AMENDED CITY COUNCIL
STUDY SESSION AGENDA

January 13, 2022
6:00 p.m.
Virtual Meeting
Due to the extreme number of COVID-19 cases in Jackson County, this study session will
be held virtually. To view this meeting live, click HERE. City Council study sessions are
also recorded and available on our website HERE.

Study sessions are held to informally discuss topics of City business. The City Council does not
vote, make decisions or hear public comment during study sessions.
1. Economic Development Program Review
2. Local Improvement Districts Plan
3. Surplus Land Disposition Policy

Meeting locations are generally accessible to persons with disabilities. To request interpreters for hearing impaired
or other accommodations for persons with disabilities, please contact the ADA Coordinator at (541) 774-2074 or
ada@cityofmedford.org at least three business days prior to the meeting to ensure availability. For TTY, dial 711 or
(800) 735-1232.
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MEMORANDUM
To:

Mayor and City Council

From:

Matt Brinkley, Planning Director

Study Session Date:

January 13, 2022

Subject:

Comprehensive Economic Incentive Program

COUNCIL DIRECTION
Staff seeks to provide Council with information concerning existing economic incentive
programs and initiate discussion about additional strategies and the creation of a
comprehensive economic development program. Staff will incorporate this and subsequent
stakeholder discussions into a draft plan that will be presented to Council at the Study
Session on March 31, 2022.
PRESENTATION OUTLINE
Presenter: Matt Brinkley, Planning Director; Harry Weiss, Medford Urban Renewal Executive
Director
Additional Staff: Casi Brown, Planner
I. Review of Current Strategies
II. New Strategies
III. Discussion
PREVIOUS STUDY SESSIONS AND G-3 MEETINGS
None.
BACKGROUND
Medford has initiated and administered a number of individual programs that encourage
development that is desirable to the community. Its Urban Renewal Agency, for example,
has operated for more than 30 years in the interest of supporting the improvement of its
downtown and Liberty Park neighborhood. The City has also used Community Development
Block Grant (CDBG) to make public improvements in parts of the City with higher poverty
rates and lower household income. In 2018, the City developed the Housing Opportunity
Fund (HOF), financed through a small construction excise tax on building permits, to
encourage the development of housing that is affordable to lower and middle income
households.
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The City has begun to review these and other programs more systematically, carefully
considering the most efficient and effective ways to achieve higher level economic and
community development goals. The City has not, however, performed a comprehensive
review of its various programs and has only begun to evaluate new strategies that could
enhance the City’s capabilities. This project furthers that initiative and will establish a
coherent policy framework that can be used in the future. Staff hopes that the final product
will provide:



Centralized, clear, concise program guidance that can be easily accessed by the intended
external audience (typically, developers);
Streamlined procedures that support or achieve broader Council and other applicable
goals including guidance for policy makers to make funding decisions effectively and
efficiently.

Program guidance would likely consist of educational materials in both printed and online
formats. Staff envisions a series of FAQs that briefly describe each strategy that, when
combined, form the ”consolidated guide to current programs and incentives for community
and economic development” described in the Council Goals deliverables.
Making funding and policy decisions effective and efficient will mean different things for
different strategies. Establishing clear objectives for each strategy will provide certainty for
developers and reduce complexity in decision making. Programs in other municipalities
express objectives through eligibility and review standards. In this way, incentive programs
that use strategies like tax abatements are similar to the way the City of Medford establishes
objectives for its CDBG and HOF programs annually, and its General Fund Grant program
biennially.
Not surprisingly, housing affordability is a common threshold eligibility requirement and is
used for evaluating requests for economic incentives. But other public policy goals are
represented among eligibility and review standards including environmental sustainability,
public amenities, brownfield redevelopment, and extent to which incentivized development
supports public transit. Objectives could easily be drawn from the Council’s Biennial Goals,
the Medford Vision and other long range plans.
Related Council Goals:
 Develop a Comprehensive Economic Development Program: Create a consolidated

toolbox of existing community and economic development tools, and new targeted
incentives as appropriate.

Biennium Deliverables:
Prepare a consolidated guide to current programs and incentives for community and
economic development.
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Research and propose additional programs, incentives and tools for Council
consideration.
Fully implement Multi-Unit Property Tax Exemption and Vertical Housing Development
Zone.


Housing: Preserve and promote the development of a range of safe and affordable
housing choices in Medford that meet the needs of current and future residents, and
support other Council goals including economic development.

Summary of Current Programs
 CDBG
Primary Application: housing for households earning less than 80% of area median
income; programs addressing homelessness; public improvements in qualified Census
Tracts
Opportunities & Limitations: CDBG is the single largest source of funding the City has to
support housing development. It can only be used for lower income households,
however, and programmatic regulations are complicated and almost always increase
overall project costs. This is a good source of funding for projects that are already subject
to Davis Bacon and BOLI provisions (for example Low Income Housing Tax Credits).


HOF
Primary Application: housing for households earning less than 120% of area median
income
Opportunities & Limitations: The HOF is one of the City’s more flexible funding sources.



Council Vision Fund
Primary Application:
These funds derive from marijuana tax revenues and are allocated by the City Council to
proposed projects in semi-annual funding cycles.
Opportunities & Limitations:
The Vision Fund is a highly flexible funding tool that can be used for specific limited
projects or could be committed to programmatic objectives at Council’s discretion.



Urban Renewal
Primary Application: Urban renewal is one of the most impactful development tools
permitted under Oregon law and has been a mainstay of Medford’s tools to incentivize
redevelopment of both public assets and private reinvestment. Historically MURA has
undertaken capital improvements of a public nature that attracts complementary private
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development. A significant commitment has been made to public facilities (HEC/RCC,
parking infrastructure, public space). More recent projects such as the Genesis
Apartments, the Central Avenue housing effort and the Downtown hotel are more
directly wedded to private investments. Tax increment financing (TIF) funds are primarily
dedicated to capital projects; other than agency operations and administration, TIF is not
used to support program delivery.
Opportunities & Limitations: The current urban renewal district is approaching sunset
due to our meeting the maximum indebtedness allowed by state law. All remaining TIF
funds must be expended in the existing district with any unused portion refunded
proportionally to the taxing districts. Continued use of urban renewal strategies will
necessitate the creation of new urban renewal districts with defined plans adopted by
Council in a consultative process with other taxing authorities.
The existing urban renewal plan was broad in concept, combining new regional
commercial development with Downtown revitalization. New districts may warrant a
narrower focus on specific public objectives, such as increasing housing opportunities.


Vertical Housing Development Zone
Primary Application: By virtue of statutory requirements, only mixed-use development.
Opportunities & Limitations: Unlike MUPTE or HB2377 abatements, affected taxing
jurisdictions must affirmatively opt-out rather than affirmatively opting in, which could
make it easier to abate more of the mileage. The abatement increases with the amount
residential floor area with a maximum of 80% for four floors or more. The abatement can
last for a maximum of 10 years. Many cities have VHDZ, but very little development can
be attributed to this incentive.

Summary of New Programs
 MUPTE
Primary Application: MUPTE provides a ten-year property tax abatement on multifamily
residential development. The program has been very successfully deployed in Eugene,
helping to incentivize 1500+ units of housing in the past decade.
Opportunities & Limitations: MUPTE can be implemented on a project-by-project basis
or as an area-wide program. It can be used for market rate housing as well as regulated
affordable housing. The benefit of MUPTE is somewhat limited by its maximum lifespan
for regulated affordable housing and opt-out provisions for other taxing jurisdictions.
Abated taxes would not be available to fund general fund expenditures during the
duration of the exemption.


Newly Rehabilitated or Constructed Multi-tenant Rental Housing (HB2377)
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Primary Application: Newly constructed AND rehabilitated multifamily residential
development affordable to households with income up to 120% of AMI.
Opportunities & Limitations: Taxes on land and improvements can be abated (unlike
MUPTE), but the exemption is stepped such that larger developments are eligible for
longer abatements with a maximum of 10 years.


Low Income Housing/Nonprofit Low Income Housing Tax Abatement
Primary Application: This statutory exemption allows a non-profit housing entity
providing affordable housing serving households below 60% AMI to be exempt from
property taxes. These projects are equivalent to projects undertaken by the Housing
Authority of Jackson County which are exempt from property taxes under a separate
statutory provision. The exemption increases net operating income which in turn
supports greater debt service and helps insure long term affordability of the project.
Opportunities & Limitations: This exemption requires the consent of 51% of the
overlapping tax districts affected. The amount and duration of the exemption are
negotiable on a project-by-project basis, or a general area-wide policy can be crafted.
The exemption functions as a tax expenditure by forgoing future property tax revenues
that would otherwise go to the general fund. This is in contrast to an affordable housing
bond funded by a dedicated special levy that does not impact general fund revenues.
Both are forms of public tax supported assistance to affordable housing, the bond from
a dedicated revenue stream and the exemption resulting in foregone property taxes that
would not be available for general fund expenditures throughout the duration of the
exemption.



Local Improvement Districts (LIDs)
Primary Application: Provides mechanism for financing and constructing public
improvements needed by development. Can be used for any residential development
(single family, multifamily).
Opportunities & Limitations: LIDs can enable development in infrastructure constrained
areas while providing public infrastructure in an efficient, orderly, and timely manner. It
can be particularly useful in areas under multiple ownership. Although a city would incur
the initial costs to construct public improvements (for example a road), benefitting
properties reimburse the LID through regular special assessment payments. This does
require the city to have funds available to make the improvements.
LIDs can be difficult to create as they require a majority of benefitting properties to agree
to formation of the district and special assessment. Staff resources, outside consultants,
and time are also required to form an LID. And LIDs do involve risk for a municipality that
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has funded public improvements: as with any tax levy, property owners may default on
tax payments leaving the City with an unfunded financial obligation.
EXHIBITS
None.
Thank you,
Matt Brinkley
Planning Director
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MEMORANDUM
To:

Mayor and City Council

From:

Matt Brinkley, Planning Director

Study Session Date:

January 13, 2022

Subject:

Local Improvement Districts

COUNCIL DIRECTION
Staff discussed the usage of Local Improvement Districts (LID) with Councilors during the
August G3 meetings. At the time, one specific LID supported project was contemplated by
staff. Staff now seeks direction from Council on the broader issue of LIDs as an economic
and community development tool and poses two questions:
1. Should staff pursue Local Improvement Districts as a strategy to support certain types
of development?
2. If so, how would Council like for staff to engage them through the process (G3s, Study
Sessions, etc.)?
PRESENTATION OUTLINE
Presenter: Matt Brinkley, Planning Director
PREVIOUS STUDY SESSIONS AND G-3 MEETINGS
August G-3 meetings (specific to Westwood redevelopment area public improvement
project)
BACKGROUND
Public infrastructure supporting development can be very costly, particularly for larger
projects that require more significant improvements. Because public improvements must be
completed before construction of a home, office building, etc., can begin, a developer must
carry the cost of public improvements before they have any opportunity to recoup that initial
investment. In certain circumstances, a developer is required to build out infrastructure that
will benefit other future development at their sole expense in order to develop their
property. Although such improvements may be reimbursed over time by other property
owners as their properties develop, the first developer will wait indefinitely for that
repayment which may never come at all.
This kind of piecemeal development, which is not uncommon in parts of the City that were
developed at low intensities when they were on the edge of the City or UGB, also present
problems for the final owners and operators of these public facilities: the City of Medford. It
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is difficult to construct roads, sanitary and storm sewer, and drinking water facilities in an
orderly and efficient way when development occurs in this fashion. The deliberate, planned
development of public infrastructure allows for its construction according best practices with
(probably) the greatest efficiency, avoiding decisions made out of expediency that will
negatively constrain future development and/or create quality of life and operational
challenges.
Public infrastructure improvement projects can provide greater benefits to all parties than
their piecemeal, developer-initiated counterparts. The problem is one of cost and who
should bear them: municipalities cannot fund every public improvement out-of-pocket, and
nor should they. Local Improvement Districts (LID) address these issues by providing a better
final product in a predictable and timely manner at the developers’ (benefitting parties’)
expense, while still defraying that expense by amortizing it over a period of time.
LIDs are authorized by state statute, and the establishment and administration of them is
addressed throughout ORS 223. Chapter IX of Medford’s charter briefly addresses LIDs,
focusing on “New Paving” and “Arterial Streets”. Aside from these specific types of
improvements, the charter provides very little guidance.
Conceptually, establishment of an LID is relatively simple: City Council would adopt an
ordinance pursuant to ORS 223.389, undertake design and construction of identified
improvements, and collect a special assessment to recover the costs of those improvements.
Of course, that is a greatly simplified description of the process by which an LID would be
established and then administered, and many important details would need to be addressed
through the process of actually creating one.
For the City of Medford, one of the most significant challenges would be capitalizing the LID
in the first place. Without some existing dedicated funding source, the City would need to
incur debt which would, in turn, be repaid through the special assessment. State Statute
accommodates such an arrangement, allowing issuance of general obligations bonds. Other
forms of debt funding could be considered as well. To that end, staff have been in
communication with the State of Oregon about infrastructure financing opportunities
through several different programs. Despite these and some logistical challenges, LIDs
present a promising strategy to support beneficial development while achieving other City
goals.
EXHIBITS
None.
Thank you,
Matt Brinkley
Planning Director
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MEMORANDUM
To:

Mayor and City Council

From:

Harry M. Weiss, Executive Director

Study Session Date:

January 13, 2022

Subject:

Surplus Property Disposition

COUNCIL DIRECTION
Staff seeks Council direction concerning potential amendment of the City’s surplus property
disposition policy.
PRESENTATION OUTLINE
Presenter: Harry Weiss, MURA Executive Director
I. Review Current Policy
II. Transfer of City property to MURA for disposition
III. Streamlining policy
PREVIOUS STUDY SESSIONS AND G-3 MEETINGS
This topic has not been presented in either Council setting. However, the topic of allowing
the transfer of City-owned property located in the urban renewal area to MURA for
disposition under the City Center Revitalization Plan (CCRP) has been presented in MURA
discussions of redevelopment opportunities.
BACKGROUND
CURRENT POLICY
ORS 221.725 establishes the minimum requirements for the sale of city real property
mandating public notice and a public hearing. ORS 221.727 allows cities to adopt alternative
procedures for sale based upon the classification of property types and disposition protocols
for each class.
Pursuant to the authority under ORS 221.727, Medford City Council adopted MMC 2.197 on
April 20, 2017 via Ordinance 2017-43, establishing a classification system for city property
and disposition protocols for each.
Disposition of “Substandard Undeveloped Property” through negotiation with an adjoining
property owner is delegated to the City Manager without notice and hearing requirements.
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“Standard Undeveloped Property,” “Developed Property,” and “Special-Case Property” are
subject to notice and hearing requirements, and Council’s determination that the property
is surplus to the City’s needs. The policy specifies standards for appraisal, establishment of
minimum sale price, and listing with a real estate broker or direct sale by the City through a
bid process. If the minimum sale price is met, the City Manager may proceed with
disposition; if not, the proposed disposition returns to Council for further direction.
Additional provisions address the transfer of non-fee interests in property, transfer to
governmental or non-profit entities, property exchanges, and reserve authority to establish
other procedures for specific types or categories of property.
CMO has compiled a comprehensive list of City-owned parcels that has been screened by
departmental staff to identify potential candidates for disposition either as Substandard
Undeveloped Property or pursuant to designation by Council as surplus property in other
categories. The vast majority of parcels are remnants of right of way and not readily
developable.
TRANSFER TO MURA
Current policy provides for the transfer of property to a governmental or non-profit entity
so long as the property is used for public purposes by that entity, and subject to return to
the City if the property is no longer used for a public purpose.
MURA is uniquely charged with advancing public purposes through redevelopment
objectives defined in the CCRP. This mission includes the redevelopment of property to be
held by the public (e.g. parking lots) and the disposition of property to private entities for
redevelopment subject to a Disposition and Development Agreement. The former would
appear to allow transfer of property from the City to MURA under the existing code
provisions, whereas the latter is not due to the ultimate disposition of the property to a
private entity.
Staff has drafted the following code amendment that would expand the governmental
transfer language to allow transfer to urban renewal and disposition under the CCRP (new
text in bold):
2.197(7) Transfer to Governmental or Non-Profit Entity.
A. The City Council may authorize transfer of real property of any type to another
governmental entity or to a nonprofit entity, with or without consideration, for so long
as the property is used for public purposes by the entity to which it is transferred. The
agreement shall provide for return of the property to the City if the property is no
longer used by the transferee for public purposes.
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B. Notwithstanding other provisions of this section, the City Council may authorize the
transfer of real property to a duly constituted urban renewal agency, with or without
consideration, provided the property is located within an urban renewal area
administered by the urban renewal agency and the property will be utilized for
purposes authorized in the adopted urban renewal plan. The Council may place
conditions or restrictions on the use or disposition of the property that promote City
goals or purposes and are consistent with the urban renewal plan. In determining
whether to approve the transfer or impose restrictions, Council may consider
whether the transfer of the property will result in a benefit to the City or community.
Potential benefits may include allowing more cohesive development of an area,
providing needed housing, employment or economic development opportunities, or
increasing the City’s tax base.
Staff seeks Council input on the proposed amendment and direction whether to bring it
forward for formal adoption.
STREAMLINING DISPOSITION POLICY
Disposition policies in other communities in Oregon vary.
The Medford code is almost a verbatim copy of Bend’s which was adopted in 2011.
Eugene’s code (ca. 1987 with amendment in 1998) has a more streamlined procedure vesting
the City Manager with the designation of surplus property subject to Council review, and
authorizing the City Manager to conduct negotiation and dispositions. The Eugene code
includes specific provisions for the disposition of surplus property that is subject to a
development plan either by public disposal or private negotiations, again under the authority
of the City Manager.
Given the relatively small number of parcels that would qualify as Standard Undeveloped
Property or Developed Property, it may not warrant amendment of the existing code other
than the conduit through urban renewal.
Staff seeks further direction from Council on the policy.
EXHIBITS
None.
Thank you,
Harry Weiss
Executive Director, Medford Urban Renewal
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