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August 24, 2023 
 
 
Kirk Johnson, Finance Director 
City of Ridgefield 
230 Pioneer Street, P.O. Box 608 
Ridgefield, WA 98642 
 

Dear Mr. Johnson: 

This letter confirms the Office of the State Treasurer’s (“OST”) receipt and review of the City of Ridgefield’s 
(the “City”) tax increment financing (“TIF”) project analysis provided on June 1, 2023 (“Project Analysis”). 
OST and Montague DeRose and Associates, the state’s municipal advisor, have reviewed the provided 
material. Based on our review, which is detailed in the sections to follow, we believe the City’s Project 
Analysis generally addresses the topics listed in section 020(2) of RCW 39.114 (the “TIF Statute”).  

Please note, this review is based on the information, projections, and assumptions provided by the City 
and its consultants in the Project Analysis. OST has not independently verified the data or its accuracy or 
performed any feasibility analyses or projections of its own. 

Executive Summary 

The City envisions the development of Ridgefield as a regional employment center to provide a wealth of 
living-wage employment opportunities for City residents. The proposed tax increment area (the “TIA”), 
centered around the intersection of I-5 and SR 501/Pioneer Street, is intended to help the City implement 
this vision. The 939 acres bounded by the TIA include much of the City’s vacant and developable land 
suitable for commercial and employment land uses. 

The City’s Transportation Capital Facilities Plan identified a set of transportation infrastructure 
improvements in the TIA, with a total cost of $95.5 million, which are critical to removing barriers to 
development. According to the Project Analysis, of the $95.5 million total cost, $24.9 million (26%) will be 
funded from developer contributions, with $22.5 million (24%) being funded from a mix of grants, traffic 
impact fees, and other City funds. The balance of $48.1 million (50%) will be financed from the City’s 
issuance of Limited Tax General Obligation Bonds (the “Bonds”) in 2024 and 2028. This plan of finance will 
result in the City utilizing almost all of its non-voted debt capacity. 

Should tax allocation revenues be insufficient to fully pay the debt service on the Bonds, the full faith and 
credit pledge would require the City to pay the remaining debt service due on the Bonds from the City’s 
general revenues or reserves. The City’s base case structure for the Bonds assumes borrowing costs 
ranging from 3.74% to 4.21% and escalating annual debt service payments of $1.2 million in 2025 to $4.6 
million in 2049. Total principal and interest due on the Bonds is estimated to be $79.7 million. The City 
acknowledged that its projected tax increment revenues are expected to be insufficient to fully cover debt 
service payments in both the Baseline and the Alternate Development Scenarios, as shown in table 7. 
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In the Baseline Development Scenario, the City expects that $44.0 million or 55% of the total debt service 
will be paid with tax increment revenues, with the balance of $35.7 million or 45% being paid from the 
City’s general property tax levy or other City funds. The cost to the City’s general fund is projected to 
average $1.4 million per year from 2025 through 2049.  

In the Alternate Development Scenario, which is based on more conservative TIA growth and debt 
financing assumptions, the City projects that $32.8 million or 40% of the $82.7 million in total debt service 
will be funded from tax increment revenues, with the balance of $49.9 million or 60% being paid by the 
City’s general fund resources. The cost to the City’s general fund is projected to average $2.0 million per 
year from 2025 through 2049.  

Because of the high financial cost of the project to the City’s general fund, it is essential that decision 
makers understand and accept the project’s risks and long-term costs in comparison to its benefits. 

Statutory Role and Purpose of Review 

As enacted by the 2021 Washington State Legislature, section RCW 39.114.020(7)(b) requires that prior 
to the adoption of an ordinance authorizing the creation of a TIA, the local government proposing the TIA 
must provide a project analysis to OST for review. OST must complete the review within 90 days of receipt 
of the project analysis. Upon completing the review, OST must promptly provide to the local government 
any comments regarding suggested revisions or enhancements to the project analysis that OST deems 
appropriate. OST received the City’s Project Analysis (dated June 1, 2023) on June 1, 2023.  

Project Team 

Jurisdiction:  
City of Ridgefield 

County:  
Clark County 

Project Title:  
Pioneer Junction TIA 

Development Areas: 
Centered around the intersection of I-5 and SR 
501/Pioneer Street. The TIA boundary includes 
properties as far north as N. 20th Street, east to 
N. 85th Avenue, south to S. 20th Way, and west to 
Royle Road. 

City of Ridgefield: 
Kirk Johnson, Finance Director 

Consultants: 
Tiberius Solutions LLC 
  Nick Popenuk, Principal 
 
PFM Financial Advisors LLC 
  Duncan Brown, Director  
  Matt Schoenfeld, Sr. Managing Director 
 
Pacifica Law Group 
  Stacey Crawshaw-Lewis 
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Proposed Tax Increment Area 

The Pioneer Junction TIA will be centered around the intersection of I-5 and SR 501/Pioneer Street and 
encompass 939 acres. The TIA will include much of the City’s vacant and developable land suitable for 
commercial and employment land uses. The City notes that development of this area will ensure the City 
has a better balance between its population and employment, and that City residents can access a wide 
range of commercial services without needing to travel elsewhere in the region. Figure 1 below shows the 
boundary map for the TIA. 

In tax year 2023, the 130 parcels within the TIA had total assessed value of approximately $91.0 million 
relative to total market value of $131.1 million. Parcels in the TIA are zoned Community Commercial, 
Regional Commercial, or Employment, accounting for7%, 31%, and 62% of the total 939 acres, 
respectively. Of the $91.0 million total taxable assessed value, 30% is from the Community Commercial 
parcels, 44% from Regional Commercial parcels, and 26% from Employment parcels.  

The taxing districts with property tax levies directly impacted by TIA include: (1) the City of Ridgefield, (2) 
Clark County Current Expense, (3) Clark County Conservation Futures, (4) Clark-Cowlitz Fire Rescue, (5) 
Clark-Cowlitz Fire Rescue EMS, (6) Fort Vancouver Library, and (7) Port of Ridgefield. The levy rate for each 
of these jurisdictions will be applied to the increased assessed valuation within the TIA and remitted to 
the City to pay debt service on the bonds. 

Figure 1 – Map of the Pioneer Junction TIA 

 

 

  

Source: City of Ridgefield and Tiberius Solutions 
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Project Description 

Public Improvements within the TIA 

The City’s Transportation Capital Facilities Plan identifies ten transportation projects in the TIA (the “Public 
Improvements”) which will remove barriers to development. These Public Improvements, costing $95.5 
million in total, would result in substantial upgrades to the transportation infrastructure in the area. The 
City noted that without these critical infrastructure improvements the key transportation corridors in the 
area lack sufficient capacity to accommodate additional development and will hinder the City from 
achieving its employment and living wage goals. 

According to the Project Analysis, of the $95.5 million nominal total, $24.9 million (26%) will be funded 
from developer contributions, with $22.5 million (24%) from a mix of grants, traffic impact fees, and other 
City funds. The balance of $48.1 million (50%) will be financed from the City’s issuance of bonds in 2024 
and 2028. Table 1 further describes the sources and uses for the Public Improvements. 

Table 1 – Sources and Uses of Public Improvements in the TIA ($ millions) 

Public Improvement 
Nominal 

Cost 
Developer 

Contributions 

Grants, Traffic 
Impact Fees & 

Other City Funds 
TIF 

Bonds 
Widen Royle Road to a minor arterial 
(3 lanes) 

$5.60 $0.00 $5.60 $0.00 

Build N. 5th Street or Pioneer Canyon 
Drive as an industrial /commercial 
collector 

4.90 4.90 0.00 0.00 

Build N. 51st Avenue as an industrial 
/commercial collector 

2.70 2.70 0.00 0.00 

Build N. 56th Avenue as an industrial 
/commercial collector, Pioneer to N. 
10th Street 

2.10 2.10 0.00 0.00 

Build S. 51st Avenue as a minor 
arterial 

7.00 7.00 0.00 0.00 

Widen Pioneer Street 35.00 0.00 8.75 26.25 
Build a new east-west collector 
roadway south of Pioneer Street/SR 
501 

1.90 1.90 0.00 0.00 

Build a Regional Stormwater Facility 
at the I-5 junction 

0.90 0.00 0.90 0.00 

North-South Connector East of I-5 6.30 6.30 0.00 0.00 
Build the 10/11th Street Corridor and 
I-5 Overcrossing 

29.10 0.00 7.27 21.83 

Totals $95.50 $24.90 $22.52 $48.08 
Source: City of Ridgefield 
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Private Development within the TIA 

Table 2, as prepared by the City, forecasts the baseline scenario of private development projected to occur 
in the TIA. The City is aware of 21 planned development projects within the TIA, totaling 1.6 million square 
feet with an anticipated assessed value of $222.8 million in 2023 dollars. Each of these known 
development projects has begun the process of land use approval from the City and many of these 
projects have already received full land use approval. 

Long-term speculative development in the area requires more substantial infrastructure investments to 
be made. Specifically, the Pioneer Widening and S. 10th/11th Street corridor and I-5 overcrossings are 
estimated to cost a combined $64.1 million. Without these vital infrastructure improvements, the City is 
unlikely to be able to approve future development in the area due to an inadequate level of service for 
transportation facilities in the area. A market analysis identified speculative future development 
opportunities based on current market conditions, assuming less than half of the properties within the 
TIA would develop over this timeframe. The projected gain in TIA assessed value from speculative new 
construction over the 25-year duration of the TIA totals $482.6 million in 2023 dollars. The City’s report 
emphasizes that this speculative future development is unlikely to occur without the Public Improvements 
the City intends to fund in part with TIA revenues. 

Table 2 – Projected Increased Real Property in the TIA (in $ 2023) 
Baseline Development Scenario 

 

 

Source: City of Ridgefield 
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In its analysis, the City prepared an Alternate Development Scenario which retained the anticipated value 
of the known development projects but reduced the anticipated value of the speculative development 
projects by 50%, from $482.6 million to $241.3 million (2023 dollars). 

Assessed Value of the TIA 

The assessed valuation of the TIA parcels for the 2023 tax year is approximately $91.0 million, below both 
statutory limits of $200 million in assessed valuation and 20% of the City’s total assessed valuation of $3.4 
billion ($675.8 million). The TIA’s 2023 assessed value represents 2.7% of the City’s total assessed 
valuation.  

The magnitude and timing of real property development in the TIA will drive growth in incremental 
assessed value and tax increment revenues. For the two development scenarios provided by the City, the 
incremental assessed value of the TIA is estimated by assigning market-based improvement prices 
reflecting the land use and size of the proposed development. The City assumed the TIA base value and 
the assessed values of newly developed properties both increase by 4.5% annually. This assumption uses 
long-term historical trends for personal income growth for Clark County as the basis for forecasting 
appreciation of existing assessed values and employs forecasts of population growth as the basis for 
projecting the increase in assessed value from new construction. 

Tax Increment Revenue Projections 

The TIA is expected to take effect on June 1, 2024, with 2025 as the first year the TIA would potentially 
receive tax increment revenues. The term of the TIA is assumed at 25 years (the maximum allowed) with 
2049 as the final year in which the TIA would receive tax increment revenues. The City estimated the 2024 
tax increment base assessed value at $95.1 million and prepared the Baseline Development Scenario with 
$2.4 billion of assessed value added to the TIA between 2024 and 2049. Under the Baseline Development 
Scenario, $44.0 million of tax increment revenues are projected to be collected over the 25-year term of 
the TIA. See Table 3 – Tax Allocation Revenues of the TIA (Baseline Development Scenario).  
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Table 3 – Tax Allocation Revenues of the TIA (Nominal $) 
Baseline Development Scenario 

 

 

Source: City of Ridgefield 

Acknowledging that the Baseline Development Scenario is an aggressive development plan, the City 
prepared an Alternate Development Scenario with $1.6 billion of assessed value added to the TIA 
between 2024 and 2049. Under the Alternate Development Scenario, $32.8 million of tax increment 
revenues are projected to be collected over the TIA term. See Table 4 – Tax Allocation Revenues of the 
TIA (Alternate Development Scenario).  
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Table 4 – Tax Allocation Revenues of the TIA (Nominal $) 
Alternate Development Scenario 

 

 

Source: City of Ridgefield 

Under the TIF legislation, only certain regular tax levies are available to the TIA. The taxes applied with 
regular levies must conform with the constitutional 1% limit as well as the $5.90 aggregate limits. Both 
parts of the state school levy, local school district excess levies, voted bond levies, and levies of port 
districts for bond payments were excluded from the TIA levy rate. Based on the 2023 levy rates, an 
aggregate levy rate of $3.45 would be applied to the TIA in the 2025 first tax year of the Baseline 
Development Scenario. The TIA annual levy rate may change year to year based on factors including future 
incremental assessed value of the TIA, future assessed values of the taxing districts, and relevant levy 
limits. For the two development scenarios, the City’s analysis calculated the levy rate for each of these 
jurisdictions and applied the levy rates to the incremental assessed valuation within the TIA. 

The City created a multi-year cash flow model to estimate the tax increment revenues for the two 
development scenarios; Figure 2 below provides a visual comparison. Collection of tax increment 
revenues is projected for the 2025-2049 period, with total projected revenues for the Baseline 
Development and Alternate Development Scenarios at $44.0 million and $32.8 million, respectively. The 
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total increment revenues of the Alternate Development Scenario are equivalent to 75% of the Baseline 
Development Scenario total. 

Figure 2 – Projected Tax Increment Revenues 
Baseline and Alternate Development Scenarios 

 

 
Source: City of Ridgefield 

Financing Plan for Public Improvements 

The City anticipates issuing a combined $43.4 million of tax-exempt, Limited Tax General Obligation Bonds 
in July 2024 and in July 2028 to finance the $48.1 million of Public Improvements not funded with 
developer contributions, grants, traffic impact fees, and other City funds. While the City’s cash flow 
projections anticipate using tax increment revenues generated by the TIA to pay a portion of the 
scheduled principal and interest on the Bonds, the Bonds will be secured by the full faith and credit of the 
City.  

The City’s base case structure for the Bonds assumes borrowing costs ranging from 3.74% to 4.21% and 
escalating annual debt service payments of $1.2 million in 2025 to $4.6 million in 2049. Total principal and 
interest on the Bonds is projected at $79.7 million. The City plans to have interest-only payments on the 
2024 Bonds through 2031 to better align debt service payments with anticipated tax increment revenues 
and to minimize the amount of general fund resources the City would need to pay debt service in each 
year. The City has noted that by waiting to issue part of the Bonds in 2028, it will retain flexibility to adjust 
a portion of the amount and structure of debt to reflect actual development and collected tax increment 
revenues during the first few years of the TIA. 

As stated in the Project Analysis, because of their general obligation pledge, the City will be required to 
pay the full debt service due the Bonds with available resources regardless of the amount of tax increment 
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revenues generated within the TIA. The City acknowledged that tax increment revenues are projected to 
be insufficient to fully cover its debt service payments in both development scenarios.  

In the Baseline Development Scenario, the City expects that $44.0 million or 55% of the total debt service 
will be paid with tax increment revenues, with the balance of $35.7 million, or 45% to come from City 
funds. The cost to the City’s general fund is projected to average $1.4 million per year from 2025 through 
2049.  

In the Alternate Development Scenario, the City projects that $32.8 million or 40% of the $82.7 million in 
total debt service will be funded from tax increment revenues, with the balance of $49.9 million or 60% 
to be covered by City funds. (Debt service is greater in the Alternate Development Scenario due to a 0.50% 
increase in the assumed borrowing cost.) In this scenario, the cost to the City’s general fund is projected 
to average $2.0 million per year from 2025 through 2049. 

OST inquired with the City regarding its plans to budget for and pay the projected expenditure of $1.4 
million to $2.0 million per year to cover expected shortfalls in tax increment revenues. The City provided 
the following details about its approach to mitigate the risks of the general fund being required to cover 
these expected shortfalls:   

1) City Council is aware of the debt service requirements and has prioritized the projects to 
accomplish the goals stated in their comprehensive plan and the Project Analysis to make 
Ridgefield a jobs center in North Clark County. They feel the investment in the future of the 
City is important in the long term. 

2) City staff and their federal lobbyist are working with federal legislators to prioritize the 
overpass project and provide federal funding to reduce the need for the full bond issuance 
that is assumed in the report. 

3) Over the past nine years the City has been increasing its fund balance to build additional 
reserves for critical infrastructure projects that are proposed in the Project Analysis. 

4) The City intends to use both Real Estate Excise Tax and additional general fund dollars from 
sales taxes generated in the tax increment area to assist in covering debt service if needed. 

5) In the event that development does not occur as forecast, the City will delay the second bond 
issuance planned for the 2028-2029 timeframe. 

Debt Capacity 

Based on the City’s total 2023 assessed value of $3,379,164,060, the City has $50,687,461 in total non-
voted debt capacity (1.5% of 2023 AV). The City currently has $19,190,000 in outstanding non-voted debt, 
leaving sufficient net non-voted debt capacity of $31,497,461 before the proposed $23,870,000 in Bonds 
are issued in July 2024. The City projects the capacity for non-voted debt will increase to allow for the 
anticipated issuance of $19,560,000 in Bonds in July 2028, based on 5.9% assumed annual growth in 
assessed values and the paydown of roughly $4.5 million of outstanding non-voted debt. See Table 5 – 
Debt Capacity in 2023. 
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Table 5 – Debt Capacity in 2023 

2022 Assessed Valuation for 2023 Collections $3,379,164,060  
Non-Voted Debt Capacity (1.5% of AV) 50,687,461 
Less: Outstanding Non-Voted Debt (19,190,000) 
            Remaining Non-Voted Debt Capacity 31,497,461 
Less: Financing Proposed (23,870,000) 
Projected Remaining Non-Voted Capacity $7,627,461  

Projected Remaining Non-Voted Capacity % 15.00% 
Source: City of Ridgefield 

Projected Debt Service Coverage 

Tables 6 and 7 below summarize the total tax increment revenues, revenue shortfalls, and debt service 
coverage for the two development scenarios. 

• In the Baseline Development Scenario, the City would be required to fund 45% of scheduled debt 
service with City general fund dollars due to tax increment revenue shortfalls in each year from 
2025 through 2049. The projections do not show the City being reimbursed for this $35.7 million 
outlay. 

• In the Alternate Development Scenario, the City would be required to fund 60% of scheduled debt 
service with City general fund dollars due to tax increment revenue shortfalls in each year from 
2025 through 2049. These projections do not show the City being reimbursed for this $49.9 million 
outlay. 
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Table 6 – Summary of Tax Increment Revenue Shortfalls and Average Debt Service Coverage 

Development 
Scenario 

First Year Tax 
Increment Revenues 

Exceed TIF Debt 
Service 

Year That Tax 
Increment Revenues 
Fully Reimburse Debt 

Service Shortfalls 

Total Projected 
Tax Increment 

Revenue 
($MMs) 1 

Total Projected 
Debt Service 

($MMs) 

Projected 
Cumulative 

Shortfall 
($MMs) 

Total Surplus/ 
(Shortfall) 
($MMs) 

Average 
Debt Service 

Coverage Ratio 

Baseline None None $44.019 $79.735 ($35.717) ($35.717) 0.49x 

Alternate None None $32.811 $82.660 ($49.849) ($49.849) 0.36x 

1. Projected over the term of repayment of the Bonds, 2025-2049. 
Source: City of Ridgefield 

 
Table 7 – Annual Tax Increment Revenue Shortfalls and Average Debt Service Coverage 
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Key Risks to the City 

From our review of the project analysis, it appears that the anticipated Public Improvements and 
economic development will benefit the City. Nonetheless, the financing plan comes with certain risks and 
costs to the City, primarily related to the insufficiency of projected tax increment revenues to fully repay 
the Bonds the City expects to issue to finance the Public Improvements. 

In short, moving forward with the project is projected to result in a significant long-term cost to the City.  
In the Baseline Development Scenario, TIF revenues are projected to only cover 49% of the projected debt 
service, leaving the city with $35.7 million of additional debt service to be paid from general fund revenues 
between 2025 and 2049. In the Alternate Development Scenario, which is more conservative, TIF 
revenues are projected to cover only 36% of the projected debt service, leaving the city with $49.9 million 
of additional debt service to be paid from general fund revenues between 2025 and 2049. Additional risk 
factors that could further impact tax increment revenues are described below: 

Escalation of Public Improvement Costs: With the Public Improvements projected to be 
completed between 2024 and 2028, inflation could have a significant impact on the cost of 
these projects, especially recognizing that the City assumed a 3.0% construction cost inflator in 
its analysis. This 3.0% assumption, compared to more conservative adjustments, does not 
provide the City with substantive flexibility to weather higher than expected cost escalation. 

Economic Conditions: Growth in the TIA’s assessed value could be negatively impacted by a 
downturn in the economy. Given the diversity in product type, a variety of economic factors 
could negatively impact the timeline and ultimate demand for development, jeopardizing the 
rate and scale of the private development, potentially reducing tax increment revenues. 

Permits: Unforeseen delays in permits could negatively impact the construction of the expected 
properties within the TIA. Delays to either the Public Improvements or the private 
developments could negatively impact the timing and/or amount of tax increment revenues. 

Construction Delays: Any setback or delay in the private developers’ timelines to complete 
construction projects could reduce tax increment revenues. Similarly, any delay by the City in 
completing the planned Public Improvements could delay private developers’ abilities to close 
on contracts or initiate private developments, potentially reducing the amount of tax increment 
revenues.  

Assessed Valuations: As private developments are completed, tax increment revenues may be 
lower than projected if the assessed values of the projects are lower than expected or take more 
time to be reflected in tax rolls than is projected. 

Debt Capacity: If the TIF related LTGO bonds are issued, only $7.6 million, or 15%, of the City’s 
non-voted debt capacity would remain. While still within the City’s legal debt limit, the City’s 
ability to issue additional LTGO debt if a capital need were to materialize would be restricted.  

Interest Rate Risk: The City is exposed to interest rate risk until the bonds are sold as anticipated 
in 2024 and 2028. The assumption of a 3.74% to 4.21% interest rate range for the LTGO bonds 
offers essentially no cushion to current market conditions. In the event interest rates rise to 
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levels greater than this assumption, debt service will exceed the amounts assumed in the 
Project Analysis.  

Risk Summary: The general impact to the City from any of the risk factors outlined above could be lower 
than expected tax increment revenues and an even greater reliance on the City’s revenues and reserves 
to pay the debt service on the bonds issued to fund the Public Improvements in the TIA. If tax increment 
revenues are lower than expected, it will force the City to apply more of its available funds towards the 
repayment of the bonds, reducing the City’s ability to allocate those funds to other projects or operations. 

Recommendations 

The proposed project will result in the City utilizing almost all of its non-voted debt capacity. Additionally, 
projections show that the City will be required to make substantial debt service payments throughout the 
25-year life of the TIA. Because of the high financial cost of the project to the City’s general fund, it is 
essential that decision makers understand the long-term risks and costs of the project, as well as its 
benefits. To help ensure the financial success of the project and to minimize unanticipated costs, we 
recommend the City consider the following measures: 

1. Prior to approving the TIA, we recommend that the City discuss and establish a policy 
regarding how much of its debt capacity should be allocated to the project, especially as its 
plan of finance will result in 85% of the City’s non-voted debt capacity being utilized after the 
2024 issuance, and the City will be fully reliant on an increase in its non-voted debt capacity 
to issue the bonds in 2028 as planned.  

2. Prior to approving the TIA, we recommend that the City discuss and establish a policy 
regarding how much debt service it is willing to pay from City general revenues and reserves 
on an annual basis to offset years of tax increment revenue shortfalls.  

3. Based on the City’s willingness to cover future debt service costs related to the project, we 
recommend the City conservatively budget for and set funds aside to cover the projected tax 
increment revenue shortfalls. 

4. Prior to approving the TIA, we recommend that the City coordinate closely with other taxing 
districts impacted by the project, and the County Assessor’s Office, to ensure that all parties 
have an accurate understanding of how the TIA will impact them. 

5. As the project moves forward, we recommend that the City coordinate closely with the 
County Assessor’s Office to help ensure that the tax increment revenue projections match the 
County’s assessment process and are as realistic as possible. 

6. The City’s interest rate assumptions include no cushion compared to current market 
conditions. We recommend that the City consider using more conservative interest rate 
assumptions for its planned 2024 and 2028 issuances.  

7. We recommend the City revisit public improvement cost projections frequently and utilize a 
publicly recognized inflation index to inform inflation projections.  
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Thank you for the opportunity to review the City’s project analysis. Based upon the information provided 
to date in connection with this project, this concludes our review. If there are material changes in the 
scope, timing, or cost of the project, please let us know. We wish the City all the best with the project.  

 

Respectfully, 

Mike Pellicciotti 
Washington State Treasurer 
 

  

Jason Richter  
Deputy Treasurer 


