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ISSUE DATE: March 7, 2016
Lead Agency: City of Woodland, WA
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Location: This is a non-project action proposed by the Port of Woodland to
adopt a comprehensive scheme of harbor improvements as required
by RCW 53.20.010.
Comment Due Date; March 23, 2016

DESCRIPTION OF PROPOSAL

The proposed general plan is comprised of two documents: (1) Port of Woodland Comprehensive
Scheme of Harbor Improvements, Volume 2 Plan dated November 2015; and (2) collected appendices
(A, Meeting and Interview Summaries; B, Market Assessment; C, Facilities Condition Assessment
Memorandum; and D, Financial Plan). The general plan includes an economic overview, SWOT
analysis, market analysis, and capital improvement plan. It will subsequently be used by the Port to
guide future investments and development of its nearly 350 acres of directly owned properties in and
around Woodland.

For planning purposes, Port holdings are broken up into the following subareas: Austin Point, Down
River Drive Industrial Park, Guild Road Industrial Park, Guild Road Industrial Park II, Martin's Bar,
Pekin Industrial Park, and Schurman Way Industrial Park.

You are invited to comment on this project proposal.



ENVIRONMENTAL REVIEW:

The City of Woodland has determined that this proposal will not have a probable significant adverse
impact on the environment. An Environmental Impact Statement (EIS) or mitigation was not required
under RCW 43.21C.030. This decision was made after review of a completed environmental checklist
and other information on file with the lead agency.

This DNS is issued under WAC 197-11-340(2). Written comments concerning the SEPA determination
must be submitted by 5 p.m. on March 23, 2016 to:

City of Woodland Email: smellera@ci.woodland.wa.us
Building and Planning Department Phone: 360-225-1048
¢/o Amanda Smeller Fax: 360-225-7336

230 Davidson Ave., PO Box 9
Woodiand, WA 98674

Any person may appeal this threshold determination in accordance with Woodland Municipal Code
(WMC) 15.04.225 and then by filing such in writing with the City of Woodland for service to the SEPA
responsible official within fourteen (14) days of the SEPA determination being final. Appeals must
be submitted no later than April 6, 2016.

EXISTING ENVIRONMENTAL DOCUMENTS
1. SEPA checklist (February 22, 2016)

Application materials including the document listed above can be reviewed at the Woodland City Hall
Annex, 230 Davidson Ave., Woodland, WA 98674 or can otherwise be obtained by contacting the
SEPA responsible official.

REVIEW AUTHORITY

Per WMC 19.08.030, SEPA Threshold Determinations shall be made by the City Public Works Department
Staff. After the close of the comment period on the NOA, the City will review any comments on the
environmental impacts of the project and decide whether to proceed with issuing a DNS. The City is
required to circulate the DNS, if issued, to the Department of Ecology, agencies with jurisdiction, anyone

who commented on this NOA, and anyone requ t\ing a copy. ™,
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SEPA ENVIRONMENTAL CHECKLIST

A. BACKGROUND

1. Name of proposed project, if applicable: Port of Woodland Comprehensive Scheme of
Harbor Improvements (“general plan™)

2. Name of applicant; Port of Woodland

3. Address and phone number of applicant and contact person: Jennifer Keene,
Executive Director, PO Box 87, Woodland, WA 98674-9493; 360.225.6555

4. Date checklist prepared: February 18,2016
5. Agency requesting checklist: City of Woodland

6. Proposed timing or schedule (including phasing, if applicable): Adoption of general
plan anticipated prior to end of second quarter 2016.

7. Do you have any plans for future additions, expansion, or further activity related to or
connected with this proposal? If yes, explain.

Yes. Future project actions will result from the capital priorities incorporated into the general
plan, which establishes a capital improvement plan that includes short-, medium-, and long-term
projects. Time horizons associated with these terms are 0-3 years, 3-5 years, and 5+ years. The
Port is statutorily bound to substantially follow the capital improvement plan established in the
general plan. (RCW 53.02.020)

The Port anticipates engaging in periodic updates of the general plan for subsequent planning
periods. Unlike a city or county comprehensive plan, state law does not set a schedule for
periodic updates; they are likely to be irregular and driven by changes in circumstances or capital
priorities, and/or as the capital improvements listed in the plan are accomplished and new
opportunities are identified. One of the strategies included in the plan is to review it each year in
conjunction with the budget.

8. List any environmental information you know about that has been prepared, or will be
prepared, directly related to this proposal.

Some of the properties inventoried in the general plan are already developed, and those
developments may have undergone environmental review at the time development was proposed.
The general plan will guide additional acquisitions and development/redevelopment of Port
properties, so additional environmental review appropriate to the nature and level of individual
projects being proposed is expected as new projects occur.
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9. Do you know whether applications are pending for governmental approvals of other
proposals directly affecting the property covered by your proposal? If yes, explain.

None known.

10. List any government approvals or permits that will be needed for your proposal, if
known.

The general plan will be enacted by action of the Woodland Port Commission. (RCW 53.02.010)
Future development permits will be needed as the plan is implemented. Depending upon the site
and proposed use, they may involve state and federal permits (for example, JARPA).

11. Give brief, complete description of your proposal, including the proposed uses and
the size of the project and site.

This is a nonproject action to adopt a comprehensive scheme of harbor improvements as required
by RCW 53.20.010. Also called a “harbor improvement plan” in that section of the law, it is
thereafier referred to in Chapter 53.20 RCW as a “general plan.” The term “general plan” is used
within this SEPA checklist as it best reflects the entire breadth of Port holdings.

The proposed general plan is comprised of two documents: (1) Port of Woodland Comprehensive
Scheme of Harbor Improvements, Volume 2.Plan dated November 2015; and (2) collected
appendices (A, Meeting and Interview Summaries; B, Market Assessment; C, Facilities Condition
Assessment Memorandum; and D, Financial Plan). The general plan includes an economic
overview, SWOT analysis, market analysis, and capital improvement plan. It will subsequently
be used by the Port to guide future investments and development of its nearly 350 acres of
directly owned properties in and around Woodland.

For planning purposes, Port holdings are broken up into the following subareas: Austin Point,
Down River Drive Industrial Park, Guild Road Industrial Park, Guild Road Industrial Park II,
Martin’s Bar, Pekin Industrial Park, and Schurman Way Industrial Park. (Additional information
on site locations and sizes is included under Q. 12.) The approach taken in the plan is to identify
project opportunities that create a scope for future Port activities, some of which are specific to
subareas and some of which are not. Drawn from Table 9 in the general plan, these are shown in
the table on the following page as a broad indication of the scope of work the Port will undertake
in implementing the plan.

SEPA Environmental checklist — Port of Woodland February 2016
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Functional
Area/Subarea

Activities

Austin Point

Acquisition of rail property, permitting, & infrastructure improvements

Facilities Planning

Martin’s Bar Potential development with deep-draft access
Property Assess current land holdings & develop criteria for acquiring additional
Acquisition properties based on quantity of current reserves
Acquire properties adjacent to existing Port holdings as opportunities are
available
Infrastructure Provide infrastructure for Lemmons, Osa Mae Tagger, & Guild Road
Development/ properties
Planning Develop shovel-ready sites in Schurman Way Industrial Park to increase
marketability
Assess the need for infrastructure development on all Port properties
Recreational Develop recreational facilities when revenue is available, Port tax levy is

eliminated, real estate is available, community dividend criteria is defined, &
project is deemed necessary

Port Office Conduct a feasibility study that identifies potential locations & schematic cost

Feasibility Study estimates for acquisition (if necessary), design, engineering, and permitting of
a new Port office

Access/Rail Acquire properties for industrial park development & rail spurs to meet

Development market demand

Property Determine criteria for leasing versus selling property; consider the number of

Management family-wage jobs, investment at the site & in the community, & the type of
industry. (Austin Point & Martin’s Bar are lease-only subareas.)

Partnerships Pursue partnership opportunities with public & private entities that enhance &

further Port’s mission
Offer internship/scholarship opportunitics

SEPA Environmental checkiist - Port of Woodiand

February 2018 Page 3 of 8



12. Location of the proposal. Give sufficient information for a person to understand the precise
location of your proposed project, including a street address, if any, and section, township, and
range, if known. If a proposal would occur over a range of area, provide the range or boundaries

of the site(s). Provide a legal description, site plan, vicinity map, and topographic map, if

reasonably available. While you should submit any plans required by the agency, you are not
required to duplicate maps or detailed plans submitted with any permit applications related to this

checklist.

The Port of Woodland owns the following properties within the incorporated limits of Woodland and in
unincorporated Cowlitz County, which are included under and will be subject to the proposed general plan:

Subarea Section-Twp- Holdings Address (if assigned) Acreage
Range (ATP#)

Austin Point 2-4N-1W WA0201003 n/a 14.42

35-5N-1W WAQ202002 n/a 20.00

36-5SN-1W WA0203001 3805 Dike Road 103.98

WB3504002 n/a 2.19

WB3513002 n/a 8.75

WB3513004 n/a 29.88

WB3612003 n/a 2.07

Total Austin Point |  181.29

Down River Drive 13-5N-1W 5042305 1363 Down River Drive 6.84
Industrial Park

Guiid Road 14-5N-1W 508310100 1435 Guild Road 12.16
Industrial Park

Guild Road 14-5N-1W 508330100 1620 Guild Road 6.97

Industrial Park 11 508340100 1608 Guild Road 1.95

Total Guild Road Industrial Park 11 8.92

Martin’s Bar 15-5N-1W WB1502002 1635 Dike Road 33.42

WB1503002 n/a 28.43

Total Martin’s Bar 61.85

Pekin Industrial 13-5N-1W 50740 428 N. Pekin Road 1.04

Park 50741 n/a 2.65

Total Pekin Industrial Park 3.69

Schurman Way 13-5N-1W 504212000 n/a 10.70

Industrial Park 504212009 1415 Port Way 2.98

504212016 1475 Port Way 11.09

504212017 1600 Schurman Way 2.04

504212018 1670 Schurman Way 2.26

504212019 1400 Guild Road 212

507820100 n/a 12.55

507860101 n/a 23.04

507900100 n/a 3.71

Total Schurman Way Industrial Park 70.49

Total All Port Holdings 345.24

SEPA Environmental checklist - Port of Woodland
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More information about each subarea is included in the property inventory in Appendix C to the plan. The
general location of each of the subareas is depicted below:

(*Note: The area labeled est Coastramg is now known 1ld .oad Industrial Park 11.)

B. ENVIRONMENTAL ELEMENTS

This portion is not included as allowed by WAC 197-11-315(1){e). The questions in this section
do not contribute meaningfully to the analysis of this nonproject proposal.

SEPA Environmental checkiist - Port of Woodland February 2016 Page 5of 8



C. SIGNATURE

The above answers are true and complete to the best of my knowledge. | understand
that the lead agency is relying on them to make its decision.

Signature: _'

]

Name: Jennifér Keene, Executive Director
Port of Woodland

Date

Submitted: Q } }/ 9{:/((&

D. SUPPLEMENTAL SHEET FOR NONPROJECT ACTIONS

1. How would the proposal be likely to increase discharge to water; emissions to air;
production, storage, or release of toxic or hazardous substances; or production of
noise?

By its nature, the range of development that could occur in conjunction with a public port
includes uses, scale, and activities that could result in increased discharges to water; emissions
to air; the production, storage, or release of toxic or hazardous substances; or production of
notse. However, the adoption of the proposed general plan will not, in itself, produce these
results.

Proposed measures to avoid or reduce such increases are:

Any impacts to water or air or in terms of hazardous substances or noise that may occur
as a result of projects developed under the general plan will be addressed in project-
specific environmental analysis conducted prior to and in conjunction with development.

2. How would the proposal be likely to affect plants, animals, fish, or marine life?

By its nature, the range of development that could be seen in conjunction with a public port
includes uses, scale, and activities that could affect plants, animals, fish, or marine life.
However, the adoption of the proposed general plan will not, in itself, produce these results.

Proposed measures to protect or conserve plants, animals, fish, or marine life
are:

Any impacts to plants, animals, fish, or marine life that may occur as a result of projects
developed under the general plan will be addressed in project-specific environmental
analysis conducted prior to and in conjunction with development.

SEPA Environmental checklist - Port of Woodland February 2016
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3. How would the proposal be likely to deplete energy or natural resources?

By its nature, the range of development that could occur in conjunction with a public port
could include energy-dependent uses; or uses, scale, or activities that could impact natural
resources. However, the adoption of the proposed general plan will not, in itself, produce
these results.

Proposed measures to protect or conserve energy and natural resources are:
Any impacts to energy or natural resources that may occur as a result of projects
developed under the general plan will be addressed in project-specific environmental
analysis conducted prior to and in conjunction with development.

4. How would the proposal be likely to use or affect environmentally sensitive areas or
areas designated (or eligible or under study) for governmental protection; such as
parks, wilderness, wild and scenic rivers, threatened or endangered species habitat,
historic or cultural sites, wetlands, floodplains, or prime farmiands?

The plan update relates directly to the development and use of Port properties, which may
include environmentally sensitive areas, floodplains, habitat, or other areas considered under
this section. The adoption of the proposed general plan will not, in itself, use or affect these
areas. By its nature, the range of development that could occur in conjunction with a public
port includes uses, scale, and activities that could utilize the river or result in impacts to
environmentally sensitive areas, habitat, wetlands, and floodplains. Some of the Port
properties inventoried in the plan are currently leased as farmland, so agricultural production
could be displaced by their future development. RCW 53.08.260 empowers public ports to
engage in park and recreation development in certain circumstances, and among the activities
identified in the capital improvement plan is establishing criteria for the development of future
recreational facilities.

Proposed measures to protect such resources or to avoid or reduce impacts are:
Any impacts to environmentally sensitive areas, including habitat, wetlands, or
floodplains, or other such areas that may occur as a result of projects developed under the
general plan will be addressed in project-specific environmental analysis conducted prior
to and in conjunction with development.

5. How would the proposal be likely to affect land and shoreline use, including whether
it would allow or encourage land or shoreline uses incompatible with existing plans?

The proposed general plan relates directly to land and, in some cases, shoreline use, which
will be guided by implementation of the plan. While the proposed plan does not necessarily
contemplate all of these, the whole host of improvements and facilities that could
conceivably be constructed, acquired, operated, etc. by any public port is set forth at length
in Chapter 53.08 RCW, as moderated by local plans and zoning in effect.

The proposed plan’s adoption will have a future effect on publicly owned land and shoreline
use in terms of placement, development, funding, and related factors. The Austin Point and
Martin’s Bar properties are under the planning and zoning jurisdiction of Cowlitz County,
while the remaining properties are under the City of Woodland’s jurisdiction. The shoreline,
comprehensive plan, and zoning designations for the various subareas are examined within
Section 2.5 of the general plan. No conflicts are identified for the most part, or the plan notes

SEPA Environmental checklist — Port of Woodland February 2016 Page 7 of 8



that potential conflicts should be assessed in conjunction with facility planning or site
selection.

Proposed measures to avoid or reduce shoreline and fand use impacts are:
Any impacts to land or shorelines that may occur as a result of projects developed under
the general plan will be addressed in project-specific environmental analysis conducted
prior to and in conjunction with development.

6. How would the proposal be likely to increase demands on transportation or public
services and utilities?

By its nature, the range of development that could occur in conjunction with a public port
could increase demands on transportation facilities or public services and utilities. However,
the adoption of the proposed general plan will not, in itself, produce these results.
Transportation logistics are an important element of any port operations, and among the
activities identified in the capital improvement plan are specific road and rail improvements to
service Port properties.

Proposed measures to reduce or respond to such demand(s) are:

Any impacts to transportation, public utilities, or public services that may occur as a
result of projects developed under the general plan will be addressed in project-specific
environmental analysis conducted prior to and in conjunction with development. RCW
53.08.330 empowers public ports to fund construction and upgrades, improvements, or
repairs to roadways that serve port facilities.

7. Identify, if possible, whether the proposal may conflict with local, state, or federal laws
or requirements for the protection of the environment.

The adoption of the general plan is mandated by state law (RCW 53.20.010) and will not
conflict with other state laws or local or federal laws or requirements for environmental
protection. Implementation of the plan will consider and apply such requirements as
appropriate.

SEPA Environmental checklist - Port of Woodland February 2016 Page 8 of 8
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PORT OF WOODLAND
COMPREHENSIVE SCHEME OF HARBOR IMPROVEMENTS

1.0

2.0

COMPREHENSIVE SCHEME OF HARBOR IMPROVEMENTS DEVELOPMENT
PROCESS

This comprehensive plan was developed to meet the requirements of the Revised Code
of Washington (RCW) 53.20.010 which requires ports to develop a Comprehensive
Scheme of Harbor Improvements (CSHI). Additionally, the Port of Woodland (Port) is
subject to the planning requirements and the adopted Comprehensive Plans of the City
of Woodland (City) and Cowlitz County (County) and all other applicable local, state,
and federal regulations, including the State Environmental Policy Act (SEPA) (43.21C
RCW and 197-11 Washington Administrative Code [WAC]).

BergerABAM led the consultant team in the development of this plan in conjunction
with the Port Commissioners, staff, and community members. A kickoff meeting,
including facility tours and a strengths, weaknesses, opportunities, and threats (SWOT)
analysis, was held with Port staff and Commissioners. Additional public outreach
included seven stakeholder interviews and one public meeting/Port Commission
workshop. The public and the Port Commission will review the draft plan as part of the
second round of public meetings in November 2015. Public and Port Commission
comments will be incorporated into the final CSHI. Meeting and interview summaries
are included as Appendix A to this CSHI.

This comprehensive plan is designed to be a flexible document that guides the Port
Commission in setting priorities and policies. The remainder of this document is divided
into three primary sections:

e Port Overview: provides an overview of the Port, including the Port’s mission,
market and demographic information, and a summary of Port facilities. The Port
overview also describes the Port’s strengths, weaknesses, opportunities, and threats,
as identified by the Port Commission, and provides an analysis of the policy
documents that impact future port development.

e Development Plan: provides an overview of the Port’s development opportunities
based on an industry clusters analysis and target markets. The development plan
further outlines management, financial, environmental, and marketing goals and
strategies to capitalize on development opportunities and fulfill the Port’s mission.

e Implementation Plan: outlines the Port’s capital improvement and action plan and
identifies a schedule and process for adoption and updates.

PORT OVERVIEW

The Port of Woodland, established in 1960, is located in the Lewis River Valley
approximately 30 miles north of Portland, Oregon. Over the past 55 years, the regional
economic base has shifted from forest product extraction and lumber manufacturing to

Port of Woodland BergerABAM, A16.0067.00
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2.1

2.2

2.2.1

more diverse types of manufacturing and service industries. Today, the Port has
approximately 400 acres of light and heavy industrial land and is well positioned to
meet the economic development demand of the growing region. The Port has access to
Interstate-5, the BNSF and Union Pacific rail lines, and marine terminal opportunities on
the Columbia River, as well as access to air cargo at the Portland International and
Sea-Tac Airports.

The Port solely owns 25 properties on approximately 400 acres within Woodland,
Washington, and the surrounding area. The Port owns an additional seven properties in
conjunction with neighboring ports totaling approximately 880 acres. The Port owns and
leases both light and heavy industrial property to a wide range of tenants, including
construction, transportation, manufacturing, and agricultural companies.

The three-member Port Commission is composed of elected officials who serve 6-year
terms as governed by RCW Chapter 53.12. The Commission meets on the third
Thursday of every month.

In 2015, the Port’s staff consists of four employees, including an Executive Director,
auditor, maintenance manager, and legal counsel.

Mission Statement
The mission of the Port of Woodland is:

To support the economic growth of a diverse array of businesses, industries, and services that
enhance the District.

Economic Overview

The Port holds approximately 400 acres of development-ready industrial land for lease
between the Lewis and Columbia Rivers in and around the City of Woodland in Cowlitz
County, Washington. In addition to providing industrial land, the Port facilitates
economic development activities between public and private entities in the region. The
following sections constitute an overview of international, national, state, and regional
financial and market conditions which affect the Port’s ability to achieve its mission. !
The full market analysis is included as Appendix B.

National Overview

As of 2015, moderate economic expansion is occurring nationally and in the state of
Washington. According to the U.S. Bureau of Economic Analysis, national real gross
domestic product (GDP) — the measure of the value of all goods and services produced
annually — increased by 2.3 percent (annualized rate) during the second quarter of 2015,
compared with an annual rate of 4.6 percent in 2014 and 1.1 percent in 2013.

! Information contained in section 2.2 provided by FCS GROUP.
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The future GDP outlook is promising. According to recent projections by the Federal
Reserve Open Market Committee, national real GDP is expected to grow by between 1.8
percent and 2.0 percent in 2015 and by 2.4 percent to 2.7 percent in 2016.

2.2.2 Washington and Cowlitz County Overview
According to the U.S. Bureau of Economic Analysis, in 2014 (latest year available), the
state of Washington recorded their highest-ever GDP figure, $427.1 billion, up from
$407.2 billion in 2013 and up from $296.7 billion in 2005.

In addition to GDP, Washington’s foreign exports set records in 2014 as well with $90.5
billion worth of goods and services exported outside of the United States, according to
the U.S. Census Bureau. That represents 5.6 percent of total United States exports in
2014. These figures are up from $64.8 billion (4.4 percent of U.S. total) in 2011.

With regard to employment, Washington posted a year-over-year overall gain of 113,000
jobs between June 2014 and June 2015, which was an improvement over the prior year’s
gain of 75,300 jobs. At the same time, the state’s seasonally adjusted unemployment rate
continued to fall from 6.1 percent in June 2014 to 5.3 percent in June 2015, which is at
parity with the national average for the month of June.

The unadjusted unemployment rate in the County is above the Washington statewide
rate at 7.7 percent compared to 5.3 percent for the state as of June 2015. As shown in
Figure 1, while the County unemployment rate remains above the state average, both
have improved significantly since the depths of the recession. It should be noted that
Washington and the County are experiencing a high level of under-employment, which
is not reflected in these data trends.
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Source: Washington State Employment Security Dept.
Data provided by FCS GROUP

Figure 1. Unemployment Rates in Washington and Cowlitz County
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Washington state economists are predicting a continued upward trend in statewide
employment of about 2.6 percent in 2015 and 1.6 percent annually through 2019.
Moderate job growth in the County is also expected.

District Population Profile
In 2015, the County’s population consisted of 104,280 people according to the
Washington Office of Financial Management (OFM) Forecasting Division. The average
annual population growth rate for the County was less than half of the Washington
average over the 2000 to 2015 time frame (Table 1).

Table 1. Population Trends

2015 WA Annual Growth Rate
2000 Census | 2010 Census OFM 2000-2010 2010-2015
Cowlitz County 92,948 101,244 104,280 0.86 percent | 0.59 percent
Woodland 3,780 5,271 5,760 3.38 percent | 1.79 percent
Longview 34,660 11,977 11,950 0.5 percent 0.29 percent
Kelso 11,895 11,977 11,950 0.07 percent | -0.05 percent
Washington 5,894,121 6,561,297 7,061,410 1.08 percent | 1.48 percent

Source: U.S. Census; Washington Office of Financial Management Forecasting Division (data provided by FCS
GROUP).

The OFM expects that population growth in the County will continue to trail the
statewide rate for the foreseeable future. As indicated in Table 2, the County is projected
to add 14,487 people between 2010 and 2040, a rate of .44 percent annually. Meanwhile,
Washington is expected to add 2,066,441, or 0.9 percent annually through the same
period.

Table 2. Population Projections in Washington and Cowlitz County

Annual
2010 2015WA | 2020 WA | 2040 WA | 2040 WA | Growth Rate
Census OFM OFM OFM OFM 2010-2040
gg‘l’j’r']',:; 102,410 | 105,130 | 108,588 | 114,158 | 116,897 | 0.44 percent
Washington | 6,724,540 | 7,022,200 |7,411,977 |8,154,193 |8,790,981 | 0.90 percent

Source: U.S. Census; Washington Office of Financial Management Forecasting Division
Washington State growth Management Population Projections for Counties: 2010 to 2040 (data provided by FCS
GROUP).

District Income Profile

In 2012, the median household income level for the County was approximately $47,596
and the average per capita income level was $23,557. The County’s median income
levels are now about 20 percent lower than the Washington statewide average, a gap
that has widened between the 2000 U.S. Census and the 2009-2013 American
Community Survey (ACS), as indicated in Table 3.
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Table 3. Income Trends

| 1999 | 2013 Annual Growth Rate

Median Household Income

Cowlitz County $39,797 $47,596 1.29 percent

Washington $45,776 $59,478 1.89 percent

Oregon $40,916 $50,229 1.48 percent

United States $41,994 $53,046 1.68 percent
Per Capita Income

Cowlitz County $18,583 $23,557 1.71 percent

Washington $22,973 $39,742 2.10 percent

Oregon $20,940 $26,809 1.78 percent

United States $21,587 $28,155 1.92 percent

Source: 2000 U.S. Census (1999 dollars) and 2009-2013 ACS (2013 dollars); (data provided by FCS GROUP).

2.3 Port Facilities
The Port owns approximately 400 acres and 25 properties within Woodland,
Washington, and the surrounding area. BergerABAM performed a streamlined facilities
condition assessment of Port-owned properties at the following industrial parks and
general areas: Down River Drive Industrial Park, Schurman Way Industrial Park, Guild
Road Industrial Park, West Coast Training Industrial Area, Martin Bar, and Austin
Point. Please see the map (Figure 2) below for reference. The assessment included a
visual reconnaissance conducted on 1 September 2015 and review of available
information provided by the Port, including drawings and technical reports. The
facilities condition assessment memorandum is included as Appendix C.
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2.4

2.5

2.5.1

Strengths, Weaknesses, Opportunities and Threats

BergerABAM facilitated a SWOT analysis in conjunction with the kickoff meeting for the
development of this plan. The SWOT analysis included Port Commissioners and staff.
Table 4 is an overview of the SWOT analysis and Appendix A contains a full summary.

Table 4. SWOT Analysis

Strengths Weaknesses

e Access - I-5, rail, and river (including deep- | ® Lack of shovel-ready development sites
water access) e Lack of infrastructure to support

o Diversity of facilities (warehousing, development, including limited water supply
manufacturing, waterfront sites) for larger user

e Quality of life - strong community, good e Lack of buildings to support businesses with
education, new high school 20 to 50 employees

e Access to the river for recreation and fishing | ® Lack of a large net buildable site for

e Low energy and land costs development (over 50 acres)

e Low tax rate e Relationship with the County and City could

e Regional growth that leads to new be stronger
development in the area e Staff size (too small) to meet demands

Access to technology services

e Relationships with other ports that have
experienced staff and more resources

e Proximity to the Portland Metropolitan Area

and the Portland International Airport

Opportunities Threats
e Supply industries for manufacturing and ¢ Negative public perception related to
agriculture - potential for cold storage, activities of neighboring ports
distribution facility (i.e. home depot) o City permit timelines - City has limited
e Take advantage of market opportunities (as resources and must comply with Growth
assessed through the CSHI process) Management Act because of its location in
o Improve relationships with the community, both Cowlitz and Clark Counties
City, and County e Limited revenue streams
e Support efforts to attract clean industries e The cost of doing business because of state
e Work with the City and County to streamline regulations (environmental, public notice,
permitting etc.) - the Commission noted that
e Seek partnerships with ports, City, and maintaining a clear and open public process
County and/or private businesses is important, but adhering to process

requirements from the state requires

e Marketing/branding, website improvements - )
additional time and resources

Policy Context

In order for the Port to successfully implement this CSHI, the Port must comply with
local and regional land use plans and development regulations. The Port owns property
that is governed by the land use laws of the City and the County. The following sections
identify land use and zoning regulations applicable to Port-owned property.

Cowlitz County Shoreline Management Master Program

The Shoreline Management Act requires that jurisdictions that have “shorelines of the
state” prepare and adopt shoreline master programs that protect natural resources along
regulated shorelines and give priority to public access and water-oriented uses within
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shoreline environments. The Columbia River is designated as a shoreline of the state and
areas within 200 feet of the Columbia River are within shoreline jurisdiction.

The Cowlitz County Shoreline Management Master Program (SMP) was approved in
1977 and includes four basic shoreline designations (Natural, Conservancy, Rural, and
Urban). Portions of the Austin Point and Martin’s Bar properties are within the Urban
shoreline designation and future development will be required to comply with the
County’s SMP. The SMP states that the Urban designation is suitable for intensive
recreation, residential, industrial, and commercial development.

The County is currently undergoing an update to the SMP, which is scheduled for
adoption in summer 2016. The draft SMP update designates the majority of the shoreline
environment at Austin Point and all of the shoreline environment at Martin’s Bar as
High Intensity. The southern portion of Austin Point is designated as Rural
Conservancy. The draft SMP update states that the purpose of the High Intensity
environment is to provide for high-intensity, water-oriented commercial, transportation,

and industrial uses while protecting existing ecological functions and restoring

ecological functions in areas that have been previously degraded.

Based on the description of the Urban designation in the current SMP and the
description of the High Intensity designation in the draft SMP update, it is not
anticipated that future Port development at Austin Point and Martin’s Bar will conflict

with the County SMP.
2.5.2 Comprehensive Plan and Zoning
Austin Point and Martin’s Bar properties are under the jurisdiction of the County while
all other Port properties are within the City. The comprehensive plan and zoning
designations for each area are shown in Table 5.
Table 5. Comprehensive Plan and Zoning Designations
Comp Plan
Port Property Jurisdiction Designation Zoning Designation
Down Rlyer Drive City of Woodland Light Industrial Light Industrial
Industrial Park
Schurman Way Industrial City of Woodland Light Industrial Light Industrial
Park
Guild Road Industrial Park | City of Woodland | Light Industrial Light Industrial
West Coa&.‘,t Training City of Woodland Light Industrial Light Industrial
Industrial Area
Pekin Industrial Park City of Woodland | Heavy Industrial Heavy Industrial
Heavy Industrial; Heavy Manufacturing;
Agriculture Agriculture-38 (proposed rail line
Austin Point Cowlitz County parcels); and Forestry-Recreation
(southernmost tip of Austin
Point)
Martin’s Bar Cowlitz County Heavy Industrial Heavy Manufacturing
Port of Woodland BergerABAM, A16.0067.00
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The permitted uses within County and City zoning classifications are similar. The Light
Manufacturing zone in the County is similar to the Light Industrial zone in the City.

Allowed uses in each zone are identified in Table 6.

Table 6. Permitted Light Manufacturing/Industrial Uses

Light Manufacturing (ML) - Cowlitz County
Light Industrial (I-1) - City of Woodland

Cowlitz
County

City of
Woodland

Auto and truck salvage and wrecking operations

X

X

Bakeries producing for the wholesale market with retail sales
items limited to items produced on the premises

X

X

Buildings, yards, and developments necessary for the
operation of a public utility, but not including thermal power
generating facilities

Commercial dispatch and maintenance facilities

Commercial sales including wineries, breweries, distilleries,
and associated uses, enclosed or unenclosed, of product
being manufactured on the site or warehoused for distribution
provided the retail sales are a secondary activity to the
production and wholesaling of the products and materials.
Such commercial sales areas shall not exceed twenty percent
of the gross floor area of the building

Construction and contracting offices and equipment and
material storage yards

Construction and logging equipment manufacture, sales,
repair, and service

Dwelling units for a resident watchman or custodian only

Employee cafeterias as part of the permitted use

Farm and agricultural production, product processing,
canning, packaging and distributing, except large animal
feedlots and slaughter facilities

X[ Xx| x| X

Farm materials, supplies, and machinery sales and service

Feed and seed stores

Heavy equipment sales, rental, storage and repair

Laboratories and research organizations

x| X | X[ X

Light manufacturing and fabrication of previously processed
metals and materials

Light manufacturing and fabrication of raw or previously
processed metals and materials, the process or end product
of which conforms with applicable restrictions regarding noise,
smoke, dust, odors, toxic gases, vibration, glare, and heat, and
which does not create physical hazards, such as fire or
explosion to adjacent buildings and uses

Major automobile and truck repair

Manufacture, wholesale and retail sales of lumber and
building materials; (City of Woodland additional provision:
provided the retail sales are a secondary activity to the
production and wholesaling of the products and materials)

Petroleum, propane, liquefied gas, coal, and wood storage and
distribution facilities (Cowlitz County additional provision: as
an accessory to a permitted use)

Police and Fire Stations
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Light Manufacturing (ML) - Cowlitz County Cowlitz City of

Light Industrial (I-1) - City of Woodland County Woodland
Processing, packaging, and distribution of goods and services X
Recreational uses requiring extensive covered facilities such X

as for indoor tennis, roller or ice skating, or swimming

Signs X
Storage buildings for household goods and property X X
Veterinary offices and clinics with outside animal runs; dog X X

grooming facilities (Cowlitz County also includes kennels or
animal boarding establishments)

Warehouse, storage and distribution centers, including freight X X
handling terminals; provided that docking and loading
activities do not use any public street, alley or sidewalk

Nurseries, greenhouses, yard, and garden supply outlets X

On-site and off-site hazardous waste treatment and storage X
facilities; provided that (1) such facilities are accessory to and
clearly subordinate to another permitted use; (2) such
facilities comply with the state siting criteria; and (3) such
facilities are developed and operated in compliance with all
applicable federal and state laws and regulations, including
but not limited to Chapter 70.105 RCW and the regulations
thereunder, as now or hereafter amended

Electric vehicle infrastructure X

Other uses not listed but having similar performance X
standards and site requirements may be permitted pursuant
to the procedures of WMC Section 17.48 as presented in
WMC Section 17.44.030

Any permitted use in the C-1 and C-2 districts except single- X
family dwellings, multiple-family dwellings, apartment houses,
hotels, motels, rooming houses, provided, a caretaker’s
apartment shall be allowed as an accessory to a permitted
use, so long as the apartment is occupied by the owner or his
employee for the purpose not employed in the main business
occupying the property, except that the caretaker’s family may
also occupy the apartment

The Heavy Industrial/Manufacturing zones include all permitted uses in the Light
Industrial/Manufacturing zone, as well as on- and off-site hazardous waste treatment
and storage facilities, and all other uses except residential dwellings, hotels/motels, and
boarding houses. Additional exclusions in the County include churches, schools,
hospitals, sanitariums, rest homes, homes for the aged, nursing or convalescent homes,
and recreational vehicle parks. Auto courts are an additional exclusion in the City.
Caretaker’s dwellings are allowed for any business except gas stations in both the
County and the City.

2.5.3 Local and Regional Plans
To implement this CSHI successfully, the Port must coordinate with local and regional
planning efforts. Table 7 lists local and regional plans that affect the Port.
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Table 7. Local and Regional Plans

Plans

Relevance to Port Strategic Business Plan

Cowlitz County Comprehensive Plan

Guides land use and development; adopted in
1976. Update of County comprehensive plan
scheduled for completion in Fall 2015. The
proposed updates will not change the use
designations of Port-owned properties.

Cowlitz County SMP

Guides development of shorelines in the County;
adopted in 1977, update scheduled for adoption
in summer 2016.

Cowlitz County Zoning Ordinance

Implements zoning and development codes in
unincorporated areas of Cowlitz County.

City of Woodland Comprehensive Plan

Addresses land use and development in City and
UGA most recently updated in 2005

City of Woodland Zoning Ordinance

Implements zoning and development codes
within the City of Woodland.

Cowlitz County Transportation System
Plan

Supports regional transportation improvements;
adopted in May 2005; 20-year planning horizon.

Woodland Transportation Infrastructure
Strategic Plan

Refines major system improvement
recommendations and opportunities; adopted in
November 2008.

Cowlitz County Six-Year Transportation
Improvement Program 2014-2019

Identifies transportation improvement projects
within the County for 2014-2019

City of Woodland Water System Plan
2012

Identifies capital improvements, operational
programs and financial guidelines for the next six
and 20-year planning periods

City of Woodland General Sewer and
Facility Plan 1999

Identifies capital improvements for the existing
collection system and future improvements.

City of Woodland Comprehensive Flood
Hazard and Drainage Management Plan

Examines existing surface water management
system and identifies capital improvements

2000
City of Woodland Parks & Recreation An element of the City’s comprehensive plan for
Plan 2007 the parks and recreational facilities

2.5.4 Local and Regional Partners
Collaboration and coordination with strategic partners enable the Port to leverage its
resources and fulfill its mission. Maintaining relationships with the following public and
private entities is key to the Port successfully managing its assets.
e Cowlitz County
e City of Woodland
e Woodland Chamber of Commerce
e Cowlitz Economic Development Council
e Cowlitz Wahkiakum Council of Governments
e Southwest Washington Economic Development Commission
e  Woodland Quality Community Coalition
e Washington Public Ports Association
e Ports of Kalama, Longview and Vancouver
e [Existing Port tenants
Port of Woodland BergerABAM, A16.0067.00
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3.0

3.1

311

DEVELOPMENT PLAN

The Development Plan portion of the CSHI is intended to provide an analysis of current
employment and industry forecasts, Port project opportunities, and goals and strategies
to capitalize on development potential and fulfill the Port’s mission.

Market Analysis
The following sections summarize employment forecasts and target market
opportunities for the Port.? The full market analysis is included as Appendix B.

Employment Forecasts

The Washington State Employment Security Department (ESD) is forecasting a 21.5
percent increase in employment within the Southwest Washington area during the 2013
to 2023 period.? A net increase of 37,500 jobs is forecasted over the next 10 years within
the region. The largest increases in job growth are expected in education and health
services as well as construction and professional and business services. Other leading
job growth sectors are expected to include information, wholesale trade, and leisure and
hospitality (Figure 3).

Educational and health services [ 38.3%
construction | 35.7%
Professional and business services [N 33.5%
information | 26.7%
Wholesale trade I 25.0%
Leisure and hospitality [N 19.5%
Other services [N 16.7%
Retail trade N 14.4%
Government [N 11.8%
Financial activities | 10.7%
Manufacturing [N 10.4%
Transportation, warehousing, and utilities [INNEG_GE 7.5%

Natural resources and mining | g g%

0.0% 5.0% 10.0% 15.0% 20.0% 25.0% 30.0% 35.0% 40.0% 45.0%

Source: ESD.

Figure 3. Employment Forecast for Southwest Washington 2013 - 2023

In addition to the larger categories discussed above, ESD also generates a top ten list of
job occupations that are projected to add workers at a rapid pace (Table 8). This list

2 Information contained in section 2.2 provided by FCS GROUP.
3 Note, the Washington Employment Security Department does not prepare detailed employment
forecasts on the county level, so much of this analysis must use regional forecasts for the combined

Southwest Washington region.
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3.1.2

includes projected annual job openings in Southwest Washington over the 2013 to 2023
time frame. The fastest growing occupations are expected to include computer
application developers, cement masons and concrete finishers, computer systems

analysts, and electricians.

Table 8. Top Ten Occupations in Southwest Washington
(2013 - 2023 by growth and openings)

Average Annual

AAGR Job Openings
Name 2013-2023 2013-2023
Sales representatives, services, all others 3.51 percent 81
Massage therapists 5.14 percent 41
Construction laborers 3.06 percent 158
Computer systems analysts 3.58 percent 41
Software developers, applications 3.71 percent 40
Personal care aides 2.92 percent 104
Landscaping and groundskeeping workers 2.83 percent 147
Electricians 2.97 percent 69
Cost estimators 3.35 percent 37
Cement masons and concrete finishers 3.65 percent 27

Source: ESD, compiled by FCS GROUP.

Industry Cluster Analysis

FCS GROUP prepared an employment clusters analysis for the Southwest Washington
area to identify existing and emerging industry market opportunities (see Figure 4). It is
a widely accepted theory among economic development professionals that employment
clusters are the primary force driving local economic currents and business location
decisions. Clusters of economic activity go well beyond mere concentrations of industry
or employment types. They represent unique competitive market advantages with
regard to employment, work force, creativity, entrepreneurship, business costs, and

supporting natural resources.

The employment clusters analysis helped identify potential industry sector candidates,
which were also discussed during the stakeholder interviews. The employment cluster
analysis shows business and industrial sectors by their location quotient (LQ) (evaluated
business and industrial clusters in the Port area relative to the state), size (aggregate
wages paid annually), and 10-year growth forecast (derived from ESD information).
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3.1.3

Job Growth
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Source: FCS GROUP based on ESD data
Note: Mining (LQ of 2.7) and Information (LQ of .48) were omitted because they threw off the LQ axis and are
relatively small clusters

Figure 4. Key Job Clusters in Southwest Washington

Business clusters were sorted into two classifications.

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

—  Construction

— Educational and Health Services (includes workforce training and health care)
— Manufacturing

Opportunities — includes businesses with low LQ and high average growth rate
(possible pent-up demand or a competitive market disadvantage relative to other
locations). Business types include:

— DProfessional & Business Services

— Leisure & Hospitality

— Financial activities

— Transportation, Warehousing & Ultilities

Industrial Flex Business Park Market Opportunity

In June 2015, the Port funded an independent study by Johnson Economics that detailed
the feasibility of the Port constructing a flex industrial park. The study concluded that
the Southwest Washington market for industrial buildings is strong enough to absorb a

new industrial flex building in the City of Woodland at what was determined to be a

market lease rate ($0.44 to $0.47 per square foot per month with an office surcharge of
$0.80 per square foot per month). While that study did not detail the financial impacts to

Port of Woodland BergerABAM, A16.0067.00
Comprehensive Scheme of Harbor Improvements DRAFT November 2015
Woodland, Washington Page 14 of 23



the Port (as a potential developer), it determined that job growth and industrial building
demand in the area does justify the need for more industrial space in the Southwest
Washington region and suggests that the project could be a success.

3.1.4 Target Market Opportunities
The industrial clusters within the Port district that appear most viable for long-term
expansion are based on the market analysis prepared for this CSHI, as well as an
analysis of existing enterprises that are already concentrated in the region. The
recommended target industries for the Port include:
e Light Manufacturing, including supply-chain businesses that support major mill or
fabricated metal operations.
e Miscellaneous manufacturing and processing, including emerging value-added
industries related to agricultural products.
e Stone product manufacturing.
e Technical training programs (e.g., construction-related professions).
e Regional warehousing and distribution.
e Wholesale warehouse/showrooms.
e Transportation and logistics firms.
e Motor vehicle repair and parts recycling businesses.
3.2 Project Opportunities
Based on the target industries discussed above, as well as input provided by the Port
Commission and stakeholders throughout the development of this CSHI, the Port
identified the following project opportunities. Table 9 provides an overview of the Port’s
priority projects, and includes brief project descriptions, existing zoning designation,
and potential conflicts with land use and development regulations. Additional details
related to capital costs and action items are included in the capital improvement plan,
Table 10 in section 4.1.
Table 9. Project Opportunities
Existing
Zoning Potential Conflicts with Land Use
Project and Description Designation and/or Development Regulations
Austin Point Development - acquisition | Heavy No conflicts are anticipated with the
of rail property, permitting, and Manufacturing; | Heavy Manufacturing zone, most
infrastructure improvements Agriculture-38 | manufacturing and industrial uses
(proposed rail are allowed in this zone.
line parcels); Development of rail in the Ag-38
and Forestry- Zone may require a special use
Recreation permit per Cowlitz County Code
(southernmost | 18.10.251.C(4).
tip of Austin A shoreline permit will be required
Point) for development within 200 feet of
the Columbia River; State and
federal permits may be required.
Port of Woodland BergerABAM, A16.0067.00
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Existing

Zoning Potential Conflicts with Land Use
Project and Description Designation and/or Development Regulations
Martin’s Bar Development - potential Heavy No zoning conflicts are anticipated
development with deep-draft access Manufacturing | A shoreline permit will be required

for development within 200 feet of
the Columbia River; State and
federal permits may be required.

Property Acquisitions - acquire Various No land use or development
properties adjacent to existing Port regulation conflicts anticipated.
holdings as opportunities are available

Property Acquisition Planning - assess Various No land use or development
current land holdings and develop regulation conflicts anticipated.

criteria for acquiring additional
properties based on quantity of current

reserves
Infrastructure Development/Planning - | Light and No land use or development
provide infrastructure for Lemmons, Heavy regulation conflicts anticipated.
Osa Mae Tagger, and Guild Road Industrial

properties; develop shovel-ready sites
to increase marketability (specifically in
Schurman Way Industrial Park); assess
the need for infrastructure development
on all Port properties

Recreational Facilities Planning - Various Some recreational uses are allowed
develop recreational facilities under the in Industrial/Manufacturing zones, a
following conditions: revenue is special use permit may be required
available, Port tax levy is eliminated, within Cowlitz County. Potential land
real estate is available, community use and zoning conflicts should be
dividend criteria is defined, and project assessed in conjunction with facility
is deemed necessary. planning.

Port Office Feasibility Study- conducta | Various Land use and zoning conflicts
feasibility study that identifies potential should be assessed in conjunction
locations and schematic cost estimates with site selection.

for acquisition (if necessary), design,
engineering, and permitting of a new

Port office
Partnerships - pursue partnership N/A No land use or zoning conflicts
opportunities with public and private anticipated.

entities that enhance and further the
Port’s mission and offer
internship/scholarship opportunities.

Access and Rail Development - acquire | Various No land use or zoning conflicts
properties for industrial park anticipated - additional analysis
development and rail spurs to meet should be conducted in conjunction
market demand. with site selection

Property Management Planning - N/A No land use or zoning conflicts
determine criteria for leasing versus anticipated.

selling property; consider the number of
family-wage jobs, investment at the site
and in the community, and the type of
industry. Austin Point and Martins Bar
are lease only properties.
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3.3

3.3.1

3.3.2

Goals and Strategies
The goals and strategies identified below are intended to fulfill the Port’s mission and
support economic growth within the District.

Capital Improvements
Goal 1: Maintain a 5-year capital improvement plan.

Strategy 1.1: Review and update the capital improvement plan as part of the annual
budget development process.

Goal 2: Develop shovel-ready industrial sites.

Strategy 2.1: Complete a return on investment analysis for the development of Port-
owned property.

Management
Goal 1: Ensure policies are in place to guide Port operations and development.

Strategy 1.1: Develop a policy manual that establishes a policy framework for Port
capital improvements, management, finance, environment, and marketing.

Goal 2: Establish a property management plan that enables Port Commissioners and
staff to meet the Port’s mission and increase the economic development potential of
the District.

Strategy 2.1: Identify target businesses most likely to locate on Port property and
pursue partnership opportunities with public and private entities that will leverage
the Port’s resources.

Strategy 2.2: Review standard rates and lease fees to determine current cost recovery
for services and develop rates and lease fees that will recover 100 percent of cost of
service being provided and include ongoing maintenance.

Strategy 2.3: Integrate the CSHI as a planning tool and review it annually in
conjunction with budget meetings.

Strategy 2.4: Develop guidelines for industries operating on Port property that
identifies the types of industries appropriate for and supported by the Port of
Woodland.

Goal 3: Enhance the existing ability of the professional staff and Port Commission.

Strategy 3.1: Continue to provide appropriate training opportunities to enable
ongoing professional development of its staff and Commissioners.

Strategy 3.2: Continue to plan and budget for periodic training opportunities,
including those provided by the Washington Public Ports Association, to allow the
Port Commissioners and staff to gain knowledge relevant to their positions.
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Strategy 3.3: Encourage Commissioner and staff participation in professional
organizations, including the Cowlitz Economic Development Council, Cowlitz-
Wahkiakum Council of Governments, and Washington Public Ports Association.

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

Goal 1: Maintain Port operations and seek opportunities for 5-year revenue
enhancements.

Strategy 1.1: Maintain a general fund operating reserve of 90 days of operating
expenditures.

Strategy 1.2: Identify project opportunities that utilize grant funding in order to
leverage Port resources.

Strategy 1.3: Charge rates and lease fees that recover 100 percent of the full cost of
each service being provided.

Strategy 1.4: Perform a 10-year financial pro forma analysis to determine the break-
even investment level for Port equity investments.

3.3.4 Environmental
Goal 1: Partner with local, regional, state, and federal agencies to meet environmental
regulations for the Port’s existing operations and future development.

Strategy 1.1: Ensure SEPA compliance for all development on Port-owned
properties.

Strategy 1.2: Coordinate with regional ports and state and federal agencies to
support environmental regulations that balance resource protection with economic
development opportunities.

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

Strategy 1.1: Work to develop marketing materials that focus on the Port district and
local community assets, resources, job opportunities, and land availability.

Strategy 1.2: Improve the Port website to better market Port assets and development

opportunities.
Port of Woodland BergerABAM, A16.0067.00
Comprehensive Scheme of Harbor Improvements DRAFT November 2015

Woodland, Washington Page 18 of 23



4.0

41

Strategy 1.3: Partner with local entities, such as the City of Woodland, Cowlitz
County, and the ports of Kalama and Longview to promote regional economic
development and leverage resources.

PLAN IMPLEMENTATION

The Plan Implementation section is intended to outline the steps necessary to realize the
project opportunities and goals identified above in the Development Plan. Plan
implementation includes a capital improvement and action plan and a schedule for
adoption and updates.

Capital Improvement Projects and Action Plan

In order to sustain long-term economic growth and capitalize on existing economic
markets, the Port identified priority projects for the 20-year planning horizon. In order
to achieve the planned capital improvements and goals and objectives outlined in the
comprehensive plan, the action plan associated with each improvement should be
reviewed and updated annually. Table 10 lists potential projects, their time frames,
planning level cost estimates, and action plan.
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Table 10. Capital Improvement Plan

Project 20125 L0 Time Line2 Potential Funding Sources AT Action Plan
Estimate! Partners
Austin Point TBD based on type of Short- to Port General Fund, Potential Private Acquire property to complete rail loop

Development

development

Medium-term

Public-Private Partnership,
TIGER Grant, State Trade &
Export Promotion Grant, Port
General Fund, U.S. Economic
Development Administration
(EDA) grant, U.S. Department
of Agriculture (USDA) grant

Development

Identify required permits and infrastructure
improvements

Identify potential tenants and secure lease for
development

Martin’s Bar TBD based on type of Short to Port General Fund, Potential Private Identify required permits and infrastructure
development Medium Public-Private Partnership, Development improvements
TIGER Grant, State Trade & Identify potential tenants and secure lease for
Export Promotion Grant, Port development
General Fund, U.S. EDA Grant,
USDA grant
Property Acquisitions TBD based on value of Short-term Port General Fund TBD Identify properties adjacent to existing Port
property holdings that may be eligible for acquisition
Property Acquisition $50,000 Medium-term Port General Fund TBD Assess current Port holdings and available

Planning

buildable land
Develop property acquisition criteria

Infrastructure
Development/
Planning

Guild Road Industrial
Park Improvements: $5
to $6 million

Lemmons Property
Improvements: $2.5 to
$5 million + $300,000
to $400,000 if
additional
transportation
improvements are
necessary

Schurman Way
Industrial Park
Improvements:
$500,000 for rail
development;
$60,000/acre for site
prep ($1.62 million for
27 acre site)

Short- to
Long-term

Port General Fund, Port Debt
(LTGO), TIGER Grant, U.S. EDA
Grant, USDA Grant, Industrial
Revenue Bonds (County),
Transportation Benefit District,
Washington Transportation
Improvement Board Grants,
CERB Grants/Loan

Private Industrial
Tenants, Foreign
Trade Zone, HUB
Zone

Complete return on investment analysis for
development of Port properties

Complete infrastructure improvements for
Lemmons, Osa Mae Tagger, and Guild Road
properties

Develop shovel-ready sites in Schurman Way
Industrial Park

Assess the need for infrastructure
improvements on all Port properties
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Project

2015 Cost
Estimate!

Time Line2

Potential Funding Sources

Potential
Partners

Action Plan

Recreational
Facilities Planning

$50,000

Long-term

Port General Fund, Washington
State RCO Grant

City of Woodland

Establish criteria for the development of
recreational facilities, including:

- Revenue availability
Real estate availability
The elimination of the Port tax levy
Defined community dividend criteria
Project is necessary

Port Office Feasibility
Study

$75,000

Medium- to
Long-term

Port General Fund, CERB

TBD

Conduct a feasibility study that identifies
potential locations and schematic cost
estimates for acquisition (if necessary), design,
engineering, and permitting of a new Port office

Partnerships

N/A

Short-term

N/A

Port of Kalama, Port
of Longview, City of
Woodland, Cowlitz
County, Private
entities

Pursue partnership opportunities with public
and private entities that enhance and further
the Port’s mission and offer
internship/scholarship opportunities.

Access and Rail
Development.

TBD based on costs of
acquisition

Medium- to
Long-term

Port General Fund, TIGER
Grant, U.S. EDA Grant, CERB,
TIB Grant

Private Tenants,
HUB Zone, Foreign
Trade Zone

Identify properties for industrial park
development and rail spurs to meet market
demand

Pursue acquisition of appropriate properties

Property
Management
Planning.

$35,000

Short- to
Long-term

Port General Fund

TBD

Identify criteria for leasing versus selling
property; considering:

— Number of family-wage jobs

- Investment at the site and in the

community

— Type of industry
Develop a policy that states Austin Point and
Martins Bar are for lease only

Total

Approx. $10 to $14
million3

1 Cost estimates are based on similar projects in other locations and are not based on detailed engineering plans or analysis. Final engineering and construction costs may vary.
2 Short-term (0 to 3 years), Medium-term (3 to 5 years), Long-term (5+ years).
3Plus additional costs for Austin Point and Martin’s Bar developments and property acquisitions.
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4.2 Adoption and Updates
The Port’s Comprehensive Scheme of Harbor Improvements is designed to be a working
document and will require ongoing review and updates to complete the planned capital,
marketing, and maintenance projects successfully. Table 10 sets out an action plan for
the Port’s identified short-, mid-, and long-term projects. This action plan will be
updated annually.
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5.0 ATTACHMENTS AND EXHIBITS
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27 August 2015

To: Jennifer Keene, Executive Director, Port of Woodland
From: Scott Keillor and Nicole McDermott

Re:  Port of Woodland Comprehensive Scheme of Harbor Improvements
Kickoff Meeting Summary

ATTENDEES

Commissioners (participated in the SWOT Analysis)
Dale Boon, Chair

Jerry Peterson

Paul Cline

Staff
Jennifer Keene, Executive Director

Consultants
Scott Keillor, Nicole McDermott, and Scott McMahon (BergerABAM)
Todd Chase and Tim Wood (FCS GROUP)

OVERVIEW

On 20 August 2015, the Port of Woodland (Port) hosted a kickoff meeting for the development
of the Port’s Comprehensive Scheme of Harbor Improvements (CSHI). The meeting was held at
the Port offices and began with an overview of the CSHI process and background data with the
Port Executive Director, Jennifer Keene. The project overview was followed by a tour of Port
facilities and a strengths, weakness, opportunities, and threats (SWOT) analysis with Port
Commissioners. A summary of the facilities tour and SWOT analysis follows.

FACILITIES TOUR
A list of Port-owned facilities and site tour notes is provided below.

¢ Down River Industrial Park — includes six industrial buildings (not visited during the site
tour). All industrial buildings are currently leased and there is currently a waiting list for
tenants.

e Pekin Industrial Park — public hearing scheduled for 20 August 2015 to surplus the
property.
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e Schurman Way Industrial Park — industrial buildings at the park are Build-to-Suit.
Depending on needed lot size, site readiness, and the ability to work with BNSF, this
industrial park may accommodate rail-dependent users. A 25-acre site is currently available
for development. A rail spur runs along the northern boundary of the site and is used by
PDM Steel. The Port would like to assess the highest and best use of the 25-acre site in the
CSHI.

Schurman Industrial Park - 25-acre Development Site

e Schnitzer Property — public hearing is scheduled for 20 August 2015 to surplus the
Schnitzer property, located east and northeast of the Schurman Industrial Park.

e Guild Road Industrial Park — includes the Rose Growers Site, south of Guild Road. The
Port recently received Cowlitz County, state, and federal grant funding for the design,
engineering, and permitting of the Rose Growers Site.

e Taggart Site — located north of Guild Road and northwest of the Rose Growers Site. The
Port is in the process of purchasing two additional parcels to the west of the Taggart Site; a
public hearing is scheduled on 20 August 2015. The purchase will facilitate the move of
West Coast Training from their existing location on Austin Point.

e Martin Bar North — currently permitted as a dredge material disposal site. This site has
deep-water access and the Port is working with the U.S. Army Corps of Engineers to
remove it as a disposal site in order to facilitate its use for economic development.
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Martin Bar North

e Martin Bar South — currently used as a dredge material disposal site. This site will remain
in use as a disposal site. The Port is currently working to expand Martin Bar South by 9 to 11
acres, in conjunction with the removal of Martin Bar North as a dredge material disposal
site.

¢ Austin Point and Rail Loop — Austin Point is prime heavy industrial property with deep-
water access. The northern 20 acres of Austin Point is currently used as a dredge material
disposal site and leased to West Coast Training. Following acquisition of the site adjacent to
the Taggart Site, West Coast Training will be relocated. The rail loop is currently leased for
agricultural use.
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Austin Point

e Port Office Property Acquisition — the Port is currently in the process of acquiring a
property north of the Pekin Industrial Park for use as the Port administrative offices. A
public hearing for consideration of the acquisition is scheduled for 20 August 2015.

Acquisition Property
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SWOT ANALYSIS

Ms. Keene kicked off the SWOT analysis and introduced the Port Commissioners to the
consultant team. Following introductions and an overview of the CSHI process, the consultant
team facilitated the SWOT analysis, beginning with the Port’s strengths. The following is a brief
description and summary of each discussion topic and bullet points generated by the
Commission during the meeting.

Strengths

All agreed the Port has many strengths. Access to Interstate 5 (I-5), the BNSF railroad, and the
Columbia River are among the Port’s most important assets. The longevity of the Port
Commission and a skilled staff benefit the Port in many ways. Specific Port strengths include:

e Access - I-5, rail, and river (including deep-water access)

e Diversity of facilities (warehousing, manufacturing, waterfront sites)

¢ Quality of life — strong community, good education, new high school

e Access to the river for recreation and fishing

e Low energy and land costs

e Low tax rate

e Regional growth that leads to new development in the area

e Access to technology services

e Relationships with other ports that have experienced staff and more resources

e Proximity to the Portland Metropolitan Area and the Portland International Airport

Weaknesses
The Port’s primary challenges are similar to many challenges facing ports with small staffs and
limited resources. Weaknesses recognized by the Port within its District include:

e Lack of shovel-ready development sites

e Lack of infrastructure to support development, including limited water supply for larger
user

e Lack of buildings to support businesses with 20 to 50 employees

e Lack of a large net buildable site for development (over 50 acres)

¢ Relationship with the County and City could be stronger

e Staff size (too small)

Threats

The greatest potential threats facing the Port are related to public perception based on the
activities of neighboring ports and permit timelines at the City of Woodland. The Port
Commission and staff feel it is important to set policies related to commodities the Port will and
will not accept (coal, oil, liquefied natural gas, propane, etc.) in order to address public
perceptions and expectations. Additionally, opportunities are included below to facilitate
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stronger relationships with the community, City, and County. Summary of threats to be
addressed, include:

¢ Negative public perception related to activities of neighboring ports

e (City permit timelines — City has limited resources and must comply with Growth
Management Act because of its location in both Cowlitz and Clark Counties

e Limited revenue streams

e The cost of doing business because of state regulations (environmental, public notice, etc.) —
the Commission noted that maintaining a clear and open public process is important, but
adhering to process requirements from the state require additional time and resources

Opportunities

The Port recognizes some of the current challenges and potential threats as opportunities to
leverage its resources and improve economic development in the region. The Port can build on
existing assets and expand waterfront and inland development opportunities. Opportunities for
the Port include:

e Supply industries for manufacturing and agriculture — potential for cold storage,
distribution facility (i.e. home depot)

e Take advantage of market opportunities (as assessed through the CSHI process)

e Improve relationships with the community, City, and County

e Support efforts to attract clean industries

e Work with the City and County to streamline permitting

e Seek partnerships with ports, City, and County and/or private businesses

e Marketing/branding, website improvements

NEXT STEPS

The Port staff and Commission will direct refinements to the SWOT analysis, which will be
included in the Port’s CSHI. The consultant team will conduct stakeholder interviews and
complete a market analysis and facilities conditions assessment to be presented to the Port
Commission in September/October 2015.
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PORT OF WOODLAND
COMPREHENSIVE SCHEME OF HARBOR IMPROVEMENTS
STAKEHOLDER INTERVIEW SUMMARY

The Port of Woodland is starting work to develop its comprehensive scheme of harbor
improvements. In order to solicit input on the Port’s existing facilities and the initiatives needed
to enhance job creation in the region, the Port’s consultant, BergerABAM, conducted a series of

interviews with seven business and community stakeholders/leaders in September 2015.

Interviewers posed a total of 11 questions seeking to understand individual and organizational
perspectives related to strategic planning goals.

1.

What is the geographic extent of your customer or client base? Are they strictly local or
beyond?

The stakeholders interviewed offer goods and services that primarily serve the Southwest
Washington region. Specific responses included:

o  Western United States

e Cowlitz County

e City of Woodland

What do you think are the Port’s and the area’s greatest assets for retaining and attracting
businesses — e.g., access to local markets and customers, adequate infrastructure, access to

transportation corridors, availability of skilled workforce, access to recreation, quality of
life, etc.?

Interview respondents found a lot to like about the Port. The primary benefits identified
were access to rail, Interstate (I-5), and the Columbia River. Respondents noted ways to
improve on these attractions, including upgrades to rail and river access. More specific
comments included the following.

Advantages

e Location — access to river, I-5, BNSF/Union Pacific mainline, close to the airport, closest
port in area to Portland and Vancouver.

e Rail spur built in 1997; while the Port has yet to land a user, this is a good asset.
e Waterfront — deep water access.

e High school is new and state of the art.

e Tourism options.

e Staff, including bold new leadership.

e Workforce available.
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¢ Relatively inexpensive land and low cost of living.

¢ No income tax is an advantage when recruiting.

Challenges
e Rail (but no current access) is too congested.
e Big cost to develop river access.
e It's a disadvantage being far from Portland.
e River access (underdeveloped), presents opportunities (e.g., provides the largest income

producers for the Port of Kalama).

3. How familiar are you with the Port’s properties and do you have input on what should be
done to enhance the economic value of these areas? Are there underutilized Port-owned
assets or property the Port should consider acquiring?

All respondents were familiar with the Port’s landholdings and identified numerous
opportunities to better utilize its assets.

Opportunities
e Need a marine terminal/berth.

e Good value in current assets; the Guild Road Industrial Park expansion will serve the
Port for years.

¢  When planning for growth, ports such as Woodland who are “asset rich” are in the best
position over time.

¢ Need more ready flex industrial buildings.

e Austin Point would be difficult to develop for truck traffic, so the Port needs to work on
traffic access improvements. You have to drive through town to get to the property.
Having another exit would be helpful, but the state won’t likely allow one. The
proposed Scott Avenue reconnection under I-5 is needed to take congestion off
exits/underpass.

e Marine sites — Remove obstacles to development: long-term permitting, water needs,
power, etc. Make marketable. Users look for shovel-ready sites that can be operable in
two to three years.

e Could have been better at investing in jobs over the past 20 years. Looking better now.

e Property acquisition is a poor use of Port funds; such sites should be sold back to private
industry.

e Not all Port properties have frontage improvements, and investing in road frontages
would make Port sites more attractive to incoming investors.
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4.

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

Current tenants think the Port does provide what they need to grow. Specific responses
included:

® Yes, 60+ acres across the street for expansion; purchased land for marine terminal.
e The prior economy was timber-dependent. Now there is more diversity with industrial.
e Light manufacturing would provide the most jobs per acre.

e They’ve been helpful over the years. We are looking to grow our business and build
another facility. Not sure if it will be a fit in Woodland. Looking at other ports.

e Port of Kalama, like the Port of Woodland, is not pursuing coal and oil. They feel these
will draw large legal battles and cost too much money. Woodland should “pick its
battles” — maybe focus on bulk commodities such as potash, grain, or minerals.

e Leave Martin’s Bar for recreation.
e Austin Point — target a single commodity, focused on bulk imports/exports via rail.
What are the primary industry types (including clusters of supportive businesses) the

Port should focus on for marketing itself and the surrounding area? How could the Port
or other agencies strengthen these industries and clusters?

The majority of respondents think the Port should continue to focus on a mix of light and
heavy industry. Specific responses included:

e Light and heavy industry.

e Food processing potential.

e Rock aggregate.

e Grain terminals.

e Light manufacturing is the Port’s bread and butter — stick with it.

e A mix/variety of needs for buildings and land (light industrial).

e Steel manufacturer on the marine side.

e Variety of users, including Lifeport/aeronautics (lifesaving equipment helicopter).
e See Cowlitz PUD and others, have facilities ready. Implement a long-term plan.

e Look at what other ports are doing.

e Make use of the Cowlitz Economic Development Council (CEDC).
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e Avoid industries that require a lot of water or high fire flows. If these industries were
pursued, a water supply expansion would be needed to support them.

6. Are there certain goods or services that you think are missing in this area? Please share
your ideas for accommodating opportunities by location (e.g., sites with deep-water
Columbia River access, in-town I-5 and rail access, etc.), best uses, and the condition or
need for improvements of Port properties?

Respondents listed needs for various goods and services that included:

e Rail access is key to serving bulk terminal uses.

e Now diversified. Cold storage, construction, plastic parts, chain builder, toilet paper and
towels (hotel/motel).

e Marine terminal is critical to the future of one company which has invested $12 million,
and plans to add 10 to 20 jobs. The Port needs to invest in and prepare sites (i.e.,
permitting) in order to attract marine facilities.

e Most of the goods and services we need are 20 to 30 miles away in Portland and
Vancouver. The affordable property counterbalances any lack of resources.

e High speed internet access is becoming more available — we just got Comcast three years

ago.

7. What do you think the Port’s reputation is for effective leadership vis-a-vis the Port
Commission, Executive Director, and staff? Do you have suggestions to strengthen this
image of the Port?

The majority of the respondents are encouraged by the Port’s new leadership and have a
positive outlook and expectations for change in the future. This means more industry and
jobs can result from the Port’s efforts. Specific responses included:

e Support job types that best fit the Port’s mission.

e The Port has struggled in the past, and at times was considered anti-development
(protecting farmland). New opportunities now exist, in part due to farmland changing
hands and differing expectations of the new generation.

e Port needs to be more proactive in bringing in business. Who is marketing?

¢ The Commissioners seem to be protecting agriculture. This is counter to the goal to
attract industries to the Port.

e The Port is moving in a positive direction. The new director is a plus!

e The existing staff is doing a good job. Past efforts of prior directors and the Commission
failed in not developing industrial properties while the economy was good.
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e There has been a leadership vacuum in the past, but staff and Commission appear to be
stepping up recently.

e TFive years ago, the image was that there was no action at the Port. Now, perceptions are
changing.

e Portis dependent on dredge spoils (sand sales) to balance its budget. They didn’t take
advantage of the good economic years.

e Perception that Commissioners are not thinking independently and there is coziness
between some.

e Utilize comprehensive scheme of harbor improvements as a daily planning tool!
¢ Doing well. Staff and Commission need to work as one team.

e DPrior to the new executive director, there was a lack of leadership. Didn’t have a well-
defined mission from a County standpoint.

e There is still disagreement among the Commissioners on the long-term mission. Not all
are committed to turning agricultural land into industrial.

e Asa Commissioner, you have a responsibility to bring in work for the community.

e The Port needs to embrace the change — help community to recognize new big
opportunities. New residents in town; new approach — good timing.

e New director moving in the right direction; not afraid to move Port forward.

e Too much farm preservation versus progress.

8. Do you think the Port is involved in and supportive of the community?

The majority of respondents think that the Port is currently active in the community.
Specific responses included:

e Stay involved with Chamber and Rotary.
e Not over the past 25 years. Conflict of farmland versus industrial development.
e Little activity to support jobs.

¢ Yes, very much so recently. The new executive director has brought in much-needed
leadership.

e CEDC board of director’s position held by the new executive director is a plus for the
Port.

* Yes, the Port has initiated community meetings with the school district.

* Yes, the Port is supportive of community — even if meeting attendance is low. People
don’t show up for Port meetings unless there is a complaint.
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10.

11.

e Be proactive — market property.
* Yes, active in Planters Day.

¢ Continue to reach out and be engaged, e.g., Commissioners taking a tour of Columbia
River Carbonates facility.

* Yes - for example, the Port signed a letter of support for a new marine terminal.

What is more important:

a. Removing the Port tax ($0.17/$1,000 assessed value, compared to Port of Kalama — no
taxes, Port of Longview at $0.45).

b. Bringing more jobs and developing current properties from agriculture to industrial
by using the taxing ability.

Most respondents did not have an answer. Those that did replied:

e Ask a community member (respondent doesn’t live in the port district).

e Baby steps with taxing — keep it less controversial.

e Tax base is important to schools and community.

Has the Port been effective in reporting activities to the taxpayer? Are there other
communication opportunities?

Some of the respondents (other Port managers, etc.) do not live within the Port district and
are not aware of any taxpayer communication improvements, but encouraged it. It was
recognized that locals want more information and want to understand what the Port is
doing to grow jobs. The Port needs to continue its newsletter and consider additional
communications such as press releases. Specific responses included:

e Let public know what tax dollars go to; Port of Camas-Washougal uses taxes for port
properties, improvements, debt service only — not general fund.

e The Port has gotten some big tenants but hasn’t shared the news with anyone (e.g.,
Portco Packaging). The ports of Kalama and Longview have newsletters, press releases.

e Consider a more sophisticated financial report to show taxpayers the results of their
investment.

Is there anything else you’d like to add?

Stakeholders had many positive (and some critical) things to say about the future of the Port.

Primarily, respondents feel there are opportunities for current Port leadership to grow Port
assets and attract industry. Specific responses included:

e The Port may be becoming less desirable. Other ports have more possibilities to expand
and grow. The Commissioners don’t like heavy industrial. We have good relationships
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with the Port and that’s why we have stayed, although there is some concern that
change may not be helpful for our company.

e Encourage Commissioners to be bold and think big.

e For success — get a unified direction — the comprehensive scheme of harbor
improvements will provide this. The Port staff and Commission must work as a team.

e The County provided money for a preliminary study/site selection ($10,000) and
engineering study ($50,000) for a boat launch. The project stopped because the site
identified in the site selection was later found to be unusable. Port lost focus and didn’t
use the $50,000, while the County still expects a boat launch to be built.

e Good job looking for alternate funding for the Community Economic Revitalization
Board.

e The Port is a good partner in local industrial improvement efforts.

e Developing a comprehensive plan is important. Future focus on river access, Scott Hill
Park, boat launch, Scott Avenue Underpass.

e Keep Port assets available to the public.

e The City of Woodland is developing its comprehensive plan. Please send a copy of the
comprehensive scheme of harbor improvements to the City so they can include it in
capital improvements.

e Comprehensive scheme of harbor improvements is valuable to get staff and
Commissioners on the same page. Use the plan, but understand that it takes years — the
Port of Kalama does 30 years of strategic planning. “Have patience to see it through.”

PEOPLE INTERVIEWED
Michael Karnofski
Bob Kinghorn

David Ripp

Bernie Schockelt

Ted Sprague

Bart Stepp

Mark Wilson
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MARKET ANALYSIS

This section of the market analysis identifies existing and emerging economic opportunities for the Port
of Woodland. Findings from this work are intended to assist the Port and its local government partners
and stakeholders as they identify existing and potential business activities that are consistent with the
Port’s vision. The goal of this section is to establish a clear economic development direction for the Port
that is consistent with local, regional, and state market trends and planning policies.

The steps used to complete this work are described below.

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

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

Review information regarding existing and potential growth of major employers.

o~

Compile wage and salary employment data for the local and regional economy and conduct
industry clusters analysis to ascertain emerging economic development characteristics.

©

Identify tourism trends and related market opportunities.

7. Prepare market-supportable commercial and industrial development forecasts for the Port district
and potential capture rates for Port-owned land and facilities.

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

A. ECONOMIC OVERVIEW

The Port holds around 400 acres of development ready industrial land for lease between the Lewis and
Columbia Rivers in and around the city of Woodland, located in Cowlitz County. In addition to providing
industrial land, the Port facilitates economic development activities between public and private entities in
the region.

National Overview

As of 2015, moderate economic expansion is occurring nationally and in the state of Washington.
According to the US Bureau of Economic Analysis, national real gross domestic product (GDP) - the
measure of the value of all goods and services produced annually — increased by 2.3% (annualized rate)
during the second quarter of 2015, compared with an annual rate of 4.6% in 2014 and 1.1% in 2013.

The future GDP outlook is promising. According to recent projections by the Federal Reserve Open
Market Committee, national real GDP is expected to grow by between 1.8% and 2.0% in 2015 and by
2.4% to 2.7% in 2016.
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Washington Overview

According to the U.S. Bureau of Economic Analysis (BEA), in 2014 (latest year available), the state of

Washington recorded their highest-ever GDP figure, $427.1 billion, up from $407.2 billion in 2013 and
up from $296.7 billion in 2005.

In addition to GDP, Washington’s foreign exports set records in 2014 as well with $90.5 billion worth
goods and services exported outside of the United States according to the U.S. Census Bureau. That

represents 5.6% of total United States exports in 2014. These figures are up from $64.8 billion (4.4% of
U.S. total) in 2011.

With regard to employment, Washington posted a year-over-year overall gain of 113,000 jobs between
June 2014 and June 2015, which was an improvement over the prior year’s gain of 75,300 jobs. At the
same time, the state’s seasonally adjusted unemployment rate continued to fall from 6.1% in June 2014 to
5.3% in June 2015, which is at parody with the national average for the month of June.

The unadjusted unemployment rate in Cowlitz County is above the Washington statewide rate at 7.7%
compared to 5.3% for the state as of June 2015. As shown in Exhibit 1, while the county unemployment
rate remains above the state average, both have improved significantly since the depths of the recession. It

should be noted that Washington and Cowlitz County are experiencing a high level of under-employment,
which is not reflected in these data trends.

Exhibit 1: Not Seasonally Adjusted Unemployment Rates

——Washington  =——=Cowlitz County
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Source: Washington State Employment Security Dept.

Washington state economists are predicting a continued upward trend in statewide employment of about

2.6 percent in 2015 and 1.6 percent annually through 2019. Moderate job growth in Cowlitz County is
also expected.

Trade Overview

Established in 1960, the Port of Woodland has focused on economic development by providing industrial
land to businesses as well as appropriate infrastructure to serve that land. Over the past 55 years, the
regional economic base has shifted from forest product extraction and lumber manufacturing to more
diverse types of manufacturing and service industries. Today, the Port enjoys exceptional access to
transportation ranging from freight truck access to Interstate 5, BNSF and Union Pacific rail transport in
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Woodland, and nearby access to marine trade (provided at the ports of Kelso and Longview) and air cargo
access located at both Portland International Airport and Sea-Tac Airport.

Local Population and Income Levels

In 2015, Cowlitz County’s population consisted of 104,280 people according to the Washington Office of
Financial Management (OFM) Forecasting Division. The average annual population growth rate for
Cowlitz County was less than half of the Washington average over the 2000 to 2015 timeframe (Exhibit
2).

Exhibit 2: Population Trends
2000 2010 2015 Annual Growth Rate

Census Census WA OFM 2000-2010 2010-2015
Cowlitz County 92,948 101,244 104,280 0.86% 0.59%

Woodland 3,780 5,271 5,760 3.38% 1.79%
Longview 34,660 36,605 37,130 0.55% 0.29%
Kelso 11,895 11,977 11,950 0.07% -0.05%

Washington 5,894,121 6,561,297 7,061,410 1.08% 1.48%
Source: U.S. Census; Washington Office of Financial Managemet
Forecasting Division

The OFM expects that population growth in Cowlitz County will continue to trail the statewide rate for
the foreseeable future. As indicated in Exhibit 3, Cowlitz County is projected to add 14,487 people
between 2010 and 2040, a rate of .44% annually. Meanwhile, Washington is expected to add 2,066,441,
or .9% annually through the same period.

Exhibit 3: Population Projections, Cowlitz County

Annual
2010 2015 2020 2030 2040 Growth

Rate

Census WOFM WOFM WOFM  WOFM 2010-2040
Cowlitz County 102,410 105,130 108,588 114,158 116,897 0.44%

Washington 6,724,540 | 7,022,200 | 7,411,977 | 8,154,193 | 8,790,981 0.90%
Source: U.S. Census; Washington Office of Financial Managemet Forecasting Division
Washington State Gorwth Management Population Projections for Counties: 2010 to 2040

In 2012, the median household income level for Cowlitz County was approximately $47,596 and the
average per capita income level was $23,557. The County’s median income levels are now about 20%
lower than the Washington statewide average, a gap which has widened between the 2000 U.S. Census
and the 2009-2013 American Community Survey (ACS), as indicated in Exhibit 4.
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Exhibit 4: Income Trends

Annual

1999 2013 Growth

Rate

- 3; o Cowitz County $39,797  $47,596 1.29%
%’ < £ Washington $45,776  $59,478 1.89%
2 % 2 Oregon $40,916  $50,229 1.48%
T uUs $41,994  $53,046 1.68%
& ,  Cowlitz County $18,583  $23,557 171%
& E  Washington $22,973  $30,742 2.10%
; £ Oregon $20,940  $26,809 1.78%
o US $21,587  $28,155 1.92%

Source: Census (in 1999 dollars) and ACS for 2009-2013 (in 2013 dollars)

Economic Strengths and Weaknesses

The economic, demographic, and infrastructure characteristics of the Port of Woodland establish a
framework within which businesses can establish themselves and grow. An analysis of the Port district in
the context of the broader regional or state economy is used to help identify potential target industries as
well as identify where policies could be adjusted to help remove barriers to job creation. Please refer to
the Strengths Weaknesses Opportunities and Threats (SWOT) analysis summarized by BergerABAM.

Location and Geography

The Port is located between the Columbia and Lewis Rivers in and around the city of Woodland
Washington. The terrain is typical of a river valley. Woodland is well served by Class 1 rail lines as well
as Interstate 5. This location provides convenient access to rail, truck, air and marine freight movement
opportunities.

Transportation and Infrastructure
Please refer to the report of the condition assessment of Port facilities completed by BergerABAM.

B. MARKET ANALYSIS

Employment Trends

According to the Washington State Employment Security Department (ESD), at the end of 2013, there
were 34,458 non-farm jobs in Cowlitz County (covered by unemployment insurance). The current level of
employment in the County is down 5.7% from the 2007 peak of 36,544 covered jobs. The employment
sectors in the County that grew the fastest between 2001 and 2013 were education and health services,
wholesale trade, and professional and business services (Exhibits 5, 6, and 7).
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Exhibit 5: Cowlitz County Employment Trends 2003-2013
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Exhibit 6: Non-Farm Employment Trends by Sector in Cowlitz County, 2001-2013
2003 - 2013

AN

Change

CAGR

Industrial Trades* 12,318 12,816 11,701 -617 -0.51%
Retail Trade 4,348 4,464 4,291 -57 -0.13%
Services 12,433 12,963 13,056 623 0.49%
Government 5,539 5,758 5,410 -129 -0.24%
Total 34,638 36,001 34,458 -180 -0.05%

* Includes construction, manufacturing, wholesale trade, transportation, utilities and mining/logging businesses.
Source: Washington State Employment Security Department, compiled by FCS GROUP. Employment includes

workers “covered” by unemployment insurance.
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Exhibit 7: Cowlitz County Employment Trends by Sector, 2003—-2013 (covered workers

2001-2013

Annual

PAVOK] 2008 2013 Change Growth Rate
Total nonfarm employment 34,638 36,001 34,458 -180 -0.05%
Total private 29,099 30,244 29,048 -51 -0.02%
Mining and logging 862 801 815 -47 -0.56%
Construction 2,121 2,384 2,065 -56 -0.27%
Manufacturing 6,941 6,477 6,188 -753 -1.14%
Wood product manufacturing 1,199 927 859 -340 -3.28%
Paper manufacturing 2,929 2,405 2,173 -756 -2.94%
Trade, transportation, and utilities 6,742 7,617 6,924 182 0.27%
Wholesale Trade 1,050 1,529 1,330 280 2.39%
Retail trade 4,343 4,464 4,291 -57 -0.13%
Food and beverage stores 938 924 777 -161 -1.87%
General merchandise stores 1,101 1,065 1,341 240 1.99%
Transportation, warehousing, and utilities 1,344 1,624 1,303 -41 -0.31%
Information 407 452 349 -58 -1.53%
Financial activities 989 928 819 -170 -1.87%
Professional and business services 2,046 2,290 2,312 266 1.23%
Educational and health services 4,661 4,929 5,105 444 0.91%
Leisure and hospitality 3,300 3,306 3,265 -35 -0.11%
Other services 1,729 1,692 1,855 126 0.71%
Government 5,639 5,758 5,410 -129 -0.24%
Federal government 259 227 224 -35 -1.44%
State government 1,011 1,065 986 -25 -0.25%
Local government 4,269 4,466 4,200 -69 -0.16%

Source: Washington State Employment Security Department, compiled by FCS GROUP. Employment includes workers
““covered” by unemployment insurance.

Employment Forecast

The ESD is forecasting a 21.5 percent increase in employment within the Southwest Washington area
during the 2013 to 2023 period.* A net increase of 37,500 jobs is forecast over the next 10 years within
the region. The largest increases in job growth are expected in education and health services as well as
construction and professional and business services. Other leading job growth sectors are expected to
include information, wholesale trade and leisure and hospitality (Exhibit 8).

! Note, the Washington Employment Security Department does not prepare detailed employment forecasts on the
county level so much of this analysis must utilize regional forecasts for the combined Southwest Washington region.
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Exhibit 8: Employment Forecast for Southwest Washington, 2013-2023
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Source: Washington Employment Security Department.

In addition to the larger categories discussed above, ESD also generates a top ten list of job occupations
that are projected to add workers at a rapid pace (Exhibit 9). This list includes projected annual job
openings in Southwest Washington over the 2013 to 2023 time frame. The fastest growing occupations
are expected to include: computer application developers, cement masons and concrete finishers,
computer systems analysts and electricians.

Exhibit 9: Top 10 occupations by growth and openings in Southwest Washington 2013-
2023

Awerage annual
job openings
2013-2023

AAGR
2013-2023

Occupational titles

Sales representatives, services, all other 3.51% 81
Massage therapists 5.14% 41
Construction laborers 3.06% 158
Computer systems analysts 3.58% 41
Software developers, applications 3.71% 40
Personal care aides 2.92% 104
Landscaping and groundskeeping work 2.83% 147
Electricians 2.97% 69
Cost etimators 3.35% 37
Cement masons and concrete finishers 3.65% 27

Source: Washington State Employment Security Department, compiled by FCS GROUP.
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Industry Clusters Analysis

FCS GROUP prepared an employment clusters analysis for the Southwest Washington area to identify
existing and emerging industry market opportunities. It is a widely accepted theory among economic
development professionals that employment clusters are the primary force driving local economic
currents and business location decisions. Clusters of economic activity go well beyond mere
concentrations of industry or employment types. They represent unique competitive market advantages
with regard to employment, work force, creativity, entrepreneurship, business costs, and supporting
natural resources.

The employment clusters analysis helped identify potential industry sector candidates, which were also
discussed during the stakeholder interviews. The clusters analysis entailed:

1. Obtaining employment security wage and salary employment data from ESD for Southwest
Washington and the state for the year of 2013 (latest data year).

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

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

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

Exhibit 10: Key Job Clusters in Southwest Washington

High45.0%
Educational & Health
42.0% Services

39.0%  professional & Business Construction

Services
36.07% .
33.0% .

=
T 300%
2
O  270% Wholesale Trade
e}
C O
- 24.0%
Leisure & Hospitality
21.0% .
18.0% Other Services
. Retail trade
15.0% Government
Manvufacturing
12.0% IFIndncidI Activ
9.0% 1
5.0% .Transponuﬂon. Warehousing
& Utilities
3.0%
Low o0.0%
0.8 1.0 1.2
Lo Propensity to Locate High

Source: FCS GROUP based on ESD data
Note: Note: Mining (LQ of 2.7) and Information (LQ of .48) were omitted since they threw off the LQ axis and are relatively
small clusters
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FCS GROUP sorted business clusters into four classifications.

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

v" Construction
v Educational and Health Services (includes workforce training and healh care)
v Manufacturing

Opportunities — includes businesses with low LQ and high average growth rate (possible pent-up
demand or a competitive market disadvantage relative to other locations). Business types include:

v" Professional & Business Services

v Leisure & Hospitality

V" Financial activities

v" Transportation, Warehousing & Utilities
Industrial Flex Business Park Market Opportunity

In June 2015, the Port of Woodland funded an independent study by Johnson Economics which detailed
the feasibility of the Port constructing a flex industrial park. The study concluded that the Southwest
Washington market for industrial buildings is stong enough to absorb a new industrial flex building in the
city of Woodland at what was determined to be a market lease rate ($0.44 to $0.47 /SF/month with an
office surcharge of $0.80 /SF/month). While that study did not detail the financial impacts to the Port of
Woodland (as a potential developer), it determined that job growth and industrial building demand in the
area does justify the need for more industrial space in the Southwest Washington region and suggests that
the project could be a success.

Retail Target Market Opportunities

While the retail sector is already doing well, it is constantly evolving as new businesses open and others
close. FCS GROUP analyzed retail supply and demand within the primary market area, which is defined
as the area within a 20-minute drive of Port headquarters. The analysis (see Appendix A) indicates the
following findings:

e As would be expected with areas between major population centers, the Port of Woodland area
has a significant outflow of retail spending in most store group categories. The amount of
spending lost in these categories is referred to as retail leakage. Some retail sectors which fall into
this category include: motor vehicle & parts stores, food services and drinking establishments as
well as clothing and accessories stores building materials, electronics and appliance stores.

e Some store groups exhibit the opposite, indicating consumers travel from outside of the port
district to patronize these stores. These store types include: health & personal care stores,
department stores and food and beverage stores.

e Residents near the Port of Woodland will likely continue to travel outside the local area for
purchases, but it is possible that the Port could provide retail development opportunities for non-
store retailers that require low-cost space to store and ship products by Fed-Ex or UPS.

Target Market Opportunities

The industrial clusters within the Port district that appear most viable for long-term expansion are based
on analysis found throughout this report as well as an analysis of existing enterprises that are already
concentrated in the region. The recommended target industries for the Port include:
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o Light Manufacturing: including supply chain businesses that support major mill or fabricated
metal operations.

o Miscellaneous manufacturing and processing: including emerging value-added industries related
to agricultural products.

e Stone product manufacturing

e Technical training programs (e.g., construction related professions)
o Regional warehousing and distribution

e Wholesale warehouse/showrooms

e Transportation and logistics firms

e Motor vehicle repair and parts recycling businesses
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Appendix A Retail Trade Inflow/Outflow Analysis
Retail inflow/outflow within 20 minute drive of Port Headquarters

esri

Retail MarketPlace Pr

Port of Woodland
115 Davidson Ave, Woodland, Washington, 98674
Drive Time: 20 minute radius

file

page 11

Prepared by Esri

Summary Demographics
2015 Populaton
2015 Households
2015 Median Disposable Income
2015 Per Capita [ncome

Industry Summary
Total Retail Trade and Food & Drink
Total Retail Trade
Total Food & Drink

Industry Group
Motor Vehide & Parts Dealers
Automnobile Dealers
Other Motor Vehide Dealers
Auto Parts, Aocesscries & Tire Stores
Furniture & Home Furnishings Stores
Furniture Stores
Home Furnishings Stores
Electronics 8 Appliance Stores
Bldg Materials, Garden Equip. & Supply Stores
Bldg Material 8 Supplies Dealers
Lawn & Garden Equip & Supply Stores
Food & Beverage Stores
Grocery Stores
Spedalty Food Stores
Beer, Wine 8 Liquor Stores
Health & Personal Care Stores
Gascline Staticns
Clothing & Clothing Accessories Stores
Clothing Stores
Shoe Stores
Jewelry, Luggage & Leather Goods Stores
Sporting Goods, Hobby, Book 8 Music Stores
Sporting Goods/Hobby/Musical Instr Stores
Book, Pericdical 8 Music Stores
General Merchandise Stores
Department Stores Exduding Leased Depts,
Other General Merchandise Stores
Miscellanecus Store Retailers
Florists
Office Supplies, Stationery & Gift Stores
Used Merchandise Stares
Other Miscellanecus Store Retailers
Menstore Retailers
Electronic Shepping 8 Mail-Order Houses
Wending Machine Operators
Direct Selling Establishments
Food Servioes & Drinking Places
Full-Service Restaurants
Limited-Service Eating Flaces
Spedial Food Services
Drinking Places - Alcoholic Beverages

NAICS

44-45,722
44-45

722
NAICS

4411
4412
4413

4421
4422
443
444
4441
4442
445
4451
4452
4453
446,4461
447,447 1
443
4481
4482
4483
451
4511
4512
452
4521
4529
453
4531
4532
4533
4539
454
4541
4542
4543
722
7221
7222
7223
7224

Demand
(Retail Potential )

$1,110,538,853
$1,003,158,17¢
$107,380,674

Demand

{Retail Potential)

$205,363,243
%176,150,475
$13,968,309
415,244, 456
422,622,963
$12,550,46€
410,07 2,498
$19,064,71C
$34,369,429
$29,676,387
$4,693,042
$199,172,002
$185,007,901
45,015,162
$9,148,038
67,561,775
$78,296,099
$57,969,171
443,900,284
$7,525,961
46,542,926
$16,538,57C
%15,051,884
$1,486,656
$175,193,659
464,703,604
$110,490,055
$31,827,89C
$1,123,208
$9,537,895
$2,775,101
$18,391,69€
$94,87 8,662
486,737,467
$852,882
$7,288,314
%107,380,674
450,812,083
447,380,528
$4,960,18¢
$4,227,875

Supply
(Retail Sales)
£869,458, 764
$780,457, 868

$88,998,897

Supply
{Retail Sales)

$71,923,774
$45,165,933
411,850,555
$10,907, 286
$28,332,053
45,932,013
$22, 400,040

$5,720,991
$44, 468, 866
$37,312,462

$7,156, 404
$215,847, 843
$208, 523, 509

$4,205, 698

$3,118,535
£108,055, 965

$44,003, 736
22,878,512
$18,756,998

42,771,751

$1,349,763

$14,301,834
$13,715,961

$555,872
£166,401, 983
$127,448,936
$38,953,052
$28,991,812

$1,178, 066

$4,696,773

42,255,017

20,861,956
$29,530,495
$25,920,592

$3651,905

$3,247, 997

88,998,897
431,151,965
$45, 126,551
46,563,594
$6, 156,756

Retail Gap

241,082,089

$222,700,31C
$18,381,777

Retail Gap

$133,439,469
$126,984,546
$2,117,754
44,337,170
-$5,709,090
$6,618,453
-$12,327,542
$13,343,715
-$10,099,437
-$7,636,075
42,463,362
-$16,675,841
-$23,515,608
$809,464
$6,030,303
-$40,194,186
$34,292,363
$35,090,555
$25,143,286
$4,754,21¢
$5,193,163
$2,236,73¢6
$1,335,923
$900,814
$8,791,67 1
-§62,745,332
$71,537,003
$2,836,078
-$54,858
$4,841,122
$520,084
$2,470,27C
$65,348, 167
$60,816,375
$490,977
$4,040,317
$18,381,777
$19,660,118
$2,253,947
$1,603,405
$1,928,881

Leakage/Surplus

Factor
12.2
1205,
9.4

Leakage /Surplus

Factor
43,1
56,4
8.2
166
Sl
35,8
-38.0
538
-12.8
-11.4
-20.8
-4.0
-6,0
8.8
49.2
-22.8
28.0
43.4
40.1
46.2
65.8
73
4.6
43.5
2.6
SERT
47.9
4.7
-2.4
34.0
10.3
=635
S2i5
54,0
40.4
383
2.4
24.0
2.4
=39
-18.6

92,060
34,173
$54,426
$30,821
Number of
Businesses
708

590

119
Number of
Businesses
57

23

17

17

33

i)

24

21

62

47

16

75

40

31

4

5

11

48

33

&

g

63

56

119

Data Note: Supply (retall sales) estimates sales to consumers by establishments. Sales to businesses are excluded. Dernand (retail potental) estimates the expected amount
spent by consumers at retail establishments, Supply and demand estimates are in current dollars, The Leakage/Surplus Factor presents a snapshot of retail opportunity. This
is a measure of the relationship between supply and demand that ranges from +100 (total leakage) to -100 (total surplus). A positive value represents 'leakage' of retail
opportunity outside the trade area. A negative value represents a surplus of retail sales, a market where customers are drawn in from outside the trade area. The Retail Gap
represents the difference between Retail Potential and Retail Sales. Esri uses the North American Industry Classification System (NAICS) to classify businesses by their
primary type of economic activity. Retall establishments are classified into 27 industry groups in the Retail Trade sector, as well as four industy groups within the Food
Services & Drinking Establishments subsector. For more information on the Retail MarketPlace data, please view the methodology statement at http: //www .esri.comylibrary,

whitepapers/pdfs/fesri-data-re tail-marketplace pdf.

Source: Esri and Dun & Bradstreet. Copyright 2015 Dun & Bradstreet, Inc. All rights reserved.
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PORT OF WOODLAND
FACILITY CONDITION ASSESSMENT

1.0

2.0

3.0

OVERVIEW

The Port of Woodland (Port) solely owns 25 properties on approximately 335 acres
within Woodland, Washington, and the surrounding area. The Port owns an additional
seven properties in conjunction with neighboring ports totaling approximately 880 acres.
The Port owns and leases both light and heavy industrial property to a wide range of
tenants, including construction, transportation, manufacturing, and agriculture. All of
the Port’s facilities are located within Cowlitz County. BergerABAM performed a
streamlined facilities condition assessment of Port-owned properties at the following
industrial parks and general areas: Down River Drive Industrial Park, Schurman Way
Industrial Park, Guild Road Industrial Park, West Coast Training Industrial Area,
Martin Bar, and Austin Point. Please see the map (Figure 1) below for reference.

PURPOSE

The purpose of this assessment is a supporting document to the Port’'s Comprehensive
Scheme of Harbor Improvements. This assessment lists each of the existing Port
properties and documents condition, maintenance, and repair history. The findings of
this assessment support the Capital Improvement Plan that provides a financial analysis
for improvements to the existing properties and future developments.

ASSESSMENT APPROACH AND METHODOLOGY

The assessment included a visual reconnaissance and review of available information
provided by the Port, including drawings and technical reports. BergerABAM did not
perform any calculations or testing. Accompanied by Richard Harsh, the Port’s Facility
Manager, Carissa Barrett visited a representative number of Port-owned properties on

1 September 2015. Ms. Jennifer Keene provided a list of known deficiencies for buildings
and properties. All property and tax lot information was provided by the Cowlitz
County Assessor’s Office.

This assessment is a “desktop” assessment based upon the limited field survey and
reports from the Port. A more in-depth condition assessment would be required to more
tully establish conditions and extents of deficiencies. The condition of the properties was
based upon an external visual survey and verified by Port staff. No Facility Condition
Index rating was developed for the buildings. The condition of the buildings were rated
in general conformance with the American Society of Civil Engineers (ASCE) Routine
Condition Assessment Ratings. Mechanical, electrical, and plumbing systems were not
evaluated as part of this assessment.

The Port’s properties, including general building and property descriptions, known
improvements, observed conditions, and descriptions of access and utilities are
summarized in the following sections.

Port of Woodland BergerABAM, A16.0067.00
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4.0 DOWN RIVER DRIVE INDUSTRIAL PARK

4.1 Overview
The Port owns one property at the Down River Drive Industrial Park facility (see
Table 1). The Down River Drive Industrial Park is an approximate 6.84-acre site and is
located adjacent to the intersection of Down River Drive and Mitchell Street (see
Figure 2). The site consists of an asphalt parking lot and six buildings that were
constructed in the 1990s. The buildings” tenants, uses, approximate building sizes, and
conditions are listed below in Table 2.

Figure 2 - Aerial of Down River Drive Industrial Park

Table 1. Down River Drive Industrial Park Properties

Tax Lot Number Address Size (acres)
5042305 1363 Down River Drive 6.84
Port of Woodland BergerABAM, A16.0067.00
Facility Condition Assessment October 2015

Woodland, Washington Page 4 of 47



Table 2. Down River Drive Industrial Park Building Inventory

Address Tenant Use Bu"d(':g D2 Construction Type Utilities Condition :cr;m‘;:::geﬁ::'seé
1363 60’ x 170’ Concrete 5
ilt- " sewer; . . .
Down River Office Building | 10,200 t"wﬁ d"’i‘;‘g iﬁf}esthrgial Ly | Satisfactory Exterior Paint
: 2
Drive metal roof
Stellar J.
1375 Construction fitup and sheet meta
Down River Staging and 10,200 buﬁdin with sheet N/A Satisfactory Exterior Paint
Drive Storage m egtal roof
. 60’ x 170’ Concrete
Flash Co. ”
138?.’ Manufacturing tilt-up and sheet metal 4" sewer, . . .
Down River (Roof and 10,200 - . Satisfactory Exterior Paint
. X e building with sheet 2”7 water
Drive Flashing) Distribution metal roof
Pacific
Seafood Dry Storage
Flash C Offi 14,700
ash Co. ice
1387 (10,200-sf 60’ x 170’ Concrete
. Woodland original tilt-up and sheet metal 6” sewer; . . i
Downl River School Storage building with building with sheet 5" t0 8” water Satisfactory Exterior Paint
Drive District 4,500-sf metal roof
- expansion in
Olympic Aero | Manufacturing 2006)
(Aviation and
Equipment) Distribution
. 60’ x 170’ Concrete
1391 Advanced Manufacturing ) . .
Down River | Composites and 10,200 | "UP d?r?‘gj oneet metal N/A Satisfactory EXte”l‘J’;ng'gZSHVAC
Drive (Fiberglass) Distribution metal roof
1395 Sunlight Fertilizer 61-2" x 168’ Concrete
Down River Supply Industry 10,275 tilt-up with asphalt 4” sewer Satisfactory Exterior Paint
Drive BNSF Offices built-up roofing
Port of Woodland BergerABAM, A16.0067.00
FacilityConditionAssessment October 2015
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Public Street Access

The Down River Drive Industrial Park is located less than 0.5 mile west of Interstate 5 (I-5). The
site can be accessed by Exit No. 21 from I-5 southbound. The I-5 exit initially connects with West
Scott Avenue, a two-lane minor arterial road. The industrial park can be accessed from Down
River Drive, a local street that intersects West Scott Avenue. A Port-owned roadway provides
access to all of the buildings and is in need of repair.

Rail Access
No rail access is provided to the site.

Sanitary Sewer
The sanitary sewer collection system is maintained by the City of Woodland. An interceptor
runs in the west-to-east direction along Mitchell Avenue.

Water
Potable water is supplied by the City of Woodland. The Down River Drive Industrial Park is
serviced by a 6-inch PVC water line that connects to the City’s 12-inch water line.

Electrical Power
Electrical power is provided by Cowlitz Public Utility District.

Natural gas
Natural gas is provided by Cascade Natural Gas.

Communication
Telecommunication services are provided by Verizon and Comcast.

Stormwater

A catch basin is located on Down River Drive adjacent to the site and is connected to a
perforated storm drain for infiltration and a dry well. A drainage ditch runs in the north-south
direction along the east boundary of the site. Bioswales are located to the north of 1391 Down
River Drive and to the west of 1375 Down River Drive. Catch basins are located throughout the
parking lot and drain to the bioswales on site from storm pipes ranging from 4 to 10 inches. The
bioswale north of 1391 Down River Drive is in need of reinforcement.

Port of Woodland BergerABAM, A16.0067.00
FacilityConditionAssessment October 2015
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Photo 1. 1363 Down River Drive Building

Photo 2. 1375 Down River Drive Building
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Photo 3. 1383 Down River Drive Building

Photo 4. 1387 Down River Drive Building
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Photo 5. 1391 Down River Drive Building

Photo 6. 1395 Down River Drive Building
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Photo 7. Down River Drive Parking Lot

Photo 8. Bioswale behind 1391 Down River Drive
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5.0 SCHURMAN WAY INDUSTRIAL PARK

5.1 Overview
The Port owns eight properties at the Schurman Way Industrial Park facility (see
Table 3). The Schurman Way Industrial Park is an approximate 71 acre site and is
located adjacent to the intersection of Guild Road and Schurman Way. The industrial
park has paved and gravel areas for tenant storage, as well as vegetated areas for
agricultural use. The site consists of industrial tenants, agricultural land, and property
for rail access. The tenants, building’s uses, approximate building sizes, and conditions
are listed below in Table 4. Peri Formworks and Northern Energy are tenants who own
the structures on the site and have negotiated a land lease of the Port-owned property.

Figure 3 - Aerial of Schurman Way Industrial Park

Port of Woodland BergerABAM, A16.0067.00
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Table 3. Schurman Way Industrial Park Properties

Tax Lot Number Address Size (acres)
504212018 1670 Schurman Way 2.7
504212016 1475 Port Way 11.1
504212009 1415 Port Way 3.1
504212019 1400 Guild Road 2.1
540212017 1600 Schurman Way 2
504212000 N/A (Agriculture) 10.7
507820100 N/A (Agriculture) 12.6
507900100 N/A (Agriculture) 3.7
507860101 N/A (Rail) 23

Port of Woodland BergerABAM, A16.0067.00

FacilityConditionAssessment
Woodland, Washington

October 2015
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Table 4. Schurman Way Industrial Park Inventory

Approximate

Construction

. ) Year Type and . Known Deficiencies/ Maintenance
Address Tenant Use Building Size Built Utilities (if Condition Needed
(sf) available)
Metro .
L Auto repair Sheet metal None known
1670 Transmission building with
Schurman Superior 17,700 2008 6” sewer line Good
. Machining " . .
Way Industrial . and 2" water Minor roof repair
. and offices li
Services Ine
Concrete 24,000-sf Sheet metal
. formwork . N/A
1475 Peri ard warehouse; N/A warehouse and N/A
Port Way Formworks yard, 11,000-sf steel-framed (Tenant (Tenant owned)
warehouse, . . - owned)
) offices office building
and offices
Propane 56’ x 75’
tank Sheet metal
1415 Berhman'’s storage/ building with )
Port Way Trucking distribution, 4,200 1996 4” sewer line Satisfactory None known
warehouse and 1” water
and offices line
N/A
1400 Northern Warehouse Sheet metal / N/A
Guild Road Enerey/ and offices 2,200 N/A building (Tenant (Tenant owned)
Amerigas owned)
1600
Schurman
Way Dean Boon Agriculture N/A N/A N/A N/A N/A
N/A

(Agriculture)

Port of Woodland

FacilityConditionAssessment
Woodland, Washington
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Public Street Access
The Schurman Way Industrial Park is located approximately 0.25 mile west of I-5. The site can

be accessed by Exit No. 21 from I-5 southbound. The I-5 exit initially connects with West Scott

Avenue, a two-lane minor arterial road that turns into Guild Road, a local street.

Rail Access
The Port-owned Parcel 507860101 is adjacent to the BNSF Railway and Union Pacific Railroad

rail line and provides access to the Schurman Way Industrial Park via a Port-owned rail spur
that was constructed by the Port in 1998.

Sanitary Sewer
The sanitary sewer collection system is maintained by the City of Woodland. An interceptor

runs in the south-to-north direction along Schurman Way and feeds into a pump station located
at Dike Access Road and Schurman Way. The Public Works Director for the City of Woodland,
Bart Stepp, stated a recent analysis of this pump station showed it is close to its pump capacity.

Water
Potable water is supplied by the City of Woodland. The Schurman Way Industrial Park is

serviced by a 12-inch PVC water line.

Electrical Power
Electrical power is provided by Cowlitz Public Utility District.

Natural gas
Natural gas is provided by Cascade Natural Gas.

Communication
Telecommunication services are provided by Verizon and Comcast.

Stormwater
Catch basins and storm drains are located along Guild Road and Schurman Way to collect

stormwater.
Port of Woodland BergerABAM, A16.0067.00
FacilityConditionAssessment October 2015
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Photo 9. 1670 Schurman Way - Superior Industrial Services Offices

Photo 10. 1670 Schurman Way - Metro Transmission
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Photo 11. 1475 Port Way - Peri Formworks Office and Warehouse

Photo 12. 1475 Port Way - Peri Formworks Yard
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Photo 13. 1415 Port Way - Berhman’s Trucking

Photo 14. 1400 Guild Road - Northern Energy

Port of Woodland BergerABAM, A16.0067.00
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Photo 15. 1350 West Scott Avenue - Potential Future Port Offices

Photo 16. Dean Boon Agriculture Site
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Photo 17. Schurman Way Rail Spur
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6.0 GUILD ROAD INDUSTRIAL PARK

6.1 Overview
The Port owns one property at the proposed Guild Road Industrial Park facility (see
Table 5). The Guild Road Industrial Park is an approximate 12-acre site and is located
approximately 1 mile west of I-5. The industrial park is also known as the Rose Growers
site. The existing structures on the Rose Growers sites are planned to be demolished for
future industrial park development. The tenant, buildings use, approximate building
size, and condition are listed below in Table 6.

1435
Guild Road

Figure 4 - Aerial of Guild Road Industrial Park

Port of Woodland BergerABAM, A16.0067.00
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Table 5. Guild Road Industrial Park Properties

Tax Lot Number

Address

Size (acres)

Site

508310100 1435 Guild Road 12.2 Rose Growers
Table 6. Guild Road Industrial Park Inventory
Approximate
Address Tenant Use Building Size Construction Type Condition
(sf)
1435 Guild Agriculture Sheet metal circa .
Road Arce Nursery and Vacant 25,800 1969-1972 Serious

Public Street Access
The Guild Road Industrial Park is located approximately 1 mile west of I-5. The site can be

accessed by Exit No. 21 from I-5 southbound. The I-5 exit initially connects with West Scott

Avenue, a two-lane minor arterial road that turns into Guild Road, a local street.

Rail Access

No rail access is provided to the site.

Sanitary Sewer

The sanitary sewer collection system is maintained by the City of Woodland. The properties

connect to an interceptor that runs in the north-to-south direction along Pekin Road.

Water

Potable water is supplied by the City of Woodland. The site is serviced by a 12-inch water line
that extends to 1435 Guild Road.

Electrical Power

Electrical power is provided by Cowlitz Public Utility District.

Natural gas

Natural gas is provided by Cascade Natural Gas.

Communication

Telecommunication services are provided by Verizon and Comcast.

Stormwater

A drainage ditch and one catch basin are located along the south side of Guild Road.

Port of Woodland
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Photo 18. 1435 Guild Road Structure

Photo 19. 1435 Guild Road Lot and Structure
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7.0 WEST COAST TRAINING INDUSTRIAL AREA

7.1 Overview

The Port owns three properties at the West Coast Training Industrial Area facility (see
Table 7). The West Coast Training Industrial Area, also known as the Taggart Site, is an
approximate 12-acre site and is located approximately 1 mile west of I-5. The site will be
used for the relocation of West Coast Training, a heavy equipment operator training
school, that is currently located at the Austin Point site. The existing structures on all of
the properties will be demolished for the West Coast Training Area development. The

tenants, building’s uses, approximate building sizes, and conditions are listed below in
Table 8.

L4
Parcel
508730100

i

L
A
fo]
2
)
=

_.___p.H.UG,

Figure 5 - Aerial of West Coast Training Industrial Area
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Table 7. West Coast Training Industrial Area Properties

Tax Lot Number Address Size (acres)
508730100 N/A 4.97
508330100 1620 Guild Road 7
508340100 1608 Guild Road 0.1

Table 8. West Coast Training Industrial Area Inventory
Approximate
Address Tenant Use Building Size Construction Type Condition
(sf)
Parcel Agriculture/
508730100 N/A Vacant N/A N/A N/A
1620 Guild Residence Smglt_a Family 1,942 One-story, wood- Fair
Road Residence framed
2,131 -
1608 Guild Residence Single Family Residence; Two-story, wood- Fair
Road Residence 588 - Attached framed
Garage

Public Street Access
The West Coast Training Industrial Area is located approximately 1 mile west of I-5. The site

can be accessed by Exit No. 21 from I-5 southbound. The I-5 exit initially connects with West

Scott Avenue, a two-lane minor arterial road that turns into Guild Road, a local street.

Rail Access
No rail access is provided to the site.

Sanitary Sewer
The sanitary sewer collection system is maintained by the City of Woodland. The properties

connect to an interceptor that runs in the north-to-south direction along Pekin Road.

Water
Potable water is supplied by the City of Woodland. The site is serviced by a 12-inch water line

that extends to 1435 Guild Road.

Electrical Power
Electrical power is provided by Cowlitz Public Utility District.

Natural gas
Natural gas is provided by Cascade Natural Gas.

Communication
Telecommunication services are provided by Verizon and Comcast.

Port of Woodland
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Stormwater
A drainage ditch and one catch basin are located along the south side of Guild Road.

Photo 20. 1620 Guild Road Residences

(e

T

Photo 21. 1608 Guild Road Residence
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8.0 MARTIN'S BAR

8.1 Overview
The Port owns two properties at the Martin’s Bar site (see Table 9). The Martin’s Bar site
is an approximate 62-acre site and is located along the Columbia River. The site is
divided by a 9-acre parcel owned by Washington Department of Fish and Wildlife and
are referred to as North Martin’s Bar and South Martin’s Bar. Both Martin’s Bar
properties have access to deep water, including approximately 2,000-feet of shoreline
frontage at each property. The site needs utility connections if future development is
proposed. The tenants and property uses are listed below in Table 10.

e i

il
11 Day Use

=11
1 Bong b
{ Horse @
| Pasture |}

\~JL ‘ -

1635
Dike Road

Figure 6 - Aerial of Martin Bar

Table 9. Martin Bar Properties

Tax Lot Number Address Size (acres) Site
WB1502002 1635 Dike Road 33.42 North Martin’s Bar
WB1503002 N/A (Dike Road) 28.43 South Martin’s Bar

Port of Woodland BergerABAM, A16.0067.00
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Table 10. Martin Bar Inventory

Approximate

Address Tenant Use Building Size Construction Type Condition
(sf)
. Dredge
16S§a%'ke M&J Frams material N/A N/A N/A
disposal site
Dredge
J. Ignsdtosr:::‘hl material N/A N/A N/A
N/A disposal site
(Parcel B H - -
WB1503002) | e lOFe | Livestock 384 onesto, wood Poor
N/A Vacant / Day N/A N/A N/A

Use Area

Public Street Access

The Martin’s Bar properties are located approximately 2.2 miles west of I-5. The site can be
accessed by Exit No. 22 from I-5 northbound. The I-5 exit initially connects with Dike Access
Road, a two-lane minor arterial road that turns into Dike Road, a local street.

Rail Access
No rail access is provided to the site.

Marine Access

The South Martin’s Bar property is used by recreational boaters and fishermen. Boaters access
the Columbia River at their own risk to launch boats on raw ground. The site has potential for
deep-draft marine terminal development.

Sanitary Sewer
No sanitary sewer is provided on site.

Water
Water is available from private wells.

Electrical Power
Electrical power is provided by Cowlitz Public Utility District.

Natural gas
No natural gas is serviced on site.

Communication
No information available.

Stormwater
Stormwater on the site infiltrates or sheet flows on the properties.

Port of Woodland BergerABAM, A16.0067.00
FacilityConditionAssessment October 2015
Woodland, Washington Page 31 of 47



Photo 22. 1635 Dike Road

Photo 23. J.L. Storedahl Truck Entrance

Port of Woodland BergerABAM, A16.0067.00
FacilityConditionAssessment October 2015
Woodland, Washington Page 32 of 47



Photo 24. J.L. Storedahl Weigh Station

Photo 25. Bong Horse Pasture
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Photo 26. South Martin’s Bar - Parking Lot

Photo 27. South Martin’s Bar

Port of Woodland BergerABAM, A16.0067.00
FacilityConditionAssessment October 2015
Woodland, Washington Page 34 of 47



Port of Woodland
Facility Condition Assessment

Austin Point

Port of Woodland BergerABAM, A16.0067.00
FacilityConditionAssessment October 2015
Woodland, Washington Page 35 of 47



9.0 AUSTIN POINT

9.1 Overview
The Port owns six properties at the Austin Point site (see Table 11). The Austin Point site
is an approximate 132-acre site located along the Columbia River, with 40 acres of usable
area. The Port owns an additional 34 acres for future rail development. The Austin Point
site has access to deep water, including approximately 4,250-feet of shoreline frontage.
The site needs utility connections if future development is proposed. The tenants and
property uses are listed below in Table 12.

WB3504002

WB3513002

Figure 7 - Aerial of Austin Point
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Table 11. Austin Point Properties

Tax Lot Number Address Size (acres) Description
WB3513004 N/A 29.88 Rail
WB3504002 N/A 2.19 Rail
WB3612003 N/A 2.07 Rail
WB3513002 N/A 8.75 Vacant
WA0202002 3905 Dike Road 20 West Coast Training

and Vacant
WA0203001 N/A 104 Vacant

Table 12. Austin Point Inventory

Approximate
Address Tenant Use Building Size Construction Type Condition
(sf)
Sheet metal .
Heavy 2,000 warehouse Fair
3905 Dike West Coast Equipment
Road Training Operator Various
School ancillary Pre-Fabricated Fair
buildings

Public Street Access

The Austin Point properties are located approximately 5 miles west of I-5. The site can be
accessed by Exit No. 22 from I-5 northbound. The I-5 exit initially connects with Dike Access
Road, a two-lane minor arterial road that turns into Dike Road, a local street.

Rail Access
No rail access is provided to the site.

Marine Access
The site has shoreline access and potential for deep-draft marine terminal development.

Sanitary Sewer
No sanitary sewer is provided on site.

Water
Water is available from private wells.

Electrical Power
Electrical power is provided by Cowlitz Public Utility District.

Natural gas
No natural gas is serviced on site.

Port of Woodland BergerABAM, A16.0067.00
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Communication
No information available.

Stormwater
Stormwater on the site infiltrates or sheet flows on the properties.

Photo 28. West Coast Training

Photo 29. West Coast Training
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Photo 30. Austin Point Shoreline
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10.0 PEKIN INDUSTRIAL PARK

10.1 Overview

The Port owns two properties at the Pekin Industrial Park facility (see Table 13). The Pekin
Industrial Park is an approximate 4-acre site and is located adjacent to the intersection of West
Scott Avenue and North Pekin Road. The site consists of two industrial tenants that each use a
portion of the two parcels. Both parcels are currently on the market for sale. The tenants,
building’s uses, approximate building sizes, and conditions are listed below in Table 14.

Rl
— E_T

W ESE o t=tae

Figure 8 - Aerial of Pekin Industrial Park

Table 13. Pekin Industrial Park Properties

Tax Lot Number Address Size (acres)
50740 428 N. Pekin Road 1.1
50741 N/A 2.7
Port of Woodland BergerABAM, A16.0067.00
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Table 14. Pekin Industrial Park Inventory

Approximate

Known Deficiencies /

Address Tenant Use Bulld(lzg Size Year Built Construction Type | Condition Maintenance Needed
N/A . ) . 60’ x 40’ . )
(Parcel Quaslg?/\/il\él ::ne E B;amf’nt 2,400 Unknown Sheet metal, 2-bay Fair PosstlbIre‘agsE)i%;agesigrrTl‘lre
50741) quip warehouse PP y ’
50’ x b0’ Drainage improvements to
428 N. Pekin Gardner Trucking Sheet metal, . parking lot; asphalt paving
Road Trucking Facility 2,500 Unknown one-story office Fair on existing gravel parking
building lot
Port of Woodland BergerABAM, A16.0067.00
FacilityConditionAssessment October 2015
Woodland, Washington Page 42 of 47



Public Street Access

The Pekin Industrial Park is located approximately 0.5 mile west of I-5. The site can be accessed
by Exit No. 21 from I-5 southbound. The I-5 exit initially connects with West Scott Avenue and
provides access to North Pekin Road. West Scott Avenue and North Pekin Road are two-lane
minor arterial roads.

Rail Access
No rail access is provided to the site.

Sanitary Sewer
The sanitary sewer collection system is maintained by the City of Woodland. An interceptor
runs in the north-to-south direction along Pekin Road.

Water
Potable water is supplied by the City of Woodland. The Pekin Industrial Park is serviced by a
12-inch PVC water line.

Electrical Power
Electrical power is provided by Cowlitz Public Utility District.

Natural gas
Natural gas is not currently provided at the properties.

Communication
Telecommunication services are provided by Verizon and Comcast.

Stormwater
A bioswale along Scott Avenue collects some of the stormwater from the Pekin Industrial Park;
however, the parking lot does not have any drainage.
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Photo 31. Gardner Trucking Offices

Photo 32. Gardner Trucking Yard
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Photo 33. Quality Marine Services
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11.0 PORT AUTHORITY OWNED PARCELS

11.1 Overview

The Port owns seven properties in conjunction with the Port of Kalama, the Port of
Longview, and the Port of Vancouver (see Table 15). The Port authority owned parcels
include portions of Cottonwood Island within the Columbia River near Kalama and a
vacant, undeveloped site adjacent to I-5 in Woodland. Cottonwood Island is used for
dredge material disposal from the Columbia River. A visual site reconnaissance was not
performed on these properties.

Table 15. Port Authority Properties

Tax Lot Number Location Size (acres)
WH1400001 111
WH2502001 211.73

28.49
WH1312001 Cottonwood Island
WH1416001 56.03
WH2301001 31
WH2415001 372.49
508550100 Robinson Road, Woodland, WA 72.79

Public Street Access

Parcel 508550100 can be accessed by Exit No. 23 from I-5. The I-5 exit initially connects with
Dike Access Road, a two-lane minor arterial road, and provides access to Robinson Road, a local

street.

Rail Access

No rail access is provided to the site.

Sanitary Sewer

No information available.

Water

No information available.

Electrical Power

No information available.

Natural gas

No information available.

Communication

No information available.
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Stormwater
No information available.
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|. FINANCIAL PLAN

This section describes the financial situation of the Port of Woodland and provides a six-year
forecast of the Port’s finances.

A. HISTORICAL PERFORMANCE

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

A.1 Fund Structure

The Port operates with one fund, the General Fund. The main funding sources for the Port are ad
valorem taxes, land and building rental incomes as well as other miscellaneous operating and non-
operating revenues. The Port also receives occasional grant revenues and receives a nominal amount
of interest revenue. Aside from these four sources the Port has received variable grants and funding
over the years from miscellaneous sources.

A.2 Historical Performance

Since the fiscal year ending December 31, 2012, the Port has maintained good fiscal health,
achieving an ending fund balance of around $1 million in each of the last three budget cycles. Port
operating revenue has been relatively stable since 2012. Non-operating revenue, however, has
fluctuated slightly during that period.

Port expenditures are variable year to year. The only listed operating expenditure for the Port is the
general and administrative category which has stayed consistent, moving between $737,114 and
$593,603. The non-operating expenditure side has fluctuated in the same period, given some
volatility in capital asset purchases and principal payments on long term debts.

Exhibit 1 summarizes three years of historical cash flows and one year of budgeted expenditures for
the Port’s General Fund. The ending fund balance for each year is invested. This principal is the
source of the interest payments in the non-operating revenue side and can be used to cover cost
overruns such as in 2012 and 2014.
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Actuals Actuals Actual Budget

Year Ending 12/30: 2012 2013 2014 2015

Available Cash on Hand (Beginning

Fund Balance) 1,236,757 1,004,020 1,417,609 $ 965,390
Operations
Operating Revenues

Land Leases 191,452 187,680 195,895 147,995

Building Leases 382,065 442,142 438,777 508,978

Other 320,674 150,472 13,141 -

Total Operating Revenues 894,191 780,294 647,813 656,973
Operating Expenses

General & administrative 737,114 593,603 609,183 579,486

Total Operating Expenses $737,114  $593,603 $609,183 $579,486
Operating Income $157,077  $186,691 $38,630 $77,487
Nonoperating Revenues/Reciepts

Interest Income 2,106 1,592 878 1,000

General Purpose Taxes 205,548 201,894 203,335 200,000

Timber & Other Taxes 33,519 15,601 20,363 15,000

Disposal of capital assets - - - 231,161

Purchase of capital assets (503,687) (53,915) (14,600) (365,475)

Principal paid on long term debt (134,905) (141,060) (1,063,321) -

Interest paid on long term debt (78,969) (72,814) (30,010) -

Rural County Public Facilities Fund 60,000

From Pass-through Awards 130,017

Extraordinary/Special Items 385,000

Interlocal Grantors 10,000

Other revenues 76,574 85,583 86,780 96,365

Other Expenses - - (79,274) (205,874)
Total Nonoperating Revenues/reciepts -$389,814  $226,898 -$490,849  -$27,823
Net increase in cash and investments (232,737) 413,589 (452,219) 49,664
Ending Balance $1,004,020 $1,417,609 $965,390 $1,015,054
Days of Operating Reserve 498 872 579 640

Source: Annual Report Cirtification Port of Woodland (prior years)

The port has maintained a healthy ending fund balance with reserves equal to more than one year’s
total expenditures from FYE 2012 to FYE 2014 as well as a budgeted ending fund balance which
could cover more than one year in FYE 2015.

B. ANALYSIS

This section of the financial plan analyzes port expenditures and revenues, highlights financial issues
facing the Port, and provides six-year forecasts for capital planning purposes.
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B.1 Historical Revenues/Expenditures

Historical revenues and expenditures for the port, as noted above, have been variable dependent on
the year. As shown in Exhibit 2, revenues and expenditures vary in previous years largely because of
non-operating portions of expenses.

Exhibit 2: Historical Revenues and Expenditures

2012 2013 2014 2015 *

Revenues $1,221,938 $1,274,981 $1,344,169 $1,200,499
Operating Revenues $894,191 $780,294 $647,813  $656,973
Non-Operating Revenues $327,747 $494,687 $696,356  $543,526
Expenditures $1,454,675 $861,392 $1,796,388 $1,150,835
Operating Expenditures $737,114 $593,603 $609,183  $785,360

Non-Operating Expenditures $717,561 $267,789 $1,187,205  $365,475
Source: Port of Woodland, compiled by FCS GROUP.
* Budgeted amounts

B.2 Ratios

Financial ratios can be used to benchmark the Port’s operating performance over time (Exhibit 3).
Ratio of Operating Revenues to Operating Expenditures

Operating revenues should always exceed operating expenses. This has been the case for the Port of
Woodland in the last three years. Historically, the Operating Revenue: Expense ratio has fluctuated
from 1.04 to 1.31, but in the budget for FYE 2015, the ratio is anticipated to decline below 1.0,
which means the Port will have to depend upon property and building rental revenues, along with
other resources, to meet some of its operational requirements.

Ratio of Property Tax to Operating Revenues

The ratio of property tax revenue to operating revenue reflects how much a port is dependent upon
property tax collections. A low ratio indicates that a port is relatively self-sufficient and has other
means (e.g, property and building rental revenues) to sustain operations. As indicated below, the
Port’s property tax revenue ratio has generally covered 23% to 31% of its operations. The Port of
Woodland’s reliance on property tax revenues is very low when compared to other ports. This is an
encouraging sign because it indicates that the Port is diversified and has the ability to lean on
multiple resources for the revenue it needs.

Exhibit 3: Financial History Ratios

2012 2013 2014
Operating revenues to
operating expenditures 1.21 1.31 1.06
Ad Valorem tax revenue to
operating revenues 0.23 0.26 0.31

Source: Port of Woodland compiled by FCS GROUP.
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B.3 Debt

According to Port documents, the Port had almost $1.1 million of long term debt at the close of 2014

(Exhibit 4).

Exhibit 4: Port of Woodland Debt Service Payments end of 2014

General Obligations Due Date| Beginning Balance| Additions| Reductions| Ending Balance
Building 6 4/30/2026 $274,753 $0 $16,895 $257,858
Building 6 Expansion 4/30/2022 $152,495 $0  $152,495 $0
Lot 4 Project 12/1/2028 $381,125 $0 $381,125 $0
Lot 4 Project/CERB 7/31/2029 $538,516 $0 $31,204 $507,312
LTGO Refunding Notes, 2014 12/1/2017 $0 $385,000 $70,000 $315,000
Total General Obligations - $1,346,889 $385,000  $651,719 $1,080,170
Revenue Obligations Beginning Balance| Additions| Reductions| Ending Balance
Property/Taggart Contract 8/1/2018 $184,843 $0  $184,843 $0|
Property/Sterling Bank 9/1/2020 $226,759 $0  $226,759 $0
Compensated Absences - $8,959 $2,738 $0 $11,697|
Total Revenue Obligations - $420,561 $2,738 $411,602 $11,697|
Total Liabilities - $1,767,450 $387,738 $1,063,321 $1,091,867

Source: Port of Woodland 2014 Annual Report Certification, compiled by FCS GROUP.

C. Financial Policy Objectives

This section of the financial plan summarizes the Port’s financial goals and objectives. The Port
currently has not adopted any financial goals or objectives. We assume that the Port desires to
maintain its operations while maximizing monies available for capital projects. The
recommendations and projections below are consistent with this assumption.

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

+ Itis recommended that the Port continue to charge lease rates and fees (to the extent
possible) to recover 100 percent of the full cost of each service being provided. The first
steps in this direction would be performing a cost of service analysis and identifying the level of
cost recovery currently being achieved for each service.

D. FORECAST

This section of the financial plan draws upon all prior sections to forecast resources and requirements
for the Port’s General Fund.

D.1 Key Assumptions

The projections that follow in Exhibit 5 are based on the following assumptions:

1. Revenues and expenditures will be realized as budgeted in FYE 2015.

2. Interest income remains approximately $1,000 to control for volatility in that category.
3. General Purpose/Ad Valorem taxes remain at $200,000.
4

Timber & Other taxes consist of state forest board dollars and will remain around $15,000
annually

o

Sales of sand and dirt will be inconsistent and, therefore, are zeroed out moving forward.

6. Grants will come in slowly, adjusted to receive about $10,000 annually
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7. Other Operating Revenues is held at $15,000 to account for volatility in this category.
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8. Interest on Long Term Debt represents the average of the recorded three years available to FCS
GROUP in order to account for volatility in this category. The figure was rounded up.

9. Other expenses is the average of the 2014 record and the 2015 budget in order to account for
volatility in this category. The average was rounded up to $150,000

D.2 Projections

Exhibit 5 reflects a baseline forecast of Port resources and requirements for six years.

The Port’s revenues are expected to exceed expenditures over the next five years, resulting in slightly
higher projected annual fund balances, for the final two years of the analysis, however, expenditures
are projected to outpace revenues.

This raises important policy questions and choices for the Port, such as:

¢ Are there ways that the Port can generate more sustainable long-term operating revenue in order
to ensure positive ending fund balances in the near-term? and

+ Are there any other means the Port has to raise funds through the sale or disposition of real

property or other assets?

Exhibit 5: Port of Woodland Fund Projection

Available Cash on Hand (Beginning
Fund Balance)

Fiscal Year
Ending 6/30:

Annual

Budget

2015

Projected

2016

Projected

2017

Projected

2018

Projected

2019

Projected

2020

Projected

2021

965,390 $ 1,015,054 $ 1,026,354 $ 1,034,946 $ 1,040,711 $ 1,043,526 $ 1,043,264

Operations Growth Rate
Operating Revenues
Land Leases 1.2% 147,995 149,703 151,430 153,177 154,944 156,731 158,540
Building Leases 1.0% 508,978 514,068 519,208 524,401 529,645 534,941 540,290
Other 0.0% - 15,000 15,000 15,000 15,000 15,000 15,000
Total Operating Revenues 656,973 678,770 685,638 692,577 699,589 706,673 713,830
Operating Expenses
General & Administrative 1.0% 579,486 585,281 591,134 597,045 603,015 609,046 615,136
Total Operating Expenses 579,486 585,281 591,134 597,045 603,015 609,046 615,136
Operating Income 77,487 93,490 94,505 95,532 96,573 97,627 98,694
Non-Operations
Interest Income 0.0% 1,000 1,000 1,000 1,000 1,000 1,000 1,000
General Purpose Taxes 0.0% 200,000 200,000 200,000 200,000 200,000 200,000 200,000
Timber & Other Taxes 1.0% 15,000 20,000 20,200 20,402 20,606 20,812 21,020
Disposal of Capital Assets 231,161 - - - - - -
Purchase of capital assets 0.0% (365,475) (50,000) (50,000) (50,000) (50,000) (50,000) (50,000)
Principal paid on long-term debt 3.0% - (150,000) (154,500) (159,135) (163,909) (168,826) (173,891)
Interest paid on long-term debt -1.0% (61,000) (60,390) (59,786) (59,188) (58,596) (58,010)
Extraordinary/special items 0.0% - 10,000 10,000 10,000 10,000 10,000 10,000
Other revenues 1.5% 96,365 97,810 99,278 100,767 102,278 103,812 105,370
Other expenses 1.0% (205,874) (150,000) (151,500) (153,015) (154,545) (156,091) (157,652)
Total Nonoperating revenues/reciepts 0.0% -$27,823 -$82,190 -$85,912 -$89,767 -$93,758 -$97,889 -$102,163
Net increase in cash and investments 49,664 11,300 8,592 5,765 2,815 (262) (3,469)
Ending balance $1,015,054  $1,026,354 $1,034,946 $1,040,711 $1,043526 $1,043,264  $1,039,795
Days of Operating Reserve 640 641 639 637 632 626 617

Source: Port of Woodland, compiled by FCS GROUP.
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