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EXECUTIVE SUMMAR

The City of Banks is diverse with two distinct populations representimystrialties to the
historic timber i ndust r gFurtherdoretitischosmomlireerons 0 Si | |
local and international touristwanting to visit the surroundingural area that consists of

forested trails and agricultural wineries.

Banks is well positioned to enhance andlebrate these differenceto foster private
investment that will continue to make Banks a distinct place for a variety of residents,
employees and visitors. Based on the following information unigue to Banks as well as
influences from national trends, we recommend the following approachdpur private
investmentand ongoing interest in BankdViore detailed recommendations for
implementation are provided within the following report.

Employment

Banks should continue to the support the timber industry ecosystem as well as welcome the
high-tech growth in Hillsboro. Adequate industrial land fomall manufacturers is necessary
to meet emerging demand in both industries. Enhanced broadband service is necessary to
host independent hightech workers desiring a homdased business.

Cityds role: Make sur e i nduwscessaryanfrastaugtureearsd ar e 0
transportation access.

Housing

Banks housing supply adequately serves and is planned to serve the-bégih employment
base. More focus and attention should be placed on smaller, mufeimily or cottage units
that can serve enployees in the timberand retailindustiesas well as retirees wanting a
smaller home with less maintenance.

Cityods rol e: Make -aseroaingrisdlexible enaughitosatconamodhte mi x e d
developer demand for density and variety of housing types.

Retalil

The Banks retail market/ i | | not support a new retail ol i fe
conditions and a small retail market area. The cisyunderserved by approximately four

restaurants. However, such uses require significatatrtup costs at approximately $200,000.

They therefore desire existing buildings with minimal rents that are clpggouped in one

area. The city should focus these restaurants in one area of existing buildings on Main to

create a destination and higher chance of success. The most ideal location is near the trail
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head to additionally capture the tourism spenfitom the BanksVernonia Trail and Stub
Stewart Parkisitors

Cityds role: Make sure Main Street thrives wi
Proactively work with building and property owners to define a distinct restaurant dilstact
City of Beaverto® Boodie Corridor

Tourism

Banks has a solid foundation for more robust tourism, which would include the development
of a hotel, however the market is not strong enough yet. A new small boutique hotel could
occur in approximately 10 years. We recommend that as the new Plaza afe®Main Street
emerges, the city should keep a hotel use in mind as a viable anchor to support surrounding
uses.

Cityds role: Continue to actively support Sal
enable the Main Street Plaza with a new bout&hotel as an anchor.

Site Development

One key area where the City can focus its redevelopment efforts is at the intersection of
Banks Road and Main Street, at the north end of the City. This intersection is a gateway. It is
the terminus and trailhead fothe existing Bankd/ernonia bike trail and future Salmonberry
trail, which will beregionallyunique attraction when complete. Numerous older Main Street
commercial buildings are close to the intersection. Thus, it has the potential to be a focal
point for retail and tourism-oriented revitalization.

Ci t y 0Tée Qityoshoeld focus the building improvement grant programs mentioned above
on buildings and tenants (particular food and beverage tenants) in this area. The City should
continue to work with Washgton County, which will be rebuilding this intersection, and the
State, which owns the Trailhead sitecreate aunique andmemorable gateway, trailhead,

and intersetioni possiblya roundabout After the intersection has been rebuilt and the City
has usedgrant programs tosupport the adaptiveeuseof 3 to 5 buildings here, the City could
revisit the feadility of new, groundup, mixed use development, which is likedybe infeasible
today.

www.lelandconsulting.com Banks ED RoadmapCompetitive Analysis4
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INTRODUCTION

The City of Banks has realized consistent growth over the years and has a dedicated council, staff and
community members that are committed to makintargeted investments that will support the community
quality of life through employment, housing and retail amenities.

The Cityhasrecently adopted anUrban Renewal District and Plan to define the desired investments and

opportunities for growth. In addion, the newly adoptedEconomic Action Plaincludes six elements defining

the vision and aspirations of the community. The City is now interested in developing a more detailed

Roadmap" to provide guidance for implementation that considers allthiswdrko dat e. The O0economi
development roadmap" component of the action plan shall include the following areas of focus:

T Vibrant Main Street
M Local Jobs

91 ThrivingTourism

Background

To prioritize the actions and investments of the citlyat will be defined in te Roadmap Leland Consulting
Group (LCG) was tasked with providing more dlepth data-driven analysis of the real estate market and
economic opportunities. In addition to a quantitative analysis, LCG met with local stakeholders representing
employment, taurism, kK12 education and development to further inform opportunities and barriers in the
community (summary inAttachment A). This research resulted in the following findings that drgended to
guide Roadmap recommendationslecisionsas well ashelp gaff with external marketing of the community,
which is important to attract future private investment.

Private investment with the City of Banks will occur within four general areas: employment, houstail, and

tourism. The following information itherefore focused onnational and local trendsnd real estate factors for
each categoy. For all areas, a general overview of the communégonomic, demographic, andlevelopment

conditionsis provided as well

COMMUNITY OVERVIEW

City of Bankgesidesin the Tualatin Valley which features, views of the Coast Range, farms, vineyards and
natural areas near quaint downtowng.hecity is historically a rural, natural resourdeased town, which is
reflected in the employment base of Bighorn Logging and Hampton Lumber. This tie to the surroundindper
resourcesand similar smaller townfargely defines the community, which generallydelineatedby the
boundary of the Banks School District.
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Banks School District Boundary
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While it has historic rural roots, Banks is also influenced by the growth ofRloetland metropolitan regionand
more specifically Washington Countirhe Silicon Forest, which is anchored by Intel and supporting technology
companies, is one of the most significant economic drivers within the region. As this technology ecosystem
continues to thrive it attractsnore business, employees and surrounding residents. Banks offers a unique
opportunity for a rural lifestyle with quick (reverse commute) access to fertile employment and business
opportunities.
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Community Assets
The city ishome to several assets that are identified the following map. Each of these assets create distinct

districts within the city and have been delineated in the city Vision document.

Banks Asset Map
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Population and Demographics

Currently thereis about627 householdsn Banks with a population of 2,034as of 2017)Wi t hi n
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growth boundary, household growth iprojected to grow at a fasterrate than the historical averagéetween
now and 2025, at 3.3 percent annuallBy 2025, this is projected to result approximately173new households

and atotal population of 2,470.
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Household Compound Annual Growth Rates (CAGR)
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Source: ESRI

Banks UGBPopulation Forecasts
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Population Forecasts

2017 2027 2037 10-Yr. CAGR| 20-Yr. CAGR
3-Co. Metro Region 1,794,510 2,043,653 2,267,654 1.3% 1.2%
Washington Co. 589,562 688,938 782,659 1.6% 1.4%
Banks UGB 1,908 2,601 2,908 3.1% 2.1%

Source: PSU
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Demographics
In summary, theBanks communityis characterized by the following demographic conditions

1 Household sizes in Banks ararbe (3.2 persons per household, on averagajrivenin part by a
significantproportion of family households and high prportion of owner-occupied households (which
are typically singlefamily residentiahomesrather than multifamilyunits).

1 Banks households are the highest earners across all compargg@ups, with a median income of
almost $90,000 and about 44 percendf householdsearning in excess of $100,000 annually.

1 Banks residents are @l-educated,with approximately 40 percent of residents aged 25 and older
holding a bachel ords degree or more. However, this

1 The median age of Banks residenkdedian age is 36which is significantly younger thawashngton
County (average age of 42).

Growth by Age

Projected New Washington County Growth by Age (2030)
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Source: PSU

Age-by-income (+ generational cohorts and housing needs)

Age-by-Income

2017 Population by Age City of Washington Portland
Banks County Metro
0-4 6% 7% 6%
5-9 7% 7% 6%
10- 14 8% 7% 6%
15- 24
25-34
35-44
45 - 54
55 - 64
65- 74 8% 8% 9%
75- 84 2% 3% 4%
85 + 1% 2% 2%
Median Age 36.0 36.6 37.8
Source: ESRI
Age of Householder by Household Income, 2016
City of Banks Washington County
Age of | Under 25to 45 to Over Under 25to 45 to Over
Householder 25 44 64 65 25 44 64 65
Households 14 237 235 26 7,478 81,960 | 78,828 | 41,043
<$15k 0% 1% 3% 0% 6% 6%
$15k - $24k 0% 5% 5% 12% 7% 5%
$25k - $34k 0% 1% 12% 8% 6%
$35k - $49k 0% 17% 1% 11%
$50k - $74k 29% 15% 15% 15%

$75k - $99k 14% 12% 9%

$100k - $149k 0% 8% 5%
$150k - $199k 0% 7% 16% 0% 1% 8% 10% 4%
$200k+ 0% 3% 6% 0% 0% 6% 10% 3%

Source: US Census Bureau AGSéar Estimates

A significantly greater proportion of households with householders aged 25 to 64 have significantly higher

incomes.

www.lelandconsulting.com
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Education
Educational Attainment (Population 25+), 2017

City of Banks Washington Portland Metro
County
No High School Diploma 4% 9% 8%
High School Graduate 23% 18% 18%
Some College/Associate Degree 34% 30% 31%
Bachelor's Degree or Higher 40% 43% 42%
Source: ESRI
a

The City of Banks has remarkably high median household income, especially in comparison with other nearby
communities such as Forest Grove or Cornelius. As reflected in the following information, the median income is
$89,788

Households by Incomes, 2017

City of Washington Portland

Banks County Metro

<$15k 2.4% 6.7% 9.1%
$15k - $24k 3.8% 7.1% 8.4%
$25k - $34k 4.9% 8.2% 8.9%
$35k - $49k 7.0% 11.6% 11.8%
$50k - $74k 18.8% 18.6% 18.2%
$75k - $99k 19.5% 14.4% 13.8%
$100k - $149k 27.9% 17.6% 15.9%

$150k - $199k 11.5% 7.4% 6.6%

$200k+ 4.1% 8.3% 7.4%
Median HH Income $89,788 $70,977 $64,158

Source: ESRI
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Median Household Incomes by Census Tract, 2016

Source: ACS-§ear Estimates (US Census Bureau), 2016

Building Activity

As reflected below, there has been almost mew construction in the City of Banks since 200Based on
available permit information from Washington County. The most significant recent construction was the
residential subdivision on the southern end ofwn that wasmostly complete inthe late 1990s, with the last
remaining houses built in 2001 and 2002.
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Building Activity Heatmap (All Construction ) Since 2000)

Source: Costar
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City of Banks Age of Construction
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Due this limited growth, the school district has held a relatively stable enrollment and building improvements
have been limited to renovations of existing facilities.
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Total School District Enrollment Since 1985
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Source:

To sustain new dvelopment, the city must be able to provide adequateater and sewertreatment and
conveyance capacity Thisinformationis to be providedseparatelyby the contract engineer.
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EMPLOYMENT

City of Banks employment is significantly tied historic roots in timber and loggingvhich is reflected in the
employment base of Hampton Lumbemwhich acquiredBanks Lumbein August 2016 and has since invested $2
million in capital equipment and employs 55 people. Additional companies tied to thelien industry include
Bighorn Loggingand Five Star Construction.

National/Regional Overview

Traded sector (also referred to as an export sector) businesses include industries and employers which produce
goods and services that are consumed outside thegien where they are produced and therefore bring in new
income to the area (e.g., metals and machinetimber harvesting and processing, software developmént

Workers in the traded sector tend tdvave higher educational attainmentvork more hours, and arn higher

average wages than local sector business.

Local sector business consists of industries and firms that are in every region. They produce goods and services
that are consumed locally in the region where they were made, and therefore circulatstgg income in the

area (e.g., breweries, physician offices, banks). These businesses are important as they make a community
distinct and provide amenities to attract young professionals and families that drive the new economy.

The following tablehighlights the average wage difference between traded sector jobs and local sector jobs in
the U.S As thejob baseexpands, a regioris more attractive to employees because they hawere options for
career growth. In turn, once the employment base grows, comji&tn will occur and ultimately increase wages.
As indicated in the following chart, it is important for a community to foster the growth of tradsdctor
industries and services as they have higher wages and therefore offer a better opportunity for eassd

Annual Average Wage Comparison, Banks, Oregon, and USA, 2016

Banks Oregon

NAICS Industry Sector Avg. Avg. US'?N':;%
Wage Wage

Traded Sector

55 Management of Companies & Enterprises NA $114,681 $115,325
48-49 Transportation & Warehousing $78,624 $49,278 $50,459
51 & 54* Information / Professional & Technical Services $53,344 $74,668 $92,771
42 & 31-33* | Wholesale Trade / Manufacturing $49,684 $67,417 $67,723
11 Agriculture, forestry, fishing & hunting $54,616 $33,580 $33,287
Local Sector

52 Finance & Insurance $44,716 $77,333 $101,210
23 Construction $44,734 $55,865 $58,647
53 Real Estate & Rental & Leasing $17,439 $41,367 $54,965
61 & 62* Educational & Health Services $36,593 $49,269 $48,058
71 Arts, Entertainment, & Recreation $18,569 $25,969 $36,806
44-45 Retail Trade $24,266 $29,678 $30,299
72 Accommodation & Food Services $15,138 $19,313 $20,032

Source: QCEW, 2016
* Industry sectors combined for confidentialityrposes
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Banks is centrally located within Washington County, which is home to the Silicon Forest: one of the most
significant economic drivers within the region. As this technology ecosystem continues to thrive it attracts more
business, employees and surroundingsidents. The wage impact of this industry is reflected in the following
chart.

Portland Metro Annual Average Wages and Real Wage Growth

Portland Metro Annual Average Wages
and Real Wage Growth

$70,000 12%
$60,000 10%
$50,000
8%
540,000
6%
530,000
4%
$20.000
$10.000 %
50 %
Crregon Washington  Multnemah  Clackamas Wamhill Colurmbia
== 2018 Annual Average Wage  ——Real Wage Growth 2011 - 2016

Source: Qualitylnfo.org

It is important to note that the hightech manufacturing and professional services amepected to grow. As
identified in the following chart15,600 professional and technical new jobs and 7,500 manufacturing new jobs
within the region by 2024 are anticipatedBetween 2010 and 2015, Washington County was responsible for 21
percent of job growth in the professional and technical services industry, and 54 percent of job growth in the
manufacturing industry. If these trends continu&/ashington County can expeapproximately 3,300 new
professional and technical services jobs and 4,100 new maciufring jobs by 2024.

www.lelandconsulting.com Banks ED RoadmapCompetitive Analysisl8



Tri-County Industry Employment Growth (new jobs), 2014 -2024

TriCounty Industry Job Growth Projections 20142024
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Source: State of Oregon Employment Department

Broadband Need

Access to broadband and higtspeed internet connections is crucial for ALL industry. Increasingly
manufacuring companies are adopting sophisticated machinery while needed to upload and download CAD
files for production. All companies utilize video conference calls and higéch industries utilizing video editing
capabilities need significant and reliable e@rhet access. In order to support a higtech industrial base, a
minimum provision of 2B4bps by providers is necessary. To provide opportunities for all higdth industries
and independent contractors working from home, 3@bps is desired. A detailed oveiew of broadband needs
is provided in AttachmentC.

Currently internet service providers in the City of Bank®vide a wide range of internet speeds, most of which
are under 25Mbps, and only Comcast offers internet service with download speeds gretagar 25Mbps
Future Roadmap actions will outline how to address this infrastructure need.
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Banks Overview
Banks has an opportunity to continue to build off its natural resource economy, as well as position itself for
growth spillover from Washington County.

Agricultural Production and Forestry and Wood Products Companies, Washington County

) Scappoose
Legend @\_ 1 <
[ Banks City Limits ¢ y | ‘ "

Cities <
Jobs by Industry Cluster \ . Y

@ Agricultural Production

@ Forestry and Wood Products o \\ 30
b ® b §
; ° N
N . W
e .
4 :
y y. ) AT ¢ o \
"4 o P & . | N\ 1
, © Bl 4
’ y R
ie / . 6 @ ‘.& o l® ° T
1 [ 3 - J ;Ng't_h Plains 2
- ® a7, A TN ° o
.. ® ° DN [ ]
@
L ] E R
A L
N
5 ,. ) & o N :
.' B y = @ .
° Forest Grqvc& » o B .Hlllsboro % : ° >
’ . » Go;nehus ..’ v o N .‘\7 ‘
o i’ N ‘ > ' \_‘_._4 =
o Cief (8 ‘ f
. 2 S @ e o A d
Jo ® = 2 .
s .' . b .. " ' 2 .E?eavenon m :
@ . o/ ) ¢ B
3 ® Py . o
°
o Aer® 5 & .
. o * ® - »
Gaston -3 g & .
) 7 » [ 8
$ Tigard [, o
.S > e/ LakéO
$ ° -
. °
® @ - King City . %
o _* = ° Darham
A L4 o Rivergi
. ° &b %
47 g ot\, ite &l Ralatl®
. y "k s >
& «J..
0 25 5mi . Sher\vooci ®
[ Se— ® S ® e o

Yamhill

Source: QCEW anceland Consulting Group

Wilsonyille

Be

The following map shows high technology and software companig@sized by average annual employment
(number of jobs)d and is set to the same scale as the map above. For contextual and comparative purposes,
the largest circle in Forgt Grove represents a company with over 500 employe®¢hen comparing the size of
employment within the natural resource versus highch industries it is clear where employment growth is
occurring. We recommend that Banks foster an environment that supisaboth industries to remain diverse
and accommodate as much opportunity as possible.
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High Technology and Software Companies, Washington County
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Outlying Washington County, City Summary Table, 2016

City Firms FTE Total Payroll Avg. Firm Avg. Wage
Size (FTE)

Banks 70 582 $21,518,667 8 $36,974

Cornelius 284 2,827 $94,780,242 10 $33,527

Forest Grove 556 6,584 $272,069,106 12 $41,323

North Plains 101 841 $33,233,409 8 $39,517

Total 1,011 10,834 $421,601,424 11 $38,915

Source: Washington County QCEW Data
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Washington County Industry Cluster Summary

Industry Cluster Total FTE Total Payroll Avg. Firm Avg.
Firms Size (FTE) Wage
Advanced Manufacturing 60 1,865 $109,983,727 31 $58,973
Agricultural Production 200 2,776 $83,856,063 14 $30,208
Business Services 1,557 25,168 $3,062,194,800 16 $121,670
Food and Beverages 48 461 $25,950,530 10 $56,292
Forestry and Wood Products 154 3,339 $192,301,453 22 $57,593
High Technology 1,177 38,577 $5,320,701,368 33 $137,924
All Other Employment 17,371 212,763 $9,827,419,110 12 $46,190
Total 20,567 284,949 $18,622,407,051 14 $65,353

Source: Washington County QCEW Data

Forest Grove, Cornelius, and North Plains Industry Cluster Summary

Industry Cluster Total FTE Total Payroll Avg. Firm Avg.
Firms Size (FTE) Wage
Advanced Manufacturing 5 128 $6,325,422 26 $49,417
Agricultural Production 7 76 $2,857,955 11 $37,605
Business Services 29 52 $2,576,727 2 $49,552
Food and Beverages 3 35 $1,763,537 12 $50,387
Forestry and Wood Products 19 455 $22,650,231 24 $49,781
High Technology 20 803 $39,674,584 40 $49,408
All Other Employment 858 8,703 $324,234,301 10 $37,255
Total 941 10,252 $400,082,757 11 $39,025

SourceWashington County QCEW Data

In comparison, the only significant industry cluster in Banks is the Forestry and Wood Products industry cluster,
with six firms, 120 employees (FTE), and $6.3 million in total annual paytotugh discussions with
representdives of this industry cluster, all stakeholders commented on the following issues:

1 They are having touble finding skilled employees.

1 Would like to resume relationship with local high school to promote internships and summer job
programs.

1 There are no awilable sites to growor expand company.

1 Very few employees can afford to live and work in Banks.
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1 Important to retain services such as gas station and health services to support industry.

Real Estate Overview

As mentioned by the locaktakeholders, there ismavailableindustrialland in BanksThe following map reflects
the location of available industrial and office space in the Banks surrounding region. In discussions with local
commercial brokers, the available space in Hillshosdbecoming scarce and rents are rising significantly. As a
result, there are several small manufacturers tied to the higgth industry looking for approximately 10,000 sf of
space that they can ideally own.

Location of Office, Industrial, and Flex Devel opment, Employment Market Area
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Commercial Rents and Vacancy

As indicated below, vacancy is steadily decreasing and per typical conditions, rentiareasing due to lack of
supply. Additionally, in order to consider the construction néw product, rents need to exceed the cost of
construction. Per the following informationindustrial and flex space rents appear to just exceed cost of
construction, making this type of development a viable option. Especially considering the lack of vacancy and
known businesses desiring expansion in Banks.
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Sunset Corridor Market Scorecard : Five Year Comparison

Q42012 Q42017  12MmO
Trend
OFFICE Rental Rate $15.87 $22.60 15) m  Rising
Vacancy Rate 10.9% 7.0% 13) T Unchanged
Vacant SF 983,594 706,192 13 @ Falling
Absorption 72,236 -20,477 1)
FLEX Rental Rate $0.77 $1.17 . Strengthening
Vacancy Rate 14.1% 7.1% 13! Weakening
Vacant SF 950,536 352,837 13) Neutral
Absorption -36,989 -14,540 13
INDUSTRIAL Rental Rate $0.48 15}
Vacancy Rate 5.7% 2.4% 15}
Vacant SF 643,490 202,618 15}
Absorption 35,092 -54,724 (]

Source: Colliers International

Industrial/Flex Rents and Vacancy, Banks Market Area
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Source: Costar and Leland Consulting Group
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Industrial/Flex Rent Growth Versus Construction Cost Growth
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Recommended Actions

-
-

2012 2013 2014 2015 2016 2017

T Focus on making industri al zoned | and o0shovel ready
transportation analysis is complete for the sites and the necessary improvements and associated costs

are defined.

1 Build arelationship with Washington Countirokers and local employers to identify tenants for
industrial usesOnce a year, bstaroundt abl e t o educate them on the city

from them regarding regional demand.

1 Meet bi-annuallywith local kusinesses to determine the services needed for their ecosystem (i.e.-card
lock fueling station, drug testing, etc.) and make sure they are not precluded.

1 Build a relationshipwvith Business Oregon and Washington County representatives to proactively
prepare significant industrial users for application of trezone incentivefor property exemptions for

industrial use investments and job creation

1  Work with the Banks Superintendent and local tradegctor businesses to promote internship
programs and skills dvelopment desired by employes.

1 Reach out to existing private providers tffoadband service.Clearly convey planned residential and
employment growth to see if they can enhance service. If necessary, apply for USDA grant to enhance

service.

1 Work withWashington County to enhance transit service between Forest Grove and Banks to support

employment base commuting into Banks.

www.lelandconsulting.com
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HOUSING

The housing market is interconnected with the regional employment markéicross the region employers are
strugglingto find available employees and affordable housing to support them.

National/Regional Overview

Nationally, there is a shortage in the availability of affordable rental units. Very few apartments remain
affordable for very lowincome families, andne-in-four renters in the country is severely cesurdened
(defined as those spending over 50 percent of their income on rent). The affordable housing market is very
tight, with vacancies well below markette apartment developments across the country.

Af for dashdlee® fhoorusing is typically | i mit edthetmarketishe suburb
severely constrained by rapidly increasing construction costs which forces developers to seek significantly higher

pricesto make new developmat feasible. As such, new singkamily housing units are generally targeting

upper income levels, while affordable rental housing is reliant on a wide array of tax credits and other funding

sources to help bridge feasibility gaps.

Banks Overview

The Bank housing market is largely single family residential and serves filglome residents that work in

Hillsboro. This is reflected in the following commute patterns that show most Banks residents employed outside
the community. The housing market is currép not serving the people that work in Banks. As a resukry few
people work and live in Banks.

Workforce analysis and commute patterns
Inflow/Outflow, Banks UGB, 2015

58

loyed and Live
in'Banks UGB

Source: LEHD, 2015
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Characteristics of Inflow/Outflow Jobs, Banks UGB, 2015

Inflow Jobs = Outflow Jobs

Age of Worker

29 or younger 20% 23%

30 to 54 55% 56%

55 or older 26% 20%
Annual Wages

Less than $15,000 28% 19%

$15,000 to $39,999 35% 32%

More than $40,000 37% 49%

Source: LEHD, 2015

As identified below a significant amount of Banks residents work in Hillsboro tied to the Higgth industry.
These highincome wages attribute to the high median wage in the city and influence one type of housing

desired in Banks.

Where Banks Residents Work

0 5 miles
=" ———

Source: LEHD (2015)

Conversely, a large percentage of people employed in Banks, live outside the city largely in Forest Grove. This
trend is reflected in the following image.
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Where Banks Workers Live
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Source: LEHD (2015)

»

Real Estate Overview

Based on the above housing dyamics, LCG determined the following residential market area that includes
employees in the Hillsboro area, west of the Intel campus. LCG also identified market opportunities for Banks
employees that are currently commuting into the city, which is refledtin the following market area as well.
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Residential Market Areas
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Each community has unique personality profiles that are defined through the ESRI data source to convey
housing preference and available income. The following information compares Bankh neighboring Forest
Grove and Hillsboro provide further perspective on the type of housing currently in demand for by the existing
residents in Banks. In order to adequately diversify and capture a broader housing market, it is advisable to
considerthe other community preferences as well, which consists largely of rental units.

Psychographics (Tapestry Segmentation)
B a n fostdpestry is dominated by a preferrence for

single family. This reflects thexistingresidents, m
rather than potential future residents. As such, it is
useful to compare the surrounding cities of Forest n Home

. Own Ownership | Rent
Grove, where Banks employees are travelling from, 855% 14.5%
and Hillsboro, where Banks residents are working.  Typical Housing:

Single Family

In Forest Grovethe top tapestry igFront Porches Median Value:

(left), whose preferred housing type is a mixture of ~ $226,000

single family and multifamily units. Residents are e

typically married couples working in professional services, the service industry, and administratiblillsiorg
one of the main tapesties isMetro Renters(right),
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Home
Own Ownership | Rent

Home
Ownership | Rent

52.2% 20.8% US Percentage: 79.2%
Typical Housing: t . . £3.6% Own
ypical Fousing Typical Housing: 8% et
Single Family; .o
Multiunits Multiunit Rentals
Average Rent: Average Rent:
$890 $1,310
US Average: $990 US Average: $990
Household size and family orientation
Households by Relationship and Household Size, 2010
City of Banks Res. Market Wash. County Portland
Area Metro
In Family Households 91% 84% 82% 7%
Householder 27% 25% 25% 24%
Spouse 21% 20% 20% 18%
Child 38% 32% 31% 28%
Other relative 3% 4% 4% 4%
Nonrelative 3% 3% 3% 3%
In Nonfamily Households 9% 14% 17% 21%
1 & 2 Person Households 46% 54% 58% 62%
3 + Person Households 54% 46% 42% 38%
Tenure
Tenure of Housing Units, 2017
City of Banks Res. Market Wash. County Portland
Area Metro
Owner Occupied Units 74.3% 57.3% 56.1% 54.3%
Renter Occupied Units 21.7% 38.1% 39.2% 40.3%
Vacant Units 4.0% 4.6% 4.7% 5.5%

Source: ESRI

Multifamily Residential Supply

As indicated below, vacancy is steadily decreasing and per typical conditions, rents are increasing due to lack of
supply. Additionally, in order to consider the construction of new product, rents need to exceed the cost of
construction.
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Multifa mily Development, Banks
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Key takeaways:

1 Almost all recent apartment construction has taken place in either Hillsboro or Beaverton (the latter
being outside of the designated residential market area)

1 Of the Banks, North Plains, Cornelisemd Forest Grove area, only Forest Grove has seen new
apartment construction, and these are all buildings under 100 units except the Forestplace Apartments.
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Multifamily Trends: Rents and Vacancy, Banks Market Area
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Multifamily Rent Growth Versus Construction Cost Growth
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Recent Multifamily Residential Development, Banks Residential Market Area

Bldg. Status Year City Bldg. Name Num. | Land DU/ Rent  Notes
Built Units = (AC) | AC PSF
Under 2018 Beaverton | Amberglen on the Park Apts. 352 5.0 70
Construction Forest Cedar Manor Apartments 28 NA
Grove Forestplace Apartments 180 7.3 25 $1.46
Jesse Quinn Apartments 78 0.3 261
Hillsboro Haven Apts. at Orenco 150 NA $1.60 Orenco
Station
Existing 2016 @ Hillsboro | Amberglen West 396 0.8 489 $1.56
Vector Apartments 223 29 1 $1.95 Orenco
2015 Beaverton | Johnson Street Apartments 18 NA $1.40
Hillsboro Heritage Terrace 12 1.0 12
HUB 9 124 20 | 63 $1.98 Orenco
Orchards at Orenco* 57 NA $0.98 Orenco
Rowlock 255 NA $1.85 Orenco
2014 | Beaverton | Baseline Woods 230 15.7 15 $1.45
Hillsboro | 206 Apartments 204 5.3 38 $1.88
4th Main 71 1.2 61 $1.42
Sapphire Apartments 25 1.3 20 $1.35
Tessera 304 NA $1.72 Orenco
2013  Forest Juniper Gardens 46 2.3 20 $0.68
Grove
2012 @ Hillsboro Platform 14 177 2.3 76 $1.76 Orenco
The Jones 193 NA $1.33
Total/ 3,123 $1.52 Allrents
Average $1.62 Market
only

Source: Costar
*Affordable

Key takeaways:
1 Average rents are comparable to other outlying submarkets in the region.

o Eastern Portland Suburbs (Gresham, Ttdale, etc.)seeaverage rens of around$1.43per
square foot.

o New apartments in the Tigard market rent for $1.81 per square foot on average, but half of the
823 units have been constructed in the last 12 months, resulting in a 20 percent vacancy rate.

o New Damascus apartments rent for $1.59 per square foot on averdnya similarly over half of
the 506 units were constructed in the last 12 months, resulting in about a 20 percent vacancy
rate.

1 New marketrate apartments rent, on average, for $0.31 more than average apartments.

1 Vacancy rates are higher than the Portland region in general, although this is likely due to new
construction. Vacancy for the market area across all apartments is five percent, which is typically
considered the state of equilibrium between supply and demé That said, affordable apartment
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buildings see considerably lower vacancy rates at an average of 2.8 to 4.6 percent (market/affordable

to affordable).

Seven of the 20 apartment buildings to be constructed since 2012 are located in the Orenco Station
neighborhood of the City of Hillsboro near the Intel headquarters, a transitiented mixed use

community of 1,800 homes, a town center, office, retail, and entertainment.

Residential Supply

By 2025 Banks igrojected to add approximately 173 new househad, resulting in a totalbopulation of 2,470.

It is anticipated that a Lennar project of 37 units (#1) will locate near the existing southern subdivision, and
approximatelyl?@ units (calculated based ofi7net acres of zoning) a the western edge of thecity (#2). Both

sites are adequately served by city infrastructure and have viable transportation access. Future residential
development may occur on site #3, but access to Banks road must be determined, which likely requires a UGB

adjustment
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Recommended Actions

1 Maintain a strong relationship with the westide residential developer regarding the city plans and
expectations for the Main Street Plaza as it will provide necessary access to the new development.

1 Encouragethe developer to consider aange of housing typeseyond single family residential and
make sure zoning allows for innovative design.

1 Consider deeloping incentive tool kit (VHTC, SDC credit, etc.) within urban renewal to attract
affordable housingdevelopment.

1 Make sure zoning along Main Street permits mufamily zoning.

RETAIL

Retail is an important aspect for a community in that it provides the desired everyday services as well as distinct
amenities that make an area distinct. An adequate quantity and quality of retail is necessary to attract residents,
employers and to suppatrthe tourism tied to Banks.

National/Regional Overview

The retail industry is always in flux. During the26entury, a major shift was from pedestriaoriented main

streets to auto oriented centers and corridors. Today, evenanging consumer preferences and online

shopping are among the major trends affecting retail. The table below summarizes some of thegkewing

and declining retail types. This information is based on research conducted by commercial real estate company
Cushman & Wakefield and reflects changing preferences. Online shopping is having a significant impact on
ocommodi ty r e lingprdducts thi&® eah easily ke ordered @&ntl shipped from Amazon or others

face a challenging environment and must have a competitive advantage against online compefitinnether

that is convenience, experience, customer service, or something else. Comiyoeliailer categories include
electronics, office supplies, and of course video stores.

By contrast, retailers offering a special experience, or dffgrservices that cannot be procured online, have the

potential to thrive. A prime example is dinifpasone r et ai | guru has said, oOoOyou cai
certainly cannot dine with family and friends on the internet. Therefore, food and beverage establishments have
become a larger and larger part of the retail experience, on both main streeteldarger shopping centers.

Anot her growing oOretail é& s e c-scaleprovidersbuehaas ZobmCare (ased8qmal |
Portland) are moving into both main street and retail center locations.
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Growing Declining

1 Retail that offersa special experience T Commodity retail
1 Food! 1 Food: Casual dining, weaker fast food dna
o 0OFast Caswual, o6 i e. Y Mdpriced apparel and
o Food Halls, artisanal markets 1 Dollar Stores
0 Trucks to Bricks 1 Petsupplies
1 Grocery: Ranging from discount, to organic,to { Electronics
small format, and ethnic 1 Office Supplies
1 Medical users, incl. ZoomCare 1 Bookstores
1 Apparel: Fast fashion, offirice, active 1 Toy Stores
sportswear 1 Video stores
1 Sporting clubs 1 Bank Branches
1 Fitness/Health Clubs
1 Marijuana dispensaries
1 Auto repair
1 Convenience stores
1 Car dealerships
1 Home improvement and home furnishings

Source: Cushman & Wakefield, Leland Consulting Group.

New vs. Adaptive Reuse

For retaildevelopment, the choice is typically between new construction or the rehabilitation of existing
structure$i often referred to as adaptive reuse. In places such as Banks, which has low retail rents and few large
vacant parcels, rehabilitation (which can taktee form of re-tenanting, modifications, or adaptive reuse) is likely

to be more common that new construction. Rehab should be expected and can contribute to improved rents

and activity if the rehabs are executed correctly.

Because of the lower cost of feb/adaptive reuse projects, commercial rehab projects are likely to have a high
return on investmentd higher, for example, than new apartment developmery contrasthew retail
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development will be feasible only in certain locations where top of markeits can be achieved, due to higher

costs for demolition and new construction.

Banks Overview
Retail Market Area and Locations
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Source: Costar
1 There are generally very few overall retailers in tBanks market area

1 All new retail development in the region occurring outside market area in Hillsboro, with some small
development in Forest Grove. New development is typically smaller (<50,000 square feet), representing
a shift back to traditional prebig box store developnent types such as storefront retail and restaurants
in downtown cores and along main streets.

1 Trends consistent with retail across the region, state, and nation due to the rise of ecommerce and a
generational shift to placebased experiences over consurmsm.

The following figure shows total current retail leakage and the additional retail demand from projected
household growth over the next 10 years (both in terms of estimated store square footag#éjile sales leakage
is highest in the general merchansk retail category, these retailers tend to be larger tenants with a regienal
based customer catchment area (i.e., customers travel further than usual for spestdie types such as home
improvement stores, wholesale clubdiscount storesgetc.).As sich, these stores are more likely to be centrally
located in the region rather than located in Banks.
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Retail Leakage and 10 year Demand from Household Growth, Retail Market Area

General Merchandise

Other (incl. cinema, office, banks, etc.)
Building Material, Garden Equip
Foodservice and Drinking Places
Clothing and Accessories

Misc. Store Retailers

Furniture and Home Furnishings

Health and Personal Care
Total Leakage Equivalent
Electronics and Appliance Sq. Ft.

Sporting Gds, Hobby, Book, Music 10-yr New Demand from
HH Growth (Sq. Ft.)
Food and Beverage (grocery)

0 20,000 40,000 60,000 80,000

Source: ESRI & Leland Consulting Group

The following figure shows the quaritiat i ve results of Leland Consulting Gro
results of combining the Cit yternogdopuBtoomgrosith rata ¢.8perdentar eads p |
annually), the amount of new retail that will be needed by those houséds, and the amount of retail spending

that can be 0capt Banksdnfongwithdr fadgtors. t he City of

Theanalysis quantifiethree sources of demand for the development of new retail space:

1 Household growth, i.e., from new households moving into the market area

T Leakage recaptur e, i . e., by oOorecapturingé some of t
Banksmarket area are making outside of the market area. This reflects that some of the shopping that
people currently do inForest Grove, Cornelius, North Plains, and Hillsboouledl be recaptured and
take place in the City oBanks Our estimates of recapture rates waby type of retail butcapture rates
are typically upwards of 50 percent of spending acr
gateway to more rural parts of the county.

1 Replacement, reflecting the fact that existing space becomes obsolete dwee. This is a small share of
overall demand.

The retail category ofFoodservice andrinking Placeshasthe highest market demand in Banks. The estimated

19,500 square feet of additional space would likely support up to about 10 new spaces in the next decade. These

are likely to beindependentrestaurants, cafés, bars, etc. rather than national chains beeauso f Or egonds wa
structure (where servers receive a standard minimum wagestips). Furtherstarting a new restaurant costs

around $200,000, so there must be a high return on investment. As such, existing spaces are more likely to be

absorbed before rew development occurs to keep initial costs down. However, once a handful of restaurants,
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cafes, coffee shops, etc. have been successful and construction of the plaza is underway, rents are likely to
increase to a point that warrants new construction.

10-Year Retail Demand by Source

10-year Retail Demand by Source (City of Banks Market Area)

Foodservice and Drinking Places
General Merchandise

Food and Beverage (grocery)

Other (incl. cinema, prof./med. office,

banks, etc.)
Building Material, Garden Equip Household Growth
Clothing and Accessories Leakage Recapture

Replacement
Health and Personal Care

Misc. Store Retailers
Furniture and Home Furnishings

Sporting Gds, Hobby, Book, Music

80,200 s.f. total
Electronics and Appliance

0 5,000 10,000 15,000 20,000 25,000
est. square feet

Recapture 10yr New Total New 10 Estmated
able Existing = Demand from  yr Demand Number of
Leakage £q. HH Growth (%9. ft) New Stores
ft.) (sq. ft)

Foodservice and Drinking Places 13,560 5,851 19,500 4to0 10
General Merchandise 5,681 11,095 17,000 Oto1l
Food and Beverage (grocery) 2,377 6,876 9,500 lto2
Building Material, Garden Equip 3,894 4,299 8,000 Oto 2
Other (incl. cinema, office, banks, etc.) 2,197 5,945 8,000 lto2
Clothing andAccessories 1,667 3,255 5,000 Oto 2
Health and Personal Care 2,114 2,580 4,500 Oto 2
Misc. Store Retailers 1,541 3,010 4,500 lto2
Furniture and Home Furnishings 1,071 2,538 3,500 Oto 1
Sporting Gods, Hobby, Book, Music 707 2,501 3,000 lto2
Electronics and Appliance 912 1,859 3,000 Oto1l

Source: ESRI and Leland Consulting Group
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Real Estate Overview

As indicated below, vacancy is steadily decreasing and per typical conditions, rents are increasing due to lack of
supply. Additionallyto consider the construction of new product, rents need to exceed the cost of

construction. Per the following informationcontrary to conditions for multifamily andindustrial the current

rent growth for retail does notexceed the cosgrowth for new constuction for the use. This trend suggests

that new retail will not be constructed in Banks, especially since it is such a small market. The new retdiatses
are in demandwill locate in renovated space.

Retail Rent and Vacancy, Outlying Washington County
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Recommended Actions
1 Within the mixeduse zone, @ not require new or ground floor retail with new construction. Allow for
it, but do notrequireit. 1 n order to appropriately oOactivated the
elements.

1 Meet with building owners to atively encourage storefront improvement grants to improve existing
storefronts.

1 Determine if brownfield grants are available thrgh Metro or Washington County to assist with clean
up any vacant buildings and encourage fase

1 Define types of uses and character with delineated districts (i.e. bike tourism in downtcahat
retailers understand where they should invest and why.

T Create a defined o0foodie districto at the north end

91 Identify building owners that have vacant space and work with them to actively market to restaurant
tenants.

1 Create an incentive program for restaurants.

TOURISM

Oregon ranked 11th out ofla50 states for U.S. leisure traveler interest, with 13% of travelers interested in
visiting, up from 6% in 2010Banks is particularly well positioned to benefit from this interest due to its fortunate
location at the crossroads of significant bike trigs and wineries. While there i®0 immediate demand for hotels
right now, it is very important the city remain focused on supporting all development of the regional assets as
well as making the city itself ready to accept the demand that is anticipate@pproximately 10 years. (See
AttachmentD for details).

National /Regional Overview

The United Statesiotel marketgrew for the seventh consecutive year in 2017, and exceeded performance
expectations, reaching record occupancy percentage levels and averegpm rate. The increase in tourism is
largely driven by theMillennial generationwhichhas now surpassed both the GeX and Baby Boomer
generations in numbers of business and recreation trav:
and gererally prefer hotels that incorporate unique design, local touches and inviting public spaces over
opulent lobbies and large guest roomg:urthermore, with this new demographic driving tourism demandjst

less important to be located next to freeway egjtor major intersections and far more important to be within
walking distance of a variety of interesting food choices and other attractions and activities. Smartphones lead
travelers with turaby-turn directions to hotels, and so being visible from theeeway is no longer as important,
customers often prefer downtown locations with walkable points of interest.

Market Trends

Culinary and Agritourism has grown in popularity in recent years, largely due to societal shifts in values, such as
environmental concerns, a greater focus on health and sourcing, and a desire for experidrased activities.
Consumer awareness of organics, GMOs, and sourcing have also contributed to the rising popularity of
agritourism and culinarybased tourism. Agriburism is defined most broadly as any agriculturally based

operation that brings visitors to a farm or ranch, and might include:

www.lelandconsulting.com Banks ED RoadmapCompetitive Analysis4l



Outdoor recreation (fishing, hunting, wildlife viewing and photography, horseback riding, camping),
Educational experiences (iversity partnerships, cannery tours, cooking classes, or wine tasting/tours),

Entertainment (harvest festivals or barn dances),

= =2 =4 =4

Hospitality services (farm stays, guided tours or outfitter services), and
1 On-farm direct sales (tpick operations orroadside stands).

According to Travel Oregon:

1 60% of American leisure travelers are interested in taking a trip to engage in culinary activities within
the next 12 months (according to TIA of America)

1 Nationally, nearly onethird of travelers specificatlpick vacation destinations based on food and drink
related activities.

1 In Oregon, more than half (55%) of visitors during 2008 to 2010 participated in at least one culinary
activities, significantly higher than the national average of 17% two yearsezarl

Visitor Characteristics

According to Travel Oregon, the average traveler is seeking authenticity, variety, stories and connection, and
active learning. Agritourism typically attracts more day trippers, most of which are highly educated, have
moderate incomes, and in families. Culinary tourism typically attracts users with higher than average income and
education between the ages of 35 and 64.

Economic Potential

Washington Countyds vast agricul t ur aleataealdofafrbourems.t | ands
Banksd centr al | ocation as the o0gatewaydé to Oregonds w
to partner with local agricultural and outdoor enterprises. Connecting a local farming operation and its products

to a tourism operation or related retail outlet also helps to create a profitable experierloean Oregon Bounty

study titled oVisitor Behavior and Attitudes Related t
Oregon tourists bought locafood products, and twaothirds bought such products to take home, spending an

average of $142.

Understanding the culinary and agritourism market can help can meet growing demands for culinary and
agritourism through experience and goodbased products, sah as breweries, wineries, special events and
festivals, and specialty products.
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Banks Overview
Regional Tourism Planning Map
VERNONIA
ST HELENS

NORTH

HILLSBORG
CORNELI! ]

EAVERTON
@ R

Banks - Vernonia Trail
w========== Council Creek Trail (Proposed)
Crown - Zellerbach Trail
Salmonberry Trail (Proposed) <
Sip 47 o
Trees to Seas Scenic Byway (Proposed)
Tualatin Valley Scenic Bikeway
Vineyard and Valley Scenic Tour Route
Yamhelas Westsider Trail (Proposed)

The primary draw to Banks from a tourism | gxisting Trails Planned/Proposed Trails
perspective is the regional trails. Banks is @ BanksVernonia Trail Council Creek Trail

central destinationwhich currently serves as| crown-Zellerbach Trail Salmonberry Trail

the connection between the Banks Sip 47 Trees to Seas Scenic Byway

Vernonia Trail and Tualatin Valley Scenic = Tualatin Valley Scenic Bikewe Yamhelas Westsider Trail
Bikeway. There are two regional proposed | Vineyard and Valley Scenic
trailswhich will intersect Banks once built. | Tour Route

Banks Vernonia Trail

The 2imileBanksVer noni a Tr ai-tb-t raitsdé 6§tase pamkl sBn Oregon.

in Banks, but the trail can be accessed at any of six points along thé. {fdie Banks trailhead is the closest to
the Portland Metro, about 26 miles east.

Annual dayuse attendance of the trail is over 37,006sers generating significant revenue through direct and
indirect expenditure In 2015, Oregon State University condedta study of spending and economic activity
from recreati on ahowrbelayvpAhapproxiBately b2 toB28 per person per trip (local
and non-local day users, respectively), the trail is estimated to generate between $900,000 andriigh in
local spendingannually.
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Average Spending of Trail Users at Oregon State Parks, Dollars ($) per Party per Trip

Spending Categories Non-Local = Non-Local Local Day Local Non-
Day User Overnight User Overnight Primary
User User Purpose
Lodging $0.00 $34.36 $0.00 $13.82 $41.90
Camping $0.00 $44.75 $0.00 $28.26 $22.60
Restaurant $14.88 $31.35 $6.17 $12.03 $31.96
Groceries $2.87 $45.70 $3.74 $43.97 $22.00
Gasoline $15.61 $45.00 $8.85 $32.53 $32.78
Entry Fees $3.79 $8.90 $3.53 $11.71 $5.85
Recreation & Entertainment $0.05 $1.63 $0.33 $8.38 $2.56
Souvenirs & Other Exp. $1.14 $7.66 $1.50 $4.91 $11.91
Total $38.34 $219.35 $24.12 $155.61 $171.56

Source: Oregon State University,ReOrn&datioGpeatdi Qe aomnd Ficatne mp :

Stub Stewart State Park

Stub Stewart State Park is approximately 1.6#¢3es and located about 10 miles along the Banernonia Trail

from the Banks trailhead. Activities on offer include camping, hiking, picnickitagse riding biking, and wildlife

viewing and photography.The wide range of activities and msite amenitiesattract almost 63,000 annual

overnight users and 347,000 annual day usePse r Or egon State Universityds spend
report (shown below), this equates to annuapendingof between $11 mibn and $11.7 million for day users

and between $10.7 million and $13 million for overnight users.

Average Spending of Visitors to Oregon State Parks , Dollars ($) per Party per Trip

Spending Categories Non-Local = Non-Local @ Local Day Local Non-
Day User Overnight User Overnight Primary
User User Purpose
Lodging $0.00 $13.95 $0.00 $11.26 $13.25
Camping $0.00 $62.16 $0.00 $47.73 $42.46
Restaurant $10.49 $16.80 $8.14 $11.79 $34.80
Groceries $4.84 $56.31 $5.82 $55.67 $41.33
Gasoline $12.67 $41.22 $12.49 $27.55 $50.11
Entry Fees $5.34 $13.32 $4.27 $8.79 $7.06
Recreation & Entertainment $0.36 $2.41 $0.65 $4.85 $6.32
Souvenirs & Other Exp. $0.06 $2.37 $0.34 $4.01 $13.79
Total $33.76 $208.54 $31.71 $171.65 $209.12

Source: Oregon Statdni ver sity, 2015, 0o0Spending and Economic Activity f

Whil e Oregon State Universityds report shows the reven:
does not indicate thelocations in which this expenditure is occurring.2014s t udy t i tl ed t he OEcon
Significance of Cycling on Oregon Scenic Bikewafggused on the economic impact of cyclists (as opposed to

all users).

There were 12,200 total bicycle rides the Tualdin Valley Scenic Bikewgyhich includes the Bank¥ernonia
Trail)in 2014, including 2,600 overnight trips. This is second only to the Willamette Valley Scenic Bikeway in
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terms of total rides, and first in terms of day rides with orguarter of all day ides in the state on scenic
bikeways.

Despite the high usage numbershe results of the study suggest that most t¢iie users (and theassociated
revenusd is bypassing Banks. According to the report, orqpiarter of day users to the Tualatin Valley Scenic
Bikeway stayed or visited Banks, and only four percent of overnight users.

Economic analysis indicates that travelers spend an average of $104 per day along Scenic Byways, which directly
benefits rural businesses and workforces. (Source: Tr@relgon).

Based on information from Oregon State University research, it is anticipated that local users spend the
following amountannually If a capture rateof 50% is assumed for the City of Banks, as it is the only other major
city at the two trail head and near the State Parldpproximately onethird of this spend is on restaurant uses.

Attraction Low Spend High Spend
Stub Stewar{local day trip) $11 million $11.7 million
Stub Stewartgvernighttrip) $10.7 million $13 million
BanksVernonia Trip (local day trip) $900,000 $1.4 million
Total $22.6 million $26.1 million
Banks Total $11.3 million $13 million

Real Estate Overview
The closest hotels to Banks are each in Forest Grove, approximately 7 miles away:

1 The GrandLodge, operated by McMenaminsopened in 2000 and has 90 rooms, includingpth
traditional suites and European style accommodations with shared bathrooms.

1 Americas Best Value Inopened in 1994 and has 40 econormgcale rooms.

1 Best Western University Inn and Suitegened in 1999 and has 54 midscale rooms.

I Forest Grove Inopened in 1990 and has 20 economgcale rooms.

The hotel inventory closest to Banks is geared toward a budgetsitive customer with economy and midscale

options. The Grand Lodge, is a unique lodging experience and while it is an affordable option for budget

sensitive travelers, it also has a broader appeal to fans and followers ofMledlenaminsbrand and for

adventurous travelers who seek out unique experiences a
Grand Lodge recently remodeled, increasing the number of rooms with private bathrooms.

The closest hotels to Banks do not include any options above midsc# the catchment area is widened by
three miles, uppermidscale and upscale options like the Larkspur Landing, The Holiday Inn Express and the
Residence Inn enter the picture. These properties are geared toward business travelers frequenting Intel and
tech business in Hillsboro.

To accurately measure the performance of the market, Embarcadero Consulting commissioned a report by
Smith Travel Research that provided rates and occupanci

Embarcadero Consulting selectedthefolloi ng f our hotels for our O0comp setd c
availability via Smith Travel Research statistics ( man
with sufficient numbers of years to look at 5 years of report, and to mosisgly match their estimation of the

range of lodging choices desired by current Banks demand generators:
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The Best Western University Inn & Suites in Forest Grove
The Grand Lodge in Forest Grove

The Comfort Inn near the Hillsboro Airport, and

The Larksputanding near the Ronler Acres Intel Campus

=A =4 4 =4

The report provided the combined average guestroom rates and occupancies for the last 4 years:

Occupancy Average Revenue
Perentage S Rate per Room

2014 58.2 $100.98  $58.76
2015 64.9 $108.20 $70.27
2016 66.5 $113.19  $75.27
2017 60.4 $113.96  $68.87

The 10% drop in occupancy between 2016 and 2017 is notable and indicates:

1) That a significant number of customers ofiése properties closest to Banks have become customers of
the newer properties further northeast in Hillsboro; and,

2) There is a significant oversupply of rooms in the western portion of Washington County.

3) These four hotels were able to absorb the additiorfo 271 rooms in 2014, but not
and 617; and they are particularly not well positio
well as the 300 rooms in various stages of development.

In sum, Hillsboro has seen a flurry of hotel ddepment, including: The Embassy Suites and Hampton Inns,
totaling 271 guestrooms opened in 2014; a Residence Inn, Holiday Inn and Aloft opened in 2016 and 2017,
totaling 393 guestrooms; a Staybridge Inn and suites under construction. This representga iacrease in

supply, in a short period of time. Western Hillsboro has been significantly overbuilt, decreasing regional demand
for rooms. Additionally, he economy is booming, unemployment is low, and many skilled construction workers
left the trades duing the great recession. Therefore, hotel construction is both more expensive and takes longer
than in normal circumstances due to an undersupply of subcontractors. Some prospective projects have seen 10
-20% yearon-year increases in development costs.

Because of the oversupply of the regional market and high costs of construction, a hotel in Banks is not viable a
this time. However, given the exceptional quality of the tourism assets and the demographic treBasks is

well positioned in the next :A5years, to attract the development of a nice, limited service hotel, or a cross
between a hotel and a vacation rental. The ideal product would ba upper midscaleto upscale 20-35 room
vacation rentalAirbnb facilityto take advantage of maximum stakehders including wine and cyclists, who

prefer authentic, boutique local experienceA downtown location, walkable to restaurants and shopsigghly
preferred.

Recommended Actions

1 Encourage formation of & a r nmearkét 8ed to nearby farms and winerie® promote the brand of
Banks. The market should ideally be organized and managed by the vendors so that it remains
sustainable without depending on city resources.

1 Support all efforts to improve regional bike trail systerand encourage small business development of
bike related retail and services.
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1 Adopt a Transient Occupancy Tax for all overnight lodging options, and registration and minimal
regulation for private lodgings including Airbnb and others.

1 Identifyand, if possible, acquire a suitable site for a hotel along Main Street.

1 Develop opportunities for incentives to the hotel development team, these could include: temporary
Transient Occupancy Tax Rebates, and reductions in permitting costs, which provide signifitdata
development, but do not rely on monies from local taxpayers.

1 Develop a clear and straightforward entitlement process.
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SITE DEVELOPMENT

With the City and Scott Edwards Architects (SEA), LCG identified the area surrounding the BanksHiyiagday
47-Main Street intersection as the area to be explored for potential site redevelopment, for several reasons.

I't i s a key 0 guwrgeiawcanard bityole to Bahks. # iacludes some the oldest structures on

Main Street, where many retailers and restaurants are already located and there is potential for more. And it is a
key location where the City can build on its most distinctivautist offeringi the BanksVernonia Trailhead, and,

in the future, the trailhead for the planned 8&nile Salmonberry Trail.

As a part of this work, SEA prepared renderings of the potential intersection redesign and adjacent properties,

as shown below. Asf mid-2019, Washington County and its stakeholders are continuing to evaluate several

different potential future intersection improvements. A roundabout appears to be the preferred alternative, but

an intersection is also possible. In the absence of fided si gns, SEA based its drawings
published roundabout designs to date.
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SEAds concept designs for one of the sites (northwest ¢
The designs follow theeCpltgdsaedi sonnggcompgeehegsl ati ot
aspirations for attractive, historic architecture on and near Main Street.

SQUARE FOOTAGE:

TOTAL GROSS: 8,586 SF
GROSS RETAIL: 4,293 SF
GROSS RESIDENTIAL: 4,293 SF

FEATURES:

-PUBLIC PLAZA

-MULTIPLE RETAIL TENANT SPACES WITH HOUSING ABOVE
-OPPORTUNITY TO PRESERVE AND HIGHLIGHT EXISTING
HOUSE

-AMPLE PARKING

SEA reviewed historic design precedents from around the State, shown below. These buildings provide
inspiration for wha future, new buildings, could look like.
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The image below shows how the future gateway intersection and adjacent structures could look to motorists

entering Banks from the North (Highway 47). At left is a flexible structure that could be built at theeSif

Oregonés trailhead site; this could provide cover for
seating, bathrooms and other practical amenities, and could host food carts or trucks on a seasonal or

permanent basis.

:
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Pro Forma Financial Analysis

In order to evaluate the financial feasibility of property development/redevelopment adjacent to a redesigned

intersection, LCG prepared pro forma financial analystmwing the estimated costs, revenues, and rates of
return,usingseve al al ternative assumptions. This section descr

The financial anal ysi s b efdtheste area, flobr area obrdselentalando ment pr o g |
commercial development, parking, and other metrics that quantify the profj under consideration. This
development program is showrbelowandi s based on SEAds concept drawings f

gateway intersection. One difference between LCGGO6s dev:
thatfi in order to keep the analysis as simple as possiblare did not consider the singl€amily home shown at

the I eft of SEAG6s drawing. We -usablidingeval uated the new, |
Current Property Size (SF) 15,000

Future Development Program
New Building (SEA Program)

Retail/lCommercial SF 4,300
Residential SF 4,300
Total SF 8,600
Residential Efficiency 85%
Gross Leasable Area (GLA) - Res. 3,655
Average Area / Unit 5 units 730
Parking
Retail/lCommercial 10 spaces
Residential 5 spaces
Total Spaces 15 spaces
Parking Area (SF) 5,250
Plaza with Public Art (SF) 5,000
Frontage Imp./Sidewalks (LF) 100

Development Alternatives

LCGO6s four devel opment @&hedeespresant changesto assumptiend abautnkeyb e | o w.
financial inputs and the application of public incentives to encourage the project. However, in all four

alternatives, most key aspects of the developmesrogramfi for example, the amount of commercial,

residential, and parking spa¢e do not change. The differences between the development alternatives are

described below the figure.

1 2 3 4

Baseline Rent Premium Rent Premium Rent Premium

10% Premium of 25% BOLI Max BOLI Max
Public Support Public Support
No Plaza No Plaza

Tax Abatement
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Alternative 1. This alternative begins with estimated averagearket rent for retail and residential projects in

the City of Banksand thenadds 10%to these rents in order toaccount for atnew project premiuntii the

additional amount that the developer/owner of a new mixedse project could charge, above the market
average. The amount of rent the developer can charge for commercial and residential space is one of the most
important inputs to their financial angbis. This is their source of revenue, which, when compared with cost,
determined return on investment. LCG believes that a 10% premium for this new project is reasonable.

Alternative 2. In this scenario, we apply a 25% rent premiut/hileit isalso pos#ble that a unique new project

would outperform the market to this degreeit is an aggressiveassumption and many lenders will prefer to

l oan on the basis of the Alternative 1 assumption. Put
projects in elatively close proximity) that are earning this kind of reténants may have less expensive and

equally compelling options.

In addition, it is arguable that a rent premium of this magnitude is justifiable for new, uniquely located
commercial space, buhot for the residential units. This is a busy location, it is untested for new multifamily
units,and it is not a more mature downtown mixe€use/residential community like downtown Hillsboro.

Alternative 3. In this scenario, we use the same rent premiuas Alternative 2.

We also assume that the City and/or other public agency partners invest $749,000 in the project. This

invest ment may be in the form of a | and purchase and r
preparation, demolition, and gading; construction of necessary infrastructure (e.g., frontage improvements,
pl aza, par ki ng, other); or direct i nv exxpdnsivediseconpnicor e x a mj

improvement, such as higher quality facades, an elevator, or ajhe

We assume a $749,000 investment because, according to
(BOLI), any project that receivem investmento f O publoif c $7650d OO0 or more is defir
work, éd and t he -ebaiinglwdge ratesnhaicenstrugi i gnd fpllow other aspects of prevailing

wage rate (PWR) law. PWR increases the cost of construction signifi€aatyne estimatea 20% increas@ and

also increases red tape and compliance. Therefore, most private develspenid public wage rate projects,

and the BOLI threshold is an important one to considékdditional details can be found here:
https://www.oregon.gov/boli/WHD/PWR/pages/w_pwr_pwkbaspx

The City should know that sompublic incentives may notbecounted s opubl i ¢c fundsdé and t hu
tot al public investment can exceed $750, 000. For exampl
charges (technically thisustal y means that a Cityds urban renewal agen

such as transportation and parks) is not counted as an investment of public fusdel under certain conditions,

when a city writes down (reduces) the sale price of a propettyat is not considered an investment of public

funds. BOLI 6s application of PWR | aws, however, appear
significant risk to developers and projects that a project will be required to pay PWR even if theipubl

investment does not appear to exceed the maximum.

I n Alternative 3, we also remove the public plaza with
sheet. This could be built by the city, or not be built at all.

Alternative 4. This sceario uses the same assumptions as Alternative 3 regarding rent, public investment, and
public plaza.
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In addition, we assume thathe City has adopted the Vertical Housing tax exemption prograand applied it to
the subject whichwould reduce the project8property taxes fora period of 10 yearsDetails can be found here:
https://www.oregon.gov/ohcs/Pages/multifamihousing finance verticat housing.aspx

Development Costs

The estimated costs of development for the subject project are shown below. The costs vary depending on the
alternative, since as described above, some alternatives assume public investments and the elimination of the
plaza.Cells are coloed green where one alternative differs from the previous alternative. The cost categories
are land (acquisition), demolition and site preparation, and hard (construction) cost, soft costs (professional
services, fees, other). We do not use a cost contimgg here, though a contingency of 5 to 15% is often used.
LCG bases its hard cost estimate on the RS Means construction cost database, and recent projects in the
Portland region that we have been involved in.

Development Assumptions Inputs Altermative
1 2 3 4
Baseline Rent Premium Rent Premium Rent Premium
of 25% BOLI Max BOLI Max
Public Support Public Support
No Plaza No Plaza
Development Costs Tax Abatement
Land (Acquisition) Cost
Building(s) and Land $30 PSF $450,000 $450,000 $450,000 $450,000
Demolition and Site Prep $3 PSF $45,000 $45,000 $45,000 $45,000
Hard Cost of Construction
New Building
Retail/Commercial incl./Tls $220 PSF $946,000 $946,000 $946,000 $946,000
Residential $170 PSF $731,000 $731,000 $731,000 $731,000
Total $1,677,000 $1,677,000 $1,677,000 $1,677,000
Parking $5 PSF $26,250 $26,250 $26,250 $26,250
Plaza with Public Art $25 PSF $125,000 $125,000 $0 $0
Frontage Imp./Sidewalks (LF) $45 PSF $4,500 $4,500 $4,500 $4,500
Subtotal $1,832,750 $1,832,750 $1,707,750 $1,707,750
Soft Costs
Permits, Fees, & Entitlement (e.g., SDCs)
Architectural & Engineering
Other Professional Fees (e.g. Legal, Marketing)
Development Fees & Admin
Insurance
Construction Loan Interest
Subtotal 30% $550,000 $550,000 $510,000 $510,000
Cost Contingency 0%
Public Investment $0 $0 $749,000 $759,162
Total Project Cost $2,877,750 $2,877,750 $1,963,750 $1,953,588
Total Development Cost PSF GBA $335 $335 $228 $227
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Operating Revenue and Expenses
The operating revenue and expenses for the subject project are shown beldgain, variations between the

alternatives is shown by green cells; some alternatives assume a higher rent premium. Baseline rents (no
premium) arebased on CoStar data showing the average rent of retail and residential properties in Banks.

Development Assumptions Inputs Altemative
1 2 3 4
Baseline Rent Premium Rent Premium Rent Premium
of 25% BOLI Max BOLI Max
Public Support Public Support
No Plaza No Plaza
Tax Abatement
Operating Revenue and Expenses
Retail/Commercial - NNN Rent
Banks Average PSF $17.50 $17.50 $17.50 $17.50
Premium for New Mixed-Use 10% 25% 25% 25%
New Mixed-Use PSF $19.25 $21.88 $21.88 $21.88
Gross Potential Income - Retail $82,775 $94,063 $94,063 $94,063
Operating Expenses
Vacancy 5.0% ($4,139) ($4,703) ($4,703) ($4,703)
Net Operating Income - Retail $78,636 $89,359 $89,359 $89,359
Residential
Banks Average PSF $1.27 $1.27 §$1.27 §$1.27
Banks Average / Unit $927 $927 $927 $927
Premium for New Mixed-Use 10% 25% 25% 25%
New Mixed-Use PSF $1.40 $1.59 $1.59 $1.59
Gross Potential Income - Res. $61,272 $69,628 $69,628 $69,628
Operating Expenses 30% ($18,382) ($20,888) ($20,888) ($20,888)
Vacancy 5.0% ($3,064) ($3,481) ($3,481) ($3,481)
Net Operating Income - Res. $39,827 $45,258 $45,258 $45,258
Net Operating Income - Total $118,463 $134,617 $134,617 $134,617
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Return on Investment
Return on investment for the subject project is shown below. We assign a value to the different project

alternatives by startingwith he pr oject ds net operating income (NOI, wh

expenses andvacangyandd i vi ding by the devel operds target rate of

The target return rate is 125% of the local (Banks/Western Washington County) capitalization ragedts). A

cap rate represents the rate of return at which real estdiayersare purchasing local real estate that is built and
occupied. We add a 25% developerods premium to the cap |
estate developerare taking on during planning, financing, construction, and leaap of projects. The target

rate of return for this project is 7.75%.

This results in the developerds maximum investment (or
devel operds maximum investment, we view it as profitabl
the devel oper 6 s t,ieoxld beuale engineezesl orichamged in order to make it feasible. If

the project cost is significantly greater than the dev:

infeasible. The return on cost analysis is another way to look at the sammbers; a ROC of less than 7.75% is
less than the target return.
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Conclusion. This analysis indicates that the project is not feasible under any of the alternatives, although the
funding gap is much smaller in Alternatives 3 and 4 ($226,000 and $21®)@0an in 1 and 2 ($1.3 and $1.1
million). This reflects the value of the rent premium and incentives described above, and the fact that the
incentives do have the potential to move the needle and generate developer interest in a project that would not

otherwise be of interest.

This means that LCG does not believe that a typical developer would undertake the envisioned development,
even if a series of relatively optimistic assumptions (e.g., 25% rent premiums) and public investments were

applied.
Development Assumptions Inputs Alternative
1 2 3 4
Baseline Rent Premium Rent Premium Rent Premium
of 25% BOLI Max BOLI Max
Public Support Public Support
No Plaza No Plaza
Tax Abatement
Project Value
Net Operating Income - Total $118,463 $134.617 $134617 $134,617
Cap Rate 6.50% 6.50% 6.50% 6.50%
Developer’s Target Return Rate 1.25% 7.75% 7.75% 7.75% 7.75%
Developer's Maximum Investment $1,528,559 $1,736,999 $1,736,999 $1,736,999
Return on Investment
Total Project Cost $2,877,750 $2,877,750 $1,963,750 $1,953,588
Developer's Maximum Investment $1,528,559 $1,736,999 $1,736,999 $1,736,999
Profit or Loss ($1,349,191) ($1,140,751) ($226,751) ($216,590)
Return on Cost
Project Cost $2,877,750 $2,877,750 $1,963,750 $1,953,588
NOI $118,463 $134,617 $134,617 $134,617
Return on Cost 4.1% 4.7% 6.9% 6.9%

Thissaid, atypical developers do exist. These may include individuals who are local and/or only partially
financially motivated, who are willing to accept lower rates of return, who already own land in the subject are
and are willing to contribute it at belowmarket value, etc. As a starting point, however, it is very useful to

understand the perspective and calculations that informs the typical developer.

Another incentive that could be offered by the City would be waiving System Development Charges (SDCs).

Practically speaking, these are usually paid by an Urban Renewal Agency or other City fund, to the

Transportation, Parks, and utility funds that are the intended recipients of S[30gt is usually a fund transfer
rather than a waiver. LCG does not belie this would fully close the gap on the above projects. The City is
currently looking at reworking its SDC charges and current charges are not know. However, even assuming a
waiver of $20,000 per unit for each of the five units in the project, this woualdse less than half the gap shown

above.

Development Challenges

One may wonder why such development does not currently pencil in this locafioafter all, we do see this type

of building elsewhere in the Portland metro region.

One reason is that Banksds a weak multifamily housing market, when compared to other parts of the Portland
region. The table below shows the 25 submarkets that CoStar defines within the Portland regents in
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0Outlying

Wa s, hdi nt ght-eoresBsaBmoldseigreynear thebottomf 22 out of 25 submarkets All

other things equal, developers are more likely to try to build their projects in one of the 21 submarkets with
higher rent, since construction costs are about the same regionwide. Developers chase pgyting tenants aa
at the moment there is not strong evidence (via comparable developments and rents) that these tenants are in

Banks.

While land values (acquisition prices) do vary in the region, this location will have relatively high land acquisition
prices, since eithethe City or developer must acquire an existing, occupied commercial property rather than
undeveloped greenfield land.

Asking Rents

Submarket Per Unit Per SF Rank  Yr. Growth
Aloha $1.371 $1.55 1 4.3%
Beaverton $1.303 $1.52 13 5.6%
Central Northeast $1.167 $1.51 14 25%
Clackamas County $1.222 $1.36 21 27%
Clark County $1.185 $1.39 18 3.3%
Columbia County $1.05¢0 $1.41 16 3.5%
Damascus $1.331 $1.50 15 4.0%
Downtown Portland $1.836 $2.50 1 1.4%
East Portland $1.078 $1.20 23 24%
Hillsboro $1.406 $1.62 8 3.7%
Lake Oswego $1.573 $1.71 8 5.1%
North Portland $1.330 $1.77 5 0.3%
Northeast Portland $1.486 $2.13 3 2.5%
Northwest Portland $1.450 $2.30 2 1.3%
Oregon City $1.280 $1.37 19 4.0%
Outlying Washington Cou... | $1,075 $1.35 22 2.6%
Sherwood/Tualatin $1.375 $1.54 12 46%
Skamania County $1.155 - - -
Southeast Portland $1.301 $1.69 1.4%
Southwest Portland $1.507 $1.87 1.2%
Tigard $1.326 $1.56 10 3.8%
Troutdale/Gresham $1.217 $1.38 20 3.5%
Vancouver $1.201 $1.40 17 3.8%
Wilsonville $1.4682 $1.56 ") 2.1%
Yamhill County $1.022 $1.20 24 26%

The tale of retail rents is relatively similar. In the map below, red boxes with bold black outlines show retail
projects that havebeen built since 2011; red boxes with dotted black outlines indicate proposed (new) projects.
The larger the box, the larger the project. No pof2011 retail has been built in the Banks retail market area. The
new retail has been built in areas with bigg@opulation and employment bases, closer to the center of the

metro region.
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Comparable Main Streets and Downtowns

LCG reviewed the main street areas of several other comparable cities in order to learn development lessons
that may be applicable to Banks. The first@arlton,
Oregon, located about 26 miles south of Banks on
Highway 47 and pictured at right.Some notes are:

1 The population of both cities is about 2,000.

9 Carlton is just over an hour drive from central
Portland, while Banks is only about a 3fiinute
drive. Therefore, it should be easier for most
tourists to get to Banks than Carltorthough
Carlton doesnot seem to have a significant
regional tourism presence, its identity, and
particularly the identity of Main Street, have a
strong association with wine production.

T The heart of Carltonos
longfi about two blocks. This provideenough
distance for a walk that could take 5 minutes or an
hour, depending on how many stops visitors make.
It is also condensed enough that it can easily be
explored on foot; it is not dispersed or spread out.
It is very easy to identify where thmain stores and
attractions are.

«
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1 Many tenants offer food and beverages; most
appear oriented towards tourists, although they
may appeal to locals as well. Tenants include the
following: Restaurant: Comfort Food, outdoor
seating Bakery Coffee Shop Winery/Wine Tasting
Restaurant/Wine Ba dGourmet nibbles Goffee
shop; RestaurarttDeli; Brewery/Restaurant
Winery/Wine Tastingand Winery/Wine Tasting
There is also a City Park.

T There are no Onewo6 bui |z
last 10 years. All of the above tenants occupy spac
in older buildings; some buildings are historigll of
the space has been provided v\Whlesonedualgngdarenutstewused of ¢
and mixeduse, these all date from the early 0century.

1 Main Street is part of Highway 47 ,nal this may provide some models for how other cities have worked with
ODOT to build mainstreetappropriate pedestrian facilities on a route that also carries significant amounts
of auto and freight traffic.

9 Carlton Crush Harvest Festival appearstobeth ci t yds bi ggest festival and bri
Street Carlton to celebrate the wine harvest in the fall. Most great main streets have at least one memorable
festival/event.
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Another city with a comparable main P
street is Baseline Drive iRarkdale,
Oregon, pictured at right.Parkdale is
86 miles from Portland and is located
in the Hood River Valley in the midst of
farms orchards,and vineyards, with
views of Mount Hood.
population is 311, considerably smaller
than Banks. The heart of Baseline Drive
is about 700 feet long. This is about
the distance from the Banks Road
Main Street Intersection to Banks City
Hall andis areasonably concentrated
core of commercial businesses and
activities.Some notes are:

1 There is a broader diversity of
commercial tenants. Some are
clearly focused towards nearby
residents (e.g., hardware store and
grocery store), while others are
more focused towards a tourist
market (e.g., brewery,
cider/winery, café, BBQ restaurant,
museum). These touristriented
businesses, however, can provide great amenities for locals. There is also a gas station and park.

1T There is no O0newo0 c diemeshave been adcemmodaeptmaightadaptieelreuse
of older structures.

1T Several businesses do an exceptional job of providineg

the Hood River Valley amidst natural scenery and farmland. One ofsthés Solera Brewery, whose

backyard opens up to views of orchards and Mount Hood. This creates a unique and memorable attraction,

one that cannot be replicated in any other town and which should have letgrm drawing power. The

main street can be a jumpig-off point to other destinations that are unique to this area, such aspick

apple and pear orchards and the O0Fruit Loop.6 This
and surrounding area.

www.lelandconsulting.com Banks ED RoadmapCompetitive Analysis60



Beaverton, Oregon Grant Programs
The Cityof Beaverton, Oregon has recently
reinvested in a series of buildingmprovement
grant programs. While it has offered some of
these programs for many years, within the last
few years, the City has increased its efforts to
let private building owners knovabout them,
ensure that they have staff who can oversee
and serve as technical resources for the grants,
and ensure it has grant funding when building
owners apply.

Such predevelopment, facade, and tenant
improvement programs are not unique to
Beaverton.Many other cities in Oregon have
such programs. However, Beaverton has
realized numerous noteworthy successes via
these programs in the last few years and
therefore offers one model that Banks could
emulate.

According to Beaverton, 19 nevestaurants

haveopenedinor near the Cityds historic core
2018 and early 2019n part due to the grant

programs. Two buildings that received grants

are shown at right: I chabodds (obeforedé and
coafterdé images at top; and Ex Novo Brewery, at
bottom). | ¢ hatnghlldinesswas an exi s

that saw its sales triple during the summer and

double yearover-year after citysupported

improvements were made. The front facade

was made much more inviting by adding new

doors, windows, and signage; repainting, and

adding an outdoor landsaped seating area.

The space now occupied by Ex Novo Brewery was a mattress stoeated on SW Watson Avenue at one of

the key entry points to Beavertonfds Ol d Town. There wa:
onto exterior windows. After interior and exterior renovations, a popular regional brewery filled the corner

space. Ex Novo and other tenants pay rents that are significantly higher than those paid by the previous tenants,
generating a strong return on investment for the bdiing owners. Other new professionaervice office tenants
have rented other space in the building at higher rents, in part because the building now has a hip, fresh

identity.
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