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INTRODUCTI ON
Blue le~e Per~, loceted between the Columbie River
and the North Shore of Blue lake [see Plate 1) is a
ra::reation fa::111ty servIng the Portlend-Vancouver
Metropolitan aree.· The perk is preoomlnately
utilized for picnics, swimming .and femily oriented
recreation. S1nce 1960, when the Blue Leke Park
properties were purchased by MultnomahCounty I

nearly 125 of the total 185 lUes heve remaine:1
veasnt.

BLUE LAKE PARK LOCATION MAP
PLATE 1

The citizens of Multnomeh County, are in a difficult
sltuat1on. They reslre to maintain and upgr~ Blue
le~e P8r~ 8S a publie recreation fa::i lity et a time
when it is increasingly difficult to support such a
fa::ll1ty with general fUnd tax ool1ars. The reslred
solution is to revitalize the Blue lake Park
ra::reation cepabihties; to the extent feasible, make
the park financially self supporting; and expand the
parks ra::reational opportunities by establishing
revenue proouclng ra::reatlonal fecllltles on veasnt
land currently owned by the County.
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PROCESS It PURPOSE
Reccgnizing the need to revitalize Blue lake Park, in
October 1984, the BOClrd of County Commissioners
opted a resolution to ~elope a long-term plan for
the Blue lake Park properties. The resolution
provided for the creation of a citizen tesk force end
the hlrilllJ ofa land planning consultant to 855ist the
County Perks steff in preparing the plan.

Beg1nn1ng 1n January of 1985. the Blue lake Perk
Task Force Committee, Multnomah County Parks staff
end the planning firm of Walsh & Associates,
conducted· a lend Use Stutty for the Blue lake
properties. After review by the general public, the
resulting framework Plan and Master Site plan
prepared by Walsh &. Associates, November 1985,
were tmpted by the County Board of Commissioners.
Upon ~ptlon of these ax:uments, the B~rd of
Commissioners directed the Parks department to
develop the necessary economic analysis and
1mplementatlon strategy. The follow1ng ax:ument
summerizies the intial Walsh &. Associates land Use
5tutty, and presents an implementation strategy Jor
future development of Blue lake Park.

SUMMRRY OF THE LRND USE STUDY
The existing 60 f£re park is to remain a regional
'famlly-orlented recreation f8::ility. The balance of
the property, 125 8::res, will be utilized for: 1)
expanding existing ra::reation f8::i1111es, 2)
developing new ra::r88tion81 opportunities, and 3)
uses that will provide dir~t financial support for
Blue lake Park.. Featured recreational uses will
rontinue to be: Family Picnics, Group Picnics (by
reservation), lalce Swimming, end non-organized
field Sports. The mester plan also proposes Uling
Ed1itional f~i1ities to attrf£t local residents end
vDtioners touring the local erea. Through these
chenges it is anticipeted thet the park will progress
on acourse towards self-support.



FRAMEWORK PLAN
The Framework. Phm ~ignetes avariety of land uses for the Blue Lak.e Park. properties. It is intended to serve as a
guiOO for furture development The following summarizes etCh component of the Framework: Plan [See Plate 2].

PerceI A- Blue lote Perk
This land includes the existing park: aree, 60 ~res,

and an ed3itional 22 ~re area (Parcel AI). The
intent is for this area to continue as a family oriented
reglonal r8:re8tion f~ility. A detailed Master Plan
has been prepared and is discussed in the following
section Two major components of the proposed
Master PIan are the Interpretive Area and the Lak.e
Center.

Parcel A) - Interpretive Area
The western portion of the property, is to be utilIzed
as wetland wildlife habItat and an Interpretive area
for the Lower Columbia Chinook. Indian culture.

parcel A2 - Late center
The central area within Parcel A is to remain an
ca:tive recreation f~ility It IS to be renO\lated and
enlarged to offer a brcuEr spectrum of recreation
actiVitles.

Parcel B - Maintenance Facilities
The Park.s and Memorials Maintenance F~i1ities

would continue to utilIze this site.

Parcel C - Late House Center
Former Iy a reSHl3nce, "The lake House", has been
converted to a meeting/reception center. The plan
c~l1s for expanslOn of the foci l1ty on its present site
to increase its capabi Iit les.

porce) D - Recreational Yehlcle perk
set in 27 ~res located adjDnt to Marine Drive this
200 unit f~ility is designed to be compatible with
surrounding land uses. Generous landsc8ped buffers
surround the perimeter end seperate etCh individual
sp~ I gIvIng thIS deVelopment 8 park -lIk.e QUality.
This park. will be man~ by 8 full-time private
operator, and contains the support focilities
neces~ry to mak.e this e first-class operation.

parcel E
This 46 a::re parcel is to be utilized for developing an
Executive Nine Hole Golf Course. and eighteen.
sIngle-family home lots. The wetland portIons of
this parcel are incorporated into the buffer zones
between the \J)1f falrways and become an extension of
the wildlife habitateast of the site.

parcel f
. Parcel F ( 15 ocres) , and F1 (5 ~r'es) along with the
riverfront property to the north, have been
ioontlfied as having excellent potential as a marina,
boat launching foclllty. and public beoch a::cess area.
Therefore it IS recommenOOd that these parcels be
held in reserve until acijitional properties can be
ocquired and development opportunities arise.

Parcel e
The northern portIOn of this 10 ocre parcel should be
reserved for an eventual eastbound on- ramp from
223rd to Marine Drive. An area directly south of the
proposed on-ramp should be retained for future
commercial use. The southern portion of the
property is to remain in wildlife habitat serving as
an east-west corrioor for animal movements.

P~2
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BLUE LRKE PRRK MRSTER PLRN
Amaster site plan h8s been prepared for the existing park area and the ~~nt property to the west [see Plate 3].
The followlng is a brief summary of the plan's major features.

ODen SP1C8
The layout of the parle establishes two major open
SPln?S· Both areas would continue to be utilized for
sports ~tivities. The western open space can easily
be controlled to allow for speclal events such as
concerts, major picnics, etc.

0) Group pIcnIc Ar'"5
Group picinic f~l1itiesere to be provi~ in the
areas shown [see Plate 3] As currently operated,
these areas would be availeb Ie on a fee basis by
reservation. The arees shown total 7 ocres in size
which represents a 30~ increase over the present
picnic focilities.

~ family picnIc Areas
The areas indicated Incorporate those presently
utiliZed plus 'an fdjitional 7 ((;res extending west
along the shore I1ne.

V Interpretiye Areo
The western portion of the property, roughly 9.5
acres, is to be utili200 as wetlands wildlife habitat
and Interpretive area.

J Swimming Area
t... new half-ocre send swimming beoch with an
~jocent 1 ocre lawn area for sunbathing will be
established to repl~ the present swimming focility.
A. swim building, court sports, end boat launch are
·3150 attroctions located in this area.

Kid's Center
,A. major proposed attroction is the Kid's center The
concept Is to provioo an exciting environment that
will be both an attroction for children and
comfortable and inviting for parents.
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Waterfront Docks
The waterfront OO:l(s will serve as an extension of
the Gar~n Building. Decles and connect1ng stalrs will
provide easy~ to the existing boat concession, a
popular attract ion with parI( users. Mjitional
plantings and water founta1ns w1ll provide visual
interest to the area.

The eardens
Forming the hub of the new Lake center, the existing
Swim center building will be renovated to provide
for several new uses. Swimming will be relocated to
a new sand beech to be constructed west of the
ex isting swimming area.

Stretching. from the parlc. entry to a new plaza on the
east si~ of the building, a floral garden featuring·
bulbs, perennials and annuals will be developed.. The
garoons are intended to become a feature attraction
for the East County area. Local growers and suppliers
will be inv ited to par tlei pate by sponsor ing
lltVertlslng, mall order sales, and plant testing.

Lake House center
This existing focility which provides meeting and
reception space, will be expanded to increase its
capabilities. Thereby, attrocting a broader range of
user groups.

Entry Garden
This new entrance to Blue Lake Park will be a
showploce for annual f1ora~ displays.

Maintenance center
This existing maintenance center will be retained at
its present location Anew greenhouse will be~
to the facility



=oaBlue a e

• Ticket Booths

Entry Garden

• Reception Hall

• Conference Center

Lake House Center
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The Gardens

• FIoral Gardens

.. Restaurant

" Museum

• Gift Shop

• Community Room

• Restrooms.

MASTER PLAN

Op~n Space

• Sporta Fields

-Boat and FJshlng Concessions

• Fountains

• Observation Point

• Kids Fishing

• CMrouael

• Pia yground

• Conce•• lona
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.. play equipment

• bk:yc'-

• Play Houee

Kid's Center

o Family Picnic Area

[§) Group Plcnlc Are.
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• Send Beach

• Swim Building

·.B_ketball Courts

• VolleybaJl Courts
• Boat R."p

SWimming .Area

• Gl'eenhouse

• Park OHk:e

• Caretaker". Realdence

Maintenance Center

·Band Shell

• Special Event Space

• Sports Fields

Open Space
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• Wetland Exhtblts

• Ct*>ook Irda1 ExI-.xta

• So<.nd and~ Show

Interpretive Area

BLUE LAKE PARK MASTER PLAN
PLATE 3



ERST PROPERTIES MRSTER PLAN
Adefal1cd master plan has been prepared for the Blue
La~e Par~ East Properties. The. following is a
summary of the major features: [See·Plate4)

Recrptionel Vehicle Perk
On the northwest portion of the property ~a::ent to
MarIne DrIve, a Recreational Vehicle P8r~ Is
proposed. The 27 lI:re site will comfortably provide
SPfa for 200 sites with l}3nerous per Imeter buffer
planting and interior lendsaJping. Two restroom and
shower buildings will be conveniently located on the
site. The majorIty of the sites will have full services
(electrical hook-up, sewer, water and cable
television) A central control building located on the
entry roa:1 will provide spoce for a park. office and
security station, careta~erOs apartment, laundromat,
showers and a small convenience store The RV Park.
will share a meeting room and small restaurant with
the gJlf course f~ility.

Nine Hole ExeCutive 9o1f Course
and Driying Range
Within the central and eastern portion of the site
(43 lI:res) a proposed nine hole executive gJlf
course wl11 be located The plan illustrates an
approximately 2300 yard course utilizmg water
elements as special features and hazards Wildlife
habitat will be established between the fairwcrys and
the enlarged water features Ahik ing trail will be
located through the center and along the east SIde of
the course and will connect to the existing 40 Mile
Loop trail system A driving range will be
established in the central portlOn of the course The
building complex will provide sp~ for a pro shop,
classroom, meeting room and small restaurant, to be

. shared with the RV Park. A100 car park.lng area and
prc.::t ice green comp lete the suppport foci Iit ies

Home SUes
. The plan illustrates 18 private single~family home

sites that will be offered for sale The 7500 SF. lots
will be fully serviced by utilities Blue LaKe Rem
will be widened and improved.

Pcr;e 6
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Ponds and Streams

• Wildlife Habitat

• Hiking Trail

Seale

MASTER PLAN/BLUE LA~ PARK&

EAST P ROPp~R~S~~~RTMENT
MULTNOMAH COUNTY -. e s

Walsh and Assoclat _Prepared by: ~~
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Golf Course

• 9 Hole Executive Courae

• Practice Green

Driving Range

Building Complex

• Golf Courae Pro Shop

• Restaurant

· Patio

· Meellng Room

· R. V. Center Office t

· Caretaker. Apartmen

• Small Store

• Game Room
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BLUE LAKE PARK

Recreational Vehicle Camping

• Phase_ 1 - 82 Siteo

• Phase 2 - 118 Slteo

• Restroom. and Shower.

• Strong Planting Butler

EAST PROPERTIES MASTER PLAN
PLATE 4
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OEUELOPMENT COST SUMMRRY
lhe following preliminary cost estimates represent improvements proposed by the Master Site Plans for Blue La~.e

Park and the East Propertles lhe totallEvelopment cost for all proposej improvements Is 9.3 mlll10n oollars. The
following cost breakOOwns are for the major areas of capital improvements. Most site components contain costs
associated with the construction of new landscaped areas and irrigation systems. ConsilErable savings could bE
realized by utiliZing existing park personnel for the installaUon of these items. The presentation arlEr mas not
represent any priority rating regarding which improvements should be developed first.

Blue Late Park Site Plan Improvements
Interpretation Area Kid's Center
Pond COnstruction 53,000 Building Remooel 66.600
Building 80,000 Walks &. SHe furnHure 25.800
InterpretIVe WalK 84,000 Play Ground 21,200
Light &. SOund Show 8,500 Carrousel 112.000
Planting &. Irrigation 126.500 Planting &. Irrigation 12.500
Engmeer 109 Fees . 21.000 Engineering Fees . 19,000
Total $373,000 Total $257,100

Bandshell Swim Beach
St5je Building 187,700 Beoch COnstruct ion 63.000
Engineering Fees 11 ,200 B06t Leunch 1,700
Total $198,900 Sports COurts 12,000

Beoch House 98,000
Sports Field Walks &. Plaza 23.500
East Field 122,000 Landscape &. Irr igat lOn 41.300
West Field 148,000 Eng ineer 109 Fees 14,500
Total $270,000 Total $254,000

Family Picnic Areas The Gardens' Building
New Area 94,200 BUIlding Improvements 480.100
Upgrooe Existing Areas 170.200 Site Improvements 129,700
Engmeermg Fees 15,800 Engineering Fees 36,600

Total $280,200 lotal $646,400

Group Picnic Areas floral eardens
Picnic Shelter 795,400 Plantino &. IrrigatIOn 224,700
Non-Shelter Areas 438,500 Welks &. Site Furniture 35,000

Landscape &. Irrigation 149,000 Gazebo 15.000

Engineer 109 Fees 55,300 Engmeering Fees 16,500

Total $1.438,200 Totel $291,200

Entry Road & Garden General Park Areas
R()((llmprovements 96.900 Misc. Lendscape &. Irrigation 94,500

Ticket Booth 12,000 Archeoll)Jical Area 60,100

Landscape & Irr igul iun ::10,000 Restrooms "2,000

Engi neer ing Fees 22,500 Engineering Fees 12,500

Total $341.900 Totel $209,100

P~8



Eest Properties Moster Pion Improvements
The costs associated with developmg land for new
r~reatjonal and/or revenue opportunities are
<ttumented below. These areas have been designed in
~rd with the Framework. Plan, The utility costs
for the Golf Course have been incorporated into the
Recreational Vehicle Park development cost by
necessity of construct ion phasing.

Lake House
Renovat ion of Faci lity
New Building
Total

Roads & Park Ing
Phose One Improvements
Phase Two Improvements
Total

. Walks
Phase One Improvements
Dhase Two Improvements
Bike Trail
Total

Utflltles
ElectrIC
Water Mainline to Park
Park. Water Line UpgrlD;
Total

Summery Blue Late Park
:nterpretat ion Area
8andshell
:,ports Field
Fam i Iv Picnic Areas
Group Picnic Arecs
Entry Rem &Garden
KId's Genter
Swim Beach
The Gardens Building
Floral Gardens
C-.eneral Park Areas
Lake House
Rtms & Park. ing
Walks
Ut II it les
Subtotal

211,100
640,300

$851,400

561,500
262,100

$823,600

28,100
9,200

52,000
$ 89,300

35,000
30.000
69,500

$134,500 .

373,000
198,900
270,000
280,200

1,438,200
341,900
257,100
254,000
646,400
291,200
209,100
851,400
823,600

89,300
134 500

$6,458,800

P~9

Recreation Vehicle Park
Ut i11t ies
Campsites So Restrooms
OffIce BUlldlng
Engineering Fees
Total

Golf Course
Course Dave lopmen!
Clubhouse
Park. ing Lot
DrIving Ran~

Total

Housing Lots
Utilities
Rca:l Improvements
Legal Plat Survey
Engineering Fees
Total

Summery East Properties
Recreation Vehicle Park.
Golf Course
Housing Lots
Subtotal

DE-VELOPM£NT COST SUMMARY
Blue L6k.e P6rklmprovements
East Properties Improvements
TOTAL PROJECT COST

51,300
1,060,000

190,000
79,300

$1,380.600

1,075,000
150,000
50,000
70.000

$1,345,000

17,500
129,000

5,500
9,100

$ 161,100

1,380,600
1,345,000

161,000
$2,886,700

6,458,800
2,886,700·

$9,345,500



EHISTING PRRK REUENUES
Blue Lak.e Pdr~ c.urrenl.1 y IliE ~.l.' :.(11/1'(;:-' I}f rf',(":le

generators. Ent.rance Fees, Swim Cenfer Mll'lit;sion
fees, Group PIcnic Reservation fees, Boat COncession
Receipts, food Concession Receipt5, and Lake House
lease Fees During Fiscal 83/84, Park Entrance
Fees la:Ounted for 30.S8~ of all revenue. Group
Picnic Reservation Fees contributed 29.S2~.

Tcgether these two sources la:Ount for over 60~ of
all revenue generated at Blue Lake Park. The lake
House lnX>unted for 16 IO~ with the Swim Center
contributing IS86~ of all park. revenue. Foro
COncession receipts totalled with the Boat
COncesSiOns amounted to 7 94~ ThIS ranking of
revenue generators remained fairly consistant
during FIscal 84/85.

During Fiscal 8"t/85 Pork Entronce Fees occounted
for 3455~. Group P1CnlC ReservatIon FeE':
·26. 19~ I Swim center Admission Fees 21.53~, anc
Lake House Rental Fees contributed 9.96~ ThE'
or~r of mflJnit~ changed ever so shghtly as the
combined revenue generated from Perle [ntrence end
Group Picnic Reservation Fees still lIXOunts for
60~ of total revenues. Funds generated by the SWHT1

Center did increase 5.67~ over Fiscal 83/84, whiit
receipts from the lake House fell 614t
COnsumpt1on of foro from park. conceSs1onaires and
boat rentel charges amounted to 7.76~ in Fiscal
84/85 compared to 794~ for the prevlous year
The following tables indicate revenues generatec
from e&:;h source, for Fiscal 83/84 and 84/8S

REVENUE SUMMARY STATEMENT FOR FISCAL 83/8'1

1ST OTR 2ND OTR 3RD OTR 4TH OTR TOTAL ~ TOTAL
Entrance Fees 26,990 0 25 10.665 37,680 30.58~

Swim Center 16,667 0 0 2.854 19,541 15.B6~

Group PicniC 8.495 0 0 27.885 36,380 2952~

Food Concessions 4.582 0 0 801 5.383 4.37~

Boat Concessions 2.910 0 0 1.485 4,395 3.57~

Lll~e House 7,640 :',350 5,850 4.000 19,840 16.10~

TOT AL REVENUE 67,304 2,350 5,875 47.690 123.219 100.00~

REVENU[ SUMMARY STATEMENT fOR fiSCAL 8'1/65

1ST OTP 2ND QTR 3RD OTR 4TH OTR TOTAL " TOTAL
Entrance Fees 31,665 1.211 1,243 13.148 47,267 34.557-
Swim Center 25.308 0 0 4,149 29.457 21.53~

Group Picnic 10,140 2,240 8,732 14,715 35,828 26.19"
Food Concessions 3.281 0 0 760 4.041 2.95~

Boat Concessior,5 ~.611 0 0 1,968 6.579 4.81"
Lllke House 2.100 2.950 4,900 3.678 13,628 9.96~

TOT AL REVENUE 77,105 6.401 14.876 38,418 136,800 100.00'"'

p~ 10



DEUELOPIN6 NEW PflRK REUENUES
Improvements that can be easily implementa::l and
have a positive econom IC Impc.::t on park. revenues
should be considered first. t1aximizing park user
intp.rp.c;t while minimizing investment costs is the
rllJrlltJer one prlorty In oeveloptng new park. facilities
and upgroomg existing ones.

To begin Implementing the proposed Improvements to
Blue Lake Park, and the East Properties, $ 100,000
will be reQUired. A very important aspect of this
initial start-up cost is the $5,000 ellocated toward
solicitating short-term and long-term private
support for park. Improvements. The table below
indicates how the initial start-up fund would be
uti Iized and what revenues cou Id be expected

To project revenues '13nerated from the initial
$100.000. the follOWing assumptions were m~.

First, with n1itional marketing, a::tvertising and
purchasing of equipment necessary to allow catering
servIces to function at the Lake House fc.::i1ity. the
concessionaire could book S2 oo::1itional events
annually, at $35000 per event

Expending $10,000 for support of special events
would '13nerate three events per year. Aver~

attendance et Ea:h event would be 5,000, for ayear ly
total of 15,000. Assuming three people per vehicle,
and eoch vehicle paying the $1.00 park entrance fee
this yields $5,000.

Renovatmg the eXIsting concessIOn bU11dlng and
installing vi~ and vending machines which ere
utilized for a peak 16 week period, would produce
$6,000. This assumes that the videO machines cost
$0.25 per geme end 1,000 gemes per week ere
played. The remimng $2,000 is generated by fooj
vending m~hines.

Constructing the Kid's Pllty' Area would ~ a park
feature likely to 8ttrlJ:t more perk visitors during
the weeK, with' a slight increase noticeable on .
weekends. Based on 1985 attendance figures it was
assumed this facility would generete an ld:2itional
1,500 vehicles annually, eoch paying the $ 100
park entrance fee.

Purchasing two tent structures for $1 .500 each
would provide two n1itional sheltered group picnic
areas ea:h .capable of holding 50 people. These areas
would rent for $2500 per group. It was assumed
that the structures would be used 80j of the time on
weekends, prooucing $1 ,250 in rental fees and
$2,500 in par~ entrance fees. .

Funds n~saryto begin the solitication process for
the East Properties development would not proouce
any immediate revenue for the County It 15

anticipated that revenue to the County from the
Recreational Vehicle Park, Golf Course, and Driving
Ran'13 would not start until Fiscal 89/90

INITIAL IMPLEMENTATION PROJECTS TO BE FUNDED

Initiol project Expense Revenue
Loke House
Marketing, Advertising &. Improvements 15,000 8,500
81ue Loke Park
AttrlJ:t &. Support Speciel Events 10,000 5,000
Begin Kid's center Development

- Renovate Concession Building (Partial) 32,000 6,000
- Construct Play Area (Partial) 15,000 1,500

Spec1al Project Sponsors. Donations. Grants 5.000 5.000
Purchase Portable Tent Structures 3,000 3,750
Eost Properties
Begin SOllcltaUon Process 20,000 a

Total $100,000 $29,750

Pa;)E! 1I



ERST PROPERTIES PROJECTED REUEI-mE
The following section looKS at anticipated income to
the County from developing the East Properties as

.rec:ommenOOd in the East Properties Master Plan

RlCreeUonel Vehicle Pork
To project income 03rived from developing a
Recreational Vehicle (RV) ParK I it must first be
dertermined how the project will be financed.
Therefore. two distinct 8ppr~hes to finance the
project were examined.

The first apprC8::h assumes the RV ParK can be
financed through an Industrial Revenue Bond (IRB).
Assuming the project can be financed through an IRB I

the County would l~ the land to a private operator
and receive 1O~ of the Total Gross Revenue. The.
concessionaire would use the remaining revenue to
cover all park operational costs including the cEbt
service on the 14 million rollar development cost ,.
spread over twenty-five years at 8-3/4~ interest.
Whether this form of financing is feasible has not yet
been ci!termined and the future of IRB's is uncertain
at this time

The second apprOOCh assumes the RY Park. operator is
responsible for securring financing from the private
sector Unoor this arranl}!ment the County would
lease the land to a pr ivate deve loper who wou Id be
responsible for developing the park focilities The
County wou ld receive I 0~ of Tota1Gross Revenue as
lease payment for the land. Again. the private
operator is responsbile for all park operations and
mai ntenance

Both financing options have assumed that a controct
can be formulated between the County and the
operator that would allow the operator to be exempt
.from property taXes Three kEN assumptlons have
been mooe for both approoches

first, the assumption was me that for three
months, mid-June thru mid-September. the RV par~:

would be 95~ full on the weekends and 751 full
during the weeK. for the remaining nine months an
average occupancy rate of 101 would occur. This
yields ayearly occupancy rate of 27.21. The second
yearly occupancy rate used in the analysis was 351
This assumes a slightly higher weekly rate during
the three peeK months, and a sl1Qht 1ncrease for the
remaincEr of the veer. The finol figure of 601 veer
round occupancy was based on other comparable RY
fEl:ll1ties I where some 'permanent' renters are
allowed.

Second, the minimum rental fee per site, is $12.00
This is in-line with other RV parks throughout
Ore\J)n, where the 8Ver~ fee for compara'b Ie
fEl:ilities is $13.00 per night. Several operators
felt that with the completion of improvements
proposed in the Blue LaKe Master Plan a fee of
$14.00 per night was very reasonable.

Third, total gross· revenue includes income derived
from the sale of merchandise, fcxxl and beverages at
the proposed RV convenience store. It was esttmated
that with e 27.2~ veer round occupency rete, a total
of 39,700 visitors wou Id uti Iize the Blue Lake RV
Park. ~h spending S1.50.

The following pro-forma's reflect these assumptions.
The first three. assume the perk is finencecl through
the sale of Industrial Revenue Bonds. The last three.
assume the private developer will be responsible for
securring financing from the private sector.
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BLUE LAKE RECREATION VEHICLE PARK

$1.4 MILLION INVESTMENT - IRB PROJECT FlNANCIN6
8-3/41 INTEREST RATE CONSTANT FOR 2S YEARS

200 RENTAL SITES - 27.21 YEAR ROUND OCCUPANCY RATE

S12/SITE S14/SITE S16/SITE
REVENUE TO OPERAT~
Rental Fees 236.200 277.900 '317.600
Food 8. Beverage Sales 35.730 35.730 35.730
Mercl'landise Sales 23.620 23.820 23.620
TOT AL REVENUE 297.750 337.450 377.150

COST ~ SALES 26.797 26.797 26.797

GROSS PR~IT 270.952 310.652 350.352

OPERATlNG EXPENSES
Labor 36.921 36.921 36.921
AdvertiSing 9.230 9.230 9.230
Insurance 4.615 .:l/I'~ ,1,(,' ~

Legal. Accounting. elc, 4.615 4.615 4.615
Mainlenance 18,460 18.460 18.460
Ulililles 9.230 9,230 9.230
Miscellaneous 9.230 9.230 9.230
SUBTOTAL 92.302 92.302 92.302
Lease Paymenllo Counly 29,775 . 33,745 37.715
TOTAL OPERATING EXPENSE 122.077 126.047 130.017

NET OPERATING INCOME 148.875 184.605 220.335

DEBT SERVICE 138.600 138.600 138.600

NET INCOME BEFORE TAXES 10.275 46.005 , 81.735

Page 13



P8Je 14



BLUE LAIcE RECREATION YEHICLE PARl

S1.4 MILLION INYESTMENT - IRB PR~ECT FINANCIN8
8-3/1. INTEREST RATE CONSTANT fOR 25 YEARS

200 RENTAl. SITES - 60.0. YEAR ROUND OCCUPANCY RATE

$12/SITE $14/SITE $16/SITE
REVENUE TO OPERAT<R
Rental Fees 525.600 613.200 700,800
Food ~ Beveraoe Sales . 78.840 78.840 78.840
Merchandise Sales 52.560 52,560 52,560
TOTAl REVENUE 657,000 744,600 832,200

COST ~ SALES 59.130 59.130 59.130

GROSS PR~IT 597.870 685.470 773.070 .

lJ>ERATING EXPENSES
labor 61.466 61.466 61.466
Adverli,ing 20.367 20.367 20.367
Insurance 10.183 10.183 10.183
Leoal, Accounling. etc. 10.183 10.183 10.183
Maintenance 40.734 40.734 40,734
Utili tie, 20.367 20.367 20.367
Miscellaneous 20.367 20.367 20.367
SUBTOTAL 203.670 203.670 203.670
lease Paymenllo County 65,700 74.460 63.220
TOTAL OPERATING EXPENSE 269.370 278.130 286.890

NET OPERATING INCM 328.500 407.340 486.180

DEBT SERVICE. 136.600 138.600 138.600

NET INC~E BEF~ TAXES 189.900 268.740 347.580
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BLUE LAlE RECREATION YEHICLE PARl
•

S1.4 MILLION INVESTMENT - PR'lYATE FINANCING
121 INTEREST RATE CONSTANT FOR 25 YEARS

200 RENTAL SITES - 27.21 YEAR ROUND OCCUPANCY RATE

.$ 12/SITE $141SITE $16/SITE
REVENUE TO ~ERAT~
Renlll Fees 238.200 277.900 317.600
Food &. Beverage Sales 35.730 35.730 35.730
Merchandise Sales 23.620 23.620 23.620
TOTAL REVENUE 297.750 337.450 377.150

COST (J SALES 26.797 26.797 26.797

GROSS PROFIT 270.952 310.652 350.352

~ERA TlNG EXPENSES
Labor 36.921 36.921 36.921
Advertising 9.230 9.230 9.230
Insurance 4.615 4.615 4".615
Legal. Accounting. ele" 4.615 4.615 4.615
Maintenance 16.460 16.460 16.460
Utilities 9.230 9.230 9.230
Miscellaneous 9.230 9.230 9.230
SU8TOTAL 92.302 92.302 92.302
Lease Payment Lo County 29.775 33.745 37.715
TOTAL OPERATlNG EXPENSE 122.077 126.047 130.017

NET ~ERA TING INCa1E 148.875 164.605 220.335

DEBT SERVICE 141.554 141.554 141.554

NET INCa1E 8EF~ TAXES 7.321 43.051 78.781
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. BLUE LAlE RECREATION VEHICLE PARl

S1.4 MILLION INVESTMENT - PRIVATE FINANCING
121 INTEREST RATE CONSTANT FOR 25 YEARS

200 RENTAL SITES - 60.01 YEAR ROUND OCCUPANCY RATE

$12/SITE $141SITE $16/SITE
REVENUE TO OPERATOR
Rental Fees 525,600 613,200 700.800
Food &. Beveraoe 78.840 76.840 76.640
Merchandise 52.560 52.560 52.560
TOTAL R£VENUE 657.000 744.600 832.200

COST <J SALES 59.130 59.130 59.130

GROSS PR<JIT 597.870 685.470 773.070

OPERATlNG EXPENSES
Labor 61.466 61,466 61,466
Advertising 20.367 20,367 20.367
Insurance . 10.183 10.163 10,183
Leoal. Accounting. elc. 10.163 10.163 10.163
Maintenance 40.734 40.734 40.734
Utilities 20,367 20.367 20,367
Miscellaneous 20,367 20,367 20.367
SUBTOTAL 203.670 203.670 .203.670
Lease Payment to County 65,700 74,460 63.220
TOTAl OPERATING EXPENSE 269.370 276.130 266.890

NET OPERATING INCOME 326.500 407,340 466.160

DEBT SERVICE 141,554 141,554 141,554

NET INCOME BEF~ TAXES 166.946 265.766 344.626
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.Nine Hole Executive Golf Course
To develope the type of ~If f~ility proposed in the
East Proper-t1es Mester Plan several different
financing options were explored. The first option,
assumes the lJ)lf f~jlity wm qualify for Industrial
Revenue Bond (IRB) financing. Using this funding
mechanism, the County would issue 8 bond to finance
construct1on of the ent1re lJ)lf f~1I1ty. This f~111ty

would then be leesed bt£k to a privete operator who
is responsible for paving the cEbt service.

Under this option, the county would receive a lease
payment equal to 61 of Total Gross Revenues. These
sources of revenue include green fees, driving range
fees, Pro Shop merchandise sales, and income
prooucoo from vending mt£hlnes. The private
operator is responsible for the cEbt service on the
1.3 million ooJlar development cost which is assumed
to be 8-3/41 over twenty-flve years. With this
type of financing the private operator is responsible
for' all f~i1ity maintenance and operational costs.

A second option available for fi~ing the
revlopment Is a combination of pub11c and private
finencing. The county could issue, with public
consent, a GeneraI Ob Iigat ion Bond (OOB) for 1. 1 .
m11l10n oollars. This wouldflnance the course
construction and necessary parking improvements.
Private financing would be used to fund construction
of the clubhouse and driving range. The County would
be responsbile for carrying the cEbt service on the
1.1 m11llon ooller 006. wh1le the course operator
would be responsbile lor the debt service on the
$220,000.

It was essumed that 008 funds would come in at
8-3/41 sprBf over twenty-five years, while the

. private sector funding would carry a 121 interest
aJnstant for twenty-five years. With this type of
fUnding arrangement the County would receive 881
of all !reen fees, 101 of oross revenue from the
Driving Renge, and 61 of gross revenue from Pro
Shop sales and vending m~hines. The County would
be responsible for maintenance of the gJlf course.
The private contr~tor would be responsible for all
other maintenance and operational costs.

To determine total revenues for both financing
options, several kef assumpt10ns were md besed on
dete gethered from other Portland metropolitan
facilities. First ,a fee of $5.00 for nine holes of gJlf
( 1 round) Is the current market rate for comparable
courses. Second, a range of 45,000 to 60,000
rounds played per veer was feasible.

The revenue projection of $100,000 from the
drivingr~ Is reasonable ~rdlng to operators of
existing facilities. A conservetive apprOt£h wes
taken on projecting per capita spending for the Pro
Shop and vending machines sales. Figuring $1.00
per round per veer for Pro Shop sales and $0.10 per
round for vending m~hines sales yielded edSittonal
inrome to the overall operation. Figures for these
revenue sources were held constant for both funding
options exploroo In the following pro-forma
stetements. Finelly, it WtlS essumed in both options
that through a contra:tual arrangement, the private
operator would not pay any property tax.
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BLUE LAKE NINE HOLE EXECUTIVE 80LF COURSE

$ 1.345 MILLION INVESTMENT - IRB PROJECT FINANCING
8-3/41 INTEREST RATE CONSTANT FOR 25 YEARS

$5.00 PER ROUND [ROUNDS SHOWN IN THOUSANDS]

45 RClJNDS 50 RClJNDS 55 RClJNDS 60 RClJNDS
REVENUE TO <PERAT~
Green Fees 225,000 250,000 275.000 300.000
Driving Range 100,000 100.000 100.000 100.000
Pro Shop 90.000 100.000 110.000 120.000
Vending Machines 4.500 . 5.000 5.500 6.000
TOTAL REVENUE 419.500 .455,000 490.500 526.000

COST CJ SALES 42.525 47,250 51.975 56.700

GROSS PRCJIT 376.975 407.750 438.525 469.300

<PERATlNG EXPENSES
. Administration/Staff 60.000 60.000 . 60.000 60.000

Utilities 8,000 8,000 6,000 6,000
InsuranCe 4,000 4.000 4,000 4,000
Accounting/Legal 4.000 4.000 4.000 4.000
Miscellaneous 10.000 10,000 10,000 10,000
Advertising 10.000 10.000 10,000 10,000
Course Maintenance 100,000 100.000 100.000 100,000
Driving Range 10.000 10.000 10.000 10.000
SUBTOTAL 206.000 206.000 206.000 206,000
Lease Paymenllo Counly 25.170 27.300 29,430 31.560
TOTAL OPERATlNG EXPENSE 231.170 233.300 235.430 237,560

NET OPERA TlNG INCO"1E 145.805 174.450 203.095 231.740

DEBT SERVICE 133.155 133,155 133.155 133.155

NET INCO"1E BEFORE TAXES 12.650 41.295 69,940 98.585
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BLUE LAKE NINE HOLE EXECUTIVE 90LF COURSE

$ 1.125 MILLION INVESTMENT - 8GB PROJECT FINANCING
8-3/4S INTEREST RATE CONSTANT FOR 25 YEARS

$5.00 PER RoUND [ROUNDS SHOWN IN THOU~NDS]

45 RCXJNOS 50 RCllNOS 55 RCXJNDS 60ROONDS
REVENUE TO CCXJNTY
Green Fees 198.000 220,000 242.000 264.000
Driving Range 10,000 10.000 10.000 10.000
Pro Shop 5.400 6.000 6,600 7.200
Vendi09 Machines 270 300 330 360
TOTAL REVENUE 213.670 236.300 256,930 261.560

CCXJNTY OPERAT1NG EXPENSES
Administration/Staff 5.000 5.000 5.000 5.000
Accounting/Legal 2.000 2.000 2.000 2,000
SUBTOTAL 7.000 7.000 7.000 7,000
Course Maintenance 100.000 100,000 100.000 100.000
TOTALOPERATING EXPENSE 107.000 107.000 107.000 107,000

NET OPERATING INCOME 106.670 129.300 151.930 174.560

DEBT SERVICE 111,375 111.375 111.375 111,375

NET INC()'1E (LOSS) (4,705) 17.925 40.555 63,185
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BLUE LAKE NINE HOLE EXECUTIVE 60LF COURSE

S220,OOO INVESTMENT - PRIVATE fiNANCING
121 INTEREST RATE CONSTANT fOR 25 YEARS

S5.00 PER ROUND [ROUNDS SHOWN IN THOUSANDS]

45 ROUNDS 50 ROUNDS 55 ROUNDS 60 ROUNDS
REVENUE TO OPERATOR
Green Fees 27.000 30,000 33.000 36.000
Driving Ringe 90.000 90.000 90.000 90.000
Pro Shop 64.600 94,000 103.400 112.600
Vending Machines 4.230 4,700 5.170 5,640
TOTAL REVENUE 205,830 218,700 231.570 244,440

COST Of SALES 42,525 47,250 51.975 56.700

GROSS PROFIT 163.305 171.450 179,595 187,740

OPERATlNG EXPENSES
Administration/Staff 60.000 60.000 60.000 60,000
Utililies 8.000 8.000 8.000 8.000
Insurance 4.000 4.000. 4.000 4.000
Accounting/Legal 4.000 4.000 4.000 4,000
Miscellaneous 10.000 10,000 10.000 10.000
Advertising 10.000 10.000 10.000 10,000

Drlvi~g Range 10.000 10.000 10.000 10.000
TOTAL OPERA TlNG EXPENSE 106.000 106.000 106.000 106,000

NET OPERATING INCOME 57.305 65.450 73.595 81.740

DEBT SERVICE 27.805 27.805 27.805 27,605

NET INCOME BEFORE .T AXES 29.500 37.645 45.790 53.935
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Single Family Hom, Lots
The East Properties Master PIan also includes the
parcelling of eighteen 7500 square foot lots along
Blue Lake RC8:I. To finance this portion of the master
plan development, the County Park.s ,.~ervices

Division would utili2e existing funds from other
county sources.

Front end development costs for site utilities,
improvements to Blue Lak.e RQaj. engineering fees.
and a legal plat survey are estimated to be
$161,100. Real estate commISSIons were 8SSum~

to be 6~ and would be paid out of closing costs.

Conservative figures were used to determine the
revenue generated from these lot sales. Comparable
figures for ~lf course lot sales have averaged
considerably higher than the figures used tn this
analysis but due to current market conditions more
conservative figures were used.

A pre-condition for selling these lots, would be a
committment for developing the ~lf course Without
the golf course oevelopment these lots are far less
attractive and would move slowly in tOOBy's sluggish
mark.et.

BLUE LAKE SINGLE fAMILY HOME LOTS

S161.000 INVESTMENT
COUNTY flMANCINO - NO DEBT SERVICE

LOT SALES CONTINGENT UPON OOLF COURSE DEVELOPMENT

15.000/LOT 17.500/LOT 20.000/LOT n.500/LOT 25.000/LOT
REVENUE TO COONTY
Individual Lot Sales 270.000 315.000 360.000 405.000 450.000
TOTAL REVENUE 270,000 315.000 360.000 405.000 450.000

DEVELOPMENT COSTS
Utilities 17.500 17.500 17.500 17.500 17.500
Road Improvements 129.000 129.000 129.000 129.000 129.000
Legal Pial Survey 5.500 5.500 5.500 5.500 5.500
Engineering Fees 9.100 9,100 9.100 9.100 9.100
Real Estate Commissions 16.200 18.900 21.600 24.300 27.000
TOTAL DEVELOPMENT COSTS 177.300 180.000 182,700 185.400 188.\00

NET INCCX1E 92.700 135.000 177.300 219.600 ·261.900
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PROJECTING NEW PRRK REUENUES
With the completion of the proposed Blue La~e Par~

Master Plan improvements new sources of revenue
will become avaIlable to the County Of the fifteen
major Items listed In the Development Cost
Summary. ten will directly impact park attend6nce
records and generate revenue throuQh collection of
the par~' entrance fee. The. remaining five,
Bandshell, Group Picnic Areas, Kid's Center. The
Gardens Building, and the La~e House will contribute
to increesed pork entronce fees but will olso generete
lOjihonal revenue.

The new floral gardens, family picnic areas. swim
beach, sport fields. and interpretIve area will all
contribute toward attracting a greater number of
park visitors. There will not be any tnjitional fees
charged for using any ofthese park fcr::ilities. While
there will no longer be a fee charged for swimming.
the increase in par~ attendance and the spending
spin-off from these par~ users will more than offset
the revenue lost from the existing swim center
fcr::U ity

For example, in Fiscal 84/85 the Swim Center
generated $29,460 To recapture this lost revenue
through increased par~ entrance revenues would
require an ~itlonal 29,460 vehicles paying $ 100
per vehicle. This is approximately a 40~ increase
over parr- attendance in 1984 While this may seem
a heavY Increase to expect, the comtllned total IS still
below the park attendance level of 1979. And while
it may appear the park is losing a large revenue
generator, the COunty is also realizing savings by not
having to maintain the existing swim center building
in its current condit ion

Increased revenue from the group picnic
reservatIons will occur with the expansIon of these
fll:ilities. The proposed new facilities will
accommocJate an ~itional 2,150 people in sheltered
fcr::l11tles, and 850 in non-sheltered reserved areas
This represents over a IDO! increase from existing
reserved group picnic facilitIes Assuming that all
the new group areas were ut111zed on a Single day thiS
would generate an tnjitional $ 1,DOD in park
entrance fees alone

To project future perk revenues besed on completion
and full operation of all the proposed Site Plan
Improvements 1t was neressery to make several
assumptions. First, park attendance figures will
cnntinue their ~s:tual increase es eXperienced since
1982. This increese will peek with ennuel perk
ettendBnce reaching 324,000 Pffy'ing perk visitors
The evereoe number of park v1s1tors per vehIcle wIll
remein et three (3). Second, with en park.
improvments complet~. the perk entrance fee will
be incr~ to $2.00 per vehicle.

The Lak.e House w11l be renovated to II:COmmOO6te
groups up to 150 pE()ple. There will be a split fee
structure of $350 and $500 per event smrding to
group size end lenath of event. The f~l11ty w111 be
rented 60~ of the time at the lower figure, with the
remaining 40! paying the $500 per event figure

Revenues from fcoo concession receipts assume that
the ever~ spending per capita for park. visitors
win be $0.50. This incluOOs the new resturent; in
aXiition to uliJrajing existing facilities. The County
w111 receIve through 6 lease fJJreement, 1O~ of Total
Gross Revenues from these concessionoires.

Boat COncessIon receIpts w111 ttlutlle es park
attendance r~hes 324,000 annual visitors. The fee
structure and concessionaire SJreement between the
County and the private operetor will remain the
same.

Special events at the Bondshell will attract en
aXiitional 30,000 park visitors ~h year. Price of
a1mission to these events will be the $2.00 per
vehicle park entrance fee. Therefore, 10,000
vehIcles will be P6Ying the ll1mission fee to these
events.

Expanding the Group Pl.cntc areas by over 1DO! will
ooub Ie revenues from the reservetion end elcoho1
fees currently chargOO for this area. The fee
structure will remain unchanged and the projected
occupancy rates are the same as those for Fiscal
84/85.
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The source of revenue projected for the 'Kid'scenter
comes from the video ma::hines. Ea::h play costs
$0.25 and 48,000 gemes w111 be played annually.
AO:titional revenue m&y be generated by the carousel,
but ere not incllKild m this projection. Revenue
from the fcoj vending ms:hines in the Kid's center
has been inchJdBd in revenue from Fcoj Concessions.

This concludes the 8SSumptions factored into
projecting revenues from the proposed Blue Lake
Park Site Plan Improvements. M11tlonal revenue
will be generated by the improvments proposed for
the East Properties.

To determine revenue from the Recreational Vehicle
Park, It was assumed that a 35~ annual occupancY .
rate would be attainable. Allowing for inflation and
the completion of all improvements to Blue Lalce
Park, $16 per site rental fee would be char~t

Revenue to the County from the Golf Course end
Driving Range would be derived from 60,000 rounds
of lJ)lf pleyed annually at $5.00 per round. The
County would maintain the lJ)lf course and pay off the
debt service on 1.1 million oollers.

The last source of revenue projected for Blue lake
Park Is edirect result of deVelopina tile 200 sHe'
Recreetionel Vehicle Park. Funds from the State Of
OrE!(J)fl Park Assistance Program have been calculated
and inclulild In the overall revenue picture.

Finally. to determine a net operating profit or loss on
the total park operations, it was essumed that County
operational expenses would increase 50~ in order to
proper Iy maintain all new park foc11itles. The
following summary statement shows anticipated pari(
revenues based on the above criteria and operational
expenses increasing by 50~.

216.000
13,255
16,200
13,000
20,000
72,000
12,000

362.455

PROJECTED REVENUE SUMMARY STATEMENT
ALL PROPOSED MASTER PLAN IMPROVEMENTS COMPLETED

321.000 ANNUAL PARK YISITORS - S2.00/YEHIClE ENTRANCE FEE

PARK REVENUE
Parle Entrance Fees
Lake House lease Fee
Food Concession Receipt.!
Boat Concession Receipts
Band,hell Special Events
Group Picnic Reservation Fees
Kid', Center Concession Receipt,
Subtot.1

EAST PROPERTIES REVENUE
Recreational Vehicle Park
Golf Course ~ Driving Range
Subloul

OTHER SOURCES OF REVENUE
State of ()-egon Park Assistance
Sublet.1

TOTAL ANNUAL REVENUE
less Operating Expenses
NET ANNUAL REVENUE

P~2S

48.545
52,585

101.130

19,650
19.650

483.235
427,477
55,758

/


	Cover
	Introduction
	Framework Plan
	Blue Lake Master Plan
	East Properties Master Ploan
	Development Cost Summary
	Existing Park Revenues
	Developing New Park Revenues
	East Properties Projected Revenue
	Projecting New Park Revenues

