Site Assessment Results
HAWORTH (SITE ID: 112) - FOREST GROVE

Conceptual Development Plan

Building 1
480,000 SF

ransportation Improvements

Full Street:
Half Street:

Frontage Road:

Site Size: 38.4 acres Net Developable Acreage: 35.1 acres

Development Characteristics

Site Use: Single-user advanced/general manufacturing

Total Building Size: 480,000 SF Total Construction Cost: $37,000,000

Total Site Development Costs: $8,399,088; $5.50/SF Site Development Period: 27 months
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Site Assessment Results

Water
orta Impr $2,178,000 Water Service Provider: City of Forest Grove
Estimated Water Improvement Cost: $ 219,000
Permit Timeline: 6 months Construction Timeline: 6 months Permit Timeline: 6 months Construction Timeline: 6 months
Sanitary Sewer Stor
Sewer Service Provider: City fo Forest Grove/CWS Storm Drainage Jurisdiction: City fo Forest Grove/CWS
Estimated Sewer Improvement Cost: $ 259,000 Estimated Stormwater Improvement Cost: $ 468,750
Permit Timeline: 6 months Construction Timeline: 6 months Permit Timeline: 6 months Construction Timeline: 6 months

No Wetland Mitiqation is Expected.

__ suilding Pad Surcharge

Pad Surcharge is Expected.

On-Site Slope Mitigation

Site Slope Less Than 5% —No Slope Mitigation is Expected.

IR S L Environmental Clean-Up

Estima iron | Clean-Up Cost: $ 32,500
Permit Timeline: 0 months Construction Timeline: 6 months
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Cost Breakdown

Stormwater
$468,750
15%

Sanitary Sewer’
$259,000
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Site Assessment Results

Development Issues and Opportunities

Transportation (Off-Site Development)

®  The site will have direct access from the extension of Taylor Street along the northern portion of the site.

® Elm Street is classified as a collector roadway and is improved to full standards for a large portion of the frontage of site 63
to the north, but will require half-street improvements (or core road) to reach this site.

= The City’s TSP calls for an extension of Taylor Street from the existing terminus at the east end of site 63 to Elm Street as a
local street. It is assumed the roadway will be extended to the west end of the site to allow for future extension. The
alignment is recommended to follow the south/north boundary of sites 63 and 112. Existing power lines require the
roadway be located completely on this site. If constructed prior to the extension of Taylor Street with site 63, a temporary
turn around will be needed.

= No off site mitigation is expected with this conceptual development plan.

® Resulting anticipated improvements include:
1. Taylor Street full-street improvements along northern site frontage: $2,010,000
2. Elm Street half-street improvements from terminus to Taylor Street (assumes constructed with site 63): $168,000

Utility Infrastructure (Off-Site Development)

= Public Water: An existing public water line runs north of the site in Elm Street and Taylor Way. Approximately 700 LF of 8”
water line and 900 LF of 10” water line are expected to be required to extend service to the site. Note that these
improvements are duplicated in the Site 63 infrastructure analysis. Expected construction cost for this improvement is
$219,000, with timelines of six months for design and permitting and six months for construction.

®  Public Sewer: An existing 10" sewer line is located north of the site in Taylor Way. Approximately 1,400 LF of 10” sewer line
extension within Taylor Way to the northeast is expected to serve the site. Expected construction cost for this improvement
is $259,000, with timelines of six manths for design and permitting and six months for construction.

®  Public Storm: Existing 18” and 21” storm lines are located north of the site, with drainage discharging to surface waters to
the west and east of the site. Approximately 650 LF of 15” public storm line and 1,400 LF of 18” public storm line, with 0.5
AC of stormwater treatment ponds are expected to serve the site. Expected construction cost for these improvements is
$468,750, with timelines of six months for design and permitting and six months for construction.

Environmental (On-Site Development)

® The site was used for agriculture purposes since at least 1936; therefore, residual pesticides may be present in soil.
Residential/farm ASTs/USTs, used for storing gasoline, diesel, or heating oil, may also be present at the site.

® Investigation of the magnitude and extent of pesticide and petroleum impacts, if any, may be necessary prior to site
development. If USTs are present, they should be decommissioned and remediated (if releases have occurred) prior to
development.

= The estimated cost of cleanup for this site is approximately $32,500, and it is estimated that the cleanup will take six
months. There are no permits required for this cleanup.

Natural Resources (On-Site Development)

= Based on Metro GIS mapping, there are no wetlands and floodplains found on this site; however, the portion of the site
outside the Urban Growth Boundary contains FEMA floodplain.

= DSL has reviewed this site and has found that jurisdictional wetlands do not exist on site; therefore, no mitigation is
required.

Legislative Action Required

= The property is currently inside UGB but outside Forest Grove City limits and requires annexation. The annexation process is
expected to be an 8-12 week process.

= The southern tax lot is currently zoned EFU, and the northern tax lot is zoned AF-20. A portion of each tax lot is outside of
UGB, and tax lot 100 (southern) is not able to be partitioned under State current land use rules regarding EFU minimum lot
size requirements. Therefore, a lot line adjustment is required to merge the inside UGB lots into one and the outside UGB
into one, leaving the remainder of land outside of UGB at approximately 100 acres.

Land Assembly

= The site is made up of two separate parcels under common ownership. Parcel combination to eliminate lot lines is necessary
in order to deliver the site as shown.
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Site Assessment Results

Economic Site Summary and Assumptions

Conceptual Development Plan

This site includes one 480,000 sf manufacturing facility with 420,000 sf of manufacturing space and 60,000sf of office

Site Characteristics Property Value Assumptions

Gross Sit : 384 ) -

053 Site Acraage Scenario Acquisition Value: $2.25
Net Developable Acreage: 351
Zoning: AF-20

g Assumed Dev. Ready Value: $3.50
Annexed in City: No
Ownership Status: Private Assessor's RMV:  $0.73

Industry and Employment Assumptions

Transportation Equipment Manufacturing I ¢ !

Industries in the Transportation Equipment Manufacturing subsector produce equipment for transporting|
people and goods. Transportation equipment is a type of machinery. An entire subsector is devoted to
this activity because of the significance of its economic size.

Establishments in this subsector utilize production processes similar to those of other machinery
manufacturing establishments - bending, forming, welding, machining, and assembling metal or plastic
parts into components and finished products. However, the assembly of components and subassemblies
and their further assembly into finished vehicles tends to be a more common production process in this
subsector than in the Machinery Manufacturing subsector.

At the assumed job density for the site, 480,000

dobiBeptty 22.8 square feet of space would accommodate 800 jobs at
flobs/ace) full capacity.
Regional Value 10% This scenario assumes that the selected user sources
Chain Sourcing ° 10% of its production inputs in the metro region.

Market Assumptions

The market assumptions outlined here are
used to generally reflect economic and
financial conditions in the current market.

Time Value of Money: @ 4.50%

Real Land Escalation: E' 1.00%

Low
Baseline
High e

Risk Adjustment:

Slower
Baseline
| Accelerated |

Absorption Pace:
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Market Viability Analysis

Site Development Parameters Market Viability Gap/Surplus
$ $/sf
Land Use: S0 so.00|| $9,000,000 -
Water: $279,000 soa8|\ - )
= <
3 Sewer: $259,000 $0.17| $8,000,000 - i ' f
i Stormwater $468,750 50.31 P : et
Transportation:  $2,178,000 $1.43 [ : i ‘
Wetland Mitigation: $0 so.0o|| 7000000 1 Gap | Orhreshild
o Ao | ; Return
E Slope Mitigation: $0 50.00 ; i
3 Building Pad Surgharge: S0 $0.00|| $6,000,000 ¢ : Carrying
_ Environmental Cleanup:  $32,500  $0.02 : : Casts
TOTAL HARD COSTS $3,217,250 $2.11 | )
$5,000,000 - Soft Costs
SOFT COSTS (@ 20%) $636,950 $0.42
TIME COSTS (@ 4.5%) $101,289 $0.07 1
$4,000,000 - Hard Costs
THRESHOLD RETURN (@ 19.4%) $676,217 $0.44 , i
TOTAL SITE DEVELOPMENT COSTS:  $4,631,706 $3.03 ; Evture
$3,000,000 Value Acquisition
PRICE OF LAND ACQUSITION (@ $2.25/gross sf):  $3,767,382 $2.47 Peice
TOTAL ALL-IN COSTS $8,399,088 $5.50
ASSUMED DEV. READY VALUE (@ $3.50/net sf): $5,469,151 $3.58 $2,000,000
Under assumed conditions the site has a GAP
feasibility GAP of -$2,929,937 or -$1.92 per net- -62,929,937 $1,000,000 P Costs
developable square foot. -$1.92
SITE DEVELOPMENT SCHEDULE
Wetland Mitigation
Environmental Cleanup
Slope Mitigation
Transportation . B Sl = I
Water o ! . l
Sewer ) - ) | : I
Storm - 7 o ! s l
Surcharge - o
! Design/Permitting
Annexation LIConstruction
0 3 6 9 12 15 18 23 24 27 30
Months
}g:»)\ Washington County Industrial Site Assessment Project - June 2015
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Site Assessment Results

Economic Impact Analysis

Conceptual Development Plan:
This site includes one 480,000 sf manufacturing facility with 420,000 sf of manufacturing space and 60,000sf of office

Building Size Type Phasing and Absorption Schedule (2016 through 2035)
Building 1 480,000 _._General Manufacturing e

h Tc;taisﬁua}e Iébofage: ' . 48d,000 i T «'Zé-"Bd *iw vww_'gl-'és
Total Cost: $37,000,000 i1 Construction 1 Absorption Full Capacity
ECONOMIC IMPACTS
Transportation Equipment Manufacturing I ¢ I Annual Employment Impact
Site Preperation
Average annual impacts associated with site preperation work 900 -
conducted between 2016 and 2019.
800
Jobs Labor Income Output
Direct: 6 $500,000  $1,300,000 700
In./Ind: 4 $200,000 $600,000 600
Facility Construction
Average annual impacts associated with construction of industrial ] 500
facilities between 2019 and 2020. 2
400 -
Jobs Labor Income Output On-Going Operations
Direct: 123 $10,600,000  $6,900,000 2 7 Facility Construction
In./Ind: 52 2,800,000 600,000
/ T > s . 00 Site Prep
On-Going Operations
Average annaul impacts associated with on-going operations of 100
the assumed user at full-capacity in 2023. g A ) > B )
Jobs Labor Income Output 201 2021 2026 2031
Direct: 800 $63,500,000  $366,900,000
In./Ind: 220 $11,500,000  $29,900,000 X siteprep [X Facility Construction Xl on-Going Operations
‘\G1ON Co,
X ¢,
i %
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Site Assessment Results

Fiscal Impact Analysis

Is this Project Eligible for an E-Zone:

Annual Property Tax Revenue

Property Tax Impacts

Distribution of Property Tax Revenue

$1,200,000
$1,000,000 |
$800,000
$600,000

$400,000

$200,000 |

so | S —— Lo
2016 2018 2020 2022 2024 2026 2028

Through 2035
Local School Dist $6,593,244
NW Regional ESD I $130,435
P.C.C. ! $612,485
Washington Co. ) $2,407,196
Local Jurisdiction ' $5,080,889
1
Port of Portland | $59,451
Other Gov't ‘ $388,846

j Other | $0
2030 2032 2034 |

Total Revenue Through 2035:

$15,300,000

Payroll Tax Revenue

Annual Payroll Tax Revenue

Distribution of Payroll Tax Revenue

$3,000,000

$2,500,000

$2,000,000

$1,500,000

$1,000,000

$500,000

50 bl
2016 2018 2020 2022 2024 2026 2028

Through 2035
$7,100,000
$1,700,000. I Direct

Indirect
Induced

[Direct

i flndirect 1 -

[ Induced = $37,400,000

| All lmpapts

2030 2032 2034

Total Revenue Through 2035:

$37,400,000
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