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PREFACE

The Coos County Urban Renewal Agency has prepared an urban
renewal plan for the North Bay Urban Renewal Area complying
with the provisions of Chapter 457 of the Oregon Revised
Statutes (ORS 457). Section (3) of ORS 457.095 requires
that an urban renewal plan be accompanied by a report that
assesses the physical, social, economic, and fiscal impacts
of the plan and analyzes its financial feasibility. This
document constitutes the required report.
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Section 1
PHYSICAL, ECONOMIC, AND SOCIAL CONDITIONS
IN THE URBAN RENEWAL AREA

This section describes existing physical, economic, and social
conditions in the Urban Renewal Area. Further, it cites why
the area qualifies as an Urban Renewal Area under provisions
of Oregon Revised Statutes, Chapter 457 (ORS 457).

PHYSICAL CONDITIONS

LAND AREA

ORS 457.420(2) (a) provides that the total land area of a
proposed urban renewal area, when added to the land area of
existing renewal areas in which tax increment financing
measures are used, may not exceed 15 percent of the county's
total land area. The North Bay Urban Renewal Area encompas-
ses approximately 4,643 acres of land and would be Coos
County's only urban renewal area in which tax increment
revenues are being collected. The county's total area is
approximately 1,042,560 acres. Therefore, the urban renewal
area represents less than 1 percent of the county's total
area, well within the legislative requirement.

LAND USE

Existing land uses are described in Section 3 of the urban
renewal plan and shown on Figure 3 of the plan. The acreage
and percentage of land by general land use category are iden-
tified in Table 1.



Table 1
LAND USE BY ACREAGE AND PERCENT

Percent of Land in

Use Acres Urban Renewal Area
Vacant 4,451 96
Recreation 3 --
Residential 2 -
Commercial 0 —-—
Industrial 189 4
Notes: Infrastructure elements are included with the cate-

gory of land on which they are located. Recreation
category includes only developed recreation facili-
ties. Vacant lands are utilized extensively by rec-
reationists for clamming, crabbing, beachcombing,
hiking, hunting, picnicking, and bird watching. One
acre has been assigned for each residential use to
reflect areas occupied by dwelling units on larger
parcel.

Source: CH2M HILL, 1986.

CONDITION OF STRUCTURES

Occupied industrial structures in the Urban Renewal Area are
structurally sound and suitable for their present uses.
However, three warehouse structures on Roseburg Forest Prod-
ucts Company property are only partially completed and have
remained vacant since their initial construction in the early
1970's. If they are left in their current condition, they
are likely to deteriorate and to have a blighting effect on
the area within the 2-year planning period.

No commercial structures are located in the area. One
residence located within the Urban Renewal Area 1s vacant
and deteriorated as a result of vandalism.

AVAILABILITY OF INFRASTRUCTURE

The existing infrastructure on the North Bay is described in
Section 3 of the urban renewal plan and shown on Figure 3 of
the plan. Although some elements exist, they are inadequate
to serve new development proposed for the area or any signifi-
cant expansion of existing uses.



Access Facilities

Access to land designated for industrial development is

poor; although some portions of the area can be reached by
paved road, many sites are only accessible via an unimproved
roadway. Even the paved portion of the road is not suitable
for heavy equipment and truck traffic because of its inade-
quate width, surface, and configuration. No interior roads
exist to divide large parcels to more useable sizes, nor to
provide for transport from the waterfront to the inland road-
way.

The railroad corridor extends only far enough to serve the
existing containerboard plant and chip loading facility; it
does not provide access to any other industrial sites.

Water access is provided by a chip loading dock, used by the
Roseburg Forest Products Company operation, and a T-dock and
barge slip on the Oregon International Port of Coos Bay prop-
erty. These latter facilities are not currently in use.

Utilities

No sanitary sewer system exists on the North Bay. Sanitary
wastewater drains to industrial septic systems. Industrial
wastes from the containerboard plant are treated biologically
in an effluent lagoon and disposed of through an ocean out-
fall. Weyerhaeuser's lease for use of the effluent lagoon
extends only until 1990 and is not expected to be renewed by
the Bureau of Land Management.

Although water service is provided to existing industries,
existing distribution and treatment facilities are not ade-
gquate to serve any new significant development. Fire flow
capacity would also need to be increased substantially to
protect new development.

Electrical service is provided to existing industries, but a
new substation and transmission facilities would be required
to expand service to other industrial sites.

NATURAL RESOURCES

The biophysical setting of the North Bay is described in two
recent reports, the PACON Project Environment Assessment
(CH2M HILL, 1984), and the North Bay Marine Industrial Park
Final Environmental Impact Statement (Coos-Curry Council of
Governments, 1982). Both documents discuss the geology,
hydrology, water quality, aquatic and terrestrial biology,
endangered species, and air quality and are hereby incor-
porated by reference as a part of this report.




The Coos Bay estuary is the largest within Oregon, having an
area of approximately 12,380 acres. The bay itself averages
a mile in width and is 15 miles in length to the limit of
deep-draft navigation. The bay receives an average annual
runoff of approximately 2.3 million acre-feet, two-thirds of
which is derived from the Coos and Millicoma Rivers. The
uplands of Coos Bay are largely covered by coniferous forest.

The estuary is described geologically as a drowned river
mouth. Recession and melting of glaciers in the geologic
past caused a rise in sea level, which formed estuaries at
the mouth of many rivers. Bedrock in the area is marine
sedimentary rock deposited in a subsiding basin around Coos
Bay. Above the bedrock, sand dunes have developed the spit.

The estuary and North Bay uplands provide extensive habitat
for fish and wildlife. About 350 species of birds are resi-
dents, with at least 135 additional visitor species using
the bay for feeding and wintering grounds. Many of these
birds feed on the invertebrate fauna of the bay and marshes.
The migratory brown pelican (Pelecanus occidentalis) and the
peregrine falcon (Falco peregrinus) are federally listed
endangered species that have been observed on the North Bay.
The snowy plover (Charadrius alexandrinus), listed as a
threatened species in Oregon, winters along the ocean front-
age of the North Bay and utilizes dredged material on the
bay side. The bald eagle (Haliaeetus leucocephalus) has
been reported to nest in the Haynes Inlet area. There are
also 75 species of fish and shellfish found in the estuary,
some of which are anadromous, including salmon, steelhead,
and striped bass (Coos-Curry Council of Governments, 1982).

ECONOMIC CONDITIONS

This section describes the general economic condition of

Coos County and identifies the basic industries that deter-
mine the level of economic activity. It also discusses the
historical development of industry on the North Bay and pre-
vious studies concerning potential new industrial development.

EMPLOYMENT AND INCOME

The 1980 Census of Population and Housing employment data
for Coos County reveal the long-term dominance of lumber and
wood products manufacturing to the area's economic base.

The data also indicate the importance of marine trade, which
has surpassed the lumber and wood products sector in total
employment since 1980.

Serious employment declines occurred in Coos County's labor
force between 1979 and 1982. The number of persons in the
work force dropped from 22,230 to 18,330 during this period,



a 17.5 percent reduction. This trend was most pronounced in
the lumber and wood products sector where the labor force
decreased over 37 percent in that period. Employment has
remained relatively stable in all sectors since 1982 (State
of Oregon, Department of Human Resources, 1986).

In every year between 1960 to 1985, average unemployment
rates in Coos County have exceeded both Oregon and national
unemployment rates. Since 1980, the unemployment rate has
ranged between 13.1 percent and 15.7 percent of the total
county labor force (State of Oregon, Department of Human
Resources, 1986). These conditions resulted from the county's
low economic growth rate, declining employment in logging

and sawmill products, and the seasonality of the county's
basic industries. The problems of high cyclical and seasonal
unemployment are expected to persist unless the economic

base is expanded and diversified.

Since the 1960's, the per capita income of the county has
lagged behind the state level (State of Oregon, Department
of Human Resources, 1986). This has been a result of both
high unemployment rates and the relative decline of the lum-
ber and wood products industry.

ASSESSED VALUE

The North Bay Urban Renewal Area has a current assessed value
of $45,703,702 for fiscal year 1985-86. Coos County has a
total 1985-86 assessed value of $1,482,428,812. The North
Bay Urban Renewal Area would constitute 3.1 percent of the
county's assessed valuation, well within the 25-percent maxi=-
mum mandated by Oregon Revised Statutes Chapter 457

(ORS 457.420).

ECONOMIC BASE

Lumber and Wood Products

Lumber and wood products comprise the dominant basic sector
in Coos County and the Coos Bay area. In 1985, this sector
accounted for 17.6 percent of all employment and 72 percent
of manufacturing employment. The forest products industry
also accounts for approximately two-thirds of the county's
basic employment and payrolls. Trucking, warehousing, and
waterborne transportation in Coos Bay are primarily involved
in handling of forest products; the industry's share of the
county's basic income exceeds 75 percent when these activities
are included. Long-term and short-term changes in the
industry, however, have placed it and the regional economy
in a state of transition. Since 1960, there have been both
absolute and relative declines in the county's lumber and
wood products employment (CCDEIA, 1980). Since 1979, lumber



industry employment has declined steadily, whereas wood pro-
ducts employment has decreased and then recovered to a highe

level than in 1979.

Recognition of the potential for declines in employment have
focused economic development efforts on diversification of
the product mix within the forest products industry and
expansion and diversification within the Coos County area's
other basic sectors.

Fishing and Seafood Processing

Currently, the fishing industry is the third most important
industry in the county, ranking behind the forest products
manufacturing and waterborne commerce. A good harbor, with
relatively safe access during adverse weather and proximity
to rich fishery resources, has contributed to the development
of Coos Bay's fisheries. Historically, Coos Bay has the
second highest number of landings in Oregon.

Estimates of the area's number of commercial fisherman range
from 400 to over 600 persons (including part-time partici-
pants) . Increases in the number and size of fishing boats
indicate that the number of fishermen is growing, although
historic data on their numbers are not readily available for
comparison.

Although landings have continued to increase, fish processing
employment has declined somewhat as local plants have in-
creased their efficiency by updating their technology.

Fluctuations have occurred in the annual fish harvest as a
result of weather and behavior of fish species. Shrimp and
bottom fish landings have increased significantly, with each
representing about one-third of the total landings by weight.
Salmon, however, is clearly the dominant species, often
accounting for 40 percent or more of the total value of all
Coos County landings.

NORTH BAY INDUSTRIAL DEVELOPMENT

Development within the North Bay Urban Renewal Area began in
the 1960's with the construction of two heavy industrial
facilities: the Weyerhaeuser containerboard plant in 1961
(originally owned by Menasha Corporation) and the Roseburg
Forest Products Company chip loading facility in 1967. More
recently, the Oregon International Port of Coos Bay has been
responsible for a number of other developments in the Urban
Renewal Area. Their projects include the North Bay Pier
T-dock built in 1981, and a barge handling facility built in
1985. In 1978, an aquaculture capture-release facility was
constructed on land leased from the Port by Oregon Aqua Foods.
This facility is currently owned and operated by Anadromous,



Inc. Several additional facilities have been proposed and
permitted for the North Bay Marine Industrial Park on Port-
owned land and for Weyerhaeuser's Henderson Marsh site, but
these have not been constructed to date.

ECONOMIC DEVELOPMENT INCENTIVES

Future economic development activities in the Urban Renewal
Area will be facilitated by the presence of an Enterprise
Zone and two Foreign Trade Zones within the area boundary.
The location of these zones is shown on Figure 1.

Coos Bay has been qualified by the state as a hardship area
and has been designated under Oregon's Enterprise Zone Pro-
gram. It is currently one of ten such zones in the state.
This 10-year status entitles new firms (or firms already in
the area that can expand full-time jobs by 10 percent) to
property tax exemptions on new buildings, expansion, machin-
ery, and equipment. The package of incentives also includes
exemption from various local development-related fees.

Two of three Coos Bay area's Foreign Trade Zones are located
in the Urban Renewal Area. A Foreign Trade Zone is an area
legally outside of U.S. Customs' jurisdiction, where imported
goods may be stored or assembled and then transhipped to
another foreign country without being subject to import duty
or excise taxes. This reduces customs costs on imported
foreign goods, providing an incentive for the location of
warehousing and manufacturing operations.

OPPORTUNITIES FOR FUTURE INDUSTRIAL GROWTH

In 1981, the CCD Business Development Corporation performed

a sector-by-sector industrial land needs survey and compara-
tive advantage analysis of the Coos Bay estuary. This survey
and analysis projected industrial land needs through the

year 2000 for the five major industrial sectors considered
most feasible for Coos Bay estuary development. The sectors
included lumber and wood products; marine industries; mining,
minerals, and energy; transportation; and Foreign Trade Zone
warehousing and manufacturing. As a base for financial feasi-
bility analysis, the results of the CCD survey and analysis
are discussed below.

Lumber and Wood Products

In 1981, the forest products industry in Oregon was at a
turning point. It was clear that the industry would probably
not be able to sustain its current level of production because
of the short supply of timber in the privately owned forests.
The lack of timber can only be overcome by growth over time.
This shortfall condition affects the supply-side analysis

for most of the lumber and wood subsectors discussed below.
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Sawmills. Normally, demand for dimensioned lumber in the
United States exceeds capacity, and import of lumber (pri-
marily from Canada) is necessary. Periods of low demand
during the recent recession, however, stiffened competition
between the United States and Canada. CCD's 1980 report
also discussed other factors affecting the sawmill industry
in Oregon: the future availability of maturing stands of
second growth forest, advantageous orientation of industry
to the growing western United States and Pacific Rim markets,
and pressure to locate mills closer to the resource. In the
opinion of the CCD analysis, these factors plus the projected
upturn in the overall economy indicated a favorable market
outlook in the long term for growth of the sawmill industry
in Coos County.

Oregon State Employment information since 1980 has shown a
steady decline in sawmill employment of 26.4 percent through
1985. This seems to indicate that the growth potential for
sawmills in Coos Bay may not be as favorable as predicted in
the CCD analysis.

Plywood. Domestic demand for plywood is closely linked to
residential construction and housing starts, which are
expected to increase through the 1980's and decline there-
after. Although an increased demand is expected in both the
domestic and international plywood markets, the Oregon pro-
ducers are expected to continue to be displaced by producers
in Canada and the southeastern United States. This is
because of government subsidies in Canada, a more mature
second growth resource in the southeast, and a transporta-
tion advantage to both. However, because of technological
improvement and the fact that Oregon produces more softwood
than any other state, CCD forecasted some growth in this
sector.

Secondary Wood Products. The secondary wood product subsector
utilizes both hardwoods and soft woods. Although softwood

is in short supply, there is an abundant supply of hardwoods
in the area. This is a small industry in Coos Bay because
most secondary processing is done nearer the market; raw
timber is generally exported elsewhere for processing.

Demand for secondary products closely follows housing starts
and the furniture industry. CCD indicated that the stable
nature of the furniture industry, expected increase in hous-
ing starts through the 1980's, a growing western United States
market, and new product developments all point to a growing
secondary market and the likelihood of this industry locating
in Coos Bay.

Pulp and Paper. The pulp and paper industry sector uses
both softwoods and hardwoods as a resource. In the past,
only about 20 percent of the available sustained yield




hardwood volume has been utilized. If this yield were in-
creased, it could translate into a 50-percent expansion in
this sector. Accerding to CCD in 1980, the pulp and paper
indtistry had been stable and held a strong marketing posi-
tion in the United States and in foreign markets. There-
fore, CCD forecasted growth in this market, although it was
expected to be slow. Other factors contributing to the posi-
tive outlook seen by CCD for the pulp and paper industry in
Coos Bay are its port facilities, access to Pacific Rim
countries, and entire complement of existing resources and
support facilities.

Another compelling factor contributing to the comparative
advantage of Coos Bay relates to the ownership by some of

the industry's leading companies of significant amounts of

raw material in southwestern Oregon. In addition, a superior
industrial site in Coos Bay has been owned by firms apparently
dedicated to its full industrial utilization.

Wood Panel Plants. The wood panel industry also uses soft-
wood. This is primarily a domestic market and it is expected
to grow as the product improves and more uses are found for
the products. Wood paneling is used primarily in the furni-
ture and cabinet-making industry and also residential and
mobile home construction. The domestic nature of the market
requires access to surface transportation and a geographically
central location for wood panel plants. Therefore, CCD con-
cluded that Coos Bay is a less than ideal location for this
industry.

Summary and Update. 1In contrast to the sawmill sector of

the timber industry, the plywood and other wood products
sectors in Coos County have shown increased employment levels
of 35 percent since 1982. This illustrates the viability of
expanding some wood product industries, and indicates that
diversification of the forest products industry will help to
stabilize the area's economy.

Marine Industries

Marine Construction and Support Facilities. A variety of
marine construction and support facilities exist in Coos

Bay, and constitute an important industry in the area. These
facilities include full service drydock and haulout facilities,
fabrication and machine shops, at least three boat-building
companies--the largest of which is able to construct 95-foot
trawlers and tugs, a major northwest barge-building company,
in-bay construction, and marine chandlery and supply. The

one type of facility not available and in demand is a storage
facility for nets and gear.

CCD expected all of the existing industries to grow except
in-bay construction, which has been adversely affected by

10



regulatory and economic conditions. The expected growth is
partially dependent on a better fishing industry along the
Oregon-Washington coast and in Alaska. The highest demand
is expected in vessel construction and repair, fuel, and
storage facilities.

Seafood Processing and Unloading Facilities. The traditional,
highly valued species of seafood have been harvested at close
to the maximum sustained yield, although the size of the
harvest is cyclical. A few groundfish species remain to be
developed, but the market for these is uncertain. Alaska
groundfish resources are more abundant, and if developed
could positively affect Coos Bay's economy. The processing
capacity in Coos Bay was underutilized in 1981, but was
assumed to be adequate for processing of traditional species
only. CCD expected the market for seafood to increase as

the population increases and as dietary tastes continue to
include more fish.

No consensus currently exists regarding the probability of
future development for the groundfish industry. If the
groundfish resource is developed, the most promising oppor-
tunity for Coos Bay would be a plant that produces fillets
in conjunction with a cold storage facility. A fish protein
concentrate plant would be another option.

Salmon Aquaculture. Because Coos Bay is the largest estuary
in Oregon, it has high potential for salmon aquaculture.

CCD found that further industrial development in Coos Bay
was dependent on the availability of a more abundant supply
of fish eggs, continued investment in research and develop-
ment to gain greater control over salmon homing instincts,
and an end to the moratorium on additional salmon ranching
licenses. (This moratorium expired in 1985.) Expansion of
the salmon market was uncertain in 1981 when the CCD study
was prepared.

Since 1981, employment in fishing and seafood processing has
seasonally fluctuated as expected. The overall trend in
this industry still appears to be stable growth over the
long run. There has been no indication that the groundfish
resource will be developed beyond existing levels.

Mining, Minerals, and Energy

0il and Gas. The CCD analyses concluded that uncertainty
exists as to whether commercial amounts of o0il and gas are
located off the Oregon Coast. Studies have indicated good
potential, but oil companies have ranked this area lowest
among potential petroleum-producing areas. Further explora-
tion in this area will depend on the price of o0il, which has
~decreased since 1981.
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Coal and Other Energy. There are two coal-resource areas
near Coos County; the Coos Bay and Eden Ridge coal fields.
Neither of these was being mined in 1980. The characteris-
tics of these fields are shown in Table 2.

The coal resource could be used locally for power generation,
in conjunction with an industrial process such as manganese
production, or for the production of methanol. Local coal
could be exported, depending on market conditions. Another
option would be to export Utah coal through Coos Bay. Utah
coal is higher grade than local coal, but the viability of
this option is very dependent on the cost of surface trans-
portation from Utah to Coos Bay. Coos Bay has poor surface
transportation access, putting it at a disadvantage compared
to other west coast ports.

Wind power and wood biomass are the only other potential
energy sources that would require land along the North Bay.
Neither of these was considered viable by CCD within the
20-year planning period.

Table 2
CHARACTERISTICS OF THE COOS BAY
AND EDEN RIDGE COAL FIELDS

Total
"As Received" Resources
(Btu/1lb) (Million Tons) Characteristics
Coos Bay 9,260 - 10,080 119 High moisture
Moderate ash
Low sulfur
Eden Ridge
Anderson 8,350 35 Low moisture
Carter 6,900 15 High ash

Low sulfur

Source: CCD Business Development Corporation, 1981.

Manganese Nodules. The greatest concentration of manganese
nodules--and therefore, the area most likely to be mined--is
off the coast of Mexico and Chile. The mineral components

of the nodules (nickel, copper, and manganese) are extremely
important to the United States. According to CCD, the pres-
ence of local coal and a low seismic hazard are advantages

of Coos Bay for attracting this industry, but the wet climate
could impede any chance of this industry developing in the
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Northwest. The disposal of tailings in settling ponds is a
major part of the process in this industry, and a dry climate
is preferred.

Quarry Rock, Sand, and Gravel. Coos County has always been
deficient in some rock products--jetty stone, gravel, and
rock for concrete aggregate--and has had an excess capacity
in others--quarry stone and sand. Douglas County supplies
much of what Coos County lacks and imports what Coos County
exports. Quarry stone, sand, and gravel demand is expected
to grow slowly over the next few decades unless major highway
construction takes place. 1In the case of major highway con-
struction, a sharp rise in demand is expected to occur.
Transportation costs are the major economic factor in this
industry and barge has been much cheaper than surface trans-
port. The opportunity for the development of additional
large barge-loading facilities in Coos Bay for both importing
and exporting rock products was forecast by the CCD analysis.

Transportation

Surface Transportation. According to the CCD study, highways
in Coos County are generally in poor condition. Highway 101
is the major north/south route through the county. East/
west highways connecting Coos Bay to interior Oregon are
inadequate. Upgrading the North Bay Access Road is also
required to facilitate industrial development in this area.
Finally, three bridges over the estuary require modification
or replacement to allow greater marine traffic access in the
upper bay. The existing rail system runs from Myrtle Point
to Eugene and passes through Coos Bay. The low track classi-
fication allows only slow speeds, thereby reducing the com-
petitiveness of shipping by rail.

Coos Bay has an advantageous location central to the forestry,
mining, marine, and scenic resources of the area. These
resources are not fully used because of the inadequate sur-
face transportation network. The shortage of federal funds
for highway and railroad improvements, however, imposes a
severe limitation on the number of major transportation im-
provements that will be constructed in the near future. Any
impetus to improve the surface transportation network must
therefore come from an increased need within the area's
economy .

Waterborne Cargo. With 21 berths, Coos Bay's port facilities
are the second largest in the state. The Port of Portland
has 79 berths. Coos Bay has also allowed greater depths at
the bar and along the channel than most ports (45 feet at

bar and 40-foot channel). Two problems are critical con-
straints to ocean access in the harbor. These are the rail-
road bridge at Coos Bay and the lack of an acceptable dredge

13



material disposal method. Both of these constraints limit
access to the upper bay part of the harbor.

Exported woodchips and forest products are the dominant cargo,
with imported petroleum a distant second (350,000 tons im-
ported in 1977). The port saw a 700 percent increase in
export cargo between 1960 and 1980 and a 5 to 6 percent an-
nual increase in petroleum products imported the last 5 years.
These trends are expected to continue because of the con-
tinued growth of Pacific Rim markets and Coos Bay's proximity
to timber resources.

This sector has also reflected the decline and stabilization
of employment levels experienced in the forest product indus-
try since 1979. Again, this verifies the dominance of the
forest products industry in the Coos Bay economy and the

need for a diversification of the industrial base.

Foreign Trade Zones

The CCD study also examined the potential effects of the
Coos Bay Foreign Trade Zones (FTZ's) on the economic develop-
ment potential of the area. Foreign Trade Zones are basi-
cally storage, warehousing, or manufacturing areas used to
reduce customs costs on imported foreign goods. The 1970's
saw an increase of 12 to 50 FTZ's in the United States, and
the dollar volume of good produced in these areas has in-
creased from $100 million in 1971 to almost $5 billion in
1980. A large volume of ships entering Coos Bay are from
Pacific Rim counties and many arrive empty to pick up wood
products. These ships could be used to bring cargo to a
Coos Bay FTZ.

SOCIAL CONDITIONS

The weakness of the local economy has caused a variety of
adverse social conditions in the area that are described in
the PACON Project Environmental Assessment (CH2M HILL, 1984)
and the North Bay Marine Industrial Park Final Environmental
Impact Statement (Coos-Curry Council of Governments, 1982) .

High unemployment rates, ranging from 14.3 percent in 1982

to 13.1 percent in 1985, have caused out migration from the
area since 1980 and have resulted in high vacancy rates,
reduced housing values, and declining school enrollment (State
of Oregon Department of Human Services, 1986). All of these
have contributed to a significant reduction in the perceived
quality of life in the local area.

14



Section 2
URBAN RENEWAL AREA ELIGIBILITY AND
REASONS FOR ITS SELECTION

URBAN RENEWAL AREA ELIGIBILITY

Based on information presented in Section 1 of this report,
the Urban Remedial Area meets criteria imposed by Oregon
Revised Statutes Chapter 457 (ORS 457.420) with regard to
land area and assessed value.

LAND AREA

The North Bay Urban Renewal Area encompasses about 4,643 acres
of land, less than 1 percent of the county's 1,042,560 acres
of land. This is well within the legislative requirement

that the total land area of all urban renewal areas in which
tax increment financing measures are being used not exceed

15 percent of the county's total land area.

ASSESSED VALUE

The North Bay Urban Renewal Area has a current assessed value.
of $45,703,702, about 3.1 percent of the county's current
assessed value of $1,482,428,812. This, too, is well within
the legislative mandate that the total assessed value of all
urban renewal areas in which tax increment financing measures
are being used not exceed 25 percent of the county's total
assessed value,

REASONS FOR SELECTION OF THE URBAN RENEWAL AREA

The North Bay Urban Renewal Area qualifies as a bllghted
area as defined by ORS 457.010 because:

o The area's utilities, particularly its sanitary
and industrial wastewater collection and treatment
systems, are inadequate and in major portions of
the area are nonexistent.

o The area's present road network is deficient both
internally and in linkages to Highway 101. Rail-
road access is also inadequate to serve the area's
industrial sites.

o A combination of poor planning and lack of planning
have contributed to improper placement of existing
infrastructure. Specifically, the only existing
access road to some industrial parcels actually
trespasses private property in some locations and

15



in other locations effectively cuts off access
from upland industrial sites to the waterfront.

These areas were selected as urban renewal area because:

o

The Coos County property tax income from the area
for fiscal 1985-86 is inadequate to pay for the
public facilities the area needs and must have if
high job-producing and tax-paying developments are
to be realized.

It is necessary to incorporate the entire area
into an urban renewal area to assure an integrated
and comprehensive approach to the area's develop-
ment, including assisting in the financing of the
area's infrastructure.

In improving the public infrastructure, the area
will be more attractive to private-sector invest-
ment, which in turn will improve the property tax
base, increase the number of jobs, and significantly
assist in protecting the public's investments that
have been and will be made in the area.
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Section 3
RELATIONSHIP BETWEEN PROJECTS AND EXISTING CONDITIONS

All public improvements and the implementation of development
and redevelopment, financing, administrative and technical
support, property acquisition and disposition, redevelopment,
rehabilitation and conservation, owner participation, and
relocation (if necessary), as described in the North Bay
Urban Renewal Plan, are intended to correct the deficiencies
described in Section 2 of this report.
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Section 4
PHYSICAL, ECONOMIC, AND SOCIAL IMPACTS
OF PLAN IMPLEMENTATION

This section discusses the physical, social, and economic
effects of implementing the North Bay Urban Renewal Plan.
The analysis considers the effects of added services, in-
creased population, and fiscal impacts to affected taxing
districts. |

PHYSICAL IMPACTS

Physical impacts include changes in land use, infrastructure,
and effects on natural resources.

LAND USE AND INFRASTRUCTURE

Implementation of the plan, based on assumptions of land
absorption described in the economics portion of this sec-
tion, would result in an increase of about 310 areas of
industrial use. Infrastructure projects described in Sec-
tion 5 of the urban renewal plan would be in place, includ-
ing road, rail, and water access facilities; water and
wastewater distribution/collection and treatment systems;
and electric utilities. Mitigation actions would occur in
some or all of the sites identified in Section 4 of the
urban renewal plan (or other suitable sites within or out-
side the Urban Renewal Area). Recreation activities would
become more concentrated in the remaining natural and con-
servation areas of the North Bay.

NATURAL RESOURCES

Effects of land development activities on the natural re-
sources of the area are discussed in detail in the PACON
Project Environmental Assessment (CH2M HILL, 1984), the
Henderson Marsh Mitigation Plan (Coos Bay Estuary Inter-
Agency Task Force et al., 1984), and the North Bay Marine
Industrial Park Final Environmental Impact Statement (Coos-
Curry Council of Government, 1982). Although these docu-
ments were developed to assess impacts of particular project
proposals, the types and magnitudes of activities evaluated
are very similar to those included in this urban renewal
plan and provide findings applicable for assessing impacts
of plan implementation. These reports, incorporated by
reference into this report, discuss direct and indirect
long- and short-term impacts to the physical environment,
including specific analyses on natural hazards and land
forms, seismicity, bathymetry, estuarine circulation, waves,
sedimentation and sediment transport, estuarine water
quality, sediment quality, groundwater, water runoff/

18



absorption, aquatic flora, aquatic fauna, terrestrial species
and habitats, endangered and unique species, air quality,
ocean beach disposal, risk of o0il spills, o0il spill impacts,
and ecosystem impacts. Mitigation actions necessary to
reduce or eliminate adverse effects are identified.

In summary, while implementation of the North Bay Urban Re-
newal Plan would cause some unavoidable adverse impacts that
would remain after mitigation, they are not considered sig-
nificant. Such impacts include:

o Permanent alternation of topography by grading to
accommodate upland uses and activities

o Short-term erosion and displacement of sand during
construction
o} Coverage of approximately 11 percent of the

recharge area to the dunes aquifer

o Slight reduction of water velocity and a minor
change in estuarine circulation caused by dredging

o Temporary increase in water turbidity and suspended
sediments caused by dredging

o Loss of intertidal and subtidal area and habitat
through wharf construction

Kel Temporary reduction in aquatic plant productivity
from construction

o) Elimination of benthic and larval forms of life
caused by dredging and temporary turbidity

o Potential decrease in aquatic species diversity
from simplification of food webs during dredging

o) Loss of wetland from road and infrastructure con-
struction
o Loss or alteration of undeveloped hummock habitat

and reduction of snowy plover habitat

o Dislocation and changes in relative abundance of
terrestrial species.

ECONOMIC IMPACTS

Economic impacts include effects on real property values in
the Urban Renewal Area, and direct employment impacts of the
plan. Indirect and induced effects of plan implementation
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on employment and income in Coos County, and fiscal impacts
of plan implementation on affected taxing districts are also
described in this section.

ASSESSMENT OF POTENTIAL FOR INDUSTRIAL GROWTH

For purposes of the assessment of economic and fiscal effects
of plan implementation, a set of assumptions concerning North
Bay Urban Renewal Area development activity were prepared.
These assumptions are not based on committed projects, but
rely on the 1981 CCD analysis of potential for industrial
development within the Coos Bay market area (presented in
Section 1 of this report), updated with industrial employ-
ment data provided by the Oregon State Department of Labor.
Industrial development assumptions for the Urban Renewal

Area also reflect opinions of the local business community.

Industries that might potentially locate along the North Bay
were broadly grouped into five categories:

o Lumber and wood processing

o Marine industries

o Mining, minerals, and energy
o Transportation

o Other

From these broad categories, possible uses most likely to
locate on the North Bay within the 20-year planning period
were identified. These activities include the expansion of
aquacultural activities likely to be centered around the
Anadromous facility located on leased Oregon International
Port of Coos Bay property. Expansion of the facilities
would include fish processing. These improvements are
estimated to cost $1 million and to result in an employment
increase of 20 to 25 persons. The improvements are
projected to occur in fiscal year 1988-1989.

0il module fabrication is assumed to begin in fiscal year
1989-1990, located on Port-owned property in the vicinity of
the barge slip facility. Improvements associated with this
development are estimated to cost $1,500,000. Employment in
a modular fabrication facility would vary widely, ranging up
to peaks of 1,000 people.

Assembly of imported parts is also considered a possible
activity to locate within this market area. Either of the
two Foreign Trade Zones within the Urban Renewal Area would
serve as a suitable site for such a facility. Development
of an import assembly facility is forecast for fiscal year
1990-91 and is estimated to cost $300,000, with associated
employment anticipated at 200 persons.
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Additional forest products manufacturing is also a possible
activity to locate within the Urban Renewal Area. Such a
facility would likely be built to manufacture partially pro-
cessed pulp material for export. Development costs for such
a facility are estimated at $500 million and associated
employment is estimated at 1,000 persons. Its development
is projected over a 3-year period from fiscal years 1992-93
to 1994-95.

In fiscal year 1993-1994, construction of a general cargo
facility is assumed at a development cost of about
$5,700,000. This facility would likely be developed in as-
sociation with the wood products manufacturing plant and
would be located in the same area. Employment associated
with such a development is estimated at 50 persons.

A marine transportation/manufacturing/assembly/repair facil-
ity is the final development considered within the planning
period. This facility would be constructed in fiscal year
1996-97 and would include a landside ship repair and manu-
facturing facility. Estimated development cost of such a
facility is $3,500,000; associated employment would range
widely with peaks of 200 persons.

EMPLOYMENT AND INCOME IMPACTS

Employment

Direct employment associated with the above described activ-
ities totals nearly 2,500 persons during peak employment
periods. This employment level is anticipated to vary widely
given the types of industrial activities expected to locate
in the Urban Renewal Area. Employment is anticipated to
range from a low of 1,200 persons to a high of 2,500 persons
when all projected activities are developed and in full op-
eration. This range of total employment is large because of
seasonal activity associated with fish processing and cyclical
activity associated with modular fabrication, and ship repair
and maintenance. In addition to this permanent employment
level, construction activity would also provide short-term
employment opportunities.

Direct employment created by the construction and operation
of any industrial activities to locate in the North Bay Urban
Renewal Area would also increase secondary and induced em-
ployment through purchase of industrial materials within the
region, export of goods and services to outside the region,
and purchase of household goods and services by employees.
Employment impacts associated with construction are shorter
in duration than those associated with permanent employment.
Construction multipliers are anticipated to add 25 employees
per $1 million of construction over the term of construction
activity. This is based on findings provided by a statewide
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input-output model developed for the State of Washington by
the University of Washington Graduate School of Business
Administration. The multiplier in Oregon should not differ
greatly from this figure. Permanent employment multipliers
provided by the operation of the industry within the Urban
Renewal Area are anticipated to range from 25 to 30 persons
per $1 million of investment.

Income

Income generation associated with the operation of the in-
dustrial facilities within the Urban Renewal Area also have
associated sector multipliers. The Oregon State University
Extension Service has developed sector output multipliers

for rural counties. This analysis provides industry-specific
indicators of income creation from export activities, based
on summary statistics relating to rural Oregon counties. A
median export dollar multiplier for the lumber and wood pro-
ducts industry is 1.99; for fishing and fish processes, 1.97;
for other manufacturing, 1.79; and for construction, 2.03.
Because the types of industries projected to locate within
the Urban Renewal Area are export-related, a large portion
of the income generation by these companies would be subject
to these multipliers.

FISCAL IMPACTS ON TAXING DISTRICTS

This section identifies fiscal impacts of tax increment
financing on the taxing districts within the Urban Renewal
Area.

Existing Tax Rates

The Urban Renewal Area is located in Tax Code Area 9.32 of
Coos County. This code area contains a total of seven sepa-
rate public taxing districts. The combined tax rates for
these jurisdictions over the past three fiscal years has
ranged from a low of $18.75 per thousand dollars of assessed
valuation to a high of $21.03 per thousand dollars of
assessed valuation during a single tax year. The composite
overall high for these jurisdictions is $22.57 per thousand
dollars of assessed valuation. The combined rate for the
base year, fiscal year 1986-1987, was not available at the
time of analysis; therefore, a trend analysis was prepared
to provide an estimate of individual and combined taxing
rate for the individual jurisdictions located within the
Urban Renewal Area. The combined tax rate for these juris-
dictions for the base year is estimated at $22.06 per
thousand dollars of assessed valuation. These rates are
summarized in Table 3.
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Existing Tax Base

Table 4 shows the dollar values of the total tax bases of
each taxing districts. The assessed valuation of each
taxing district varies widely, depending on the size of the
jurisdictional area. As can be seen in Table 4, North Bay
Fire District No. 9 has a total assessed valuation of just
over $90 million, while Coos County has an assessed valua-
tion of nearly $1.5 billion. The Urban Renewal Area had a
fiscal year 1985-1986 assessed valuation of $45,703,702.
The projected 1986-1987 frozen base is nearly $48,000,000.

Fiscal Impacts During Tax Increment Financing Period

No fiscal impact from creation of the Urban Renewal Area is
expected for any of the taxing districts during the tax
increment financing period (fiscal years 1986-1987 through
1989-1999). They will receive revenues from taxes paid by
existing North Bay properties at the same level as in the
past; neither their tax rates nor tax bases will be altered
as a result of plan implementation. Urban renewal projects,
which would not have been undertaken by any of the local
jurisdictions in the absence of the Urban Renewal Agency,
would be funded entirely by tax increment funds, by private
or public utilities, and by state and federal agencies. Tax
increment funds would be generated by new North Bay develop-
ment that likely would not have occurred without action of
the urban renewal program because of the nature and magni-
tude of existing deficiencies in the North Bay infrastructure.

Fiscal Impacts Following Tax Increment Financial Period

It is estimated that the tax increment process will be
terminated during fiscal year 1998-1999. During the follow-
ing year, tax revenue from $554,811,956 assessed valuation
would become available to the taxing districts. This rep-
resents an increase of approximately 1,059 percent over the
$47,880,975 frozen base asset value. This increase in
assessed valuation is derived principally from a simple
source--construction of an export forest products facility
with an associated value of $500,000,000.

The increase in cash value of the individual taxing districts
resulting from the urban renewal plan at the conclusion of
the taxing and financing period is presented in Table 4. It
is anticipated that true cash value additions to the assessed
base would range from approximately 35 percent to nearly

600 percent for North Bay Fire District No. 9. However, the
development projected to locate within the Urban Renewal

Area during this time period is not the sole development
potential of the Urban Renewal Area. Therefore, once the

tax increment process is terminated, the taxing districts
servicing the Urban Renewal Area should continue to increase
their tax bases.
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SOCIAL IMPACTS

Effects of increased employment on the North Bay are described
in detail in the PACON Project Environmental Assessment (CH2M
HILL, 1984) and the North Bay Marine Industrial Park Final

Environmental Impact Statement (Coos-Curry Council of Govern-

ments, 1982).

These documents, incorporated by reference as part of this
report, discuss impacts on fire protection, police protec-
tion, health care, traffic, energy use, aesthetics, and
noise. They conclude that there would be a small cumulative
effect on public services that are common adjuncts to eco-
nomic growth, and no significant adverse impacts. New
industrial development and operation would permanently alter
the visual appearance of both wetland and upland within the
Urban Renewal Area. Higher noise levels would also be
created. The only significant social effect would be the
increase in employment opportunities for local residents and
the associated reduction in unemployment.

Direct employment projected for the PACON and North Bay Marine
Industrial Park projects total a maximum of 2,025 by the

year 2000. Employment projected for urban renewal plan imple-
mentation totals about 2,500 direct jobs by that time.
Although the employment levels projected in the urban renewal
plan are over 20 percent higher than those analyzed for the
other projects, it is not expected that the additional em-
ployment would alter the impact analysis findings concerning
public services, aesthetics, energy use, or noise. Public
service impacts are likely to be minimal with either set of
employment projections, because it is assumed that direct
employment would be drawn primarily from the existing Coos

Bay area labor pool. Managerial and highly skilled crafts-
man would be relocated to the area, but these jobs are esti-
mated at only about 10 percent of the total. Almost all of
the indirect employment benefits would also accrue to existing
local residents.

Aesthetic, energy, and noise effects from urban renewal plan
implementation would also be consistent with impact findings
for the other two projects because the types of industry and
land coverage are consistent.

Traffic effects resulting from urban renewal plan implemen-
tation, however, would differ from those identified in the
other environmental assessments. The Oregon Department of
Transportation now rates traffic in U.S. Highway 101 as over
capacity from Hauser to North Bend, although warrants for
signalization at the Jordan Cove Road/U.S. Highway 101 inter-
section do not exist at this time. North Bay employment is
expected to generate additional traffic in this area at peak
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traffic conditions. While the traffic volume increases would
be significant, they would not be expected to exceed capacity
on either Jordan Cove Road or Highway 101 after programmed
improvements are made to the Jordan Cove Road and Haynes
Inlet Bridges. These improvements are described in Section 4
of the urban renewal plan, and are expected to be scheduled
in conjunction with North Bay development.
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Section 5
IMPACTS OF PLAN IMPLEMENTATION RELATING TO
ADDED SERVICES AND INCREASED POPULATION

This section describes impacts of plan implementation on
solid waste, fire protection, police protection, health care,
and public schools services as well as the effects of
increased population on the community as a whole.

SOLID WASTE

Solid waste production at the industrial sites is expected

to be minimal. No extraordinary materials would be generated.
Most metal wastes will be recycled. Materials not appropri-
ate for recycling would be disposed of in the county

sanitary landfill. No significant impact is expected on
existing resources or service levels.

FIRE PROTECTION

Fire protection needs would not be significant since flam-
mable materials (except some fuels) would not be present on
the industrial sites. Standard industrial safety pre-
cautions, including limited fire protection capabilities,
would be provided at each facility. The existing fire ser-
vice capabilities provided by local fire districts in the
area would provide the additional protection needed to serve
expected development. No significant impact is expected on
existing resources or service levels.

POLICE PROTECTION

Onsite security protection would be provided by 24-~hour
security services, in addition to the county sheriff's
department and the state highway patrol. North Bay develop-
ment is not expected to significantly affect existing
resources or service levels.

HEALTH CARE

No special or extraordinary health needs or problems are
expected as a result of plan implementation. The industrial
operations would likely not involve handling of unusual or
exotic chemicals, gases, or other materials that may pose
health hazards to employees or offsite visitors. Local
health care facilities will experience a nominal increase of
users because of expected development.
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POPULATION GROWTH AND PUBLIC SCHOOLS

As indicated in Section 4 of this report, only about 10 per-
cent of the 2,500 employment opportunities likely to be cre-
ated by plan implementation between 1986 and 1996 would be
filled by persons relocating to the Coos Bay-North Bend area.
ASsuming an average household size of 2.6 (the Oregon aver-
age reported in the 1980 Census of Population), this new
employment-related relocation would increase the area popu-
lation by a total of about 650. This growth is well within
the population increase projected by the Coos County Compre-
hensive Plan, the North Bend Comprehensive Plan, and the
Coos Bay Comprehensive Plan during the 1986 through 1996
period. Because this increase in population is anticipated
in the local comprehensive plans, it is also expected that
school systems in the area are planning to accommodate asso-
ciated growth in the student population. Effects on partic-
ular school districts and individual schools cannot be
assessed at this time because they depend upon housing
choices of immigrating households.
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Section 6
FINANCIAL FEASIBILITY

This section demonstrates the urban renewal plan's financial
feasibility with estimated project costs, land and improve-

ment value projections for the 20-year planning period, and

an analysis of debt repayment. All values are presented in

constant 1986 dollars. The terms "assessed value" and "true

cash value" are interchangeable in this analysis.

ESTIMATED PROJECT COSTS AND COMPLETION DATES

The North Bay Urban Renewal Plan includes a wide variety of
infrastructure projects necessary for the revitalization and
development of the North Bay industrial area. These projects
have been organized into four major bond sales, the third of
which is structured in two phases.

The first bond sale (Bond Sale A) is planned to occur in
fiscal year 1988-1989. This bond would be issued for the
provision of approximately $2.6 million of infrastructural
improvements including construction of:

o Access roads serving the area, with an order-of-
magnitude cost of $1.1 million

e} A sanitary wastewater treatment plant, with an
order-of-magnitude cost of $90,000

o A wastewater collection trunk line, with an
order-of-magnitude construction cost of $500,000

o} Phase 1 of water system improvements, estimated to
cost $907,000

Construction of these projects would be completed in fiscal
year 1989-1990. A second group of improvements would be
financed by Bond Sale B in fiscal year 1992-1993. These
improvements would be principally linked with development of
a forest products export facility and would include:

o Development of an industrial wastewater treatment
plant, with an order-of-magnitude cost of $10 mil-
lion

o} Modification to the existing industrial wastewater

outfall, at an order-of-magnitude cost of $500,000

o} Construction of an industrial sewer line, with an
order-of-magnitude construction cost of $630,000
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o Construction of a pump station, at an order-of-
magnitude cost of $200,000

o] Expansion of the sanitary wastewater treatment
plant funded by Bond Sale No. 1, at an order-of-
magnitude cost of $90,000

o Construction of Phase 2 of the water system im-
provements, estimated to cost $2,304,000

o Environmental mitigation, estimated to cost about
$30,000

This total bond sale includes $13,754,000 worth of infra-
structural improvements to be phased over a 3-year construc-
tion period. Construction would be completed in fiscal year
1995-1996.

Bond Sale C would finance construction of docking facilities
that would be divided into two major segments and constructed
in phases. Phase 1 is anticipated to occur in fiscal year
1993-1994. This facility would be built at an order-of-
magnitude cost of $5 million over a 2-year period. Phase 2
of the bond sale would occur in fiscal year 1994-1995, and
construction would begin during the next fiscal year. This
phase would cost approximately $4,300,000. Construction of
Phase 2 would be complete in fiscal year 1996-1997.

The final infrastructural improvements included in the urban
renewal plan would be financed by Bond Sale D in fiscal year
1995-1996. Improvements to be constructed with this
$5,775,000 bond sale include:

o Development of a rail bed and acquisition of rail
bed right-of-way, at an order-of-magnitude cost of
$2,925,000

o) Development of a marshalling yard which would in-
clude components of both private and public fund-
ing (the publicly funded portion of the marshalling
yard is estimated to cost $2 million)

o) Construction of access roads within the industrial
area, at an order-of-magnitude cost of $750,000

0 Mitigation activities associated with the public
development effort, at an order-of-magnitude cost
of $100,000

Construction of these projects would be completed in fiscal
year 1996-1997.
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ESTIMATED PROJECT REVENUE BY SOURCE

CURRENT PROPERTY VALUES

The following analysis is based on data from the Coos County
Tax Assessor's office on 1984-1985 and 1985-1986 assessment
year tax rolls. These data were supplemented by information
on property values in the area provided by Fred Marineau and
Jeff Marineau, MAI, of Marineau Associates Real Estate Ap-
praisers and Consultants.

The data base for this analysis includes the assessed values
for land and improvements as well as personal property within
the Urban Renewal Area. Total valuation of all personal
property was not immediately available at the time of data
collection. Some portions of these values have been esti-
mated; however, this estimated value constitutes only a small
portion of the total assessed value, approximately 1 percent.

Property taxes have not been based on the true cash value
(TCV) of all property since 1980. Now, the true cash value
of homestead and all other property may be reduced annually
(by the state) by factors calculated to limit the assessed
value growth statewide not to exceed 5 percent. These
factors vary annually and when multiplied by their true cash
values, become the assessed values (AV) for taxing purposes
for any given year. For all intents and purposes, the true
cash value and the assessed value represent an equivalent
figure unless large property owners contained in a smaller
taxing district are part of this reduction procedure, as is
the case in the Urban Renewal Area. In the 1984-1985
assessment year, Roseburg Forest Products was reduced per
ORS 308.020 below the true cash value. The 1985-1986
assessment year represents the true cash value of the
property. This occurrence makes the change between fiscal
year 1984-1985 and fiscal year 1985-1986 inappropriately
large.

In fiscal year 1984-1985 the total assessed valuation for
the Urban Renewal Area was $35,555,035. In fiscal year
1985-1986 the total assessed valuation increased to
$45,703,702. This increase was largely due to the conver-
sion of Roseburg Forest Products to a true cash value and is
therefore misleading. This increase was taken into consid-
eration when projecting land and improvement values for the
planning periods.

LAND VALUE PROJECTIONS

Industrial property located within the study area ranged
widely in value. For example, the land occupied by Weyer-
haeuser's containerboard plant is presently assessed at
$9,511 per acre while the Henderson Marsh area ranges in
value from $400 to $700 an acre., According to Coos Bay area
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industrial land sales data, fully serviced, good quality

~ industrial land has a market value (true cash value) of ap-
proximately $10,000 an acre. This value in constant 1986
dollars was determined to be the ceiling value of fully im-
proved and serviced North Bay industrial property.

Incremental additions to the value of land are projected to
take place as improvements are added to the area. For ex-
ample, the full amount of the $4 million North Bay Industrial
Parkway improvement can be added to the base value of the
property. However, other infrastructural additions to the
area are not projected to provide the same level of ad-
ditional value. Examples include the improvements to water
supply and rail systems. Although inadequate for future
site development, the area is presently served by water.

The water service improvements are therefore not expected to
cause concurrent incremental increases in the value of land.
Rail service is also not expected to provide land value in-
creases as large as the investment.

By fiscal year 2005-2006 the projected land value is antici-~
pated to rise to $10,000 an acre for larger usable tracts.
Those properties currently in right-of-way areas or in spe-
cial use, such as the Coos Sand and Gravel sand export
facility, were projected to remain at current assessment
levels. Land value increases for those years not antici-
pated to reflect an incremental jump in assessed valuation
due to site improvements are projected to increase at rates
ranging between 2 to 2-1/2 percent per year.

IMPROVEMENT VALUE PROJECTIONS

The value of improvements is projected to stay at current
dollar levels. Increases to improvements occur only with
the addition of site improvements. These include:

o $1 million expansion of the Anadromous facility in
fiscal year 1988-1989

o $1,500,000 modular fabrication facility in fiscal
year 1989-1990

o $300,000 import assembly facility to be built in
fiscal year 1990-1991

e} Phased construction of the forest product manufac-
turing facility, projected as a $200 million addi-
tion in fiscal year 1992-1993, a $200 million ad-
dition in fiscal year 1993-1994, and a $100 million
addition in fiscal year 1994-1995

o $5,700,000 general cargo facility in fiscal year
1993-1994
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o $3,500,000 marine transportation manufacturing/
assembly/repair facility to locate within the
study area in 1996-1997

DEBT REPAYMENT

TAX INCREMENT REVENUES

Fiscal year 1986-1987 is established as the base year for
analysis purposes. Increases in land value and site improve-
ments such as those described above add to the assessed value
of the Urban Renewal Area. The difference in assessed valua-
tion between the base year and the projected year becomes

the basis for estimating tax increment revenue.

Properties within the proposed Urban Renewal Area are also
located within an enterprise zone. The Enterprise Zone pro-
vide tax incentives to new businesses or business expansions
locating within the area. The tax incentive provided by the
Enterprise Zone extends for a period of 5 years. 1In the
first year, the entire investment is removed from the tax
roll. 1In each subsequent year, 20 percent of the assessed
value of improvements is added to the tax roll so that after
the 5-year incentive period all improvements are subject to
property taxation. For example, the projected $1 million
expansion of the Anadromous facility would be missing from
the tax roll during the first year. During the second year
$200,000 of the $1,000,000 improvement would appear on the
tax roll as taxable improvements. During each subsequent
year an additional 20 percent of the investment would be
added. Table 5 projects the annual tax increment revenues
available within the Urban Renewal Area throughout the fore-
cast adjusted to reflect effects of the Enterprise Zone tax
exemption incentives.

BOND ISSUE RETIREMENT

The total Urban Renewal Agency capital expenditure during
the 20-year planning period, $31,426,000, is organized as a
series of bond issues spread out from fiscal year 1988-1999
to 1995-1996. Each of the five bonds is structured as a
non-retiring issue with interest payments occurring over the
term of the bond and a balloon principal payment at the end
of the term. Bond retirement is based on the assumption
that issues would be sold at an 8-percent interest rate.
Table 6 shows the annual cost of each project and the total
expenditure necessary to retire all bonds over a 27-year
period. Improvements to be financed through these bond sales
are discussed in Section 5 of the North Bay Urban Renewal
Plan and summarized in this section of the North Bay Urban
Renewal Report.
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The infrastructure bonds would be retired through a sinking
fund. Tax increments received are paid into the sinking
fund along with the unspent balance of bond issues during a
construction period. Bond retirement is therefore paid from
the tax increment plus interest earnings from investments at
an assumed rate of 8 percent per year.

As is shown in Table 7, the receipts to the sinking fund
required to retire the bond issues would continue for a 12-
year period ending in fiscal year 1998-1999. With this '
amount of investment, the sinking fund would have an adequate
balance to retire the total annual expenditure from the
$31,426,000 in bond issues. The sinking fund is also adequate
to provide for the administrative costs of the Urban Renewal
Agency, estimated at approximately 1.5 percent of the total
operating budget on an annual basis.

Based on the activities assumed to locate within the Urban
Renewal Area, construction of the infrastructure improve-

ments with tax increment financing is feasible. A summary
of the development assumptions, tax increment projections,
debt repayment schedule, and sinking fund balances is pre-
sented in Table 8.
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Section 7
RELOCATION REPORT

While the acquisition of developed and occupied property by
the Urban Renewal Agency is not anticipated, should con-
ditions arise that warrant such action, the Urban Renewal
Agency would provide assistance to persons or businesses
displaced in finding replacement facilities. All displaced
persons or businesses would be contacted to determine such
relocation needs. They would be provided information on
available space and be given assistance in moving, All re-
location activities would be undertaken and payments made in
accordance with the requirements of ORS 281.045-281.105 and
any other applicable laws or regulations.

CVR39/044
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