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PORT OF BROOKINGS HARBOR
STRATEGIC BUSINESS PLAN

1.0 STRATEGIC PLAN DEVELOPMENT PROCESS
This strategic business plan was developed to meet the requirements of Business
Oregon, the state’s Economic Development Department. BergerABAM led the
consultant teamn in the development of this plan in conjunction with the Port of
Brookings Harbor (Port) Commissioners, staff, and community members. A kickoff
meeting with Port staff and Commissioners and staff, eight stakeholder interviews and a
strengths, weaknesses, opportunities, and threats (SWOT) analysis, and two public
meetings/Port Commission workshops were held while the plan was being developed.
Meeting and interview summaries are included as Appendix A to this report.

The public and members of the Port Commission reviewed the draft updated plan as
part of the second round of public meetings in May 2014. Following the May 2014 Port
Commission meeting, the release of the final updated plan was delayed by the State in
order to address dredging operational and financial analyses (see section 5.5). Public,
Port Commission, and State comments, as well as the dredge analysis, are incorporated
in this final June 2015, Port of Brookings Harbor Strategic Business Plan.

2.0 PORT MISSION
The existing mission of the Port of Brookings Harbor is:

1. To preserve and enhance its econontic activities,

2. To facilitate, through the creation of local, state, and federal partuerships, the full economic
potential of the Port of Brookings Harbor and Curry Cunky.

3. Todevelop a course of action, that over time, ensures the self-sufficiency of the Port district.

3.0 PORT OVERVIEW
The Port of Brookings Harbor is Oregon’s southernmost port, and is lacated just a few
miles from the California border in Curry County, Oregon. The Post occupies
approximately 60 acres of marine and related property at the mouth of the Chetco River
on the Pacific Ocean. The Port district covers approximately 400 square miles from the
mouth of the Pistol River, south to the Oregon-California border, and east to the Curry-
Josephine county line (see Appendix B).

The Port offers more than 650 boat slips on the south bank of the Chetco River, just
south of the City of Brookings. This sportsman’s paradise is located midway between
Coos Bay, Oregon and Humboldt Bay, California. Based on proximity, Brookings
Harbor fisheries - as well as economics and political context - extend into California,
including the areas of Crescent City and Trinidad.

Port of Brockings Harbor BergerABAM, A14.0254.00
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The Brookings area experiences mild climate, is surrounded by natural beauty, and
offers one of the safest bar crossings on the West Coast. Year-round hunting, camping,
and fishing attract visitors from the southern Willamette Valley in the Medford area,
while others arrive from Portland, San Francisco, and beyond. Many come to fish for
snapper, salmon, and albacore tuna and others come for the easy access to inland rivers
and mountains and for the local restaurants, beaches, and hotels,

Brookings Harbor is also a working port, offering commercial and recreational boat
basins. The commercial fleet fishes for Dungeness crab, tuna, snapper, and shrimp, and
has access to the boatyard, commercial docks, ice house, and cold storage facilities.
Fishing is a critical part of the Brookings area economy and Port-generated activities
contribute significantly to the Oregon state economy.

3.1 Port History
Before its creation as a Port district and the appointment of the first five Port
Commissioners in 1956, the Port was a deep-water harbor constructed by the Brookings
Lumber & Box Company. Throughout the early 1900s, Port land was occupied by
various lumber and mill companies. The final company left the Port in 1925, and for
many years, the land and mill pond were all that remained. As the Oregon coast
highway was constructed and improved throughout the 1920s, the area became more
accessible and its popularity for recreational uses grew.

The Rivers and Harbors Act of 1945 authorized the improvement of the harbor at the
mouth of the Chetco River and the construction of rock jetties. That project was not
funded until 1956 and the U.S. Army Corps of Engineers (USACE) completed
construction in 1957. The first boat basin at the Port was constructed in 1958 with private
funds and was expanded in 1959 onto property purchased by the Port. Throughout the
late 1900s and into the early 2000s, the Port continued to develop as a commercial and
sport fishing port and became one of the most active ports on the Oregon coast.

In 2011, the Port was hit with the tsunami that had resulted from a 9.0 magnitude
underwater earthquake off the coast of Japan. The tsunami caused over $7 million in
damage to Port property and destroyed several private vessels, With federal and state
assistance, since 2011 the Port has focused its efforts on tsunami relief and repairing
damaged facilities and infrastructure, See Photo 1 for an example of Port infrastructure
reconstructed in conjunction with tsunami relief.?

! Information contained in section 3.1 drawn from the Port of Brookings Harbor History webpage,
www.port-brookings-harbor.com, accessed April 18, 2014.

Port of Brookings Harbor Berger ABAM, A14.0254 00
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3.2

3.3

Photo 4 - New Walkway Basln

Commission

The five-member Port Commission is composed of elected officials who serve 4-year
terms as governed by ORS Chapter 777, The Commission meets on the third Tuesday of
every month and perform their duties as unpaid volunteers.

Staff/Professional Development

In 2014, the Port’s staff consists of 18 employees, including a Chief Executive
Officer/Executive Director, Chief Financial Officer/Finance Director, an Operations
Supervisor, three administrative staff, and 12 maintenance/operational staff. Staff
members participate in the following professional development activities and/or
trainings:

Safety training, held monthly with all staff

» Forklift and crane training and certification, held annually

» Boiler/pressure vessel training and licensing

» TPowered industrial truck operator training

* Accounting and administrative training

» Hazardous Waste Operations and Emergency Response Standard (HAZWOPER)
training

Financial and Market Conditions

The Port, the southernmost port in Oregon, is located approximately 5 miles from the
Oregon-California border. Known as the busiest recreational Port on the Oregon Coast,
the Port manages a 650+ slip marina for recreational and commercial boating.?

* Information in section 3.4 provided by FCS GROUP.

Port of Brookings Harbor BergerABAM, A14.0254.00
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34.1

3.4.2

Internaticonal and National Overview

As of 2015, moderale economic expansion is occurring nationally and in Oregon.
According to the U.S. Bureau of Economic Analysis, real gross domestic product (GDP)
-~ the measure of the value of all goods and services produced annually - increased by
2.4 percent during 2014, compared with an annual rate of 2.2 percent in 2013 and 2.3
percent in 2012,

The future GDP outlook for the United States is promising. According to recent
projections by the Federal Reserve Open Market Committee, national real GDP is
expected to grow between 2.1 percent and 3.1 percent in 2015 and between 2.2 percent
and 3 percent in 2016.

Oregon and Curry County Overview

Oregon posted a year-over-year overall gain of 55,900 jobs between April 2014 and April
2015, which was an improvement over the prior year's gain of 44,800 jobs. During the
same time, the state’s seasonally adjusted unemployment rate continued to fall from 7
percent in April 2014 to 5.2 percent in April 2015 (slightly lower than the 5.4 percent
unemployment rate for the United States).

As of March 2015, the unemployment rate in Curry County remained well above the
Oregon average at 8.1 percent (see Figure 1) although, since 2012, the unemployment
rate in Curry County has started to edge lower. It should be noted that Oregon and
Curry County also experience a high level of underemployment, which is not reflected
in these data trends.

Local Area Unemployment Statistics

Unemployment Rate)
ny
1% ‘,' NP, S

Samay
L
“a.

S
..,__“__’__,__\‘
\

Unemploymeny Rite
¢ §

tRLY

o 1016 042 20014

—= Oregon (Seasonally Adjusted) == Curry County (Sestonally Adjasted)
Aomere Crrmm ey el P Tt m s men

Data provided by FC5 GROUP

Figure 1 ~ Unemployment Rates in Oregon and Curry County
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3.5 PortFacilities
The Port owns approximately 60 acres of marine property at the mouth of the Chetco
River in Curry County. The Port operates and maintains a sport basin that
accommodates approximately 375 recreational vessels and a commercial basin that
accommodates approximately 250 vessels. In addition to the boat basins, Port facilities
include receiving and fuel docks, ice house and cold storage facilities, a boatyard, a
boardwalk, an RV park, and numerous commercial buildings (see Photo 2). A facilities
assessment conducted on April 1-2, 2014, included a visual reconnaissance and
reviewed available technical reports and drawings. The facilities condition assessment
memorandum is included as Appendix C.

Ak

FECEIDNGBEES]

-
T ol oo TN

Photo 2 -~ Marina Overview

The Port-owned Green Building is a 10,613-square foot, two-story, wood-framed
structural shell that was built in 2003, but did nat include any interior improvements. It
has never been occupied, now has broken windows, and, according to Port staff, would
require substantial upgrades in order to meet current building and fire codes. The Port
continues to evaluate options for improving and utilizing the building for commercial
lease space. According to a 2013 inspection report, the building would require just over
$1 million in improvements to gain occupancy.

Port of Brookings Harbor BergerABAM, A14.0254.00
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4.0

4.1

4.2

DEFINING THE PROBLEM AND OPPORTUNITY
The following sections discuss demographic and market conditions within the Port

district as well as potential target industries and development opportunities. A market
analysis is included as Appendix D.?

District Population Profile
In 2015, Curry County’s population was 22,355. Over the 2000 to 2015 timeframe, the
average annual population growth rate for the County was well below the statewide
average (see Table 1).

Table 1 - Population Trends

| [ T [ /Abnual Growth Rata
2000 Censu: :zp.i.qlpsuuﬂ,s‘;i: 12014 Psu 20002010 ] 20162018
Cumry County 21,137 22,364 22, 355 0 6% -0.0%
Brookings 5447 6,336 6,535 15% 0.8%
Gold Beach 1,897 2,253 2,275 1.7% 0.2%
Port Orford 1,155 1,133 1,135 0.2% 0.0%
Oregon 3,421,399 3,831,074 3,962,710 1.1% 0.8%

Source: 2000, 2010 U.S. Ceusus; Portland State University (PSU) College of Urban and Public Affairs Annunl
Population Estimates (data provided by FC5 GROUP).

The Oregon Office of Economic Analysis (OEA) expects moderate population growth in
Curry County for years to come. As shown in Table 2, Curry County is projected to add
2,119 people between 2015 and 2030. This level of population growth would be expected
to support about 815 new dwelling units in Curry County (assumes current Census
average of 2.6 persons per household). These housing demand forecasts do not include
the additional demand that could be created by seasonal (second home) investments.

Table 2 - Population Trends In Oregon and Curry County

Ko T b ihalis i i 0 | Am‘lllal ’l
|20150EA1 | 202010EA1 | 2025/0FA|  |(20300EA /| @rowth Rata,
| . | | 20152030
Curry County 22,321 23,087 23,854 24,440 0.6%
Oregon 4,001,600 4,252,100 4,516,200 4,768,000 1.2%

Source: Office of Econontic Analysis, Department of Administrative Services, state of Oregon Forecasts of
Oregon’s County Populations and Components of Change, 2010-2050 (data provided by FCS GROUP).

District Income Profile

In spite of two national economic recessions, income levels within Curry County have
increased over the past decade. In 2013, the median household income level for the
County was approximately $37,469, up from $30,117 in 1999. The median income level in
Curry County is about 24 percent lower than the Oregon statewide average. This income
disparity has not changed much over the past decade (Table 3).

3 Information contained in section 4.0 provided by FCS GROUP.

Port of Broakings Harbor BergerABAM, A14.0254.00
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Table 3 - Income Trends in Curry County
(e 2983, | 2013] | Annual Growth Rate)
| Coos County $31,542 $37,491 1.2%
Curry County $30,117 $37,469 1.6%
Cregon $40,816 $49,260 1.3%
Washington $45,777 $57,244 1.6%
[ Par Caplia Income :
Coos County $17,547 $22,239 1.7%
Curry County $186,138 $23,972 2.0%
Oregon $20,940 $26,809 1.8%
Washington $22,973 $30,742 2.1%
Source: 2000 LL.5. Census (1999 dollars) and 2003-2013 ACS (2013 dollars), {data provided by FC5 GROUP),
4.3 Employment Forecasts
According to the Oregon Employment Department (OED), in 2014, Curry County had
6,060 jobs covered by unemployment insurance. The current level of employment is
down from the recent peak of 7,110 jobs in 2005. The employment sectors in Curry
County that grew the fastest between 2010 and 2013 were mining and logging, education
and health services, and manufacturing (see Table 4 and Table 5).
Table 4 -Nnn-Farm Employment Trends by Sector In Curry County
| | ; ‘Annual Growth Rate |
| ' 2001 | 2008 | 2010 | 2015 rzmd%m
. A | |[[Change ][l Parcentage|
Industris) Trades* 1.420 1,660 1,240 1,150 (90) -1.50%
Retsli Trade 1,080 1,070 970 910 (60) -1.27%
Services 2,520 2,940 2,630 2,680 60 0.45%
Government 1,430 1,400 1,350 1,280 (60) -0.91%
Total 6,450 7.070 6,190 6,040 (150) -0.49%
*hteludes construction, manufacturing, whelesale trade, transporiation, utilities and mining/logging busincsses
Note: Employment includes workers “covered” by unemployment insurance,
Saurce: OED; compiled by FCS GROUP.
Table 5 -Curry COunty Employment Trends by Sector
[ : T nua! rowth Rate |
bk i | i ' .-thnzqi.' Parcantage’
Total
Heierbcicll 6450 | 7070 | 6190 | 5790 | (400) | -133%
Total Private 5,020 5,670 4,840 4,500 (340) -1.45%
Mining and Logging 170 150 100 120 20 3.71%
Construction 390 660 390 270 (120) -7.08%
Manufacturing 660 640 540 580 40 1.44%
xgﬁﬂf‘;'::g‘r‘;‘g 4g0 | 480 | 380 | 410 30 153%
Port af Brookings Harbor Berger ABAM, AJ4.0253.00
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r8sctor |( 12001 | [2006] | 2010 | 2015 [ _ 20102015
- : it il |[ichange] [[Parcentage]
E‘t;;;f:'a“s””“a“""' &1 1280 | 1280 | 1180 | 1000 | ¢90) A1.57%
Retail trade 1,080 1,070 a70 910 (60) -1.27%
Information 140 100 80 60 (20) -5.59%
Financial Activities 300 490 410 330 (80) 4.25%
Professional & Business

Sarvices 320 400 430 320 (110)- -5.74%
Educational & Health

Services 540 630 570 680 110 3.59%
Healthcare 430 510 480 560 80 3.13%
Leisure & Hospitality 1,030 1,130 990 800 (90) -1.89%
Ans, entertainment, and 80 0 50 40 (10) 4.36%
recreation ’
Accommodation & food

services 960 1,070 840 860 (BOY -1.76%
Qther Services 190 190 170 150 (200 -2.47%
Government 1,430 1,400 1,350 1,280 (60) -0.91%
Federal Government 130 100 110 70 (40) -B.64%
State Government 270 250 220 180 (40) -3.93%
lL.ocal Government 1,030 1,060 1,030 1,040 10 0.19%
Local education - 440 400 370 (30) -1.55%
Local gov. excluding i

educational service 610 630 L) e e

Source: OED; compiled by FCS GROUP,

Table 6 identifies the top employers within the Port district as of 2012.

Table 6 -Top Employers In Port District, 2012

Name e R | ‘Location’ . Employment
Pacific Wood Laminates Inc. Brookings 25010 300
Hrager Group Cooperative Inc. Brookings 200 to 250
Curry Health Disfrict Brookings 150 to 200
Tidewater Contractoss Inc. Brookings 100 to 150
C & K Market, Inc. Brookings 10010 150
South Coast Lumber Co. Brookings 50t0 100
Brookings-Harbor High School Brookings 50to 100
Good Samaritan Soc-Curry Village Brookings 50 to 100
Kalmiopsis Elementary School Brookings 5010 100
Sea View Seniar Living Community Brookings 50 to 100

Source: Port of Brookings Harbor and FCS GROUP,

Port of Brookings Harbor BergerABAM, A14.0254.00
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The OED forecasts an 11 percent increase in employment in the South Coast region
(Coos and Curry counties) over the 2010 to 2020 period. A net increase of 2,980 jobs is
forecast over the next 10 years. The largest increases in job growth are expected in
education and health services and professional and business services. Sectors gaining
jobs also include leisure and hospitality (hotels, motels and restaurants), retail trade,
natural resources (farming, fishing, aquaculture, and mining), and manufacturing (see
Figure 2).

Educations! and health services ss0
Govemment

Professional and business services
Letsure and hospitality

Retail trade

Natural resources and mining
Manufscturing

Constructicn

Financial sctivitias

Transportation, warehaousing, and utitities

Other services
Wholesale trade
Information g
o - 1m0 00 0 w0 0 &0

Note: Fisheries are included in natural resource anid mining category, seafood processing is included in
manufacturing, whaolesale trade, andlor warchousing.
Source: OED, region includes coos and Curry counties (data provided by FCS GROUP.

Flgure 2 -Employment Forecast for South Coast Reglon, 2010-2020

4.4 Industry Cluster Analysis
FCS GROUP prepared an employment clusters analysis for Curry County based on
growth projections for the South Coast region to identify existing and emerging industry
market opportunities. Most economic development professionals agree that
employment clusters are the primary force driving local economic currents and business
location decisions. Clusters of economic activity go well beyond mere concentrations of
industry or employment types. They represent unique competitive market advantages
with regard to empioyment, work force, creativity, entrepreneurship, business costs, and
supporting natural resources.

Port of Brookings Harbor BergerABAM, A14.0254.00
Strategic Business Plan Val. 2+ Plan June 2015
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The employment clusters analysis helped identify potential industry sector candidates
and entailed:

1. Obtaining 2012 employment security wage and salary employment data from OED
for Curry County and Oregon;

2. Conducting a location-quotient (LQ) analysis to evaluate business and industrial
clusters in Curry County relative to the state; and

3. Evaluating business clusters within the Port area with regard to their LQ, projected
growth rates, economic size, and average and aggregate wages.

The employment cluster analysis is summarized in Figure 3, which shows business and
industrial sectors by their LQ, size (aggregate wages paid annually}, and 10-year growth
forecast (derived from OED information).

EMERGING STARS
Protessional and butiness
0% service
. Educalionat gind health
services
- M7 MInIng | yire and hospltallty
- ]
H
S o’ :
§ O !.
Wholetale kade, bonsp. &
CIL i Manla ] Relall bade
€
L
E 0.0%
05%
CHALLENGED MATURE
-1.0% l
0.2 0.4 0.4 as 1.0 12 .4 16 1.8
Localion Quolient

Sotirce. FCS GROUP based on OED dala,

Figure 3 ~-Employment Clusters in Curry County, 2012

FCS GROUP sorted business clusters into four classifications.

» Stars —includes businesses with high L.Q (propensity to locate in the region) and
higher than average projected growth rale compared to other locations in Oregon.
Business types include:

- Leisure and hospitality (resorts, hotels, motels, restaurants)

Port of Brookings Harbor BergerABAM, A14.0254.00
Strategic Business Plan Vol, 2 - Plan June 2015
Curry County, Oregon Page 10 of 34




- Natural resources and mining
» Opportunities - includes businesses with low LQ and high average growth rates
(possible pent-up demand or emerging cluster). Business types include:
- Education and health services
- Business and professional services

» Mature - includes businesses with high LQ but lower than average growth rates.
Business types include:
- Retail trade
- Construction

e Challenged - includes businesses with low LQ and lower than average growth rates.
Business types include:
- Financdial services
- Manufacturing
-  Wholesale trade, transportation, and utilities
- Other miscellaneous services

4.5 Target Markets
The industrial clusters within the Port district that appear most viable for long-term
expansion are based on an analysis of existing enterprises that are already concentrated
in the region. Potential target market opportunities for the Port include:

» Commercial fishing

e Seafood product storage and preparation

s Specialty manufacturing

» Marine research (possibly in conjunction with Southwest Oregon Community
College)

* Retail (general merchandise, clothing, shoes, electronics, etc.)

* Automotive-related retail (fuel sales and auto care)

4,6 Development Potential
FCS GROUP evaluated two long-term employment growth forecasts for the South Coast
region. It is anticipated that the Port would have some responsibility in addressing most
of the potential light industrial demand and perhaps a portion of the retail demand
required to serve this regional need. The Port may also consider a role in developing
sites for commercial development to meet local needs.

The average annual growth rate forecasts have been applied to current employment
estimates using 2012 as the base year to derive a future 20-year job growth forecast. The
growth forecast scenarios include:

Port of Brookings Harbor BergerABAM, A14.0254.00
Strategic Business Man Vol. 2 - Plan June 2015
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» Scenario 1: Low forecast is based on the extrapolated OED 2010-2020 job growth
forecast for employment sectors in Coos and Curry counties, and a slightly lower
growth rate for service sector businesses.

* Scenario 2: Upper forecast is generally consistent with the OED forecast for service
and government jobs, but assumes a slightly higher retail and industrial growth
rates.

Based on these two growth scenarios, the South Coast region is expected to add between
6,440 and 7,457 private jobs and about 1,090 government jobs aver the next 20 years. The
employment sectors that are expected to generate the most job growth in the South
Coast region over the next 20 years include:

» Industrial (1,241 to 2,003 jobs)
» Retail trade (751 to 1,005 jobs)
» Services (3,206 to 4,448 jobs)
¢ Government (1,093 +/- jobs)

The forecasted lower and upper levels of development potential for the Port are shown
in Table 7. The identified market supportable development program for the Port district
includes the following;

o Industrial (20,000 to 64,000 square feet of floor area)

- DPotential frozen storage/warehouse

- Potential buildings for seafood processing,

~ Potential flex buildings for specialty manufacturing
e Retail (23,000 to 40,000 square feet of floor area)

- Medium general merchandise establishment

- Possible auto-related services
* Services (58,000 to 103,000 square feet of floor area)

- Possible new hotel/motel

- Possible research and development office

Table 7 —Pro]ected Private Employment Land Need - 20 year Forecast

LoWar—arnwﬂg,ﬁfi'Tﬁfﬁs Sl M e |
[T e | aguen BT ot
e |[Mobe/acres Fsor jjtandNesd i S| SHIREL
Job/use Typs | a%mz - | Areeton st asies) | aga || —wegon.
Job/Use Typs | e Dl | oo i =00 Need ra-pon 4
General 14 800 2 20,000
Industrial/flex
Retall trade 45 i8 500 3 23,000 6%
Services 192 38 300 5 58,000 6%
Total 282 9 101,000
Port of Brookings Harbor BergerABAM, Al4.0254.00
Strategic Business Plan Val. 2 - Plan June 2015
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5.0
5.1

5.2

[ PR ¢ Upper-Growth Forecast AT REE
T _‘_']_..'.gﬁvﬁ.éf'_ T e 2R = .. TBuliing] T&a@hentngé =
e | ‘growth2! If | £ ] 3 | Nsad 'Reglon! i
General 80 i4 800 6 64,000 4%
industrial/flex

Retall trade 80 18 500 4 40,000 8%
Sarvices 343 3B 300 9 103,000 8%

Total 504 19 207,000

Noles;

1Derived from lowcer-growth forecast for private “covered” employment in south const region (includes Coos and Curry
Counties). Assumces 10-percent work al home adjustment for service jobs.

*Derived from upper-growth forccast for private “covered” employment in south const region (includes Coos and Curry
Counties). Assumes 10-percent work al home adjustment for scrvice jobs.

Assumptions for job densities reflect “covered jobs” and are generatly consistent with Oregon Depariment of Land
Conservation and Development, Industrial and Other Employment Land Analysis Handbook, 2001,

Sonrce: FCS GROUP bascd on assimptions provided above.

POLICY CONTEXT AND SITUATIONAL ANALYSIS

Curry County

The approximately 60 acres of marine and related property owned by the Port are
located south of the City of Brookings, within the urban growth boundary (UGB) and
governed by Curry County land use laws. The Port’s economic development
opportunities are affected by the County’s Comprehensive Plan and Zoning Ordinance.
The County’s comprehensive plan identifies goals and policies consistent with the
requirements of Oregon Statewide Planning Goals.

Zoning

The Port owns property in two Curry County zoning designations, Light Commercial
(C-1) and Industrial (I). Table 8 and Table 9 are overviews of the uses allowed in the
commercial and industrial zones (see Appendix B for a Curry County zoning map).

Table 8 - Allowed Commercial Uses
[ Light Commerclal (C-1) Uses) ' _ " [Arermitt=d]][[Conditional |
Multiple-family dwelling
Holel or motel
Dinner-enteriainment club, lounge or tavem
Hospital, sanitarium, medical or dental clinic
Retail or service establishment of a light commercial character
and conducted within a building which will not be detrimental
or obnoxlous te the naighborhood in which it is to be located.
Recreationa! vehicle trailer park/rural or urban, or X
campground
Church, school or community building for public or non-profit X
organizational use.
Single family dwelling or manufactured home X

2G| M) | >

Port of Brookings Harbor BergerABAM, A14.0254 00
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[iLight Commercial (C-1) Uses’ i ' : IPermitted | ({Conditional
Trailer, camping or recreational vehicle temporarily used as a X
residence during construction of a permitted use or to
temporarily provide watchman security for material that
cannot be reasonably stored in 2n established commercial
storage facility.

One manufactured home in conjunction with an existing X
swelling as a temporary use for the term of a hardship
suffered by the existing resldent or a relative of the resident.

Television, microwave, and radio communication facilities and X
transmission antenna towers.
Utility facllities necessary for public service, (e.g. fire stations, X

utility substations, parks for public use, etc.) except
commercial facilities for the purpose of generating power of
public use by sale.

Planned Unit Development restricted to the uses and dwelling X
density allowed by the zone.

Automobile service station

Repair garage provided there is no outside storage of vehicles X
or equipment being repalred.

Marine or automotive sales, service, or storage X

>

Table 9 - Allowed Industrial Uses
Indistrlal (1) Uses W G o AL [iPermitted [ Conditional
Retall and service establishment, including outside storage of X
heavy equipment
Automobile or truck service station
Building material storage

Plumbing, electrical, or paint contractor’s storage, repalr or
sales shop

Tire retreading or vulcanizing shop

Wholesale trucking and storage establishment

Machine shop

Manufacturing, processing, assembling or fabricating plants,
but not including processing facilities for the processing of
offshore oil, gas, or marine resources

Single family dwelling or manufactured home which is X
subordinate and accessory to 3 permitted use
Trailer, camping ar recreational vehicle temporarily used as a X
residence during canstruction of a permitted use or to
temporarily provide watchman security for material that
cannot be reasonably stored in an established commercial
storage facility

One manufactured home in conjunction with an existing X
dwelling as a temporary use for the term of a hardship
suffered by the existing resident or a relative of tha resident.
Television, microwave, and radia communication facilities and X
transmission antenna towers.
Utility facilities necessary for public service, (e.g. fire stations, X
utility substations, parks for public use, etc.) except

>

>

>

o B - B
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Industrial (1) Uses' |l Parmitted]|| Conditional

commercial facilities for the purpose of generating power of
public use by sale.

Junkyard, autemoblle wrecking yard, or scrap metat yard X
which must comply with all relevant requirements of ORS

Chapters 377 and 822,

Rendering plant or slaughterhouse X
Pulp or paper mill X

Quarry, gravel pit, subsurface or surface mining, including X
crushing, screening, or washing of extracted materials.

Commercial feed lot or stock yard X
Cement or asphalt plant X
Airport or heliport b4

5.3 Statewlde Planning Goals
Projects planned by the Port must comply with the Oregon Statewide Planning Goals.
The goals that most influence Port policies and development potential are Goal 8 -
Recreation; Goal 9 - Economy; Goal 11 ~ Public Facilities; Goal 12 - Transportation; Goal
17 - Coastal Shorelands, Beaches and Dune Areas, and Goal 19 - Ocean Resources. A
summary follows of the statewide planning goals that are most applicable to the Port’s
planning efforts.

5.3.1 Statewlde Planning Goal 9 — Economic Development
To provide adequate opportunities throughout the state for a variety of economic aclivities vital to
the health, welfare, and prosperity of Oregon’s citizens.

Oregon requires local jurisdictions to maintain a 20-year supply of employment lands
suitable to meet the needs of existing businesses and industries likely to relocate to the
area during the planning horizon. The City of Brookings completed an economic
opportunities analysis (EOA) in 2009. The EOA estimated a need for approximately 66
acres of commercial land, with a land area of less than 1 acre for most of the 67
commercial sites needed. The EOA estimated approximately 43 acres of industrial land,
with a land area of less than 2 acres for most of the 30 industrial sites needed. The EOA
found that the current urban growth boundary (UGB) is suitable to supply the needed
employment land through the year 2029.

The Port's existing land ownership is entirely within Brookings’ UGB. In conjunction
with the development of this strategic business plan, FCS GROUP completed a market
analysis (see Appendix D) that identified 20-year employment growth forecasts for the
South Coast region. As noted in section 4.6, the Port is positioned toc meet most of the
light industrial demand and a portion of the retail demand to serve the regional need.
The capital facilities plan in section 6.1 identifies Port project opportunities to address
this regional need.

Pott of Brookings Harbor BergerABAM, A14.0254.00
Strategic Business Plan Vol 2 - Plan June 2015
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53.2

53.3

Statewlde Planning Goal 12 - Transportation
To provide and encourage a safe, convenient and economic transporiation system.

Oregon requires local jurisdictions to complete transportation system plans. The City of
Brookings and the County have completed transportation system plans, which include
projects within the Port district. The following improvement options were evaluated in
the County transportation system plan {TSP):

* Improve east-west connection between the South Coast and I-5;
* Develop alternative routes to U.S. 101 for when the highway is closed;
* Improve the intersection of Benham Lane and Ocean View Drive in Harbor;?

¢ Improve the intersection of Lower Harbor Road and Shopping Center Road at the
entrance to the Port; and

¢ Implement transportation demand management strategies.

The project from the County TSP list above that affects the Port most directly is the
optlion to improve the intersection of Lower Harbor Road and Shopping Center Road at
the entrance to the Port. The transportation system plan recommends maintaining the
existing two-way stop control at this intersection because signal or all-way stop control
warrants, as identified in the Manual on Uniform Traffic Control Devices, could not be met.
Through the process of developing this strategic business plan, the Port identified this
intersection as a Port entryway. Future improvements are not anticipated to affect traffic
movements, but instead, as shown in the concept plan in Figure 4, the Port will provide
signage and/or other aesthetic features to create a sense of arrival.

The Port owns and maintains commercial and recreation marine facilities. As noted in
the facilities condition assessment included as Appendix C, these marine facilities are
generally in fair to good condition. One dock in the Sport Basin and four docks in the
Commercial Basin were rebuilt in 2012 as a result of damage sustained during the 2011
tsunami. Additional improvements needed for marine facilities are noted on the concept
plan (Figure 4) and the boatyard relocation plan (Figure 5).

Statewlde Planning Goal 17 - Coastal Shorelands

To conserve, protect, where appropriate, develop and where appropriate restore the resources and
benefits of all coastal shorelands, recognizing their value for protection and maintenance of water
quality, fish and wildlife habitat, water-dependent uses, economic resources and recreation and
aesthetics. The management of these shoreland areas shall be compatible with the characteristics
of the adjacent constal waters; and

To reduce the hazard to human life and property, and the adverse effects upon water quality and
fish and wildlife habitat, resulting from the use and enjoyment of Oregon’s coastal shorelands.

4 Harbor is an unincorporated community that generally includes the Port area.

Port of Brookings Harbor BergerABAM, A14.0254.00
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534

5.4

5.5

The Port maintains water-dependent uses at the mouth of the Chetco River, adjacent to
the Pacific Ocean. This strategic business plan identifies facility improvements to
support the continued use of the Port’s water-dependent property. Improvements
include:

* Boatyard relocation plan

» Receiving dock upgrades and fish processing facility
» Commercial marina expansion

s  Ongoing dredging

The capital facilities plan in section 6.1 includes planning-level cost estimates and
additional details. All future development activities affecting coastal shorelands will
meet Goal 17 policies.

Statewide Planning Geal 19 - Ocean Resources
To conserve marine resotirces and ecological functions for the purpose of providing long-term
ecologicnl, economic, and social valite and benefits to future generations.

The Port is an Oregon Marine Board-certified clean marina and maintains operational
policies to protect ocean resources. The Port follows all applicable local, state, and
federal environmental policies, and future development activities on Port property must
be evaluated for their compliance with Goal 19. Additional environmental policies and
procedures are identified in the environmental plan in section 6.4.

Statewlde Port Strategic Business Plan

This Port of Brookings Harbor strategic business plan meets the requirements of the
state template included in the statewide ports plan, Ports 2010: A New Strategic Business
Plan for Oregon’s Ports. The development of this strategic business plan is intended to
meet the recommendations of the state plan and was partially funded by Business
Oregon’s Infrastructure Finance Authority.

Local and Reglonal Plans

To implement this strategic business plan successfully, the Port must coordinate with
local and regional planning efforts, Table 10 lists local and regional plans that affect the
Port.

Tahle 10 - Lacal and Reglonal Plans
ILocalPlans S Relevarice to Port Strategic Business Plan|

Curry County Transportation Syslem Pian Supports regiona! transportation improvements;
adopted in May 2005; 20-year planning horizon,

Curry County Comprehensive Plan Guides land use and development; updated
through 2009,

Curry County Zoning Ordinance Implements zoning and development codes in
unincorporated areas of Curry County (see
section 5.2).

Port of Brookings Harbor BergerABAM, A14.0254.00
Strategic Business Plan Vol, 2 - Plan June 2015
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|Local Plans, I|[Relevance to Port Strategic Business Plan!
City of Brookings Economic Developed to meet Statewide Planning Goal 9
Opportunities Analysls (Ecenomic Development); includes an analysis of

commercial and industrial land needs and supply
in the City and the UGB,

City of Brookings Transportation System
Plan Update

Update of City transportation system plan
scheduled for completion in June 2015.

City of Brookings Comprehensive Plan

Addresses land use and development in City and
UGB; Port is in City UGB,

Public Facilities Plan far Urban Growth
Expansion; Brookings and Harbor Study
Areas, updated 2008,

Identifies public facility needs in City and UGB,

Storm and Surface Water Facilities Plan
for Brookings Harbor Area, 2007.

Deaveloped as supplemental section to Public
Facllities Plan.

City of Brookings Parks Master Plan,
updated 2011.

Identifies capital improvements for existing park
facilities and future park facilities needed
throughout community; analysis includes Port-
owned facilities.

Harbor Area Transpontation System
Refinement Plan, 2009.

Developad to address transportation issues
south of Chetco River within Brookings UGB. This
area includes the Port and is generally described
as Harbor.

[Reglonal Plans

[Relevanca to Port Strategic Business Plan

Dredge Equipment Operationa! Analysls
and Business Pian

Port is coordinating with other southern Oregon
poris on developing dredging operational analysis
(see section 5.5 above),

U.S. 1041 Corridor Plan

Developed to explore necessary improvements,
including pedestrian and blcycle facilities; study
area extends from southern edge of City to
Oregon/California border; estimated completion;
summer 2014,

Economic Benefits of Oregon Public
Ports

Developed In 2013/2014 to analyze regional
economic benefits of Oregon ports and port-
related businesses (see section 5.6 above).

5.6 Dredging Analysis

In 2014, Coast & Harbor Engineering (CHE), in association with BergerABAM, was
hired by the Oregon Infrastructure Finance Authority to evaluate the feasibility of an
Oregon State-funded purchase of dredging equipment to serve seven ports along the
Oregon coast (Port of Siuslaw, Port of Umpqua {Salmon Harbor Marina), Oregon
International Port of Coos Bay [Charleston Marina Complex and Boatyard), Port of
Bandon, Port of Port Orford, Port of Gold Beach, and Port of Brookings Harbor). A
summary of CHE's analysis, Dredge Equipment Operational Analysis and Business Plan
Technical Report, is included in Appendix E. Details related to the Port of Brookings
Harbor's dredge requirements are summarized in the tables below.

TPort of Brookings Harbor
Strategic Business Plan Vol. 2 - Plan
Curry County, Oregon
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Table 11 - Port of Brookings Harbor Dredging Requirements

[ 7Anual ] 3 i
odxe | Malntenanceif o RIS
ooation || Orediing | SRR TN | PemiSummany
| = Volume, et : |
|| {cublc yards) Sl
Port of 7,200 Sitysand | . pDepartmentofState |* USACE permit expires in 2015
Brookings and sandy Lands (DSL) Permit = DSL permit expires in 2015
Harbor Marina silt {silt} {October 1 to May
31
e UL.S. Army Corps of
Engineers (USACE)
Parmit (Novemnber 15
to February 15)
Table 12 - Port of Brookings Harbor Disposal Sites
0 [ 'Distanca to’ I
o A Avallable Disposal Stes. IDisposal Method
- . (mliles) |
Port of 09 « Chetco River Ocean Dredged Material Disposal Site |  Hydrautlic and
Brookings offshore site located southwest of the entrance to clamshell
Harbor the Chetco River, 1,800 by 1,800 feet with an
Marinza average depth of 70 feet.
« A nearshore deposition site lies in close proximity to
the beach. Boat basin dredged material must be
placed in the offshore site.

In order to serve the dredging requirements of each of the seven study ports, CHE
evaluated three dredge equipment alternatives. Based on the technical requirements, as
well as operational costs, dredge equipment purchase cost, and production rates, a 12-
inch hydraulic cutterhead dredge 370 HP with a discharge pipeline of 12 inches and an
8-inch Toyo pump dredge were selected as the preferred alternative to meet the needs of
each of the study ports. Considering the operational costs and ownership cost of the
preferred dredge equipment alternative, the report concluded that the cost per cubic
yard of dredged material for an annual maintenance dredging volume of 63,000 cubic
yards would be approximately $7.20 per cubic yard. The study did not take into account
mitigation costs that might be associated with securing dredging permits or costs
associated with securing or retaining upland disposal sites.

As a follow up to CHE's report, FCS GROUP completed a financial analysis to evaluate
the ability of individual ports to contribute to the cost of annual maintenance dredging
(Appendix F). This analysis recommends that the Port of Brookings Harbor contribute
15 percent of general fund ending fund balances to a Dredging Maintenance Reserve
Fund to support dredging activities. This recommendation is included in the Port's
Financial Plan (see section 6.3 and Appendix G, Financial Plan).

Port of Braokings Harbor BergerABAM, Al4.0254.00
Strategic Business Plan Vol. 2 - Plan June 2015
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5.7

Economic Benefits Analysis

FCS GROUP analyzed the regional economic benefits of the Port of Brookings Harbor
and its Port-related businesses as part of a statewide study: The Economic Benefits of
Oregon Ports, March 2014 (managed by Business Oregon Infrastructure Finance
Authority). The economic analysis concluded that periodic channel dredging at the inlet
and within the marina harbor area is critical to the local and regional economies along
the South Coast and has measurable economic benefits at the local, regional, state, and
national levels. At least 54 existing businesses are directly affected by dredging and
related visitation activities. These local businesses support 860 jobs (including 706 direct
jobs and 154 indirect/induced jobs). The permanent annual economic impact of the Port
includes the following annual benefits:

» Total Port-related Oregon employment of 860 jobs (706 direct and 154
indirect/induced)

* Oregon output (gross sales) of nearly $67.9 million ($40.9 million direct and $27.0
million indirect/induced)

o Oregon GRP of $39.4 million ($22.65 million direct and $16.78 million
indirect/induced)

¢ QOregon labor income of $23.93 million ($12.89 million direct and $11.05 million
indirect/induced)

= Annual local and Oregon tax revenue/payments of $4.21 million ($1.26 million in
local and $2.95 million in state tax revenues)

* Annual federal tax revenue/payments by Oregon enterprises and employees of §5.12
million®

Local and Regional Partners

Collaboration and coordination with strategic partners enable the Port to leverage its
resources and fulfill its mission. Maintaining relationships with the following public and
private entities is key to the Port successfully managing its assets.

e Curry County

» City of Brookings

Brookings Harbor Chamber of Commerce
Commercial Fishing Industry

Southwest Oregon Community College
South Coast Ports Coalition

Oregon Coastal Caucus

* Special Districts Association of Oregon

* Oregon Public Ports Association

e Ports of Gold Beach, Port Orford, Bandon and Coos Bay
* Oregon Marine Board

$ Information in section 5.9 provided by FCS GROUP.

Port of Brookings Harbor BergerABAM, A14.0254.00
Strategic Business Plan Vol. 2 - Plan June 2015
Curry County, Oregan Page 20 of 34



s South Coast Watershed Council
» Southern Oregon Visitors Association

5.9 Identify Strengths, Weaknesses, Opportunitles, and Threats
BergerABAM facilitated a strengths, weaknesses, opportunities, and threats (SWOT)
analysis in conjunction with the kickoff meeting for the development of this plan. The
SWOT analysis included Port Commissioners and staff, Table 13 is an overview of the
SWOT analysis and Appendix A contains a full summary.
Table 13 - SWOT Analysis
: ___ Strengths ! Weaknesses'
» Safe harbar/bar Transportation infrastructure
= Quality of life ~ remote location Labor pool - unskilied workers
» Schools Lack of worker training and substance
» Communication infrastructure - fiber abuse intervention
redundancy Youth population decline
* Vocational training for high school students
through local businesses and in parinership
with Southwest Oregon Community College
» Climate/geography/location
= Proximity to California markets - central
West Coast location
(Opportunities Threats
= Port and Southwest Oregon Community Low lease rates that do not support
College partnership malntenance costs
= Capture value of products crossing the Lack of infrastructure to support larger
docks vessels
« Commercial fish processing Fishing reguiations
* Private cold storage operator Grant stiputations of RV park (stipulations
Market rate for leases should be researched for potential change)
Kite field Remoteness - substandard healthcare and
« Commercial boat basin expansion services
« Oregon Marine Board grants Poor stormwater drafnage infrastructure
» Marketing and pramotion of sustainable
fisheries
¢ Pedestrian infrastructure
« Rebuilding of dock at Eureka fisheries site
« |mproved operating efficiencies and policy
enforcement
+ Workforce training
6.0 STRATEGIC BUSINESS PLAN
The state template identifies five elements that must be included in a local Oregon port
strategic business plan. The following sections identify the Port’s goals and policies
related to capital improvements, management, finance, environment, and marketing,
These goals and policies will help guide the Port's economic development activities over
the 20-year planning horizon.
Port of Brookings Harbor BergerABAM, A14.0154.00
Strategic Business Plan Vol. 2 - Plan June 2015
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6.1 Capital Facilities Plan, The Port has identified shori-, mid-, and long-term capital improvement projects to facilitate the continued success of its
operations and {acilities. Table 14 lists potential projects, their timeframes, and planning level cost estimales for them.

Table 14 - Capital Improvement Plan

2019 Cost . 2020
Capital Improvements Estimates Timeline Priority Fund Source Priority Project Category
1 |Fuel Dock Access Pad Reconstruct marine fuel dock station | $600,000 2019-20 | Extreme | State Lottery- |Commercial / Marina facility upgrade
Replacement, Fuel Tank Site & repair docks Port
Restoration, Transient and Work
Dock Repairs
2 |Basin 2 Embankment Repair -  |Repair slopes to original conditions | $775,000t0 | 2021-22 | Extreme | FEMA - HMAP - [2019 Storm related damage
Reconstruction $1,500,000 Port / Business
Oregon
3 |Basins 1 and 2 Dredging Basins 1 and 2 dredging $1,000,000t0 | 2021-22 | Extreme | FEMA - HMAP - |2019 Storm related damage
$1,700,000 Port / Business
Oregon
4 |RV Park Facility Improvements  |Demolish existing restroom shower $700,000 2020-21 Extreme | Port Private Bank {Recreation improvements / public
facility, laundromat foundation; Loan amenities
construct new laundromal, showers
and restroom; construct new pull-thru
sites & upgrade electrical
5 |Wastewater Treatment Plant Construct wastewater freatment plant{ $2,225,000 to 2023 High  |USDA Rural Grant|Commercial facility upgrade
for Port industrial and commercial $5,000,000 { Part/ Curry
facilities County / Grants
6 [Stormwater Drainage and Paving Stormwaler improvements; grading, | $2,500,000 2025 High NHMP - PDM/  [Commercial facility upgrade
Zones 1 Commercial Storage  [paving and curbs Port
Area
7 |Receiving Docks Demolish existing timber docks and | $2,500,000 2025 High NHMP - PDM/  |Commercia! facility upgrade
concrele bulkhead; construct new Port
concrete docks; install concrete
pavement; install storm drainage
facilities.
8 |Stormwater Drainage and Paving |Stormwater improvements; grind / $1,000,000 2025 Medium | NHMP-PDM/ |Commercial facility upgrade / public
Basin 2 Eas! Parking Area overlay parking lol; curbs; striping Port amenities
9  [Stormwater Drainage and Paving |Stormwater improvements; grind / $1,000,000 2026 Medium | NHMP - PDM/ |Commercial facility upgrade / public
Basin 2 Wesl Parking Lot and RY [overlay parking lot; curbs; striping Pori amenities
Park
10 |Green Building Area Develop site for covered storage $1,000,000 2026 Medium Port Commercial {acility upgrade
units for all types of equipment, gear,
vessels, vehicles, etc,
11 |AV Park Protection Wall Install protective seawall $500,000 2026 Medium | NHMP-PDM/ |Recreation improvements / public
Port/ Grant  [amenities
12 |Boardwalk Expansion / Repair / restore piling; secure stope; |  $292,500 2027 Medium | NHMP - POM/ |Marina facility upgrade / public
Replacement replace wood planks with concrete Port amenities
surface
13 |Basin 2 Docks Replace old docks from CthruHand | $2,500,000 2030 Medium Port - Grants  [Commercial / Marina facilily upgrade
N thru P; reconfigure spaces to
accommodate larger vessel,
14 |Commercial Center Upgrade Commercial building and site repairs | $1,500,000 2030 Meditm Port - Granls  |Commercial facility upgrade / public
or building third retail building amenities
15 |Development Potential of Port  |Examine opportunity site for potential 2030 Low Port - Grants  |Public-private partnership opportunity
Bare Ground development - hotel / condo /
business center

Cast estimates are based on similar projects in other locations and are not based on detafled engineering plans or analysis. Final engineering and construction cosls may very.

Port of Brookings Harbor S-Year Mid-Point Review
Strategic Business Plan July 2020
Curry County, Oregon Page 22 of 34



6.1.1 Project Opportunities. Table 15 is an overview of the Port's capilal improvement and opporunity projects, and
includes brief project descriptions, existing zoning designation, and potential conflicts with land use and development
regulations. Project locations are shown on the concept plan (Figure 4).

Table 15 - Project Opportunities

Table 14

Reference  |Project and Description Existing Zoning Potential Conflicts with Land Use and/or
Number Designation Development Regulations
1 Fuel Dock Access Pad Replacement, Fuel Tank Site  C-1 Permitted use; County, State and Federal permits
Restoration, Transfent and Work Dock Repairs needed for repairs and In-Water Work,
4 RV Park Facility Improvements - new resiroom, laundry |C-1 No zoning conflicts anticipated; County permits will be
buildings, additional pull-thru sites and electrical required
Iupgrade
5 |Port andlor Harbor Wastewater Treatment Plant C-1 Zone change my be required; County, State and Federal
permils needed for development and In-Water Work
7 Receiving Dock Upgrades - repair existing receiving C-1 Permilted use; County, State and Federal permits
docks and relocate lee House needed for repairs and In-Waler Work.
6,8-10 |Green Building & Gear Storage - stormwaler drainage, {C-1and| No zoning conflicts anticipated; SHPO parmits may be
utility relocalion, street and paving improvements, self- required; County permits will be required
storage units development
12 Boardwalk Expansion / Repair - repair damage C41 Permitted use; County, State and Federal permits
boardwalk and expand enlire length of Basin 1 towards needed for repairs and In-Water Work.
Zola's on the Water
14 Commercial / Retail / Event Center Expansion - build  |C-1 Retail and Service establishmenis are permitied uses;
third building at existing retail facility, demolish and/or na conflicts anticipaled; Counly permils will be required
remove manufactured buildings
15 Professional / Sheriff Substation / Port Offices - develop |C-1 No zoning conflicts anticipated; County permits will be
vacani land across Lower Harbor Road for business, required
County and Port offices
Ongoing Dredging - initial dredging to be coordinated  |C-1and | Permitted use; Counly, State and Federal permits
with FEMA, maintenance dredging coordinated with needed for In-Water Work.
Business Oregon

The Marine Activity (MA} zoning designation in Curry County would be a more appropriate zoning designation for the marina and suppen facities. Parmitied uses in the MA
zong includs, but are not limited to, boat launch and moorage facifities, marine fuel storage and sales, fish processing facilities, public watercraft access facilities, boat service,
repair and storage, and dredging. A zone change request should be considered in conjunction with capital improvement projects that require other permits/approvals.

Port of Brookings Harbor
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Map Summary

Completing the sidewalk along Lower Harbor Road would provide better public access and enhance the look
for the Port and community.

Building internal roads would be essential for future development of Port property. The roads would allow
for easements to contain the utility (water, power, sewer, gas, communication, etc.) infrastructure needed for
the development and access to the new and existing facilities. The roads and utility infrastructure should be
completed prior to any site developments in this area.

A round-about intersection could help with access into the boat launch parking lot and could provide a safer
intersection. A new Port sign could be placed in the center of the round-about. This also would as fall in line
with the original plan for a Port Entryway.

1 Third Retail / Professional Building

Keeping the original plan to expand the retail space with a third retail building, but this building could be
designed to include a convention center with restaurants and retail space.

2 Professional / Sheriff / Port Offices

The land across Lower Harbor Road could be developed into professional offices, County Sheriff Substation
and Port Office.

3 Boardwalk Expansion

Keeping the original plan for increasing public amenities. Repairing the existing boardwalk could be
completed at the same time while extending the boardwalk to cover the entire Basin.

4 Public Parking / Boat Rinse / Playground

Existing Boat Shop would be relocated into the Boat Yard, see No. 8. Playground and picnic area could be
installed for public amenities. Boat rinse facility could be relocated with additional public parking space.
Approximately 2 acres.

5 Self-Storage Buildings

Self-Storage Buildings with a wide variety of uses. Boat/trailer, crab pots, RV’s, etc. Area should also
include crab pot cleaning and net repair area. Approximately 5.5 acres.
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6 Receiving Dock Upgrades / Relocate Ice House

Receiving Dock Upgrades / Relocate Ice House — repair damaged receiving docks. Pave surfaces for
employee parking, equipment gear staging and product transportation.

7 Port Wastewater Treaiment Plant

In order for economic development to occur at the Port or in Harbor a wastewater treatment plant will be
needed in Harbor. The location of this wastewater treatment plant is in an ideal location for the Port and/or
Harbor. Filling in the barge area will require environmental offsets. Creating an ecosystem in that area for
the effluent could be a possibility. Approximately 2.8 acres

8 Boat Shop Relocation

The Boat Shop from area No. 4 could be relocated in the existing boat yard. This would keep all boat work
in one area of the Port and access would be ideal for customers.

g Boat Yard Upgrade

Demolish existing warehouse and develop a new warehouse building that would encompass existing tenants
and expand to house the Port travel lift and equipment. Housing of Port equipment would extend the life
span tremendously. Paving roads, work areas and parking areas with proper stormwater drainage and
treatment may be required under Clean Water Act. Rebuilding the travel lift ramp would also be needed.

10 | Public — Private Partnership

This area is in prime location for development that could include RV Park expansion or hotel / resort.
Approximately 2.3 acres

11 | RV Park Development / Improvements

New restroom/shower and laundry building, nine new pull-thru sites and electrical upgrades are in the works
for construction. Other improvements for additional restrooms, paving and seawall should be planned.
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6.2 Management Plan
Goal 1: Develop a management plan that enables Port Commissioners and staff to
achieve the Port's mission and increase the economic development potential of the
district.

Policy 1.1: Identify target businesses most likely to locate on Port property and pursue
partnership opportunities with public and private entities that will leverage the Port's
resources.

Strategy 1.1.1: Review standard lease rates and terms and develop rates and
terms that will meet market demand and cover ongoing maintenance costs.

Strategy 1.1.2: Partner with private businesses to develop industrial/commercial
facilities that meet market demand and provide greater economic development
opportunities within the district.

Strategy 1.1.3: Develop policies that enable the Port to capture a greater
percentage of revenue crossing the docks.

Strategy 1.1.4: Integrate the strategic business plan as a planning tool and review
it annually in conjunction with budget meetings.

Policy 1.2: Port Commission members and staff will participate in inter-governmental
forums related to target industry development.

Strategy 1.2.1: Continue to work with regional ports and stale and federal
agencies to support dredging and aids in navigation that enhance fisheries and
support industries.

Strategy 1.2.2: Seek to support and diversify the existing fisheries industry,
including support and processing facilities, boutique canneries, and new
markets.

Goal 2. Enhance the existing ability of the Port Commission and professional staff.

Policy 2.1: The Port will provide appropriate training opportunities to enable ongoing
professional development of Commissioners and staff.

Strategy 2.1.1: Plan and budget for periodic training opportunities including
those provided by the Special Districts Association of Oregon to allow Port
Commissioners and staff to gain knowledge relevant to their positions.

Strategy 2.1.2: Encourage Commissioner and staff participation in professional
organizations (e.g., Pacific Northwest Waterways Association, Oregon Public
Port Association, Southwest Area Commission on Transportation, and Special
Districts Association of Oregon).

Port of Brookings Harbor BergerABAM, A14.0254.00
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Policy 2.2: Require all hoist/crane operators to obtain and maintain proper certifications.

Strategy 2.2.1: Plan and budget for certification programs and licensure.

6.3  Financial Plan
In conjunction with the development of this strategic plan, the consultant team prepared
a financial plan. A summary of key recommended goals, policies, and strategies follows
and the full financial plan is included as Appendix G.

Goal 1: Maintain Port operations while maximizing monies available to transfer out
of the General Fund for capital projects.

Policy 1.1: Maintain a General Fund operating reserve of 90 days of expenditures in
addition to any reserve required by debt covenants.

Strategy 1.1.1: Work with lending partners, particularly the Oregon Economic
and Community Development Department and the Oregon Infrastructure
Finance Authority, to restructure debts owed.

Strategy 1.1.2: Pursue public/private partnerships that result in long-term land
lease or land sales revenue to generate positive revenue streams to support
operations and debt service obligations.

Policy 1.2: Continue to charge rafes and lease fees that recover 100 percent of the full
cost of each service being provided.

Strategy 1.2.1: Perform a cost of service analysis and identify the level of cost
recovery currently being achieved for each Port service.

Strategy 1.2.2: Ensure adequate fees are charged to support certified hoist/crane
operators and to maintain ongoing certification and licensure.

Strategy 1.2.3: Study and potentially implement a tariff on the volume of seafood
product landings to help strengthen operating revenues.

Policy 1.3 Support annual maintenance dredging in collaboration with the State and the
South Coast Ports Coalition.

Strategy 1.3.1 Establish a Dredging Maintenance Reserve Fund.

Strategy 1.3.2 Contribute 15 percent of each year's General Fund ending fund
balance to the Dredging Maintenance Reserve Fund.
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6.4 Environmental Plan
Goal 1: Partner with local, regional, state, and federal agencies to meet environmental
regulations for the Port’s existing operations and future development.

Policy 1.1: The Port will work to maintain statutory environmental compliance for all
operations on its property.

Strategy 1.1.1: Work with local representatives to address issues and engage
community input as needed for special projects.

Strategy 1.1.2: Share resources, funds, and opportunities toward common goals
and prajects, as appropriate.

Strategy 1.1.3: Adopt best management practices and update as appropriate,
based on Oregon Clean Marina guidelines.

6.5 Marketing Plan
Goal 1: Market the Port district, its services, assets, opportunities, innovations, and
communilies to local, regional, national, and international prospects and partners.

Policy 1.1: The Port will work to develop marketing materials that focus on the Port
district and local community assets, resources, job opportunities, and land availability.

Strategy 1.1.1: Increase the Port’s visibility and access with improved signage
and gateway enhancements on Lower Harbor Road and Highway 101.

Strategy 1.1.2: Partner with local entities, such as the City of Brookings, the
Brookings Harbor Chamber of Commerce, and Curry County to promote
employment opportunities, tourism, and recreational amenities.

Strategy 1.1.3: Partner with district communities to ensure the promotion of
distinct market advantages, assets, opportunities, and synergies in marketing
efforts.

Strategy 1.1.4: Continue to market the Port’s evenis and pursue additional
promotional efforts such as greater social media marketing and event brochures
for events, as appropriate.

Strategy 1.1.5: Create a distinct Port “brand” to promote recreational amenities,
facilities, and events,

Strategy 1.1.6: Partner with the ports of Gold Beach and Port Orford to promote
Curty County and create a regional brand that supports the commercial fishing
industry and recreational opportunities.
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Strategy 1.1.7: Continue to promote the Port to West Coast markets in Oregon, California, and where appropriate beyond to increase
visitation, capture industrial users, and optimize facility use.

7.0 Implementation and Action Plan. The Port's sirategic business plan is designed to be a working document and will require ongoing
review and updates to complete the planned capital, marketing, and mainienance projects successfully. Table 17 sets out an action plan for
the Port's identified short-, mid-, and long-lerm projects. This action plan will be updated annually.

Table 17 - Action Plan

Project Timeline Priority g Action Plan
Sources
1 |Fuel Dock Access Pad Replacement and |1 - Year Extreme Business Oregon - |Contractor selected, wailing for In-Water Work period
Restoration; Transient and Work Dock Lottery Funds Oct thru Feb to complete project
Repairs
2 |Basin 2 West, South and East 1-Year Extreme FEMA - Porl - FEMA approval; Bid Package development, permitting
Embankment Repair - Reconstruction Business Oregon  |requirements with County, State and Federal agencies
3 |Basins 1 and 2 Dredging 1-Year Extreme FEMA - Port - FEMA Approval; Bid Package development, permitting
Business Oregon  [requirements with County, State and Federal agencies
4 |RV Park Facility Improvements 1-Year Extreme Port Private Bank |Bid Package development, permitting requirements
Loan with County, State and Federal agencies
5 |Wastewater Treatment Plant 1-5years High USDA Rural Grant |Identity funding sousces for engineering and
{ Port / Curry construction; obtaining permits from County, State and
County / Grants  |Federal agencies
6 |Stormwater Drainage and Paving 1-5Years High Port - Business  |DEQ stormwater testing for 2-years; tests results will
Commercial Storage Area (Infrastructure Oregon determine direction of Commercial Storage Area.
Upgrade) Identify required permits, abtain cost estimates for
project development
7 |Receiving Docks 1-5Years High Port - Private Work with existing tenants and identify potential
Investment - upgrades; cbtaining permits from County, State and
Business Oregon  |Federal agencies
8 |Stormwaler Drainage and Paving Basin 2 |1 -5 Years Medium Port ldentify funding sources for engineering and
East Parking Area construction
9 |Stormwater Drainage and Paving Basin 211 -5 Years Medium Port ldentify funding sources for engineering and
West Parking Lot construction
10 |Stormwater Drainage and Paving RV 1-5Years Medium Por Identily funding sources for engineering and
Park construction
11 |Green Building Area 5-10Years Medium Port - Business  |ldentify funding sources for engineering and
Oregon - Grant  |construction; obtaining permits from County, State and
Federal agencies
12 |RV Park Protection Wall 5-10 Years WMedium Port - Business  |ldenlify funding sources for engineering and
Oregon - Grant  |construction; oblaining permits from Counly, State and
|Federal agencies
13 |Basin2 5-10 Years Medium Port - Business  |ldentify funding sources for engineering and
Oregon- Grant  [construction; cblaining permits from County, State and
Federal agencies
14 |Boardwalk Expansion/ Replacement §-10 Years Medium Port - Business  |ldentify funding sources for engineering and
Oregon - Grant  [construction; obtaining permits from County, State and
Federal agencies
15 |Commercial Center Upgrade 5-10Years Low Port - Business  |Identify funding sources for engineering and
Oregon - Grant  |constructicn; obtaining permits from County, State and
Federal agencies
16 |Development Potential of Port Bare 5-10 Years Low Port - Private Identify funding sources for engineering and
Ground Investment - construction; obtaining permits from County, State and
Business Oregon - |Federal agencies
Grants

Additional polential grant sources include: the Department of Land Conservalion and Devefopment Technical Assistance Program, and Infrastructure Financa Authority Port Planning and Marketing Fund; the
Economic Developmen! Administration (EDA} Pubiic Werk and Economic Adjustment Program; EDA Planning and Technical Assistance Program; and the US Department of Transporiation INFRA
(Transportalion Investmen! Generating Economic Recovery} grants. INFRA grants are highly competitive lor road, rall, transit and port projecis that achigve national objectives.
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The Port of Brookings Harbor strategic business plan is presented for review and adoption by the Port Commission, with review
and acceplance by the Oregon Business Development Department. Once adopted, the Port may request Oregon Ports Planning
and Marketing funbds for the projects discussed in the strategic business plan. The plan may be amended to accommodate

changing conditions and new opporunities, and must be updated every 10 years, with a mid-point (5-year) review and annuai
updates for sub-plan components.
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8.0 ATTACHMENTS AND EXHIBITS
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Port of Brookings Harbor
Strategic Business Plan
Strengths, Weaknesses, Opportunities, and Threats, and
Stakeeholder Interviews Summary

The Port of Brookings Harbor is completing its 2014 Strategic Business Plan. This plan will be an
update of previous planning efforts and will identify the Port’s priority projects for the 20-year
planning horizon, as well as capital improvements and financial, environmental, marketing,

and management goals that will support those projects. As part of this effort, the Port’s
consultant, BergerABAM, completed a facilities site visit; conducted a strengths, weaknesses,
opportunities and threats (SWOT) analysis; and held a series of stakeholder interviews with
Port Commissioners, staff, tenants, and business leaders. Interviewers posed a total of 12
questions seeking to understand individual and organizational perspectives related to strategic
planning goals and initiatives needed to enhance job creation in the region. The following
provides an overview of the SWOT analysis and a summary of interview findings.

STRENGTHS, WEAKNESSES, OPPORTUNITIES, AND THREATS
The following is a brief description and summary of discussion topics and bullet points
generated during the SWOT.

Strengths - All agreed the Port has many strengths. The quality of life, natural setting, and
climate in Brookings is unparalleled. Longtime residents, newcomers, and tourists from near
and far identify these assets as key to their decisions to live, work, and/or play in Brookings. A
safe bar crossing provides access to the Pacific Ocean for commercial and sport fishing. Business
owners and employers do not find an abundance of skilled, motivated workers in the local
workforce, but potential exists to expand vocational training for hard-working high school
students. Their work ethic is reflected in the Brookings High School athletic programs, which
are home to four recent state championships. Specific responses include:

Safe harbor/bar, and central West Coast location

Quality of life - remoteness

Schools

Communication infrastructure - fiber redundancy

Vocational training through local businesses and in parinership with Southwest Oregon
Community College (SWOCC) provide opportunities to hard working high school students
Climate/geography/location

Proximity to California markets

Weaknesses ~ The Port's primary challenges are related {o its debt obligations, remote location,
and lack of motivated, skilled workers. While the remote location is also considered a strength
for the Part, the lack of transportation infrastructure available to move goods to larger markets
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along the Interstate 5 corridor impacts costs and efficiency for businesses. The workforce
challenges also impact the cost of doing business in Brookings and forces employers to look
outside of the area to meet their employment needs, Workforce and the Port's debt obligations
are also considered threats and are discussed further below. Specific weaknesses identified
include:

» Transportation infrastructure
» Labor pool - unskilled workers and addiction problems
» Youth population decline

Threats — As described above, the greatest potential threats facing the Port are related to its debt
obligations and unmotivated local workforce. The Port generates a substantial amount of
revenue from its various business lines (approximately $2 million annually), but its debt
obligations hinder cash flow to fund key projects. Furthermore, low lease rates threaten the
Port’s ability to generate enough revenue to offset the expenses associated with marina and
harbor maintenance, The local workforce is a challenge {(and an opportunity) because without
skilled, motivated labor, businesses are unable to grow, Many employers find that employees
are unreliable and choose recreation (sport fishing, hunting, etc.) over work. Specific threats
identified include:

Low lease rates that do not support maintenance

Lack of infrastructure to support larger vessels

Fishing regulations

Grant stipulations on RV park {stipulations should be researched for potential change)
Lack of motivated workforce — labor must be imported

Remoteness - substandard healthcare and services

Poor stormwater drainage infrastructure

Opportunities - Despite the Port’s challenges and threats, many opportunities were identified
to increase economic development and secure a positive future for the Port. Capturing a greater
percentage of the revenue that crosses the docks at the Port would promote business expansion
and put more money into the local economy. Identifying market lease rates would offset the
high cost of dock and facility maintenance. In addition, the Port has several opportunity sites,
including expansion of the boat basin, expanded pedestrian infrastructure along the boardwalk,
and the kite field adjacent to the RV Park. Specific responses include:

Port and Community College partnership
Capture value of products crossing the docks
Commerdial fish processing

Private cold storage operator

Market rate for leases

Kite field

Boat basin expansion
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e Oregon Marine Board grants

» Promoting sustainable fisheries

e Pedestrian infrastructure

¢ Rebuild dock at Eureka fisheries site

Improve operating efficiencies and policy enforcement

INTERVIEWS SUMMARY

1.

What is the geographic extent of your customer or client base? Are they strictly local,
south coast, southwest Oregon, or beyond?

Those interviewed indicated a draw from local to west coast, with a smaller percentage of
visitors nationally and internationally. It appears that some businesses serve Curry County
down to Crescent City, California; while others serve the broader Southern Valley regions.
In addition, the secondary tourism draw includes a smaller percentage from San Francisco,
Portland, Seattle, and Alaska. As an attractive and safe harbor, Brookings is a favorite place
to base vessels for recreational and commercial fishing, so its west coast draw includes
waterbome as well as Highway 101 visitors. Some in the fishing industry mentioned
business connections from Mexico to Canada.

What are the general location advantages of the Brookings Harbor area specific to your
business in terms of the relative cost of doing business, attracting jobs, and other factors?

Respondents noted that Brookings is a retirement community with an excellent climate. It is
often called the “banana belt” with exceptional weather and a high quality of life. Its
location along the Scenic Highway 101 corridor and small-town charm were cited as
attractors fueling retirement activity, harbor growth, and potential business expansion.
Available highway access and a safe harbor are pluses for business, along with available
utilities and recent efforts to complete fiber redundancy.

What do you feel are Brookings Harbor's greatest assels for retaining and attracting
businesses; e.g., access to local markets and customers, adequate infrastructure, access to
transportation corridors, availability of skilled workforce, access to recreation, quality of
life, etc.?

The Port, City, and County have been working together to ensure a positive environment
for business growth at Brookings Harbor. In addition to excellent weather, those
interviewed noted the following positive assets in attracting businesses: police presence
(2lthough sometimes lacking at the Port after hours); a safe, clean town; and nearby
restaurants and shops, including large box retailers, such as Home Depot and Walmart,
within 20 miles (Crescent City). There were concerns about a lack of infrastructure,
including additional facilities and maintenance needs at the Port to serve a growing market
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potential. All agreed that better signage is needed on Highway 101, both northbound and
southbound, to encourage visitors. The labor pool was noted as a challenge, and the need
for additional vocational training was mentioned often. People interviewed told stories
about good neighbor actions and remarked on the strong sense of local community. 1t was
noted that Brookings Harbor typically sells gas for $1 less than Crescent City, so there is
considerable draw for fuel sales. Also, we heard that there are limited light industrial sites at
the Port, and that most of this land is in Curry County or the City of Brookings. Proximity to
industrial land that can support the harbor is also an asset.

The boatyard was also identified as an asset for the Port. Interviewees mentioned a need for
a new hoist capable of moving larger vessels and a paved yard, and said the ability for
fishermen to work on their own boats, using their own materials, is unique for a boatyard
and an important feature of the Port’s facility.

4. The ports of Port Orford, Bandon, and Gold Beach are in the process of developing
business plan updates. Do you see an advantage in the four ports incorporating regional
cooperation and policy initiatives into their respective business planning process; e.g.,
coordinated lobbying for federal channel dredging, fisheries policies, fish waste
handling, marketing, etc.?

All of those interviewed felt that regional cooperation among south coast ports is essential -
it provides a larger voice for lobbying efforts and assists with regional marketing. Examples
included securing additional state and federal funds for dredging, and niche marketing
efforts that help all of the southern coast ports, such as promoting fishing and tourism. It
was noted that the southemn coast is unique, and because of its remoteness, can capture
longer stays and increased tourism dollars. One of the interviewees stated that the ports
started cooperating more formally when they got involved with the Oregon Policy Advisory
Council (OPAC) regarding the marine reserves program initiated by the legislature.
Together the ports allowed Red Rocks Marine Reserve but fought four others in order to
protect the fishing industry. It was noted by one interviewee that the south coast ports
cooperative efforts to address dredging needs could be a national model and bring
increased interest and positive press to the Port and region.

5. The Port currently includes over 600 moorage slips and is one of the most active ports on
the Oregon Coast, serving nearly 100,000 recreational and comunercial fishing trips every
year. Do you feel there are upgrades that could be made to the marina and surrounding
area that would further enhance the experience for sport and commercial fishing and/or
generate even greater usage and increase tourism? If so, what are those upgrades?

There were a number of priority projects discussed during the interviews, including:
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- Recreational Docks - Add larger slips (20-foot plus) to accommodate larger vessels in
use today.

- Boat Basin - Expand commerdial slips through expansion of the southern boat basin and
relocation of the shipyard east along the barge slip near the cold storage and ice house
and add restrooms. Dredge more areas for deep-water slips.

- Boardwalk Expansion ~ Expand the boardwalk westerly with a potential high deck
overlooking active waterfront.

- Marine - Improve off-loading facilities, small scale canning facilities, and fish sales near
boat launch. Consider a marina rate-split based on zip code to discount local fees.

- Gateway ~ Improve Highway 101 gateway and signage.

In addition to the priority projects, it was noted that there is a need to improve efficiency
and enforcement of current port policies throughout port facilities. Examples included
providing short- and long-term parking, ensuring boats in the boatyard are moved to
boatyard storage when they are not actively being worked on, and hiring certified crane
operators.

6. The Port hosts a series of major events throughout the year, including a farmer's/artisan
market from June to October, the Party at the Port in May, Bluegrass on the Boardwalk in
July, and numerous other events, How familiar are you with these events? Do you have
suggestions for how the Port can make these events even more successful? Are there
additional events or festivals you would like to see?

Among the many events held annually, Brookings Harbor hosts the Slammin’ Salmon
derby, which is the largest of its kind in the nation. Brookings had the best crab season on
the west coast in 2013. The Port could consider additional festival promotions, giveaways,
and further events to add value and success to the already popular event schedule. Hotel
stays, fishing gear, and other items were mentioned to promote return visits. One stated
goal was to achieve one event per month, extending into the shoulder/winter seasons. The
Port is active in expanding events, and it was stated that they are approaching this goal of
12 per year, which is achievable by including more events, music, and, possibly, an indoor
circus tent for winter festivals, boat shows, and fishing expos. Additional coordination with
the City and Chamber of Commerce was suggested. Some see tourism success tied directly
to infrastructure needs (boatyard, unloading area improvements, fish market, etc.).

7. The Port's land holdings include a vacant piece of property east of the Coast Guard
Building and north of the RV Park. The Port also owns the Green Building, which will be
evaluated for reuse or replacement as part of this strategic business plan. This vacant land
is currently used for parking and the Green Building is underutilized. What do you think
would be the best use for these properties?
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The kite field that is undeveloped near the RV Park is a useful open space that may be an
opportunity for future development. Some would like to see this redeveloped and some
prefer it as open space, although it is presently zoned for industrial use. It was noted that
the space north of the RV park is used for temporary RV overflow and tent camping. One
idea is to consider selling or parinering for redevelopment of the site with controls to ensure
it is used for “transient tourism” (hotels, recreational, and tourist serving) in order to both
pay the Port's debt and have additional income for improvements and operations.

The Green Building was generally considered as difficult to repurpose or save, with many
preferring that the building be removed. It was noted that there is state funding (Oregon
Infrastructure Finance Authority) and debt attached to the building that must be dealt with
to achieve demolition. Some felt there may be an opportunity to attract a number of
investors to repurpose the building, but it is unclear what the building could best
accommodate, given that it is unfinished and has structural issues that would be expensive
to repair. (Note that the strategic business plan process will include an economic assessment
of the green building's potential for reuse or demolition.}

8. The Port’s current mission statement includes a commitment to preserve and enhance its
economic activities and facilitate the full economic potential of the Port and Curry
County. Do you have ideas or suggestions on what approaches the Port should consider
to generate new revenue streams? What types of economic development actions or
incentives are most needed in Brookings Harbor to nurture job growth and support new
private investment?

In general, those interviewed felt that the Port has recently achieved enhanced management
and that the $2 million gross revenue has been steady over the past 15 years. Staff has been
doing a good job ensuring positive cash flow. There is a sense that new opportunities
should be explored to enhance revenues, and that the Port is transitioning away from a
broken business model to one that can bring further success. One respondent suggested a
review of the Harbor Sanitary District System Development Charges, as they are perceived
as high and a deterrent to growth. Another suggested increased investment in local youth,
both through local hiring and vocational training with SWOCC and the Coos Bay Culinary
School. Additional input regarding the marina was focused on accommodating larger
vessels, reviewing leases for upgrades, balancing lease rates with improvement costs, and
exploring port policies to support smaller fishing operations and encourage more revenue to
stay in the community. As noted early in this summary, increased operating efficiency with
regard to port facilities and enforcement of current port policies was suggested as a means
to capture more revenue from existing facilities and services.

9. If you are a tenant, business, or economic development interest tied to the Port’s business
lines, do you have what you need to grow? What can the Port do to help you retain jobs or



Port of Brookings Harbor Strategic Business Plan
Interview Summary and SWOT Analysis - April 2014
Page 7

10.

11,

grow local business? For example, are there specific facility needs, such as shipyard
upgrades, boardwalk improvements, or marina enhancements you would like to see? Do
you envision new commercial or mixed-use areas at the Port?

Improvement needs mentioned during the interviews included a larger travel lift, paved
boatyard, boardwalk improvements, better lighting, and security (card lock gates) for the
marina, as well as new retail and marine support business and possible mixed use areas.
The specific uses that were mentioned include a brewery, restaurants, shops, and condos,
although not all of those interviewed agreed with condo development as a priority for the
Port.

What are the primary industry types (including clusters of supportive businesses) the
Port should focus on for marketing the Brookings Harbor area? How should the Port or
other agencies strengthen these industries and clusters?

The following suggestions were made to strengthen existing businesses at the Port:

- Enhance infrastructure (parking, water and sewer, Jarger marine slips, lifts, and
boatyard relocation)

~ Address lack of industrial space (may include cooperation with City and County)

~ Add boat wash and RV storage facility (enclosed)

- Improve restrooms for retail areas

~ Continue to work directly with tenants to meet their needs (staff doing a good job)

~ Increase directional signage at Port facilities

- Increase enforcement of existing Port policies and develop new policies to improve
efficiency

- Address security and homeless issue after 5 p.m.
Repair potholes in parking area

- Expand marketing efforts

Are there certain goods or services that you think are missing in this area of the coast?

Most felt that adequate retail and services are available in the area, but specific needs were
2lso noted during the interviews, including:

— Improved medical facilities (small hospital or medical clinic)

- Improved security and lighting

— A large commercial freezer near cold storage facility

~ Alarge moveable shed for emergency boat repairs under cover (charge a premium)
— Fish market and more fishing processing to increase local jobs

~ Marine supply company

- Maintenance and/or dealers for heavy equipment and trucking
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12. Is there anything else you'd like to add?

Most respondents felt that their interests and priorities had been addressed in previous
questions, but a few additional comments included:

— The Port needs an updated Vision Statement and a roadmap for measurable progress.
For example, consider a goal to enhance revenues from $2 to $5 million in five years.

- Debit reduction needs to be a priority.

- Population migration is a problem and should be dealt with proactively.

Stakeholder Input Provided by:

Howard Jones, Restaurant Owner

Roy Davis, Port Commission President

Jim Relaford, Port Commission Treasurer

Mike Manning, Port Commissioner and Business Owner
Al Cornell, Port leaseholder

Ted Fitzgerald, CEO and Port Manager

Katrien Mueller, CFO and Finance Director

Travis Webster, Operations Supervisor
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12 May 2014

To:  Ted Fitzgerald, Manager, Port of Brookings Harbor
From: Scolt Keillor, AICP

Re:  Port of Brookings Harbor Strategic Business Plan
Planning Commission and Public Meeting No. 1 Summary

ATTENDEES

Commissioners: Roy Davis, Sue Gold, Jim Relaford, Mike Manning, and Tim Patterson
Staff: Ted Fitzgerald, Katrien Mueller, Travis Webster, and Judy Mellus

Public: Al Comnell and Richard Heap

Consultants: Scott Keillor and Scott McMahon

INTRODUCTIONS

Scott Keillor and Scott McMahon introduced themselves and explained the materials they
would be presenting. Tonight the Commission will receive a summary of the strengths,
weaknesses, opportunities and threats (SWOT) assessment; stakeholder interviews; Port
facilities assessment; and market study findings. Scott Keillor provided a slide show that
summarized findings, asked if the Commission had questions, and solicited input to key project
and policy priorities to assist the team in drafting the Port of Brookings Harbor Strategic
Business Plan.

PUBLIC COMMENTS

* Al Cornell commented on the Port’s proximity to California, with no sales tax as a draw
for California residents. He suggested an increase in the size of marina slips to
accommodate the larger boats commonly used today.

¢ Richard Heap gave a report on the Salmon Season. He indicated that Brookings needs
commercial fishing to support the community. He urged attention to fishing regulations
and dredging needs.
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COMMISSION AND STAFF COMMENTS

Ted Fitzgerald noted that to increase revenue the Port should consider a fee on the
pounds of fish crossing the docks. He said that the Port is in the process of updating all
of its leases to market rates. Ted would also like to see security cameras at the marina.
Commissioner Patterson asked if the local market has capacity to support the new
buildings shown in the market study. Scott Keillor said the market study forecast covers
supportable building area over the next 20 years.

Commissioner Gold asked if the plan considers the impacts of fishing regulations on
fisheries opportunities. Scott Keillor said that fishing regulations can further impact
fishing and related maritime businesses, such as fish processing. Regulations are an
acknowledged “threat” in the SWOT analysis. It is important to recognize the impacts
that fishing regulations have on economic development for the Port.

Commissioner Manning commented that the fleet is moving north, near Newport, and
moves south to Fort Bragg once the fish begin to bite. He continued that he is expecting
a decline in fish for the next few years. He noted that buyers have trouble meeting
market demand in Brookings, as the catch is small. He feels the commercial fisheries will
suffer in Brookings over the next few years.

Scott Keillor indicated that input from the public, staff, and Commission gathered during the
kickoff site visits, interviews, and this meeting would be considered in drafting the strategic
business plan. There will be a second public and Commission meeting held in late May to
present and receive feedback on the draft plan. Scott thanked the Commission for their time and
Commission President Roy Davis concluded the meeting.
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28 May 2014

To:  Ted Fitzgerald, Manager, Port of Brookings Harbor
From: Scott Keillor, AICP

Re:  Port of Brookings Harbor Strategic Business Plan
Planning Commission and Public Meeting No. 2 Summary

ATTENDEES

Commissioners: Roy Davis, Sue Gold, Jim Relaford, Mike Manning, and Tim Patterson
Staff: Ted Fitzgerald, Katrien Mueller

State of Oregon: Becky Bryant, Infrastructure Finance Authority

Public: Roger Thompson, Bill O'Grady

Consultants: Scott Keillor, BergerABAM and Todd Chase, FCS GROUP

INTRODUCTIONS

Scott Keillor introduced Todd Chase and himself and thanked Becky Bryant, grant sponsor
from the Infrastructure Finance Authority for her attendance. The consultant team has
prepared a draft strategic business plan, and would like the Commission and public to
comment on the plan before it is completed in June. The IFA would like the Port to include the
dredge operational analysis due for completion soon. Scott asked the Commission to provide
any additional comments through Ted and Katrien over the next two weeks (by June 6%).

MARKET OVERVIEW

Todd provided a summary of the market conditions and opportunities. In summary, the Port of
Brookings Harbor has significant opportunities in fisheries and support markets, and tourism.
He gave a summary of the demographic conditions and financials. In response to the
Commissioners’ comment, Todd indicated that his figures for growth in tourism are not
showing year over year gains, and do not include dollar values indexed to inflation. He can
adjust the figures to account for inflation if necessary. In addition, the 100 new homes per year
represents an average of the trend over the past 10 years, and not year over year growth. Ted
pointed out that the business closures need to include the loss of C & K, which removed 70 jobs
from the economy over the last year. Todd noted that South Coast Lumber is booming, even
though there are fewer jobs. Health care and professional services are lagging in the local
economy, but you would expect them to increase in the near future if the city continues to add
population.
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Todd stated that the Port will need to restructure its debt on the Green Building by 2016, to
ensure ongoing financial stabiity.

PRIORITY PROJECTS

Scott summarized the priority projects and boat yard plan. The biggest ticket projects include a
centrally relocated boat yard with a 100 ton lift near the ice house and cold storage. Nearby
receiving docks/lease spaces and a new 8,000 square foot fish processing plan are envisioned.
The next major item is expansion of the commercial basin. The Green Building and adjoining
hotel and restaurants are shown as a new commercial development site east of the boat yard.
Finally, public/private redevelopment opportunities are praposed on the kite field, and/or
surrounding tent and RV sites. The plan can be refined and developed over time through grant
and private funding. The port will need to focus on income generation, including near term
tariff on fish crossing the dock, and continued lease upgrades as well as possible public/private
parinerships.

COMMISSION AND STAFF COMMENTS

* Ted Fitzgerald said that as we look at improvements to the recreational boat basin, we
need to consider adding larger (24’ to 28') slips at the north end - they are in demand.

» Commissioner Gold said she does not want to sell land, but would consider a long term
ground lease to generale a public/private development project.

» Commissioner Manning asked about the fish processing plant and how funding may be
provided to assist. In summary, public grant funds could be secured by the Port with
the match for the building generated by private investment - the key to getting many of
these grants is job creation.

¢ Becky Bryant said the state offers a “One Stop Shop” meeting wherein the various State
agencies can meet with the Port to discuss various funding options.

* The Port agreed to get behind the strategic business plan and move it forward.

PUBLIC COMMENTS
Other ideas for the Port include the idea of specialty niche canneries; as well as possibly
assisting with development of hotel/boatel, housing and professional and health care services.

Scott Keillor thanked the public, staff, and Commission for their valuable input, and said the
final plan will be prepared and delivered this summer.
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Appendix B

Maps:

Port District Map

Curry County Zoning Map
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Appendix C
Facilities Condition Assessment Memorandum
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Memorandum

Date: 14 April 2014

Subject: Port of Brookings Harbor Facility Condition Assessment
From: Scott McMahon, PE, and Carissa Watanabe

To: Scott Keillor, AICP

OVERVIEW

The Port of Brookings Harbor (Port) owns approximately 60 acres of marine property in Curry
County, Oregon. BergerABAM performed a facilities condition assessment on the majority of
Port properties, including the commercial basin, sport basin, receiving dock, shipyard, RV park,
and commercial facilities.

The assessment included a visual reconnaissance and review of available technical reports and
drawings provided by the Port. BergerABAM did not perform any calculations or testing. Scott
McMahon, Scott Keillor, and Nicole McDermott visited the port properties on 1 and 2 April
2014 with Port staff,

MARINA AREA

Overview

The marina is located at the mouth of the Chetco River adjacent to the Pacific Ocean in Curry
County (see Photo 1). There are two rock jetties at the mouth of the Chetco River. The U.S.
Army Corps of Engineers (USACE) constructed the rock jetties in 1957. Modifications were
completed in 1969 to extend the north jetty 450 feet and improve the entrance channel to 14 feet
deep and 120 feet wide. In 1970, a 1,800-foot-long and 18-foot-high protective dike was
constructed along the south side of the Chetco River. A turning basin and small boat access
channel were also completed in 1970. The turning basin is 650 feet long, 250 feet wide, and 14
feet deep. The commercial boat basin access is 200 feet long, 100 feet wide, and 12 feet deep.

SPORT BOAT BASIN - BASIN NO. 1

Sport Boat Basin Dock

The sport boat basin accommodates approximately 375 recreational vessels. The configuration
of the floating docks includes a marginal walkway with eight main walkways (identified as A
through H) and is of concrete construction supported by steel guide piles (see Photo 2).
Walkways A through C have power available to the boats (see Photo 3}, In 2011, a tsunami hit
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the Port; Walkway A had to be rebuilt and is in good condition. The overall observed condition
of the remaining dock is fair with minor deterioration.

Photo 1 - Marina overview
An issue with siltation was observed under the main north-south floating dock. At low water,
the floats get hung up on high points, leading to damage to timber wales. This condition
appears to be worse near the stormwater outfall.

Boardwalks

A boardwalk is located upland of the sport boat basin dock. The origina! boardwalk is of timber
construction with a wood railing. The timber boardwalk is in satisfactory condition. A steel and
concrete panel retaining structure below the original boardwalk appears to be in fair condition,
with some apparent failure of the joints and broken concrete panels (see Photo 4). Immediately
south of the retaining structure, there are very steep slopes with sloughing.

There is a newer concrete and steel boardwalk addition that appears to be in good condition
(see Photo 5). The addition has a galvanized steel railing with cable infill. The slopes under the
addition are very steep and failing (see Photo 6).

Boat Launch

A boat launch is located to the north of the recreational docks. The launch is a six-lane concrete
ramp (see Photo 7). River debris was observed to collect on the surface of the boat ramps. The
boat launch concrete pavement appears to be in satisfactory condition. Three boarding floats are
located between the four launch ramps. The boarding floats are of wood construction and are
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each secured with two steel piles. It was observed that portions of the timber decking are
broken and unencapsulated foam fiotation is visible under some of the floats, The center
boarding float sits very low in the water at the transition point, which leads water onto the
surface of the docks (see Photo 8). The steel piles and plastic caps appear to be in satisfactory
condition; however, several guide rollers are broken. The overall observed condition of the
floating docks is fair.

Boat Launch Parking Lot

An asphalt parking lot services the boat launch area (see Photo 9). The condition of the
pavement appears to be fair, with some large potholes and pavement cracking. The pavement
of the main launch drive appeared to be the most distressed with alligator cracking noted.
There are catch basins in the parking lot; however, ponding water was evident at some
locations. It was reported that the water drains east, away from the shore and toward the area
adjacent to Sporthaven Marina. Currently, there is no collection of stormwater at the top of the
boat ramp and the water sheet flows into the marina. The Port is currently seeking a grant from
the Oregon State Marine Board (OSMB) to renovate the parking lot and create a more efficient
circulation pattern.

OSMB operates a restroom located in the boat launch parking area. The restroom appears to be
in satisfactory condition.

Sport Basin Transient Dock

A transient dock is located to the west of the boat launch and runs parallel to the protective dike
(see Photo 7). The dock is accessed via an aluminum gangway from the parking lot, and the
gangway appears to be in satisfactory condition. The dock is of concrete construction and
secured with steel guide piles. The landing float for the gangway appears to have insufficient
floatation, as it sits lower in the water than the adjacent floats, The guides at the transient dock
are a mixture of rollers and timber blocks, and several of these are missing or worn down. The
dock offers a waste pump-out station that appears to be in satisfactory condition. The overall
condition of the transient dock is fair.

Fish Cleaning Station

A fish cleaning station is located adjacent to the boat launch parking lot (see Photo 10). The fish
cleaning station is a partially enclosed, one-story, wood-framed structure. It appears the
structure is in satisfactory condition.

Public Fishing Dock

A public fishing dock is located at the end of the protective dike, adjacent to the entry into the
boat basin (see Photo 11). The floating dock is of concrete construction with steel guide piles.
The dock appears to be in good condition. At the time of our site visit, construction was
ongoing for a new abutment. No gangway was in place to access the dock (see Photo 12).
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Photo 2 - Sport basin dock

Photo 3 - Power avallable at sport basin dock



MEMO: Port of Brookings Harbor Facility Condition Assessment
14 April 2014
Page 5

A i
'i'..:“
S R

Hi—_—— (0
S e

3

Photo 5 — New boardwalk
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Photo 7 - Boat launch and translent dock
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Photo 8 - Accumulated debris at boat launch

Photo 9 - Boat launch parking lot
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Photo 10 - Fish cleaning station

Photo 11 - Public fishing dock
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Photo 12 - Public fishing dock, abutment under construction
COMMERCIAL BASIN - BASIN NO. 2

Commaerclal Basin Dock

The commercial basin dock accommaodates approximately 250 vessels {see Photo 13). The
floating dock has twelve main walkways (identified as C through Q) that extend from four
separate marginal walkways. The floating docks are of concrete construction with steel guide
piles. Docks H, 1, J, and O were replaced in 2012 because of damage from the tsunami (see Photo
14). All of the docks provide electrical power. The commercial docks are accessed via gangways
from parking lots on either side of the basin. The docks installed in 2012 are in good condition,
while the overall observed condition of the older docks is fair.

Dredging

It was reported that the commercial basin needs 100,000 cubic-yards of material removed to
provide the authorized -13-foot mean lower low water depth of water. The Port attributes much
of the material in the basin to materials coming in from the County-owned stormwater outfalls.

Transient Dock

The transient dock is located between the commercial basin and the sport basin, south of the
barge slip (see Photo 15), The floating dock is of concrete construction with timber wales and is
supported by steel and timber guide piles. The dock appeared to be in fair condition, with some
recent repairs evident where a vessel impacted the dock. Some of the pile hoops are in poor
condition, and some of the piles are not connected to the dock with hoops. It was also noted that
some of the timber guide piles of the east-west dock are significantly worn. The dock is accessed
via an aluminum gangway from the asphalt parking lot above.
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Fuel Dock

A marine fuel dock is located at the northeast end of the transient dock (see Photo 16). The
floating dock is of concrete construction supported by steel guide piles. The fuel dock includes
an attendant’s station and the fueling station. The fuel dock is accessed via a 60-foot steel span
gangway. The fuel is transferred from an upland storage facility through underground piping
to the fuel dock. The overall observed condition of the dock is satisfactory, with minor levels of
deterioration observed.

The upland storage facility is located in the parking lot above the transient dock and includes
two 12,000-gallon, double-walled tanks on a concrete pad (see Photo 17). Each tank is mounted
to the concrete pad and protected by bollards. Each fuel tank is split into 6,000-gallon sections.
Cne tank contains premium unleaded fuel, and the other tank contains diesel fuel. The fuel
tanks appear to be in good condition. An oil boom is stored adjacent to the tanks.

The upland area generally consists of dirt and gravel and is in poor to fair condition. There is
poor surface drainage and potholes on the site.

Fisheries Dock

The fisheries dock is located between the commercial basin floating docks and the transient
dock (see Photo 18). The dock has a timber substructure with a concrete deck. The dock appears
to be in serious condition with split and broken piles. The timber bracing does not extend to the
southernmost bents.

Embankments

The southeast corner of the commercial basin has significant slope failure in at least two
locations. At the southeast corner outfali, the Port has established a toe with large riprap in
order to arrest immediate concerns for erosion (see Photo 19). It has been reported that the
riprap at the southern gangway to the transient dock has sloughed into the water. Several other
embankment slides were observed.

Commercial Basin Parking Area
The commercial basin has asphalt parking lots on both sides of the basin that were observed to
be in fair condition. The parking areas each have restroom buildings.
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Photo 1.3 - Commerclal basin docks

Photo 14 - New docks at commerclal basin
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Photo 15 - Transient dock

Photo 16 - Fuel dock
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Photo 18 - Figherles dock
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Photo 19 - Southeast corner embankment

RECEIVING DOCK AREA
The receiving dock area includes the receiving docks, barge slip, cold storage facility, ice house
and dock, gear storage areas, and a boat storage yard (see Photo 20).

Receiving Docks

The receiving dock area is located between the commercial basin and the sport basin and
consists of four distinct areas: the main receiving dock, Pac-Choice dock, collapsed concrete
bulkhead, and northemn receiving dock (see Photo 21).

The main receiving dock is located furthest south and is a new steel sheet pile dock with a
concrete deck and steel pipe bollards. The dock has a concrete bulirail that was covered with a
steel plate to prevent damage to the concrete. The new dock was built with the 2011 tsunami
repair funds and is in good condition. The dock has twa 600-pound capacity hoists. The Port
owns the hoists, but the fisheries are responsible for maintenance.

The Pac-Choice dock is of timber construction with timber piles and a concrete deck. The Pac-
Choice dock is reported to be in poor condition.

North of the Pac-Choice dack is a collapsed concrete bulkhead where an additional dock was
previously located.

The northernmost receiving dock is of timber construction with timber piles. The dock was
reported to be in poor condition.
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Barge Slip

The barge slip is located adjacent to the fuel dock to the east. The barge slip is in critical
condition. The walls of the barge slip appear to be in advanced stages of failure {see Photo 22).
The barge slip is also in need of dredging.

Cold Storage Facllity

The cold storage facility is approximately 50 feet wide by 80 feet long and according to the
building plans, appears to be of concrete construction with metal corrugated siding, The facility
is operated by the Port and is cooled by ammonia. We understand that the cold storage building
was renovated in 2011 and is in good condition (see Photo 23),

Ice House

The Port owns and operates an ice house and ice dock located adjacent to the barge slip. The ice
house is a two-story structure and has a reported capacity of 90 to 100 tons of ice. The ice dock
is of timber construction with timber piles and is in poor condition (see Photo 24),

Gear Storage
The Port leases gear storage areas with 30- by 60-foot or 30- by 30-foot options (see Photo 25).

Boat Storage Yard
The Port leases secured boat storage spaces. The boat storage area has recently had new fencing
installed around the yard.

Utliitles

The Port installed a new 480 volt transformer with the capacity to supply 10 freezer trailers. The
power to the site is supplied by overhead power lines by Coos-Curry Electric Cooperative, with
one section recently buried to reduce potential conflicts with equipment.

Recelving Area Parking

The receiving area has an access road to parking. The access road has alligator cracking down
the center of the roadway and is in fair condition. The parking area is in poor condition with
observed alligator cracking, block cracking, and potholes. There is a ditch parallel to the
roadway for drainage.
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Photo 20 -~ Ovarvlew of recelving dock area

Photo 21 - New receiving dock
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Photo 22 — Barge slip

Photo 23 - Cold storage
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Photo 24 - Ice house and dock
Photo 25 ~ Gear storage
BOATYARD AND PORT SHOP
Overview

The boatyard area is an approximate 3-acre site secured with barbed wire fencing located at the
southern end of the Port’s property. It includes the port shop, boatyard lot with space for do-it-
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yourself boat maintenance, an equipment storage area, and a straddle hoist. The boatyard lot
has a dirt and gravel surface. Potholes and pooling water were observed (see Photo 26).

Port Shop

The shop building includes a two-story shop area with an attached one-story, wood-framed
commercial structure. The shop portion has corrugated metal siding (see Photo 27). The shop
building appears to be in fair condition, but may need new siding and a roof in the near future.
A waste oil dump is located on the west side of the building.

Straddle Holst

The Port owns the straddle hoist located on the boatyard dock (see Photo 28). The dock is of
timber construction with timber piles. The condition of the dock is poor to fair. We understand
from the Port that the dock will need to be replaced eventually. The straddle hoist has a
capacity of 60 tons; however, the Port staff limit their lifts to 40 tons.

Photo 26 ~ Boatyard
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Photo 27 - Port shop

Photo 28 - Straddle holst
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COMMERCIAL FACILITIES

Overview

The Port's commerdia! facilities are located adjacent to the sport and commerdial basins along
Lower Harbor Road and include several retail, office, and restaurant buildings. The majority of
the buildings are occupied and in good to fair condition.

Former Cannery Bulldings

The former cannery building is a one-story, wood-framed structure that appears to be in fair
condition and is currently unoccupied (see Photo 29). There is an adjacent smaller building that
is also currently unoccupied (see Photo 30). The building is a one-story, wood-framed structure
and appears to be in poor to serious condition with broken doors and windows.

Green Building

The Green Building is a 10,613 square foot, two-story, wood-framed structural shell that was
built in 2003, but did not include any interior improvements. It has never been occupied (see
Photo 31). We understand that there is insufficient room around the building for parking. The
building currently has broken windows and, according to Port staff, would require substantial
upgrades in order to meet the current building and fire codes.

Office Buildings and Restaurants

The office buildings are wood framed structures and are in satisfactory condition (see Photo 32).
Located between the office buildings is a one-stary restroom building of masonry construction.
The restroom building is observed to be in satisfactory condition.

The ice cream shop is a one-story, wood-framed structure and is in fair condition {see Photo 33).

The pizza building is a one-story, wood structure with possible attic (see Photo 34). The
building is in fair to poor condition. The building has an addition that is in the worst condition,
and wood rot was observed.

The Oceanside Diner building is a one-story, wood-framed building with metal siding (see
Photo 35 and 36). The siding above the roofline is plywood. There may be possible roofing
deterioration. Overall, the building condition is noted as fair.

Tidewind Charters, Tidewind Tackle, and the Book Dock are three detached, single-story
structures of wood construction {see Photo 37). The buildings are in fair condition.

Commercial Bullding Area Parking Lot
The commercial building asphalt parking lot is currently in satisfactory condition.
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Photo 29 - Former cannery bullding

Photo 30 - Unoccupled bullding
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Photo 31 ~ Green bullding

Photo 32 -~ Office and retall buliding
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Photo 33 - lce cream bullding

Photo 34 - Pizza bullding
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Photo 36 - Oceanside Diner Bullding (South Elevation)
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Photo 37 - Tidewind Charters, Tidewind Tackle, and Book Dock

RV PARK

Overview

The RV Park is located at the south end of the marina and backs onto the beachfront. The Port
leases the property to Beachfront RV Park who operates the facility (see Photo 38). There are
approximately 100 RV spaces and approximately 30 tent sites. All of the RV sites have full-
service hookups with the exception of nine sites located near the jetty. There are six restroom
facilities located throughout the park. The Port operates the Laundromat and has performed
maintenance on the machines. The Laundromat building is due for renovation, including new
siding, windows, and roof.
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Photo 38 - RV Park

SOUTH JETTY AREA

U.S. Coast Guard

The U.S. Coast Guard (USCG) has a station on the southern bank of the boat basin entrance, The
Port leases a floating dock to the USCG located in the commercial boat basin (see Photo 39). The
floating dock is of concrete construction with steel guide piles and appears to be in good
condition.

Public Fishing Pler

The fishing pier is located on the Chetco River adjacent to the RV Park and Coast Guard station
(see Photo 40). The public fishing pier is of concrete and steel construction with concrete piles. It
was reported that the supporting steel I-beams are deteriorated, and the structure will
eventually need to be rebuilt. The pier is reported to be in poor to fair condition.
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Photo 40 - Public fishing pler
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UTILITIES AND TRANSPORTATION

Public Street Access

The Port is easily accessible from Highway 101 (US 101), a principal arterial. Coming from the
south, a left turn on Benham Lane, which then turns into Lower Harbor Road. Coming from the
north, vehicles may take a right turn onto Lower Harbor Road immediately after crossing the
Chetco River Bridge. Lower Harbor Road and Benham Lane are classified as Collectors in the
City of Brookings’ Transportation System Plan. Average daily traffic volumes on US 101 ranged
from 5,200 to 18,000 vehicles per day according to Oregon Department of Transportation’s 1996
Traffic Volume Tables.

Water
Potable water is supplied by Harbor Water, a County public utility district.

Wastewater and Sanltary Sewer
The sanitary sewer collection system is managed by Harbor Sanitary, a public utility district.
Harbor Sanitary pumps the wastewater to the City of Brookings for processing.

Electrical Power
The Coos-Curry Electric Cooperative provides electrical power.

Communlcation
According to Port staff, fiber redundancy was recently completed in Curry County.
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MARKET ANALYSIS

This section identifies exisling and emerging economic opportunitics for the Port of Brookings Harbor.
Findings from this work are intended to assist the Port and its local government partners and slakeholders
as they identify existing and potential business activitics that are consistent with the Port’s vision. The
goal of this section is to establish a clear economic development direction for the Port that is consistent
with local, regional, and siate markel trends and planning policies.

The steps used to complete this work are described below.

1. Identify Port sirategic advantages wilh regard to geographic location/proximity to primary and
secondary trade areas, regional transportation infrastructure, and available amenities,

13

Review data on historical population and employment trends.
Describe national, state, and local economic trends.

Review information regarding existing and potential growth of major employers.

v W

Compile wage and salary employment data for Curry County and conduct an industry clusters
analysis to ascertain emerging economic development characieristics.

Identify tourism trends and related market opportunitics.

7. ldentify cconomic impacts of direct, indirect, and induced employment and economic activity
attributed to the Pon-related businesses.

8. Preparc market-supportable commercial and industrial development forecasts for the Port district
and potential capture rates for Pori-owned land and facilities.

As part of this work effort, the consultant team evaluated current economic plans, marketing plans, and
statistics provided by local, state, and federal government agencics.

A. ECONOMIC OVERVIEW

The Port of Brookings Harbor is Oregon’s southernmost Port, located at the mouth of the Chetco River
just 2 few miles north of the Oregon-California Border. Known as the busiest recreational Port on the
Oregon Coasl, the Port manages a 650+ slip marina for recreational and commercial boating. The Port
district generally exlends from the mouth of the Pistol River to the Oregon-California border, and
castward to the Curry-Josephine County linc.

International and National Overview

As of 2015, moderate cconomic expansion is occurring nationally and in Oregon. According to the US
Burcau of Economic Analysis, real gross domestic praduct (GDP) ~ the measure of the value of all goods
and services produced annually — increased by 2,4% during 2014, compared with an annual rate of 2,.2%
in 2013 and 2.3% in 2012,
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The future GDP outlook for the US is promising. According to recent projections by the Federal Reserve
Open Market Committee, national real GDP is expecied to grow between 2.1% and 3.1% in 2015 and
between 2.2% and 3.0% in 2016.

Oregon Overview

Orcgon posled a ycar-over-year overall gain of 55,900 jobs between April 2014 and April 2015, which
was an improvement over the prior year's gain of 44,800 jobs. At the same time, the state’s seasonally
adjusted unemployment rate continued to fall from 7.0% in April 2014 to 5.2% in April 2015 (slighily
lower than the 5.4% unemployment rate for the US).

The uncmployment rate in Curry County remains well above the Oregon average at 8.1%, as of March
2015. The uncmployment rate in Curry County has startcd to edge lower since 2012. It should be noted
that Oregon and Cuery County are also experiencing a high level of under-employment, which is not
reflected in these dala trends.

Exhibit 1 Unemployment Rates in Oregon and Curry County

Local Area Unemployment Statistics

{Unemploymen! Rate)

Unemployment Rate

2008 2008 2010 2011 2012 2013 2014 2015

-— Oregon (Seasonally Adjusted) —- Curry County (Seasonally Adjusted)
soute Qiegon Employnicat Depdrtment Qual tyinfe oig

Trode Overview

Originally established in 1956, the Port of Brookings Harbor focused on the development of fisherics and
operational marine facilities. Over the past 60 years, the regional cconomic base has shifted slightly from
commercial fishing to more diverse recreational and commercial markels,

Today, the gross regional product (GRP) of Curry County equates to approximalely $575 million. Curry
County is now very diversified. As shown in Exhibit 2, the leading sectors that comprise the majority of
the annual GRP in Curry County include real estate ($89 million), locaV/state government (377 million),
retail trade (351 million), manufacturing ($49 million), and health care ($38 million).
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Exhibit 2 Curry County Gross Regional Product by Employment Sector

Mining

Education

Arts, Entertainment and Rerealion
information

Transportation and Warehousing
Administrative Services

Wholesale

Management of Companies

Other Services

Professional Serviees

Utilitles

Construction

Actommnodation & Food Services
AgticuRure, Forestry, Fishing & Hunling
Finance £ inmsurancy

Health & Socla! Services
Manulacturing

Retall

Source: IMPLAN moadel for Curry County, analysis by FCS GROUP

Regional and Local Development Overview

In 2015, Curry County’s population was 22,355. The average annual population growth rate for Curry
County was well below the statewide average over the 2000 to 2015 timeframe (Exhibit 3).

Exhibit 3 Population Trends

2oan 2010 14 Al Growth Rte
Censuy Censuy Pst au0-2010 0 290102014
21,137 22364 22,355 0.6% 0.0%

Curry County

Brookings 5,447 6,336 6,535 1.5% 0.83%
Gold Beach 1,897 2253 2,275 1.7% 0.2%
Pont Orford 1,155 1133 1,135 -0.2% 0.0%
|Oregon 3,421,399 3831074 31.962,710 1.1% 0.8%

Source: 2000, 2010 US Census; PSU College of Urban and Public Affairs Annual
Population Estimates

The Oregon Office of Economic Analysis (OEA) expects moderale population growth in Curry County
for years to come. As indicaled in Exhibit 4, Curry County is projected to add 2,119 people between
2015 and 2030, This level of population growth would be expected to support about 815 new dwelling
units in Curry County (assumes current Census average of 2.6 persons per houschold). These housing
demand forecasts do not include the additional demand that could be created by seasonal (second home)
investments.
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Animad Growtly

2020 2034 [te

O\ OFA 2115-2030
Curmry County 22,32 23,087 23,854 24,440 0.6%
Orcpon 4,001,600 4,252,100 4,516,200 4,768,000 1.2%
Source: Office of Economic Analysis, Department of Administrotive Services, State of Oregon
Forecasts of Oregon's County Populations and Components of Change, 2010-2050

In spite of two national economic recessions, income levels within Curry County have increased over the
past decade. In 2013, the median household income level for the County was approximately $37,491, up
from $31,542 in 1999. The median income level in Curry County is about 24% lower than the Oregon
statewide average. This income disparity has not changed much over the past decade (Exhibit 5).

Exhibit 5 Income Trend in Curry County

Annual
juyy 2003 Gronth

Rale
Coos County  $31,542 537491 1.3%

-
g.; § Cumy County $30,117  S$37,469 1.6%
$ 2 £ Orcgon $40,916 549,260 1.3%
T Washinglon _ $45776 557,244 1.6%

Coos County  S17,547  $22.239 1.7%
Curmry County 518,138 §23,972 2.0%
Oregon £20940  $26,809 1.8%
Washinpton  $22,973  $30,742 2.1%

Source: 2000 U.5. Census {expressed in 1999 dollars) & 2009-
13 ACS (expressed in 2013 dollars)

Per Capita
Income

Economic Strengths and Weaknesses

The physical, cconomic, demographic, and infrastructure characteristics of the Port district form a
framework within which businesses can establish themselves and grow. An analysis of the Port district in
the context of the broader regional or state cconomy can help narrow the list of target industrics as well as
identify where policies could be adjusted 10 help remove barriers io job creation.

Location and Geography

The Port is located along the South Coast of Oregon. The terrain includes steep topography associated
with riverbanks along the Chetco River and sand dunes along the Pacific Occan. Small city urban
amenities, relatively inexpensive land/rent levels, consistent winds, and tocal access 1o three world class
rivers make this an altractive arca for tourism, retail trade, sport fishing, and commercial fishing.

Transportation and Inirastructure
Please refer to the Facilitics Assessment Memorandum completed by BergerABAM.

Quality of Life

The Pacific Ocean, majestic Oregon coastline, wild and scenic Chelco River, and vast wildemness areas
are within close proximity to the residents and businesses located in the Port District. Residents and
visitors are ofien attracted to the many outdoor activities offered by the natural geographic seiting of the
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arca, including: fishing, crabbing, RV camping, hiking, whale walching, bird watching, and beach
combing.

Development Qverview
Developments in the local arca include both positive and negative announcements, including but not
limited to:
Positive Announcements
®  Tight Lines Brewery opened in Brookings in April 2014.
The Black Trumpet Bistro opencd in Brookings in 2013,
Statewide MediTrans, a medical transportation service, opened in Brookings in 2013.
Bell and Whistle (coffee shop)} opened their doors at the Port of Brookings Harbor in 2013.

In January 2012, Southwestern Oregon Community College formed their new Curry Campus
near Brookings. The new campus offers 500 siudents a varicty of college programs, with a
focused emphasis in medical training,

®  Mayo Denture Center opened in Brookings in 2012,
Carson's Critters (pet store) opened in Brookings in 2012,

B The timber industry continues to rebound and improve the economic cullook in southwestern
Orcgon.

Negative Announcements

®  Brookings Inn Resort has closed. The motcel formerly employed 35-50 people depending on
the season.

B. MARKET ANALYSIS

Employment Trends

According to thc Oregon Employment Department (OED), in 2014, Curry County had 6,060 jobs covered
by unemployment insurance. The current level of cmployment is down from the recent peak of 7,110 jobs
in 2005. The employment sectors in Curry County that grew the fastest between 2004 and 2014 were
mining and logging, cducation and health scrvices, and manufacturing (Exhibits 7-10).
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Exhibit 7 Curry Connty Employment Trends, 2004-2014

3,500
3,000 _————'————*”A—\
2,500
2,000
"-—-—-_._____—:'-'—l—_._
1,000 H-——————— A
500
[ r 7 ¥ T v T Y T T ¢
2004 2005 2006 2007 2008 2009 2010 2012 2012 2013 2014
—(ndustrial Trades® ~———Retall Trade ~——=Services ——ewGovemment

Exhibit 8 Non-Farm Emplayment Trends by Sector in Curry County, 2601-2014

2004 -2014
2004 2000 Channe CAGR
Industrial Trades® 1,530 1,270 1,230 =300 ~1.5%
Retail Tmde 1,140 950 960 -180 -12%
Services 2900 2,710 2,630 =270 0.7%
Govemment 1,350 1,340 1,240 -110 0.6%
Total 6920 6,270 6,060 -860 0.9%

* Includes construction, mamyucturing, wholesale trade, transporiation, wilities and mining/flogging businesses.
Sonrce: OED, compiled by FCS GROUP. Employment incliudes warkers “covered” by unemplayment insurance.
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Exhibit 9 Curry County Employment Trends by Sector, 2001-2014 (covered workers)

2001 -2614

2oy Clamnye CALR

Total nonfarm amptoyment 6920° 16,278 6,060/ -860 -0.9%
Total privata 5570 4,930 4,820 =750 -1.0%
Mining and logging 130 % 140 10 0.5%
Construction 540 400 320 =220 -1.7%
Manufaciuring 630 570 580 -50 -0.6%
Wood product manufacturing 480 400 410 =70 -Li%
Trade, transportation, and utliities 1,370 1,160 1,150 =220 -1.2%
Retail trade 1,140 850 960 -180 -1.2%
Information Ho BO 70 40 -32%
Financiat activilies 450 410 340 -110 -2.0%
Professional and businass sanices 360 420 ki) 10 02%
Educalional and health senices 630 60D 700 70 0.8%
Heaalth care 5to 490 590 a0 1.0%
Leisum and hospitalily 1160 1,10 1,010 -150 -1.0%
Arts, entertainmeant, and recraation 70 50 40 -30 «3.9%
Accommodation and food senices 1050 960 970 -120 8%
Other senices 200 180 160 -0 -1.6%
Government 1,350 1,340 1,240 -110 0.6%
Federal governmenl 1no 100 BO -30 -12%
Slata government 250 220 200 -50 -1.6%
Local govermment 1,000 1.020 960 ~40 A3%
Source: Oragon Employment Dapartment; Represanis jobs covared by smployment Insurance; Compiled by FCS GROUP

Major Employers

Exhibit 10 lists the top employers within the Port District and Curry County.
Exhibit 10 Top Employers in Port of Brookings Harbor District and Curry County, 2012
PORT OF BROOKINGS HARBOR

Lucation Eapioy nieit
Pacific Wood Larmunates Ine Brookings 25010 300
Kroger Group Cooperative Inc Brookings 20010 250
Curry Health District Brookings 150 10 200
Tidewater Contractors ing Brookings 10010 150
C & K Market, Inc. Brookings 10010 150
South Coast Lumber Co. Brookings 5010 100
Brookings-Harbor High School Brookings 5010 100
Good Samaritan Soc-Cuny Village Brookings 5010 100
Kalmiopsis Elem Schouol Brookings 5010 100
Sea View Senior Living Community  Brookings 50 1o 100

Source: Port of Brookings Harbor and FCS GROUP,

Tourism Trends

Visitation and tourism play an increasingly important role in supporting the rcgional economy. Visitors
arc drawn (o the area’s many natural attractions, including fishing, golfing, hiking, RV camping, and
wildlife viewing. Primary attractions within the Port district include, but are not limited to:

* Annual “Panty al the Pon” festivities - Memorial Day weckend
+ Recreational and commercial maritime activities at the Port of Brookings Harbor
» Crissey Ficld State Park
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+ Chetco River
*  Azalca Park

*  Chelco Valley Historical Museum
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* Scenic Highway 181, the Orcgon Coast Trail, and the routes along the Chetco River offer

spectacular views from the rugged coast and eppeal to motorists and bicyclists

According to the Oregon Tourism Commission, $120,400,000 in annual travel spending in Curry
County became the new all-time high in 2014, up 16 percent from 2004. Total travel spending in the
County increased at an average annual rate of 1.5% from 2004-2014. As indicated in Exhibit 11, the
retail sectors that benefit from tourism include food service/restaurants, food and beverage stores,

accommodations, and miscellancous retail stores.,

Exhibit 11 Annual Visitation Spending in Curry County by Retaif Type, 2014

Retail Sales
516.5

\\
Arts, Ent. & Rec. N
515.7

local Tran. & Gas 0

533.7

1

1
1
1
i

Foad Stores
.\517.2

{
1
i o

Curry County: 2014 Visitor Spending ($ Million)

Accommodations

5133 A - Food Service

Source: Dean Runyan Associates, Oregon Travel Impuacts

Recreation Trends

The Oregon Coast Visitor survey (2004-2006) asked visitors about what they would most like to do in
three categories: experiences and sights, entertainment activities, and sports and recreation activities, The

top 10 results in each category are listed below.
Top 10 Desired Experiences and Sights

Small towns

NMatural environment
Wilderness arcas
Lakes/rivers
Friends/relatives

Historic sites and muscums
Nationalfstate parks
Landmarks/historic sites
Rural farming arcas

R O
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Top 10 Desired Entertainment and Activitics

1
2
3
4
5.
6,
7
B
9
1

Shopping

Local foods
Aquarium

Whale watching
Cultural events/plays
Quality restaurants
Local music
Entertainment/shows
Festivals/fairs

0. Bars/nightclubs

Top 10 Sports and Recreation Activitics

7
8.
9
1

1
2
3.
4.
5
6

0.

Viewing wildlife/bird watching
Hot tubbing/saunas

Swimming pools
Hiking/backpacking

Off-road vehicles

Fishing

Horseback riding

Golfing

Mountain biking
Canocing/kayaking

Slrolegic Plan
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Within the Port district, almost all of these experiences and activities arc currently available and are being
actively marketed. FCS GROUP estimates that visitor spending currently accounts for over half of all

privale cconomic activity within the Port district.

Marina / Boaling Analysis

FCS GROUP analyzed state and regional coastal fishing and boating trends to further understand how
they may impact the Port's water-based commercial and recreational activities and marina expansion

potential,
As indicaled in Exhibit 12, according 1o data collected annually by the Oregon Department of Fish and

Wildlife (ODFW), the number of pounds of fish and shellfish caught in Brookings Harbor has
skyrocketed between 2009 and 2013. ODFW indicates that the total wholesale value of commercial fish

and shellfish landings was $19,106,678 in 2013, up 181 percent from $6,799,299 in 2009,
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Exhibit 12 Pounds and Value of Commercially Canught Fish/Shelifish, Brookings Harbor, 2009-2013

Trends of Fish & Shellfish Landed in Port of Brookings Harbor,
2009-2013

$25,000,000 14,000,000

L 12,000,000
$20,000,000 /

// L 10,000,000
T _—_\// P .E
$10,000,000 - 60000 B
“'\ J - 4,000,000

- 2,000,000

Value

$5,000,000

s il L] Li T -
2009 2010 2011 012 2013

~———Value: Real 20135 ——\Volume {ibs)

Source: Oregon Department of Fish and Wildlife, compiled by FCS GROUP

Brookings Harbor is onc of the mosl active ports on the Oregon coast with nearly 100,000 total
commercial and recreational fishing trips made annually. The Port, the County, the City of
Brookings, and the Oregon State Marine Board have made significant investments in marine
infrastructure to capitalize on Cheteo River and Pacific Ocean access, These agencies have invested
in marine docks, slips, and boat launches. The Brookings Harbor Marina includes a public boat ramp
and 657 moorage slips that are typically occupicd, especially in the summer months. The Oregon
Statc Marine Board estimates that there were 33,906 boal trips departing from Brookings Harbor slips
and docks during 2007 {the most recent survey). That number excludes a greater number of land-
bascd crabbers, fishers, and visitors that accompany Cheico River and Pacific Ocean boaters.

The Marine Board also maintains boating registration records and surveys registered boats every 3 years
to determine patierns in boating activity and safety. While the total number of registered boats in Oregon
has been on a downward trend over the past decade, there has been positive long-term growth in the
number of registered boats in certain size categorics.

Curry County mirrors state trends with a decline in total registered boats since 2003 but positive long-
termn growth in larger size categories above 27 feet (Figure 13).
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Exhibit 13 Registered Baats in Curry County, 2003 to 2013
B0 {——

700

600

200

100

Under 12 12ftthru 1S 16ftthrul1s  20ftthru27  28fthru3s  40ft thru 64
Boat Length

M2003 M2004 M2005 M2006 2007 @2008 ®m2009 w2010 =2011 ®2012 m2013

Source: Oregon State Marine Board, compiled by FCS GROUP

Two cxisting public marina facilitics in Curry County {Port of Brookings Harbor and Port of Gold Beach)
provide approximately 757 fixed marina slips and a varicty of amenitics and services (Exhibit 14).

Exhibir 14 Selected Marina Facilities in Curry County

Boskegs Harbor Madas n':r:a Cheteu Rever & v v v v s v v v '4 v
Purt of Gokd fheach Alsrn ool apuchne o v v 5 v v v - v v v

Source: Oregon State Marine Board, compiled by FCS GROUP

The current schedule of dock user fees at the Port’s marina is right around the average of the rates/fees
charged in Port of Brookings Harbor, Bandon, Gold Beach, Coos Bay, Swrdivant Park, and Charleston
(Exhibit 15).
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Exhibit 15 Selected Marina Facility Slip/Moorage Fees
Moorage Rotes

Facility Nume Annual Rate Munthily:

20' length 40 length 20'kength 40 length
Brookings Harbor Marina $880 §1,311 $165 5246
Charleston Marina Complex 8675 $1,200 3130 $260
Coos Bay Dock 5960 $1.920 580 5160
Port of Bandon Martinn 541 $1,088 866 5138
Pon of Gold Beach Marina 5880 81,311 5165 §246
Sturdivant Park n/a

*No avernight mooring allowed at Sturdivant Park

Source: Individual ports, compiled by FCS GROUP, February-March 2014,

Economic Benefits Analysis

FCS GROUP analyzed the regional economic benefils of the Port of Brookings Harbor and its port-
related businesses as part of a statewide study: The Economic Benefits of Oregon Ports, March 2014
(managed by Business Oregon Infrastructure Finance Authority). The economic analysis concluded that
periodic channel dredging at the inlet and within the marina harbor area is critical to the local and
rcgional economics along the South Coast and has measurable cconomic benefits at the local,
regional, state, and national levels, At least 54 existing businesses are directly affected by dredging
and related visitation activities. These local businesses support 860 jobs (including 706 direct jobs
and 154 indirect/induced jobs), The permanent annual cconomic impac!t of the Port of Brookings
Harbor includes the following annual benefits:

B Total port-related Oregon employment of 860 jobs {706 direct and 154 indirect/induced)

®  Orcgon output (gross salcs) of nearly $67.9 million ($40.9 million direet and $27.0 million
indirect/induced)

Oregon GRP of $39.4 million ($22.65 million direct and $16.78 million indireet/induced)

Oregon labor income of $23.93 million ($12.89 million direct and $11.05 million
indirect/induced)

®  Annual local and state of Oregon 1ax revenue/payments of $4.21 million (31.26 million in
local and $2.95 million in slalc tex revenucs)

®  Annual federat tax revenue/payments by Oregon enterprises and employces of $5.12 million

Employmen! Forecaost

The Oregon Employment Depariment (OED) forecasts an 11 percent increase in employment within the
South Coast region (Coos and Curry counties) over the 2010 to 2020 period. A net increase of 2,980 jobs
is forccasted over the next 10 years. The largest increases in job growth are expected in education and
health services, and professional and business services, Sectors gaining jobs also include professional and
business services; leisure and hospitality, which includes holels, motels and restaurants; retail trade and
natural resources, which includes farming, aquaculture, and mining; and manufacturing (Exhibit 16).
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Exhibit 16 Employment Farecast for South Coast Region, 2010-2020

Educations! and heslth services
Government

Professional and business services
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Natural resources and mining
Manufacturing
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Source: Oregon Employment Department, region includes Coos and Curry counties.

Industry Clusiers Analysis

FCS GROUP prepared an employment clusters analysis for Curry County based off growth projections
for the South Coast region to identify existing and emerging industry market opportunities. It is a widely
accepted theory among cconomic development professionals that employment clusters are the primary
force driving local cconomic currcals and business location decisions, Clusters of cconomic activity go
well beyond mere concentrations of industry or employment types. They represeat unique competitive
market advantages with regard o cmployment, work force, creativity, entreprencurship, business costs,
and supporting natural resources.

The employment clusters analysis helps identify potential industry sector candidales, entailing:

1. Obtaining 2012 employment security wage and salary employment data from Oregon
Employment Department for Curry County and the state of Oregon.

2. Conducting a location-quotient (LQ) analysis 1o cvaluate business and industrial clusters in Curry
County relative to the state.

3. Evaluating business clusters within the Port area with regard to their LQ, projected growth rates,
cconomic size, and average and aggregale wages.

The employment cluster analysis is summarized in Exhibit 17, which shows business and industrial
sectors by their LQ, size (aggregate wages paid annually), and 10-year growth forccast (derived from
QED information).
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Exhibit 17 Employment Clusters in Curry Connty, 2012
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FCS GROUP sorted business clusters into four classificalions.

Stars — includes businesses with high LQ (propensity to locate in the region) and higher than average
projecied growth rale compared to other locations in Oregon. Business types include:

¥ Lecisurc and hospitality (resorts, holels, motels, restaurants)

¥ Mining

Opportunities — includes businesses with low LQ and high average growth rate (possible pent-up
demand or emerging cluster). Business types include:

¥ Education and health services

¥" Business and professional services

Mature ~ includes businesses with high LQ but lower than average growth rate. Business types include:

¥ Retail trade
+  Construction

Challenged - includes businesses with low LQ and lower than average growth rate. Business types

include:
¥ Financial services

Manufacturing

v
¥ Wholesale trade, transportation and utilitics
v

Other miscellaneous services
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Retail Target Market Opportunities

While the retail scctor is mature, it is constanily evolving as new businesses open and others close. FCS
GROUP analyzed retail supply and demand within the primary market area, which is defined as the area
within a 15, 30, and 45-minute drive of Brookings Harbor. The analysis (see Appendix A) indicales the

following findings:

Brookings Harbor has a significant outflow (leakage) of retail spending in the following store group
categorics: automolive parts and sales; gasoline stations; food and beverage, clectronics and appliances;
general merchandise; clothing and clothing accessories; and sporting goods. The amount of outflow
spending lost in these categories amounts to $4.5 miltion for automotive parts and dealers; and $17.9
million for the other categories listed above,

These levels of retail trade outflow may justify an opportunity for retail development by the Port or
private investors/developers at this time. 1f some of this retail outflow leakage is captured by new or
redevelopment stores in the Port District, then there is presently demand for additional new retail
development.

Target Morket Opporlunities

The industrial clusters within the Pont district that appear most viable for long-term expansion ase based
on an analysis of existing enterprises that are already concentrated in the region. Please refer to Appendix
B for a list of leading industry sectors sorted by location quotical size. Polential target market
opportunities for the Port of Brookings Harbor include:

®  Commercial fishing

Seafood product storage and preparation

Specialty manufacturing

Marine research (possibly in conjunction with South Coast Community Collcge)
Retail (general merchandise, clothing, shoes, electronics, etc.)
Automotive-related retail (fuel sales and auto care)

C. DEVELOPMENT POTENTIAL

The FCS GROUP evaluated two long-term employment growth forecasts for the South Coast region. It is
anticipated that the Port of Brookings Harbor would have some responsibility in addressing most of the
potential light industrial demand and perhaps a portion of the retail demand required to serve this regional
nced. The Port may also consider a role in developing sites for commercial development to meet local
needs.

The average annual growth rale forccasts (AAGR) have been applied to current employment estimates
using 2012 as the basc year to derive a future 20-year job growth forecast. The growth forecast scenarios
include:

Scenario 1: Low Forecast is based on the extrapolated Oregon Employment Department (OED)
2010-2020 job growth forccast for employment sectors in Coos and Curry counties, and a slightly
lower growth rate for service sector businesses.

Scenarip 2: Upper Forecast is generally consistent with the OED forecast for service and
government jobs, bul assumes a slightly higher retail and industrial growth rates.

Based on the two growth scenarios described above, the South Coast region is expected (o add between
6,440 and 7,457 privalc jobs and about 1,090 government jobs over the next 20 years. As indicated in
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Exhibit 18, the employment sectors that are expecicd to generate the most job growth in the South Coast
region over the next 20 years include:

e Industrial (1,241 to 2,003 jobs)
o Retail trade (751 to 1,005 jobs)
»  Services (3,206 10 4,448 jobs)
e Govemment (1,093 +/- jobs)
Exhibit 18 Non-Farm Employment Growth Forecast Scenarios, South Coast Region

012 Total 2032 Lurceist 20-year Chanse
Johs Lower Lipper Lower Lpper
Jub Sector (Estimate) Scendrin Scrmrio Seemarin Scenario

Industrial 5.775 7.016 7778 1.241 2,003
Retail trade 4,566 5,316 5.571 751 1,005
Services 14,560 17,766 19,008 3,206 4,448
Private Employment 24,901 30,098 32,357 5,198 7,457
Govemmeni 7.256 8,348 8,348 1,093 1,093
Total Employment 32,156 38,446 40,706 6,291 8,550

Source: Compiled by FCS GROUP based on current adjusted Oregon Employment Depariment data
Jor 2012,

The forecasted lower- and upper-level of development potential for the Port of Brookings Harbor is
shown in Exhibit 19. The idemificd market supportable development program for the Port District
includes the following:

* Industrial (20,000 to 64,000 square fect of floor area)

o Potential frozen storage/warchouse

o Potential buildings for scafood processing,

o Potential flex buildings for specialty manufacturing
= Retail (23,000 to 40,000 squarc fcct of floor arca)

o Medium general merchandise establishment

o Possible avto-related services
» Services {58,000 to 103,000 square fect of floor area)

o Possible new hotel/motcl

o Possible rescarch and development office

These market opportunities may further evaluated and refined during the strategic planning process.
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Exhibit 19 Port of Brookings Harbor Development Potential: 20-Year Forccast

Projected Private Employment Land Need, Port of Brookings Harbor, 20-Year Forecast
Lower-Growih Forecast

Bronkings

Hurbor
AH-vr 20-Year Building Capture of
Forccast = Jabs — Building Lund Floar South
Jab Per  Floor Arei Nped (net Are Coust
Job!Lise Fype Growth!  Acre’  Perdob! acres ) Need Rupion
General Industrial/Flex 35 4 LY 2 20,000 2%
Retall trade 45 18 500 3 23,000 6%
Services 192 38 300 5 38,000 6%
Total 262 9 101,000

Upper-Growth Forccast

Brookings

Hurhor

20-\T 20-Year  Buililine Capture of
Forecust  Jobs Building L Flaor South
Jah Per FlonrArea Need net Aren Coast
Jol!Use Type Growth™ Aere’ Perdol’ acresd Need Revion
General Industrial/Flox 80 14 800 6 64,000 4%
Retail trade B0 18 500 4 40,000 8%
Services 343 38 o0 9 103,000 8%
Total 504 19 207,000
Notes:

' Derived from lower-growth forecast for private "covered” employment in South Coast
Region (includes Coos and Curry Counties). Asssumes 10% work at home adjustment for

service jobs.

" Derived from upper-growth forecast for privaie "covered" employment in South Coast
Region (includes Coos and Curry Counties), Asssumes 10% work at home adjustment for

service jobs.

* Assumptions for job densities reflect "covered jobs" and are generally consistent with

Oregon DLCD, Industrial and Other Employment Land Analysis Handbook, 2001.
Source: FCS GROUP based on assumptions provided above,
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PORT OF BROQKINGS HARBOR, OREGON
Appendix A Retail Trade Inflow/Outflow Analysis
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Demographlcs withina 15 Minute Drive Time
2013 Population 13.705
2013 Househokls 6.187
2013 Medan Dispasable Income S 30831
2013 Per Capita Incone 3 60
Retall MarketPlace Profile Post of Brookinps 1larber within a 15 Minute Debw Time
; Lezkage | .
Dermand {Rztad | Supply (Ratail . Nurtberof
LSl T NAICS Polemiial) Sales) Red tary S:;;l:: Buimeises
Motor Vehicle & Pants Deakers HIIS  NS666]S 17047580 | § 4,455,058 11.6 5]
Fumiture & Home Fumishings Stores 4ls 2315482 | § 4470 |5 (2.015.988) -29.8 o
[a it & Appliances Siomes IS 3.140.806 | § 2475113 | S 565,693 119 6
BJdlo, Materials. Garden Eqpt & Supply Siores 4418 4391043 | § 4916904 | § (535.863) -5.6 5
Food & Beverape Stores 4518 23431182 | § 18973476 | § 4,447,706 105 11
Heakh & Personal Care Stores L6 |5 7911500 | § 7536911 15 {19.633,111) =554 10
Casaline Stations HIEHT 1S 11225703 |8 4061027 | § 7.164.366 459] il
Clothing & Clathing Accessorics Stores M| 6020916 | § ETHE 5.297.804 78.4] %I
|Sporting Goods. lobby. Book & Musk Siomes 451 ] 8 2916.28 | § 2IN3A6 LS 523,972 99
I&nmi Merchondise Stores 4520S  N0EIIT|S 5998543 | § 15,1001 557 3|
Miscelancous Store Ratailers 33185 43137 )5 5055015 (712413} <1.6 2;_‘
|Nenstore Retaters 4395 B3B09(S 17021366 |5 (R6ILEST) Y]
Faod Services & Drinking Places TS 11369491 1 § 17199250 | § (5.819,758) -204 23]
Demographlcs withina 10 Minute Drive Time
3013 Populstion 28809
2013 Houscholds 10828
2013 Median Disposable Income b} 13.507
2013 Per Capita Income 5 234
Retall MarkeiPlace Profile Port of Brockings Jlarbor withln 3 30 Mauote Drivwe Time
- 1 N Leakage/ | ..
Derand {Retad | Sepply (Retad Numberol
Industry Group NAICS Polential} Sales} LSS 5;::"?: Businesses
Molor Vehick: & PParty Dealers 431} 5 39.158.149 | § 19.759.971 | § 19.398.178 T | 14
Fumiture & tome Fumshings Stores Hiis 4IM677 ]S ATISNH | S {38045 1.1 7]
Eleclionics & Appliances Stores Hils 5531652 1% 5955943 | § (412.331) -3.3 g
JBdls. Matenals, Gaden Eqpt. & Supply Stores 4|5 77660008  INAST|S  16463.43D) -394 1|
Food & Bevenage Stores M5l 40.873,781 [ § 61660451 | §  {20.781.670) 2203 3
Health & Personal Care Stores HeL s |8 16.539.206 | § 191597318 (15376767 =317 1l
Gusokine Siations HTEUT ]S 0565898 | § 13.624.5G2 | § 5,941,396 20.3 5
Clothing & Clothng Accessanes Stores 438 11476249 | § 1516121 ] § 9.960.128 J6.7
ISpunng Goods, Hobby. Book & Music Sterey 451 5236908 | § J.062.409 | S 217449 262 135
|Genesal Merchandise Stores 45215 35.H24IB | S HI95MIL|S {8.852.613); Ll 7i
IMiscelbneous Store Retatlers 483 (S FTAIEM | S 6500280 | § 813356 57 38
INonstore Relailers 45418 15994146 { § 20527960 | § (4.513,814) 124} §
Food Services & Dnnking Places Tl 049315991 S 26166003 | § (5,672,404 =122 43
Demopraphics within a 45 Menute Drive Time
2013 Population 41156
2013 Houscholds 17178
12013 Medan Disposabie Income 5§ N4l
1013 Per Capita Income S 20879
Retall MarkeiPlsee Profile Port of Brookings larbor within a 45 Minute Drive Time
- Leakage/ | .
Dermind (Retad Supply (Retod . Numberol
|lnduslry Group NAICS Porential) Sales) Retail Cop S;.':r::: Businesses
Motor Vehicle & Partz Dealen H1|s 89045181 [§ D5 JsRnTaR] a8 bl
[Fumiture & Home Fumibhmgs Siores A28 5T255M4 | S 6.506,978 | § 218,546 1.7 12
Elecironics & Appliances Stores Hi|s B3ATN|S 9000778 | § (679.055) -39 13
Bdlg Materials, Garden Eqot. & Supply Stores 1Y 125051 8 23712898 | S (124A2.659) -35.6 17
Food & Beverzpe Slmt_s 44518 EI.HT.I;‘_S 3 101385957 | § (40.138.872) 2.7 15
Health & Personal Care Stores L& M5 | S SHT6I51S MIBBIN |5 118.91).188) +37.1 14
Gasoline Stations 4TE U7 |3 3105767715 22IR235 | 8 3.685.442 63 3|
|Clothing & Clothing Accessories Stores a8 17940.171 | § 1R53.890 { § 15,086.281 nE 15
Sponting Geods. Hobby, Book & Muse Stores 451 7931640 | § 7322989 | 3 509.651 E| 7]
Generl Merchandise Stores 452 S307TLR75 | S 45,831,809 | § 7241.066 13| 8]
Mucellancous Store Retzikers 45315 [1.482.419 | § 10.102.153 [ § 1.380.265 6.4 &
Nonslore Retailers 45418 4305400 S W3IBS S {4.091,£05) -1.5 §]
Faod Services & Dnnking Places InlS 3433798 463400385 (15.501.659) -19.5]

Saurce. ESRI Business Analyst Online Retail MarkeiPlace Profile Repont, compiled using Dun & Bradatizet data, table developed by FCS GROUP
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Appendix B

Leading Industries in Curry County by Location Quotient and
Employment
Patentind

Tareet
Industry?

Location
Chaoticnt

Industrs Deseription Cmplovment

Commercinl Fishing 446 26.2 v
Veneer and plywood manufacturing 377 13.0 v
Metal cutting and forming machine 1oof manufacturing 11 10.7 v
Other amusement and recreation industries 212 6.4 v
Veterinary services 205 5.0

Support activities for fishing, apriculture and forestry 346 3.9 v
Hotels and motels, including casino hotels 279 39 v
Other accommodations 60 37 v
Other information services 6 34 v
Plate work and fabricated structural product manufacturing 29 33 v
Omamental and architectural metal products manufacturing 31 33 v
Amusement parks. arcades, and gambling industries 104 3t v
Fruit farming 54 30

Fitness and recreational sports centers 118 29

Cattle ranching and fanming 96 2.6

Independent antists, writers, and performers 33 2.6

Electric power generation, transmission, and distribution 36 23 v
Aulomative repair and maintenance, except car washes 190 2.3 v
Electricity and signal testing instruments manufacturing 15 2.1 v
Grantmaking, giving, and social advocacy organizations 60 20

Source: FCS GROUP, based on IMPLAN data for Curry County
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.) 210 East 13th Street, Sulte 300, Vancouver, Washington 98660-3231
A/, BergerABAM 360/823-6100 + 360/823-6101 Fax - www.abam.com

Memorandum

Date: 12 February 2015
Subject:  Dredge Operational Analysis and Business Plan Technical Report Summary
From: Scott Keillor

To: Becky Bryant, Infrastructure Finance Authority

The following memorandum summarizes the Dredge Equipment Operational Analysis and
Business Plan Draft Technical Report (report) prepared by Coast and Harbor Engineering
(CHE) in 2014. This summary provides an overview of the report methodology, dredging
requirements, and the recommended dredging equipment to meet the needs of each port.

REPORT OVERVIEW

In 2014 CHE was hired by the Oregon Infrastructure Finance Authority to evaluate the
feasibility of an Oregon State-funded purchase of dredging equipment to serve seven ports
along the Oregon coast (Port of Siuslaw, Port of Umpqua [Salmon Harbor Marina), Oregon
International Port of Coos Bay [Charleston Marina Complex and Shipyard], Port of Bandon,
Port of Port Orford, Port of Gold Beach, and Port of Brookings Harbor). This summary focuses
on the conditions and dredging needs of the four southernmost ports.

Annual maintenance dredging volumes were calculated for each port using an analysis of
historical bathymetric survey data and a review of historical dredging records. Based on this
analysis, a total of approximately 63,000 cubic yards of annual maintenance dredging is
estimated to be required to maintain navigable depths at all seven ports. The report further
identified available dredge material disposal sites, material composition, and methods of
disposal for each port in order to evaluate dredge equipment alternatives and select a preferred
alternative.

In addition to annual maintenance dredging volumes, CHE identified the amount of backlog
dredging that has accumulated at each port due to irregular maintenance dredging practices
over the last several decades. Given the quantity of backlog dredging required at the ports (a
total of approximately 700,000 cubic yards), backlog dredging is currently considered as a
separate dredging project and was not considered in the selection and comparison of dredging
equipment.



Technical Report Summary
26 January 2015
Page 2

Dredging Equlpment Preferred Alternative and Cost

As noted above, CHE considered several factors in the selection of the dredging equipment
preferred alternative. CHE evaluated three dredge equipment alternatives and based on the
technical requirements, as well as operational costs, dredge equipment purchase cost, and
production rates, a 12-inch hydraulic cutterhead dredge 370 HP with a discharge pipeline of 12
inches and an B-inch Toyo pump dredge was selected as the preferred alternative to meet the
needs of each of the study ports.

In order to determine the average cost per cubic yard of dredged material, CHE estimated the
annual operational and ownership costs for the preferred dredge equipment alternative. The
ownership cost for a hydraulic cutterhead dredge Dragon 370 HP and Toyo pump was
estimated at $28,550 annual (321,600 and $6,950, respectively). In evaluating the operational
costs for the dredge equipment, the following assumptions were used.

« During dredging, the operating crew for each 370 HP cutterhead dredge and for the
Toyo pump includes 2 staff personnel; an operator and a deckhand. During mobilization
(demobilization), the crew will include 3 staff personnel for the 370 HP, and 2 staff
personnel for the Toyo pump.

* Hourly labor paid rates were assumed to be $20 per hour for an operator, and $15 per
hour for a deckhand.

» Dredge personnel overhead was accounted for as 1.2 of yearly salary.
» Diesel price is considered fixed and equal to $4.25 per gallon.

* No expenses on monitoring (if needed), licensing fee, and permit-related expenses are
included.

Based on the assumptions listed above, CHE estimated the annual operational cost for the
preferred dredge equipment alternative at $243,500. However, given the potential fluctuation in
the operational cost assumptions, CHE recommended a safety factor of 1.75 for an upper value
of possible operational costs of $426,200. Considering the upper value operational cost of
$426,200 and an ownership cost of $28,550, the cost per cubic yard of dredged material for an
annual maintenance dredging volume of 63,000 cubic yards would be approximately $7.2 per
cubic yard.

DREDGING REQUIREMENTS PER PORT
The tables below identify the specific dredging needs and considerations for the four
southernmost ports included in the CHE report.
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SOUTH COAST PORTS DREDGING FINANCIAL
ANALYSIS

INTRODUCTION

The purpose of the South Coast Ports Dredging Financial Analysis is to evaluate ways the State of
Orcgon, in conjunction with South Coast Port Districts, cen cfficicntly maintain marina depths in
light of costs associated with permitting and dredging. In collaboration with BergerABAM, FCS
GROUP completed an analysis of the financial well-being of cach of the identified South Coast ports
in order to determine their individual ability to contribute to future funds rescrved for dredging
maintcnance,

Four ports comprise the South Coast Ports Dredging Financial Analysis, including: Port of Bandon;
Port of Brookings Harbor; Port of Gold Beach; and Port of Port Orford. For cach port, FCS GROUP
compiled historical budget data using the most up-to-date figures available to understand the
trajectory of spending at these ports. Using these data, FCS GROUP projected growth rates in order
to estimatc potential funds available for port contributions to dredging activitics.

Additionally, two studics performed by other firms were evaluated as a basis for dredging cost
cstimates. FCS GROUP reviewed recommendations made in the 2008 California State Qwnership of
a Dredge Economic Feasibility Analysis (by MofTatt & Nichol). FCS GROUP reviewed & study
performed by Coast and Harbor Engincering entitled Dredge Equipment Operational Analysis and
Business Plan Draft Technical Repart, 2014. This study examined annual maintenance dredging
needs at seven central and south Oregon Coast ports, providing high and low cost estimates for
dredging activities. This information was imperative for developing revenue requirements at each
port and subsequent policy recommendations.

California State Ownership of a Dredge Feasibility Analysis
The California_State Qwnership of a Dredge Economic Feasibility Anglysis cvaluated costs and

benefits of state ownership of dredge equipment versus contracting dredging projects out to private
sector firms. Highlights from the study include:

Utilization is a key driver of the cost effectiveness of a purchased dredge.
For a state-owned dredge to be cost-effective there would have to be a high confidence of
being able to consistently fund, permit and execute the volume of work necessary to justify
the investment year afier year for the life of the dredge.

s Allocating dredge costs between differcnt projects and local communitics could be difficult
and potentially contentious.

» Owning and operating a dredge potentially cxposes the state to substantial liabilities in terms
of navigation mishaps, marine pollution and Jones Act injury claims.
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The California study tooked at the potential acquisition of an ocean-going hopper dredge, a
significantly larger and mere expensive picce of cquipment than the State of Oregon is considering
acquiring for use in coastal harbors, the study is helpful in determining key cost/investment criteria.
The authors of the study recommend that California not pursue a state-owned dredge solution. Their
reasons include “... the expense, the complications of dredge ownership and the expectation that the
private dredge industry could respond to .., needs more efficiently than a state run dredge could”.
The study found that the state would have 1o pay mobilization costs for the contractors, however, the
fixed cost of owning the equipment is eliminated.

The study further noted that contracting out dredging allows for the usc of contextually appropriate
dredge equipment for a given project. In California, various types of dredging equipment would be
needed so the purchase of a single dredge cannot address every port’s unique needs; necessitating the
use of outside contractors with added coordination and mobilization costs. Typical mobilization costs
can range from 31 million to $3 million. Mobilization may be cost-prohibitive for one project but
spread over four or five projects, mobilization is more likely to pencil out. As mentioned previously,
another advantage of cantracting out dredging is that the right dredge for a given project will be
available, resulting in timely, efficieat completion. Finally, the study notes that mobilization costs
(with contract dredge operations) are mitigated by the climination of dredge equipment maintenance
costs that would be associaled with state ownership of a dredge.

The study goes on to recommend methods for maximizing the cost effectivencess of contracting
dredge work. As mentioned before, the careful and thoughtful coordination of contracted dredging
activities will spread the mobilization costs to ports. Furthermore, the study notes that a steady
strcam of funding will generate efficiencies because there will be a greater likelihood of contract
dredges being nearby, given that more work will be performed in the arca. Were this the case, the
study notes, deployment costs would be decreased.

Coast and Harbor Engineering study Dredge Equipment Operational
Analysis
In order to arrive at an annual cost basis for dredging at cach port, FCS GROUP revicwed the Coast

and Harbor Engincering report entitled Dr ipment Operatio nalysi
Draft Technical Report (CHE study). The authors of the rcport noted that their focus was on annual

marina maintenance dredging, omitting backlog dredging which the authors deemed too great a
demand for the statc of Oregon to confront with the purchase of a single dredge. The study does not
take into account mitigation costs that might be associated with sccuring a dredging permit, upland
disposal site costs or costs associated with securing and retaining new low land or new upland
disposal sites. The study concluded that the annual costs dredging activitics for South Coast ports is
expected to range from $4.30-87.20 per cubic yard (2014 dollar amounts). The resulting dredging
nceds and cost requirements are shown in Exhibit 1.
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Annual Dredging Needs By Port Exhibit 1

Annual!
Moin!enancel Low-End

Dredging
Porl Name Volume (CY)
Port of Bandon 7,000 530,100 540,250 $50,400
Port of Brookings Harbor 7,200 $30,960 541,400 $51,840
Port of Gold Beach 5500 523,650 531,625 539,600
Port of Port Orford 10,000 $43,000 557,500 §72,000
Subtotal 29,700 $127,710 $170,775 $213,840
Port of Siuslaw 4,300 518,490 $24,725 530,960
Port of Umpqua 12,700 554,610 573,025 591,440
Intl. Port of Coos Bay 165,400 570,520 594,300 $118,080
Grand Total 63,100 $271,330 $362,825 $454,320

Source: 2014 Coast and Horbior Engineering Dredge Equipment Operafional Analysis and

Business Plon Draft Technicol Report, Compiled by FCI GROUP,

FINANCIAL ANALYSIS

FCS GROUP cvaluated historic revenues and expenditures and prepared a five-year forecast of
polential fund balances for cach of the four South Coast ports. The intent of the financial analysis is
to determine the relative ability of cach port to contribute 1o annual dredging maintenance. For
analysis purposes, FCS GROUP relied upon the high-cnd annual costs shown in Exhibit 1, and
compared that with a low and high estimate of cach port’s ability to contribute to reserve funds
dedicated to dredging activitics.

The financial analysis of cach port is included in the Technical Appendix of this document. The
findings indicate that cach port has varying abilities to contribute to annual dredging activitics,
depending upon their existing financial commitments that are in place (e.g., debt load) and expected
levels of operating revenues and expenditures.

Exhibit 2 illustrates a five-year forecast of dredging costs by port in comperison to potential local
port contributions to dredging. The results indicate these four South Coast ports are likely to incur
$1,06%9,200 in five-year dredge maintenance costs and have the collective ability to contribute
between $361,000 and $481,000, leaving an overall funding gap ranging from $588,200 to $708,200.

It is recommended that the State of Oregon acknowledge the need for stable funding sources
and work toward establishing a means to meet the presently estimated $5213,840 (high end)
annual cost of dredging for the South Coast Ports, In the future, it is possible that new funding
sources could be created to provide dedicated funding for port activitics and infrastructure
investments. Potential new funding resources may include a mix of local, regional and state resources
that would depend upon local voter and legislative support, such as:

e Voter approved regional tax levy
s State legislation allowing & local option “fuel tax™ for specified purposes, including dredping

=  State lcgislation allowing local (county) aption *“sales tax" for specific purposes, including
dredging
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» State legislation dedicating a portion of lottery funds to be dedicated to regional agencics that
for “marine-related” investments

¢  Working with local povernments, ports might also be able to secure other city/county funding
sources that could offsct costs associated with dredging.

Exhibit 2
Five-Year Dredging Cost and Contribution Forecasts by Port

Annual

| |~ Annual 5 Yecr Potenlial Polenticl| FProl. 5 Yeor Pioj. 5 Year
Muinlcncncci Dredging| Drcdging: Locol Local Funding Funding

Dredging| Cas! (high | Cast (high|Conlribution| Conlribution|  Gap (low
Pari Kome Volume {CY}| end)| end)y  (lawend}|  (high end) end}

Port of Bandon 7,000  $50,400  $252,000  5141,000  5188,000  ($64,000) ($111,000)
Port of Brookings Harbor 7,200 $51,840 $259,200 $153,000 $204,000 {$55,200) (5106,200)
Port of Gold Beach 5,500 539,600 $148,000 556,000 $75,000 {5123,000) {5142,000)
Port of Port Orfard 10,000 $72,000 $360,000 511000 $14,000  {5346,000)  {5$349,000)

Total 29,700 5213840 51,065,200  $36L000  S$481,000  {$588,200) ($708,200)

Source: prict fobies and individua! portfinoncial farccasls contned in Appendix. Compited by FCS Group

Recommended Financial Policies

Achicving the local port contribution levels indicated above requires each port to adopt new financial
policies that requirc a share of each year’s General Fund balance to be transferred into a reserve fund
dedicated to dredging. The targeted percentage of General Funds dedicated to dredging would vary
by port. Pleasc refer to the financial Appeadix for more detailed analyses. The recommended
financial policies are described below.

¢ Port of Bandon: utilize 100% of FY 2014/15 budgeted dredging capital reserve funds for
dredping activitics and contribute at least 15% of future General Fund ending fund balances to
dredging activilies.

¢ Port of Brookings Harbor: target at least 15% of each year's General Fund ending fund
balances to a Dredging Maintenance Reserve Fund.

* Port of Gold Beach: target at least 20% of cach year’s General Fund ending fund balances to a
Dredging Maintenance Reserve Fund.

* Port of Port Orford: target at least 20% of cach ycar's General Fund ending fund balances to a
Dredging Maintenance Reserve Fund, and a transfer of at least 20% of Capital Equipment
Reserve Funds to dredging.

ECONOMIC BENEFIT ANALYSIS

In addition to analyzing the cost of dredging, FCS GROUP also cvaluated the relative economic
benefit generated by cach port in the Qregon Ports Economic Benefits Study, 2014, The results of
that study indicate that the State of Oregon receives an annual economic benefit of nearly $8.1
million from the four South Coast ports and nearly $22.6 million when you include the Port of Coos
Bay, Port of Umpqua and Port of Siuslaw. This level of economic tax benefit equates to $271 per CY
of dredging volume for the four South Coast ports combined. The tax revenues to the State of
Oregon and the related local employment benefits should be important considerations in the state's
and ports’ commitment to dredging.

This analysis indicates that the five-year high-end net investment by the state of Oregon is $660,000,
but it is likely to yield a return of $40 million in port-related tax revenues (5 x $8M).
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Exhibit 3
Annual Economic Benefits by Port

Annual Tax Revenue  Employment Related Benefit
Annual Tax
Maintenance State Tux Benefit indirect
Dredging Revenue per CY und
Port Nome Volume {CY) Generated dredged Direct  Induced

Port of Bandon 7,000  §3,342,000 477 484 23 715
Port of Brookings Harbor 7,200 52,948,000 5409 706 154 860
Port of Gold Beach 5,500  $1,307,000 $238 191 136 327
Port of Port Orford 10,000 $463,000 546 134 29 158
Subtotal 29,700 $8,060,000  $271 1,515 545 2,060

Port of Siusiaw 4,300 $791,000 5184 141 55 196
Port of Umpqua 12,700 52,894,000 5228 505 243 748
Intl. Port of Coos Bay 16,400 510,813,000 5659 1,305 1,587 2,892
Grand Total 63,100 $22,558,000 $357 3466 2430  58%

Sowrce: 2014 Cocst and Harbier Enginecring Dredge Equipment Operclione! Anclysis: and Econamic Benelifs of

Cregon Public Perls report 2014, Comipiled by FCS Group.
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TECHNICAL APPENDIX

ADDENDUM TO PORT OF BANDON FINANCIAL PLAN

General Fund History: The Port of Bandon's General Fund {Appendix A-1} consists of rents, tax
revenue and moorage fees, among other resources. These revenue generating mechanisms have been
trending upward over the last four fiscal year cycles lead by increased rent and tax income.
Requirements financed by gencral fund income have fluctuated in the last four fiscal year cycles, the
highest of which is anticipated to occur in this fiscal year. Requirements include materials and
services, personnel scrvices, capitlal outlay and transfers to other funds.

Reserve Fund History: The Port of Bandon’s Rescrve Fund (Appendix A-2) consists exclusively of
previous fund balances and transfers from the Port’s General Fund. In fiscal years 2011-12, 2012-13
and 2013-14, the fund did not pay for any activitics; however, the Reserve Fund is budpeted to pay
for facility repair and replacement along with contributions to a dredging fund during the current
fiscal year.

Capitat Projects Fund History: The Port of Bandon's Capital Projects Fund (Appendix A-3)
consists of sales of assets, transfers from the General Fund, and grants. The Capital Projects Fund has
financed the purchase of materials and services, capital outlay spending and transfers back to the
Gencral Fund as well as dedicated grant spending. Ending fund balences have been dwindling in the
last three fiscal years,

General Fund Projection: According to a five ycar projection compiled by FCS GROUP
(Appendix A-4), the Port of Bandon is expected to accumulate increasing ending fund balances.
However, ihis projection has not budgeted for continued capital outlay spending, nor for transfers to
other funds within the Port, given the unpredictable nature of such expenses.

Recommendation for dredging activities at the Port of Banden: The Port has set aside a dredging
fund in its Capital Reserve Fund of approximately $115,000 (Appendix A-5). The Port of Bandon
is praojected to expericnce net increases in its General Fund ending fund balances for the foresccable
future. It is recommendcd that the Port of Bandon utilize this fiscal yeac's $115,000 budgeted
dredging reserve, in eddition to budgeted facility repair/replacement expenditures to contribute to
dredging activitics and contribute 15% of future general fund ending fund balances to dredging
activitics.
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APPENDIX A — PORT OF BANDON

Part of Bandon General Fund, Histo Appendix A-1 |
Budget

Category. [ FY 2011-12 FY.2012-13 FY.2013-14| FY 2014-15
Resowrces
Beginning fund balonce $ 323856 % 308941 % 407,294 % 487,577
Revenue
Previously levied toxes 28,776 20,000
Interest 2,301 2,944 3.342 3,500
Maoorage 49.505 50,220 47,172 44,000
Renis 106,727 150,617 155,999 164,432
Sale of assets 320 - 500
Granls 10,894 6,700 4,700 6,7C0
Miscellaneous 13,399 10,453 14,757 10,000
Tronsfers In - - 10,0C0
Taxes 395,424 402,254 392,410 394,139
Tolal revenue 578,572 423,388 649,856 652,771
Totol resources $ 902,428 % 932,329 $ 1.057.150 $1.140,348
Requirements
Expenditures
Personnel services $ 193,634 § 194358 § 228,254 § 277.312
Materials and services 226,703 249,096 277,069 430,459
Capiial ocutlay 58,150 34,581 19,248 140,000
Transfers
To Reserve Fund 15,000 45,000 45,000 75,000
To Capital Projects Fund 100,000 - - 10,000
Jo General Operating Canlingency - 70,000
Total transfers 115,000 45,000 45,000 155,000
Tolal expenditures 593,487 525,035 569,573 1,002,771
Ending fund balance 308,941 407,294 487,577 137.577
Days of reserve in ending fund balance 190 283 33 50

Source: Audil report for fiscal yeor 2011-12, edopled budget for fiscal year 2013-14 and proposed budget for

fiscol year 2014-15
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Port of Bandon Reserve Fund, Histo Appendix A-2
Actuals
Cateqgory FY 2011-12 FY 2012-13
Resources
Beginning fund balance $ 15651 $ 30451 % 75651 % 120,651
Revenue
Interest
Transter from General Fund 15.000 45,000 45,000 75,000
Toial revenue 15,000 45,000 45.000 75,000
Total resources $ 304651 % 75451 $ 120,651 § 195,451
Requirernenis
Caopital outlay
Facility Repair/Replacement $ - § - % - % 80400
Dredging % - % - % - % 115000
Ending fund balonce 30,651 75,651 120,451 195,651
Total requirements $ - 3 - % - 3 195,400

Days of reserve in ending fund balance 365
Scurce: Auditrepaortfor iscal year 2011- i2. adopted budget for fiscal year 2013-14 and propased budgel for
fiscol year 2014-15

Port of Bandon Capltal Projects Fund, History Appendlx A-3
| Actluals _
| FY 201112 FY 201213 FY 2013-14| FY 2014-15
Resources
Beginning fund baolance $ 54408 3 99335 $ 59,921 § 50,000
Revenue
Olher/miscellaneous 1L1H 1,725 8.154 10,000
Sale of assels 100,000 - -
Transfer from Generat Fund 100,000 - - 10,000
Grants 3,109 24,575 33,787 80,000
Total revenue 204,220 26,300 41,943 100,000
Total resources $ 258,428 % 125635 % 101,844 % 150,000
Requirements
Expendiltures
Materials and services $ 8409 $ 39931 % 34,440 % 30,000
Caplial outlay 150,884 25,783 33,195 30,000
Transfer to Generol Fund - - - 10,000
Granl expenditures 80.000
Tolal expendiiures 159,293 65,714 67,635 150,000
Ending fund balance 99,335 59,921 34,229 -
Total requirements $ 258,428 % 125435 % 101.864 % 150,000
Days of reserve in ending fund balance 228 333 185 0

Source: Auditreport for fiscal vear 2011- 12, odopled budgel far fiscol year 2613-14 and proposed budgoet for

fiscal yeor 2014-15
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Resources
Beginning lund balance
Revenue
Property lox
Rents
Mooroge
Qther ravenue
Tolol revenue
Tolol resources
Requiremenls
Expenditures
Parsonnai services
Materals and services
Caplial outlay
Tronsiers
To Reserve Fund
To Copital Projects Fund
To General Operating Contingency
Totol Translers
Totat expendltures
Ending fund bolance
Doys of reserve In ending fund balonce

Port of Bandon General Fund, Projecfions

Historic
Annual
Grawlh

Rote (3
yeor ovg.)

1%
15.5%
-A5%
0.0%

127%
23.8%
34.0%

Ap

page 9

endlx A-4

Foree st
Anncal

Growth  FY 2014.35 FY 2015-16  FY 2014-17 FY 2017.18  FY 2018.1¢9
Rate Estitnetle  Projecled Piojected  Projecled  Projecled
$ 487,577 $127.577 § 209291 3 303,493 § 410,598
2.0% 414,139 422,422 430,870 439,488 448,277
40% 184,432 171,007 177,850 184,944 192,342
0.0% 44,000 44,000 44,000 44,000 44,000
0.0% 20.200 20.200 20.200 20,200 20.200
442,771 657.431 4672.920 488.435) 704,840
51,130,348 $785208 3 882& $ 992145 $1.115.438
1.0% $ 277312 $7280085 § 2982884 § 285715 % 288,572
Nole ) 430,459 295,832 295,832 295,832 295,832
0.0% 140,000 . - -

75.000

10.000

70,000
155.000 - = - -
1,002,771 575917 578,718 581,547 584,404
127.577 209.291 303,493 410,598 531,034
44 133 192 258 32

-3 -3 - 3

Sovice) perthinanciol decumerhlond FCS Group

Capitol outlay plus transters $ 295000 §

it TN E

ital Investment, Port of Bandon Exhibit A-§
FY 2014-15 FY 2015-14 FY 2014-17 FY 2017-18 FY 2018-19
Estimate  Projecied  Projected  Projected  Projected

122,577 % 81,714 5 94202 § 107,105 § 120,434

Projecied Port Funds Available for Ca

General Fund $
Reserve Fund - Copital
Facilily Repoir/Replacement 80,600 - - - -
Dredging 115,000 - - S -
Polential Dredging Reserves® $ 127577 $ 12257 %5 14130 $ 16066 $ 18,045

*includes dredqging reserves pius 10% aof praj. Saurce: porlfinonciol documents: and FCS Group.

general fund Baiances
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APPENDIX B - ADDENDUM TO PORT OF BROOKINGS HARBOR
FINANCIAL PLAN

General Fund History: The Port of Brookings Harbor's General Fund (Appendix B-1) consists of
rental fees, moorage fees, RV park revenues, fuel sale revenues and tax revenucs, among other
resources. These revenue generating mechanisms have gencraily stayed relatively stable over the last
four fiscal year cycles. Requirements financed by gencral fund income have dropped sharply since a
FY 2011-12 high of $7.6 million. Requirements include materials and services, personnel services,
capital outlay and lransfers to other funds.

Bonded Debt Fund History: The Port of Brookings Harbor's Bonded Debt Fund {Appendix B-2)
consists exclusively of transfers from the Port’s General Fund and reserve funds. Expenditures from
the Bonded Debt fund are primanly principal and inicrest payments on debt the Port of Brookings
Harbor has taken out. The last three budgets show ending fund balances that have been increasing
from $12,012 to a projected $43,012 ending balance in FY 2014-135.

Debt Service Fund History: The Port of Brookings Harbor’s Debt Service Fund (Appendix B-3)
consists exclusively of transfers from the Port’s General Fund. The Debt Service Fund pays off
principal and interest payments on debt issued from Umpqua Bank, Chetco Federal Credit Union, and
the Oregon Infrastructure Finance Authority.

Capital Projects Fund History: The Port of Brookings Harbor's Capital Projects Fund (Appendix
B-4) consists of grants, matching funds, General Fund transfers, and Federal Tsunami relief funds.
The Capital Projects Fund finances capital outlay activities, grant funded activities, improvements to
capital assets and transfers to other funds. The fund rarely shows a positive ending fund balance.

General Fund Projection: According to a five ycar projection compiled by FCS GROUP
(Appendix B-5), the Port of Brookings Harbor is expected to sec revenuc growth outpace increases
in expenditures meaning that ending fund balances are likely to steadily increase, barring unforescen
disruptions.

Recommendation for dredging activities at the Port of Brookings Harbor: It appears that the
Port of Brookings Harbor could afford dredging activities directly from General Fund revenues over
the next five years without significant disruptions (Appendix B-6). It is recommendcd that the port
target at least 15% of cach ycar’s General Fund cnding fund balances to & Dredging Maintenance
Reserve Fund.
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Port of Brookings Harbor General Fund, Histo Appendix B-1
- Acfuols_____"_”_':_r e Budget B0 ST
Category FY 201112 FY 2012-13 FY 2013-14 FY 2014-15
Resources
Beginning fund balance $ 187045 % 182,170 $ 1,338,245 $1,053,245
Revenue
Interest 1,858 244 -
Bell and Whistle - 23,015 85,000 -
Space Rental 324,113 427,583 400,000 439,000
Moorage 495,757 544,051 450,000 539,000
RY Park 383,449 406,104 430,000 458,000
Fuel Soles 338,407 589,242 375,000 985,000
Misc. Yard Activities 247,852 135,457 125,000 207,500
Cold Slorage 87.071 48,611 210,000 64,500
lce House 79,953 110,746 182,000 141,000
Capital Improvement Grants {LB-11) 5,110,742 1,015,929 - -
Web Site Advertising 4alo 1,823 15,032 2,640
Sale of Port Surplus Property 17,670 28,309 50,000 -
Umpqua Loan 250,000 - - -
Dredging - - 500,000 -
Grants 4,250 - - 515,000
Stralegic Business Plan - - 50,000 -
Fish House - - 138.000 2,400
Special Events - 99.728 50,000 84,700
Toxes 201,953 193,017 210,000 178,700
Tolal revenue 7.613,685 3,423,879 3,470,032 3,617,440
Total resources $7.800,730 $ 3,806,049 $ 4,808,277 $4,670,485
Reguirements
Expenditures
Personol Services $ 668,422 § 757,737 $ 802,000 3% 819,028
Materials and Services 1,172,744 1,566,935 1,717.092 1,740,000
Capilal Oullay - - - 250,000
Transfers
To Debi Service Fund 532,262 - 307,780 297,213
To Bond Service Fund 130,120 143,132 143,132 143,132
To Caopitol Projects Fund 5,114,992 - 485,028 -
Total ironsfers 5,777,374 143,132 935,940 440,345
Contingency .
Operating Contingency - . 300,000 -
Ending fund batance 182,170 1,338,245 1,053,245 1,421,312
Total Requirements 7,618,560 2.467.804 3,755,032 3,249,373
Days of reserve in ending fund balance 9 198 102 160

Source: Auditreport far fiscol yeor 201112, adopled budgel for fiscal yeor 2013- 14 and propased budgel for

fiscol year 2014-15
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Port of Brookings Harbor Bonded Debt Fund, Histo Appendix B-2

| _Aduals]’ Budget
Y 2 FY 2013-14 FY 2014-15
Resources
Beginning fund balance 5 - $ - % - 5 -
Revenue
Tronsier from General Fund 130,120 143,132 143,132 143,132
Reserve 3 - % - % 12,012 $ 30,000
Total revenue 130,120 143,132 143,132 143,132
Total resources $ 130020 5 143132 § 143,132 § 143,132
Requiremenis
Bond Paymenis
Principal Payment $ 49048 § 51,500 § 54,092 $ 51,501
nterest Payment $ 81072 § 784619 % 76,028 § 78,419
Ending fund balance - 13,012 25,024 43,012
Tolal requirements $ 130,120 & 1301020 % 130,120 $ 130,120
Days of reserve in ending fund balonce - - 70 121
Source: Audil report for iscol year 2011-12. cdopted budgel for fiscal year 2013- 14 ond proposed budget far
gs Harbor Debt Service Fund, Histo Appendix B-3
| _Acluals | Budge! :
| FY2011-12° FY 2012-13  FY 2013-14 FY 2014-15
Resources
Beginning fund bolance s - % - % - 3% -
Revenue
Transfer from General Fund 622,365 - 307,780 307.780
Total revenue 622,365 - 307,780 307,780
Total resources $ 622365 3§ - % 307,780 $ 307,780

Requirements
Principal Payments

Umpqua $ 29523 § 46828 $ 49,044 $ 49,044
CFCU 300,000 - - -
IFA 124,085 124,086 248,149 248,169
Total Principal Payments 453.408 170,914 297.213 297.213
Interest Payments
Umpqua $ 8997 $ 10952 % 873 % 873
CFCU 11,377 - - -
IFA 215 ?15 1,831 1,831
Total Interest Poyments 21,289 1§.867 10,567 10,567
Ending fund balance 147,448 {182.781) - -
Tolal requirements $ 474897 $ 182781 §$ 307780 § 307.780
Days of reserve in ending fund balance 19 -391 0 0

Saurce. Audhifreport for fiscel yoor 2011-12) odopted budget for fiscal yeoe 2013-14 and propased budgel for

fiscol yecr 2014-15
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Porl of Brookings Harbor Capital Projecls Fund, Hislo

Aclupl_s

Appendix B-4
Budget

FY 2012-13  FY 2013-14

EY 2011-12 FY 2014-15
Resources
Beginning fund balance 5 - % - 3 - $ -
Revenue

Transler from General Fund 75,000 - 485,028 -
FEMA, Tsunami Funds 4,010,562 649,191 - -
Map Grants 4,250 195,390 4,250 4,600
IFA Maiching Funds 1,100,180 - - -
Federal Surplus - 121,348 - -
Parking Grants - - 500,000 515,000
Total resources $5189.992 $ 985929 3 989.278 3 519.600

Requirements

Expenditures
Capital Qutlay $ 5,540,276 §% 1,274,015 % -3 -
Map Granls 4,250 4,625 4,250 4,600
Parking Grants - - 500,000 515,000
Cold Storoge Plumbing - - 40,000 -
Boiler Rehab - - 50.000 -
Eurika Fishery Wall and Dock - - 25,000 25,000
Green Building Roll-Up Doars - - 165,000 -
lce House 75,000 - - -
Loan to Debt Service - - 185,028 185,028
Total Expendiiures 5,639,526 1,278,640 989,278 729,428
Ending fund bolance {449,534) (292,711} - {210,028}
Total requiremenis $ 5,639,526 % 1,278,640 $ 989.278 § 729,628

Days of reserve in ending fund balance -29 -84 0 -105
Source: Avdilreport for fiscal year 2011-12, adopled budget for fiscal yeor 2013- 14 ond proposed budge! for

fiscal yeor 2014-15
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s Harbor Generol Fund, Projecions
Historic

Port of Brookin

Annuol Farecost
Growlh Annval
Rale (3 Growlh  FY 2014-15 FY 2015-16  FY 20ié-17 FY 2017-18  FY 2018-19
year avg.) Rale Estimate  Projected Projecied Peojected  Projected
Resources
Beginning fund bolonce $1.053.245 $1.421.092 § 1.537.702 § 1.465813 $1.808.004
Ravenue
Space Renlal 7R 1.5% 439,000 445,585 452,269 459,053 445,939
Moorage 28% 1.5  539.000 547,085 555271 543,621 572,075
RV Park 4.1% 1.5% 458,000 444,870 471.843 478,921 484,105
Fuel Soles 42.8% 1.5% 985,000 999.775 1.014.772 LO29.993 1,045,443
Misc, Yord Aclivilies -5.8% 1.5% 207,500 210,413 213,772 216,978 220,233
Cold Sloroge 9.5% 1.5% 44,500 45,448 66,450 67.446 48,458
lce House 208% 1.5% 141,000 143,115 145,262 147,441 149,852
Web Sile Advertising 43.0% 0.0% 2,440 2,640 2.640 2.440 2,840
Grants 3948% 0.0% 515,000 - - - -
Fish House 0.0% 0.0% 2,400 2,400 2,400 2,400 2,400
Special Events 00% 0.0% 84,700 84,700 84,700 84,700 84,700
Toxes 4.0% 2.0% 178,700 182,274 185.919 189.638 193.431
Totol revenue 0.0% 3,417,440 3,148.524 2195217 J.242.830 1291075
Totot resources 0.0% 34,670,685 §4,56%.836 $ 4.723.019 § 4,509,644 3$5009.079
Requiremenis
Expenditures
Personal Services 7.0% 40% $819.028  $B51,789 $885,861 $921.295 $758,147
Materials and Services 14.1% 0.0% 1,740000 1.740.000 1,740,000 1,740,000  1,740.000
Capilal Qullay 0.0% 0.0% 250,000
Tronsiers
To Debl Service Fund -17.7% 0.0% 297,213 297213 297,213 297.213 297.213
To Bond Service Fund 3% 0.0% 143,132 143,132 143,132 143.132 143,132
To Capilal Projects fund 00% 0.0% - - - - -
Telal rensfers 440,345 440,345 440,345 440,345 440,345
Conlingency - - - - -
Operaling Conlingency - - - - -

Tolal Requiremenis 3,249,373 3,032,134 3,066,204 3.101.640  3.138,492

Ending lund balance $1.421.302 $1.537.702  31.4644.B13 $1.940.587
Socrce FCS Group

Projected Port Funds Avallable for Capital Investment

Port of Brookings Horbaor Exhiblt 8-4

FY 2014-15 Y 2015-16  FY 2014-17 FY 2017-18 FY 2018-19

Estimate Projected  Projected FProjected  Frojected
Waorking Capital Fund Balance $1,421,312 $114,390 3129111 $141,190  $152,583

Debt Service Fund 30 $0 $0 %0 $0
Revenue Bond fund $0 $0 $0 $0 30
Capital Projects Fund $0 50 %0 $0 $0
Special Reserve Fund® $300,000 30 30 30 $0
Sublotal 51,121,312  $114,3%0 5129111 $141,190  $152,583

Polential Dredging Reserve Fund®®  $123,197 517,458 919,367  §21,179

* Faymenl!s lo Tsunami Reserve Fund

*=ossumes 107 ol General fund Bolonce/increases confribuled annually. Source: FCS Graup
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APPENDIX C- ADDENDUM TO PORT OF GOLD BEACH
FINANCIAL PLAN

General Fund History: The Port of Gold Beach’s General Fund (Appendix C-1) consists of rental,
airport, marine and cannery fces, and tax revenues, among other resources. These revenue generating
mechanisms have generally remained steady over the last five fiscal year cycles. Requircments
financed by general fund income have fluctuated widely between FY 2010-1) and FY 2014-15,
ranging from $588,438 to $1.05 million. Requirements include materials and services, personnel
scrvices, capital outlay and transfers to other funds.

Huntley Park Fund History: The Port of Gold Beach’s Huntley Park Fund {Appendix C-2) consists
of previous fund balances and fees charged at the park for activities such as camping. Expenditures
from the Huntley Park Fund are primarily for the procurement of materials and services, capital
outlay, and personncl services. The fund routinely shows a healthy ending fund balance.

Grant Based Capital Improvement Fund History: The Port of Gold Beach's Grant Bascd Capital
Improvement Fund (Appendix C-3) consists of transfers from the Port’s General Fund, and grant
revenue. The only item that the Grant Based Capital Improvement Fund pays for is capital outlay
expenditures. The Fund's ending balances have been positive for the last five fiscal years with a
substantial surplus budgeted for FY 2014-15.

Port Facilities Capital Outlay Fund History: The Port of Gold Beach’s Port Facilities Capital
Outlay Fund (Appendix C-4) consists of beginning fund balances, some temporary investment
revenue, and transfers from the Port’s General Fund. The only item that the Port Facilitics Capital
Outlay Fuad pays for is capital outlay cxpenditures, though these capital outlay activities are
different from those paid for using the Grant Bascd Capital Improvement Fund, The Fund's ending
fund balances have been either zero or positive for the last five fiscal years, however, the surplus has
dwindlcd in the last two fiscal year cycles.

General Fund Projection: According to a five year projection compiled by FCS GROUP
(Appendix C-5), the Port of Gold Beach is expected to see revenue growth outpace increases in
cxpenditurcs meaning that ending fund balances arc likely to steadily increase, barring unforescen
disruptions.

Recommendation for dredging activities at the Port of Gold Beach: It appears that the Port of
Gold Beach couid afford dredging activities directly from General Fund revenues over the next five
ycars (Appendix C-6). It is rccommendecd that the port target at least 20% of each year’s General
Fund ending fund balances to a Dredging Maintenance Reserve Fund,
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Porl of Gold Beach General Fund, Histo Appendix C-1

FY 2010-11  FY 2011-12  EY 2012-13 FY 2033-14 FY 2014-15

History. and Budge!l: General Fund Acluals Acluals Actuals Budget Budget
Resources:
Beginning fund balance $ 490.96) $ 515740 % 481,500 § 405500 % 575,000
Revenue:
General revenue:
Property tax 241,644 246,262 250,630 258,000 265,000
Interest 1,214 509 798 800 500
Totol general revenue 242,840 246,771 251,428 258,800 265,500
Airport 57.453 68,439 59.6833 77.830 65,080
Marine 47,9461 64,844 67,044 73,575 48,875
Land and building rental 209,634 220,888 207,152 221,200 217,200
Cannery 67,703 65.408 70,932 85,400 94,500
Olher ravenue 40,642 109,779 74,292 18,500 18,500
Grants 41.985 * - - -
Tolal revenue 728,238 774,329 730,703 735,505 731,655
Total resources $1.219,199 $1,292.087 $1,212,203 $1.341,005 § 1,308.455
Raguirements:
Expenditures:
Personnel services $ 195757 % 23828) § 198873 & 235,250 % 229,570
Malerials and services:
Olfice 105.087 94,016 103,464 151,050 154,750
Operailons 34,207 30.827 32,887 54,800 54,500
Airport 50,058 54,718 49,484 73,100 46,300
Marine 44,706 256,142 34,433 35,300 31,200
Cannery 30,814 28.814 30.826 39.900 4],450
Tolal materials and services 248,872 234,537 253,296 354,150 348,200
Capilol oullay 182,038 145,820 17,554 39,000 76,000
Debt service 56,772 89,951 48,715 48,715 48715
Transfers:
Granl Based Capilol improvernent Fund - - - - 22,500
Por! Facilities Capital Qutlay Fund - 100,000 40.000 40,000 300,000
Totaol fransfers - 100,000 40,000 40,000 322,500
General Fund Conlingency - - . 25,000 25,000
Ending fund balance 515,760 481,500 453,765 595.8%0 256,670
Tolal requirtements $ 703,437 § BIDSA? § 558,438 $ 745115 $ 1,049,985
Days ol reserve in ending lund balance 248 217 428 292 ay

Saurce! Aduepted budge! for fistal year 2013- 14,
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. Appendix C-2
FY 2010-1%  FY 2031-12 FY 201213 'FY 2013-14 FY 201415
Actuals Actuuls Actuals Budget Budge!

Port of Gold Beach Hunfey Park Fund, His!

Resources:
Beginning {und balonce $ 62737 5§ 28718 § 40523 § 50000 § 52.500
Revenue:
Camp lees 38,154 7138 34,231 40,000 40,000
Other fees 10,178 5924 4,230 7.500 5.300
Intermst 2149 92 k) 50 50
Miscellaneous revenue 1,453 1,144 5 500 300
Tolci revenue 50,254 44,300 40.507 48,050 45,450
Tolal resources $ 112991 3 83018 53 RIOR2 § 53050 § 98,150
Requiraments.
Expendilures:
Personnel sesvices 6,139 8,545 6,613 7.750 6,850
Malteriais and sesvices 34.22) 24,061 22.6M 34,5700 28,800
Capilal oullay 31,913 11,849 3.750 5,000 15,000
Contingency - - - 5.000 5.000
Ending fund bolance 34.718 40,523 47,998 45,400 42,500
Total requirements $ 74273 5 42495 § 33034 § 52450 % 55,650

Doys ol reserve In ending fund balance 190 348 531 315 7%

Sawere: Adopled budzetios fiscel yoar 2513.14

Porl of Gold Beach Grant Based Capital Improvemen! Fund, Hist Appendix C-3
FY 2010:11 " FY 2011127 FY 2012137 FY 2013-14  FY 2014-15

Actuals Acjuals Acluals Budge! Budget

poge 17

Resources:
Beginning fund bolance $y B773 % 9156 % 172702 $ 65912 % 43,880
Revenue:
Transters from General Fund - - - 135,500 22,500
Interest 10 - . -
Granis 76,475 135,073 649,892 1.120.500 148,500
Tolal revenue 76,485 135,073 449.892 1,254,000 171,000
Tolal resources $ 85258 5 144,229 § 487.594 $1.321.912 % 234,880
Requirements:
Capiial oullay 3 74102 % 128527 3 449892 $1.255.000 % 114,000
Ending lund balance 9.156 17.702 17,704 43.880 i18.880
Tolal requirements 3 B5258 § 144229 § 447.594 $1.319.BB0 $ 234,880

== ————— e )

Days of reserve in ending fund balonce 44 5] 10 19 374

Soutce: Adopled budgel fai fiscalyoor 3013- 14,

Port of Gold Beach Porl Facilifies Capltal Oullay Fund Appandix C-4
FY 2010-11  FY 20011-12  FY 2012-13  FY 2013.14 FY 2014-15
Actunls Acluals Actuals Budgel Budgel

Resources:
Beginning fund balance $ 125974 % 126792 § 227.239 $ 267,550 % 156,500
Revenue;
Tronsfers rom Generol Fund - 100,000 40,000 100,000 300,000
Eormings from temporory invesimenls 818 447 5 - 1
Total revenus al8 100.447 40,385 100,000 300,001
Total resources $ 126792 3 227,239 § 247404 § 357550 % 455,501
Requirements:
Copital oullcy $ - § - $ 70895 § 347550 % 455,500
Ending fund balance 126,772 227.239 194,709 - |
Total requirements 3 - 3 - $ 70895 $ 367.550 § 454,500

Days of reserve In ending fund bolance 1,013 0
Source. Adapled budge! for fiseol your 201314,

0
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Port of Gold Beach General Fund, Projecled
Hisloric
Anpdol
Growlh Foreseost

Rule (FY Growlh FY 2 15 FY 20%5-16 FY 2014-17 FY 201718 FY 2D18.19  FY 2019.20
Piclections. Genctal Fund | 2013.15) Rele  Estimated  Projecied  Projected  Plojected  Projected Prejecied

Resources:
Seginning fund balanca 3 575000 § 254470 § 270415 § 94378 % IXM 5 3TN
Revenua:
Genseral ravenus.
Property lox 1.VR 1178 245,000 248.103 270,242 274.418 277831 280,832
interasi 500 33 a7 M7 435 495
Tolal genercl ravenue 243,500 248,442 sy 74,807 278,04 281,377
Alrpornt JIPR 400% 45,080 &7,681 70,391 73,204 76.134 79,980
Maorine AR A00% 48875 70,941 73.049 75,282 77.51% 79.845
Lond cnd building renlal 1L35%  1L.35% 217.200 20,13 23,01 &N 229.183 212.28)
Connery APS% S5.00% 94,500 181,325 104,371 1711 117,294 123,143
Oiher revenue -35.93%  0.00% 18,500 18.500 18,500 18,500 18,500 18.500
Granly - - - - - -
Totdl revenue 1. M% TI1,455 74-'.;.021 743,042 779,412 716479 A74.344
Total resources 51,304,455 51,000,497 51033494 51074017 $1,125718 S 1,189,118
Expenditures.
Parsonnel services L421% 1008 $ 229570 $ 230,B64 § 234184 § 234,526 § 238891 § 241,280
Materols and services
Office 12.58% 1.00% 154,750 £54,298 157,850 159,439 141,033 182 644
Operolions 16.51% 1.00% 54,500 55.045 55,595 56,151 54,713 57,280
Arpon 4.55% 1LOO% 66,300 44,983 47,433 £8,.307 48,992 69.682
Marine 7.78% LOO% 3,200 31,512 a1.827 32,145 32467 32792
Cannery 845% LOOR 41,450 41,845 42.28) 42.704 43.133 43,554
folol maledals and services T 348200 351,682 355,199 258,751 352,338 245.942
Copltal oullay [poleniial) forecos! 76,000 74,000 74,000 74,000 74,000 74,000
Debl service 43,715 48,715 28.715 48,715 43,715 48715
Translers:
Grant Boved Copital improvement Fund 50 - . . e
Por Facikilies Coplicl Quilay Fund 300.000 - . - -
Tatol fronslers 322 500 - . - - -
Generdl Fund Contingency 25,000 25.000 25.000 25,000 25,000 25,000
Ending fund balance 254,670 270,435 294,378 28019 74,774 432,141
Totol requiremanis $1.047.985 5§ 733243 5 TINOMN 5 P2 5 750045 S5 754957

Doys of reserve in ending fund bolance BY 135 145 161 182 9
Juurce! Adopler Getiar fise sl yooe J014-35 Pesf el Gal <h Anauoi fnonclel Repattfa the Yeor Foded June X3 2013 page 28 Fore (WO pFCLALNGY
cad subjectlack

Projected Port Funds Available for Capital invesment
Port of Gold Beach Exhibl} C-6

FY 2014-15  FY 2015-16  FY 2016-17 FY 2017-18 FY 2018-1%

Estimated Projected  Projected  FProjecled  Projected

General Fund $256,670 $13,765 $23,944 $34.621 $45,755
Huntley Park Fund 42,500 $0 30 $0 50
Grant Based Capital Improvement $0 $0 30 $0 30
Port Facilities Capital OQutlay Fund 30 30 $0 30 30
Fotential Dredging Reserve Fund® $51,334 $2.753 $4.793 36,924 39,151

*ossumes 20% of Generol Fund balance/increases conkibuted cnnugily. Source: FCS Group
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APPENDIX D - ADDENDUM TO PORT OF PORT ORFORD
FINANCIAL PLAN

General Fund History: The Port of Port Orford’s General Fund (Appendix D-1) consists of revenue
from fucl sales, dock hoist and rental, fees, and tax revenuces, among other resources. These revenue
gencrating mechanisms have remained relatively stable over the fiscal years 2011-12, 2012-13 and
2013-14, with a substantial projccted increasc in this fiscal ycar. Requirements financed by general
fund income have zlso remained stable between FY 2011-12 and FY 2013-14, with a projected
increase in FY 2014-15. Requirements include materials and services, personnel services, and debt
service,

Debt Service Fund History: The Port of Port Orford's Debt Service Fund (Appendix D-2) consists
of previous fund balances and property tax incomes. The Debt Service Fund makes principal and
interest payments on debt issued by the Port of Port Orford. While the fund has shown decreasing
ending fund balances because of decreasing tax incomes, that is by design since the port collects
taxes based on how much is owed. Given that debts are being paid off, the revenue collected is
decreasing.

Capital Equipment Reserve Fund History: The Port of Port Orford's Capital Equipment Reserve
Fund (Appendix D-3) consists of beginning fund balances, and transfers from the Port’s General
Fund. There arc no expenditures listed for the Capital Equipment Reserve Fund over the last four
fiscal year cycles, meaning that annual General Fund transfers in have accrued over time. The fund
shows a balance of $145,206.

General Fund Projection: According to a five year projection compiled by FCS GROUP
(Appendix D-4), the Port of Port Orford is expected to see ending fund balances decrease in the
short run, however, revenue growth is projected to slightly outpace expenditures over time. The Port
is cxpected to show a negative ending fund balance for the next two fiscal years, with an upward
trajectory afterward.

Recommendation for dredging activities at the Port of Port Orford: It appears that the Port of
Port Orford could afford contributing to dredging activities directly from General Fund ending fund
balances in the next five years (Appendix D-5), though not immediately. It is recommended that the
port target at least 20% of cach ycar’s General Fund ending fund balances and Capital Equipment
Fund balance to a Dredging Maintcnance Reserve Fund.
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Port of Port Orford General Fund, History Appendix D-1
Budget

i?f 2011-12| FY 2012-13" FY 2013-14 FY 2014-15

Resources
Beginning fund balance
Revenue
Net Warking Capital 55,430 103,032
Properly taxes 79.378 79,359 77,000 80,500
Dock/hoist fees 184,934 174,430 177,000 171,000
Fuel 215,749 193,594 215,000 215,000
Rental on focilities 21,084 94,374 94,300 101,415
Vorioble rent 50,979 43,204 25,000 25,000
Interest 4,378 3,594 2.450 1.000
Miscellaneous 10,441 2.35) 4,000 5.000
Granis - 3,000 30,000 486.380
Total revenue 640,985 602,908 480,180 1,188,327
Total resources } 440,985 $ 602,908 % 6BO.1B0 §$ 1,188,327
Reguirernents
Expenditures
Personnel services $ 198,390 % 209371 $ 230,740 % 236,975
Materiols and services 324,977 277.,9%0 358,050 403,692
Copital outlay 7.675 2,752 10,000 466,380
Debt service 38,782 38,598 41,280 41,260
Conlingency 20,000 20,000
Transfers to Capital Equipment Reserve Fund 20,000 20,000 20,000 20,000
Adjusimeni in next period
Tolal expenditures 587,824 548,711 680,090 1,188,327
Ending fund balance 51,161 54,197 90 -
Days of reserve in ending fund balance 32 36 0 8]

Source: AfRIcr FY 2010-11 ond FY 2011-12: adopled budgel for fiscal year 2013- 14 and 2014-15




Sovuth Coosl Dredging Financiol Feasibility Analysis
Morch 16, 2015 page 21

Port of Port Orford Debt Service Fund, Hislo Appendix D-2
Actuals

| FY 201017 FY 2011-12] FY 2012-12 FY 2013-14

Resources
Beginning lund balance $ 35437 § 59146 § 32477 % 128,444
Revenue
Properly taxes 124,026 92,6446 116,750 105,500
Interest 199 303 149 242
Adjustment in next pericd 15,347
Total revenue 141,592 92,949 116,899 105,742
Total resources $ 177,029 § 152,115 § 149,376 § 134,188
Requirements
Expendilures
Materials and services $ 127 % 256 % 125
Debl service
Principal 72,201 77.857 83,562 84,311
interest 45,405 41,525 37,243 32.647
Total Debl Service 117.606 119.382 120,805 114,958
Transfers out 130
Total expenditures 117,B63 119,638 120,930 114,958
Ending fund balance 59,166 32,477 28,444 17,230

Doys of reserve in ending fund balance 183 o9 aé 54
Source: AFR for £Y 2010-11 ond FY 201)-12; adopled budge! for liscol yeor 2013-14

Port of Port Orford Capital Equipment Reserve Fund, Histon Appendix D-3
Actuals }_ Budget
Calegory FY 2010-31 FY 2011-12] FY 2012-13 FY 2013-14

Resources
Beginning fund balance $ 62547 $ 82980 % 104,401 $ 125240
Revenue
Interest 433 1,421 859
Transfers in 20.000 20,000 20,000 20,000
Tolol revenue 20,433 21,421 20,859 20.000

Total resources $ 82980 § 104401 % 125260 $ 145,260
e - - -

Ending fund bolance 3 82980 % 104,401 § 125260 $ 145260
Saurce: AFRfor FY 2010-11. FY 2011-12 and FY 2012-13; adopled budget for fiscal year 2013- 14
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Port of Port Oviord General Fund and Debt Service Fund, Proje

Histaric frojreled
Anrual Annced
Growlh Rile Grow'h Y 208415 FY 2015-54 FY 2334.12  FY 3817.18 FY 2O18-1%
{3 Yeer) Hute Es'!male  Projecled Projectes Projcclod Projcclen
Resqurces
3eginning hund bolonce/werting coplial $ o0 s -8 14822) 3 {2714 § 12042 § 30974
Reverwe
Nt Working Copital
Propesty fanes 2.14% 2.00% 80.500 arno 81,752 85427 7,134 85.679
Dock/nols! lest 0.16% LIT% 171,000 173,42 s8Ny 178.124 180564 133037
Fuel 1,84% 22% 215,000 28 224,609 229,865 2uIn 239,994
Rentol on locHilfes 4.00% 400% 101.415 105,472 09,470 114.078 118,841 123,387
Varoble ran! A4 9TR 0.00% 25.000 25.000 25.000 25.000 25000 25,000
Interest [e]s - 3 1,000 = - - - .
Gronls 434.3%)
Micellonoous 0.00% 5.000 2.097 9.007 9.007 9097 077
Tatel ravenve 0.00% 1406%  1.085.295 414.803 £22.924 441,392 435,211 549394
Totol resources 3 LIBA327 § SMAAO0) §  A2L004 3 AJBATE 8 SAT.254 % O
Reguiremenis
Expanditurey
Penonnel services &53% 1.OO% § 226975 § 227245 § 241,738 3 244158 3 244557 3 249083
tMaterials ond services 12.13% note | 400.492 3I.000 341,00 341,000 341,000 341.000
Copilal ouliay B.ATR 0.00% 455,380
Deabt service <20.30% 0.00% 41,280 41,280 41,280 41,250 41,280 44,280
Conlingency 20,000
Wanilers 1o Coplitol Equipment Reserve Fund 0.14% o.00% 20.000 - - . - -
Ending fund balcnce - 8.822} [2.914) 12.042 3831 74.427
Tolol requirements 31188327 3 621425 § 624018 3 424438 3  S2BBIT § 43103
Days ol 1eserve in ending fund bolance 0 -4 -2 7 n 44
Coplial oulkoy plus fronsfen 3 485380 % L ) + 3 - 3 - 3 »

Kale V:pojenfed ool ovg. cost nvet paut 4 yoan Szuree FLSGIOUR bored on g cr fobicn

Projected Port Funds Available for Capital Investment
Port of Port Orford Exhlbit D-5
FY 2014-15  FY 2015-1& FY 2014-17 FY 2017-18 FY 2018-19
Estimute  Projecled  Projected  Projected Projected

General Fund 30 ($6.822) {32.914) $12,042
Debl Service Fund 30 30 50 $0 30
Capital Equipment Reserve $20,000 30 30 $0 30
Polential Dredging Reserve Fund® $4,000 $2.408

* assumes 207 of General Fund ond Copilol Equipmen] Reserve fund balances/increases confributed annually.
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FINANCIAL PLAN

The Statewide Ports Strategic Business Plan requires a stralegic business plan to include a financial
plan that meets the following requirements:

Based on financial goals and objectives, updated annually as part of budget process.
As part of this plan, the port should evaluate the financial impacts of charging below-
market rates for marinas, boat ramps, buildings, and other infrastructure and
whether it can financially support operations and maintenance of these facilities, in
conjunction with other infrastructure and port operations, as well as eventually
upgrading, reconstructing, or replacing these facilities.’

This financial plan for the Port of Brookings Harbor mects these requirements.

PORT DATA

This scction of the financial plan summarizes the Port’s recent financial history and current budget.

Fund Structure

The Port currently operates with four funds: the General Fund, Debt Service Fuad, Revenue Bond
Fund, and Capital Projects Fund. The Port classifies all four as enterprise funds.’

Exhibit 1 - Major sources and oses of funds

Funds VajonSources.  Mioc'gest.

Propenty tax Administration
Granis Operations
_______ Charges for services Marketing
General Fund Debt-related expenditures

General Fund Revenuc bonds
iy CGrants

RS | Genem) Fund o
Sonrce: Poriof Braokings Harbor Annual Finuncial Repor: for the Year Ended June 30, 20 3, poge 4.

Major capitat projects

" Poris 2010: A New Strategic Business Plan for Oregon’s Statewide Porst System (April, 2010), page 122. OAR
123-025-0016 refers to this document es the Statewide Ports Siralegic Business Plen. It is available from the

Infrastructure Finance Autherity at hiip:/www.orinftastruciure.org/Leam-A boyt-tnfrastructure-Programs/Interested-
in-a-Pon-Project/.

? Port of Brookings Harbor, Annual Financlal Report for the Year Ended June 30, 2013, page 4.
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Historical Performance

In April, 2010, the Statewide Ports Strategic Business Plan provided the following summary of the
Port of Brookings Harbor’s financial condition:

Marina tenants are the Port's primary source of revenue. The Port has increased its
cash in the last fiscal year from §119,000 to $350,000; however, the Port will spend
350,000 more on maintenance this year for critical maintenance projects. The Port is
working with various lenders to reassign collateral on each note so as to maximize
the Port's optians for success. The Port plans to increase their payments to Oregon
Business Development Department (OBDD) over the next three years so they can
begin paying down the principal. The marina produces 500,000 in annual revenie,
and the RV Park generates an additional $400,000. Without investment, Port
revenues are unlikely to increase significantly as the marina is already approximately
90% full, and rates are 15% above Coos Bay (Charleston Marina) and higher than
nearby Gold Beach rates. The RV Park could produce another $90,000/year with
upgrades, such as restrooms (about $300,000 each).The Port’s intent is to maintain
and improve what they have before investing in new projects.’

With the exception of the special adjustment for 2019 tsunami losses, the Port has continued to
operate in a financially sustainable manner with reserves in its General Fund that have been
adequate, and has received fairly consistent increases in both revenues and expenses slarting in FY
20§ 1-12. Exhibit 2 summarizes four years of historical cash flows and budgets:

! Parts 2010: A New Strategic Business Plan for Oregon's Statewide Port System (April, 2610}, Appendix page 80.
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Porl of Brookings Harbor General Fund, History Exhibli 2
Actuals U
Calegory FY 2011-12° FY 2012-13  FY 2013-14  FY 2014-15
Resources
Beginning fund balance $ 182045 $ 18270 § 1,338,245 $1.053,245
Revenue
Interest 1.858 244 - -
Bell ond Whislle - 23,015 85.000 -
Space Rental 394,113 427,583 400,000 439,000
Moorage 495,757 544,051 450,000 539,000
RV Park 383,449 406.104 430,000 458,000
Fuel Sales 338,407 587,242 375,000 285,000
Misc. Yard Activilies 247,852 135,457 125,000 207,500
Cold Slorage 87,07 48,811 210,000 64,500
lce House 79.933 110,766 182.000 141,000
Copilal Improvemen] Grants (LB-11) 5.110.742 1,015,929 - -
Web Sile Adverlising 410 1,823 15,032 2,640
Sale of Port Surpius Property 17.67Q 28,309 50,000 -
Umpaua Loon 250,000 - - -
Dredging - - 500,000 -
Grants 4,250 - - 515,000
Strolegic Business Pian - - 50,000 -
Fish House - - 138,000 2,400
Special Events - $9.728 50,000 84,700
Taxes 201,953 193,017 210.000 178,700
Tolal revenue 7.613.485  2.623.879 3.470.032 3,417,440
Total resources $ 7.800.730 § 1.804.04% $ 4.808.277 $4,670.685
Requirements
Expendilures
Personal Services $ 668,422 $ 757,737 $ 802,000 % B19.028
Materigls and Services 1,172,764 1,566,935 1.717.092 1,740,000
Copllat Qutlay . - - 250,000
Transfers
To Debt Service Fund 532,242 - 307.780 297,213
To Bond Service Fund 130,120 143,132 143,132 143,132
To Capilal Projects Fund 5,114,992 - 485,028 -
Total tronsfers 5777.374 143,132 935,940 440,345
Conlingency -
Operaling Conlingency - - 300,000 .
Ending fund balance 182,170 1,338,245 1,053,245 1,421,312
Tolol Requirements 7.618,540 2,467,804 3,755,032  3,249.373
Days of reserve in ending fund balance 9 198 102 150

Sowce: Audit report for fiscal yeor 2011- 12 gdopfed budgetfor lisco! yeor 2013-14 and proposed Budget for

fircal yeor 2614, 15

While reserves fluctuated in the last four years, they remain above the 90-day level that we typically
recommend. Moreover, because the General Fund subsidizes the other funds, the Port retains the
flexibility to manage General Fund reserves by adjusting transfers to other funds.

Exhibit 3 summarizes 2 years of historical cash flows as well as two budgeted years in Ihe Bonded
Debt Fund, the Debt Service Fund and the Capital Projects Fund.
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Port of Brookings Harbor Bonded Debt Fund, Hislo
__Acluals | Budget
FY 201132 FY 2012-13

Exhibll 3

EY 2013.14 FY 201415

Resaurces
Beginning fund balance $ - § - 3 = %
Revenue
Transler rom General Fund 130,120 143,132 143132 143,132
Reserve 3 - § - 3§ 12012 § 30.000
Total revenue 130,120 143,132 143.132 143,132

Total resources $ 130,120 $ 142,132 § 143332 3 143132
Requiremenls
8ond Paymenis

Pringipal Payment $ 49048 § 51500 3 S4092 § 51500

Interest Paymeni $ Bio7n2 § 78417 3% 76028 3 78417

Ending fund balance - 13,012 25.024 43012

Tolol requirements 3 130120 § 130120 § 130,120 % 130.120

Days ol reserve In ending lund balance - 70 "2
Port of Broakings Harbor Debt Service Fu nd Histo

Aciuals dk Sudgel
T FY 201132 FY 2012-13 EY 2013.14 FY 2014-15
Resources
Beginning lund balanco $ L | - % L
Revenue
Trangler rom General Fund 472,345 . 307.780 307,780
Toigl revenue 622,345 - 307,780 307.780
Tolol resources $ 422355 § - § 07,780 § 307.780

Requiremenis
Principal Foyments

Umpqua $ 29323 § 45,828 % 49,044 $ 49044
CFrCU 300,000 - . .
IFA 124.085 124,085 248,149 248,149
Tatal Principal Paymenls 453,608 170,914 97,213 297.213
Interest Poyments
Umpaqua 3 8,997 3 10952 3 B73 % B,734
CFCU 1,377 - - -
IFA 2!5 215 1,831 1,831
Tolo! Interest Paymenls 21,289 11,847 10,587 10,567
Ending fund balonce 147.448 {182.781)
Tolol tequirernents $ 474897 3 182.781 § 207, 750 3 307, 730
Doy of reserve in ending fund bolence 1y <391 0 0
Porl of Brockings Harbor Capiltal Projects Fund, His

Budgel

| Actuals S B B udlg) o] IS
F¥ 2013.14 FY 2014:15

Colegary [T FY 201112 FY 2012-13

Resources
Baginning fund bolance 3 L - 3 - % .
Revenuae
Tionster from General Fund 75.000 - 485,028
FEMA, Tsunaml Funds 4 010,562 459,193 - -
Map Grants 4,250 195,390 4,250 4,400
IFA Maiching Funds 1,100,180 - - -
Federo) Surplus . 121,348 - "
Porking Grants - - 500.000 515000
Tato) resotrces $5189.992 § 985929 § 989.278 § 519.600
Requiremenis
Expendilures
Capilal Outlay $ 5580274 & L,274015 % - 3 =
Map Grants 4,250 4 425 4,250 4,600
Parking Gronis - - 500.000 515,000
Cold Sioroge Plumbing - - £0.000 -
ficller Rehab . - 50,000 -
Eurika Fishery well ond Dock . - 25,000 25,000
Green Building Roll:Up Doaors - - 145.000 -
Ice House 75.000 . - -
Loan 1o Debl Service o - 185.028 185.028
Tolc! Expenditures 5,437.528 1.278.640 69,278 729.428

Ending lund bolance {449,524} {292.711) -
Tolal iequiremenis 4 5.637.524 § 1,278.440 989,278

Days ol reserve In ending fund balance
Source: Au!repert s fisec! yoar 291112 adapted
fiscotycor 201415

Strategic Business Plan
page 4
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ANALYSIS

This section of the financial plan analyzes 2013 data from both the Port and other Oregon ports with
the goals of (1) highlighting issues for the Port’s consideration and (2} developing accurate
projections for future years.

Operating Cash Flows

One measure of operating performance is operating expense coverage, which is the ratio of operating
revenue {o operating expense. We compute this ratio with two adjustments. First, we exclude
property tax from operating revenue. Second, we exclude depreciation from operating expense,
Based on our 2013 survey of 19 port districls in Oregon, the average ratio was 1.00. In other words,
on avcrage, operaling revenues (cxcluding property tax} were nearly equal to operating expenses
{cxcluding depreciation). The Port's ratio in fiscal year 2012-13 was 0.82. Exhibit 4 shows this
ratio for all surveyed port districts:

Adjusted Operating Expense Coverage Exhibi 4

Port ol Monow |
Porl of Hood River [J | S|
Port ol Newporl [ e P B P

Port of §1. Helens
Port of Afinglon [
Port of Astorio [
Porl ol Porl Orford
Port of Garbaldi
Port ol Gold Baoch
Port ol Umaifla |
Pott ol Tolecio [

Port of vookings Haber
Pori of Siudaw [
Port ol Alsgo
Port ol Coos Bay
Port of Nehalem
Port of Bandon

Aveiage: 1.00

Porl ol Umpgua [ i
Port of the Dolas ! I
Sowce: FCS 0.00 050 1.00 150 2.00
Group survey {Revenus- Property Tax) / [Expense - Dapreclation)

Although property tax is excluded in the comparison above, all port districts in Oregon do receive
some property tax revenue. Based on our 2013 survey, the average ratio of property tax to total
operating revenues was 27.1 percent. The Port's ratio was 7.4 percent. Exhibit § shows this ratio
for all surveyed porl districts:



PORT OF BROOKINGS HARBOR, OREGOM
Moy 2015

Strategic Business Plan
page &

Properly Tax as Percentage of Operaling Revenues

Porl of Umpaua &
Porl of Bondon
Port of Nehatam
Porl of the Dolles
Porl ol Gotd Beach
Port of Alsga

Port ol Coos Boy [
Porl of Umoifila
Port of Siudow I

Port ol Port Crford
Port of Gonboldi [
Port of Toledo

Port of Newiport
Port ol Adinglon
Port of 5t. Halens
Porl ol Astoria

Port of Brookings Horber
Porl of Momrow
Pori of Hood River

Averogse: 27.1%

Exhibit 5

Source: FCS
Group swvey

BU% 100%

We call attention to the dependence on property tax metric because 1axing jurisdictions in Oregon
have littde conirol over this stream of revenue. While property tax has been a stable source of
revenue, it has also been inclastic. Therefore, over the long 1erm, the Port should not expect growth
in property tax revenue lo keep pace with growth in expenses. Fortunately, the Port of Brookings
Harbor reccives consistent revenues from a number of other cntities, including the marina, rentals

and leascs, fuel salcs, and other miscellaneous operating revenues,

Debt

As of June 30, 2013, the Port holds responsibility for $5,974,208 in long-term debt, and the adopted
budget for fiscal year 2012-13 includes an cslimated debt payment of $437,900.

One measure of financial risk is the amount of an organization’s debt relative to its equily, Based on
our 2013 survey of 19 port districts in Oregon, the average ratio of debt 10 equity was 0.27. Seeing
as the Port holds a relatively large amount of long-term debt compared with other Poris, the Port of
Brookings Harbor has a Debt-to-Equity ratio of 0.84. Exhibit 6 shows this ratio for all surveyed port

districts:
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Debt-to-Equity Ratio
Pori of Nawporl

Port of Brookings Horbor

Porl of Gonbaldi
Port of Toledo

Port of Port Ordord
Porl o Swsaw

Port of Hood River
Port of Coos Bay
Port ol Umaiia
Port of 5t. Helens
Porl ol Gold Beoch
Porl ol Umpouo
Porl of Nehalam
Port ol Afington
Port of the Doles
Por of Bondon
Porl of Alseo
Sowrce: FCS 0.00
Group suvey

Port of Asfoio [T

Porl of Momraw [0

Average: 0.27

T

0.20 0.40 0.60

Debt / Net Assats

0.80 1.00

Working Capital

Solvency is the abilily of an organization (o mect current liabilities with current assets. Onc measure
of solvency is the current ratio, which is the ratio of current assets to current lizbilities. Based on our
2013 survey of 19 port districts in Oregon, the dollar-weighied average current ratio was 2.28. The
Port ratio in 2013 was 0.55. Exhibit 7 shows this ratio for all surveyed port districts:

Cumant Ralio

Port ol Bandon®
Pori of e Dollas*
Porl of Umpoua®
Port of Alsaa®

Port al Nehclem
Por of Umalla
Porl of Port Ccford [
Port of Afinglon
Porl of Gold Beoch
Porl of Goribold!
Porl ol Mawport
Porl of Hood River
Pot! of 51. Halens
Porl of Morow [
Porl of Coas Bay
Porl of Astoria

Port ol Siydaw
Part ol Brookings Horbeor

Por ol Toledo [T

Exhebd 7

Source: FCS a
Gioup suvey

1 2 3 4 5
Current Assets / Current Liabilities
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Pricing
The Statewide Ports Strategic Business Plan expresses concern about the common practice of ports

leasing facilities at rates that are below market, because this practice “lmits the ability for ports to
keep pace with facility maintenance needs.™

We surveyed the following port districts in Oregon 1o assess the markel level for moorage rates:

s Port of Bandon
s Port of Brookings Harbor
s Charleston Marina

We found that, daily and monthly moorage rates al the Port of Brookings-Harbor are at or near the
upper level of the ports surveyed. Because this survey does not include vacancy, it is an incomplete
picture of the moorage market. However it is evident that the Port is charging rates that near the
upper end of the market for both moorage and land/building lease rates.

GOALS AND OBJECTIVES

This section of the financial plan summarizes the Port's financial goals and objectives. These goals
and objectives inform the recommendations and forecast later in this plan.

We are nol aware that the Port has adopted any goals or objectives. We therefore assume that the
Port desires lo maintain ils operations while maximizing monies available to transfer out of the
General Fund for capital projects. The recommendations and projections below are consistent with
this assumnption.

FORECAST

This section of the financial plan draws upon all prior scetions Lo project resources and requirements
for the General Fund.

Key Assumptions Baseline Forecast
The projections that follow in Exhibit 8 are based on the following assumptions:
1. No major increases in revenues from grants or land sales.
2. Revenues will be realized as budgeted in fiscal year 2013-14 and 2014-15.
3. Expenditures for personncel] services will be realized as budgeted in fiscal year 2014-15,
4

Expenditures for materials and services will remain at current levels rather than mirroring
recent growth of 14,1%

b

No major expenditures for new capital outlays or new debt issues,
6. No major debt restructuring occurs,

7. Budgeted contingencics will remain unspent.

! Ports 2010: A New Stratcgic Business Plan for Oregon's Statewide Port System (April, 2010), page 61.
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Projections

Exhibit 8 provides a baseline forecast of baseline ending fund balances for five years:

Port of Brockings Harbor General Fund, Projeciions Exhibit 8

Histaric

Arnuol Forecast
Growth Annual
Rate {3 Growlh  FY 2014.15 FY 2015-16  FY 2014-17 FY 2D17-18 FY 211819
year avy.) Rote Estimale  Projecied Projected Projecled  Projected
Resources
Beginning fund bolonce $1.053.245 $1.421.312 % 1,537,702 $ 1,446.813 $1.809,004
Revenue
Space Renlal 7% 1.5% 439,000 445,585 452,249 459,053 465,939
Moorage 2.6% 1.5% 539,000 547,085 555,291 563.621 572.075
RV Park 61% 1.5% 458,000 464,870 471.843 478,921 486,105
Fuel Sales 428% 1.5% 985.000 999.775 1.014.772 1.029.993  1.045443
Misc, Yard Activilies -58% 1.5% 207.500 210,413 213,772 216,978 220,233
Cold Slorage -9.5% 1.5% 64,500 55,448 46.450 47,444 68,458
Ice House 206% L5% 141,000 143,115 145,242 147,441 149,652
Web Sile Adverlising 63.0% 00% 2.440 2.640 2,640 2,440 2.640
Granis 394.8% 0.0% 515.000 - - - -
Fish House 0.0% 0.0% 2.400 2.400 2,400 2,400 2,400
Special Events 0.0% D.0% 84,700 B4.700 84,700 84,700 84,700
Taxes -4.0% 20% 178,700 182.274 185,21¢% 187.638 193.431
Tolol revenue 00% 3,417.440 3.148.524 3,195,317 3.242.830 3.291.075
Tolal resources 0.0% $4.670.685 3$4.589.836 §$ 4,733.019 % 4,909.644 $5.099.079
Raguirements
Expendituras
Personal Services 7.0% 40% $819.028 851,789 £845,84) $921,295 $958.147
aleriols and Services f4.1% 00% 1,740,000 1.740.000 1.740,000 1,740,000  1,740.000
Capilal Culloy 0.0% 0.0% 250,000
Translers
To Debt Service Fund -17.7% 00% 297.213 297,213 297213 297.213 297.213
To Bond Service Fund 3% 0.0% 143,132 143,132 143,122 143,132 143,132
To Copilal Projects Fund 0.0% 00% - - - . -
Toto! translers 440,345 440,345 440,345 440,245 440,345
Conlingency - - - - -

Operaling Conlingency
Total Requirements
Ending fund balonce

3.100.640 3,138,492
$1.808,004 51,940,587

3,249,373 3032124  3.064.204
$1.421,212 §$1,537,702  51.866.813

RECOMMENDATIONS

This section of the financial plan provides policy recommendations based on both the financial
analysis and the Port’s goals and objcclives above.

* We recommend that the General Fund maintain an operating reserve of 90 days of expenditures.
This reserve would be in addition to any reserve required by debt covenants.

¢ We recommend that the Port continue Lo charge rates and fees that recover 100 percent of the full
cost of cach service being provided. The first sicps in this direction would be performing a cost
of service analysis and identifying the level of cost recovery currently being achieved for each
service.
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¢ We rccommend that the Port work with tending partners to restructure debts owed, particularly

the OECDD/IFA.

*  We rccommend that the Port actively pursue granis (from the EDA or Stale of Oregon) to
complete the construction of the commercial “green™ building and actively abtain letters of intent
from qualified tenants to sccure lease commitments.

*  We recommend that the Port pursuc public/private partnerships that result in long-term land lease
or land sales revenuc to generate a positive revenue streams to support operations and debi
service obligations, Potential investments arc 1o be identificd as part of the Port of Breokings-

Harbor Strategic Plan.

¢ We recommend that the Port continue to work with the OECDD/IFA to define a long-term
sustainable funding solution to dredging requirements.

*  We recommend that the Port study and implement a potential tariff on the volume of seafood

product landings to help strengthen ils operating revenues.

*  We rccommend that the Port set aside funds for dredging activities at the Port of Brookings
Harbor. It appears that the Port of Brookings Harbor could afford dredging activities directly
from General Fund reveaues over the next five years without significant disruptions {Exhibit 9).
It is recommended that the port targel at least 15% of each year’s General Fund ending fund
balances to a Dredging Maintenance Reserve Fund.

Until these and cther recommendations are implemented it will be difficult for the Port to maimain
current service levels or to invest in capilal facility expansion.

Projected Port Funds Available for Capital Invesiment

Port of Brookings Harbor

FY 2014-15  FY 2015-14

Exhibit 7
FY 2014-17 FY 2017-18 FY 2018-1%

Funds Eslimcte  Projected  Fiojecled  Projected  Projected
Working Capital Fund Balance $1.421,312  $114.390 5122111 3141190 $152.583
Debt Service Fund $0 $0 $0 30 $0
Revenue Bond Fund 30 $0 $0 30 30
Capital Projects Fund $0 $0 $0 30 $0
Special Reserve Fund® $300.000 30 $0 30 $0
Subicial 51,121,312 5114,390 $129,117  $141,190  $152,583

Polential Dredging Reserve Fund**  $123,197

* Paymenlsito Ts;mc:mi Reserve Fund

** ossumes 105 of Generol fund bolopce/inereoses confributed annually,

$17,458

919,347 $21,179 522,887

Source: FCS Grouvp



