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PORT OF COLUMBIA COUNTY
MANAGEMENT’S DISCUSSION AND ANALYSIS
For the Year Ended June 30, 2021

This discussion and analysis of the Port of Columbia County (the Port) financial performance provides an
overview of the Port's financial activities for the fiscal year ended June 30, 2021. Please read it in
conjunction with the Port’s financial statements, which follow this section.

Overview of the Financial Statements

This audit report consists of three parts — management’s discussion and analysis (this section), the basic
financial statements (including notes), and supplementary information. The report is guided by accounting
and reporting principles established by the Governmental Accounting Standards Board (GASB). The
basic financial statements are prepared on the accrual basis, similar to a private business, whereby
revenues are recognized when earned and expenses are recognized when incurred, regardless of when
cash is received or paid. The basic financial statements consist of a balance sheet which includes the
Port’s assets, liabilities, and net position (assets minus liabilities) at year end; statement of revenues,
expenses, and changes in net position, which includes all revenues, expenses, and grants received for
construction for the year; and statement of cash flows, which represents the sources and uses of cash for
the year. The financial statements also includes notes that explain some of the information in the financial
statements and provide more detailed data. Following the financial statements is a section of
supplementary information, which further explains and supports the information in the financial
statements.

Financial Results

The Port’s total net position decreased from the prior year from $47.4M to $46.1M. Additions to capital
assets of $2M includes the construction of hangar building and the water/sewer extension at Scappoose
Industrial Park.

The Port ended the year with a decrease in net position of $1.3M, due to a decrease of tenant rent and
taxes revenues and an increase in operating expenses.

The analysis in Table 1 below focuses on the net position of the Port; Table 2 focuses on the revenues
and expenses of the Port.

Table 1 — Net Position

2021 2020
Assets and deferred outflows
Current $ 7,192,416 $ 6,336,378
Restricted 261,337 339,272
Capital assets, net 44,976,237 45,064,060
Other 8,736,495 8,873,685
Total assets and deferred outflows 61,166,485 60,613,395
Liabilities and deferred inflows
Current 2,031,081 1,903,077
Other liabilities 12,979,174 11,250,342
Total liabilities and deferred inflows 15,010,255 13,153,419
Net position
Invested in capital assets, net of related debt 40,467,385 33,700,995
Unrestricted 5,427,508 13,419,709
Restricted 261,337 339,272
Total net position 46,156,230 $ 47,459,976




PORT OF COLUMBIA COUNTY
MANAGEMENT’S DISCUSSION AND ANALYSIS (CONTINUED)
For the Year Ended June 30, 2021

Table 2 — Revenues and Expenses

2021 2020
Operating revenues
Tenant rents $ 4,348,309 $ 4,652,618
Taxes and assessments 26,906 393,806
Intergovernmental income 335,454 355,525
Miscellaneous 23,906 24,680
Total operating revenues 4,734,575 5,426,629
Operating expenses
Personnel services 1,910,458 1,637,792
Materials and services 1,808,464 1,569,775
Depreciation 2,183,069 2,046,364
Total operating expenses 5,901,991 5,253,931
Total operating income (loss) (1,167,416) 172,698
Non-operating revenues (expenses)
Grants 209,856 253,719
Interest income 201,248 231,181
Interest expense (547,434) (560,061)
Net non-operating revenues (expenses) (136,330) (75,161)
Change in net position (1,303,746) 97,537
Net position, beginning of year 47,459,976 47,362,439

Net position, end of year $_ 46,156,230 $_ 47,459,976



PORT OF COLUMBIA COUNTY
MANAGEMENT’S DISCUSSION AND ANALYSIS (CONTINUED)
For the Year Ended June 30, 2021

Capital Assets

The following table lists the Port’s capital assets and their value as of June 30, 2021:

2021 2020
Capital assets

Land $ 11,107,755 $ 11,107,755
Construction in progress 298,640 3,079,707
Depreciable costs 63,223,803 58,347,490

Total capital assets 74,630,198 72,534,952
Accumulated depreciation (29,653,961) (27,470,892)
Total net capital assets $_44.976,237 $__ 45,064,060

For further information on the Port’s capital assets, see Note E of the financial statements.

Long-Term Obligations

At June 30, 2021, the Port had $2.5M in notes payable outstanding. In addition, the Port has a special
assessment debt with governmental commitments of $8.1M. A corresponding receivable from other
governments has also been recorded for this amount. Including the special assessment debt, the Port
reported a net decrease in debt of $655K for the 2020-21 fiscal year. Additional information on the Port’s
long-term debt can be found in Note G of the financial statements.

Construction Line of Credit

On July 22, 2020, the Port entered into a construction financing contract, a non-revolving construction line
of credit for $2M, with Oregon Infrastructure Finance Authority for the development of a Hangar. The
contract converts to permanent financing upon completion of construction. Additional information on the
Port’s line of credit can be found in Note H of the financial statements.

Budgetary Highlights

The Port’s budget for the fiscal year 2020-21 was adopted by the Port Commission in June 2020 and
certified by the Columbia County Clerk in July 2020. There were no changes to the appropriations during
the year.

Economic Factors and Next Year’s Budgets and Rates

As part of the Port’s strategic planning and business planning process, regional and national economic
trends and forecasts are reviewed and forecasted to help produce the annual budget. In the Port’s 2021-
22 budget, operating expenditures and revenues are forecast to decrease with prior years.

Contacting the Port’s Financial Management

This financial report is designed to provide users with a general overview of the Port’s finances. If you
have questions about this report or need additional information, contact the Port of Columbia County,
P.O. Box 190, Columbia City, OR 97018.



KERN4THOMPSON

CERTIFIED PUBLIC ACCOUNTANTS

INDEPENDENT AUDITORS’ REPORT

To the Board of Commissioners
Port of Columbia County
Columbia City, Oregon

Report on the Financial Statements

We have audited the accompanying financial statements of the business-type activities of the Port of
Columbia County, Oregon (the Port), as of and for the year ended June 30, 2021, and the related notes to
the financial statements, which collectively comprise the Port’s basic financial statements as listed in the
table of contents.

Management's Responsibility for the Financial Statements

Management is responsible for the preparation and fair presentation of these financial statements in
accordance with accounting principles generally accepted in the United States of America; this includes
the design, implementation, and maintenance of internal control relevant to the preparation and fair
presentation of financial statements that are free from material misstatement, whether due to fraud or
error.

Auditors’ Responsibility

Our responsibility is to express an opinion on these financial statements based on our audit. We
conducted our audit in accordance with auditing standards generally accepted in the United States of
America. Those standards require that we plan and perform the audit to obtain reasonable assurance
about whether the financial statements are free from material misstatement.

An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in
the financial statements. The procedures selected depend on the auditors’ judgment, including the
assessment of the risks of material misstatement of the financial statements, whether due to fraud or
error. In making those risk assessments, the auditor considers internal control relevant to the entity's
preparation and fair presentation of the financial statements in order to design audit procedures that are
appropriate in the circumstances, but not for the purpose of expressing an opinion on the effectiveness of
the entity's internal control. Accordingly, we express no such opinion. An audit also includes evaluating
the appropriateness of accounting policies used and the reasonableness of significant accounting
estimates made by management, as well as evaluating the overall presentation of the financial
statements.

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for
our audit opinion.

Opinion
In our opinion, the financial statements referred to above present fairly, in all material respects, the
financial position of the business-type activities of the Port of Columbia County, Oregon as of June 30,

2021, and the changes in its financial position and cash flows, for the year then ended in accordance with
accounting principles generally accepted in the United States of America.

Kern & Thompson, LLC | 1800 SW First Avenue, Suite 410 | Portland, Oregon 97201 | Phone: (503) 222-3338 | www.kern-thompson.com
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To the Board of Commissioners
Port of Columbia County

Other Matters
Required Supplementary Information

Accounting principles generally accepted in the United States of America require that the management’s
discussion and analysis on pages i through iii, and the pension information schedules on pages 29 to 30,
be presented to supplement the basic financial statements. Such information, although not a part of the
basic financial statements, is required by the Governmental Accounting Standards Board, who considers
it to be an essential part of financial reporting for placing the basic financial statements in an appropriate
operational, economic, or historical context. We have applied certain limited procedures to the required
supplementary information in accordance with auditing standards generally accepted in the United States
of America, which consisted of inquiries of management about the methods of preparing the information
and comparing the information for consistency with management’s responses to our inquiries, the basic
financial statements, and other knowledge we obtained during our audit of the basic financial statements.
We do not express an opinion or provide any assurance on the information because the limited
procedures do not provide us with sufficient evidence to express an opinion or provide any assurance.

Other Information

Our audit was conducted for the purpose of forming an opinion on the basic financial statements as a
whole. The budgetary comparison schedule on page 31, is the responsibility of management and was
derived from and relates directly to the underlying accounting and other records used to prepare the basic
financial statements. Such information has been subjected to the auditing procedures applied in the audit
of the basic financial statements and certain additional procedures, including comparing and reconciling
such information directly to the underlying accounting and other records used to prepare the basic
financial statements or to the basic financial statements themselves, and other additional procedures in
accordance with auditing standards generally accepted in the United States of America. In our opinion,
the information is fairly stated, in all material respects, in relation to the basic financial statements as a
whole.

Report on Other Legal and Regulatory Requirements

In accordance with Minimum Standards for Audits of Oregon Municipal Corporations, we have also
issued our report dated December 1, 2021, on our consideration of the Port’'s compliance with certain
provisions of laws and regulations, including the provisions of Oregon Revised Statutes as specified in
Oregon Administrative Rules. The purpose of that report is to describe the scope of our testing of
compliance and the results of that testing, and not to provide an opinion on compliance.

KERN & THOMPSON, LLC
Certified Public Accountants

Vi -7 / .
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Eric A. Zehntbauer, CPA
Partner

Portland, Oregon
December 1, 2021



PORT OF COLUMBIA COUNTY
BALANCE SHEET

June 30, 2021

ASSETS

Current assets
Cash and investments
Cash restricted for debt payments
Receivables, net of allowances
Prepaid expenses
Total current assets

Noncurrent assets
Capital assets
Depreciable capital assets
Non-depreciable capital assets
Accumulated depreciation
Capital assets, net

Receivables from other organizations
Total noncurrent assets

Deferred outflows of resources

Total assets and deferred outflows

LIABILITIES AND NET POSITION

Current liabilities
Accounts payable
Accrued interest payable
Compensated absences
Deferred revenue
Deposits
Notes payable and assessment debt - current
Total current liabilities

Noncurrent liabilities
Notes payable
Special assessment debt with government commitment
Construction line of credit
Net pension liability
Total noncurrent liabilities

Deferred inflows of resources

Net position
Investment in capital assets, net of related debt
Unrestricted
Restricted for debt payments
Total net position

Total liabilities, deferred inflows and net position

See notes to financial statements.

3

$ 7,192,416

261,337
28,307
52,475

7,534,535

63,223,803
11,406,395
29,653,961
44,976,237

8,215,750
53,191,987

439,963

§_61.166.485

$ 164,279
137,547
129,779
355,683
556,511
687,322

2,031,121

2,451,501
7,568,916
2,010,309
872,078
12,902,804

76,330
40,467,385
5,427,508
261,337
46,156,230

§_61.166.485



PORT OF COLUMBIA COUNTY

STATEMENT OF REVENUES, EXPENSES, AND CHANGES IN NET POSITION

Year Ended June 30, 2021

Operating revenues
Tenant rents
Taxes and assessments
Intergovernmental income
Miscellaneous

Total operating revenues

Operating expenses
Personnel services
Materials and services
Depreciation

Total operating expenses

Operating income (loss)
Non-operating revenues (expenses)
Grants and reimbursements
Interest income
Interest expense
Total non-operating revenues (expenses)
Change in net position

Net position, beginning of year

Net position, end of year

See notes to financial statements.

4

$ 4,348,309
26,906
335,454
23,906
4,734,575

1,910,458
1,808,464
2,183,069
5,901,991

(1,167,416)

209,856
201,248

(547,434)
(136,330)

(1,303,746)
47,459,976

$__ 46,156,230



PORT OF COLUMBIA COUNTY
STATEMENT OF CASH FLOWS
Year Ended June 30, 2021

Cash flows from operating activities:
Cash received from tenants
Cash received from property taxes
Other cash received
Payments to vendors
Payments to employees
Net cash provided by (used in) operating activities

Cash flows from investing activities:
Interest income

Cash flows from noncapital financing activities:
Grant proceeds

Cash flows from capital and related financing activities:
Acquisitions of capital assets
Receipts from other organizations
Construction line of credit proceeds
Payments on notes and bonds payable
Interest paid
Net cash provided by (used in) capital and related financing activities

Change in cash and cash equivalents

Cash and cash equivalents
Beginning of year
End of year

Reported in the Balance Sheet as:
Unrestricted
Restricted
Total

Reconciliation of operating income (loss) to cash provided by
(used in) operating activities:
Operating income (loss)
Adjustments to reconcile operating income (loss) to net cash
provided by (used in) operating activities
Intergovernmental revenue pass-through
Depreciation and amortization
Net pension obligation
(Increase) decrease in current assets:
Operating receivables
Prepaid expenses
Increase (decrease) in current liabilities:
Accounts payable and compensated absences
Deferred revenue and deposits
Net cash provided by (used in) operating activities

Supplemental disclosure of non-cash investing and financing activities:
Interest income passed through from other government
Interest expense passed through from other government

See notes to financial statements.
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$ 4,588,341
26,906

23,906
(1,831,769)

(1,753,144)
1,054,240

201,248
209,856

(2,095,248)
492,842
2,010,309
(655,324)
(221,181)
(468,602)

996,742

6,457,011
§ _7.453.753

$ 7,192,416
261,337
§ _7.453,753

$ (1,167,416)

(335,454)
2,183,069
150,329

160,696
(29,391)

13,071
79,336
$___1,054,240

$ 335,454
$ 335,454



PORT OF COLUMBIA COUNTY
NOTES TO FINANCIAL STATEMENTS

June 30, 2021

NOTE A — DESCRIPTION OF ORGANIZATION

The Port of Columbia County, Columbia County, Oregon (the Port) was established in 1940
under ORS Chapter 777 for the purpose of encouraging a healthy diversified economic climate in
Columbia County, Oregon. The Port has acquired industrial and commercial property throughout
Columbia County and offers it for lease or sale. Port staff markets these properties and provides
interested businesses with development and financial assistance.

Control of the Port is vested in its five-member commission. Commissioners are elected to office
by voters within the Port District, which encompasses the majority of Columbia County.
Administrative functions are delegated to individuals who report to and are responsible to the
commission. The chief administrative officer is the executive director.

The accompanying basic financial statements present all funds, for which the Port is considered
to be financially accountable. The criteria used in making this determination includes the
appointment of a voting majority, imposition of will, financial benefit or burden on the primary
government, and fiscal dependence on the primary government. Based upon the evaluation of
these criteria, the Port is a primary government with no includable component units.

NOTE B - SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES
Basis of Presentation

These statements have been prepared in conformity with generally accepted accounting
principles (GAAP) as prescribed by the Governmental Accounting Standards Board (GASB) and
the American Institute of Certified Public Accountants (AICPA).

The accounts of the Port are organized on the basis of proprietary fund types, specifically
enterprise funds. Enterprise funds are used to account for operations that are financed and
operated in a manner similar to private business enterprises where the intent of the governing
body is that costs of providing goods and services be financed or recovered primarily through
user charges. The activities of these funds are accounted for with a separate set of self-
balancing accounts that comprise the Port's assets, liabilities, net position, revenues and
expenses. The Port uses several individual funds for state legal compliance that are combined
and reported as a unitary enterprise similar to a commercial entity organized for profit for financial
reporting. Enterprise funds account for activities (i) that are financed with debt that is secured
solely by a pledge of the net revenues from fees and charges of an activity; or (ii) that are
required by laws and regulations that the activity's costs of providing services, including capital
costs (such as depreciation or debt service), be recovered with fees and charges, rather than with
taxes or similar revenues; or (iii) that the pricing policies of the activity establish fees and charges
designed to recover its costs, including capital costs (such as depreciation or debt service).



PORT OF COLUMBIA COUNTY
NOTES TO FINANCIAL STATEMENTS (CONTINUED)

June 30, 2021

NOTE B — SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Basis of Accounting

The accounting and financial reporting treatment applied to a fund is determined by its
measurement focus. All proprietary funds are accounted for on a flow of economic resources
measurement focus. With this measurement focus, all assets and liabilities associated with the
operation of these fund types are included on the Balance Sheet. Net position (i.e. total assets
net of total liabilities) is segregated into invested in capital assets, net of related debt; restricted
for debt service; and unrestricted components. Proprietary fund type operating statements
present increases (e.g., revenues) and decreases (e.g., expenses) in net position. Proprietary
funds utilize the accrual basis of accounting. Revenues are recorded when earned and expenses
are recorded at the time liabilities are incurred.

Proprietary funds distinguish operating revenues and expenses from non-operating items.
Operating revenues and expenses generally result from providing services in connection with
proprietary funds' principal ongoing operations. The principal operating revenues are charges to
tenants for rents. Operating expenses for proprietary funds include the costs of services,
administrative expenses, and depreciation of capital assets. All revenues and expenses not
meeting this definition are reported as non-operating revenues and expenses.

When both restricted and unrestricted resources are available for use, it is the Port's policy to use
restricted resources first, then unrestricted resources as they are needed.

All of the enterprise activities of the Port are accounted for in a single fund.
Budget Policies and Budgetary Control

Generally, Oregon Local Budget Law requires annual budgets be adopted for all funds except for
agency funds. A budget is prepared for each fund in accordance with the modified accrual basis
of accounting with certain modifications and legal requirements set forth in the Oregon Local
Budget Law (ORS 294.305 to 294.565). The resolution authorizing appropriations for each fund
sets the level at which expenditures cannot legally exceed appropriations. The Port established
the levels of budgetary control at the object (personnel services, material and services, capital
outlay, operating contingencies, debt service, and all other requirements) levels for all funds.
Appropriations lapse at the end of each fiscal year.

The Port begins its budgeting process by appointing Budget Committee members each year.
Budget recommendations are developed by management through early spring, with the budget
committee meeting and approving the budget document in late spring. Public notices of the
budget hearing are generally published in May or June and the hearing is held in June. The
Board of Commissioners adopts the budget, makes appropriations, and declares the tax levy no
later than June 30. Expenditure appropriations may not be legally over-expended, except in the
case of grant receipts and bond sale proceeds which could not be reasonably estimated at the
time the budget was adopted.



PORT OF COLUMBIA COUNTY
NOTES TO FINANCIAL STATEMENTS (CONTINUED)

June 30, 2021

NOTE B — SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Pooled Cash and Investments

The Port maintains common cash and investment pools for all Port funds. All short-term, highly
liquid investments, including investments in the State Treasurer’s Local Government Investment
Pool (LGIP) where the remaining maturity at the time of purchase is one year or less are stated at
amortized cost, which approximates fair value. The LGIP’s policies provide minimum weighted
average credit ratings for the LGIP’s holdings: AA and As2 for Standard and Poor’s and Moody’s,
respectively. On June 30, 2021, the LGIP’s weighted average rating was between AA+/Aa1 and
AA/Aa2 ratings. Earnings on pooled cash investments are allocated to each fund based on the
balance of each participating fund.

All other investments are stated at fair value. Fair value is determined as the quoted market price
if available, otherwise the fair value is estimated based on the amount at which the investment
could be exchanged in a current transaction between willing parties. Pooled cash and
investments have the general characteristics of a demand deposit account in that any
participating fund may deposit additional cash at any time and may also withdraw cash at any
time without prior notice or penalty.

Cash and Cash Equivalents

For financial statement purposes, the Port considers cash and cash equivalents to include cash
on hand, demand deposits, and deposits in the Oregon State Treasurer’s Local Government
Investment Pool.

Tenant Rent Receivables

Tenant rent receivables are stated at the amount management expects to collect from
outstanding balances. Management provides for probable uncollectible amounts through a
charge to earnings and a credit to a valuation allowance based on its assessment of the current
status of individual accounts. Balances that are still outstanding after management has used
reasonable collection efforts are written off through a charge to the valuation allowance and a
credit to tenant rent receivable.

Capital Assets and Depreciation

Capital assets include land and improvements, buildings, and equipment. In addition, certain
capital assets purchased may be capitalized regardless of the thresholds established.

Such assets are reported at historical cost or estimated historical cost if purchased or
constructed. Donated capital assets are reported at estimated fair value at the date of donation.

The cost of normal maintenance and repairs that do not add to the value of the asset or materially
extend asset lives are not capitalized. Major outlays for capital assets and improvements are
capitalized as projects are constructed.



PORT OF COLUMBIA COUNTY
NOTES TO FINANCIAL STATEMENTS (CONTINUED)

June 30, 2021

NOTE B — SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (CONTINUED)
Capital Assets and Depreciation

Capital assets are depreciated using the straight-line method according to the following criteria:

Capitalization Useful Life
Asset Classification Threshold in Years
Buildings $ 100,000 50
Improvements 100,000 20
Equipment and fixtures 10,000 5
Vehicles 20,000 5
Infrastructure 50,000 50 -80

Long-Term Obligations

Long-term obligations are reported at face value, net of applicable discounts. Costs related to the
issuance of debt are deferred and amortized over the lives of the various debt issues.

Estimates

The preparation of financial statements in conformity with generally accepted accounting
principles requires that management make estimates and assumptions which affect the reporting
amounts of assets and liabilities, disclosure of contingent assets and liabilities at the date of the
financial statements, and the reported amounts of revenues and expenditures during the
reporting period. Actual results could differ from estimates.

Deferred Outflows/Inflows of Resources

In addition to assets, the statement of financial position will sometimes report a separate section
for deferred outflows of resources. This separate financial statement element, deferred outflows
of resources, represents a consumption of net position that apply to a future period and so will not
be recognized as an outflow of resources (expense/expenditure) until then.

In addition to liabilities, the statement of financial position will sometimes report a separate
section for deferred inflows of resources. This separate financial statement element, deferred
inflows of resources, represents an acquisition of net position that apply to a future period and so
will not be recognized as an inflow of resources (revenue) until then.

Pension Retirement Plan

For purposes of measuring the net pension liability, deferred outflows of resources and deferred
inflows of resources related to pensions, and pension expense, information about the fiduciary
net position of the Oregon Public Employees Retirement System (OPERS) and additions
to/deductions from OPERS'’s fiduciary net position have been determined on the same basis as
they are reported by OPERS. For this purpose, benefit payments (including refunds of employee
contributions) are recognized when due and payable in accordance with the benefit terms.
Investments are reported at fair value.



PORT OF COLUMBIA COUNTY
NOTES TO FINANCIAL STATEMENTS (CONTINUED)

June 30, 2021

NOTE C — CASH AND INVESTMENTS

The Port’'s cash and investments are held in bank financial institutions and the Oregon State
Local Government Investment Pool (LGIP).

The Port uses the LGIP for its temporary investments. The Port's share of the pool assets is
always equal to its deposits plus accrued interest. As such, the Port is not subject to risk of
valuation fluctuations in the value of the underlying assets within the pool. The fair value of the
Port's position in the LGIP is the same as the value of the pool shares. Amounts on deposit with
the Local Government Investment Pool are treated as cash, as the account can be accessed as
needed. Cash and investments are comprised of the following at June 30, 2021:

Deposits with financial institutions:

Demand deposits $ 239,234
State Treasurer's Investment Pool 7,214,519
Total $__ 7453753
Reported in:
Balance Sheet
Cash and investments $ 7,192,416
Cash restricted for debt payments 261,337
Total $__ 7.453.753

Interest Rate Risk

Interest rate risk is the risk that changes in interest rates will adversely affect the fair value of an
investment. The Port does not have a formal policy that limits investment maturities as a means
of managing its exposure to fair-value losses arising from increases in interest rates. All
investments are held in the LGIP.

Credit Risk

Credit risk is the risk that the issuer of an investment fails to fulfill its obligations. Average quality
rates are not available for fixed income investments. Oregon statutes authorize the Port to invest
in obligations of the U.S. Treasury and U.S. agencies, bankers' acceptances, repurchase
agreements, commercial paper rated A-l by Standard & Poor's Corporation or P-I by Moody's
Commercial Paper Record, and the State Treasurer's investment pool.

Concentration of Credit Risk

The Port does not have a formal policy that places a limit on the amount that may be invested
with any one issuer. The Port's investments are 100% invested in the LGIP.

10



PORT OF COLUMBIA COUNTY
NOTES TO FINANCIAL STATEMENTS (CONTINUED)

June 30, 2021

NOTE C — CASH AND INVESTMENTS (CONTINUED)
Custodial Credit Risk — Deposits

This is the risk that, in the event of a bank failure, the Port’s deposits may not be returned.
Deposits with financial institutions are comprised of bank demand deposits. The combined total
bank balance is $239,234. As required by Oregon Revised Statutes, deposits in excess of federal
depository insurance were held at qualified depositories for public funds. All qualified depositories
for public funds are included in the multiple financial institution collateral pool that is maintained
by and in the name of the Office of the State Treasurer. As a result, the Port has no exposure to
custodial credit risk for deposits with financial institutions.

Custodial Credit Risk

Custodial credit risk is the risk that, in the event of failure of the counterparty, the Port will not be
able to recover the value of its investments that are in the possession of an outside party. As of
June 30, 2021, all the Port’s investments were held in the LGIP.

The LGIP is not registered with the U.S. Securities and Exchange Commission as an investment
company. The State’s investment policies are governed by the ORS and the Oregon Investment
Council (Council). The State Treasurer is the investment officer for the Council and is responsible
for all funds in the State Treasury. These funds are invested exercising reasonable care, skill and
caution. Investments in the LGIP are further governed by portfolio guidelines issued by the
Oregon Short-Term Fund Board, which establishes diversification percentages and specifies the
types and maturities of investments. That portion of the external investment pool, which belongs
to local government participants, is reported in an Investment Trust Fund in the State’s
Comprehensive Annual Financial Report. A copy of the State’s Comprehensive Annual Financial
Report may be obtained at the Oregon State Treasury, 350 Winter St. NE, Salem, OR 97310-
0840.

The Port’s position in the LGIP at June 30, 2021 is stated at cost, which approximates fair value.

NOTE D — RECEIVABLES

Summary
Tenant receivables $ 113,402
Allowance for uncollectible tenant rents (85,095)

S___ 28307

11



PORT OF COLUMBIA COUNTY
NOTES TO FINANCIAL STATEMENTS (CONTINUED)

June 30, 2021

NOTE D — RECEIVABLES (CONTINUED)

Receivables From Other Organizations

The Port has entered into an intergovernmental agreement with the Columbia County
Development Agency (CCDA). Under this agreement, the Port is responsible for design and
construction of an industrial water system at the Port Westward Industrial Park. The CCDA has
agreed to make payments for the Port on Oregon Business Development Department (OBDD)
Loan #659-14-01 with tax incremental revenues collected from the Port Westward Urban
Renewal Agency. As of June 30, 2021, the receivable from CCDA was $6,287,577. This amount
is included as a receivable from other organizations on the Balance Sheet.

Additionally, the Port entered into an agreement with the CCDA to pledge tax increment funds
from the Port Westward Urban Renewal District to pay the debt service on the OBDD Loan #659-
15-01 if the amount of the payments received from users is insufficient to pay the debt service of
the Loan. At present, Columbia Pacific Bio-Refinery is the only user of the rail. Additional users
may be added with costs shared proportionately. As of June 30, 2021, the receivable from
Columbia Pacific Bio-Refinery was $1,846,992, including accrued interest. This amount is
included as a receivable from other organizations on the Balance Sheet.

NOTE E - CAPITAL ASSETS

The following table is a summary of capital assets:

Balances Transfers/ Balances
June 30, 2020 Additions Deletions June 30, 2021
Capital assets not depreciated:
Land $ 11,107,755 $ -5 - $ 11,107,755
Capital assets being depreciated:
Construction in process 3,079,707 2,036,362 (4,817,429) 298,640
Building and land improvements 57,915,832 - 4,817,429 62,733,261
Equipment 431,658 58,884 - 490,542
Total capital assets being depreciated 61,427,197 2,095,246 - 63,522,443
Less accumulated depreciation (27,470,892) (2,183,069) - (29,653,961)
Net capital assets being depreciated 33,956,305 (87,823) - 33,868,482
Total capital assets, net $ 45,064,060 $ (87,823) $ - $ 44,976,237

NOTE F — LIABILITY FOR COMPENSATED ABSENCES

The Port has a sick leave policy, which permits full-time employees to accumulate unused sick
leave at the rate of one day per month over their working careers. The Port does not compensate
the employees for unused accumulations upon termination of employment. Accumulation is
limited to 90 days.

Port employees can earn vacation at rates determined by their length of employment. Vacation
leave is limited to a maximum accrual of 360 hours (9 weeks).

At June 30, 2021, the liability for vacation leave earned by all Port employees totaled $129,779,
including the employer’s share of social security taxes and other payroll related costs.
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PORT OF COLUMBIA COUNTY
NOTES TO FINANCIAL STATEMENTS (CONTINUED)

June 30, 2021

NOTE G - LONG-TERM OBLIGATIONS
IFA L12003, Issued 06/06/2014 — Original Note: $1,300,000

The purpose of the issuance was to finance the construction of a commercial building at the
Scappoose Industrial Airpark. Note principal and interest payments are due annually on
December 1 and the note matures on December 1, 2032. The issuance is secured by the related
capital asset acquisitions and other Port capital assets.

OBDD Loan #659-14-01, Issued 01/13/95 — Original Note: $8,668,500

The purpose of the issuance was to finance construction of an industrial water system for the Port
Westward property. Under an intergovernmental agreement, the note payments will be made by
the Columbia County Development Agency with tax increment revenues. The final amortization of
this loan was approved December 2014. Note principal and interest payments are due annually
on June 1, and the note matures in 2032.

OBDD Loan #659-15-01, Issued 12/01/08 — Original Note: $3,000,000

The purpose of the issuance was to finance construction and rehabilitation of rail track at the Port
Westward site forming the Port Westward Railroad System. Note principal and interest payments
are due annually on December 1st and the note matures on December 1, 2032. The issuance is
secured by the related capital asset acquisitions and other Port capital assets. The Port has
entered into an agreement with users of the Rail to make the annual debt service payments.
Currently Columbia Pacific Bio-Refinery is the only user. An intergovernmental agreement with
Columbia County Development Agency (CCDA) provides that if there is insufficient revenue to
make a debt service payment on the loan, CCDA has conditionally agreed to pay the deficiency.
The major condition is the availability of tax increment revenue in any given year. If tax increment
revenue is insufficient, the Port is obligated to pay the Rail Loan annual payment.

The Port entered into an agreement with Cascade Grain Products LLC (CGP) which requires
users of the Port Lead Rail to make payments to the Port equal to the Port's scheduled payment
of debt service on its OBDD Loan #659-15-01 (Rail Construction Loan) (principal amount $3M).
CGP filed bankruptcy in 2009 and was purchased by Cascade Kelly LLC, who assumed all
agreements and leases. Subsequently Global Partners, doing business as Columbia Pacific Bio-
Refinery, has acquired the plant and assumed all agreements and leases.

IFA L16008 #659-36, Issued 8/18/2016 — Original Note: $150,000

The purpose of the issuance was to finance improvements at the Multnomah Industrial Site. Note
principal and interest payments are due annually on December 1, and the note matures on
December 1, 2037. The issuance is secured by the related capital asset acquisitions and other
Port capital assets.

IFA L16011 Loan #659-37, Issued 9/1/2016 — Original Note: $200,000

The purpose of the issuance was to finance a development project at the Rainshadow
warehouse. Note principal and interest payments are due semi-annually on July 1 and October 1
and the note matures on January 1, 2026. The issuance is secured by the related capital asset
acquisitions and other Port capital assets.
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PORT OF COLUMBIA COUNTY
NOTES TO FINANCIAL STATEMENTS (CONTINUED)

June 30, 2021

NOTE G — LONG-TERM OBLIGATIONS (CONTINUED)
IFA L19007, Issued 10/17/2019 - Original Note: $520,000

The purpose of the issuance was to finance the construction of Scappoose Industrial Airpark
Water and Sewer Project. Note principal and interest payments are due at the beginning of each
quarter and the note matures on April 1, 2045. The issuance is secured by the related capital
asset acquisitions and other Port capital assets.

IFA X19001, Issued 2/4/2019 — Original Note: $900,000

The purpose of the issuance was to finance the construction of Building E at the Multhomah
Industrial Park. Note principal and interest payments are due at the beginning of each quarter and
the note matures on January 1, 2040. The issuance is secured by the related capital asset
acquisitions and other Port capital assets.

Transactions for notes payable for the year ended June 30, 2021 were as follows:

Balance Balance Due Within

Notes Payable June 30, 2020 Additions Reductions  June 30, 2021 One Year

#L.12003, interest 3.92%

Principal $ 917,576 $ -$ 59,011 $ 858,565 $ 61,324

#L.16008 659-36, interest 3.3%

Principal 182,615 - 7,784 174,831 7,832

#L.16011 659-37, interest 3.37%

Principal 188,462 - 5,588 182,874 5,779

#L.19007, interest 3.96%

Principal 518,509 - 12,616 505,893 13,123

#X19001, interest 3.43%

Principal 883,490 - 32,483 851,007 33,611

Total notes payable $ 2,690,652 $ $ 117,482 $ 2,573,170 $ 121,669

Transactions for assessment debt for the year ended June 30, 2021 were as follows:

Balance Balance Due Within

Assessment Debt June 30, 2020 Additions Reductions  June 30, 2021 One Year
OBDD #659-14-01, interest

at 5.0%, principal $ 6,709,078 $ -$ 421501 $ 6,287,577 $ 442,576
OBDD #659-15-01, interest

at 5.79%, principal 1,963,333 - 116,341 1,846,992 123,077

Total assessment debt $ 8,672,411 $ -$ 537,842 $ 8,134,569 $ 565,653
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PORT OF COLUMBIA COUNTY
NOTES TO FINANCIAL STATEMENTS (CONTINUED)

June 30, 2021

NOTE G — LONG-TERM OBLIGATIONS (CONTINUED)

Total long-term obligations for the year ended June 30, 2021 were as follows:

Balance Balance Due Within

Long-Term Obligations June 30, 2020 Additions Reductions June 30, 2021 One Year

Total notes payable $ 2,690,652 $ -$ 117482 § 2,573,170 $ 121,669

Total assessment debt 8,672,411 - 537,842 8,134,569 565,653
Total long-term

obligations $ 11,363,063 $ -$ 655324 $ 10,707,739 $ 687,322

Future maturities of notes payable as of June 30, 2021 were as follows:

Year Ended IFA L16008 #659-36 IFA L16011 #659-37 OBDD #659-14-01
June 30, Principal Interest Principal Interest Principal Interest
2022 $ 7,832 § 5,769 $ 5779 $ 6,090 $ 442,576 $ 314,379
2023 8,091 5,511 5,976 5,893 464,704 292,250
2024 8,358 54,244 6,180 5,689 487,940 269,015
2025 8,634 4,968 6,391 5,478 512,337 244,618
2026 8,918 4,683 6,554 5,315 537,953 219,001
2027-31 49,206 18,802 36,283 23,065 3,121,159 663,614
2032-36 57,879 10,130 42,911 16,436 720,908 36,045
2037-41 25,913 1,290 50,751 8,597 - -
2042-46 - - 22,049 1,388 - -

$ 174,831 $ 105,397 $ 182,874 $ 77,951 $ 6,287,577 $ 2,038,922

Year Ended OBDD #659-15-01 IFA #L12003 IFA #L19007

June 30, Principal Interest Principal Interest Principal Interest
2022 $ 123,077 $ 106,941 $ 61,324 $ 33,656 $ 13,123 $ 19,840
2023 130,203 99,815 63,728 31,252 13,650 19,313
2024 137,742 92,276 66,226 28,754 14,199 18,764
2025 145,717 84,301 68,822 26,158 14,770 18,193
2026 154,154 75,864 71,520 23,460 15,363 17,600

2027-31 915,450 234,640 401,918 72,981 86,590 78,225

2032-36 240,649 15,356 125,027 6,270 129,147 68,631

2037-41 - - - - 133,573 31,242

2042-46 - - - - 85,478 5,160

$ 1,846,992 $ 709,193 $ 858,565 $ 222,531 $ 505,893 $ 276,968
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PORT OF COLUMBIA COUNTY
NOTES TO FINANCIAL STATEMENTS (CONTINUED)

June 30, 2021

NOTE G — LONG-TERM OBLIGATIONS (CONTINUED)

Year Ended IFA #X19001 Total
June 30, Principal Interest Principal Interest

2022 $ 33,611 § 28,760 $ 687,322 $ 515,435

2023 34,779 27,593 721,131 481,627
2024 35,987 56,384 756,632 525,126
2025 37,237 25,134 793,908 408,850
2026 38,531 23,840 832,993 369,763
2027-31 213,692 98,165 4,824,298 1,189,492
2032-36 253,485 58,372 1,570,006 211,240
2037-41 203,685 13,268 413,922 54,397
2042-46 - - 107,527 6,548

$ 851,007 $ 331,516 $ 10,707,739 $ 3,762,478

NOTE H — CONSTRUCTION LINE OF CREDIT

On July 22, 2020 the Port entered into a construction financing contract, a non-revolving
construction line of credit, with Oregon Infrastructure Finance Authority for the development of a
Hangar. During the construction phase, the line accrues interest at 3.31% annually, with interest
added to the balance of the line. The maximum amount financed is $2,493,495, as of June 30,
2021 the balance on the line was $2,010,309. The contract converts to permanent financing upon
completion of construction, and will be amortized over the permanent financing period. The loan
is secured by real property.

NOTE | - CONDUIT DEBT OBLIGATIONS

From time to time, the Port has issued Industrial Revenue Bonds to provide financial assistance
to private sector entities for the acquisition and construction of industrial and commercial facilities
deemed to be in the public interest. The bonds are secured by the property financed and are
payable solely from payments received on the underlying mortgage loans. Upon repayment of the
bonds, ownership of the acquired facilities transfers to the private-sector entity served by the
bond issuance. Neither the Port nor any political subdivision thereof is obligated in any manner
for repayment of the bonds. Accordingly, the bonds are not reported as liabilities in the
accompanying financial statements.

As of June 30, 2021, there was one series of Industrial Revenues Bonds outstanding totaling

$7,750,000. No scheduled principal payments are due until the maturity date of December 1,
2027.
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PORT OF COLUMBIA COUNTY
NOTES TO FINANCIAL STATEMENTS (CONTINUED)

June 30, 2021

NOTE J — PENSION RETIREMENT PLAN

Defined Benefit Pension Plan

General Information about the Pension Plan:

Name of the pension plan: The Oregon Public Employees Retirement System (OPERS) is a
cost-sharing multiple-employer defined benefit plan.

Plan description. Employees of the Port are provided with pensions through OPERS. All the
benefits of OPERS are established by the Oregon legislature pursuant to Oregon Revised Statute
(ORS) Chapters 238 and 238A. The ORS Chapter 238 Defined Benefit Pension Plan is closed to
new members hired on or after August 29, 2003. OPERS issues a publicly available financial
report that can be obtained at:

http://www.oregon.gov/pers/Pages/section/financial_reports/financials.aspx

Benefits provided under Chapter 238-Tier One / Tier Two:

1.

Pension Benefits. The ORS 238 Defined Benefit Pension Plan provides benefits to members
hired before August 29, 2003.

The OPERS retirement benefit is payable monthly for life to covered members upon reaching
the minimum retirement age. It may be selected from 13 retirement benefit options. These
options include survivorship benefits and lump-sum refunds. The basic benefit is based on
years of service and final average salary. A percentage (1.67 percent for general service
employees) is multiplied by the number of years of service and the final average salary.
Benefits may also be calculated under either a formula plus annuity (for members who were
contributing before August 21, 1981) or a money match computation if a greater benefit
results.

A member is considered vested and will be eligible at minimum retirement age for a service
retirement allowance if he or she has had a contribution in each of five calendar years or has
reached at least 50 years of age before ceasing employment with a participating employer.
General service employees may retire after reaching age 55. Tier One general service
employee benefits are reduced if retirement occurs prior to age 58 with fewer than 30 years
of service. Tier Two members are eligible for full benefits at age 60.

Death Benefits. Upon the death of a non-retired member, the beneficiary receives a lump-
sum refund of the member’s account balance (accumulated contributions and interest). In
addition, the beneficiary will receive a lump-sum payment from employer funds equal to the
account balance, provided one or more of the following conditions are met:

Member was employed by a OPERS employer at the time of death,

Member died within 120 days after termination of OPERS-covered employment,

Member died as a result of injury sustained while employed in a OPERS-covered job, or
Member was on an official leave of absence from a OPERS-covered job at the time of
death.
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PORT OF COLUMBIA COUNTY
NOTES TO FINANCIAL STATEMENTS (CONTINUED)

June 30, 2021

NOTE J — PENSION RETIREMENT PLAN (CONTINUED)

3.

Disability Benefits. A member with 10 or more years of creditable service who becomes
disabled from other than duty-connected causes may receive a non-duty disability benefit. A
disability resulting from a job-incurred injury or illness qualifies a member for disability
benefits regardless of the length of OPERS-covered service. Upon qualifying for either a non-
duty or duty disability, service time is computed to age 58 when determining the monthly
benefit.

Benefit Changes after Retirement. Members may choose to continue participation in a
variable equities investment account after retiring and may experience annual benefit
fluctuations due to changes in the market value of equity investments.

Under ORS 238.360 monthly benefits are adjusted annually through cost-of-living changes.
Benefits provided under Chapter 238A-OPSRP Pension Program (OPSRP DB):

Pension Benefits. The ORS 238A Defined Benefit Pension Program provides benefits to
members hired on or after August 29, 2003.

This portion of the OPSRP provides a life pension funded by employer contributions.
Benefits are calculated with the following formula for members who attain normal retirement
age:

General Service: 1.5 percent is multiplied by the number of years of service and the final
average salary. Normal retirement age for general service members is age 65, or age 58 with
30 years of retirement credit.

A member of the OPSRP pension program becomes vested on the earliest of the following
dates: the date the member completes 600 hours of service in each of five calendar years,
the date the member reaches normal retirement age, and, if the pension program is
terminated, the date on which termination becomes effective.

Death Benefits. Upon the death of a non-retired member, the spouse or other person who is
constitutionally required to be treated in the same manner as the spouse, receives for life 50
percent of the pension that would otherwise have been paid to the deceased member.

Disability Benefits. A member who has accrued 10 or more years of retirement credits before
the member becomes disabled or a member who becomes disabled due to job-related injury
shall receive a disability benefit of 45 percent of the member’s salary determined as of the
last full month of employment before the disability occurred.

Benefit Changes after Retirement. Under ORS 238A.210 monthly benefits are adjusted
annually through cost-of-living changes.

Contributions:

OPERS funding policy provides for monthly employer contributions at actuarially determined
rates. These contributions, expressed as a percentage of covered payroll, are intended to
accumulate sufficient assets to pay benefits when due. This funding policy applies to the PERS
Defined Benefit Plan and the Other Postemployment Benefit Plans.
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NOTE J — PENSION RETIREMENT PLAN (CONTINUED)

Employer contribution rates during the period were based on the December 31, 2018 actuarial
valuation, as subsequently modified by 2013 legislated changes in benefit provisions. The rates
based on a percentage of payroll, first became effective July 1, 2019. The state of Oregon and
certain schools, community colleges, and political subdivisions have made lump sum payments to
establish side accounts, and their rates have been reduced. The Port has not established any
such side accounts.

Employer contributions for the year ended June 30, 2021 were $87,414, excluding amounts to
fund employer specific liabilities. The rates in effect for the fiscal year ended June 30, 2021 were:
(1) Tier1/Tier 2 — 11.34%, and (2) OPSRP general service — 8,38%.

Actuarial Valuations:

The employer contribution rates effective July 1, 2019, through June 30, 2021, were set using the
projected unit credit actuarial cost method. For the Tier One/Tier Two component of the PERS
Defined Benefit Plan, this method produced an employer contribution rate consisting of (1) an
amount for normal cost (the estimated amount necessary to finance benefits earned by the
employees during the current service year), (2) an amount for the amortization of unfunded
actuarial accrued liabilities, which are being amortized over a fixed period with new unfunded
actuarial accrued liabilities being amortized over 20 years. For the OPSRP Pension Program
component of the PERS Defined Benefit Plan, this method produced an employer contribution
rate consisting of (a) an amount for normal cost (the estimated amount necessary to finance
benefits earned by the employees during the current service year), (b) an amount for the
amortization of unfunded actuarial accrued liabilities, which are being amortized over a fixed
period with new unfunded actuarial accrued liabilities being amortized over 16 years.
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NOTE J — PENSION RETIREMENT PLAN (CONTINUED)

Actuarial Methods and Assumptions:

Valuation Date December 31, 2018

Experience Study Report 2018, published July 24, 2019

Actuarial Cost Method Entry Age Normal

Amortization Method Amortized as a level percentage of payroll as layered
Asset Valuation Method Market value of assets

Actuarial Assumptions:

Inflation Rate 2.50 percent

Investment Rate of Return  |7.20 percent

Projected Salary Increases |3.50 percent

Cost of living adjustments Blend of 2.00% COLA and graded COLA (1.25%/0.15%) in
Mortality Healthy retirees and beneficiaries:

Pub-2010 Healthy annuitant, sex-distinct, generational with
Unisex, Social Security Data Scale, with collar adjustments
and set-backs as described in the valuation.

Active members:

Pub-2010 Employees, sex-distinct, generational with Unisex,
Social Security Data Scale, with collar adjustments and set-
backs as described in the valuation.

Disabled retirees:

Pub-2010 Disabled retirees, sex-distinct, generational with
Unisex, Social Security Data Scale, with job category
adjustments and set-backs as described in the valuation.

Actuarial valuations of an ongoing plan involve estimates of the value of projected benefits and
assumptions about the probability of events far into the future. Actuarially determined amounts
are subject to continual revision as actual results are compared to past expectations and new
estimates are made about the future. Experience studies are performed as of December 31 of
even numbered years. The methods and assumptions shown above are based on the 2018
Experience Study which reviewed experience for the four-year period ending on December 31,
2018.

Discount Rate:

The discount rate used to measure the total pension liability was 7.20 percent for the Defined
Benefit Pension Plan. The projection of cash flows used to determine the discount rate assumed
that contributions from plan members and those of the contributing employers are made at the
contractually required rates, as actuarially determined. Based on those assumptions, the pension
plan’s fiduciary net position was projected to be available to make all projected future benefit
payments of current plan members. Therefore, the long-term expected rate of return on pension
plan investments for the Defined Benefit Pension Plan was applied to all periods of projected
benefit payments to determine the total pension liability.
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NOTE J — PENSION RETIREMENT PLAN (CONTINUED)

Assumed Asset Allocation:

Asset Class/Strategy Low High OIC Target
Cash 0.0] % 3.0] % 0.0] %
Debt Securities 15.0 25.0 20.0
Public Equity 32.5 42.5 37.5
Private Equity 14.0 21.5 17.5
Real Estate 9.5 15.5 12.5
Alternative Equity 0.0 12.5 12.5
Opportunity Portfolio 0.0 3.0 0.0
Total 100.0| %

Long-Term Expected Rate of Return:

To develop an analytical basis for the selection of the long-term expected rate of return
assumption, in May 2019 the PERS Board reviewed long-term assumptions developed by both
the actuary’s capital market assumptions team and the Oregon Investment Council’'s (OIC)
investment advisors. The table below shows the actuary’s assumptions for each of the asset
classes in which the plan was invested at that time based on the OIC long-term target asset
allocation. The OIC’s description of each asset class was used to map the target allocation to the
asset classes shown below. Each asset class assumption is based on a consistent set of
underlying assumptions, and includes adjustment for the inflation assumption. These
assumptions are not based on historical returns, but instead are based on a forward-looking
capital market economic model.

Asset Class Target Compound Annual
Core Fixed Income 9.60] % 4.07] %
Short-Term Bonds 9.60 3.68
Bank / Leveraged Loans 3.60 5.19
High Yield Bonds 1.20 5.74
Large / Mid Cap US Equities 16.17 6.30
Small / Micro Cap US Equities 2.70 13.47
Developed Foreign Equities 13.48 6.91
Emerging Foreign Equities 4.24 7.69
Non-US Small Cap Equities 1.93 7.25
Private Equity 17.50 8.33
Real Estate (Property) 10.00 5.55
Real Estate (REITS) 2.50 6.69
Hedge Funds 1.88 9.65
Timber & Farmland 2.26 11.73
Infrastructure 2.25 6.67
Commodities 1.13 3.79
Assumed Inflation — Mean 2.50
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NOTE J — PENSION RETIREMENT PLAN (CONTINUED)

Sensitivity of the Port’s proportionate share of the net pension liability to changes in the discount
rate:

The following presents the Port’s proportionate share of the net pension (liability) asset calculated
using the current discount rate as well as the Port’s net pension liability as if it were calculated
using a discount rate 1 percentage point lower or higher than the current rate:

1% Decrease  Current Rate 1% Increase
(6.20%) (7.20%) (8.20%)

Proportionate share of the
net pension (liability)/asset $ 1,294,963 § 872,078 $ 517,468

Pension plan fiduciary net position:

Detailed information about the pension plan’s fiduciary net position is available in the separately
issued OPERS financial report.

Pension Liabilities, Pension Expense, and Deferred Outflows of Resources and Deferred
Inflows of Resources Related to Pensions:

At June 30, 2021, the Port reported a liability of $872,078 for its proportionate share of the net
pension liability. The net pension liability was measured as of June 30, 2020, and the total
pension liability used to calculate the net pension asset was determined by an actuarial valuation
as of December 31, 2018 and rolled forward to June 30, 2020. The Port’s proportion of the net
pension asset was based on the Port’s projected long-term contribution effort as compared to the
total projected long-term contribution effort of all employers.

Rates of every employer have at least two major components:

1. Normal Cost Rate: The economic value, stated as a percent of payroll, for the portion of each
active member’s total projected retirement benefit that is allocated to the upcoming year of
service. The rate is in effect for as long as each member continues in OPERS-covered
employment. The current value of all projected future Normal Cost Rate contributions is the
Present Value of Future Normal Costs (PVFNC). The PVFNC represents the portion of the
projected long-term contribution effort related to future service.

2. UAL Rate: If system assets are less than the actuarial liability, an Unfunded Actuarial Liability
(UAL) exists. UAL can arise in a biennium when an event such as experience differing from the
assumptions used in the actuarial valuation occurs. An amortization schedule is established to
eliminate the UAL that arises in a given biennium over a fixed period of time if future experience
follows assumption. The UAL Rate is the upcoming year's component of the cumulative
amortization schedules, stated as a percent of payroll. The present value of all projected UAL
Rate contributions is simply the Unfunded Actuarial Liability (UAL) itself. The UAL represents the
portion of the projected long-term contribution effort related to past service.
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An employer's PVFNC depends on both the normal cost rates charged on the employer's
payrolls, and on the underlying demographics of the respective payrolls. For OPERS funding,
employers have up to three different payrolls, each with a different normal cost rate: (1) Tier
1/Tier 2 payroll, (2) OPSRP general service payroll, and (3) OPSRP police and fire payroll.

Analyzing both rate components, the projected long-term contribution effort is simply the sum of
the PVFNC and UAL. The PVFNC part of the contribution effort pays for the value of future
service while the UAL part of the contribution effort pays for the value of past service not already
funded by accumulated contributions and investment earnings. Each of the two contribution effort
components are calculated at the employer-specific level. The sum of these components across
all employers is the total projected long-term contribution effort.

At June 30, 2020, the Port's proportion was 0.00399606 percent, which changed from its
proportion measured as of June 30, 2019 of 0. 00238058 percent.

For the year ended June 30, 2021, the Port recognized pension expense of $151,055. At June
30, 2021, the Port reported deferred outflows of resources and deferred inflows of resources
related to pensions from the following sources:

Deferred Deferred
Outflow of Inflow of
Resources Resources
Differences between expected and
actual experience $ 38,382 % -
Changes of assumptions 46,802 1,640
Net difference between projected and
actual earnings on investments 102,545 -
Changes in proportionate share 190,817 73,058
Differences between employer contributions
and proportionate share of contributions 61,417 1,632
Total (prior to post-measurement
date contributions) 439,963 76,330
Contributions made subsequent to
measurement date TBD N/A
Net Deferred Outflow/(Inflow) of Resources  $ 439,963 $ 76,330
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Deferred outflows of resources related to pensions resulting from Port contributions subsequent
to the measurement date will be recognized as a reduction of the net pension liability in the year
subsequent to June 30, 2021. Other amounts reported as deferred outflows of resources and
deferred inflows of resources related to pensions will be recognized in pension expense as
follows:

Deferred
Outflow/(Inflow)
of Resources

Employer (prior to post-

subsequent measurement

fiscal years date contributior
2022 $ 79,001
2023 96,906
2024 94,177
2025 79,608
2026 13,941
Thereafter -
Total $ 363,633

Changes in Plan Provisions Subsequent to Measurement Date:

There were no changes in Plan provisions subsequent to the June 30, 2020 measurement date.
Changes in Assumptions:

There were no key changes implemented since the December 31, 2018 valuation. Additional
detail and a comprehensive list of methods and assumptions can be found in the 2018

Experience Study for the System, which was published July, 2019.

Defined Contribution Plan

OPSRP Individual Account Program (OPSRP IAP)
Pension Benefits

Participants in OPERS defined benefit pension plans also participate in the OPSRP Individual
Account Program (IAP), a defined contribution pension plan. An IAP member becomes vested on
the date the employee account is established or on the date the rollover account was established.
If the employer makes optional employer contributions for a member, the member becomes
vested on the earliest of the following dates: the date the member completes 600 hours of service
in each of five calendar years, the date the member reaches normal retirement age, the date the
IAP is terminated, the date the active member becomes disabled, or the date the active member
dies.
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PORT OF COLUMBIA COUNTY
NOTES TO FINANCIAL STATEMENTS (CONTINUED)

June 30, 2021

NOTE J — PENSION RETIREMENT PLAN (CONTINUED)

Upon retirement, a member of the OPSRP Individual Account Program (IAP) may receive the
amounts in his or her employee account, rollover account, and vested employer account as a
lump-sum payment or in equal installments over a 5-, 10-, 15-, 20-year period or an anticipated
life span option. Each distribution option has a $200 minimum distribution limit.

Death Benefits

Upon the death of a non-retired member, the beneficiary receives in a lump sum the member’s
account balance, rollover account balance, and vested employer optional contribution account
balance. If a retired member dies before the installment payments are completed, the beneficiary
may receive the remaining installment payments or choose a lump-sum payment.

Contributions
The Port has chosen to pay the employees’ contributions to the plan. Six percent of covered
payroll is paid for general service employees. For fiscal year 2021 the Port paid $64,676. OPERS
contracts with VOYA Financial to maintain IAP participant records.
NOTE K — RISK MANAGEMENT
The Port is exposed to various risks of loss related to: theft, damage or destruction of assets,
errors and omissions, injuries to employees, and natural disasters. The Port purchases
commercial insurance to minimize its exposure to these risks. Settled claims resulting from these
risks have not exceeded commercial insurance coverage in any part of the past three fiscal years.
NOTE L - COMMITMENTS AND CONTINGENCIES
Sick Leave
Portions of amounts accumulated at any point in time can be expected to be redeemed before
termination of employment; however, such redemptions cannot be reasonably estimated. As of

June 30, 2021, employees of the Port had accumulated 527 days of sick leave. It is the Port's
policy to not pay unused sick leave upon departure.
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PORT OF COLUMBIA COUNTY
NOTES TO FINANCIAL STATEMENTS (CONTINUED)

June 30, 2021

NOTE L - COMMITMENTS AND CONTINGENCIES (CONTINUED)
Environmental

Property owned by the Port located in St. Helens, Oregon was added to the Confirmed Release
List, by the Oregon Department of Environmental Quality (DEQ) in 1994. The property is
contaminated with chemicals used in treating wood products (primarily creosote). There are no
owners or tenants that originally occupied the property still in existence. In 2007 a draft Feasibility
Study was presented to the DEQ; this study reported that remediation for the property is
estimated to be $5.1 million. In 2008 after additional remedies were required by DEQ, the
estimated amount to remediate the site has been increased to $8.5 million. Under Oregon Clean-
up Law former tenant Pope & Talbot was primarily responsible for the remediation. In October of
2007, Pope & Talbot filed for bankruptcy protection in Canada. In November of 2007, Pope &
Talbot filed for Chapter 11 protection in the United States. On May 9, 2008 a motion was filed
converting Pope & Talbot bankruptcy to Chapter 7 liquidation. As current property owner and
cosigner of the Consent Order, DEQ is now looking to the Port for the cleanup obligation. A draft
supplemental remedial investigation report focused on mapping the extent of creosote impact in
Scappoose Bay and Milton Creek was submitted to DEQ in May 2014.

The DEQ issued a series of comments in March and September 2015 which significantly
expanded the offshore area to be considered in the feasibility study. In an effort to resolve data
interpretation differences, to determine the need for remediation in the “Disputed Offshore Areas”,
and to better define the in-water remedial action objectives, the Port is currently conducting
additional sediment assessment tasks - which are expected to be completed by in the near future.
Following completion and DEQ approval of the data gap investigation report and updated risk
assessment, the Port will prepare and submit the feasibility study to DEQ. The FS will identify
remediation alternatives from which the Port and DEQ will select the remedy for the site. The Port
and the DEQ are in discussions to determine the extent of the Port's obligation and ability to pay
for the investigation, cleanup and monitoring costs. The costs and ultimate liability of the Port, if
any, cannot be determined until the remedial investigation and feasibility study are completed.
The Port has identified insurance coverage, which has been covering the costs associated with
the remedial investigation phases.

NOTE M — OPERATING LEASE

The Port leases submerged and submersible land under five separate agreements with the
Oregon State Land Board and Department of State Lands, the last expiring May 31, 2030. The
lease terms require an annual rental payment due on the lease anniversary date each vyear,
subject to adjustment in accordance with the provisions of OAR 141-082-011. The agreements
may also be renewed for unlimited successive 15-year terms. The amount of lease expense
recognized for the year ended June 30, 2021 was $14,146.
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June 30, 2021

NOTE M — OPERATING LEASE (CONTINUED)

Future minimum lease payments required under the agreement are as follows:

Year Ending
June 30,
2022 $ 14,146
2023 14,146
2024 14,146
2025 14,146
2026 10,906
2027-2032 13,628

$ 81,118

NOTE N — FUTURE NON-CANCELABLE LEASES

The Port leases real property, buildings and equipment to tenants under non-cancelable
operating leases. The cost and carrying amount of the leased assets at June 30, 2021 are as

follows:
Accumulated Carrying
Cost Depreciation Amount
Land $ 11,107,755 § - $ 11,107,755
Building and land improvements 62,733,261 (29,264,902) 33,468,359
Equipment 490,542 (389,059) 101,483

$ 74,331,558 § (29,653,961) $ 44,677,597

Future amounts due under non-cancelable operating leases are as follows:

Year ending
June 30,
2022 $ 2,848,739
2023 3,596,463
2024 3,625,767
2025 3,581,307
2026 3,581,307
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NOTES TO FINANCIAL STATEMENTS (CONTINUED)

June 30, 2021

NOTE O — OTHER POST EMPLOYMENT BENEFITS

The Port provides other postemployment benefits (“OPEB”) for the benefit of its employees via a
contribution to the State of Oregon's PERS cost-sharing multiple-employer defined health
insurance benefit plan (RHIA). The total OPEB liability is based on a valuation provided by an
independent actuarial firm based on assumptions including inflation rate, projected salary
increases, discount rate, medical, dental and vision increases, and mortality rates and other
inputs.

The OPEB liability was measured as of June 30, 2020, and was determined by an actuarial
valuation as of December 31, 2017 rolled forward to June 30, 2020. The Port’'s proportionate
share of the OPEB liability was based on the Port’s projected long-term contribution effort as
compared to the total projected long-term contribution effort of all employers. Based on the Port’s
small impact on the state-wide pool, the Port’s proportionate share of the OPEB liability as of
June 30, 2021 was $10,603, which was insignificant to the Port’s financial statements.

NOTE P - OVER EXPENDITURE OF APPROPRIATION

The Port overexpended the following fiscal 2021 appropriation:

Debt service $ 393,502
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PORT OF COLUMBIA COUNTY
SCHEDULES OF REQUIRED SUPPLEMENTARY INFORMATION — PENSION INFORMATION
SCHEDULE OF THE PROPORTIONATE SHARE OF THE NET PENSION LIABILITY

OREGON PUBLIC EMPLOYEES RETIREMENT SYSTEM
Last 10 Fiscal Years*

2021 2020 2019 2018 2017 2016 2015 2014 2013 2012

Proportion of the net

pension liability (asset) 0.00399606%  0.00238058%  0.00296931%  0.00324460%  0.00414551%  0.00389632%  0.00408633% 0.00408633% N/A N/A
Proportionate share of

the net pension liability (asset) $ 872,078 $ 411,783 $ 449,811 437,373 622,337 $ 223,706 $ (92,625) $ 208,531 $§ NA $ NA
Covered-employee payroll 1,114,830 789,073 789,073 869,839 781,936 740,374 737,966 703,056 N/A N/A
Proportionate share of the net pension

liability (asset) as a percentage

of its covered-employee payroll 78.2% 52.2% 57.0% 50.3% 79.6% 30.2% -12.6% 29.7% N/A N/A
Plan fiduciary net position as a

percentage of the total pension

liability 75.8% 80.2% 82.1% 83.0% 80.5% 91.9% 103.6% 92.0% N/A N/A

SCHEDULE OF CONTRIBUTIONS
OREGON PUBLIC EMPLOYEES RETIREMENT SYSTEM
Last 10 Fiscal Years*
2021 2020 2019 2018 2017 2016 2015 2014 2013 2012

Contractually required contribution ~ $ 89,858 $ 102,054 $ 41,277 $ 33,166 $ 40,515 $ 43,766 $ 37,716 $ 88,670 $ 102,858 $ 91,691
Contributions in relation to the

contractually required contribution 91,870 40,950 79,484 60,197 58,511 43,901 41,680 88,670 102,858 91,691
Contribution deficiency (excess) $ (2,012) $ 61,104 $ (38,207) $ (27,031) $ (17,996) $ (135) $ (3,964) $ - $ - $ -
Covered-employee payroll $ 1,114,830 $ 789,073 $ 789,073 $ 869,839 $ 781,936 $ 740,374 $ N/A $ N/A $ NA $ NA
Contributions as a percentage of

covered-employee payroll 8.2% 5.2% 10.1% 6.9% 7.5% 5.9% N/A N/A N/A N/A

* GASB # 68 requires ten-year trend information. However, until a full ten-year trend is established, only the information for the years available is presented.

The accompanying notes and independent auditors' report should be read with the supplemental schedules.
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PORT OF COLUMBIA COUNTY
NOTES TO REQUIRED SUPPLEMENTARY INFORMATION

For the Year Ended June 30, 2021

Changes in Benefit Terms:
There were no significant changes in benefit terms.
Changes in Assumptions:

Actuarial assumptions and other changes are described in the notes to the accompanying financial
statements.
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PORT OF COLUMBIA COUNTY

SCHEDULE OF REVENUES, EXPENDITURES, AND CHANGE IN FUND BALANCE -

BUDGET TO ACTUAL - ENTERPRISE FUND

Revenues
Property taxes
Licenses and permits
Rents and reimbursements
Terminal services
RV park
Launch fees
Other marina fees
Grants
Loan proceeds
Interest income
Contributions
Miscellaneous

Total revenues

Expenditures
Personnel services
Material and services
Capital outlay
Debt service
Contingency

Total expenditures

Excess (deficiency) of revenues
over expenditures

Other financing sources (uses)
Collections of tenant notes receivable
and capital reimbursements
Total other financing sources (uses)

Net changes in fund balances
Fund balance, beginning of year

Fund balance, end of year

Reconciliation to GAAP
Capital assets, net of depreciation
Notes receivable from other organization
Deferred outflows of resources
Net pension asset (liability)
Deferred inflows of resources
Notes, bonds and special assessment debt
Construction line of credit
Accrued interest payable
Compensated absences
Deposits and deferred revenue

Net position, end of year

Year Ended June 30, 2021

Variance
Favorable

Budgeted Amounts (Unfavorable)
Original Final Actual Final to Actual
$ - $ - $ 26,903 $ 26,903
486,104 486,104 545,799 59,695
3,533,001 3,533,001 3,422,156 (110,845)
527,160 527,160 184,712 (342,448)
100,001 100,001 151,075 51,074
74,380 74,380 116,310 41,930
23,800 23,800 209,856 186,056
5,430,000 5,430,000 2,010,309 (3,419,691)
116,045 116,045 1,198 (114,847)
170,000 170,000 - (170,000)
38,601 38,601 566,189 527,588
10,499,092 10,499,092 7,234,507 (3,264,585)
1,914,403 1,914,403 1,745,011 169,392
1,849,429 1,849,429 1,808,464 40,965
8,935,000 8,935,000 2,095,248 6,839,752
818,456 818,456 1,211,958 (393,502)
3,063,781 3,063,781 - 3,063,781
16,581,069 16,581,069 6,860,681 9,720,388
(6,081,977) (6,081,977) 373,826 6,455,803
- - 613,246 613,246
- - 613,246 613,246
(6,081,977) (6,081,977) 987,072 7,069,049
6,081,977 6,081,977 6,383,184 301,207
$ - $ - 7,370,256 $ 7,370,256

44,976,237

8,215,750

439,963

(872,078)

(76,330)

(10,707,739)

(2,010,309)

(137,547)

(129,779)

(912,194)

$ 46,156,230

'he accompanying notes and independent auditors' report should be read with the supplemental schedules

31



REPORT REQUIRED BY OREGON MINIMUM AUDIT STANDARDS



KERN4THOMPSON

CERTIFIED PUBLIC ACCOUNTANTS

INDEPENDENT AUDITORS’ REPORT
REQUIRED BY OREGON STATE REGULATIONS

Board of Commissioners
Port of Columbia County
Columbia City, Oregon

We have audited the basic financial statements of the Port of Columbia County (the Port) as of and for the
year ended June 30, 2021, and have issued our report thereon dated December 1, 2021. We conducted
our audit in accordance with auditing standards generally accepted in the United States of America.

Compliance

As part of obtaining reasonable assurance about whether the Port’s financial statements are free of
material misstatement, we performed tests of its compliance with certain provisions of laws, regulations,
contracts, and grants, including the provisions of Oregon Revised Statutes as specified in Oregon
Administrative Rules 162-10-000 through 162-10-320 of the Minimum Standards for Audits of Oregon
Municipal Corporations, noncompliance with which could have a direct and material effect on the
determination of financial statement amounts. However, providing an opinion on compliance with those
provisions was not an objective of our audit, and accordingly, we do not express such an opinion.

We performed procedures to the extent we considered necessary to address the required comments and
disclosures which included, but were not limited to the following:

Deposit of public funds with financial institutions (ORS Chapter 295).
Indebtedness limitations, restrictions and repayment.

Budgets legally required (ORS Chapter 294).

Insurance and fidelity bonds in force or required by law.

Programs funded from outside sources.

Authorized investment of surplus funds (ORS Chapter 294).

Public contracts and purchasing (ORS Chapters 279A, 279B, 279C).

In connection with our testing nothing came to our attention that caused us to believe the Port was not in
substantial compliance with certain provisions of laws, regulations, contracts, and grants, including the
provisions of Oregon Revised Statutes as specified in Oregon Administrative Rules 162-10-000 through
162-10-320 of the Minimum Standards for Audits of Oregon Municipal Corporations.

OAR 162-10-0230 Internal Control

In planning and performing our audit of the basic financial statements of the Port as of and for the year
ended June 30, 2020, in accordance with auditing standards generally accepted in the United States of
America, we considered the Port’s internal control over financial reporting (internal control) as a basis for
designing our auditing procedures for the purpose of expressing our opinion on the financial statements,
but not for the purpose of expressing an opinion on the effectiveness of the Port’s internal control.
Accordingly, we do not express an opinion on the effectiveness of the Port’s internal control.

A deficiency in internal control exists when the design or operation of a control does not allow
management or employees, in the normal course of performing their assigned functions, to prevent, or
detect and correct misstatements on a timely basis. A material weakness is a deficiency, or combination
of deficiencies in internal control, such that there is a reasonable possibility that a material misstatement
of the Port’s financial statements will not be prevented, or detected and corrected on a timely basis.
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KERN4THOMPSON

CERTIFIED PUBLIC ACCOUNTANTS

Board of Commissioners
Port of Columbia County
Columbia City, Oregon

Our consideration of internal control was for the limited purpose described in the first paragraph and was
not designed to identify all deficiencies in internal control that might be significant deficiencies or material
weaknesses and, therefore, there can be no assurance that all such deficiencies have been identified.
We did not identify any deficiencies in internal control that we consider to be material weaknesses.

This report is intended solely for the information and use of the Commissioners and management of the

Port of Columbia County and the Oregon Secretary of State and is not intended to be and should not be
used by anyone other than these specified parties.

KERN & THOMPSON, LLC
Certified Public Accountants

i/ a //' e /)

Eric A. Zehntbauer, CPA
Partner

Portland, Oregon
December 1, 2021
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