Port of Hood River
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Work Session
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12:00 p.m.
Commission Conference Room
1000 E. Port Marina Drive

AGENDA
I. Welcome & Introductions (Hoby Streich, Commission President) (5 min.)
Il. Overview (Michael McElwee, Executive Director) (10 min.)

Over-arching policy, financial and project issues

lll. Discussion Topics (180 min.)
Specific issues that may have a significant impact on the
FY 19/20 budget are identified below. Staff will provide an
overview of each issue for Commission discussion.

Key

Port Financial Trends (McElwee)

Other

Lot #1 Market Analysis/URA (Matt Craigie, EcoNorthwest)
Development Strategy: Building Lease Structure(Anne Medenbach)
Real Estate Development Issues (Anne Medenbach)

Tolling and the Future of BreezeBy (Fred Kowell)

Bridge Replacement— Long-Term Efforts (Kevin Greenwood)

IV. Financial Overview (Fred Kowell, Chief Financial Officer) (15 min.)
Review Port financial policies and current/projected financial conditions.

V. 10-Year Financial Planning Model (90 min.)
Review general assumptions, key project areas and draft 10-year
financial model updated with FY 19/20 budget assumptions.

VI. Other

- Adjourn Work Session and Open Regular Session -
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2019 SPRING PLANNING MEETING AGENDA
Michael McElwee, Executive Director

The Spring Planning Meeting is the first step in preparation of the Port’s annual budget. It
is an opportunity for the Commission to have a sustained discussion and give staff specific
direction about matters that will affect the FY 19/20 budget. The agenda is summarized as
follows:

Overview
The Executive Director provides an oral summary of key operational and project issues
that are likely to affect the Port’s operations in the near and medium term.

Key Discussion Topics

Several key issues are highlighted for in-depth discussion. Staff has prepared brief
summaries on each with materials for Commission review. Port Financial Trends is the first
listed and important as it will have an overarching impact on each of the other issue topics. Each
discussion topicis intended to result in Commission direction to staff. Five discussion topics
are listed and 180 minutes of agenda time to cover them all.

Financial Overview

Fred Kowell will provide a brief summary of public agency budget law, the Port’s key
financial policies, and our current financial condition relative to assumptions in the current
fiscal year budget.

Financial Planning Model

The primary tool for initial discussion about the FY 19/20 Budget is the updated 10-year
Financial Model (“Model”), prepared by staff. The Model is a complex spreadsheet that
incorporates hundreds of formulae and staff assumptions about projects and operations.
The Model has been updated with FY18 actuals, FY19 projections, and new project and
operating assumptions for FY20. It provides a tool for the Commission to have a detailed
understanding of the budget over a period sufficient to show longer term trends and
impacts. Many of the most important factors relate to capital and debt assumptions and
the impact on the Port’s financial policies. Commission input will inform staff preparation
of the FY18/19 Proposed Budget for the Budget Committee meeting in May.

A relatively brief regular Commission meeting will follow the close of the work session.
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2019 Spring Planning Session
April 9, 2019

Port Financial Trends

Overview:

The Port relies upon toll revenues to support bridge operations and capital expenditures that
keep the bridge safe and operational. Some toll revenues are used to support debt obligations
and other areas of Port activity. If the bridge is replaced in the future, the Port must consider
ways to carry out its public agency responsibilities under a fundamentally different business
model. Attached is the “Preliminary Discussion Paper” that was discussed at the 2018 Fall
Planning Session. This summary of challenges and opportunities is still highly relevant for
Commission consideration. Staff has worked with consultant Steve Siegel to develop a
conceptual financial model (CFP) that makes assumptions about bridge replacement activity
and timing and illustrates the resultant impacts to the Port’s base financial condition. It also
describes a series of revenue increase and cost reduction steps, showing their individual impact
on the Port’s base financial model over time. This CFP will be shown in a PowerPoint
presentation at the meeting for Commission review and discussion.

Potential Actions:

The very significant financial challenge faced by the Port is mitigated somewhat by the fact that
there are several years before bridge replacement may occur. The CFP will, conceptually and
preliminarily, illustrate several actions that might be taken to prepare for a positive
transition. None of these steps are certain and all will require additional analysis to
determine feasibility. It is clear that the Port will need to prepare a thorough and creative
update to its Strategic Plan in FY 19/20 to identify a realistic approach to prepare the Port for
the future. The Plan might need to include alternate strategies recognizing the uncertainty of a
bridge replacement.

Key Issues:

e The Port’s primary responsibilities as a public agency.

e The realistic size and scope of the Port in the future.

e Potential future revenues sources.

e Merge/consolidation ideas.

e Near-term & medium-term steps to prepare for change.
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Preliminary Discussion Paper: Financial Issues Facing Port due to Replacement Bridge Project

1. Introduction

The future of the Port’s finances is linked to the future of the replacement bridge, whether the bridge is
successfully developed or not, and whether it is owned or operated by the Port or not. The Port currently
uses a portion of its toll proceeds to fund a “gap” between the cost and revenues of some of its non-
bridge assets (such as the waterfront recreation assets). Once the replacement bridge opens to traffic,
net toll revenue will no longer be available to underwrite this gap.! Absent a replacement revenue stream,
the Port will need to consider significant changes to Port operations. A multi-year Port strategy must be
designed and implemented over the next few years to address this issue. This paper outlines some of the
key issues for preliminary discussion purposes; additional work is required to fully assess the options.

2. The Problem

In the aggregate, the Port’s the capital and operating expenses of the Port’s non-bridge cost centers
exceed the revenues derived from these assets. In FY2018, while the bridge yielded $3.2 million in net
cash flow and Waterfront Land was slightly positive (due to a one-time-only reimbursement), every other
Port cost center yielded a negative cash flow (Figure 1).

1. Net Cash Flow before Transfers
FY2018

4,000,000
3,000,000
2,000,000
1,000,000

a
(1,000,000) Q}@ .
(2,000,000)

Cumulatively the Port’s non-bridge cost centers had a gap of about $1.5 million between their costs and
revenues, which was underwritten primarily with toll revenues (Figure 2).

Only 10% of this gap is from an aggregate negative net operating income among the non-bridge cost
centers (primarily general fund and other administrative costs). The bulk of the gap is due to capital
expenses (including debt service payments) not paid by third-party sources. Some capital outlays are

LIf the replacement bridge is undertaken as a P3 project, federal law would permit the Port to receive rent, franchise
fees, or other payments from the P3 entity under the P3 agreement, and could use these payments for general Port
purposes (not limited to the bridge). If the replacement bridge is undertaken publicly by an entity other than the
Port, the Port could lease property it owns that is used by the bridge, including any buildings used by the public
entity for bridge operations, and use the rent payments to fund non-bridge Port operations. This analysis does not
address these factors.
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discretionary (i.e.; constructing a new building) that can be entirely avoided, others are normal capital

costs of owning assets (i.e.; replacing a roof on a building) that can be deferred but ultimately required.
Because the size gap will fluctuate annually depending on the year’s mix of capital expenditures, which,
within limits, the Port can manage, the gap is stated as a range - $800,000 to $1,500,000 (Figure 3).

3.

2. Annual Gap Non-Bridge Cost Centers
(Preliminary)
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Issues requiring Port Consideration

The potential impacts of the gap on future Port activities are substantial, and necessitate the Port’s
consideration of several complex issues over the next few years; such as:

3.1

3.2

33

Use of Reserves: The Port carries cash reserve in its Revenue Fund that can be used to underwrite
the gap for a while, allowing additional time, if needed, to make adjustments to the Port’s
activities and funding sources. However, these reserve funds are also needed for projects that
create an on-going revenue base for the Port, such as new rental property. The Port will need to
balance these competing objectives.

Managing Debt: The Port has typically issued debt by pledging all of its resources, with toll
revenues providing the bulk of the cash flow pledged to repay the borrowing and the required
coverage. The capacity of the Port to borrow for non-bridge purposes will be substantially
impaired when toll revenue is no longer available for non-bridge purposes. The potential loss of
toll revenues in the future may impact borrowing before the replacement bridge opens, as lenders
demand loan terms addressing the possible limitations on the use of toll revenue.

Implementing New Revenue Centers: Part of the strategy for addressing the gap includes seeking
new revenue sources. New revenues are unlikely to fully replace the lost toll revenue, but can
materially lessen the impact. The options identified to date, shown below, are in various stages
of development — some being implemented, some being studied, and some highly speculative.

= Tolling Services: Fred Kowell is working on monetizing the Port’s tolling expertise by providing
back-office tolling services to local governments in Oregon — such as the Port of Cascade
Locks. With more local governments considering tolling their facilities, there appears to be a
growing market. The Port would be paid its expenses plus a profit margin that could help fund
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3.4

Port projects or programs. No reliabile estimate exists of revenue potential; for preliminary
discussion purposes assume $50,000, with larger amounts possible over the longer term.This
idea would not work if another entity (such as WSDOT) operates the replacement bridge.

= Parking Revenue: The recently implemented parking meter program is estimated to yield
about $125,000 of new net revenue annually.

=  Modify Lease Terms for Port Rental Properties: Ann Medenbach has proposed to convert, as
lease renewals arise, the Port’s current typical lease terms for its rental properties to triple
net leases. This leasing strategy is estimated to add about $150,000 in new Port revenue by
2024. Deferred maintenance on the rental properties, if any, will need to be addressed before
the triple net lease will draw interest from potential lessees.

=  Develop/Purchase New Rental Properties: A new waterfront building has been proposed.
Assuming the Halyard Building is a reasonable comparable at this early stage, the new building
could produce $115,000 in net operating income (before capital outlays and/or debt service).
The development of the new building will require a drawdown of reserve funds to use as
equity and the repayment of debt. Taking the debt service into account, the new building will
show a negative cash flow until the debt is repaid. At issue is whether this is feasible when
toll revenues are about to be ineligible or are already ineligible for repaying such debt.

= Require Annual Maintenance Fee Assessments in Development Agreements: The Port has
entered an agreement with a developer requiring payment to the Port of an annual open

space maintenance fee calculated at 26-cents per building square foot, adjusted by CPI. The
Port intends to incorporate this requirement in other developments along the waterfront.
This maintenance fee is estimated to yield about $15,000 per year now, $25,000 per year
within a few years, and perhaps as much as $50,000 per year within ten years.

The revenue estimates shown above are very preliminary, and there is a high risk in assuming that
each and all of these revenue sources will yield as much as currently estimated.

Taxation and Governmental Actions:

The Port may consider, as a partial means for narrowing the gap, employing various legislative
authorities to create a revenue source for its waterfront recreation assets. For example, the Port
can consider seeking:

e A local option operating levy to fund its waterfront recreation assets. This would require voter
approval every five years.

e Subject to voter approval, the creation of a new Park and Recreation District, separate from
the Port, with a permanent tax base and responsibility for operating, maintaining, and

improving the waterfront recreation area. The Port may also consider consolidating or
merging the waterfront recreation assets into an existing parks district or governmental
entity.
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3.5 Scaling-Back Port Functions and Staff:

The Port may conclude it cannot or should not entirely fill the revenue gap in non-bridge cost
centers and instead consider:

e Limiting non-grant-funded capital outlays. Going forward discretionary capital outlays, in
particular those requiring borrowings, must be evaluated in the context of no longer be able
to use toll revenue for non-bridge purposes as soon as (although likely longer than) 5-6 years
from now. This may change the cost-benefit calculus of discretionary capital projects in the
future.

e Reducing Port activities and staffing. Absent sufficient resources, the Port would have to
consider scaling-back Port activities to those commentsurate with reduced revenue; raising
such guestions as to which activities and positions are eliminated or reduced. -------------------

4. Conclusions

Toll revenue will not be ineligible for non-bridge costs, and therefore the gap is not a problem, until the
replacement bridge opens for traffic; which is at least 5-6 years from now, or longer. Thus, the Port has
time to plan and implement a plan that addresses the gap.

The task is made more difficult, both technically and politically, by the uncertainty of if and when the
replacement bridge might open, what the governance structure might be, and whether and what role the
Port may have in the replacement bridge.

While this paper focuses on the issues if the replacement bridge is built, there is an entirely separate set
of issues facing the Port if development of the replacement bridge drags on and the existing bridge must
remain operational for an extended period. The Port has previously prepared a list of costly maintenance
and rehabilitation projects required to operate the existing bridge over an extended period. While some
of these projects can be delayed for a while, there may come a point when the Port must proceed. Some
will require borrowing; this will be more complex if the replacement bridge is looming. And, the Port will
need a method to repay the borrowings if and when the replacement bridge opens.

Thus, the challenge facing the Port is not just addressing a possible revenue gap in its non-bridge cost
centers caused by a replacement bridge. Rather its deriving and implementing a strategy that allows it to
navigate years of uncertainty surrounding whether or not the replacement bridge is successful in the
foreseeable future.
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2019 Spring Planning Session
April 9, 2019

Lot #1 Market Analysis & Development Approach

Overview:

A Public Infrastructure Framework Plan for Lot #1 is complete. An Urban Renewal Agency Board
meeting is scheduled for April 18 to discuss the Plan and other issues associated with the use of
tax increment financing on the Waterfront. In preparation for the work session, the Port and
URA Board sought to understand Lot #1’s future development potential. The Port retained firm
EcoNorthwest (“ECO”) to carry out an industrial market demand analysis to gauge the level of
market interest in the property. That work is attached in final draft form for Commission review
and discussion. Matt Craigie, the Project Manager for ECO will attend the meeting and present
a PowerPoint summary of his findings. Matt will make a similar presentation at the URA work
session.

There is significant uncertainty with the development timeline for Lot #1. Although the City has
approved a Preliminary Subdivision Plan for the property, the final plat is contingent upon
construction of the required infrastructure in the near-term or execution of an agreement with
the City that would require construction of the infrastructure within five years. Infrastructure
financing, then, becomes the primary impediment to Lot #1 development. The Port does not
have the financial resources to construct this infrastructure on its own.

Key Issues:
e Availability of tax increment funding for infrastructure due to storm sewer cost
uncertainty.
e Availability of grants and other financial resources.
e Market potential given development expectations & limitations.
e Development approach (ground lease, participatory lease, spec-build, etc.) given future
Port financial limitations due to bridge replacement.

Potential Actions
e Continue collaboration with URA re tax increment financing.
e Update Exit #62 traffic model to identify development thresholds that trigger off-site
transportation improvements.
e Seek longer-term development agreement with City.
e Evaluate phased approach to infrastructure/development.
e Prepare alternative preliminary subdivision plan application.
e Cease near-term Lot #1 development efforts pending resolution of various issues.
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Hood River Waterfront
Lot#1 Industrial Demand Assessment
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DRAFT REPORT
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For over 40 years ECONorthwest has helped its clients make sound decisions based on rigorous
economic, planning, and financial analysis. For more information about ECONorthwest:
WWW.eCONw.com.

ECONorthwest prepared this report for the Port of Hood River.

ECONorthwest is responsible for the content of this report. The staff at ECONorthwest
prepared this report based on their general knowledge of real estate economics, and on
information derived from government agencies, private statistical services, the reports of others,
interviews of individuals, or other sources believed to be reliable. ECONorthwest has not
independently verified the accuracy of all such information, and makes no representation
regarding its accuracy or completeness. Any statements nonfactual in nature constitute the
authors’ current opinions, which may change as more information becomes available.

For more information about this report:

Matthew Craigie
craigie@econw.com
KOIN Center

222 SW Columbia Street
Suite 1600

Portland, OR 97201
503-222-6060
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1 Executive Summary

Like most communities across Oregon, Hood River’s economy is changing. The rise of tourism
in the Mid-Columbia Gorge area has led to an increase in service-based employment. The
region’s agricultural base has enabled the emergence of many food-focused businesses in the
manufacturing sector. And the unique unmanned aerial vehicles (UAV) industrial cluster has
created new opportunities for spinoffs large and small.

The Port of Hood River (the Port) is at a crossroads as it considers how to best attract new
development to Lot 1, the last remaining undeveloped area of the Hood River Waterfront. The
Waterfront currently includes a mix of commercial and industrial users, alongside recreational
uses like the Waterfront Park and Trail. Lot 1 serves as a gateway to
the Waterfront—in order to conform with the rest of the Waterfront, ECONorthwest used a
the expectation is high for quality development projects that also meet variety of data sources to
th itv's d df lue-add industri ith - . complete the market

e community’s demand for value-add industries with well-paying /- /o5 ciuding Costar
jobs. To unlock land for this new development, the site will need new  (real estate data), Oregon
. . . . .1 . Department of Employment
infrastructure to support internal circulation, utility connections, and a data, Census data, etc. To
design that facilitates connections to the rest of the Waterfront. ground the quantitative

market information,

.. . . " - ECONorthwest conducted
The Port is interested in understanding existing conditions for interviews with 11 local

industrial development in the region. The purpose of this industrial stakeholders, including

. . business owners, brokers,
demand assessment to (1) gauge the level of potential demand in future ~ _ oroperty owners.
development of Lot 1, and (2) to help understand the needs and
desires of the types of businesses that would locate there.

1.1 Hood River Industrial Demand

Core to our research task is to uncover the nature of demand for industrial land in Hood River,
and specifically for the Waterfront’s Lot 1. After synthesizing both quantitative and qualitative
data we arrived at the following findings.

Industrial Demand Findings

The Waterfront is a unique location for industrial development

Before discussing the amount of future demand for new industrial development on the
Waterfront, it is important to emphasize that the Waterfront is a unique industrial area that is
unlike most other industrial areas in the Gorge Region. The Waterfront started as a more typical
light industrial area with public utility facilities and warehouses, but recent flex-industrial
developments coupled with the creation of parks, public space, and a pedestrian focused
regulatory environment have fostered an industrial area that functions like a mixed-use center.
This has implications for the character and scale of future developments, and for the type of
businesses that will be attracted to the area.
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There is currently demand for new development in the Hood River area—both in
the short term and in the long term

The fundamental demand drivers that lead to new development—population growth and
economic expansion—are expected to continue on their current upward trajectory. This
indicates growing demand for new development in the short term and long-term. However, the
region’s small population and the challenges faced by new development projects indicate that
the development and absorption of space is likely to be sporadic. Expectations for a robust
industrial expansion in the Gorge Region should be tempered. The region is more likely to see
incremental growth in the foreseeable future.

Demand for new industrial space isn’t evenly distributed between industry sectors. For
example, some industry sectors like food and beverage manufacturing have seen steady and
consistent growth over the past few decades. Other sectors have seen more intermittent growth.

The Waterfront provides greater opportunities for select industry sectors

Several of the region’s key industrial sectors have seen growth in the past few years. The most
likely businesses to derive a premium or locational advantage from the Waterfront are:

* Businesses that want to be close to other businesses in the same cluster. Some
businesses seek locations where they can be close to other businesses in the same or
complementary sectors. For example, the Waterfront has a concentration of food and
beverage manufacturing businesses, this sector is expected to see continued strong
growth in the short run. For these reasons, Lot 1 will be an attractive location for more
food-focused companies.

* Businesses that seek an amenity-rich location for employees. When asked about why
they chose to locate on the Waterfront, some of the area’s existing flex/office-oriented
tenants cited the area’s recreational amenities, views, and adjacent businesses as key
reasons for why they chose to locate in the area. This points to a particular opportunity
for industrial flex/office businesses to locate at Lot 1.

* Industrial businesses with a commercial component. For industrial businesses that are
consumer facing, a small commercial or retail outlet at their production facility can be a
key element of their business strategy. These outlets enable their customers to come and
experience products where they are produced. The Waterfront, with its pedestrian scale,
and outdoor amenities, offers an attractive location for industrial businesses that want to
have a consumer facing retail component to their business.

* Traditional industrial users that need proximity to the highway or to be located in a
central location. Lot 1 is adjacent to a highway interchange with Interstate-84. Industrial
users that require an easy connection to the highway system will be drawn to Lot 1.
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Despite demand for new industrial development, multiple challenges impact
project feasibility and development efforts.

We heard from several stakeholders that there is an interest by local companies to expand and
develop new facilities. Two primary challenges to new industrial development repeatedly arose
in our stakeholder conversations. First, the Hood River region has a limited supply developable
industrial land, and much of the available supply is in small lots, or in lots in need of substantial
improvement before development can occur. Second, Hood River is facing an affordable
housing crisis that is having real effects on local businesses” ability to attract new employees to
the region.

The table below summarizes the opportunities and challenges for industrial development in
Hood River generally, and for Lot 1 specifically.

Exhibit 1. Industrial Development Opportunities and Challenges

Industrial Development in Hood River Industrial Development on Lot 1
Opportunities e Highly desirable area ¢ Excellent access to 1-84
e Emerging industrial clusters e Existing cluster of light industrial uses will attract similar
e Strong economy types of businesses

e High-quality mixed employment and recreation area

Challenges e Limited supply of workforce housing e High rents will limit base of potential users
Availability of space e High cost of providing infrastructure to support
development
o Compatibility of some potential industrial users

Source: ECONorthwest

1.2 Implications for Lot 1 Development

Our research indicates current demand for new industrial development in Hood River.
However, the Waterfront is a unique industrial area, and therefore has a limited set of potential
businesses that suitable tenants. Moreover, as the experience of some of the recent projects on
the Waterfront have shown, meeting zoning and design regulations, plus finding tenants that
can afford the higher rents that are required can be challenging. This means that demand for
industrial development at Lot 1 is only a subset of overall demand for industrial development in
the region.

A key determination is to outline what is included in the definition of “industrial.” Many of the
successful businesses that are located at Hood River’s Waterfront are office users with a small
warehouse or commercial component. Our research indicates that the “professional office and
technical services” sector is expected to be one of the fastest growing employment sectors in the
region. Based on the City of Hood River’s latest employment land inventory completed in 2011,
the city lacks sufficient land for the expected growth in office employment through 2030. These
findings, coupled with the public policies (e.g. zoning), and the vision developed in the Lot 1
Master Plan, indicate that future tenants are likely to be quasi-industrial office users that can fit
into flex-industrial buildings.
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Combining input from regional industry data and trending and economic development efforts,

alongside the economic, regulatory, and cultural environment, we see a specific opportunity for
Lot 1 to absorb industrial development in the following three sectors: food production and
value-add agriculture, technology (including UAV associated businesses), and other industrial
office users. Exhibit 2 provides an overview of these industry sectors and discusses their
potential compatibility with Lot 1.

Exhibit 2. Lot 1 Industrial Sector Opportunities and Compatibility

Eligible Land Level of Near Building and Site Need for Ability to Likelihood
Use to Mid-term Needs Commercial Pay of Locating
Demand Space Premium in Lot 1
Rents
Technology Yes. Most Moderate. These businesses This Yes. These = Depends on
(Including UAV technology Technology seek high-quality depends on | tend to be the
companies, companies are | focused spaces to attract the specific high-profit company.
technology “goods companies talented employees | type of companies = These
services and producing” and | are highly and reinforce their technology that are companies
development, therefore, dependent brand image. company. able to pay | will seek a
among others qualify for on business However, rent location at
industrially cycles. Daytime parking will = most premiums. Lot 1 if the
zoned areas. Current be required. companies location
growth is Alternative travel are not matches
positive. An modes, shared consumer- their brand
economic parking, and facing and, identity.
down-turn transport therefore,
could reduce | management plans do not need
demand. may reduce parking | commercial
demand. space.
Food and Value- @ Yes. Theseare = Moderate to Scale and type of Yes. Depends High. But it
Added manufacturing = High. This is building depend on Although it on the depends on
Agriculture companies. one of the the size of the depends on @ business. price and
(Manufacturing) steadily production the Most building
growing operation. Small company, emerging suitability.
industrial producers can fit many of food
sectors in the | into multi-tenant these companies
Hood River spaces. Larger businesses cannot
Area. companies require benefit from | afford
larger, single-user having a premium
facilities. consumer- rents
facing
Employee parking, commercial
truck parking, and outlet
outdoor storage are
commonly needed.
Both drive-in and
dock high doors are
typically required.
Other For the most Professional These businesses No. Most Yes. Most High. Lot 1
Professional part. and are primarily office companies companies | isan
Services/ Companies in Businesses users. They can fit are not can pay attractive
Industrial Office | this category Services is in any number of consumer- “office location for
Users may not meet one of the configurations. facing. level” these
zoning fastest Typically, single rents. companies.
requirements. growing large floor plates
industries. are preferred.

Source: ECONorthwest
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2 Introduction

2.1 Background and Purpose

The Port of Hood River is interested in understanding existing conditions for industrial
development in the region as it considers how it can attract development on Lot 1, one of the
last undeveloped parcels on the Hood River Waterfront (the Waterfront) Lot 1 is unique in the
Hood River context because it is larger than most other employment sites in the City and is
close to the burgeoning employment district at the Waterfront. The Waterfront currently
includes mix of commercial and industrial users, alongside popular public recreational areas.
Since Lot 1 serves as a gateway to the Waterfront, expectations among existing businesses and
key stakeholders are high for the quality of the site’s development. Alongside new buildings,
the site will need new infrastructure to support new internal circulation into the site, the
provision of utilities, connections to the rest of the Waterfront.

Lot 1 presents a unique opportunity for the Port and its partners: how can the Port encourage
development at Lot 1 to maximize the creation of jobs and support the local economy while
promoting a high-quality development program that serves as an attractive gateway to the
Waterfront?

The purpose of this industrial demand analysis to (1) gauge the level of interest in future
development of Lot 1, and (2) to help understand the needs and desires of the types of
businesses that would locate there. Key questions the Port sought to answer with this research
included:

* What is the current and estimated near future level of demand for industrial properties
in the Hood River market area?

=  Who are the businesses—either local or from outside of Hood River—that would
appropriately fit the location, market, physical, and regulatory environment of Lot 1?

* Including but not limited to infrastructure, what are the barriers, real or perceived, with
pursuing industrial development in Hood River’s Waterfront?

* How does the Port support and promote this unique mix of users? And what do these
users need from a building and site features standpoint to thrive?

ECONorthwest Port of Hood River - Lot 1 Industrial Demand Assessment - Draft
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3 Hood River’'s Waterfront and Lot 1.
Current Conditions

For all types of development, physical site characteristics and the regulatory environment play
strong roles in determining the use, scale, and character of potential development. In this
section, we examine Lot 1’s current physical and regulatory environment.

3.1 What is Industrial Land?

“Industrial” land is land that has been designated by a local government to focus on the
industrial uses by right, many times with allowances for some limited commercial or retail uses,
and (rarely) residential uses. Industrial land also colloquially called “employment land” is
designated industrial because it meets the needs of industrial users. These needs include:
proximity to transportation routes (interstate highways, rail, water ports, airports), relatively
low-cost land, and a location that reduces conflict with others” uses.

Who uses Industrial Land?

Industrial uses are usually identified as a collection of sectors that include:

* Manufacturing

* Transportation, Communications, and Utilities
*  Wholesale Trade

* Mining and Construction.

These uses share some basic characteristics. First, they tend to
be export-oriented and are involved in the direct creation or
movement of physical goods. Second, they generally have the  “Fiex space” is a type of employment

same building, land use, and site requirements. For example, ~ Space thatflexibly provides the option to
. . . . 1 a business to build out their interior
these uses cannot typically locate in high-rise buildings, and  space with varying proportions of office

their external effects (e.g. odors, loud noise!) make them space to warehouse space. Flex

. iohb h Th limitati buildings are usually one or two stories
unattractive neighbors to other users. These limitations mean i, height and feature multiple tenant

that industrial businesses generally require inexpensive land  spaces for lease. In most cases, Flex
buildings require more parking than
traditional industrial users, as interior
spaces are permitted to be built out

However, not all industrial users are located in industrial almost completely as office space.
areas and conversely, not all industrial areas are used solely by

What is Flex Space?

and easy access to major transportation routes.

Many Waterfront businesses are Flex
industrial users. These are important points that get to some of Space type buildings.

1 Although, in today’s economy, many industrial businesses have few external impacts. Changing technology and
updated regulations have led to fewer “smokestack” industrial users, at least in the United States. Industrial uses also
frequently have less traffic impacts than commercial, or retail uses.
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the core questions asked by the Port with this study. Here we examine each statement
individually:

* Not all industrial uses are located in industrial areas. For example, the head office of a
utility company is likely to be in a downtown office or commercial area. Even some
manufacturing uses are permitted in commercial or mixed-use zones. An example here
would be a brewery or food manufacturer located in a neighborhood commercial zone.

* Not all industrial areas are solely used by industrial users. Many businesses that are
categorized as “commercial uses” or “services” need industrial land because they share
the same requirements as industrial users for cheap land and convenient access to
transportation routes. But many other non-industrial users may locate in industrial
areas, not because they have these specific requirements, but because they (1) are not
prohibited from doing so, and (2) market conditions allow them to out-bid industrial
users. For example, professional offices that are categorized as “architecture and
engineering” businesses are frequently permitted to locate in industrial areas, even
though the day to day functions of those companies look nothing like a typical
“industrial” user. This is a concern voiced by many stakeholders during our research for
this study: that the Waterfront will see growth of only quasi-industrial users in the
tuture, thus diluting one of the few industrial areas in the city.

Among the primary questions that the Port of Hood River is asking with this study is “How
much demand is there for new development at Lot 1?” Our general conclusion is that there is
demand for more industrial development within the Hood River area and Lot 1 is an attractive
location for many of these potential users. Demand by specific users is not equally distributed;
specific industries are seeing more growth than others and many of these users fall into
industry classifications that are on the fringes of what is permitted for the Waterfront. Our
analysis in this report attempts to unpack and quantify demand by these specific industries.
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3.2 The Waterfront and Lot 1

Hood River’s Waterfront is a 75-acre area located between the Columbia River to the north, east,
and west and Interstate Highway 84 to the south. The majority of the Waterfront is owned and
controlled by the Port of Hood River. This study focuses on the Waterfront’s Lot 1, a vacant
nine-acre parcel located close to the primary entrance to the Waterfront along North Second
Street and one of Hood River’s major highway interchanges (Exit 63 along Interstate 84). Exhibit
3 shows Lot 1’s location along the east side of the Waterfront.

The Waterfront is a unique and atypical industrial area because the proximity to local
recreational areas and downtown Hood River make the area desirable for many different types
of users. The current mix of uses in the Waterfront is composed of a variety of industrial and
commercial businesses, alongside public facilities and parks. It is not commonplace for
industrial zones to be integrated with public spaces and amenities.

The Waterfront provides advantages to many commercial and industrial businesses including
easy access to Interstate 84, an attractive and amenity rich location, and proximity to other
similar businesses (clustering). At the same time, challenges have arisen as a result of conflicts
between Waterfront businesses and visitors, regulatory limits to the type and scale of businesses
that are permitted, and general development barriers resulting from an imbalance of rents and
development costs.

Exhibit 3. The Waterfront’s Lot 1 Location in Hood River
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Waterfront Development Activity 2009-2017

In the past ten years, there has been substantial public and private development activity on the
Waterfront, including the development of the Hood River Waterfront Park, which was
completed in 2013. From 2009 to 2017, there were 445,000 square feet of new development on
Port of Hood River land on the Waterfront. Exhibit 4 provides an overview of development
activity through May 2017. Exhibit 5 provides a map of development activity and ownership on
the Waterfront that corresponds to the number keys in the previous exhibit.

Exhibit 4. Waterfront Development Activity and Tenants (as of May 2017)

Project CO£§::te d Size Investment Direct Jobs Tenants(/2I())is7c)r|pt|ons
1 - Anchor Way 2009 $750,000 N/A  New Industrial Street
2 - Portway Avenue I 2012 $450,000 N/A Streetscape Improvements
3 - Halyard Building 2010 20,000 SF $ 3,350,000 45  Pfriem Brewing
(Construction)
4 - UTS Building 2011 35,000 SF $2,040,000 40 Hood Technology, Celilo
(Remodel) Construction
5 - Treatment Plant 2011 $591,245 N/A  Cover Clarifiers
Upgrade
6 - Jensen Building 2010 71,000 SF $2,870,000 40 Turtle Island Foods, RBS
(Remodel) Batten Systems
7 - Hood River Juice 2011-14 55,000 SF $7,500,000 128 Hood River Juice Co.
Company
Phases 1-2
8 - Turtle Island Foods 2012 33,000 SF $12,000,000 30 Turtle Island Foods
9 - Waterfront Park, 2008-13 $ 2,610,000 Northern Park, East Green,
Phases 1-4 Playground
10 - Maritime Building 2012 38,000 SF $200,000 15 Hood River Distillers,
Upgrades Double Mountain
11 - Hood Tech Building 2013 40,000 SF $5,410,000 55 DakKine, Decavo, Stoked
Coffee Roasters
12 - Key Commercial 2013 20,000 SF $3,000,000 45 Inter-Fluve, Solstice, Camp
Building 1805, Offices
13 - Pfriem Brewery 2015-17 $1,400,000 40 Expanded Production/
Expansion Retail Facility
14 - City Sewer Outfall 2016 $3,000,000 N/A  Pedestrian/Bike Trail/
Project with Trail Sewer Outfall
15 - Nichols Landing 2016-18 83,000 SF $28,000,000 119 Hampton Inn and Medical
Offices
16 - Nichols Basin West 2015 $800,000 N/A  Waterfront Bike/
Edge Trail Ped Trail and Open Space
17 - Pedestrian Bridge 2015 $400,000 N/A  Waterfront Bike/Ped Trail
Trail and Kiosks
18 - Sheppard's Supply* 2017 20,000 SF $2,000,000 18 Relocation, Expanded
Retail/Service Facility
19 - Expo Industrial 2017 30,000 SF $8,500,000 80 New Light Industrial/Office
Offices, Phase 1* Building Space
Total 445,000 SF $84,871,245 655

Source: Port of Hood River, May 2017
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Exhibit 5. Current Users on the Hood River Waterfront
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= Public Recreational Open Space

= Port-Owned Development Space

Source: Port of Hood River, May 2017

ECONorthwest Port of Hood River - Lot 1 Industrial Demand Assessment - Draft 6



This page intentionally left blank.



3.3 Lot 1's Regulatory Environment

Lot 1 is zoned with an industrial designation, similar to the majority of the Waterfront. The base
zoning for Lot 1 is Light Industrial (LI) and falls under two overlay zones—the Waterfront
Overlay Zone and the Interchange Area Management Plan (IAMP) Overlay Zone. Exhibit 6
shows Lot 1—the area outlined in black—as an area filled in by pink coloring, representing the
base zoning (LI), overlaid by diagonal striping that indicates the IAMP overlay. The Waterfront
Overlay applies to all parcels within the scope of this map in areas north of I-84. Other parcels
in the Waterfront are zoned General Commercial (C-2)?, Open Space/Public Facility (OS/PF),
and Columbia River Recreational/Commercial (RC).

Exhibit 6. Lot 1 Zoning
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Source: City of Hood River Zoning Code

2 The parcel of land located immediately to the south of Lot 1 is zoned C-2. This parcel is included in the recent Lot 1
Master Plan, but due to its disconnection from Lot 1, both physical and in terms or zoning, it is not included in our
analyses for this study.
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In Hood River’s zoning code, the Light Industrial (LI) zone and the overlays are described as
follows:

Light Industrial Zone (LI)

According to the City of Hood River, the purpose of this zone is to What is Industrial Office?
provide space for minimally intrusive types of manufacturing or other  seyeral of the current day

industries that can be located in relatively close proximity to residential, users of the Waterfront are
Industrial Office Users.

Industrial Office provides
this zone are stricter than in other industrial zones. The goal is to permit space for “activities that,
while conducted in an
office-like setting, are more
Some of the allowed uses in the LI zone include: manufacturing or compatible with industrial
activities, businesses, and
districts. Their operations
utilities, researCh and development facilities, printing and publishing, are less service-oriented
than traditional office uses
. i . . . . and focus on the

directly related to the services and operation of the permitted industrial gevelopment, testing,
use.” 3 production, product training
and support, processing,
packaging, or assembly of

commercial, and farm zones. Therefore, the development standards for
industries that have few external impacts to adjacent or nearby users.
assembly, processing, fabrication, wholesaling and warehousing,

contractor equipment yards, and commercial uses that are “incidental or

Waterfront Overlay Zone goods and products, which
may include digital
The Waterfront Overlay Zone was created to implement a design products. They primarily
concept aimed at fostering an active recreational area with compatible Ero‘."de products to other
usinesses. They do not
facilities and within the Light Industrial Zone, while also allowing for require customers or clients
some limited commercial development. The Overlay Zone establishes ~© Visitthe site; any such

e . . . . visits are infrequent and
specific urban design standards for new commercial and industrial incidental”

development that strives to provide an attractive and pedestrian- _ _
. . X Source: Hood River Zoning

friendly streetscape. Additionally, the Overlay Zone aims to allow for Code

easy local access to the Waterfront Trail and visibility along the

Waterfront by protecting public access to the Columbia River.*

Interchange Area Management Plan (IAMP) Overlay Zone

The purpose of the IAMP Overlay Zone is to provide for the long-term, “preservation of
operational efficiency and safety of the highway interchanges within the City of Hood River, which
provides access from and to Interstate 84 for residents and businesses throughout the City and Hood
River County” > The IAMP Overlay Zone recognizes that Hood River’s interchanges with
Interstate 84 are vital to both the City and greater County area. As such, all land use
applications in parcels that are within the IAMP Overlay Zone must be reviewed and are
subject to the standards outlined in Chapter 17.20, Transportation Circulation and Access
Management.

3 Hood River County Zoning Code Ordinance. January 2017. Article 32 — Light Industrial Zone (M-2). Section 32.15.A.
4 City of Hood River Zoning Code — Title 17, Chapter 17.03.130
5 City of Hood River Zoning Code — Title 17, Chapter 17.03.120
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Exhibit 7. Lot 1 Zoning Details

Zoning
Designations

Permitted Uses

Conditional
Uses

Maximum
Height

Max Lot
Coverage
Density
(min/max)
Setback
Requirements

Parking
Requirements

Design
Standards

Base Zone: Light Industrial (LI)
Overlay Zones:

= Waterfront Overlay Zone (Subarea 4)

= |nterchange Area Management Plan (IAMP) Overlay Zone

= Light Industrial Uses including the following when accessory and essential to the permitted light
industrial use: office uses, wholesale sales, marketing, training and outside storage (LI)

= |ndustrial Office uses up to 25,000 square feet of gross floor area (LI)

= Sales and display of products provided: (i) sales are limited to those accessory and essential to the
permitted use; and (ii) the total area devoted to sale and display of such products shall not exceed
2,500 square feet or 25% of the gross floor area within the building, whichever is less (LI)

= Parking lots of four (4) or more spaces, new or expanded, and or the equivalent of paving equal to
four (4) or more parking spaces (LI)

= Transportation facilities pursuant to 17.20.050(B) (LI)
= Change of use (LI)

= |ndustrial Office uses greater than 25,000 square feet of gross floor area, subject to design
standards in 17.16.055.

= Public facilities and uses, including change of use.
= Light Industrial and Industrial Office Uses on parcels of more than 5 acres.

= 45 (LI)
= 25,000 square feet (Waterfront)
= None

= Minimum: no requirement (LI)
= Maximum: 20’ from public sidewalk (Waterfront)

o The setback may be increased to allow for usable public space(s) with pedestrian amenities
(e.g., extra-wide sidewalk, plaza, pocket park).

= One (1) off-street parking space shall be provided on the building site, or adjacent to the site for
each employee. In addition, adequate off-street parking shall be provided on or adjacent to the
building site to meet the needs of anticipated clientele (LI)

= The Central Business District, the Heights Business District and the Waterfront are exempt from this
requirement but shall pay a fee in-lieu of parking in accordance with Chapter 17.24 (LI)

= Parking in the Central Business District, Heights Business District and Waterfront may be satisfied by
substituting all or some of the parking requirement at adjacent or nearby off-site off-street locations
and/or by adjacent or nearby shared parking if the substitute parking reasonably satisfies the
parking requirements of this section. If no off-street or off-site parking reasonably satisfies the
parking requirements of this section, the fee in-lieu of parking shall be paid in accordance with
Chapter 17.24. If less than all required parking is provided, the fee in lieu of parking shall be paid in
accordance with Chapter 17.24, except that a credit shall be given for the number of spaces
provided (LI)

= QOff-street loading facilities shall be encouraged (LI)

= Public alleys may be utilized for off-street loading facilities (LI)

= Bicycle parking as required by 17.20.040 (LI)

= Parking is prohibited between the front elevation of the building and the street (Waterfront)

= Commercial/Retail Uses: One (1) space for each 300 square feet of gross floor area (Waterfront)

Design standards are relatively strict when compared to a typical light industrial zone. Design
standards include specifications for facade variation, specific window types, building entryways,
exterior building materials, building placement and orientation, landscaping, fencing, lighting, and
screening and storage.

Source: City of Hood River County Zoning Code
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3.4 Lot 1’s Physical Attributes

Exhibit 8 summarizes the property’s physical attributes—i.e., the physical and location factors
that will influence and inform new development.

Exhibit 8. Lot 1 Development Considerations

Assessment Property Assessment
Factors
Local and Lot 1 is located adjacent to a full interchange with Interstate 84. Local connecting
Regional roads are modern and generally have little traffic. These factors combine to give
Accessibility the properties exceptional local and regional accessibility.
Site More than other land use types, industrial properties need to be flat and typically

Configuration
and Orientation

Visibility and
Exposure

Proximity to

Complementary

Uses

Character of
Surrounding
Uses

Availability of
Infrastructure
and Utilities

rectangularly shaped to fit modern industrial uses. Lot 1 fits these parameters. It
should be noted that the Master Plan for Lot 1 promotes building configurations
and scales that are specific to flex-industrial type projects. The more traditional
alternative would be one or two large single-story industrial buildings with a
circulation pattern focused on tractor trailer maneuvering and parking.

Unlike retail locations, most industrial businesses tend to not rely on visibility and
exposure to attract customers. Lot 1 is unique in that many potential users are
companies with a consumer facing brand. The subject properties have good
visibility and exposure to the interstate highway traffic—a factor that will be
considered by a portion of potential site developers or tenants.

Lot 1 is the largest contiguous block of light industrial land within Hood River.
Adjacent industrial and industrial office uses would complement new uses on Lot
1.

Surrounding uses are primarily industrial, commercial, and recreational. Recently
developed buildings in the Waterfront are of high-quality. The Lot 1 Master Plan
and local zoning regulations encourage a continuation of high-quality flex-industrial
developments.

Development of Lot 1 will require substantial infrastructure enhancements.
Existing sewer, water, and power utilities are currently available to the edge of the
site. The key infrastructure projects to unlock Lot 1 for development include
internal streets (1st Avenue, Portway Avenue, Anchor Way, and the Swerve),
transportation and pedestrian focused enhancement projects, and utility
connections.6

6 Lot 1 Public Infrastructure Framework Plan, 2019.
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4 Summary of Stakeholder Interviews

To gain perspective on potential industrial growth trends and the implications for development
on Lot 1, ECONorthwest staff interviewed a set of stakeholders, including existing Waterfront
tenants, elected officials, and economic development professionals. The interview list included:

Chico Bouvansky — Dakine

Maui Meyer — Copper West

Ben Sheppard — Sheppard’s Tractors

Stephen Ford — Current Commercial

Andy von Flotow — Hood Tech

Rudy Kelner — Owner, Pfriem Brewery

Paul Blackburn — Mayor, City of Hood River

Kate McBride — Hood River City Councilor

Jessica Metta — Gorge Tech Alliance, Hood River City Councilor
Amanda Hoey — Mid-Columbia Gorge Economic Development District
Jenny Taylor — Insitu

Phil Hanshew — BBG Appraisers

4.1 Common Interview Themes

The following section summarizes common themes discussed by multiple stakeholders and the
implications of those ideas for future development of Lot 1. The ideas presented here are
general opinions represented by individuals that we interviewed. It should be noted that while
many of the ideas presented here were commonly shared among the interviewees, there are
several themes that are non-consensus opinions.

Stakeholder Interviews - Key Themes

A core group of future users of nhew development at Lot 1 will be those who place a premium
on waterfront location, the area’s amenities, and proximity to the existing business mix.
Stakeholder input—especially from existing users of the Waterfront—indicated that strong
factors for having a waterfront location include quality of life for employees and brand
visibility/identity. Interviewees described three key waterfront industries that seek these
locational qualities:

= Food/value-added agriculture: These users transform agricultural products
into food and beverages. Because their business model relies upon strong
brand identity and connections with their customers, many of these businesses
have tasting rooms or small retail outlets alongside their industrial operations
for visitors (tourists) to experience their products at the source (e.g. a brewery
with a tasting room). A waterfront location is attractive to these businesses
because of the natural beauty of the area and local recreation opportunities,
the proximity to other similar businesses, and the prestige of the location.

= Technology: Hood River has a growing technology industry. This broad group of
companies encompasses everything from UAV makers and their subsidiaries to
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programmers and designers working remotely for Hood River. Jobs in this
sector tend to be high paying and competitive. Hood River’'s appeal makes the
community a draw for technology companies and workers. The Waterfront
offers a prestige and central location for these companies. But not all of these
companies may meet zoning regulations or be otherwise compatible with other
waterfront uses’.

= QOutdoor recreation products: Like the technology users, the recreation
products users are primarily office users, some of which have a light
manufacturing or warehousing component. These companies have a smaller
presence in Hood River than the previous two industries. However, these
companies tend to have high public profiles and seek prestige locations near
outdoor recreation areas where employees and customers alike can test and
use their products. The best example company in this category for Hood River
is Dakine—a surfing and outdoor apparel company with headquarters located
in the Waterfront.

o Implication for Lot 1 development: Lot 1 is an attractive location for many companies.
For value-added food producers, many different types of technology companies, and
for outdoor recreation companies, the Waterfront offers an amenity rich, high-profile
location that reinforces their brand appeal, is a place where employees want to work,
and allows for an easy and attractive location for customers and partners to visit.

= New value-added food production businesses could be a key target for Lot 1 development.
Several interviewees discussed the community’s strong connection to agriculture and opined
that new development on Lot 1 could expand upon the food and value-added agricultural
businesses already in the area. To be successful in this area and afford the potentially
premium rents, many of those businesses depend on having a commercial element (e.g.
tasting room, restaurant, or brewpub) that allows them to showcase their products.

o Implication for Lot 1 development: The Port could seek to attract a concentration of
food and drink manufacturers that complement and build upon the existing users in
the area.

= There is an ongoing tension between Downtown and the Waterfront. Some business owners
and community members see recent and some types of potential future development at the
Waterfront as a threat to the success of downtown Hood River. Many stakeholders raised
these concerns. Several interviewees mentioned that this was a result of the blurring between
commercial and industrial uses on the Waterfront. The concern is that some visitors that might
otherwise visit shops and restaurants in the downtown area are instead choosing to go to the
Waterfront. Other interviewees, notably existing users on the Waterfront, opined that
continuing to build out the area with a stronger focus on a mix of uses would contribute to the
“vibrancy” of the Waterfront and would be a success for the entire community.

o Implication for Lot 1 development: Assuming that the regulatory environment for Lot 1
is not going to change, new development on Lot 1 will face increased scrutiny and will
need to clearly adhere to the City’s existing regulations, and be differentiated from
downtown Hood River. As some of the recent Waterfront projects have shown, meeting

7 Note: Not all technology companies may be compatible with zoning regulations on the Waterfront. In general,
many of these companies are likely to fall into the “industrial office” subcategory that is allowed. However, a
detailed assessment of each potential technology company could result in the exclusion of some of these candidate
companies from the area. We also heard a concern that some of the UAV companies, specifically, may be hesitant to
locate at the Waterfront out of concern of not being “culturally compatible” with other users of the area.
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these zoning and design regulations, plus finding tenants that can afford the higher
rents that they require, can be challenging.

= Lot 1 is one of the few vacant and developable locations for future industrial development in
Hood River, but it has challenges. Several interviewees mentioned that, in general, there is a
lack of available space for new industrial development in the Hood River area. We heard that
businesses are looking outside of the gorge area because they feel that potential for growth is
too constrained in the Gorge Regijon. It was recognized that Lot 1 has many key advantages for
industrial users, such as highway access, and proximity to other complementary industrial
users. However, several interviewees mentioned that the Waterfront is also a challenging
location for some industrial users, due to heavy car and pedestrian traffic, lack of current
buildings with loading docks, and lack of available warehouse storage space.

o Implication for Lot 1 development: Stakeholders recognize that Lot 1 is one of only a
few areas in the region that can accommodate future industrial development.
However, future users of Lot 1 will have to deal with a unique and, in many ways, a
constrained development environment.

=  Future employment growth faces challenges. Most interviewees mentioned high housing
costs in the Hood River area as the key constraint that is currently limiting local business
expansion. We heard that many local companies would like to hire more employees but could
not find them homes that matched their incomes.

o Implication for Lot 1 development: Although housing costs are not a factor that the
Port can directly influence, the potential for new development on Lot 1 will depend in
part on Lot 1 businesses being able to hire a local workforce. Moreover, near to mid-
term demand for new development at Lot 1 will be impacted by Hood River’s ability to
solve its housing supply issues.

= Development regulations and required infrastructure may impede the ability for industrial
users to locate on the Waterfront. Interviewees mentioned two key barriers to development:

= Required infrastructure. Given the current allowed uses and design
requirements, infrastructure costs could be prohibitive to new development,
limiting new growth in the area. Urban renewal funds could be a useful tool for
key infrastructure improvements, such as utilities and roads.

= The regulatory environment. Interviewees stressed the need for a clearly
defined code and approval process that makes it clear to developers what is
possible and that codes will not be changed after permits are issued. Even with
this clarity, the design overlay and zoning regulations may push rents to levels
that many businesses cannot afford.

In addition to code and zoning regulations, the IAMP zone overlay can prohibit
certain types of new development due to its trip cap limitation.

o Implication for Lot 1 development: Regulations for development seek to advance the
area as a pedestrian-friendly employment district, but some of these regulations add to
development costs, which translates to higher costs for businesses. This limits the
potential user base for the area.
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5 Hood River - Industrial Demand
Assessment

In this section, we examine the economic drivers and trends that will influence future industrial
development activity in the City of Hood River.

5.1 Drivers of Industrial Land Demand

Demand for industrial space is primarily influenced by two demand drivers: local growth and
production (creating the need for local serving businesses), and distribution to external markets
(creating demand for externally-oriented businesses). Industrial land users that serve these two
sources of demand have different land and site needs.

Local serving businesses

These businesses grow as a result of population and employment growth in the region. As the
region grows, consumption increases, which in turn, creates a need for more products and
services, such as wholesale trade to supply local businesses, construction to build more
buildings, and transportation and storage to move and store those goods. This growth drives
demand for more industrial space within the region.

Externally-oriented businesses

These businesses serve the larger state and even global economy by producing, storing, and
transporting goods. Because the source of this demand is external from the local economy,
demand for industrial space locally will only be realized if local sites have a comparative
advantage over other locations. As a result, the industrial land supply and other factors, such as
the cost of electricity, regional transportation accessibly, or tax policy, play an important role in
shaping external oriented demand for industrial space. In addition to bringing new investment
to the regional economy, externally-oriented businesses typically employ a larger number of
people than local serving industrial uses, which makes them attractive for economic
development. Attracting even one or two externally-oriented businesses will have sizable
economic benefits for the region because these businesses provide secure, long-term jobs and a
steady source of tax revenue.

Industrial Demand Factors
This section looks at the factors generating local-serving demand for industrial land, including
population and economic trends in the region.

Population Growth

Hood River County has experienced a steady increase in population growth since 2000, with an
average annual growth rate of one percent. The only year since 2000 to experience a negative
annual percent change in growth rate was in 2011 —the middle of the Great Recession.
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Exhibit 9. Annual Population Growth, Hood River County, 2000 to 2018
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Portland State University, Population Research Center.

Gross Domestic Product (GDP)

The Gross Domestic Product measures the value of economic activity within a specific
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geography. It is the sum of the market values of all final goods and services produced in an
economy during a period of time. Since Hood River County is primarily a service-providing

economy, private goods producing industries (such as manufacturing) made up about 31

percent of the County’s total economic output in 2015. However, despite this concentration in
services, the County’s GDP still grew by 23 percent from 2012 to 20158, as shown in Exhibit 10.
In 2012, Hood River County’s total economic output was about $900 million and increased to a
little over $1.1 billion by 2015. During this time frame, the share of goods-producing industries
contributing to the County’s total GDP also increased. In 2012, goods-producing industries
made up 28 percent of total GDP and in 2015, it made up 31 percent. Alongside this increase,

each of the services-providing industries and government and government enterprises
contributed a smaller share to the County’s total economic output (61 percent down to 60

percent for services-providing industries and 11 percent down to nine percent for government
and government enterprises).

8 Only four years of county-level data were available via the U.S. Bureau of Economic Analysis at the time of this

analysis.
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Exhibit 10. Real Gross Domestic Product (Thousands of Chained 2012 Dollars), Hood River County,

2012 to 2015
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Employment Trends

The unemployment rates in Hood River County, the Mid-Columbia Region, and Oregon fell
from 2010 to 2018. Since the Great Recession in 2011, unemployment has dropped to historic
lows in all of these geographies, as shown in Exhibit 11. In 2017, Hood River County had a
lower unemployment rate than the Mid-Columbia Region and Oregon. In 2018, Hood River
County’s unemployment rate was one of the lowest in the State of Oregon at 3.3 percent. During
the same period, state level unemployment was 4.5 percent.
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Exhibit 11. Unemployment Rate, Hood River Count and 5-County Region*, Oregon, 2008 to 2017
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Source: US Bureau of Labor and Statistics

Total employment in Hood River County has been steadily increasing over the last decade,
growing by more than 20 percent (over 4,000 jobs). The Great Recession had only a minor
impact on the County’s employment, as shown in Exhibit 12 by the slight dip in jobs in 2009.
However, different employment sectors have had varying growth patterns since 2006. The two
largest employment sectors in Hood River County have consistently been services and
agriculture/forestry.

Exhibit 12. Employment by Sector, Hood River County, 2006 to 2017
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Source: Oregon Employment Department, Quarterly Census of Wages (QCEW).
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Industrial Employment Sectors

There are several employment sectors that correspond generally to employment types
commonly found in industrially zoned areas. These include: wholesale trade, warehouse,
transportation and utilities, manufacturing, construction/resources, and agriculture/forestry. In
this section, we examine recent historical trends in these sectors.

Industrial employment levels have increased in recent years in Hood River County. The Great
Recession (ending in 2009) slowed some of that growth, but annual year-over-year employment
growth returned in 2012. Since 2006, industrial sector employment is up by almost 1,000 jobs in
Hood River County.

Exhibit 13. Industrial Sector Employment, Hood River County, 2006 to 2017
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Source: Oregon Employment Department, Quarterly Census of Wages (QCEW).

Many of the industrially-focused employment sectors have had large increases in employment
since 2006 when compared to the regional average (Exhibit 14). The notable exception is with
construction/resources and wholesale trade employment sectors, which saw net loses over this
time.
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Exhibit 14. Cumulative Percent Employment Growth by Sector, Hood River County, 2006 to 2017
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Source: Oregon Employment Department, Quarterly Census of Wages (QCEW).

Some industrial employment sectors have few jobs in the region, and therefore, any growth
appears to be significant, even though few new jobs were created. For example, the warehouse,
transportation, and utilities sector had about 110 employees in 2006. When employment in this
sector reached its peak in 2016 (at about 200 employees), the proportional employment growth
relative to 2006 reached nearly 80 percent. This growth rate is large, but 90 new employees over
a decade in a region with over almost 14,000 total jobs is a comparatively small net gain in
employment.

The largest industrially-focused employment sectors in Hood River County have historically
been agriculture/forestry and manufacturing. Today, these two employment sectors comprise
80 percent of all industrial sector jobs in the County®. These two sectors have seen net gains in
employment in the past decade. From 2006 to 2017, agriculture/forestry employment grew by
about 25 percent (500 jobs), and the manufacturing employment sector grew by approximately
38 percent (470 jobs).

The manufacturing employment sector can be further broken down into subsectors. Exhibit 15
shows how employment levels in these subsectors have shifted since 2006. Three manufacturing
subsectors—beverage and tobacco'’, food, and the catch-all but non-descriptive subsector called
“other manufacturing” —together make up the majority of all manufacturing jobs in Hood River
County. The food, and beverage and tobacco subsectors have grown consistently since 2006.

? Source: Oregon Employment Department, Quarterly Census of Wages (QCEW). (2017 data)

10 Although this employment category’s name includes tobacco related jobs, we are unaware of any tobacco
production businesses located in Hood River County.
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The “other manufacturing” subsector has been more volatile, but has increased employment
levels from 2006. Other manufacturing subsectors have seen relatively little employment
growth in recent years.

Exhibit 15. Manufacturing Sector Employment, Hood River County, 2006 to 2017
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Source: Oregon Employment Department, Quarterly Census of Wages (QCEW).

Hood River County Employment Location Quotient

Location quotients measure the concentration of jobs in a sector compared to a statewide
average. A value of 1.0 signifies that the sector possesses the same level of employment
concentration as the state. Values above 1.0 are more concentrated than the state average. The
size of the bubble represents the number of jobs within that sector. Sectors with sizable
employment and higher than average concentration, represent strengths for the region. Fast
growing sectors, even if they are not very large, represent potential opportunity areas. Exhibit
16 shows the local concentration of jobs by sector (location quotient) along with measures of
industry size and average annual employment change in Hood River County.
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Exhibit 16. Employment Concentration and Change by Sector, Hood River County, 2006 to 2017
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Source: Oregon Employment Department, Quarterly Census of Wages (QCEW).

Key findings from this chart include:

* The agriculture and forestry sector has the largest location quotient in Hood River
County at 10.8 and grew, on average, at an annual rate of 2.1 percent over 2006 to 2017.

* The warehouse, transportation, utilities sector has the largest annual average growth in
Hood River County at 4.9 percent; however, its concentration is less than that of the state
(location quotient of 0.7).

* Manufacturing employment has been increasing 2.9 percent annually and is more
concentrated than the state (location quotient of 2.0).

* Services sectors are the largest employers in Hood River County. They are more
concentrated than Oregon on average (location quotient of 1.5). Its average annual
growth rate was 2.7 percent across 2006 to 2017.

Hood River Regional Exports

Exhibit 17 shows total exports from Hood River County from 2003 to 2017. The largest export
industry is manufacturing followed by agriculture, forestry, and fishing. Total exports increased
over 2003 to 2017, though a couple of large declines occurred throughout this period.
Manufacturing exports decreased 16 percent over 2008 to 2009 and agriculture, forestry, and
tishing decreased by about 3 percent. These declines were likely due to the Great Recession;
however, in 2010 and 2011, manufacturing rebounded whereas agriculture, forestry, and fishing
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continued to decline. Since 2011, regional exports from Hood River County have been largely
unchanged.

Exhibit 17. Exports by Industry in Real Dollars (Millions), Hood River County, 2003 to 2017
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Source: Brookings Export Monitor, 2018.

5.2 Hood River County - Potential Future Demand

Hood River County saw considerable growth in the last decade. Population, GDP, and
employment figures have all increased in the past few years. Hood River County currently has
one of the lowest unemployment rates in the entire state of Oregon. Like many communities
across the northwest, employment is anchored in the service sector, but Hood River County has
important clusters of employment in manufacturing and the agriculture and forestry sectors—
two sectors that typically require industrial land.

Overall, the prospect for continued economic growth in the Hood River region is positive. The
area is located along an interstate highway and proximate to the largest economic metro in the
region. The natural beauty of the area and outdoor recreation opportunities will continue to
draw visitors and new residents. Notable challenges include providing an adequate supply of
land for new development and providing housing that is affordable for the growing workforce.
Established local industries, such as food and beverage companies and UAV manufacturers, are
poised for future growth.

Future Employment Growth and New Industrial Land Demand

Future demand for industrial land within the Hood River region will be driven by economic
expansion of locally-serving and externally-oriented industrial type businesses. A strong
indicator for economic expansion is employment. Moreover, the amount and type of industrial
related future job growth will affect the region’s industrial land needs.
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In general, local-serving industrial land demands track closely with overall regional growth.
Demand for external-oriented industrial land in the region is affected by a number of different
market factors, including the supply of readily developable sites that meet the specific user’s
needs. As a result, external-oriented industrial jobs are not as easy to project at the local level
and do not grow at a steady rate.

One common method for understanding the future demand for industrial land is to extrapolate
from employment projections. In Oregon, the Oregon Department of Employment (OED) is
responsible for developing these long-range employment projections. OED’s most recent
projections are for 2017 to 2027. OED’s projections also include sector-specific breakdowns, so
we are able to better understand how jobs may grow in industrial employment sectors.

Exhibit 18 displays OED’s projected job growth for the employment sectors of manufacturing,
wholesale trade, and transportation and warehouse in the Gorge Region.

Exhibit 18. Gorge Region (Gillam, Hood River, Sherman, Wasco, and Wheeler Counties) 10-Year
Projected Industrial Sector Employment Growth, 2017 to 2027

Gorge Region

Industrial Sector Projected Growth,
2017-2027
Manufacturing 300
Wholesale Trade 70
Transportation, Warehousing, and Utilities 70
Total 440

Source: Oregon Department of Employment.

OED projects 440 additional new jobs in these employment sectors over the next ten years. A
continuation of historical job growth trends would result in 680 industrial jobs over the same
time period.!* However, if we include the employment sector “professional and technical
services” —a sector that represents many businesses that are allowed to locate in industrial
areas—the growth projections change substantially. Including professional and technical
services in OED’s projections would result in 740 new jobs over the next ten years. Adding this
sector to the historical growth method of future projections results in 1,823 new jobs.

Using common relationships between jobs, building size, and industrial lots sizes, we can
roughly estimate the land needed to accommodate these future jobs. Exhibit 19 below presents a
summary of this estimation method and its land demand output. Lower job density industrial
projects are typically associated with employment sectors that require few employees per
facility, such as warehousing, and distribution type developments. Higher job density
projections refer to light industrial, manufacturing, or flex-industrial type developments.

11 Source: Oregon Employment Department, ECONorthwest. Average annual growth of historical trends from 2005-
2017 projected over 2017 to 2027 time period.
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Exhibit 19. Gorge Region Future Industrial Land Demand Estimates (includes Prof. and Tech.
Services Sector)

OED Estimates Histori-cal

Trending

10-Year Job Estimations (2017-2027) 740 1,823

Industrial Building Space - Low Job Density 800 SF/Job 592,000 SF 1,458,272 SF

Industrial Building Space - High Job Density 500 SF/Job 370,000 SF 911,420 SF
Floor Area Ratio (FAR) 0.33

Industrial Land Demand (Acres)
Low Job Density (acres) 41 Acres 101 Acres
High Job Density (acres) 26 Acres 63 Acres

Source: Oregon Department of Employment, ECONorthwest.

Using the OED employment projection method, demand for industrial land in Oregon’s Gorge
Region over the next ten years is estimated to be between 26 and 41 acres in total. Depending on
how much of this growth is allocated to Hood River, the range is aligned with land demand
estimates presented in the last City of Hood River Economic Opportunities Analysis!?. The most
recent EOA estimated that the City of Hood River alone would need 11 to 53 acres of industrial
land by 2030.

The variability in these estimates show the difficulty and uncertainty in predicting the future.
Historical data and recent trends in industrial real estate show a modest demand for industrial
real estate going forward. Expectations for a massive industrial expansion in the Gorge Region
should be tempered. The region is much more likely to see incremental growth in the
foreseeable future.

12 See Appendix for more detail
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Appendix A: Competitive Supply Summary

This section provides a summary of the competitive industrial land supply within the Gorge
Region. As is the case with most non-metropolitan regions, local real estate data in the Gorge
Region has gaps and is many times inaccurate. Within the section, we provide notes where we
have observed abnormal data or lack of a complete dataset.

Industrial and Flex-Industrial Real Estate Market Trends

This section describes the current and recent historical real estate conditions for the industrial
and flex markets in the Gorge Region. In general, the industrial real estate market includes
buildings where raw materials and products are assembled, processed, and warehoused. These
buildings tend to be large, often equipped with specialized machinery, and generally yield
lower average rents per square foot than buildings in other commercial markets. The flex real
estate market includes buildings that offer adaptable spaces that can accommodate a range of
office, warehouse, or other types of commercial uses such as research and development,
medical, industrial, quasi-retail, or others.

Exhibit 20 and Exhibit 21 show rent, vacancy, and absorption and delivery trends in the Gorge
Region industrial and flex real estate markets.

Since 2013, industrial/flex  Exhibit 20. Industrial and Flex Rent per Square Foot and Vacancy

rents have increased by Rate, Gorge Region, 2012 to 201813
more than 50% while Source: Costar.
vacancy rates have
declined. In 2018, industrial ~ 10% $12
rents reached a high of $10 9%
per square foot and vacancy 8% $10
rates dropped to about 2.5 7% o5
percent. 6%
5% $6
4%
3% $4
2% $2
1%
0% $0

2012 2013 2014 2015 2016 2017 2018

—\acant Percent % Total = =——NNN Rent Overall

13 NNN or “Triple Net Rents” refer to commercial real estate leases where the tenant is responsible for all space
related expenses, e.g. utilities, property tax, janitorial services, etc.
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The Gorge Region saw the Exhibit 21. Industrial and Flex Deliveries and Absorption (square feet),
largest amount of Gorge Region, 2012-2018

industrial/flex square feet Source: Costar.
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These real estate market trends show that since the Great Recession, the industrial and flex-
industrial sectors of the Gorge Region have seen rapid expansion and positive market
indicators. That is, rents have generally been increasing, vacancy has been declining and there
have been a few large deliveries to market that were quickly absorbed.

It should be noted that 2018 data indicate an uptick in vacancy and negative absorption.
Although this dataset is not comprehensive to all industrial and flex properties in the region,
these trends should be watched closely to identify any growing market weakness.

Recent developments

There have only been a few industrial or flex space developments in the Gorge Region built in
recent years. Many of these properties were developed on the Hood River Waterfront, including
the Expo Industrial Offices, and projects built by developer Key Development!.

For the past five years the total building area shown in Costar, the most comprehensive real
estate database in the Gorge Region, show that the new flex and industrial buildings total about
300,000 square feet in rentable building area, and all of the buildings were either completely or
nearly completed occupied as of early 2019. CoStar estimated building rents'> between $6 to $20
for these properties.

14 See Exhibit 4 for more detail

15 CoStar estimates building rents based on the asking rent for the most recent tenant move-ins.
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New Industrial/Flex Buildings

901 Bingen Point Way (Bingen)
Year built: 2014
Estimated rent: $6-8 per sq. ft.

9041 Bingen Point Way is fully leased (as of early 2019)
with over 124,000 sq. ft. of rentable building area. The
building was awarded silver-level LEED certification in
2015.

Wasco Avalanche Building (Hood River)
Year built: 2014
Estimated rent: $10-13 per sq. ft.

The Wasco Avalanche Building is a flex show room with
about 18,000 sq. ft. of rentable building area. The
building was 89% occupied as of early 2019.

407 Portway Avenue (Hood River)
Year built: 2018
Estimated rent: $26 per sq. ft.

407 Portway Avenue is a three story, 15,000 sq. ft. flex
R&D building with 84% occupancy (as of March 2019).

This building is part of a series of recent development
projects by Key Development along Portway Ave.

In addition to the 407 Portway Avenue Project, new commercial and industrial development at

the Waterfront since 2014 includes:

* Sheppard’s Supply at 440 Riverside Drive, a 20,000 SF expanded retail/service facility
for a longtime Hood River landscape supply company.

* Pfriem Brewery Expansion, completed in 2017, which increased the production and

retail area for Pfriem Brewery.
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Hood River’'s Waterfront in the Context of the City’s Industrial
Land

The Hood River Waterfront comprises a large portion of the City of Hood River’s limited
supply of industrial land. Lot 1, in particular represents a unique opportunity given its size of
nine acres, which is larger than almost every other industrially-zoned parcel in the City.

The most recent inventory of available industrial land within the City of Hood River was
completed as part of the City’s Economic Opportunities Analysis (EOA) in 2011. This document
included a buildable lands inventory, which is an assessment of the capacity of land within the
City of Hood River to accommodate forecasted housing and employment needs over 20 years.
Exhibit 22 provides a summary of the amount of vacant and partially vacant employment land
in the city by land use class in 2011.

Exhibit 22. Vacant and Partially Vacant Lands by General Land Use Zone Class,
Hood River UGB, 2011

Acres Percent of Total Tax

Buildable Acres Lots
Office Residential (C-1/U-C-1) 0.7 0.6% 2
Commercial (C-2/U-C-2) 73.3 65.5% 64
Industrial/Light Industrial (I/LI) 37.9 33.9% 29
Total Gross Buildable Land 1119 100.0% 95

Source: Hood River Economic Opportunities Analysis, 2011, Page 4.
Key findings from the buildable lands inventory included:

* There were about 38 acres of buildable industrial land in the City of Hood River in 2011,
comprising about a third of total buildable employment land.

* Most of the vacant or partially vacant parcels were small: just four parcels were more
than two acres in size.

* There were 74 acres of vacant or partially vacant commercial land, comprising two
thirds of buildable land.

At the time of the analysis, the Waterfront had seen some limited redevelopment, including the
Jensen Building, the Halyard Building, the UTS Building, and Hood River Juice. However, this
document does not reflect the many new projects built from 2012 to 2017, shown in Exhibit 4. At
nine acres, Lot 1 represented about 24 percent of the City’s capacity of industrial land, as of
2011.

To determine whether the City had enough available land to accommodate future employment,
the EOA estimated that the City would add a total of 1,500 and 3,000 jobs across all sectors over
20 years, from 2010 to 2031. Because this is a wide range of potential job growth, the EOA also
included three scenarios for employment growth to determine the implications for land need
under each scenario. Key findings included:
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Industrial land: The Hood River UGB has enough industrial land to accommodate the
forecasted level of industrial employment growth that is expected to occur under low-
growth (11 acres) or medium-growth (16 acres) scenarios, but not the high growth
scenario (53 acres).

Commercial land: The UGB has a shortfall of commercial lands of between 15 and 19
acres needed to accommodate office growth, while there would be a surplus of 37 to 50
acres of other commercial land.

Hood River's Waterfront Relative to Other Industrial Areas in
the Region

There are several industrial business parks within the Gorge Region that are direct competitors
for Lot 1 and the Hood River Waterfront. Each of these areas has distinct advantages and
disadvantages for particular users.

Port of Klickitat (Bingen, WA)

Like the Port of Hood River, the Port of Klickitat is interested in the long-term economic
development of the region and offers long-term ground leases for its land. The Port of Klickitat
owns commercial and industrial property at two business parks:

The Bingen Point Business Park in Bingen, Washington is a partially developed
waterfront property which is zoned for commercial and light industrial use. Currently,
Insitu leases its eight-acre site from the Port. This business park is the most similar to the
Hood River Waterfront because it is within the town of Bingen and has a mixed-use
character.

The Dallesport Industrial Park in Dallesport, Washington is zoned for light and heavy
industrial use. The industrial park borders US Highway 197 and the Columbia Gorge
Regional Airport. It has one terminal facility and rail access (served by the BNSF
Railway). The first phase of the industrial park offers a total of 65 buildable acres. Key
tenants include LifeFlight, which moved into a speculative building in 2018.
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Port of The Dalles (The Dalles, OR)

The Port of the Dalles sells and ground leases land for immediate
economic development purposes, with an employment target of at
least six jobs per acre.

* The Columbia Gorge Regional Airport Business Park in
The Dalles has 17 shovel-ready lots with water, sewer and
other utilities. To develop the lots, the Port has graded 34
acres and installed roadways. Several lots will have access
to the airport’s taxi-ways.'

* Columbia Gorge Industrial Center. Completed in 2015 the
Port of the Dalles is marketing 26 state-certified, shovel-
ready lots of one to four acres, some of which can be
assembled. The total project comprises 60 acres. As of
March 2019, the Port has sold 15 of the 26 lots.

Columbia Gorge Regial Airport Business
Park in The Dalles, Oregon

16 Port of the Dalles. Columbia Gorge Regional Airport. https://www.portofthedalles.com/properties/1350-2/
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Disclaimer

The information provided in this report has been obtained or derived from sources generally
available to the public and believed by ECONorthwest to be reliable, but ECONorthwest does not
make any representation or warranty, express or implied, as to its accuracy or completeness. The
information is not intended to be used as the basis of any investment decisions by any person or
entity. This information does not constitute investment advice, nor is it an offer or a solicitation of

an offer to buy or sell any security.
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April 9, 2019
Spring Planning Session

Development Strategy: Building Lease Structure

Overview:
In 2018 the Commission agreed to implement a building lease structure that would help increase
revenue. Below is an actionable goal that sets a potential building lease policy.

Goal: Implement a Lease structure that allows operating cost recovery, including depreciation
(reserve), and provide at least a 4% annual return on costs, calculated on an individual building
basis.

Key Issues:
e Recovering building operating costs
e Ensuring long term building asset profitability
e Limiting impact on current financial processes while increasing efficiency

Staff proposes the following structure for building leases. This structure recovers common area
costs and separates variable operating costs from more fixed expenses. Additionally, profit and
depreciation (reserves) are included and it is easily implementable into the current financial
process.

1. Common Area allocation: the common area will be added to each tenant’s useable square
footage with a load factor (total square rentable square footage/useable square footage = load
factor).

a. Example: building total rentable sf is 100,000. The useable square footage is 85,000
sf=1.17 load-factor.
b. Multiply the load factor by Tenant A’s sf. Ex. 1000 x 1.17= 1,170 sf

2. Base rate: the base rental rate will include: Personal Services, debt service, capital
improvements, return and depreciation and will be assessed on the rentable square footage i.e
the tenants useable + the load factor.

a. Example: Tenant A will pay a base rate on 1,170sf.

3. Reimbursable Expenses (Additional Rent): Reimbursable expenses will be assessed on the
rentable square footage and will include: utilities, maintenance, professional services, taxes,
professional services and miscellaneous costs. This will be estimated at the beginning of the year
and reconciled at the end of the year. This will be assessed on the rentable square footage i.e the
tenants useable + the load factor.

This structure should meet the stated Goal over time as leases renew, are renegotiated or as new
leases are executed. However, with the smaller buildings, we may hit a market ceiling that makes
our return requirements out of reach (i.e. DMV and Marina Office Bldgs.) so it is not certain that



it can be successfully applied to our entire portfolio. However, some of our buildings make well
beyond the target 4% return on costs and meet the stated Goal already.

Current- Without depreciation or profit

Current- With depreciation

Target- with depreciation & 4% profit

Expenses Revenue cash flow Expenses Revenue Cash flow Revenue Cash flow
Big7 5 199,774.00 | 5 346,928.00 | 5 147,154.00 | 5 290,318.00 | 5 346,923.00 | S 56,605.00 [ S 301,930.72 | 5 56,605.00 | 19%
Jensen g 370,689.00 | $ 476,520.00 | $ 105,831.00 | $ 478,697.00 | $ 476,762.00 | 5  (1,935.00)| $ 497,84488 [$  19,147.88 | 4%
Maritime g 116,383.00 |  234,691.00 | § 118,308.00 | § 163,296.00 | & 234,745.00 | & 71449.00 | $ 169,827.84 | $  71,449.00 | 44%
Halyard 5 299,749.00 | 5 434,032.00 | 5 134,283.00 | 5 411,300.00 | 5 434,052.00 | S 22,752.00 [ & 427,752.00 | 5 22,752.00 | 6%
Timber g 63,738.00 | $ 86,900.00 | $ 23,162.00 | $ 89,301.00 | $ 86,856.00 | S (2,445.00)[ $  92,873.04 | § 3,572.04 | 4%
Wasco g 142,828.00 | & 208,443.00 | 5 65,615.00 | $ 227,418.00 | $ 208,403.00 | & (19,015.00)| & 236,514.72 | § 9,096.72 | 4%
Marina Office | 5 74,094.00 | 5 87,218.00 |5 13,12400 | S 95588.00 | S 87,247.00 |5  (8,341.00)| 5 99,411.52 | & 3,823.52 | 4%
DMV office g 59,469.00 | § 44,799.00 | 5 (14,670.00)| $ 60,805.00 | & 44,798.00 | S (16,007.00)| § 63,237.20 | § 2,432.20 | 4%
Total| §  1,326,724.00 | $1,919,531.00 | $ 592,807.00 | $1,816,723.00 | $1,919,786.00 | § 103,063.00 | § 1,889,301.92 | § 188,878.36

Costs include:

Personell services,

utilities, insurance, maintenance,
Miscelaneouse, professional services, taxes & debt service




April 9, 2019
Spring Planning Session

Real Estate Development Issues

The Port owns eight income producing buildings, the airport and excess developable land. Staff
and the Board have worked through a general strategy over the last 18 months to determine the
next steps for these assets and how to best utilize them.

In 2018 the Port completed a Real Estate Asset Strategy (REAS) which outlined policy
assumptions, analyzed existing building performance and prioritized development projects.

STRATEGIC POLICY ASSUMPTIONS

o W W R

Balance financial return with other economic development objectives.
Increase real estate portfolio revenue and decrease financial reliance on the Bridge.
Maintain a broad portfolio to ensure that businesses at all stages have space to grow.
Consider projects that leverage the Port's public sector resources and capabilities.
Develop and manage each property to maintain its separate financial sustainability.
Consider regional priorities and needs when making portfolio decisions.
Adhere to the Port's financial policies.

Additionally, the board approved:

a. Renegotiation of all leases to NNN or like kind structure — separate discussion
b. Holding all existing buildings to maintain cash flows.
C. Carrying out immediate action recommendations in the REAS.

The analysis for the REAS assumed that the Port would finance the development of income

producing properties on land that is owned by the Port. The idea was to maximize development

to produce a sustainable cash flow and potentially replace a portion of Bridge revenue.

As long-term trends emerge from a potential future without a bridge, it may be necessary for
the Port to reconsider its development approach and financing options.

The following illustrates some of the basic issues:

cash

Opportunity Total cost Bond @ 6.25% | 20% Equity reserve | annual payment | 20yr ave cash flow | IRR NPV on
cash
Acquisition- land ¢ 2,800,000.00 | 5  2,800,000.00
*Acquisition- Rev. prd. 47,000,000 | $  7,000,000.00 | *includes excess land| & 614,000.00 | 5 41,374.00 |[NA | $ 282,826.00 |NA
Airport commercial S  2,090,000.00 S 418,000.00 | $ 132,408.00 | & 63,443.00 | 16%| $ 352,956.00 | 15%
Lot 1101 S 2,643,850.00 5 528,770.00 | 5 167,496.00 | § 80,130.00 | 16%| S 445,628.00 | 15%
$ 14,533,850.00 | § 9,800,000.00 | § 946,770.00 | §  913,904.00 | § 184,947.00




Key Issues:

What is the Port’s capacity for funding new development considering bridge replacement?

To what extent should the Port utilize reserves for development?

If Port-account development is pursued, what financing terms should be assumed?
o Bond financing @ 100% development cost.
o Utilize reserves as equity contribution and assume conventional financing can be
accessed thereby increasing development cash flows and return.

Should the Port prioritize its general development options by revenue generation
potential?

o Developing Port properties for revenue production

o Acquiring existing revenue producing properties if available

o Acquiring land for future development, assuming no immediate return

Should the Port emphasize alternative approaches for revenue production utilizing its
existing land assets i.e. land leases, participation leases etc.?

Potential Actions:

Complete a detailed regional lease rate analysis of leased buildings and land.

Conduct specific financial modeling of 1 development project with various financing options.
Include $9,000,000 for development deployment in the 2019/20 budget to preserve options
Evaluate options to purchase existing income-producing properties to meet cash flow
objectives.

Analyze expected budget impact of Lower Mill sales and the lease strategies for buildings,
the airport and marina, including land leases.
Analyze land lease and participation lease options for various properties.



April 9, 2019
Spring Planning Session

Discussion Topic:
Tolling and the Future of BreezeBy

Overview:

As | described in my writeup at the Fall Planning Session, the Port of Hood River is the only
electronic tolling facility in Oregon and will soon be the first Oregon Customer Service Center
for tolling. Since 2007, the Port started electronic tolling with a system called Breezeby from a
manual toll collection process. In 2019, the Port will start license plate recognition whereby the
Port will be able to fine vehicles running through the toll facility, with collections happening for
non-payment. To do this the Port will rely upon a 3™ party collection agency but will keep the
billing of fines in-house. The new system will match vehicle registrations with the Oregon DMV
database as well as other vehicle databases in other states.

Update:

The Port is unique in its ability and its knowledge of tolling. Most tolling agencies only operate
within a state much like the Port of Hood River. We have the capability to provide tolling to
other entities in the state than just the Hood River bridge. This December 2019, the Port of
Hood River will implement its back office system (Breezeby) with the Bridge of the Gods (Port of
Cascade Locks). This will be an incremental cost to the Port of Hood River but will be funded by
the Port of Cascade Locks.

The unique situation the Port has is to market itself to other entities in the state. Most of these
entities need to make capital improvements to their bridges or roads but do not have the funds
to do so. Many entities are now seeing that tolling is a piece of the puzzle to their funding
requirements which will pay for such improvements.

Recommendation:

The FY 2019-20 budget will depict some costs related to making the Breezeby a trademark, as
well as using some engineering research to determine which bridges across the state have
issues with their bridge being rated lower for overall weight capacity. Staff will inquire with
those bridge owners whether there is an appetite for tolling to make improvements to their
bridges. If the Port is fortunate in acquiring a critical mass of customers using our tolling
systems, we could start to become a profit center.

What the Port is Doing Today:
The Port of Hood River is currently on the NIOP (National Interoperability) committee to bring
the nation onto one functional platform whereby a single transponder can go from one end of
the country to another with local jurisdictions receiving their funds from the home agency of
the vehicle passing through its tolling facility. The NIOP is currently in the following steps of
tests:

e Hub to Hub Tests

e Hub to Hub Reconciliations

e Hub to Hub Integration Transactions

e Hub to Hub Corrections



Hub to Hub means one agency out of a region will transmit the transactions to the hub in the
region where the customer comes from. The Western Region has one of the California tolling
agency as the hub. There will be a nominal fee with regard to this transaction which will flow to
the customer.

Outcome to Recommendations:

If the Port can grow its customer base related to tolling, it will be able to spread some of its
fixed costs over another profit center. Although Port costs will increase, these costs (direct and
indirect) will be funded by customers using toll facilities throughout the state. By leveraging our
ability to reduce our indirect costs, the Port will be in better financial position if in the future
the Hood River bridge tolls become restricted.

Key Issues:

The Port has a window of opportunity which will allow it to be a leader in the state of Oregon
with regard to tolling. At some point in 2023 and beyond, ODOT will move forward with its own
tolling systems for the greater Portland metropolitan area. However, the Port can establish a
niche market for small capacity toll roads and bridges within the state. The costs that will be
incurred will either be a pass-through cost or a cost recover. However, during this time, there
will be a need for more staffing costs to cover other duties of staff as they pursue this niche
market.



2019 Spring Planning Session
April 9, 2019

Bridge Replacement Concept Schedule

Overview:

The National Environmental Protection Act (NEPA) work funded by the state legislature in 2017
continues as the project enters 20% completion this month. The Project Team has worked to identify
any delays and communicate changes early to the Commission. The approach has been successful as

the project continues to have a healthy contingency.

ODOT GRANT BUDGET

FY2017-18...crieeeceeeeeeeeeeeee e $262,739 (completed)
FY2018-19......ooeeeeeeeeeeeeeeeee e $1,470,100 (current year projected)
FY2019-20.....oiiicieeeeeeeeeeieee e, $2,300,000 (estimated)
FY2020-22.....cc0ciiireriierereeciceereeennne $967,161 (estimated. S1k proposed for FY21-22)
TOTAL ..ceecrteeccrreeeccrrceeeereenenens $5,000,000

As progress continues on the Final Environmental Impact Statement (FEIS) and Record of Decision
(ROD), there have been many questions about the steps after NEPA. After the ROD, there will still
not be enough engineering completed (>5%) to apply for grants, loans or permit applications. Of
course, the next phases will be more expensive than the current.

The attached slides show a very high-level concept schedule for the completion of the bridge
replacement. Though management is generally comfortable with the identified tasks, it is unclear at
what rate this expensive work will be completed with no significant funding yet in place. Below are a
series potential decisions and questions that may come up as the Commission reviews the post-

NEPA phases.

Potential Decisions/Items of Discussion:

e Should the Port be responsible for post-NEPA phases?

e Whatrole should it have in the bridge replacement?

¢ Should the Port continue to lobby in state capitols for next phase funding?

e If funding from state/federal governments does not materialize, should the Port fund some
part of the necessary engineering from the current toll reserves? What kind of capacity does

the Port have to fund the next phase?

e What is the role of the Port in advocating for/against a bi-state bridge authority as being
discussed in the current Washington state legislature?

e Upon completion of NEPA and satisfying the contract between the Port and ODOT, should
the Port allow some other entity to “pick up the baton” to take the lead on the next phase of

bridge replacement?
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FINANCIAL OVERVIEW

Fred Kowell, Chief Financial Officer

Overview:

There are a couple of key financial policies that the Board has approved that drive the level of
capital improvements that we incur from year to year and also determines the magnitude of
debt that we issue. It also keeps expense growth in check while looking at when revenue
generation needs to increase.

Here are our three key financial policies that are integral to the 10-year financial model.

Reserves — We have a formal policy that strives to keep our reserves to a level of 10% of
the depreciable assets of the Port. By having this policy we will have enough liquidity in
difficult times to handle emergencies and the flexibility for policymakers when an
opportunity does present itself. It also provides a reserve to either replace or improve
our existing capital assets. | would like to add two significant points to this rule. In most cases
the bond market will require an entity that issues debt to hold in reserve an amount equal to the
annual debt service, plus additional reserves to show that prudent financial policies have been
implemented. By having a 10% rule, the Port is able to factor the debt service reserve as part of the
calculation but allows the Port to issue debt at a lower risk than an entity which does not have
proven reserves. By having adequate reserves, the bond issuer is provided a higher debt rating
and as such can establish a lower cost of capital. Today, if something were to occur, the Port has
over a year’s worth of reserves to use towards operations and capital projects within its budget.

Debt Coverage Ratio — A debt coverage ratio is the ratio of net operating cash flow
divided by the amount of debt service an entity can incur or obtain. Maintaining a ratio
of 2.0 provides a financial bookend to the Port in holding down operating expenses in
line with the revenues it generates. This also allows an organization to go to the bond
market and obtain favorable financing because the Port has been financially prudent.
This key financial policy will keep an organization from growing beyond its means with
respect to its cost structure (ie. Personnel, materials and services) and the revenues it can
generate from its assets.

Return of Investment — The Port uses a term called “Cash on Cash Return before Debt
Service and Capital Outlay”. This ratio looks at revenues less operating costs (excludes
depreciation) to come up with net cash operating income. Net operating income is then
divided by the asset (investment) value. This ratio reflects the return on an asset or group
of assets and provides a gauge for policymakers in moving forward with an acquisition or
capital improvement. The Port averages around 4.6% on its Cash on Cash Return before
Debt Service and Capital Outlay. This return on investment should always be above the
carrying cost of debt the Port may have.

Key Assumptions:
Several key assumptions were included in the forecast as follows:



| have maintained the new CPI index at its current level of 2.5% although we have had
higher rates of inflation (ie 3.9% and 2.9%) due to higher inflationary headwinds that we
are experiencing this last year and this current budget year. Over time the CPI averages
around 2.5% such that this number is used in the subsequent budget years.

The increase in the PERS rates have been reflected for FY 2019-20 and FY 2020-21 which
is the latest information we have from theactuaries.

Lot 1 depicts several capital improvements, one being possible infrastructure needs and
the other possible development.

The Jensen building depicts a loan payoff in May 2020 but the debt is refinanced for
another 10 years.

With regard to the bridge and with consultation with HDR, we have included the following
items:

Toll Facility re-sheeted - $85,000

Lift Span — Rack Pinion Shafts - $80,000

Tolling System — Remainder from FY 2018-19, plus PCI compliance
Misc. Steel works - $150,000

Inspections, Welding, Railings and other - $145,000

O O O O O

Staffing was increased for Waterfront parking 0.5 FTE and 2.0 FTE for license plate
recognition in a couple moreyears.

The S5 million for the effort of conducting an EIS is reflected in the forecast over several
years. This includes Port staffing aswell.

There is quite a bit more and | will depict those larger capital efforts during our session.



Port of Hood River
Long Range Financial Model
Updated: March 31, 2019

Agency-w-ide Statistic 2019 2020 2021 2022 2023 2024 2025 2026 2027
Total Operating Revenues $9,235,860 $9,318,542 $9,481,209 $9,647,212 $9,816,630 $9,989,546 $10,166,043 $10,679,850 $11,205,753
Total Direct Operating Expenses $4,910,776 $4,780,218 $3,797,526 $3,520,439 $2,893,655 $2,994,932 $3,099,755 $3,208,246 $3,320,535
Total Allocated Personnel $2,389,611 $2,734,826 $2,803,197 $2,728,277 $2,796,484 $2,866,396 $2,938,056 $3,011,507 $3,086,795
Net Operating Income before Debt Service

and Capital Outlay $1,935,473 $1,803,498 $2,880,486 $3,398,496 $4,126,492 $4,128,218 $4,128,232 $4,460,096 $4,798,423
S et Dl Saniasan 3.0% 2.6% 3.6% 3.9% 4.4% 4.1% 3.8% 3.9% 4.0%
Capital Outlay

Net Operating Income after Debt Service and
Net Capital Outlays (Excl. Grant Funded) $944,014 $2,821,711 $1,606,115 $1,127,211 $2,043,162 $897,033 $1,345,428 $1,293,261 $1,429,697
Cash on Cash Return after Debt Service and = = = = 4 . 5 . n
Capital Outlays (Excl. Grant Funded) 1.5% 4.1% 2.0% 1.3% 2.2% 0.9% 1.2% 1.1% 1.2%

No. FTE in Port Buildings 303 310 312 312 312 312 312 312 312
Wages of Jobs in Port Buildings $13,932,611 $14,644,640 $15,107,666  $15,485,357 $15,872,491 $16,269,303 $16,676,036 $17,092,937 $17,520,260
End of Year Reserves $9,937,014 $12,128,528 $13,101,615 $13,579,317 $14,958,594 $15,174,463 $15,814,967 $16,381,131 $17,060,798
Reserves from Sale of Assets $ 2,356,074 ¢$ 3,780,483 $ 4,869,044 $ 4,869,044 $ 4,869,044 $ 4,869,044 § 4,869,044 $ 4,869,044 $ 4,869,044
Reserves Unassigned $ 7,580,940 $ 8,348,046 $ 8,232,571 ¢ 8,710,274 ¢$ 10,089,550 ¢ 10,305,420 ¢ 10,945,923 $ 11;512:088 4= 122191755
10% on Net Depreciable Assets $ 6,083,424 $ 6,998,373 $ 8,014,617 $ 8,535,264 $ 9,243,675 ¢ 10,024,750 ¢$ 10,768,900 ¢$ 11,091,275 ¢ 11,565,075
Excess (Under) 10% Depreciable Assets $ 1,497,516 § 1,349,672 § 217,955 $ 175,010 $ 845,875 $ 280,670 $ 177,023 § 420,813 § 626,680

Summary Roll-Up

Page 1
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PORT OF HOOD RIVER
LONG RANGE FINANCIAL MODEL
BASE ASSUMPTIONS

Base Assumptions

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030
CPI 2.12% 3.93% 2.90% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50%
CPI Multiplier 1.021 1.039 1.029 1.025 1.025 1.025 1.025 1.025 1.025 1.025 1.025 1.025 1.025

1.113 1.156 1.190 1.220 1.250 1.281 1.313 1.346 1.380 1.414 1.450 1.486 1.523
1.0% 1.0% 1.0% 1.0% 1.0%

Cumulative CPI
Expense Differential 1.0% 1.0% 1.0% 1.0% 1.0% 1.0% 1.0% 1.0%

Expense Multiplier 103.1%  104.9%  103.9%  103.5%  103.5%  103.5% 103.5%  103.5%  103.5% 103.5% 103.5% 103.5%  103.5%
Annual Lease Revenue Growth 2.1% 3.9% 2.9% 2.5% 2.5% 2.5% 2.5% 2.5% 2.5% 2.5% 2.5% 2.5% 2.5%

Annual Lease Revenue Growth Multiplier 1.021 1.039 1.029 1.025 1.025 1.025 1.025 1.025 1.025 1.025 1.025 1.025 1.025
1.25% 1.25% 1.25% 1.25% 1.25% 1.25% 1.25% 1.25% 1.25% 1.25% 1.25% 1.25% 1.10%

1.013 1.013 1.013 1.013 1.013 1.013 1.013 1.013 1.013 1.013 1.013 1.013 1.011
106:5%  107:8% = 109:2% = 110:6%: 111:9%  113:3%  114.8% = 116:29%  117.6% = 119.1%  120:6% 122,19 = 12350
$ 105 ¢ 120 $ 120 ¢ 120 $ 120 ¢$ 120 $ 120 ¢ 120 $ 120 $ 120 $ 120 $ 120 $ 1.20

Increase in Bridge Traffic

Cumulative Increase in Bridge Traffic

ETC Toll

ETC Toll Rate Compared Prior Year 1.235 1.143 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000 1.000
Growth in Average Payroll per FTE 2.1% 3.9% 2.9% 2.5% 2.5% 2.5% 2.5% 2.5% 2.5% 2.5% 2.5% 2.5% 2.5%
Growth in Payroll 1.021 1.039 1.029 1.025 1.025 1.025 1.025 1.025 1.025 1.025 1.025 1.025 1.025
Cumulative Growth in Average Payroll per FTE 1.113 1.156 1.190 1.220 1.250 1.281 1.313 1.346 1.380 1.414 1.450 1.486 1.523
Growth in Allocated Administration Costs 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50% 2.50%
Admin Cost Multiplier 1.025 1.025 1.025 1.025 1.025 1.025 1.025 1.025 1.025 1.025 1.025 1.025 1.025
Cumulative Growth in Allocated Admin Cost 1.131 1.160 1.189 1.218 1.249 1.280 1.312 1.345 1.379 1.413 1.448 1.485 1.522
Number of Marina Slips 165 165 165 165 165 165 165 165 165 165 165 165 165
Interest Rate on Reserve Funds 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5% 1.5%
Cash Toll 35% 30% 25% 20% 20% 20% 20% 20% 20% 20% 20% 20% 20%
Breezeby 65% 70% 75% 80% 80% 80% 80% 80% 80% 80% 80% 80% 80%
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Capital Projects

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028
Big 7
Tenant Improvements $10,000 $50,000 $0 $0 $0 £0 40
Building Upgrades/Roof £50,000
Big 7 Lower Driveway
HVAC/Site/l andscape/Parking $56,000 $50,000 $50,000 $50,000 450,000 $50,000
Total $116,000 $0 $0 $50,000 $50,000 $50,000 $50,000 $50,000 450,000
Maritime Building '
Tenant Improvements $0 $0 $0 30 $0 30 $0
Building Upgrades/Roof
Site/Landscape/Parking /Sign $23,000 $50,000 450,000 $50,000 $50,000 $50,000
Total $23,000 $0 $0 $0 $50,000 450,000 $50,000 $50,000 $50,000
UTS Portsite Bldg.
Annual Total %0 $0 %0 $0 40 30 %0 $0 $0 40
Waterfront Infrastructure
Capital Outiay $4,471 $5,000,000 $5,000,000
Fortway Ave. Angled Parking
Portway Avenue Road Project
Parking / Transit Center $76,813
1st Street Re-Alignment $2,701,215 $186,252
Portway 1st and 2nd reconstruction $1,051,261 941,857
Anchar Way 1st to 2nd ind stoplight
West Nichols Basin Ped/Bike Path
Contingency - Infrastructure 40 $1,500,000
wi Paving Projects
-g Various Rehabilitation $0 $133,000 $54,651 £30,000 £30,000 £0 30 30 $0 $0
!5 Visitor CenteryDMV 5. Parking Lot
g- E. Port Marina Drive, Portway, Marina Way 30 $0 $300,000 $0 $0 $300,000 $0
B Total $81,284 $6,633,000 45,054,651 $3,782,476 $1,158,109 $300,000 $0 $0 $300,000 40
& Halyard Building ' '
.3 Pocket Fuel TT $10,000
é Pfiiem TI/Misc Tenant /Roof Work $18,000 $0 $0 75,000 30 $0 $0 $0 $0
= Total $28,000 30 $0 $75,000 $0 %0 $0 $0 $0
Jensen Building L g BTG
E Site/Landscape/Parking $265,679 $100,000 $10,000 $10,000
g Building Upgrades/HVAG/Roof %0 $37,000 $100,000 $50,000 $50,000 40 $0 $0 %0 30
!5 Breeze-Way Upgrades/Entry Doors %0 £17,000
g Tenant Improvements $50,000 $100,000 $0 $100,000 $100,000 %0
E Total $265,679 $154,000 $160,000 $50,000 $60,000 $100,000 %0 $100,000 $100,000 $0
S State Office Building =03 ! :
o Building Upgrades/Tenant Improvem $23,148 $10,000 $10,000 $0 $25,000 410,000 $10,000 $10,000 $10,000 $10,000
Total $23,148 - $10,000 $10,000 $0 425,000 $10,000 $10,000 $10,000 $10,000 $10,000
Marina Office Building |
Overall Building Upgrades $35,090 - $13,000 $10,000 $10,000 $25,000 $10,000 $10,000 $10,000 $10,000 $10,000
Total 435,090 $13,000 $10,000 $10,000 $25,000 $10,000 $10,000 $10,000 410,000 $10,000
Port Office Building
Tenant Space
Building Upgrades $0 $100,000 $100,000 £50,000 $10,000 $10,000 $10,000 $10,000 £10,000 $10,000
Total $0 %100,000 $100,000 %50,000 $10,000 $10,000 £10,000 $10,000 £10,000 $10,000
JWBP-Timber Building :
Tenant Improvements $5,000
Building Upgrades $0 $10,000 £5,000 $10,000 $10,000 $100,000 30 30 $100,000 $0
Total $0 $15,000 $5,000 $10,000 $10,000 $100,000 40 30 $100,000 $0
South Marina Commercial/Retail Complex ; :
AE $0 $0 $0 %0 $50,000 $50,000 $0
Construction $0 30 30 30 30 $0
Total %0 $0 %0 $0 $0 $0 %0 $50,000 $50,000 $0
Wasco St. Office Building v |
Tenant Improvements 0 $95,000 $15,000 $15,000 $0 $100,000 $0 $0 $100,000 $0
Total $0 495,000 $15,000 $15,000 $0 $100,000 $0 $0 £100,000 $0
Expo Center
Redevelopment -
Total $0 $0 30 $0 40 30 $0 40 $0 %0
Hanel / New Initiatives : i
Light Industrial and L and Acquistion $275,070 $154,000 $0 $0 $0 $0 $0
Total $275,070 $154,000 %0 $0 $0 $0 %0 %0 $0 $0
Sub-Total Commercial/ Industrial Properties $689,403 $813,589 $7,341,000 $5,354,651 $3,917,476 $1,413,109 $730,000 $130,000 $280,000 $780,000 $130,000

Proposed Budget FY 2019-20
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Proposed Budget FY 2019-20

Capital

Projects

=

Airport

Airport
Replace Lights
Taxiway B Ext & South Apron
Master Plan/FBO Building/Avgas Relocate
North Apron Expansion
Road Improvement SecurityyFence Perimeler
T-Hangars and Doors
Jet Fuel Tank
AWOS/Crack Seal, Slurry Seal
Sub-Total Airport

Bridge

Bridge

Approach Span - Phase I Seismic OR / WA
Embankment Sloughing at 5. Abutment
Approach Span Replacement ORy WA

OR/WA Approach - Deck Overlay/Joint Repair
Foundalion Scour Repairs
Pier Cap Concrete Rehabilitation/Clean Reset B
Fier Foundation 3D Scanning
Fier Impact Lift Span Survey
Steel Truss Aux. Brace-Engr Analysis
Gusset Plate @ Rocker Bearings /Load Rating

Lift Span Seismic - Phase I

OR Deck Truss Spans - Phase I Seisrmic
Fainting - Lift Span

Painting - Deck Truss + Pressure Wash

Deck Systems-Welding/Replacement

Bridge Railing/Segments/Bolts Seating

Rehab Lift Span Drive Motors/Control Sys
Lift Span Drive Machinery Rehab
Counterweight Trunnion/ Biennal M&E Inspec
Replacement Bridge EI5/Land Acq/Eng/Const
Toll Systern

Signage/Lights/Gates

Replace Siding Toll Booth
Inspections/Repairs Ongoing Maintenance (See
"Other Expenses" in Toll Bridge

Sub-Total Bridge

Marina

Recreation

Marina
Capital Maintenance/parking
Visitor Dock Rehabilitation
Electrical Upgrade
Boathouse Dock Replacement
South Dock Upgrade
A/B Dock Expansion
Cruise Ship Dock/System Implementation

Total

Marina Park
Frontage Rd Pedestrian Bridge Trail/Restroom
Marina Green Irrigation Pump House
Marina Perimeter PatlyPower VaullyFencing
Yacht Club Restroom Upgrade/ Tables
Total
Event Site
Landscaping/Signage
Restroom Upgrade
Parking
Jetty Repair
Event Site Dock Repairs
Total
Hook/Spit/Nichols
Grading/Signage/Amenities
MNichols Basin Dock Ramp/Sewer Line
Launch/Spit/Nichols road upgrades
Total
Sub-Total Recreation
GRAND TOTAL

2018 2019 2020

§ - 000 $20,000
$1,668,347
§ 13,230 0,00
$312,374 8l $2,127,900

$ . )3,00 200,000

2021

$2,010,000

$22,222

2022

2023

2024

2025

2026

2027 2028

$1,993,951 $2,347,900

£40,000

$373,521 0,00 $20,000

00 $30,000
0,000 $65,000
$131,236 131,000 $80,000
$55,000
$265,000
$80,000

$180,000

$2,032,222

$73,000

$40,000

$10,000
$30,000

$40,000

$391,000

$30,000

$0

$146,000

$40,000

$20,000

$10,000
$10,000
$30,000

$250,000
$55,000

$168,000

$30,000

$0

$351,000

$40,000

$1,752,000

$10,000
$1,820,000

$88,000

$20,000

40

$351,000

$40,000

$20,000

$2,886,000

$2,630,750
$910,000

455,000

488,000

$60,000

$0

$40,000

$389,000

$1,443,000

$5,261,500
$30,000

$88,000

$20,000

$0

$40,000

$20,000

$10,000
$2,630,750
$30,000

$55,000

$88,000

$30,000

$0 $0

$40,000 $40,000
$100,000
$20,000

$ 3,000,000
$3,700,000  $3,700,000
$10,000 $10,000
$30,000 $30,000

$55,000

$88,000 $88,000

$50,000 $60,000

$717,471 $936,001 $815,000

$15,000

$614,000

$15,000
$650,000

$50,000

$759,000

$15,000

$100,000

$4,081,000

$15,000

$1,500,000

$7,040,750

$15,000
$15,000

$0

$7,271,500

$15,000
$15,000

$0

$2,903,750

$15,000
$15,000

$0

$3,918,000 $7,103,000

$15,000 $15,000
$15,000 15,000

$0 $0

5,000
$10,000

$715,000

$133,000

$200,000

$115,000

$1,515,000

$30,000

$30,000 $30,000

$15,000

$10,000

$333,000

$10,000

$0
$50,000

$0
$350,000

$0

$10,000

$0

$10,000

$0

$10,000

$0

$10,000

$0 $0

$10,000 $10,000

$10,000
$10,000

$20,000

$10,000

$15,000

$400,000

$15,000

$10,000
$15,000

$50,000

$10,000

$0

$10,000

50

$10,000

$0

$10,000 $10,000

$0 $0

$30,000

$15,000

$15,000

$65,000

$0

$0

$0

$0 $0

$55,000

$358,000

$415,000

$75,000

$10,000

$10,000

$10,000

$10,000 $10,000

$10,573,900

$9,073,873

$5,206,476

$7,084,109

$7,810,750

$7,441,500

$3,223,750

$4,738,000  $7,273,000
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Proposed Budget FY 2019-20

GRANTS, LOAN REPAYMENTS, THIRD PARTY FUNDS

Payment
Type 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028
|Big 7
Loading Dock/Corridor
Repay Tis
Annual Total $0 %0 10 40 40 30 %0 30 40 $0 %0
|KwPB
Repay TIs
UTS Portsite Bldg.
Demalition
Annuai Total 40 $0 20 $0 £0 $0 $0 30 $0 $0 $0
State Office Building
Remodel
Port Office Building
! $24,195
3] Marina Center Building
g Remodel
g— JWBP-Timber Building
[ $0 $0
- ‘Wasco St. Office Building
% Tenant Improvements | RERSIENEN 30 30
3 Maritime Building
B Flanming and Design | = $0
-"...'., Jensen Building Improvements
" Remode! $1,877,973
£ [Halyard Building
e 17| Repayment | $19,550 $19,550 $19,550 $19,550 $19,550 $14,096 $7,934
E
8 $19,550 $19,550 $19,550 $19,550 $19,550 $14,096 $7,934 30 $0 0 $0
Waterfront Industrial
Repayment of Sewer Plant Loan $0 50 40
Repayment of Consolidated URA Loan $341,4962 ] 40 %0 &0 50 %0
Riverside Reconstruction £0
1st Street Re-Alignment
E. Portway Ave. Upgrades $2,701,215 £186,252
Anchor Way st & 2ndyExtension $1,051,261 $941,857
West Mchols Basin PedyBike Path
Portway Avenue EDA Grant
Contingency - Land/Bldg $5,000,000 45,000,000
Contingency - Infrustructure $1,500,000
TJOTAL $341,462 $0 46,500,000 45,000,000 43,752,476 41,128,109 30 30 30 0 $0
Hanel /New Initiative
Land Acquisition and Bidg $0 $1,821,240 30 $0
Sub-Total Commercial/ Industrial
Properties $385,208 $1,840,790 $8,397,523 $5,019,550 $3,772,026 $1,142,205 £7,934 30 40 40 80
Airport =S
Relocale Runways
Taxiway B Ext & South Apron $1,288,808
2 Master PlaryFBO Building
2 North Apron Expansion $ - 1,057,232 1,464,030 $1,725,200
g Road Improvement Security/Fence Perimeter
< T-Hangars @ 30
Jet Fuel Tank|
AWOS/Crack Seal, Slirry Seal $20,000
Sub-Total Airport $1,288,808 $1,057,232 $1,464,030 41,745,200 30 30 $0 $0 $0 $0 $0
- Bridge
.g" Bricige Improvements | 30 $3,923,000 $6,777,750 $7,0593,500 %2,630,000 %3,700,000 $6,700,000
‘B | £5,000 42,379,000 $2,275,000 $660,000 $416,000
# Sub-Total Bridge $5,000 $2,379,000 $2,275,000 £660,000 $416,000 $3,923,000 $6,777,750 $7,093,500 $2,630,000 $3,700,000 46,700,000
Capital Maintenance -
= Visitor Dock Rehabilitation | S 49,000 4$325,000
£ oar $8,425
] Boathouse Dock Replacement n
= South Dock Upgrade "
A/B Dock Expansion $1,500,000
Total 48,425 49,000 £325,000 30 %0 $1,500,000 30 40 30 0 $0
Park
Frontage Rd Marina Green Path
Maring Green Lipgrades
Marina Perimeter Path $120,000
Total 40 $0 $0 $120,000 $0 $0 30 30 30 $0 30 $0
|Event Site
e Landscaping/Signage/Paving
5] Restroom Upgrade
3 Dredging |
g Jetty Repair
o Total 30 $0 40 20 %0 $0 $0 %0 $0 $0 30 $0
Hook and Spit
Grading/Signaga/dmenities £9,000
Sewer Line Bike Path
Launch Ug
Total $0 $0 $9,000 0 30 30 0
Sub-Total Recreation 40 40 $9,000 $120,000 40 $0 {i $0 $0 30 $0 $0
GRAND TOTAL 0 40 $1,687,441 $5,205,022 $12,581,553 47,424,750 44,188,026 $6,565,205 36,785,684 47,093,500 $2,630,000 43,700,000 $6,700,000
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Proposed Budget FY 2019-20

DEBT SERVICE SCHEDULE

Sub-Total Commercial/ Industrial

Debt Service Alrport 2019+

$0

$0

$0

$0 $0

$0

$0

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028
Waterfront Industrial
New Initiative Waterfront 30 $0 $336,941 $336,941 $548,819 $548,819 $548,819 $211,879 $211,879 $211,879 $211,879
Debt Service Walerfront 2014+
Total $0 $0 $336,941 $336,941 $548,819 $548,819 $548,819 $211,879 $211,879 $211,879 $211,879
Big 7
Total %0 40 $0 £0 $0 $0 £0 30 30 %0 $0
Maritime Building-Existing
Total
State Office Building
Total $0 $0 $0 40 40 $0 $0 $0 $0 %0 $0
" Marina Office Building
3
o
o Total 30 $0 $0 40 $0 40 $0 $0 $0 30 $0
o Hanel/New Initiative
B |construction Loan $140,157
.‘Eﬂ 41,853,735 $0 $0 $0 0 £0 40 $0 $0
= Total $140,157 $1,853,735 30 $0 30 $0 $0 %0 $0 $0 30
'E Port Office Building
=
.g Total $0 $0 $0 $0 $0 $0 $0 $0 $0 30 %0
5 JWBP-Timber Building
E
E Total $0 $0 $0 30 $0 $0 30 $0 $0 $0 30
o Wasco St. Office Building
Total $0 $0 30 $0 $0 $0 $0 $0 $0 $0 $0
Maritime Building - New
Debt Service Maritime 2014+ $0 30 30 $487,886 $487,886 $487,886 $487,886 $487,886 $487,886 $487,886 $487,886
Total $0 30 $0 $487,886 $487,886 $487,886 $487,886 $487,886 $487,886 $487,886 $487,886
Jensen Bldg.
Phil Jensen Note $145,002 $145,002
Refinance of 2020 Ballon Payment $1,877,973 $120,555 $120,555 $120,555 $120,555 $120,555 $120,555 $120,555 $120,555
Total $145,002 $145,002 $1,877,973 $120,555 $120,555 $120,555 $120,555 $120,555 $120,555 $120,555 $120,555
Halyard Bldg.
Total $0 $0 $0 $0 30 $0 $0 $0 $0 30 %0

PropertEES| $285,159 $1,998,737 $2,214,914 $945,381 $1,157,260 $1,157,260 $1,157,260 $820,319 $820,319 $820,319 $820,319

Airport

Sub-Total Airport

Series 2013 Bonds +

$0

675,957
$0

$0

$485,807
$0

$0

$0

$0 $0

$0 30

$0

$314,792

$858,656

$1,427,857

$0

$1,638,895

$1,935,792

$2,473,418

Sub-Total Bridge

$675,957

$485,807

$314,792

$858,656

$1,427,857

$1,638,895

$1,935,792

$2,473,418

o
‘E Marina Expansion C Dock (20) $£27,155 $26,435 $25,670 £24,840 28,850 $£27,750 $26,650 $25,550 $0 $0 $0
E Debt Service Marina 2014+ $67,918 466,624 $65,206 $68,588 $66,725 £64,625 $163,553 $161,078 $163,871 $165,939 $162,884
Sub-Total Marina $95,073 $93,059 $90,876 $93,428 $95,575 $92,375 $190,203 $186,628 $163,871 $165,939 $162,884
Park
Total $0 £0 %0 40 %0 %0 $0 %0 $0 £0 0
5 |Event Site
2
g Total $0 $0 50 $0 $0 $0 %0 $0 $0 $0 $0
g Hook and Spit
Total $0 $0 0 40 40 %0 $0 $0 $0 $0 %0
Sub-Total Recreation $0 $0 $0 $0 $0 40 0 $0 $0 $0 $0
GRAND TOTAL $1,056,188 $2,577,603 $2,305,790  $1,038,809 $1,252,835 $1,564,426 $2,206,119 $2,434,804 $2,623,085 $2,922,050 £3,456,620
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Investment Annual  Annual Gross Average Toll CreditCard Fees Cable Lease Other --Blank-- Utility Utility Bridge Fund  Maintenance Insurance Other Professional Total Allocated Debt Capital Outlay  Capital
Traffic  Toll Revenue Rate (;‘::‘:'rﬁl":’:;) Beienut Expenses Reimburse M&S Expenses Expenses Seryloes Expenses :I:';TB%'-:;‘; Service _bé::; F:::a) Grant
; G G ]
BRIDGE Volume Fund)
2019  $23,609,332 4,502,181 46,260,000 $1.39 -$110,000 $10,175 $1,287 470,072 420,245 40 42,633,260 $51,539 $273,902 $100,887 $181,324 $3,261,156  $1,221,900 $485,807  $1,126,000 $2,379,000
01 OE Debt Service NOI Alloc Admin NOI-AA Capital Outlay Capital Grant NOI-AA-CO
Summary Year 1 $6,231,535 3,261,156 485,807 $ 2,484,572  $1,221,900 $1,262,672 $1,126,000 42,379,000 $2,515,672
2020  $24,735332 4,558,459 $6,337,905 $1.39 -$186,968 $10,470 $1,325 $72,105 $21,035 40 $2,287,147 453,549 $284,584 $189,821 $236,395 43,072,531 $1,535,876 $0  $625,000 $2,275.,000
(o) § OE Debt Service NOI Alloc Admin NOI-AA Capital Outlay Capital Grant NOI-AA-CO
Summary Year 2 $6,234,836 3,072,531 0 $ 3,162,305 $1,535,876 $1,626,429 $625,000 $2,275,000 $3,276,429
2021 $25360,332  4,615439 46,417,128 $1.39 -$189,305 $10,732 41,358 473,907 $21,771 $0 $1,482,197 $55,423 $294,544 $111,465 $244,669 $2,210,070 41,574,273 $0  $614,000 $660,000
{0} § OE Debt Service NOI Alloc Admin NOI-AA Capital Outlay Capital Grant NOI-AA-CO
|Summary Year 3 $6,313,820 2,210,070 0 $ 4,103,750 $1,574,273 $2,529,477 $614,000 $660,000 $2,575,477
2022 425,974,332 4,673,132 $6,497,343 $1.39 -$191,672 $11,001 $1,392 475,755 422,533 40 41,124,074 $57,363 $304,853 $115,366 $253,232 41,877,422 $1,468,630 $0  §759,000 $416,000
01 OE Debt Service NOI Alloc Admin NOI-AA Capital Outlay Capital Grant NOI-AA-CO
Summary Year 4 46,393,818 1,877,422 0 $ 4,516,396 $1,468,630  $3,047,766 $759,000 $416,000 $2,704,766
2023  $26,733,332 4,731,546 $6,578,559 $1.39 -4194,068 $11,276 $1,426 $77,649 423,322 $0 $413,417 459,371 $315,523 $119,404 $262,096 $1,193,132 41,505,346 $314,792  $4.081,000  $3,923,000
(0} § OE Debt Service NOI Alloc Admin NOI-AA Capital Outlay Capital Grant NOI-AA-CO
|Summary Year 5 $6,474,842 1,193,132 314,792 $ 4,966,919  $1,505,346 $3,461,573 $4,081,000 $3,923,000 $3,303,573
2024 430,814,332 4,790,691 46,660,791 $1.39 -$196,493 $11,557 41,462 $79,590 $24,138 $0 $427,886 461,449 $326,566 $123,583 $271,269 $1,234,892  $1,542,979 $858,656  $7,040,750 $6,777,750
(0} § OE Debt Service NOI Alloc Admin NOI-AA Capital Outlay Capital Grant NOI-AA-CO
|summary Year 6 $6,556,907 1,234,892 858,656 $ 4,463,360 $1,542,979 $2,920,381 $7,040,750 $6,777,750  $2,657,381
2025 437,855,082 4,850,574 $6,744,051 $1.39 -$198,950 $11,846 $1,499 481,580 424,983 40 $442,862 463,599 $337,996 $127,909 $280,763 41,278,113 41,581,554 | $1.427,857 $7.271,500  $7,093,500
(0} § OE Debt Service NOI Alloc Admin NOI-AA Capital Outlay Capital Grant NOI-AA-CO
Summary Year 7 $6,640,026 1,278,113 1,427,857 $ 3,934,057 $1,581,554 $2,352,503 $7,271,500 47,093,500 42,174,503
2026 445,126,582 4,911,207 $7,172,136 $1.46 -$211,578 $12,143 $1,536 483,619 $25,857 $0 $458,362 465,825 $349,826 $132,385 $290,590 $1,322,847  $1,621,093 | $1,638.895  $2,903,750 $2,630,000
(0} § OE Debt Service NOI Alloc Admin NOI-AA Capital Outlay Capital Grant NOI-AA-CO
|Summary Year 8 $7,057,856 1,322,847 1,638,895 $ 4,096,115 $1,621,093 $2,475,022 $2,903,750 $2,630,000 $2,201,272
2027 448,030,332 4,972,597 $7,609,870 $1.53 -$224,491 $12,446 $1,574 $85,710 $26,762 40 $474,405 468,129 $362,070 $137,019 $300,761 41,369,146  $1,661,620 | $1,935792  $3,918,000 $3,700,000
(0} § OE Debt Service NOI Alloc Admin NOI-AA Capital Outlay Capital Grant NOI-AA-CO
|Summary Year 9 $7,485,109 1,369,146 1,935,792 $ 4,180,170 $1,661,620 $2,518,550 $3,918,000 $3,700,000 $2,300,550
2028 451,948,332 5,034,754 48,057,426 $1.60 -$237,694 $12,757 $1,614 87,852 $27,699 $0 $491,009 $70,514 $374,742 $141,815 4311,287 41,417,067 41,703,161 | $2,473418 $7,103,000  $6,700,000
(0] 8 OE Debt Service NOI Alloc Admin NOI-AA Capital Outlay Capital Grant NOI-AA-CO
|Summary Year 10 $7,921,955 1,417,067 2,473,418 $ 4,031,471 $1,703,161 $2,328,311 47,103,000 $6,700,000 $1,925,311
Toll Bridge Page 7
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Investment No. of Slip Lease Annual MiscRevi=  (Cruise S-h_ip State Marine Board -~ Blanlk -- Utility Utility =~ Unreimbursed Maintenance Insurance Other Professional Total Allocated Debt Capital  Capital Grant
Slips Income Income per T?;Eg:’a\:;t HEUEHES BEVENUG Expenses Reimburse Utilities Expenses Expenses Services Expenses Admin Service Outlay
Marina slip Dock
2019 2,040,027 165 $205,485 $1,183 $10,586 $11,180 $7,170 486,096 $34,367 $34,434 -$67 $29,422 $10,107 $20,234 $16,152 $110,283 $154,400 $93,059 $130,000 $9.000
01 OE Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Grant NOI-AA-CO
Summary Year 1 $354,950 110,283 93,059 $ 151,608 $154,400 -$2,791 $130,000 $9,000 -$123,791
2020 $2,170,027 165 $200,783 $1,217 $10,893 $11,504 $7,378 $88,592 $35,707 $35,777 -$69 $30,570 $10,501 $21,023 416,782 $114,584 $158,260 490,876 $665,000 $325,000
01 OE Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Grant NOI-AA-CO
Summary Year 2 $354,927 114,584 90,876 $ 149,468  $158,260 -$8,792 $665,000 $325,000 -$348,792
2021 $2,835,027 165 $205,803 $1,247 $11,165 $11,791 $7,563 $90,807 $36,957 $37,029 -$72 $31,639 £10,869 $21,759 $17,370 $118,594 $162,216 $93,428 $65,000 $0
(0] § OE Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Grant NOI-AA-CO
Summary Year 3 $364,158 118,594 93,428 $ 152,136 $162,216 -$10,080 $65,000 $0 -$75,080
2022 $2,900,027 165 $210,948 $1,278 $11,444 $12,086 $7,752 $93,077 $38,251 $38,325 -$74 $32,747 $11,249 $22,520 $17,978 $122,745 $166,272 $95,575 $115,000 $0
(0} OE Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Grant NOI-AA-CO
|Summary Year 4 $373,632 122,745 95,575 $ 155313 $166,272 -$10,959 $115,000 $0 -$125,959
2023 $3,015,027 165 $216,222 $1,310 $11,730 $12,388 $7,945 $95,404 $39,590 439,666 -$77 $33,893 $11,643 423,309 $18,607 $127,041 $170,428 $92,375  $1,515,000 $1,500,000
(0] § OE Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Grant NOI-AA-CO
|Summary Year 5 $383,356 127,041 92,375 $ 163,941 $170,428 -$6,488 $1,515,000 $1,500,000 -$21,488
2024 $4,530,027 165 $221,627 $1,343 $12,024 $12,698 48,144 $97,789 $40,975 $41,055 -$80 $35,079 $12,050 $24,124 $19,258 $131,487 $174,689 $190,203 £30,000 $0
01 OE Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Grant NOI-AA-CO
Summary Year 6 $393,337 131,487 190,203 $ 71,647 $174,689  -$103,042 $30,000 $0 -$133,042
2025 $4,560,027 165 $227,168 $1,377 $12,324 $13,015 48,348 $100,234 $42,409 $42,492 -482 $36,307 $12,472 $24,969 $19,932 $136,089 $179,056 $186,628 $30,000 $0
o1 OE Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Grant NOI-AA-CO
|summary Year 7 $403,581 136,089 186,628 $ 80,864 $179,056 -498,193 $30,000 $0 -$128,193
2026 $4,590,027 165 $232,847 $1,411 $12,632 $13,341 $8,556 $102,740 $43,894 $43,979 -$85 $37,578 $12,909 $25,843 $20,630 $140,852 $183,533 $163,871 $30,000 $0
01 OE Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Grant NOI-AA-CO
Summary Year 8 $414,095 140,852 163,871 $ 109,372 $183,533 -$74,161 $30,000 $0 -$104,161
2027 44,620,027 165 $238,668 $1,446 $12,948 $13,674 48,770 $105,309 $45,430 $45,518 -$88 438,893 £13,360 $26,747 $21,352 $145,782 $188,121 $165,939 $30,000 $0
01 OE Debt Service NOI Alloc Admin NOI-AA Capital Outlay Capital Grant NOI-AA-CO
|Summary Year 9 $424,888 145,782 165,939 $ 113,167 $188,121 -$74,954 $30,000 $0 -$104,954
2028  $4,650,027 165 $244,635 $1,483 $13,272 $14,016 $8,990 $107,941 $47,020 $47,111 -$91 $40,254 $13,828 $27,683 $22,099 $150,885 $192,824 $162,884 $30,000 $0
(6] § OE Debt Service NOI Alloc Admin NOI-AA Capital Outlay Capital Grant NOI-AA-CO
Summary Year 10 $435,965 150,885 162,884 $ 122,197 $192,824 -$70,627 $30,000 $0 -$100,627
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T-Hangar Hangar 1 Helicopter ~ Income from Other and Mise, Utility Unreimbursed Taxes 5 y Other Professional Total Allocated
s s Hovesbmsng Annual Annual Hangar AnpuatRent Land Lease Income Ul Bapsases Reimburse Utilities e Reimburse Hnteasaia Msitrgngs Expenses Services Expenses Admins
2019 $10,743,260 $ 122,087 $ 27,031 22,009 $171.127 % 17,850 % 1,007 $36,497 $14,883 $21,614 $6,053 $5,058 460,545 410,130 $15,224 $40,311 $168,761 $ 152,700
o1 (8] 08 Debt Service NOI Alloe Admin NOI-AA Capital Outlay  Capital Grant NOI-AA-CO
{Summary Year 1 $209,925 168,761 0 41,165 $152,700 -$111,535 5 1,606,289 % 1,057,232 -$660,592
2020 $12,349,549 § 125,627 $ 27,815 22,647 $176,090 4 18,368 $ 1,037 $37,920 315,464 $22,457 $6,289 $5,255 $62,906 $10,525 415,818 421,883 $155,342 $ 156,517
(0] OE Debt Service NO1 Alloc Admin NOI-AA Capital Outlay  Capital Grant NOI-AA-CO
15ummary Year 2 $216,213 155,342 0 60,870 $156,517 -$95.647 $ 2347900 % 1,464,030 -5979,517
2021 $14,697,449 $ 128,768 $ 28,511 23,214 $180,492 $ 18,827 $ 1,062 $39,248 $16,005 $23,243 $6,510 $5,439 $65,107 $10,894 $16,372 $22,649 $160,779 $ 160,430
01 OE Debt Service NOI Alloe Admin NOI-AA Capital Outlay  Capital Grant NOI-AA-CO
|Summary Year 3 $221,825 160,779 0 61,046 $160.430 -$99,384 $ 2,032,222 § 1,745,200 -$386,406
2022 $16,729,671 $ 131987 % 29,223 23,794 $185,004 $ 19,298 $% 1,089 $40,621 $16,565 $24,056 $6,737 $5,629 $67,386 $11,275 $16,945 $23,442 $166,407 $ 164,441
(01 OE Debt Service NOI Alloe Admin NOI-AA Capital Outlay  Capital Grant NOI-AA-CO
Summary Year 4 $227,585 166,407 0 61,179 $164,441 -$103,262 $ = 5 - -$103,262
2023 $16,729,671 $ 135287 & 29,954 24,389 £189,629 $ 19,780 §$ 1,116 $42,043 $17,145 $24,898 $6,973 $5,826 $69,745 $11,670 §17,538 $24,263 $172,231 % 168,552
o1 OE Debt Seryice NOI Alloc Admin NOI-AA Capital Outlay  Capital Grant NOIL-AA-CO
Summary Year 5 $233.497 172,231 0 61,266 $168,552 -5107,286 $ - $ - -5$107,286
2024 $16,729,671 ¢ 138669 $ 30,703 24,999 $194,370 % 20,275 % 1,144 $43,515 $17,745 $25,770 $7,217 46,030 472,186 $12,078 $18,151 $25,112 $178,259 $ 172,766
01 OE Debt Service NO1 Alloe Admin NOI-AA Capital Outlay  Capital Grant NOI-AA-CO
Summary Year 6 $239,564 178,259 0 61,305 $172,766 -$111.461 5 = $ ~ -8111,461
2025 $16,729,671 $ 142,135 § 31,470 25,623 $199,229 % 20,782 % 1,173 $45,038 $18,366 $26,672 $7,470 $6,241 $74,712 $12,501 18,787 $25,991 $184,498 $ 177,085
o1 OE Debt Service NOI Alloe Admin NOL-AA Capital Outlay  Capital Grant NOI-AA-CO
|Summary Year 7 $245791 184,498 0 61,293 $177,085 -$115,792 b3 - 5 - -$115,792
2026 $16,729,671 $ 145689 $ 32,257 26,264 $204,210 $ 21,301 % 1,202 $46,614 $19,009 $27,605 $7,731 $6,460 $77,327 $12,938 $19,444 $26,900 $190,955 $ 181,512
01 (0 Debt Service NOI Alloe Admin NOIL-AA Capital Outlay  Capital Grant NOI-AA-CO
Summary Year 8 $252,182 190,955 0 61,226 $181,512 -$120,286 $ - $ - -$120,286
2027 $16,729,671 $ 149,331 $ 33,064 26,921 $209,315 $ 21,834 $ 1,232 $48,245 $19,674 $28,571 $8,002 46,686 $80,034 $13,391 420,125 $27,842 $197,639 $ 186,050
01 OL Debt Service NOI Alloc Admin NOI-AA Capital Outlay  Capital Grant NOI-AA-CO
Summary Year 9 $258,741 197,639 0 61,102 $186,050 -5124,948 3 - g - -5124,948
2028 $16,729,671 ¢ 153,064 $ 33,890 % 27,594 $214,548 $ 22,380 4% 1,263 $49,934 $20,363 $29,571 $8,282 46,920 $82,835 $13,860 $20,829 $28,816 $204,556 $ 190,701
01 OE Debt Service NOI Alloc Admin NOI-AA Capital Outlay  Capital Grant NOI-AA-CO
Summary Year 10 $265.473 204,556 0 $ 60,917 $190,701 -5120,784 $ - 3 - -$129,784

Airport
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Recreation Assets

. Concession/ 2
s Lease  Permit, Passes, Utility Utility  Unreimbursed : Other Professional Total Allocated Debt Capital Capital
Recioation Braperties Ivestment Income Misc Revenues R::::SLS Expenses  Reimburse Utilities Thxes -~ MRINtARRNCS  SAnsumnEs Expenses Services Expenses  Admins Service Outlay 'r:nts
2019
Park $1,871,464 6,793 $3,212 £6,057 211,164 $2,130 $9,034 £1,620 $20,180 $2,837 $8,115 $13,506 $57,421 $175,300 50 $65,000 $0
Event site $1,574,285 $162,749 $25,526 $19,232 0 $19,232 $0 $12,154 $2,837 $11,240 $18,004 463,467 $122,700 $0 $45,000 $0
Hook/Spit/Nichols $533,571 $1,315 $11,570 $8,081 $0 $0 $14,231 40 49,191 44,001 £35,504 451,200 $0 £113,000 $9,000
$3,979,321 46,793 $167,276 £43,153 $38,477 $2,130 $28,267 $1,620 $46,565 $5,674 $28,546 435,510 $156,392 $349,200 $0 $223,000 $9,000
01 OE Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Gra NOI-AA-CO
|Summary Year 1 $219,351 156,392 0 $62,959 $349,200 -$286,240 $223,000 $9,000 -$500,240
2020
Park 41,936,464 6,990 $3,305 $6,232 $11,599 $2,213 49,386 $1,683 8,967 $2,947 $8,432 $20,059 453,687 $179,683 50 $15,000 $0
Event site $1,619,285 $167,469 $26,267 $19,983 $0 $19,983 %0 $6,628 $2,948 $11,678 $20,076 $61,312 $125,767 $0 $10,000 $0
|Hook/Spit/Nichols $646,571 $1,353 $11,905 $8,396 30 $0 48,786 40 49,549 44,157 $30,889 452,480 30 $30,000 30
$4,202,321 46,990 $172,127 444,404 439,978 $2,213 $29,369 $1,683 $24,381 $5,895 $29,659 444,292 $145,888 $357,930 30 $55,000 $0
01 0E Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Gra NOI-AA-CO
|Summary Year 2 $225,734 145,888 30 479,846 $357,930 -$278,084 455,000 $0 -$333,084
2021
Park $1,951 464 7,164 $3,387 $6,388 $12,005 $2,290 $9,715 $1,742 $9,281 $3,051 $8,727 £20,761 455,566 $184,175 $0 $333,000 $0
Event site $1,629,285 $171,656 $26,923 420,682 40 420,682 40 46,860 43,051 $12,087 $20,778 463,458 $128,911 $0 $10,000 30
Hook/Spit/Nichols $676,571 41,387 $12,203 48,690 40 40 49,094 $0 49,884 44,302 $31,970 453,792 50 $15,000 0
$4,257,321 $7,164 £176,430 $45,514 $41,377 $2,290 430,397 $1,742 $25,235 46,101 $30,697 $45,842 $150,994 £366,878 $0 $358,000 £0
01 OE Debt Service NOIX Alloc Admin NOI-AA  Capital Outlay Capital Gra NOI-AA-CO
Summary Year 3 £231,399 150,994 40 $80,405 $366,878 -$286,473 $358,000 $0 -$644,473
2022
Park $2,284,464 7,343 43,472 $6,548 $12,425 $2,370 $10,055 $1,803 $9,605 $3,157 $9,032 $21 488 $57,511 $188,779 £0 50 40
Event site $1,639,285 $175,947 $27,596 $21,406 %0 $21,406 30 37,100 $3,158 $12,510 $21,506 $65,679 $132,134 20 $400,000 $0
Hook/Spit/Nichols $691,571 $1,422 $12,508 $8,994 $0 $0 £9,412 30 $10,230 $4,453 433,089 $55,137 0 $15,000 40
$4,615,321 $7,343 $180,841 446,652 $42,825 $2,370 $31,461 $1,803 $26,118 $6,315 $31,772 47,447 $156,279 $376,050 $0 $415,000 40
o1 OE Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Gra NOI-AA-CO
Summary Year 4 $237,207 156,279 30 480,928 376,050 -$295,122 $415,000 0 -$710,122
2023
Park 42,284,464 7,527 43,559 46,712 412,860 $2,453 $10,407 $1,866 49,942 43,268 $9,348 $22,240 $50,524 $193,499 30 S0 40
Event site 42,039,285 $180,346 $28,286 $22,155 %0 $22,155 $0 47,349 $3,268 $12,948 $22,258 $67,978 $135,437 30 $10,000 $0
Hool/Spit/Nichols $706,571 $1,457 $12,821 49,309 0 $0 49,742 $0 $10,588 44,609 $34,247 $56,515 40 65,000 40
$5,030,321 47,527 $185,362 447,818 $44,324 $2,453 $32,562 $1,866 $27,032 $6,536 $32,884 $49,107 $161,749 $385,451 $0 $75,000 40
01 OE Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Gra NOI-AA-CO
Summary Year 5 $243,161 161,749 30 481,412 4385,451 -4304,039 75,000 30 -$379,039
2024
Park $2,284,464 7,715 43,648 46,879 $13,310 $2,539 $10,771 $1,931 $10,290 43,382 49,675 423,019 $61,607 $198,336 $0 $0 $0
Event site $2,049,285 $184,855 $28,993 $22,5930 $0 $22,930 %0 $7,606 $3,383 $13,401 $23,037 $70,357 $138,823 $0 $10,000 $0
Hook/Spit/Nichols $771,571 $1,494 $13,141 49,635 $0 40 £10,082 $0 $10,958 $4,770 $35,445 $57,928 30 $0 $0
$5,105,321 $7,715 $189,996 $49,014 445,876 $2,539 $33,702 $1,931 $27,978 £6,765 $34,034 550,826 $167,410 $395,087 $0 $10,000 %0
o1 OE Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Gra NOI-AA-CO
Summary Year 6 $249,264 167,410 40 481,854 395,087 -$313,233 $10,000 30 -$323,233
2025
Park $2,284,464 7,908 $3,739 $7,051 $13,776 $2,628 $11,148 $1,999 $10,650 $3,501 $10,014 $23,824 $63,763 $203,294 50 50 $0
Event site $2,059,285 $189,476 $29,718 $23,733 30 423,733 40 $7,872 43,501 $13,870 $23,844 £72,820 $142,294 40 $10,000 30
Hook/Spit/Nichols $771,571 $1,531 $13,470 49,972 30 30 $10,435 30 $11,342 $4,937 $36,686 459,376 $0 %0 $0
35,115,321 $7,908 $194,746 450,239 $47,481 42,628 434,881 41,999 428,957 $7,002 $35,226 452,605 $173,269  $404,965 50 £10,000 $0
01 OE Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Gra NOI-AA-CO
|Summary Year 7 $255,521 173,269 30 $82,252 $404,965 -$322,712 $10,000 %0 -$332,712
2026
Park $2,284,464 8,106 $3,832 $7,228 $14,258 $2,720 $11,538 $2,068 $11,022 $3,623 $10,365 $24,658 $65,995 $208,377 50 $0 $0
Event site $2,069,285 $194,213 $30,461 $24,564 40 $24,564 $0 48,148 $3,624 $14,355 $24,678 $75,369 $145,851 $0 $10,000 $0
Hook/Spit/Nichols $771,571 $1,569 $13,806 $10,321 30 $0 $10,801 $0 $11,739 $5,110 $37,970 460,861 $0 40 $0
$5,125,321 $8,106 $199,615 $51,495 $49,143 $2,720 $36,102 $2,068 $29,971 57,247 £36,459 $54,446 $179,334  $415,089 30 $10,000 50
01 OE Debt Service NOIX Alloc Admin NOI-AA  Capital Outlay Capital Gra NOI-AA-CO
|Summary Year 8 $261,936 179,334 30 482,602 4415,089 -$332,487 $10,000 $0 -$342,487
2027
Park $2,284,464 8,308 $3,928 $7,408 $14,758 $2,815 $11,942 $2,141 411,408 43,750 $10,727 $25,521 $68,305 $213,586 $0 50 $0
Event site $2,079,285 4199,068 $31,223 $25,423 $0 $25,423 30 $8,433 $3,750 $14,858 $25,542 $78,007 $149,498 30 $10,000 40
Hook/Spit/Nichols $771,571 $1,609 $14,152 £10,682 $0 40 $11,179 40 $12,150 $5,289 $39,299 $62,382 20 $0 40
5,135,321 $8,308 $204,605 $52,783 50,863 32,815 437,366 $2,141 $31,020 $7,500 437,735 56,352 $185,610  $425,466 $0 $10,000 30
(o) § OE Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Gra NOI-AA-CO
|Summary Year 9 $268,511 185,610 40 $82,901 $425,466 -$342,565 $10,000 %0 -$352,565
2028
Park $2,284,464 8,516 44,026 $7,594 $15,274 $2,914 $12,360 $2,216 $11,808 $3,881 $11,103 $26,414 $70,696 $218,926 50 $0 $0
Event site $2,089,285 $204,045 $32,003 $26,313 30 $26,313 $0 58,728 $3,882 $15,378 $26,436 480,737 $153,235 $0 $10,000 $0
Hook/Spit/Nichols $771,571 41,649 $14,505 $11,056 $0 $0 $11,570 $0 $12,575 $5.474 £40,674 363,942 30 30 $0
$5,145,321 $8,516 $209,720 $54,102 $52,643 $2,914 $38,673 $2,216 $32,106 $7,763 $39,055 $58,324 $192,107 $436,103 50 £10,000 $0
01 OE Debt Service NOI Alloc Admin NOI-AA  Capital Outlay Capital Gra NOI-AA-CO
Summary Year 10 $275,252 192,107 30 483,146 $436,103 -4352,957 $10,000 $0 -4362,957
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PORT OF HOOD RIVER
LONG RANGE FINANCIALMODEL
GENERAL FUND, ADMINISTRATION AND MAINTENANCE

GENERAL FUND, ADMINISTRATION AND MAINTENANCE

2019 2020 2021 2022 2023 2024 2025 2026 2027 2028
EXPENSES
Personnel $175,400 $179,785 $184,280 $188,887 $193,609 $198,449 $203,410 $208,496 $213,708 $219,051
Professional Services $323,500 403,500 $417,623 $432,239 447,368 $463,026 $479,231 $496,005 $513,365 $531,332
Other Materials and Services $148,450 $154,240 $159,638 $165,225 $171,008 $176,993 $183,188 $189,600 $196,236 $203,104
Total $647,350 $737,525 $761,540 $786,351 $811,985 $838,468 $865,830 $894,100 $923,309 $953,487
REVENUES 1.03 1.03 1.03 1.03 1.03 1.03 1.03 1.03 1.03 1.03
Property Tax $72,083 $74,246 $76,473 478,768 $81,131 $83,565 $86,071 488,654 $91,313 $94,053
NET GENERAL FUND PRIOR TO
TRANSFERS -$575,267 -$663,279 -$685,067 -$707,584 -$730,854 -$754,904 -$779,759 -5805.446 -$831,995 -$859,435
Rev Fund Admin: Personnel Services -$21,025 -$21,845 -$22,610 -$23,401 -$24,220 -$25,068 -$25,945 -$26,853 -$27,793 -$28,766
Rev Fund Admin: M&S -£110,963 -$115,290 -$119,326 -$123,502 -$127,825 -$132,298 -$136,929 -$141,721 -$146,682 -$151,815
Rev Fund Admin: Capital Outlay -$20,665 -$21,471 -$22,223 -$23,000 -$23,805 -$24,639 -$25,501 -$26,394 -$27,317 -$28,273
Total Rev Fund Admin -$152,653 -$158,607 -$164,158 -$169,903 -$175,850 -$182,005 -$188,375 -$194,968 -$201,792 -$208,855
Rev Fund Unallocated Maintenance:
Personnel Services $0 30 30 $0 $0 %0 $0 30 $0 $0
Rev Fund Unallocated Maintenance:
M&S -$134,520  -$168,267  -$174,156  -$180,252  -$186,560  -$193,090  -$199,848  -$206,843 -$214,082 -$221,575
Rev Fund Unallocated Maintenance:
Capital Outlay -$67,017 -$105,631 -$80,554 -$60,373 -$32,486 -$33,623 -$34,800 -$36,018 -$37,279 -4$38,584
Total Rev Fund Unallocated
Maintenance -$201,538  -$273,898  -$254,710  -$240,625  -$219,047  -$226,713  -$234,648  -$242,861 -$251,361 -$260,159
Total NOI General Fund and
Other Administration -%707,255 -£800,414 -$827,002 -$854,487 -$882,899 -$912,270 -$942,633 -$974,021 -$1,006,470  -$1,040,016
Professional Services:
Governmental Affairs $ 174,000 $§ 174,000
Legal 68,000 68,000
Accounting and Audit 38,000 38,000
Newletters and Publications 38,500 38,500
Outreach/Other 5,000 85,000
323,500 403,500
General Rent 48,550 48,550
Utilities 1,000 1,000
Insurance 4,000 4,000
Miscellaneous 30,200 30,200
IT/Security 5,200 5,200
Travel and Meeting 28,000 28,000
Dues & Memberships 31,500 31,500
Community Initiative 4 2,500
148,450 150,950
Maintenance Equipment
Herbacide Sprayer 3,500
Bobcat Trailer 5,000
Boom Lift - 45,000
Gang Mower 11,000 27,000
Tractor/Excavator 12,500 50,000
Truck 32,000 33,500 30,000 60,000 30,000
64,000 105,500 80,000 60,000 30,000
Administration
Property Management system 85,000
Marina System 10,000
PCs and Printers 8.600
103,600
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