007,872) (2,127,899) (2,254,014) 
Ending Balance          

Source: Tiberius Solutions  
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Table 9 - Tax Increment Revenues and Allocations to Debt Service, page 3 
 FYE 2039 FYE 2040 FYE 2041 FYE 2042 FYE 2043 FYE 2044 FYE 2045 FYE 2046 

Resources         
Beginning Balance -  -  -  -  -  -  -  -  
TIF: Current Year -  -  -  -  -  -  -  -  
TIF: Prior Years 2,353,005  2,489,731  2,632,873  2,782,597  2,939,085  3,102,530  3,273,141  3,451,138  
Total Resources 33,338  35,295  37,346  39,493  41,739  44,086  46,538  49,097  
  2,386,343  2,525,026  2,670,219  2,822,090  2,980,824  3,146,616  3,319,679  3,500,236  
Expenditures                 
Debt Service                 
Scheduled 
Payments                 
Loan A (489,480) (489,480) (489,480) (489,480) (489,480) -  -  -  
Loan B (320,970) (320,970) (320,970) (320,970) (320,970) (320,970) (320,970) (320,970) 
Loan C (377,140) (377,140) (377,140) (377,140) (377,140) (377,140) (377,140) (377,140) 
Loan D (395,003) (395,003) (395,003) (395,003) (395,003) (395,003) (395,003) (395,003) 
Loan E -  -  -  -  -  (997,185) (997,185) (997,185) 
Total Debt Service (1,582,594) (1,582,594) (1,582,594) (1,582,594) (1,582,594) (2,090,299) (2,090,299) (2,090,299) 
Debt Service 
Coverage Ratio 1.51 1.60 1.69 1.78 1.88 1.51 1.59 1.67 
Transfer to URA 
Projects Fund (803,749) (942,433) (1,087,625) (1,239,496) (1,398,230) (1,056,317) (1,229,380) (1,409,936) 
Total Expenditures (2,386,343) (2,525,026) (2,670,219) (2,822,090) (2,980,824) (3,146,616) (3,319,679) (3,500,236) 
Ending Balance          

Source: Tiberius Solutions  
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Table 10 - Tax Increment Revenues and Allocations, page 4 
 FYE 2047 FYE 2048 FYE 2049 FYE 2050 FYE 2051 FYE 2052 FYE 2053 

Resources        
Beginning Balance - -  -  -  -  -  -  
TIF: Current Year  3,636,756  3,830,240  4,031,850  4,241,859  4,460,553  4,688,231  4,925,205  
TIF: Prior Years  51,767  54,551  57,454  60,478  63,628  66,908  70,323  
Total Resources 3,688,523  $3,884,791  $4,089,303  $4,302,337  $4,524,181  $4,755,139  $4,995,528  
         
Expenditures              
Debt Service              
Scheduled Payments              
Loan A - - - - - - - 
Loan B  (320,970)  (320,970) -    -   -   -   -  
Loan C  (377,140)  (377,140)  (377,140)  (377,140)  (377,140)  (377,140)  (377,140) 
Loan D  (395,003)  (395,003)  (395,003)  (395,003)  (395,003)  (395,003)  (395,003) 
Loan E  (997,185)  (997,185)  (997,185)  (997,185)  (997,185)  (997,185)  $(997,185) 
Total Debt Service (2,090,299) (2,090,299) (1,769,329) (1,769,329) (1,769,329) (1,769,329)  (1,769,329) 
Debt Service Coverage 
Ratio 1.76 1.86 2.31 2.43 2.56 2.69 2.82 
Transfer to URA Projects 
Fund 

 
(1,598,224) (1,598,224) (1,794,492) (2,319,975) (2,533,008) (2,754,852) (2,985,810) 

Total Expenditures 
 

(3,688,523) (3,688,523) (3,884,791) (4,089,303) (4,302,337) (4,524,181) (4,755,139) 
Ending Balance         

Source: Tiberius Solutions
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VI. THE ANTICIPATED COMPLETION DATE FOR EACH PROJECT 
Pursuant to ORS 457.087(5), the Report must provide “The anticipated completion date for 
each project.”  

This Section provides that information.  

The schedule for construction of projects will be based on the availability of funding. The 
projects will be ongoing and will be completed as directed by the TURA. Annual 
expenditures for program administration are also shown. 

The amount of money available for projects in 2022 constant dollars for the Area is 
$37,875,369. See Table 2 for the individual project analysis. This $37,875,369 is calculated 
by reflecting the maximum indebtedness of $62,500,000 in constant 2022 dollars. This is 
done as the TURA’s cost estimates are typically in constant dollars, so understanding how 
that relates to the overall MI over 30 years is important to help the TURA to make 
projections on the allocation of funds throughout the life of the Area. 

Tables 11 - 15 show the $37,875,369 of 2022 project dollars inflated over the life of the 
Area, including administrative expenses. All costs shown in Tables 11 - 15  are in year-of-
expenditure dollars, which are adjusted by 4% in FYE 2023, then 3.0% annually to account 
for inflation. The year of expenditure total cost is $62,484,033. 

The 3% inflation rate is the rate to use in the future if any amendment to increase maximum 
indebtedness is pursued in accordance with ORS 457.470.The TURA may change the 
completion dates in their annual budgeting process or as project decisions are made in 
administering the Plan. The following tables are prepared to show that the Area is 
financially feasible as required by ORS 457. It assumes completion of projects as funding 
becomes available. 
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 Table 11 - Programs and Costs in Year of Expenditure Dollars, Page 1 
 Total FYE 2024 FYE 2025 FYE 2026 FYE 2027 FYE 2028 FYE 2029 

Resources               
Beginning Balance   -  177,257  32,330  20,472  7,633  3,555  
Interest Earnings 1,963  -  886  162  102  38  18  
Transfer from TIF Fund 35,882,070  251,537  350,672  442,540  537,194  634,852  414,761  
Bond/Loan Proceeds 26,600,000  6,100,000  - - - - 4,000,000  
Other               
Total Resources 62,484,033  6,351,537  528,815  475,032  557,768  642,523  4,418,334  
Expenditures (YOE $)               
Housing Solutions  (27,109,063) (2,463,760)       (337,568) (3,725,400) 
Hazard Mitigation  (6,295,079) (1,071,200) (110,330)         
Commercial Solutions  (9,164,809) (1,178,320) (110,330) (170,460) (257,510)   (248,360) 
Transportation/Infrastructure (6,184,537) (964,080)           
Community Identity (arts, 
streetscape, etc.)  (457,621) (107,120)           
Financing Fees (532,000) (122,000)         (80,000) 
Administration (12,740,925) (267,800) (275,825) (284,100) (292,625) (301,400) (310,450) 
Total Expenditures (62,484,033) (6,174,280) (496,485) (454,560) (550,135) (638,968) (4,364,210) 
                
Ending Balance   177,257  32,330  20,472  7,633  3,555  54,124  

Source: Tiberius Solutions  

Page 204 of 236



 Table 12 - Programs and Costs in Year of Expenditure Dollars, Page 2 
Resources  FYE 2030   FYE 2031   FYE 2032   FYE 2033   FYE 2034   FYE 2035   FYE 2036  

Beginning Balance 54,124  10,666  44,882  10,476  26,668  4,861  - 
Interest Earnings 271  53  224  52  133  24  - 
Transfer from TIF Fund 519,075  627,037  738,861  854,759  597,808  706,233  820,281  
Bond/Loan Proceeds -  - - - 4,700,000  - - 
Other        
Total Resources 573,470  637,757  783,966  865,288  5,324,609  711,118  820,281  
Expenditures (YOE $)        
Housing Solutions    (298,540) (489,195) (4,030,880) (166,805) (214,844) 
Hazard Mitigation      (287,920) (51,063) (65,768) 
Commercial Solutions  (243,029) (263,500)   (259,128) (68,084) (87,691) 
Transportation/Infrastructure   (135,700)  (259,128) (51,063) (65,768) 
Community Identity (arts, streetscape, etc.)      (28,792) (3,404) (4,385) 
Financing Fees     (94,000)   
Administration (319,775) (329,375) (339,250) (349,425) (359,900) (370,700) (381,825) 
Total Expenditures (562,804) (592,875) (773,490) (838,620) (5,319,748) (711,118) (820,281) 
        
Ending Balance 10,666  44,882  10,476  26,668  4,861  - - 

Source: Tiberius Solutions 
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 Table 13 - Programs and Costs in Year of Expenditure Dollars, Page 3 
Resources  FYE 2037   FYE 2038   FYE 2039   FYE 2040   FYE 2041   FYE 2042   FYE 2043  

Beginning Balance - - - - - - - 
Interest Earnings - - - - - - - 
Transfer from TIF Fund 940,308  1,066,424  803,749  942,433  1,087,625  1,239,496  1,398,230  
Bond/Loan Proceeds - - 4,100,000  - - - - 
Other        
Total Resources 940,308  1,066,424  4,903,749  942,433  1,087,625  1,239,496  1,398,230  
Expenditures (YOE $)        
Housing Solutions  (268,046) (324,061) (2,158,217) (251,214) (316,038) (383,950) (455,029) 
Hazard Mitigation  (82,055) (99,202) (660,679) (76,902) (96,746) (117,536) (139,294) 
Commercial Solutions  (109,407) (132,270) (880,905) (102,537) (128,995) (156,714) (185,726) 
Transportation/Infrastructure (82,055) (99,202) (660,679) (76,902) (96,746) (117,536) (139,294) 
Community Identity (arts, streetscape, 
etc.)  

(5,470) (6,613) (44,045) (5,127) (6,450) (7,836) (9,286) 

Financing Fees   (82,000)     
Administration (393,275) (405,075) (417,225) (429,750) (442,650) (455,925) (469,600) 
Total Expenditures (940,308) (1,066,424) (4,903,749) (942,433) (1,087,625) (1,239,496) (1,398,230) 
Ending Balance - - - - - - - 

Source: Tiberius Solutions 
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 Table 14 - Programs and Costs in Year of Expenditure Dollars, Page 4 
Resources  FYE 2044   FYE 2045   FYE 2046   FYE 2047   FYE 2048   FYE 2049   FYE 2050  

Beginning Balance - - - - - - - 
Interest Earnings - - - - - - - 
Transfer from TIF Fund 1,056,317  1,229,380  1,409,936  1,598,224  1,794,492  2,319,975  2,533,008  
Bond/Loan Proceeds 7,700,000  - - - - - - 
Other        
Total Resources 8,756,317  1,229,380  1,409,936  1,598,224  1,794,492  2,319,975  2,533,008  
Expenditures (YOE $)        
Housing Solutions  (3,978,122) (358,278) (439,425) (524,140) (612,545) (862,032) (958,174) 
Hazard Mitigation  (1,217,793) (109,677) (134,518) (160,451) (187,514) (263,887) (293,319) 
Commercial Solutions  (1,623,723) (146,236) (179,357) (213,935) (250,018) (351,850) (391,092) 
Transportation/Infrastructure (1,217,793) (109,677) (134,518) (160,451) (187,514) (263,887) (293,319) 
Community Identity (arts, streetscape, 
etc.)  

(81,186) (7,312) (8,968) (10,697) (12,501) (17,592) (19,555) 

Financing Fees (154,000)       
Administration (483,700) (498,200) (513,150) (528,550) (544,400) (560,725) (577,550) 
Total Expenditures (8,756,317) (1,229,380) (1,409,936) (1,598,224) (1,794,492) (2,319,975) (2,533,008) 
Ending Balance  - - - - - - - 

Source: Tiberius Solutions 
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 Table 15 - Programs and Costs in Year of Expenditure Dollars, Page 5 
Resources  FYE 2051   FYE 2052   FYE 2053  

Beginning Balance 0  0  0  
Interest Earnings 0  0  0  
Transfer from TIF Fund 2,754,852  2,985,810  3,226,199  
Bond/Loan Proceeds       
Other       
Total Resources 2,754,852  2,985,810  3,226,199  
Expenditures (YOE $)       
Housing Solutions  (1,058,389) (1,162,812) (1,271,599) 
Hazard Mitigation  (323,997) (355,963) (389,265) 
Commercial Solutions  (431,995) (474,617) (519,020) 
Transportation/Infrastructure (323,997) (355,963) (389,265) 
Community Identity (arts, streetscape, etc.)  (21,600) (23,731) (25,951) 
Financing Fees       
Administration (594,875) (612,725) (631,100) 
Total Expenditures (2,754,852) (2,985,810) (3,226,199) 
Ending Balance        

Source: Tiberius Solutions
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VII. REVENUE SHARING 
Revenue sharing targets are not projected to be reached as the threshold set in 
ORS 457.470 (annual tax increment revenues in excess of 10 percent of the 
maximum indebtedness) is not expected to be met during the life of the Plan.  

Revenue sharing means that at thresholds defined in ORS 457.470, the impacted 
taxing jurisdictions will receive a share of the incremental growth in the Area. The 
first threshold is when annual tax increment finance revenues exceed 10% of the 
original maximum indebtedness of the Plan ($6,250,000). At the 10% threshold, the 
TURA will receive the full 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 ($7,812,500). If 
this threshold is met, revenue for the area would be capped at 12.5% of the 
maximum indebtedness, with all additional tax revenue being shared with affected 
taxing districts.  

If assessed value in the Area grows more quickly than projected, the revenue 
sharing thresholds could be reached earlier.  

VIII. IMPACT OF THE TAX INCREMENT FINANCING 
The Pursuant to ORS 457.087(8), the Report must provide “A fiscal impact 
statement that estimates the impact of the tax increment financing, both until and 
after the indebtedness is repaid, upon all districts levying taxes upon property in the 
urban renewal area.” This Section describes the impact of tax increment financing of 
the maximum indebtedness, both until and after the indebtedness is repaid, upon all 
entities levying taxes upon property in the Area. 

The impact of tax increment financing on overlapping taxing districts consists 
primarily of the property tax revenues foregone on permanent rate levies as applied 
to the growth in assessed value in the Area. These projections are for impacts 
estimated through FYE 2053 and are shown in Table 15 and Table 16.  

The Phoenix-Talent School District 4 and the Education Service District are not 
directly affected by the tax increment financing, but the amounts of their taxes 
divided for the urban renewal plan are shown in the following tables. 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 
foregone, due to the use of tax increment financing, are substantially replaced with 
State School Fund revenues, as determined by a funding formula at the state level.  
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Table 15 and Table 16 show the projected impacts to permanent rate levies of taxing 
districts as a result of this Plan. Table 15 shows the general government levies, and 
Table 16 shows the education levies.
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Table 16 - Projected Impact on Taxing District Permanent Rate Levies - General Government, page 1 
FYE 

Jackson 
County 

4-H Ext 
Service  

Vector 
Control 

Rogue 
Valley 
Transit   

Jackson Soil 
& Water 
Conservation 

Jackson  
Co. 
Library  

City of 
Talent 

Jackson 
County 
RFPD #5 Subtotal 

2024 (103,578) (2,195) (2,211) (9,132) (2,577) (26,798) (166,537) (164,785) (477,813) 
2025 (117,435) (2,489) (2,507) (10,353) (2,921) (30,383) (188,817) (186,830) (541,735) 
2026 (130,276) (2,761) (2,781) (11,486) (3,241) (33,705) (209,463) (207,260) (600,972) 
2027 (143,507) (3,042) (3,063) (12,652) (3,570) (37,128) (230,736) (228,308) (662,006) 
2028 (157,157) (3,331) (3,354) (13,856) (3,910) (40,660) (252,684) (250,025) (724,976) 
2029 (171,258) (3,630) (3,655) (15,099) (4,260) (44,308) (275,356) (272,459) (790,024) 
2030 (185,839) (3,939) (3,967) (16,384) (4,623) (48,080) (298,799) (295,656) (857,286) 
2031 (200,930) (4,259) (4,289) (17,715) (4,999) (51,984) (323,063) (319,664) (926,901) 
2032 (216,560) (4,590) (4,622) (19,093) (5,387) (56,028) (348,194) (344,531) (999,006) 
2033 (232,760) (4,933) (4,968) (20,521) (5,790) (60,220) (374,241) (370,304) (1,073,738) 
2034 (249,560) (5,289) (5,327) (22,002) (6,208) (64,566) (401,253) (397,031) (1,151,236) 
2035 (264,715) (5,611) (5,650) (23,338) (6,585) (68,487) (425,620) (421,142) (1,221,150) 
2036 (280,657) (5,949) (5,990) (24,744) (6,982) (72,611) (451,252) (446,504) (1,294,688) 
2037 (297,434) (6,304) (6,349) (26,223) (7,399) (76,952) (478,227) (473,195) (1,372,083) 
2038 (315,062) (6,678) (6,725) (27,777) (7,838) (81,513) (506,570) (501,240) (1,453,403) 
2039 (333,559) (7,070) (7,120) (29,408) (8,298) (86,298) (536,310) (530,667) (1,538,729) 
2040 (352,944) (7,481) (7,533) (31,117) (8,780) (91,313) (567,478) (561,507) (1,628,153) 
2041 (373,239) (7,911) (7,967) (32,906) (9,285) (96,564) (600,108) (593,795) (1,721,774) 
2042 (394,467) (8,361) (8,420) (34,778) (9,813) (102,056) (634,240) (627,567) (1,819,702) 
2043 (416,654) (8,831) (8,893) (36,734) (10,365) (107,797) (669,914) (662,866) (1,922,054) 
2044 (439,829) (9,322) (9,388) (38,777) (10,942) (113,792) (707,175) (699,734) (2,028,958) 
2045 (464,019) (9,835) (9,904) (40,910) (11,543) (120,051) (746,069) (738,220) (2,140,550) 
2046 (489,257) (10,370) (10,443) (43,135) (12,171) (126,580) (786,647) (778,371) (2,256,974) 
2047 (515,575) (10,928) (11,005) (45,455) (12,826) (133,389) (828,963) (820,242) (2,378,383) 
2048 (543,009) (11,509) (11,590) (47,874) (13,508) (140,487) (873,073) (863,887) (2,504,938) 
2049 (571,596) (12,115) (12,200) (50,394) (14,220) (147,883) (919,035) (909,366) (2,636,809) 
2050 (601,373) (12,746) (12,836) (53,019) (14,960) (155,587) (966,913) (956,740) (2,774,174) 
2051 (632,382) (13,403) (13,498) (55,753) (15,732) (163,610) (1,016,770) (1,006,073) (2,917,221) 
2052 (664,665) (14,088) (14,187) (58,599) (16,535) (171,962) (1,068,676) (1,057,432) (3,066,144) 
2053 (698,266) (14,800) (14,904) (61,562) (17,371) (180,655) (1,122,701) (1,110,889) (3,221,138) 
TOTAL: (10,557,563) (223,768) (225,344) (930,793) (262,639) (2,731,446) (16,974,885) (16,796,290) (48,702,729) 

Source: Tiberius Solutions
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Table 17 – Projected Impact on Taxing District Permanent Rate Levies – 
Education 
FYE Education 

Service 
District 

Rogue 
Community 
College 

Phoenix/ 
Talent SD 4 

Subtotal 
Education 

Total All 

2024 (18,161) (26,427) (218,617) (263,205) (741,017) 
2025 (20,590) (29,962) (247,864) (298,416) (840,152) 
2026 (22,842) (33,238) (274,968) (331,047) (932,020) 
2027 (25,161) (36,614) (302,893) (364,668) (1,026,674) 
2028 (27,555) (40,097) (331,704) (399,356) (1,124,332) 
2029 (30,027) (43,694) (361,466) (435,187) (1,225,211) 
2030 (32,584) (47,414) (392,241) (472,239) (1,329,525) 
2031 (35,229) (51,265) (424,092) (510,586) (1,437,488) 
2032 (37,970) (55,252) (457,083) (550,305) (1,549,311) 
2033 (40,810) (59,386) (491,276) (591,472) (1,665,210) 
2034 (43,756) (63,672) (526,734) (634,162) (1,785,398) 
2035 (46,413) (67,539) (558,722) (672,674) (1,893,824) 
2036 (49,208) (71,606) (592,369) (713,183) (2,007,872) 
2037 (52,150) (75,886) (627,780) (755,816) (2,127,899) 
2038 (55,241) (80,384) (664,987) (800,611) (2,254,014) 
2039 (58,484) (85,103) (704,027) (847,614) (2,386,343) 
2040 (61,882) (90,049) (744,942) (896,873) (2,525,026) 
2041 (65,441) (95,227) (787,777) (948,445) (2,670,219) 
2042 (69,163) (100,643) (832,582) (1,002,388) (2,822,090) 
2043 (73,053) (106,304) (879,413) (1,058,769) (2,980,824) 
2044 (77,116) (112,217) (928,325) (1,117,658) (3,146,616) 
2045 (81,357) (118,388) (979,383) (1,179,129) (3,319,679) 
2046 (85,782) (124,828) (1,032,651) (1,243,261) (3,500,236) 
2047 (90,397) (131,542) (1,088,200) (1,310,140) (3,688,523) 
2048 (95,207) (138,542) (1,146,104) (1,379,853) (3,884,791) 
2049 (100,219) (145,835) (1,206,440) (1,452,494) (4,089,303) 
2050 (105,440) (153,433) (1,269,290) (1,528,162) (4,302,337) 
2051 (110,877) (161,344) (1,334,739) (1,606,960) (4,524,181) 
2052 (116,537) (169,581) (1,402,877) (1,688,995) (4,755,139) 
2053 (122,429) (178,154) (1,473,798) (1,774,380) (4,995,528) 
  TOTAL: (1,851,080) (2,693,626) (22,283,345) (26,828,050) (75,530,779) 

Source: Tiberius Solutions  Please refer to the explanation of the schools funding in the preceding section.  
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Table 18 shows the projected increased revenue to the taxing jurisdictions after tax 
increment proceeds are projected to be terminated. These projections are for FYE 
2054.  

The Frozen Base is the assessed value of the Area established by the county 
assessor at the time the Area is established. Excess Value is the increased 
assessed value in the Area above the Frozen Base.  

Table 18 - Additional Revenues Obtained after Termination of Tax Increment 
Financing – FYE 2054 

Taxing District Tax Rate 
From 

Frozen 
Base 

From 
Excess 
Value 

TOTAL 

General Government         
Jackson County 2.0099 104,968 760,953 865,921 
4-H Extension Service District 0.0426 2,225 16,128 18,353 
Vector Control 0.0429 2,240 16,242 18,482 
Rogue Valley Transit D 0.1772 9,254 67,088 76,342 
Jackson Soil & Water 
Conservation 0.05 2,611 18,930 21,541 

Jackson County Library 
District 0.52 27,157 196,873 224,030 

City of Talent 3.2316 168,772 1,223,492 1,392,264 
Jackson County RFPD #5 3.1976 166,997 1,210,619 1,377,616 
Subtotal General Government 9.2718 484,224 3,510,325 3,994,549 
Education         
Education Service District 0.3524 18,404 133,420 151,824 
Rogue Community College 0.5128 26,781 194,147 220,928 
Phoenix/Talent SD 4 4.2422 221,551 1,606,108 1,827,659 
Subtotal Education 5.1074 266,736 1,933,675 2,200,411 
TOTAL: 14.3792 750,960 5,444,000 6,194,960 

Source: Tiberius Solutions  
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IX. COMPLIANCE WITH STATUTORY LIMITS ON ASSESSED VALUE AND SIZE 
OF URBAN RENEWAL AREA 
State law limits the percentage 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 to 25% for municipalities under 50,000 in population. As noted below, 
the frozen base (assumed to be FYE 2022 values), including all real, personal, 
personal, manufactured, and utility properties in the Area, is projected to be 
$52,225,597. The Jackson County Assessor will certify the frozen base once the 
urban renewal plan is adopted.  

The total assessed value of the City of Talent in FYE 2022 is $398,526,843 2.   

The percentage of total City assessed value in the urban renewal area is 13.10%, 
below the 25% threshold. 

The Area contains 212.02 acres, including public rights-of-way. The City of Talent 
contains 851.1 acres. This puts 24.9 % of the City’s acreage in an urban renewal 
area, which is below the 25% threshold.  

Table 19 - Urban Renewal Area Conformance with Assessed Value and 
Acreage Limits 

  Acreage Assessed 
Value  

Talent Urban Renewal Area  212.02 $52,225,597 
City of Talent 851.1 $398,526,843 
% of City   24.9% 13.10% 

Source: Compiled by Elaine Howard Consulting, LLC with data from Tiberius Solutions LLC, City of Talent and Jackson County 
Department of Assessment and Taxation (FYE 2022) 
*Estimated value, exact value will be set by the Jackson County Assessor upon adoption of the Plan. 
  
 

 
 
  

2 Jackson County Assessor FY 2021/2022 SAL 4a Report. 
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X. EXISTING PHYSICAL, SOCIAL, AND ECONOMIC CONDITIONS AND 
IMPACTS ON MUNICIPAL SERVICES 
Pursuant to ORS 457.087(1), the Report must provide “A description of the physical, 
social and economic conditions in the urban renewal areas of the plan and the 
expected impact, including the fiscal impact, of the plan in light of added services or 
increased population.” This Section provides that information.   

A. Physical Conditions 
1. Land Use 

The Area measures 212.02 total acres in size, which is composed of 495 individual 
parcels encompassing 175.39 acres, and an additional 36.63 acres in public rights-
of-way. An analysis of FYE 2022 property classification data from the Jackson 
County Department of Assessment and Taxation database was used to determine 
the land use designation of parcels in the Area. By acreage, Commercial (38.91%) 
accounts for the most prevalent land use within the Area, followed by Exempt 
(23.90%). Detailed land use designations in the Area can be seen in Table 20. 

Table 20 - Land Use in the Area 
Land Use Parcels Acres Percent of Acres 
Commercial 128 68.25 38.91% 
Exempt 41 41.92 23.90% 
Residential 311 48.02 27.38% 
Multi-Family 5 14.30 8.16% 
Miscellaneous 10 2.90 1.66% 
  TOTAL: 495 175.39 100.00% 

Source: Compiled by Elaine Howard Consulting with data from the Jackson County Department of Assessment and Taxation 
(FYE 2022) 
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2. Comprehensive Plan Designations 
The most prevalent comprehensive plan designation by acreage in the Area is 
Commercial with 41.64% of the acreage in this designation. The second most 
prevalent designation is Residential Zone - Multiple-Family - High Density (32.43%).  
Detailed comprehensive plan designations in the Area can be seen in Table 21. 

Table 21 –  Comprehensive Plan Designations in the Area 
Comprehensive Plan Designation Parcels Acres Percent of Acres 
Commercial 127 73.03 41.64% 
Residential - High Density 267 56.88 32.43% 
Parks 31 18.01 10.27% 
Residential - Manufactured Home 2 13.09 7.47% 
Public Facilities - Civic 58 12.35 7.04% 
Residential - Low Density 10 2.03 1.16% 
  TOTAL: 495 175.39 100.00% 

Source: Compiled by Elaine Howard Consulting with data from the Jackson County Department of Assessment and Taxation 
(FYE 2022) 

Figure 3 – Comprehensive Plan Designations in the Area  

 

Source: Tiberius Solutions  
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3. Zoning Designations 
The most prevalent zoning designation by acreage in the Area is Residential Zone - 
Multiple-Family - High Density (32.39%). The second most prevalent zoning 
designation in the Area is Commercial Zone – Highway Commercial with 22.27%. 
Detailed zoning designations in the Area can be seen in Table 22. 

Table 22 - Zoning Designations in the Area 
Zoning Designations Parcels Acres Percent of Acres 
Residential Zone - Multiple-Family - High Density 288 56.80 32.39% 
Commercial Zone - Highway Commercial 48 39.06 22.27% 
Commercial Zone - Highway Central Business District 40 25.05 14.28% 
Commercial Zone - Central Business District 98 21.01 11.98% 
Residential Zone - Manufactured Home 4 13.91 7.93% 
Industrial Zone - Light 2 8.20 4.68% 
Commercial Zone - Interchange 2 7.40 4.22% 
Residential Zone - Single-Family - Medium Density 13 3.95 2.25% 
  TOTAL: 495 175.39 100.00% 

Source: Compiled by Elaine Howard Consulting with data from the Jackson County Department of Assessment and Taxation 
(FYE 2022) 

Figure 4 – Zoning Designations in the Area  

 
Source: Tiberius Solutions  
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B. Infrastructure 

This section identifies the existing conditions in the Area to assist in establishing 
blight in the ordinance adopting the Plan. These projects were identified by the 
City of Talent while itemizing blighting conditions in the Area. This does not mean 
that all of these projects are included in the Plan. The specific projects that are 
included in the Plan are listed in Sections II and III of this report.  

The following table shows the infrastructure projects in Talent master plans which 
relate to the Area. The information for the table was compiled by RH2 Engineering, 
Inc. There will be an updated Stormwater Master Plan completed by December 
2022.  

Table 23 shows projects which are anticipated to be included in a 2023-2028 update 
to the Capital Improvement Plan.  

Rogue Valley Sewer Services (RVSS) provides sewer service to the Area. The 
RVSS Capital Projects map on their website3 shows no projects identified for the 
Area.

3 https://rvss.maps.arcgis.com/apps/MapTour/index.html?appid=a1ae5eabe28e43879d37872104641a98 
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Table 23 -  Capital Improvement Projects in the Area  

 Capital Improvement Projects in the Area page 1  

  Street Improvements (asphalt overlay, road widening, curb, gutter, sidewalks, etc)   

T-1a Wagner Street RR Crossing - Upgrade crossing, provide for pedestrians and bikes, and upgrade warning 
devices TSP (Aug 2015) 

T-2 West Valley View Road at Wagner Creek Greenway Trail - Create a mid-block crossing with pedestrian 
activated device TSP (Aug 2015) 

T-3a First Street - Main Street to 850 feet north - Upgrade to local street standards TSP (Aug 2015) 

T-3b First Street - Main Street to Wagner Street - Upgrade to local street standards TSP (Aug 2015) 

T-4 Foss Road - Wagner Street to City Limits - Upgrade to collector standard TSP (Aug 2015) 

T-6a Second Street - Main Street to Wagner Street - Upgrade to local street standards TSP (Aug 2015) 

T-11 Bear Creek Greenway Access - Create ramp connection to north side of West Valley View Road TSP (Aug 2015) 

T-28 Wagner Street Extension - Talent Avenue to West Valley View Road - Construct new collector TSP (Aug 2015) 

T-30 Lithia Avenue Improvements Adopted Budget 2021-2022 CIP Fund 

  
Park Improvements (parkland acquisition, conservation of open space, create 
paths/trails)   

P-7 Lynn Newbry Park Improvements Parks MP 2020 

P-9 Suncrest Park Phase 1 - Create Park on Public Works Property Parks MP 2020 

P-10 Suncrest Park Phase 2 - Connect to Greenway, Soccer Field, Disc golf, add parking, pave,  Parks MP 2020 

P-13 Creekside Park (Creekside Way and Talent Avenue) Parks MP 2020 
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  Storm Improvements   

S-1 First Street Storm Drain Rehabilitation  Preliminary Stormwater MP (RVSS 2022) 

S-2 
Outfall Rehabilitation - 24-inch outfall Rockfellow Place and 20-inch outfall 
Summer Place   

S-3 West Gangnes Drive Storm Drain Installation   

S-4 East Gangnes Drive Storm Drain Rehabilitation   

 
  

 

 Capital Improvement Projects in the Area page 2 
 

  Water Improvements 
  

W-14 New Wagner Creek Road BPS 1500 gpm Two 3-hp pumps and one 140-hp pump Water MP (Mar 2019) 

W-16 Fire flow improvement waterline projects Water MP (Mar 2019) 

W-17 Gateway Waterline - transmission main connecting Gangnes piping to West Valley View roundabout piping. Water MP (Mar 2019) 

T-6 2nd Street and Bain Street waterlines Water MP (Mar 2019) 

W-21 Talent to Ashland Pipe Improvements (Option 1) TAP Water MP (Sept 2020) 

W-24 City Backbone Piping Seismic Upgrades Seismic Plan (May 2020) 

Source: RH2 Engineering, Inc. from City of Talent Master Plans  
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Figure 5 – Capital Improvement Projects in the Area
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C. Social Conditions  

The Area was significantly changed by the Almeda Fire. While rebuilding of 
residential units has begun, there has not been updated United States Census 
demographic data since the Almeda Fire. The following data identifies the present 
Social Conditions in the Area, which reflects the impacts of the Almeda  

1. Information from Phoenix-Talent School District4:  
This section will analyze the impacts to the Phoenix-Talent School District, which 
provides important demographic data on the children served, data on the residential 
building permits applied for since the Almeda Fire, and data on the number of 
business lost from the Almeda Fire.  

• There were 203 families with school aged children from Talent affected by the 
Almeda Fire.  

• Before the fire, there were 672 families served by the Phoenix/Talent School 
District. After the fire, only 469 families are being served.  

• 280 students have been lost from the Phoenix/Talent School District due to 
the fire.  

• The other families/children impacted are being bussed to the Talent schools, 
some transportation taking as much as 1.5 hours per day (from Shady Cove, 
Ashland, White City, and Phoenix) . 

• 13.87% of students have disabilities.  

2. Information from statistics on State of Oregon HB 40265 

• 50% of the students are low income  
• 46% of the middle school students are Black, Indigenous, People of Color 

(BIPOC) 
• 44% of the elementary school students are BIPOC 
• 29% of the middle school students are chronically absent 
• 24% of the students are English learners (not first language) 

  

4 Telephone conversation with Tiffanie Lambert at the Phoenix-Talent School District on April 22, 2022 
5 House Bill 4026 2022 Oregon Legislative Assembly 2022 Regular Session  
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Table 24 - Demographics in the Schools 
Race/Ethnicity  Percentage 

Hispanic   43.69% 
Multi race  4.97% 
Asian  .21% 
Alaskan/American Indian   .62% 
African American  .82% 
White  49 % 

Source: Phoenix-Talent School District  

 

3. Housing Losses and Permit Data  
Six hundred ninety total units of housing, including single-family, manufactured, and 
multifamily, were lost or sustained major damages due to the Almeda fire in the City 
of Talent. Additional structures had minor damage as a result of the fire or were 
affected in other ways. As of June 2022, 98 structures have been rebuilt. There are 
177 active permits, with an additional nine permits that have been submitted but are 
not yet approved. This activity accounts for 38% of the destroyed structures. Much of 
the manufactured home spaces have not been rebuilt. These structures provided 
housing to the lower income and elderly people in the Talent community.  

The City of Talent projects that there will be an additional 169 residential units after 
the full rebuild. They also project an additional 21,100 square feet of commercial 
space. The increases in density are a result of the rebuilding denser development on 
the lots than was initially there. There are an additional seven duplexes and 25 
accessory dwelling units in what used to be single family lots. 104 additional units 
are being added on vacant lots in Talent. An additional 19 lots have requested lot 
changes, mostly to provide increased density.6   

The most recent permit data shows a total permit application submission count of 
282 for residential rebuild. It is projected by the City of Talent that seventy five 
percent of the structures lost to the fire will be replaced within the next eighteen 
months. A more detailed breakdown of permit data for the various housing types can 
be seen in the table below. 

  

6 The rebuild  information is from the City of Talen in a presentation to a joint meeting of the Talent City Council and the Talent Urban Renewal TURA on June 17, 2022  
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Table 25 - Housing Permit Data 
Housing Type Units 

Lost 
Permits Issued 

Single Family 325 234 

Manufactured 291 48 

Multi-Family 74 
 

TOTAL: 690 282 
Source: Jackson County data from talent City Manager June 16, 2022, data date June 13, 2022 

 

4. Housing Needs Analysis 
A Housing Need Analysis (HNA) was completed  in 2017 for the City of Talent by 
ECONorthwest. The findings of the HNA are: 

 
• Talent has a deficit of land to accommodate housing in every Plan 

Designation. Talent has a deficit of 77 acres of Low Density land, both in the 
R-CL and the RL-UGB. Talent also has a deficit of land for medium density 
development, shown as a deficit of 17 acres in Medium Density. However, 
Talent does not have a typical medium density Plan Designation and the only 
zone in the city’s Medium Density is Single-Family Manufactured Housing. 
Talent also has a deficit of land for high density housing, with 9 acres in High 
Density and 6 acres in commercial designations.  

Need for land for semi-public land needs increases Talent’s residential land 
deficit by about 4 acres. These semi-public uses are most likely to locate in 
the Low Density Plan Designation. 

• The City’s density assumptions do not meet the requirements of the RPS 
Regional Plan. The RPS resulted in agreements from each city in the region 
about “committed densities” for residential development in land in areas within 
the UGB but outside the city limits and in the Urban Reserve Areas (URAs). 
Talent’s committed density is 6.6 dwelling units per gross acre (or 8 dwelling 
units per net acre) for the 2010-2035 period. For the 2036-2060 period, 
Talent’s committed density is 7.6 dwelling units per gross acre, a 15% 
increase over the committed density for the 2010-2035 period. 

The forecast for land need shown in Exhibit 57 result in a density of 4.0 
dwelling units per gross acre for land in RL-UGB, which is within the UGB but 
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outside of the city limits. This does not meet Talent’s committed density of 6.6 
dwelling units per gross acre through 2035. The recommendations in this 
section include suggestions to meet this target. 

• Talent will need to address infrastructure development constraints in 
the Railroad District Master Plan area. Much of Talent’s vacant buildable 
land in Low Density Residential, about 84 acres and 78% of buildable lands, 
is in the Railroad District Master Plan area, located southwestern of Rapp 
Road. While a master plan for this area was completed in 2007, no 
development has occurred in this area. The primary reason for the lack of 
development is constraints to developing urban infrastructure (e.g., water and 
wastewater service) in this area. Providing urban services to this area will 
require crossing the rail line, which requires obtaining permission to cross the 
rail line from ODOT Rail. Providing urban services will require extending 
water and wastewater services and making transportation connections with 
Talent’s transportation network. In addition, development of this area will be 
challenging because of steep slopes, about three-quarters of the 
unconstrained vacant buildable area in slopes of 5% to 25%.  

Given that this area accounts for a large percentage of Talent’s buildable 
residential land, making this area ready for development should be a high 
priority for the City. If this area cannot be made ready for development, the 
City should consider ways to accommodate residential development 
elsewhere in the City.   

• Talent will need to address physical development constraints in the Railroad 
District Master Plan area. This area accounts for more than three-quarters of 
the vacant buildable land in the Low Density Residential Designation in 
Talent. More than 90% of this land, about 78 acres, has slopes of 5% or more 
and 60% of this land (51 acres) has slopes of 10% to 25%. 

Development densities on land with slopes is typically lower than on flat land. 
Steeper slopes generally decrease development density. Talent has little 
existing development on slopes to provide information development densities 
on sloped land. But it is reasonable to expect that some development may be 
reduced below the 4.0 dwelling unit per gross acre assumption used for Low 
Density land in this study. Some development may occur at densities closer 
to 3.3 dwelling units per gross acre (10,000 square foot lots) or 2.2 dwelling 
units per gross acre (15,000 square foot lots) on steeper slopes. 

Much of this area is within Talent’s UGB but outside of the city limits, where 
Talent is committed to meeting an average density of 6.6 dwelling units per 
gross acre.33 Talent should consider planning for higher density development 

Page 225 of 236



on the flatter areas of the Railroad District area, such as Medium Density 
Residential. The City may also want to consider planning for additional 
density in downtown or along commercial corridors to compensate for the 
lower density development on slopes in the Railroad District area. 

• Talent will need to provide opportunity for development of a wider range 
of housing types. Three-quarters of the housing in Talent’s housing market 
is single-family detached. While Talent will continue to need single-family 
detached housing in the future, the City’s needed housing mix includes a 
wider range of housing types, such as townhouses and all types of multifamily 
housing. The City should provide opportunities for development of a wider 
range of housing types, especially housing that is more affordable for 
households with income below $50,000. The city’s biggest affordability 
challenge is for households with income below $25,000 because these 
households generally cannot afford market-rate housing.   

• Talent has an existing deficit of affordable housing. Talent’s housing 
prices, especially ownership prices, have increased substantially since 2000. 
For example, the median home value was 5.1 times the median income in 
2014, up from 3.2 in 2000. Nearly half of Talent’s households are unable to 
afford a two-bedroom rental at fair market rent ($858). Talent has a deficit of 
about 600 units for households with income below $25,000, in housing types 
such as apartments, duplexes, tri- and quad-plexes, and manufactured 
housing. The City may consider partnering with organizations involved in 
producing affordable housing, such as the Jackson County Housing Authority, 
to support development of new affordable housing in Talent. 

Talent should consider opportunities to use commercial land for residential 
development. The Economic Opportunities Analysis identified a surplus of about 45 
acres of commercial land. The Housing Needs Analysis identified a deficit of land to 
accommodate high density housing, both in the High Density designation and in 
commercial areas. The City should evaluate opportunities to accommodate some or 
all of this deficit in commercial areas, either through redesignating commercial land 
to residential uses or by developing policies to encourage development of high 
density housing in commercial areas. Allowing higher density housing on 
commercial land can help Talent meet its RPS committed residential density of 6.6 
dwelling units per gross acre on land within Talent’s UGB but outside of the city 
limits (specifically in the Railroad District). 

The needs have increased since the HNA as shown by data in the Housing Losses 
and Permit Data section of this Report.  
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5. Commercial Loss Data  
Sixty four commercial buildings were destroyed or sustained major damage in the 
Almeda Fire. The loss of the commercial structures have resulted in job losses in the 
community and a loss of services to the community.  

Table 26  -  Commercial Losses 
Commercial   Lost 

Destroyed or major 
damage 

64 

Source: Jackson County data from Talent City Manager June 16, 2022, data date June 13, 2022 

 

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

The estimated total assessed value of the Area calculated with data from the 
Jackson County Department of Assessment and Taxation for FYE 2022 including all 
real, personal, manufactured, and utility properties, is estimated to be $52,225,597. 

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 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. 

Table 27 shows the improvement to land ratios (I:L) for properties within the Area. In 
the Area, 450 parcels, representing 93.71% of the Area’s acreage, have I:L ratios 
less than 1.0. Of those, 41 parcels, representing just under 10% of the Area’s 
acreage, are exempt from taxation. The improvements on these properties are worth 
less than the land they sit on. This number of properties with deficient improvements 
is so high due to the impacts of the Almeda Fire. Much of the property in the Area 
was destroyed and at the time of the current assessor’s data used for this Report 
(FYE 2022), have not been rebuilt.  

A reasonable I:L ratio for properties in the Area is 2.0. Only 23 of the 495 parcels in 
the Area, 3.48% of the Area’s acreage, have I:L ratios of 2.0 or more in FYE 2022. In 
summary, the Area is underdeveloped and not contributing significantly to the tax 
base in Talent. 
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Table 27 - Improvement to Land Ratios in the Area 
Improvement to Land 
Ratio 

Parcels Acres Percent of Acres 

Exempt 41 21.08 9.86% 
No Improvement Value 355 127.15 59.46% 
0.01-0.50 34 36.18 16.92% 
0.51-1.00 20 15.97 7.47% 
1.01-1.50 11 3.56 1.67% 
1.51-2.00 11 2.48 1.16% 
2.01-2.50 4 1.74 0.82% 
2.51-3.00 3 0.55 0.26% 
3.01-4.00 3 0.63 0.30% 
> 4.00 13 4.49 2.10% 
  TOTAL: 495 213.83 100.00% 

Source: Compiled by Elaine Howard Consulting, LLC  with data from the Jackson County Department of Assessment and 
Taxation (FYE 2022) 
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E. Impact on Municipal Services 
The fiscal impact of tax increment financing on taxing districts that levy taxes within 
the Area (affected taxing districts) is described in Section VIII of this Report. County 
and City services are considered municipal services. It is projected that the overall 
impact of the Area will be an average of less than one percent of the overall 
permanent rate levy for Jackson County over the 30 years of the Plan. It is also 
anticipated that the remaining seventy five percent of Talent that is not in the Area 
will rebuild at a rate higher than the assessed value of the properties before the 
Almeda Fire, adding permanent rate property taxes for all taxing jurisdictions. (See 
Section X, C (3) Housing Losses and Permit Data of this Report.   

The following information discusses the fiscal impacts to the City of Talent resulting 
from potential increases in demand for city municipal services.  

The projects are intended to facilitate improvement and redevelopment of 
commercial and residential properties, to conduct hazard mitigation, provide 
wayfinding and disaster preparedness signage, improvements to address climate 
change, recreation improvements, utility improvements, multi-modal improvements, 
and plan administration. The use of tax increment allows the City of Talent to add an 
additional funding source to the City of Talent General Fund and Systems 
Development Funds to allow these projects to be completed.  

It is anticipated that these improvements will catalyze development on the 
undeveloped and underdeveloped parcels in the Area and help to provide increased 
affordable housing and commercial development. This development will require City 
of Talent services. Services in the City of Talent are paid for from the General Fund 
and, historically, property taxes comprise a little under fifty percent of the General 
Fund revenues. It is expected that the General Fund amounts will increase outside 
of the Area, due to the allowed three percent appreciation of assessed value allowed 
in Oregon and from construction activity that is outside the Area. As the density of 
the rebuild is increasing, the density outside of the Area will also be denser, 
providing additional property tax revenues.  

The City of Talent budget will be impacted from tax increment collections as noted in 
Section VIII. This will be countered the ability to leverage forgone city funds within 
the Area with funds through tax increment division of taxes to provide improvements 
to the Area. The losses in permanent rate taxes for the City will also be countered by 
future economic development, and future increases in assessed value to the tax 
base for all taxing jurisdictions, including the City.  

As the rebuild will be new construction or rehabilitation, all rebuild will be up to 
current building code, which will aid in any fire protection needs.  
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XI. REASONS FOR SELECTION OF EACH URBAN RENEWAL AREA IN THE 
PLAN 
Pursuant to ORS 457.087(2), the Report must provide “ Reasons for the selection of 
each urban renewal area in the plan.” This Section provides that information.  

The reason for selecting the Area is to provide the ability to fund projects and 
programs necessary to cure blight within the Area. This blight is a result of the 
devastating impacts of the Almeda Fire in 2020 and the need for rebuilding and 
provision of infrastructure improvements within the Area. The outcome of 
implementing these projects is anticipated to be an increase to the economic growth 
in the City of Talent by providing assistance to rebuild and providing infrastructure 
improvements inside the Area to assist with economic development.  

There is a need for affordable/attainable housing units within the Area. The Plan will 
provide funding to assist in the provision of these housing units and assist in creating 
community resiliency by encouraging a higher rate of homeownership in the Area.  

There is a need to provide for economic and community resiliency in terms of 
commercial re-investment in the Area. The Plan will provide funding to assist in 
creating that economic resiliency.  

XII. RELOCATION REPORT 
Pursuant to ORS 457.087(9), the Report must provide “ (a) An analysis of existing 
residents or businesses required to relocate temporarily or permanently as a result 
of the urban renewal agency’s actions under ORS 457.170;  

(b) A description of the methods to be used for the temporary or permanent 
relocation of persons living, and businesses situated, in the urban renewal area, in 
accordance with ORS 35.500 to 35.530; and  

(c) An enumeration, by cost range, of the existing housing units in the urban renewal 
areas of the plan to be destroyed or altered and the new units to be added.  

This Section provides that information. 

When the TURA acquires occupied property under the Plan, residential or 
commercial occupants of such property shall be offered relocation assistance, as 
required under applicable state law. Prior to such acquisition, the TURA shall adopt 
rules and regulations, as necessary, for the administration of relocation assistance. 
The TURA will comply with all applicable state law in providing these potential 
benefits.  
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If the full amount of funding allocated to Housing is expended on new units, between 
320 to 374 housing units are anticipated to be built, shown below in Table 28. These 
projections are based on a 15% TIF investments to housing cost. New housing unit 
cost ranges between $300,000 to $350,000 per unit. These ranges are based on 
information from the City of Medford and the Jackson County Housing Authority in 
interviews in June of 2022. If two-thirds of the funding is allocated to new housing 
construction, between 211-247 new units are projected. The remaining funding 
would help create homeownership opportunities, which may or may not create new 
housing units.  

Table 28 – Projected Housing Units 
2022$ Investment 
in Housing  

$300,000 per unit  
15% TIF investment 

$300,000 per unit  
15% TIF investment 

$16,845,385 374 320 

$11,117,954 247 211 
Source: Elaine Howard Consulting based on interviews with City of Medford and Jackson County Housing Authority 
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From: Chris Luz <chrisluz777@yahoo.com> 
Sent: Monday, August 15, 2022 7:44 AM 
To: PublicTestimony <publictestimony@cityoftalent.org> 
Subject: Please include this letter I sent to RVTD 

Please include this letter I sent to RVTD as part of the 8/16/22 meeting. Thanks  Chris Luz 

To: RVTD Board 

RE: August 10th RVTD Board Study Session - Talent Urban Renewal Agency (TURA) 

My name is Chris Luz. I served as an urban renewal board member for many years. I also served as a 
City Councilor and Mayor for the City of Phoenix.  I am well versed as to how urban renewal districts work 
in general and I am very familiar with the proposed Talent Urban Renewal Agency (TURA). I am writing to 
you in order to present you with important information and to encourage you to not endorse the TURA 
scheme, stay neutral or to endorse a two year delay for the implementation of TURA. Thank you in 
advance for reading my letter. I can be reached at 541-261-3139 and I welcome your questions.       

On July 27th you were given a presentation regarding the Talent Urban Renewal Agency (TURA) because 
RVTD is impacted as one of TURA’s overlapping taxing districts. Some of the information that was 
provided to you on July 27th was misleading and some of the information presented was designed to 
understate the larger overlapping taxing district’s concerns. 

The information you were given on July 27th included a graph and an explanation as to how urban 
renewal districts are normally financed. The scheme TURA is using is much different and has never been 
done before. The impacts on some of the overlapping taxing districts including Fire District 5 and the City 
of Talent are severe. It gets a bit complicated but please follow me. Typically urban renewal districts are 
funded by the usual yearly 3% property tax increases which are diverted to the urban renewal agency 
while the bulk of the taxes continues to flow to the overlapping tax districts like Fire District 5, Jackson 
County and the City of Talent. The TURA plan district has been gerrymandered to include most fire 
destroyed properties in Talent because the property taxes for these addresses have been dramatically 
lowered because the homes were destroyed.  For example, the yearly property taxes at 609 Talent Ave, 
has been reduced to just $1,388 as of the TURA proposed frozen tax base date of 1/1/2021. After the 
new home is built at this address the taxes may wise to over $5,000. The approximate $4,000 tax 
increase PLUS annual 3% increases will completely go to the urban renewal agency and away 
from FD5, Talent and Jackson County every year over the next 30 years. The same tax diversion 
will happen with the hundreds of “burn scar” properties that have been gerrymandered into in the 
Talent Urban Renewal District. 

Fire District 5 commented: Over the next 30 years, this scheme redirects many of your tax dollars away 
from our Fire District which is needed to fight potential fire disasters. “District 5 may need to seek a levy to 
support operations if the urban renewal district is created, said Fire Chief Hanley and fire district board 
Chair Vicki Purslow. (Mail Tribune quote) 

In a June 23rd letter to the Talent City Council, our Fire District 5 wrote: 

“Do not defund fire and emergency response service in the amount of $16,796,290. Disasters 
disproportionately impact vulnerable and historically marginalized populations. Everyone deserves access 
to critical life safety services & resources. The city of Talent and surrounding areas remain at high threat 
from urban firestorm. TURA’s primary responsibility for disaster preparedness and wildfire resiliency is not 

6.1
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to increase the risk but, to ensure essential firefighting capabilities and services are not irreparably 
harmed.” 

  

“The fire district has no confidence that TURA’s plan can or will directly address these identified risk or 
maintain JCFD’s continued ability to adapt to the adverse effects of growth in our region and the rapidly 
evolving drought conditions that have significantly impacted our service area. The TURA Tax Increment 
Financing scheme takes tax funding, mandated by voters for direct fire and emergency response, away 
from the residents and businesses that have already paid for those essential functions and provides no 
derived fire and emergency response benefit in return. TURA and the city of Talent have provided no 
assurances that the communities and citizens we serve will have adequately vital emergency services if 
an urban renewal plan is adopted.” 

  

Here is the link to the TURA presentation to Jackson County. It is a must listen. 

https://jacksoncountyor.org/Board-of-Commissioners/Meeting-Audio-
Recordings?EntryId=53417&Command=Core_Download 

  

The Jackson County Administrator spoke about the proposed Urban Renewal District "My opinion is that 
it is maniacal and it hurts people to an extreme that is unacceptable" He went on to say "It uniquely hurts 
other taxing districts that hasn't happened before, especially your fire district" 

  

A  Jackson County Commissioner said - "Disingenuous to our tax payers when the numbers are 
misleading or a misrepresentation." 

  

Another Jackson County Commissioner was asked about the proposed TURA at a Phoenix City Council 
and he said he had concerns and objections: “We think this has a tremendous impact. It isn’t just the 
county, it’s the community and what it does to the entire community and it’s important to keep that in 
mind”   

  

Talent’s own City Manager is advocating for a one or two year delay for the implementation of TURA. 
Please see her letter to the TURA board on page 101 of the TURA June 29th agenda 
packet. https://www.cityoftalent.org/SIB/files/Agenda%20Packet%2C%20TURA%20Spl%20Mtg%202022
_06_29_FINAL(1).pdf 

  

Talent’s City Manager writes about TURA’s negative impact equating to the rough equivalent of the loss 
of 4-5 employees. 
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She notes the following: 

  

“This financial impact would come at a time when the City is incorporating new services citywide. 
Including emergency preparedness and Spanish communication, and working to recruit and retain 
employees, particularly police officers. A reduction in property tax revenue at the scale proposed in the 
Urban Renewal Plan would make these efforts a challenge.” 

  

“The financial impacts of the urban renewal Plan to the city could be offset through fees added to the 
utility bill, which is a city decision, or through additional taxes, which is a voter decision. Those types of 
fees and taxes, however, are both regressive and would place disproportionate burden on lower-income 
households living in Talent.” 

  

At the Talent Aug 3rd meeting the Talent City Manager proposed two options to the City Council (the 
talent City Council is the TURA board): Talent City Council Regular Meeting, August 3rd, 2022 1:25:41 
 

  
  

 

Talent City Council Regular Meeting, August 
3rd, 2022 

 
 

Error! Filename not specified. 
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Talent City Council Regular Meeting, August 
3rd, 2022 

 
 

 
 
 
 

  

1-      Delay the frozen base by one year (January 2022) – Maintains staffing levels that were in place prior 
to the fire. 

2-      Delay the frozen base by two years (January 2023) – Maintains city services over the long run as 
demand grows. 

  

  

Community reaction to the TURA plan has been overwhelmingly negative. Public written comments 
included with the Aug 3rd Talent City Council meeting agenda packet were 42 against TURA and 11 for 
TURA. 

  

The Fire District Union, Board and Fire Chief have spoken out against TURA 

  

Jackson County is opposed to TURA 

  

The neighboring City of Phoenix Mayor and the Phoenix City Council (which is the Phoenix Urban 
Renewal Board) have spoken out against the proposed TURA plan. 

  

At your last meeting Chair Moro said that Fire District 5 could just institute a tax levy on the citizens of 
Talent (and Phoenix and some of Ashland) to raise revenue due to TURA’s financial impacts on Fire 
District 5. This is a horrific suggestion.  Fixed income residents struggling to keep their homes do not 
need more tax levies. 

  

I would respectfully ask that a conflict of interest be recognized by RVTD Chair Moro before RVTD 
discusses the proposed TURA plan as presented. Although not technically a financial or family conflict, 
the RVTD Board Chair, Tonia Moro, and the Mayor of Talent are close friends and this close friendship 
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may impact RVTD deliberations. It would be appropriate if Chair Moro acknowledged this relationship to 
the public before the board discusses the TURA issue. 

Again, I encourage the RVTD board to not endorse the TURA scheme, stay neutral or endorse a two year 
delay for the implementation of TURA. As one County Commissioner said: “It isn’t just the county, it’s the 
community and what it does to the entire community and it’s important to keep that in mind”   

Put another way: “It isn’t just RVTD, it’s the community and what it does to the entire community and it’s 
important to keep that in mind”   

Thank You, 

Chris Luz 
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	Jackson County Fire District 5
	(1) Decline to adopt the current plan.
	(2) Agree to a pass through for JCFD5 for this or any future urban renewal plan.
	POTENTIAL MOTION
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