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RESOLUTION MO, 603-13

A Resolutlon of the Commission of the Port of Port Townsend

RESOLUTION ADOPTING THE COMPRENENSIVE SCHEME OF HARBOR
IMPROVEMENTS UPDATE 2013, FOR THE PORT OF PORT TOWNSEND

WHEREAS: under the provisions of RCW 53.20, port distrivts are required to adopt a
comprehensive scheme of hurbor Impioyeneils, and;

WIHEREAS: such adoption thall aeeur sfler o public hearing, duly notloed, is held, and;

WHEREAS! such a public hearing was properly held by the Port Commission on December 11,
2013, and;

WHEREAS: he Port Commission, In general session on Decamber 33, 2013, moved ©
approve the Comprehensive Scheme of Harbor Improvements Lpdate 2013 (ineorporating the
changes directed in their deliberations following the recelpt of testimony on December 1,
20053 wnd

WHEREAS! the motion passed with o unsnimous vole of the Commission;

NOW, THEREFORE BE IT HERERY RESOLVED: by the Commission of the Port of Pon
Townsend, that pursunnt 1o KEW 3320, the Comprehensive Scheme of Hatbor Improvements
LIpthate 20013 is the official Comprehensive Schame of Hirbor Improvements fof the Port of Part
Towrinend,

ADOFTED thiz 23" day of December 2013, by the Commission of the Pant of Port Townsend
and duly authenticaied in open seasion by the signatures of the Commissioners voling in favor
thereol and the Sonl of the Commimion duly aflised.

ATTEST:

Laif W, Frickson, Preaide ) Stoven I, Tucker, Viee President
David H. Thompson, Seoretary

APPROVED AS TO FORM!

Carolyn Lake, Port Atomey
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A Note from the Port Commission

Jefferson County Is spacial to us. This is where our friends and Tamilies live, and itis a
wonderful place to live, work and recreate, We share a sense of gratitude for having the good
fartune to live here — as well as a deep sense of responsibllity to do what we can to pass on an
aqually abundant and healthy community to the generations that will follow us, |In these times
doing 5o is & challenge,

in the past, our success as a port and community has been dependent upon all of us working
together. Looking ahead, we must acknowledge that we live In a unique and uncertain period
in our history, While the Port’s revenues and income have experienced modest growth over
the past two years, lefferson County, the state and the nation as a whaole remaln stalled in a
deep recession. Easy fixes to the recession appear unllkely, and the ongoing consequences of
substantial reductions In public and private debt [“deleveraging”) may be exparienced in
communities large and small, including our own,

Crafting a Comprehensive Scheme of Improvements in such a time is difficult, to be sure,
Howaever, If we continue to work togethear, and base our decislons on facts and informed
discussion, we can plot a course forward that allows our community to thrive. Our
responsibilities as Jefferson County's only public port are to do our best to understand the
broader economic context, and to carefully manage and protect our existing properties and
operations for the community’s economic well-being, With challenge comes opportunity, and
this document offers a positive vision for how the Port can help our community's economy be
more balanced, resilient and secure.

Leil W, Erickson, Chalr, District 3 David H. Thampsan, DIstrict 2

Stephen A, Tucker, District 1
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Chapter I: Introduction
PORT OF PORT TOWNSEND HISTORY

The Port of Port Townsend (Port) is a limited purpose municipal corporation crganized and
existing under RCW 53.08 of the laws of the State of Washington, The Port was established in
1924, following an election that established the Port district as encompassing all of Jefferson
County.

i the early 1920s, the people of Port Townsend advocated the building of & small boat harbor
for fishermen and small boats in general. In December of 1927 a delegation representing the
Chamber of Commerce urged the Port Commission to develop a boat harbor. The commission
amployed Mr. E. Grible, manager of the Port of Olympia, as an engineer to study and determine
the most sultable site for a harbor on Port Towndend Bay. In March of 1931 the proposal
submitted by Puget Sound Bridge and Dredging Company was accepted, and the first pile was
driven. This harbor is now known as the "Boat Haven Marina.”

Today, the Port owns and operates significant marine and air-related facilities throughout
Jefferson County, This includes a total of nine (9) waterfront sites, in addition to the Jeffersan
County International Alrport. The waterfront dites are as follows:
= Boat Haven Marina
= Point Hudson Marina;
= Quileene Boat Haven Marina;
s Union Wharf;
s City Dock;
Ouincy Street Dock
Port Hadlock Ramp and Dock;
Gardiner Launch Ramp;
Mats Mats Launch Ramp; and
Fort Wordan Beach,

. &5 ® ®

These sites support marinas, boat ramps, marine and non-marine related businesses, upland
facllities and public beaches. Detalled descriptions of these properties are included in Chapter
6 of this document. Figure #1, on page 4, depicts the locations of these properties.

THE CAPITAL IMPROVEMENT PLAN

Statutory Requirements

Chapter 53,20.010 of the Revised Code of Washington (RCW) requires port districts to prepare
and update a “comprehensive scheme” of thelr propased capital improvements. The mandate
ensures transparency in the expenditure of public funds. Generally, comprehensive schemeas
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are updated every 10 to 20 years, although they may be updated more frequently to address
changing priorities within port districts and in response to requirements from funding sources
(=g, Tederal grant requirements).

The statute requires that the Comprehensive Scheme cantain the following:
s An Inventory of the Port's properties and facilities;
&« A description of the recommended development of thess assets; and
* An implementation plan, prioritizing and describing the development of these assets
over time,
These statutory requirements are addressed primarily within Chapters Vi and Vil of this
documant,

Going Beyond the RCW Requirements = Strategic Guidance

The Port of Port Townsend has elected to exceed the minimal statutory reguirements outlined
above by Incorporating key elemants of its 2010 Strategic Plan within this "integrated”
document. Thus, unlike many comprehensive schemes adopted by other port districts,
Chapters |l and |1l of this document set forth the Port’s purpose, mission, values, vision, as well
as & poal and policy framework, By Incorporating this strategic level guidance within the
Comprehensive Scheme, the Port expects to better align capital projects with its vision for the
future, and to ensure that its improvement priorities are responsive to identified community
needs,

“GMA" Plans, Site Plans & Comprehensive Schemes - Key Differences

The comprehensive scheme process |5 distinctly different from city or county municipal
planning under the Washington State Growth Management Act (GMA) {Chapter 36,70A RCW).
Port districts are not subject to this planning requirement. Instead, ports are subject to the
land use and regulatory authority of the cities and countles in which they operate.

Over tha last century, Washington case law has made clear that port comprehensive schemes
under RCW 53.20 are intended to give taxpayers a reasonably detalled picture of the nature
and extent of proposed capltal Improvements, so that they are reasonably informed as to how
public monies will be expended.

However, the level of detall required in comprehensive schemes is very different from site-
specific planning and development. The 1994 Comprehensive Plan Guidebook prepared by
Washington Public Ports Assoclation, notes that a Comprehensive Plan or Comprehensive
Scheme (the terms are often used interchangeably), “should provide enough information so
that an average citizen can understand where copital spending will be dedicated ™ Thus,
comprehensive schemes are conceptual in nature, while individual site planning is far more
detailed.
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State Environmental Policy Act Compliance

Adoption of this Update to the Port’s Comprehensive Scheme of Harbor Improvements reguires
compliance with the State Environmental Poliey Act (SEPA, codified at Chapter 43,21C RCW).
However, because this decument largely proposes projects that were thoroughly analyzed in
the draft and final Environmental iImpact Statements prepared for the Port’'s 2003
Comprehensive Scheme, SEPA compliance is being accomplished through the adoption of
existing environmental documents under WAC 197-11-630 and 197-11-965. This document
seeks to simplify and clarify the narrative of the 2003 Comprehensive Scheme, and to largely
confirm that the Port of Part Townsend is continuing to develop proparties in a manner
consistent with the “preferred alternatives” adopted on December 11, 2003 by the Port
Commission In the integrated Comprehensive Scheme/ElS document.

The existing environmental documents being adopted are the Draft and Final Environmental
Impact Statements (DEIS/FEIS) prepared in anticipation of the adoption of the previous
Comprehensive Scheme of Harbor Improvements, The DEIS and FEIS are dated September 26,
2003 and December 2, 2003, respectively. The proposed Comprehensive Scheme amendments
are a non-praject, programmatic action under SEPA. In accordance with WAC 197-11-630, the
Port of Port Townsend undertook independent review of the prior DEIS/FEIS and finds that it
provides adequate environmental review to satisfy the requirements of WAC 197-11-600
pertaining to the current proposal.

DOCUMENT CONTEXT

This decument replaces the Integrated Comprehensive Schame and Environmantal Impact
statement adopted by the Port in December of 2003, In many Instances, it sets forth
substantially the same facility development priorities as the 2003 Comprehensive Scheme = but
does 5o in a streamlined and simplified format. As noted previously, it also Incorporates the
substantive guldance established by the Port of Port Townsend's 2010 Strategic Plan.

Like the Comprehensive Scheme it replaces, this version seeks to serve the needs of lefferson
County residents by providing a roadmap to guide the development of the Port's nine (3)
waterfront properties over the next 20 years. It intentionally excludes the lefferson County
International Alrport, which is addressed under its own federally mandated master plan.

THE ROLE OF THE PORT

Throughout Jeffersan County, the Port of Port Townsend owns, operates and malntains
approximately 550 acres of property supporting a diverse range of uses — from marinas, boat
and shipyards, commercial uplands, parklands, shoreline public aceess areas and an
interpational alrpart,
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Wae exist to serve our community: lefferson County 8s a whale, Asa publicly ownad and
operated special district authorized under Washington State law, the Port plans, constructs,
operates and maintains physical Improvements. Our facilities and activities provide a
substantial base of economic activity and employment within the City of Port Townsend and
lefferson County. Over 400 people work at the Port's Boat Haven property alone.

At the Port, we are striving to improve our customer service, aur arganization, and ouf day-to-
day operations to provide better service to our citizens and visitors.
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[PAGE INTENTIONALLY LEFT BLANK]

[INSERT FIGURE #1 HERE — MAP OF 9 POPT WATERFRONT PROPERTIES + INDUSTRIAL PARK]
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Chapter |l: Port Purpose, Mission, Values & Vision

OUR PURPOSE

To promaote o vibront and healthy feffersan County community,

OUR MISSION

The Mission of the Port af Port Townsend s to serve the citizens of leffersan County by
responsibly mointaining and developing property and facllities to promote sustainable economic
growth, to provide community access to Part facilities and services, and [o protect and maintain
our community resources and maritime heritage.

OUR VALUES

Community Access
We, the Port of Port Townsend, exist to serve our community, We are committed to providing
open and accessible port facilities for both residants and visitors alike.

Sustainable Economic Development

We take our mission of providing economic growth seriously. We are committed to promoting
sustainable growth based on a “triple bottom line” approach that factors economic,
environmental and social consequences Into our declision-making, and which enhances the
long-term well-being of the community.

Community Partnerships

We are committed to playing a leadership role in promoting community partnerships for
sustalnable economic growth, We believe by creating strong partnerships with other
governments, stakeholder groups and businesses, we can provide mare efficient and helpful
services to the prople we serve.

Responsiveness to Community Needs

We listen to our eitizens and customers and are responsive and creative in meating thelr neads.
We believe that being receptive and prompt in respanding to public input and new
opportunities demaonstrates that we care and that we Intend to work together to make a
difference.

Fiscal Accountabhility

We challenge ourselves to find new and better ways of being fiscally responsible. We are
committed to a budgeting process that is sound and transparant, where operational budgets
are balanced, and where the financing of capital infrastructure is examined fraom both short and

lang-term perspectives,
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Community Stewardship

We recognize that we are caretakers of very speclal public properties. We are dedicated to
safeguarding our historic character, community assets, and environmental resources for
current and future generations.

OUR VISION - 2033

Jefferson County remalins a magnificent place to live, work and play, It's a community that has
long been shaped by its connection to the waters of Puget Sound and Hood Canal. The Port of
Port Townsend has maintained these connections and has suceessfully promoted sustainable
economic devalopment and the use of Port properties and facilities in a manner that respects
our natural and cultural heritage, and the needs and desires of our community.

Over the years businesses, customers and community nonprofit organizations have joined
forces with the Port to create an impressive array of public and private facilities on Port lands,
These Port facilities provide year-round recreational and educational activities at three public
marinas and an alrport, protect and promote public access to the shoreline, and maintain our
natural anvironment. The efforts of the Port have helped make lefferson County a place where
boaters, pilots, and businesses not only wish to locate . . . but also a place where visitors come
Lo experience an authentic warking waterfront, enjoy a good meal, and experience the natural
and bullt amenities that Port facilities have to offar.

The Port and local governments successfully partnar with business and industry to support and
enhance the County's diverse economic base. The fruit of the Port's effarts can be seen In the
two marinas that continue to anchor Port Townsend's historic downtown core, a new nucleus
of small-scale, “green” industries adjacent to the Jefferson County Intarnational Airport, and
expanded visitor-serving and natural resource based businesses in south Jefferson County. In
all, the Port has succeeded In helping to foster a balanced, sustainable local economy, and a
healthy social environment.

The Port has listened and been responsive to the community's desire to maintain affordable
and accessible Port facilities for both residents and visitars, Marine trades are strongly
supported by the public as a vital sector of the local economy. The Port has collaborated
effectively with nonprofit organizations to offer a wide range of educational opportunities that
take full advantage of our community resources and maritime heritage — ranging from
specialized vocational training programs to personal-enrichment activities avallable to people
of all ages. Importantly, the Port has enjoyed great success In marketing the special character
and outstanding reputation of Port Townsend's historic seapart —and has secured and
expanded its position as a regional capital of contempaorary and traditional maritime culture.

The Port of Port Townsend has become a national leader in environmental stewardship,
successfully building partnerships with private businesses, public agencies, and nonprofit
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groups to apply a “triple bottam line” approach in all its activities = where aconomic,
environmental and social consequences are factored into decision-making, By honoring these
principles of sustainability, the Port has been able to foster a healthy local economy that

focuses on meeting the needs of Jefferson County residents, rather than promating growth far
its own sake,
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Chapter lll: Strategic Guidance

INTRODUCTION & LEGISLATIVE INTENT

This section of the integrated Strategic Plan and Comprehensive Scheme of Impravemants
outlines seven goals and assoclated objectives to gulde the Port in carrying out its mission.
Each strateglc goal Is Integral to the overall success of the stratégy, and is furtherad by specific
objectives to be achieved by the Port., The strategic goals are not listed In order of priority, and
focusing on any single provision in isolation could create conflicts with the others. For this
reason, it s important that the Port carefully balance and pursue all seven in concert.

To more effectively and equitably advance these strategic goals and objectives, the Port will be
gulded by the Core Purpose, Mission, Values and Vision outlined in Chapter 2, above.

GOALS & OBJECTIVES

Community Access

Strategic Goal #1: To ensure that Port facilities, services and the shoreline environment are
accessible to the community and visitors alike.

Context: The Port of Port Townsend exists to serve the lefferson County community and its
visitors, We recognize our respansibility to provide Part facilities that are physically accessible
and affordable to the community.

Objective 1.1: Provide a range of services at Port facilities and properties that are accessible
to the community as a whole.

Objective 1.2: Maintaln and expand opportunities for recreational boat owners and
pedestrian shoreline access.

= Maintain existing and seek to expand boat ramp access points for recreational
boaters.

s Work with private and public entities to encourage maintenance, repair, and
environmentally sensitive retrofitting of sxisting boat ramps.

= Seek to provide access points with equipment and nearby storage for small trailer-
able boats, kayaks and rowing shells that cannot be ramp launched.

s Investigate, together with the NWMC, the feasibility, cost, revenue stream, and
environmental and safety benefits of installing transient mooring buoys as an
alternative to ancharing in areas near Port Townsend's waterlfont.

= Maintain and expand trails and pedestrian points of access to shoreline areas.

* Maintain moorage fees at rates that seek to sustain the community’s boating
culture,
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Sustainable Economic Development

Strategic Goal #2: To promote, develop and manage the Port’s properties and facilities to
stimulate countywide ecanomic vitallty.

Context: The Part of Port Townsend is the only local government entity within Jefferson County
whose primary purpose under state law is economic development. A number of Port facilities
also provide a vital transportation mission that supports econamic actlvity and commerce. The
Port is dedicated to supporting sustalnable growth In the community — not merely growth for
the sake of growth, To accomplish this, the Port will balance the economic, environmental and
soclal consequences of its decision-making in a manner that contributes to the well-being of
our community for generations to come,

Objective 2.1: Promote sustainable economic developmant opportunities that create family
wage jobs,
s Collaborate with Jefferson County In the designation of the Tri-Area UGA|
o Provide technical assistance (as appropriate);
o Advocate that adequate acreage be zoned for Industrial use; and
o Encourage Jefferson County to provide the urban water and wastewater
service necessary to adequately serve industrial land.
= ‘Work with private and public interest groups on worklorce housing issues to retain
and expand family-wage jobs.
« Prepare and malntaln updated promational brochures for Port properties and
facilities highlighting business opportunities consistent with community needs,
s Increase market apportunities through collaboration with maritime non-profits, Port
tenants, and businesses.
= Targel economic development opportunities that support the retention and growth
of interconnected businesses, suppliers and associated trades (.., marine trades;
manufacturing; non-retail service sectors), Seek to develop businesses that support
the creation of family wage jobs for current county residents.
=  Promote general aviation-related and air freight businesses at the lefferson County
International Alrport (JCIA).

Objective 2.2: Collaborate with stakeholder groups to provide an integrated, countywide
approach to economic development.

* Coordinate the Port's visitor service strategy with the marketing efforts of tha City
and County Lodging Tax Advisory Committee (LTAC) programs.

s Collaborate with maritime non-profits, yacht clubs, fishing clubs and downtown Port
Townsend businesses to attract boating regattas, fishing tournaments and maritime
educational activities on Fort properties.

= Wark with Jefferson County's economic development organizations to retaln and
expand existing, and attract new, private sector businesses at Port properties,
lefferson County and the Maorth Olympic Region.
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& Convene an annual econamic summit for alected officials, private sector businesses,
public agencies, and other groups Interested In assessing and recommending
solutions to economic challenges facing the community.

Objective 2,3: Serve both residents and visitors by providing accessible Port properties,
recreational opportunities, and by protecting histaric and eammunity resources,
= Aggressively pursue the development of new and expanded infrastructure and
public services at Port properties.
= As appropriate, evaluate the potential for acquiring and managing public lands being
transferred or sold by government antities.
s Seek public and private funding to rehabilitate historlc bulldings at Point Hudson.

Objective 2.4: Ensura that all new development of Port properties is compatible with
oxisting uses, well planned, fiscally prudent, and consistent with City and County
Comprehensive Plans.
s Actively participate |n the periodic updates of the land use plans of lefferson County
and the City of Port Townsend. Advocate the inclusion of policies and
implementation steps that support sustalnable economic development.

Objective 2.5; Employ a “triple bottom line” approach that factors economic,
environmental and social consequences in Port decislon-making.

Infrastructure Maintenance & Development

Strategic Goal #3: To develop and maintain sound, safe and sustainable infrastructure at all
Fart properties.

Context: The Port of Port Townsend owns, manages, and maintains a varlety of Infrastructure
throughout east Jeffersan County, including marinas, an alrport and associated buildings and
properties, These assets are held in trust to banefit of all the citizens of Jefferson County, not
maerely our tenants and facility users. Port properties are home to a diversity of private
businesses and racreational opportunities, from larger water dependent businesses (e.g., ship
repair) to small sole proprietors, Providing adequate land and infrastructure to support Port
tenants and vistors is vital to the long-term success of the Port, The Port seeks to manage its
properties Lo serve as a catalyst for sustainable economic development that serves the entire
east lefferson County community.

Objective 3.1: Maintenance of infrastructure Is a top Port budgetary priority.

Objective 3.2: |dentify public Tunding opportunities for specific high priority infrastructure
maintenance projects,
= Lobby to secure funding for public Infrastructure projects at Port facilities.
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s  Work to ensure that the community and local government decision-makers broadly
support funding reqguests.

Oblective 3.3; Pursue opportunities for new development and redevelopment of Port
properties.

Public Invelvement & Responsiveness to Community Needs

Strategic Goal #4: To sustain a high level of community involvement, that informs Port
decision-moking ond builds public support.

Context: The Port exists to serve the Jefferson County community and its visitors. To more
effectively serve, we are dedicated to actively listening to our citizens and customars, Providing
ample opportunities for the community to be involved in Port decision-making helps to both
inform our decisions as well as the public, Supparting angoing opportunities for public
Involvement also helps us to be more creative and responsive to community neads, while
demonstrating the depth of our commitment to community service.

Objective 4.1: Appoint and malntain a Port Strategic Advisory Committee (PSAC) as a
broadly representative standing advisory body to provide input and assistance to Port
management stafl and the Port Comiission In implementing these Strategic Goals and
Objectives,

»  Ensure that the PSAC, consistent with Port Resolution Mo. 538-10:

o Annually reviews the progress made in implementing the Port's Strategic
Goals & Objectives of and makes recommendations concerning potential
amendments to the same; and

o Serves as a sounding board on an ad hoc basis to review and provide input
concerning potential new Port Initiatives and business ventures.

s Develop and regularly employ a "Decision-Evaluation Process & Checklist” to help
inform and guide Port Commission and management stall decision-making. Assura
that the process and checklist address the following:

o Clear thresholds to identify which types of major projects and decisions
require assessment;

o Direct, indirect and intangible ecanamic costs and benefits of declsions;

o Envirenmental consequences of declsions;

o  Community-wide soclal impacts, costs and benefits of decisions; and

o Consequences of new Port investments on existing customars.

Oblective 4.2; Create and sustain positive relationships with stakeholders and the wider
Jefferson County community.
s Conduct periodic stakehalder meetings to identify key concerns.
= Continue to conduct quarterly meating involving community leaders from both the
public and private sectors.
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Continue to conduct periodic bus/walking tours of Port properties and provide
countywide briefings to educate and inform community members and elected
officials about the economic, soclal and environmental benefits of Port properties
and operations,

Objective 4,3: Maintaln public outreach and education of the Port's mission and activities
through a variety of media.

Continue to Inform and include key stakeholders in Port planning and development
activities,

As appropriate, establish advisory committees for specific Port projects.

Continue publication of the Port's Quarterly Newsletter and Annual Community
Report (i.e., for customers/tenants & community).

Strategic Goal #5: To improve service to Port tenants, customers and the public,

Context: Quality customer and public service is central to the Port's mission and vision, We are
dedicated to being good listeners, and to providing prompt, responsive, and rellable service.
Ensuring that our staff is adequately trained to always be helpful, courteous and knowledgeable
is critically important in fulfilling this strategic direction.

Oblective 5.1: |dentily and implement methods to Improve customer service,

Conduct periodic customer satisfaction surveys (e.g., moorage tenants, RY users,
pilots, leaseholders, etc.).

Maintain a log of customer complaints and Port staff responses.

Ensure that all communications recelved by the Port are acknowledged or
responded to In a prompt and courteous manner,

Port management staff should continue to visit Port properties an an impromptu
basls to meet with tenants and business owners {o better understand their Issues
and concerns.

Port management staff should continue to maintaln an “open doar” policy to
members of the public,

Objective 5.2: Encourage an internal Port culture of learning and growth.

Continue to provide training opportunities In customer and community relations to
Port staff,
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Fiscal Comprehensibility, Transparency & Accountability

Strategic Direction #6: To strengthen the Port’s financial performance and provide user-friendly
financial and budgetary information to the public.

Context: The Port challenges itself to find new and better ways of being fiscally responsible
that are transparent and whaolly consistent with State law and State Auditor recommaendations,
We are dedicated to developing user-friendly Infarmational materials to enable citizens to
better understand and participate In Port budgetary decision-making. We are also committed
to ensuring that our operational budgets are balanced and that capital infrastructure financing
is examined from both short and long-term perspectives.

COblective 6.17 Maintain a financially salvent Port.

Dbjectlve 6,2 Maintain a financial plan that balances funds far eapital maintenance,
operations, and replacement of existing capital facilities with new capltal projects and
which provides for prudent levels of financial reserves.

= Develop and adopt Financial Guidelines that clearly Identify the accounts to be
maintainad within the Port's budget, the minimum funding level for sach, the
procedures for adding or eliminating aceounts, as well s the process far changing
minimum funding levals,

# Distinguish between new capital projects, capital replacement prajects, capital
maintenance projects and operations in the annual budgetary information prepared
for each Port facllity.

e Establish the necessary reserve funds to meet linancial contingencles and malntain
the financial solveney of the Port of Port Townsend,

« |naddition to the reserve fund(s) already maintained by the Part, conslder
establishing the following reserve accounts:

o New Capitol Projects Account — to provide for installation, developmeant
and/or purchase of major equipment (e.g., travel lifts), facilities and
infrastructure (e.g., docks and marinas) necessary for new or expanded
operations; and

o Caopital Replacement Account — to provide for major repalrs to, and
replacement of, exlsting capltal Infrastructure owned by the Port (e,
replacement of existing docks, major renovations to existing structures (e.g.,
the Port Administration building).

= Ensure that all rents, leases, rates and fees are falr and reasonable, factoring local
social and economic conditions, cost and market demand.

» Conduct periodic surveys to inform Port rent, lease and moorage rates, as well as
user fees,

« |nestablishing rent and lease rates and user fees for 501(c){3) non-profit
organizations, consider the demonstrated public benefit provided by the
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organization, and the degree to which those public benefits further the mission of
the Part of Port Townsend.

= Develop and implement a system of user charges that fairly distributes the burden
of capital projects, capital replacement projects, and operations and maintenance
costs hatwean direct users and indirect beneficiaries of the system.

Objective 6.4: Diversify the Port’s revenue base In a manner consistent with the “triple
bottom line” approach to decision-making.
s Assess options to lease out certain Port operations, Seek to identify, acquire and
rezone/develop appropriate lands for light industrial use within the Part District.

Community Stewardship

Strategic Direction #7: To become o recognized leader in environmental stewardship and the
pratection of community ossets.

Context: The Port Is attentive in its role as the caretaker of a number of unique public
properties. We seek to protect our ecommunity’s shorelines, Improve starmwater management
technigues, and safeguard Jefferson County’s maritime culture. We are dedicated to protecting
the historic character of our properties and their impartant ecological features for current and
future generations.

Objective 7.1 Continue to preserve and enhance important environmental resources on
Port properties.

Dbjective 7.2: Frovide Innovative and proactive management and control programs to
address specific environmental issues,

Oblective 7.3: Build partnerships with non-profit organizations, schools and other
governmental agencies to offer education and training In environmental stewardship and
best management practices.
= Partner with non-profits and educational institutions to seek funding to expand
maring trades training opportunities, particularly those assoclated with
environmental best management practices (BMPs) and innovative technologies.

= Collaborate with the Jefferson County Marine Resources Committes (MRC) and
other non-profits to educate boaters on wash-down technigues to avold cross-
contamination of water bodies by invasive species (e.g,, "tunicates”),

s Support non-profit educational initiatives 1o enhance marine trades and expand an-
the-water maritime experience programs, particularly introductory and youth-
oriented programs,

»  ‘Work with Jefferson County and the Clty of Port Townsend to apply green building
standards and obtain certification for new structures on Port properties (8.8,
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Leadership in Energy and Environmental Design (LEED) or other simllar or equivalent
certification).

= Champion the environmental stewardship effarts of local businesses, non-profits
and the Jefferson Marine Resources Committee (e.g., local businesses certified
through the “"EnviroStars Program” for reducing, recycling, and properly managing
hazardous waste),

+ Collaborate with ongolng efforts to malntain Port Townsend interpretive signs and
malker buoys that foster better education.
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Chapter IV: Port Businesses & Activities
AIRPORTS

Jefferson County International Alrport (JCIA)

Jefferson County’s only general aviation airport is located four (4) miles southwest of Port
Townsend, between State Routes 19 and 20, It was orlginally developed as an auxiliary military
training facility prior to World War ii, and was transferred first to Jefferson County, and then to
the Port of Port Townsend in 1959. The Port has more than doubled the initial landholding to
316 acres and in 1990 constructed a single 3,000-foot east-west paved runway. Airport tenants
offer a wide range of aviation support services, including passenger, cargo and scenic flights,
alrcraft rentals; flight instruction; aviation fuel; airframe and power plant maintenance and
repair; and a restaurant, The Alrport Is both home to and a popular destination for recreational
pllats, and Is an international airport of entry used frequently by Canadian pilots, More than
100 aircraft are presently based at the JCIA, Private developers began construction in 2008 on
65 new airplane hangars, 23 of which have now been completed and are now for sale. A
significant new addition at the Airport is the nonprofit Part Townsend Aero Museum, which
opened in 2009 and is dedicated to historic aviation in the Pacific Morthwast.

MARINAS

Port Townsend Boat Haven Marina

This full-service marina provides permanant and transient moorage year-round. It is home to
475 commercial and recreational vessels and each year provides more than 6,000 overnight
guest moorage accommaodations for visiting vessels. Boat haven amenities include a fuel dock,
pump-out station, showers and a laundry, A net float for fisherman, a seafood loading dock
and a crane support the fishing fleet in the commercial basin, The U5, Coast Guard Cutter
Osprey is stationed here as well, The Port's first developed property, Boat Haven is a 19-acre
rectangle protected by a riprap breakwater. The first pile was driven in 1931 and the floating
moorage has been expanded several times to produce the prasant facility. 1n 2010 and 2011
the entire A/B Dock system with its 175 slips was replaced in its entirety.

Paint Hudson Marina & RV Park

in addition te the regional offices of the Washington State Department of Fish and Wildlife and
Washington State University Extension offices, Point Hudson is home to the Wooded Boat
Foundatian, the Naorthwest Maritime Center and the annual Wooden Boat Festival.
Constructed in the early 1930s as a federal quarantine station, but soon repurposed as a U.S.
Coast Guard station, the property was deeded to the Port in 1956. The 4-acre maring has 44
slips and 700 lineal feet of linear docks dedicated to transient guest moorage, The 24 upland
acres owned by the Port accommaodate a RV park with 48 spaces, as well as several marine
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trades businesses = including a sall loft, rigging loft, and canvas loft and beat shop all located in
the historic Armory Bullding on the west side of the boat basin. The marina’s dock system was
completely replaced in 2007.

Herb Beck Marina, Quileene

At the south end of Linger Longer Road on the west shore of Quilcena Bay, the Port owns about
50 acres of waterfront and uplands. The major tenant Is Coast Seafoods, which operates a large
shalifish hatchery and processing facllity, A mix of transient, permanent and commercial
moorage Is provided at Herb Beck Marina (formerly the “Quilcene Boat Haven Marina,”
renamed in 2005 to honor the lang-serving former Port Commissioner, a Quilcene resident).
The marina’s small manmade harbor has floating docks to accommodate about 50 boats, plus &
boat launch ramp and fuel and water service. In 2008 the Port rebuilt B0 feet of docks that
were damaged in 8 storm, and replaced the site’s falling septic system with one with extra
capacity for future Industry and possible expanded RV use. Parking and a public restroom are
provided next to the only warm-water swimming beach in the county,

SHIPYARDS

Port Townsend Shipyard

Featuring a heavy boat haul-out facllity, the Port Townsend Yard has a regional reputation for
guality and econamy and Is a destination of choice for vessel maintenance, refits and new
construction of all types. It provides access to more than 100 marine trades businesses in the
Port Townsend area. The Port operates three travel lifts; the largest one can lift vessels up 1o
150 feet long and weighing up to 330 tons. The Yard's 17-acre dry-land storage area can hald
up to 200 vessels “on the hard,” and owners are allowed to work on thelr own boats
{something many work-yvards prohibit), Constructed in 1997, the Shipyard portion of the Yard
provides a variety of spaces and buildings for the marine trades, |t supports over 450 people
waorking in approximately 100 marine trades businesses, comprising the third-largest
employment sector in Jefferson County. The security of long-term leases has encouraged many
marine boat-building and repair businesses to construct specialized facllities for thelr
operations. Other Yard tenants include marine supply and equipment retailers, several
gaterias, and the County's hazardous waste collection facility.

DOCKS & LAUNCH RAMPS

The Port owns and operates two docks and three boat launch ramps outside of its Quilcene and
Port Townsend marinas, The docks are located along Port Townsend's historic waterfront at
Madison Street (City Dock) and Taylor Street {(Union Wharf). The boat launches are located at
Gardiner on the western shore of Dlscovery Bay, at the southern end of Mats Mats Bay {a small
embayment narth of Part Ludlow), and at Port Hadlock on Port Townsend Bay, These facilities
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ware constructed for the benefit of the public as a whole, and are intended to provide
waterfront access and recreational opportunities lor 8 wide variety of persons.

City (“Cotton”) Dack

City Rock |s used principally for recreational boat moorage on a termporary basis and pedestrian
access. Recently acquired from the City of Port Townsend, facilities at the site include a 220°
long timber dock and a 70' long timber moorage float on the east side of the dock. Sited in the
heart of the Civic District, the dock is also located along the City's “Water Walk” which provides
key pedestrian and visual connections to Port Townsend Bay,

Union Wharf

Like City Dock, Union Wharf was recently acquired from the City of Port Townsend and was
constructed primarily to provide public access to, and recreational enjoyment of, the
waterfrant, although limited and seasonal commarcial use is also permitted. The 220° long
wharf has a shelter, benches, and bandstand at its southern end, and was designed to
accommaodate the loading and unloading of large commerclal passenger vessels. The wharf
alse has a gangway and 160° long float located on its pastern side to accommodate recreational
vessels on a temporary basis, as well as a limited area for temporary commerclal moorage.
Union Wharf is situated at the heart of Port Townsend’s historlc waterfront, and is also located
on the City's “Water Walk."

Gardiner Launch Ramp

The Gardiner ramp (s used for boat launching and recreation, The facllities at the site include a
concrete boat ramp, a portable restroom, and gravel surface parking for seven cars and 12
trallers. The Gardiner ramp provides access to an extensive salmon sport fishing area In

Discovery Bay.

Mats Mats Bay Launch Ramp

The boat launch facllities include a concrete plank ramp, an approximately 150-foot loading
float, upland asphalt parking lot for eight cars and seven trailers, a mobile fire supply station,
and one small rental storage bullding.

Port Hadlock Dock & Launch Ramp
The facilities at the Port Hadlock ramp and dock Include a dock, & boat launch ramp, two

loading floats, and an intervening beach, The Port does not own an upland parking area. This
facility Is adjacent to the Northwest School of Wooded Boatbuilding's Heritage Campus,
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INDUSTRIAL PARKS

lefferson County International Airport (JCIA) Eco-Industrial Park

Located several miles south of Port Townsend and in close proximity to State Route 19 and Four
Corners Road, this 2d-acre, presently undeveloped site was acquired by the Port in 2002, 1t s
located adjacent to the Port-awned JCIA, but was not acquired using Federal Aviation
Administration (Faa) funds, At the time of property acquisition, the Port had identified the
necd for additional industrial land to advance its economic development and job creation
mission. Consequently, the site was included In the FAA approved Airport Layout Plan [ALP)
and was rezoned In 2009 by Jefferson County to permit industrial development. The new
zoning designation allows for rural-scale light industrial development subject to certain
development standards, The intent of the development standards was to ensure that site-
build-out would be compatible with adjacent rural uses and to promote mare ecologically-
friendly development. in late 2011 the Port completed an Economic Development
Administration (EDA) funded “Feasibility Study” that addressed the following objectives:

s Assessed the demand for use of a rural light Industrial facility at the site;

= Developed profiles of likely facility uses; and

s Formulated a conceptual design and cost estimates for future site development.
At the time of this writing, the Eco-Industrial Park s a vision yet to be implemented.
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Chapter V: Financial Overview, Challenges & Priorities
OVERVIEW

With twenty-seven (27) employees and revenues of approximately 55.8 million, the Port of Port
Townsend owns and operates a diversity of facllitles (see Chapter IV), The Port is authorized by
its enabling legislation to levy property taxes within Jefferson County. These taxes, along with
revenues from the Port’s income generating properties and facilities (e.g-, Boat Haven Marina
moorage fees) have generally been sufficlent to support Port operations, service bond
indebtedness, and to fund capital Improvements. Revenue is recelved by the Port in the form
of rents from tenants and fees from users of the marinas, RV park, airport, and other facilities,
Figures #2 and #3 below show the sources and uses of funds in the Port's adopted budget for
2014

Figure #2 - Saurces of Funds — 2014 Adopted Budget
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Figure ii3 - Uses of Funds - 2014 Adoptad Budgat
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The projects and activities being undertaken by the Port of Port Townsend reflect Its role as a
mature port district serving to support core alaments of the local pconomy and community
character. As a mature port district, the Port of Port Townsend does not often develop major
new capital facilities. Instead, the Port most often relnvests and redevelaps existing facilities 1o
optimize their safety, efficiency and to ensure compliance with environmental standards.

The Port of Part Townsend’s budget encompasses two broad categories of capital investmant,
as follows:

& Capital Maintenance and Repair Projects: These are projects that optimize existing
facllities by keeping facllities and equipment in good condition and good operating
order; and
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=  New Capital Projects: Individual new projects that stand out among the Port's needs
because of their size or complexity, potentlal community impact, large cost, and the
need for coordination with the City and/or County.

It must be notad that considerable funding uncertainties confront the Port moving forward. In
2014 the Port had 5700,000 for new caplital projects and equipment (and $120,000 in capital
reseryes; see Figure #3), a figure that is likely to remain roughly the same from year to year,
This flgure, coupled with amounts available in reserve accounts plus the Port's limited
additlonal bonding capacity, suggests that the Port's ability to fund new capital projects and
major capital replacemaent projocts is likely to be somewhat limited for the foreseeable future.

A LOOK AHEAD: FINANCIAL ISSUES & CHALLENGES

The medium to long-term economic outlook at the national and global level remains murky,
with substantial economic rebound occurring in an undefined, indefinite future. Moreover with
economic stagnation, the likellhood that State and Federal funding will return to levels
resembling the period prior to the “great recession” of 2008 has substantially diminished,
suggesting that funding for significant new capital projects is likely to remain difficult.

Iranically, even as the ability of government to fund infrastructure improvements has
decreased, many In the community continue to look to government, including the Port, to
undertake new projects and programs and to help solve economic problems.

To add to the uncertainty, legislative gridlock in Washington D.C. over a long-term budget
compromise resulted in automatic across the board federal spending cuts through the so-called
“sequester” in 2011 and an attendant eroslon of confidence Internationally in the ability of the
Federal Government to solve its budgetary problems. This political turmaoll and lack of coherent
bipartisan leadership threatens additional creeping austerity and economic fragility,

Despite this backdrop of national palitical instability, the Port's revenue lorecast has been
maodestly improving, and there have been no significant cuts in services or stalling. However,
the Part faces mounting budget challenges for the years ahead: Port revenues while up are not
growing fast enough to pay for the rising cost of existing services and to respand to emerging
capital malntenance and replacement issues.

Looking to the future, the Port faces a large backiog of unfunded capital maintenance needs.
Deferred maintenance leads to more costly repalrs in the lang run, and the Port |s playling a
constant game of “tatch up” for infrastructure repair and replacement, |Inaddition to capital
malntenanca, there are significant capital improvements that could be made to support kay
sactors of the lefferson County economy and build community well-being and resilisnce (e.g.,
Airport Rural Light Industrial Park to support local agricultural uses),

Ifi essence, the ssue facing the Port as it moves ahead is this: How should the Port bolonce

capltal malntenance and replacement profects with new capital profects intended to provide
for the leng-term economic heaith of the community? This Comprehensive Scheme seeks to
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map a path forward whereby the Port adequately supports core infrastructure and services
while also supporting new projects that addrass the needs of the Jefferson County community
in the years 1o eome.

SETTING PRIORITIES

A roadmap to identifying capital projects that are consistent with identified community
priarities is provided by the strateglc policy guidance set forth in Chapters 2 and 3 of this Plan.
Also set forth in Chapter I, the Port's Mission Statement provides a useful touchstone for
capital project decisions:

The Mission of the Part of Port Townsend is to serve the citizens of Jefferson County by
respansibly maintaining and developing property and facilities to promate sustainable
economic growth, o provide community ococess ta Port facilities and services, and to
protect and mointoin our community resources and maritime heritage.

Capital Priorities - Guiding Principles

To accomplish the Port’s mission, the strategic policy guidance of this Plan is grounded on
sevaral core principles that help to guide Port decision-making:

Focus on the Basics: Maintaining, protecting, preserving and enhancing existing Port capital
Infrastructure and services is our priority.

Consider the Overall Well-Belng of the Community: Supporting a vibrant and healthy local
econamy is our emphasls, factoring the economic, environmental and soclal conseguences of
our decisions, while providing a great place for businesses to succeed.

Provide Great Service: Helping people access Port facilities, services and shoreline areas with
staff that are prompt, responsive and courteous, is essential,

A number of factors can influence the Port’s project and funding decisions within the
“bookends” of the policy guidance outlined in this Plan. These can include regulatory
requirements, state and federal law (e.g., Department of Ecology stormwater standards) and
construction seasons, Opportunities to leverage the Port's limited project funding capacity
with grants or coordinated projects with other entities can also affect the Port's budpget
decisions. In every case, however, the Port must strive to allgn Its capital priorities with its
strategic polity framewaork.
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Project Selection Considerations

Capital Malntenance & Repalr Profects: The following conslderations should factor Into
deciding which capital maintenance and rehabilitation projects should be the highest priority,

as follows:

Project supports a core Port function in the community or maintains a critical, high value
asset;

Condition of the capital asset;

Cost and cost affectivenass of project (1.8, using life cycle costs to weigh preservation
opportunities against full capltal asset replacement cost);

Volume of public and/or tenant use of facility;

Citizen and tenant complaints;

Grant funding opportunities and local matching requirements; and

Geographic balance across past Jefferson County.

Owverall, the abject is to deliver, over time, maintenance and improvement projects that serve
the largest number and widest array of Port facility users.

New Capltal & Capital Replacement Profects: New capltal projects typlcally stand out among
the community's potential infrastructure needs because of thair high cost, need for
coordination with other public or private sector partners, community impact, size and
complexity. The following considerations should factor into deciding which new capital projecis
or capltal replacement projects should be the Port's highest priority, as follows:

-

Project supports & key component of the local ecanamy, or a sector likely Lo expand,
thereby supporting family wage jobs, overall community well-being, and long-term
rasilience;

Project supports environmental stewardship by advancing low-impact and more
sustalnable development principles;

Project leverages available funding opportunities (e.g., is eligible for a specific and
substantial grant award or offers other significant cost savings opportunities);
Community support — projects that have the support of a substantial eross-section of
the Jefferson County community as reflected in adopted Comprehensive Plans, or which
feature public/private partnerships; and

Geographic balance across east Jefferson County, In an effort to obtain a fair
distribution of investments, functional benefits/impacts and commun|ty access to Port
facilities,
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Chapter VI: Facllity Inventory & Capital Development Plans

MARINAS

The Port of Port Townsend owns and operates three marinas: the Boat Haven Marina and the
Point Hudson Marina (located on Admiralty inlet) in the City of Port Townsend; and the
Quilcene Boat Haven Marina (located on Quilcene Bay) in unincorporated lefferson County. All
three facilities Include an upland ownarship, The following sections describe sach of the
existing facllities and the proposed developmant plan for each,

Port Townsend Boat Haven Marina & Shipyard
Focility Description

Dwnership: The Boat Haven lacility is a 62-acre marina and upland industrial park located in

the City of Port Townsend, The marina is located on 32 acres af tidelands owned by the Part,
axcept for the parimeter breakwater around the marina, which |s located on property leased

from the Washington Dopartment of Natural Resources. The 30 acres of upland extend north
from the maring to SR 20/5ims Way.

Figure #t4 = Boat Haven Marina & Shipyard = Aorlal View

Exlsting Facilitles & Uses: Boat Haven Marina provides commercial and recreational moorage
for 370 boats, The uplands are used for marine and non-marine related commercial and retall
structures and uses. Due to the size and wide range of uses at the site, this section is divided
Into four subsections - Moorage Facilities and Conditions, Upland Facllities and Conditions, In-
Water Infrastructurs, and Miscellaneous Slte Canstraints,

fMoorage Focilities & Conditions: The Benedict Strest Spit separates the existing In-wator
moorage at Boat Haven into two basins. The northeastern basin, approximately 4-acres in size,
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sarves as the commerclal basin with moorage and support for the commercial fishing
operations at Boat Haven. In the mid-1980s the northeast basin was home to approximately 50
commercial fishing vessels, Although the current float configuration allows for the moorage of
approximately 50 vessels, active commercial lishing vessels oocupy only roughly 35 of the slips,
allowing for limited recreational vessel use of the northeast basin, A net float, seafood loading
dock, and crane are located in this area of the marina, The seafood loading dock = is in poor
condition and at the end of its useful life. The Port needs to engage in discussion with its
tepants to lormulate a plan to replace the dock, either in its present, or in an alternate location.
A U5, Coast Guard float Is located at the waterward edge of Benedict Street Spit in this basin,
The floats in the commercial basin were repalred and rehabllitated in 2013, and with routine
maintenance, are likely to |ast another 20 years,

The majority of the recreational moorage and marine trade commercial facilities are located in
the approximately 15-acre commercial boat basin on the southwestern side of the Banedict
Street Spit. There is an existing fuel float, sanitary pump-out facllity, and translent moorage
float adjacent to the spit, as well as a public boat launch. The public boat launch and launching
float were installed in the mid-1990s and are in good condition. However, significantly
Increased demand and use of the exlsting launch ramp by small boat owners suggests a need to
pxpand the width of the ramp. The fuel and transient moorage float Is in relatively good
condition but will eventually need replacement.

The main recreational moorage consists of Docks A, B, C, and D. A and B docks and gangways
were replaced in 2011, and Included upgraded utility service. Additionally, a new concrete 80
Ton Travel Lift Pler was constructed in 2013, and the previous wooden lift pler demalished,
However, C and D docks are in fair to poor condition, and will require significant maintenance in
the near term, as well as utility upgrades. |n particular, the main walkway on O dock is listing
significantly and should be re-flaated following the installation of new walers.

Other docks at the facility include the linear moorage dock on the far southwestern side of the
marina. This linear float forms an "L" shape dock extending from a 300-ton haul-out pier
around the interior perimeler of the breakwater. This dock is set off from the breakwater due
ta the shallow shelf and dredge slope on the interior of the breakwater. The section of float
fram the 300-ton haul-out pler to the bend in the breakwater was Installed in the mid-1990s
during a project designed to enhance the haul-out pier,

Upland Facilitfes & Conditions: The diverse upland develapment and land uses at Boat Haven

include many marine-related and non-marine related structures and uses. Marine-related uses
Include the following: boat storage; boat bullding, repair, sales and service; fish processing; a
yacht club; a U.5. Coast Guard station; and marine-related offices and manufacturing. Non-
matine related uses include the following: several restaurants; offices; manufacturing; a
maderste risk waste dispodal facility; and other assorted commercial and retail businesses,
There are approximately 60+ structures on site, ranging from small sheds to tall shops,
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The landside infrastructure at Boat Haven consists of numerous paved and EI'B'I.I'E'1 roadways and
yard areas, Most of the remalning platted rights-of-way within the Port’s Boat Haven
ownership were vacated by the City of Port Townsend in 2013, allowing for greater use
flexibility and more efficient use of the site. Utility service includes looped water mains, fire
SErvice, AUMmerous putahre water sefvice connections, sanitary sewer piping, and a major
sanitary sewaer |ift statlon. Electrical and communication services are also avallable an the site,
additional eloctrical service and water service may be needed |n the yards and for development
at Boat Haven; however, the supply of both utilities is available at the site.

In-Water Infrastructure: A rubble-mound breakwater funded and bullt by the Corps of
Englneers (COE) surrounds the marina. The breakwater was constructed on the existing inter-
tidal sand flat and the basin was dredged out behind the breakwater. The breakwater is in
generally good condition, although no recent detailed inspections of the breakwater have been
conducted.

Due to the way the hrealwater was constructed, there is a shallow sholf area and dredge slope
within the interior of the marina next to the breakwater. The marina generally consists af
water depths between 10 feet to 15 (eet below Mean Lower Low Water, Silting occurs near the
entrance to the marina and around Benedict Street Spit. In the past, the COE has dredged the
entrance area to the marina. Most recently, the COE conducted maintenance dradging In the
entrance and around Benedict Spit in the navigation channel in 2009. Due to continued
siltation from natural shore processes, continued maintenance dredging of the marina entrance
will be required. The frequency and quantity of the maintenance dredging is not known at this
time,

There are two plor structures in the Commaercial Basin {i.e., "north basin') and two in the Main
Basin {i.e., "south basin”). The Commercial Basin piers consist of the seafood pisr near New
Dd‘f Sph and a small pier near the Port Townsend Yacht Club. The plers in the Main Basin are
the new 80-Ton Haul-Out pler, and the 300-Ton heavy haul-out pler. The two lift plers In the
Malin Basin are concrete; the plers in the Commercial Basin are constructad with timber piling,
substructure, and decking. Other smaller piers to access docks are located throughout the
marina. Owverall, the ape of the timbar Fl'|'EI‘5 within the maring is such that replacemeant of tha
piers or extensive maintenance thmuah pile pr|HI’.E‘ﬂ‘TEﬂt oF Wrapping may need to occur
within the next twenty years.

Miscelloneous Site Constroints: The water table is very shallow in the southwestern portion of
the property {i.e., the "Balch Property), and wetland reconnaissance studies conducted by Port
consultants suggest that hydrologic connectivity with the nearby Class | wetland adjacent to the
Larry Scott Memorial Trail may preclude dewatering and structural of this area, The Portis
examining the possibility of using this area for stormwater retention and treatment,
additionally, there are a fow areas of eanvironmental contamination on the site from past
tenants. The Port has actively investigated and dealt with any knowin contamination.
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Public Access, Services, & Uljlitias:

Regional Access: Boat Haven Is located on the southarn edge of the Clity of Port Townsand
Regional access to the City of Port Townsend and Boat Haven is provided by SR 20/East Sims
Way, which connects the City to U5, 101 and the rest of lefferson County.

Local Access: Several streets provide local access to and within the Boat Haven Marina,
lefferson Street and Washington Street are sast-west corridors within the site and vacated
portions of Haines Place, San Juan Street and Benedict Streets provide north-south access
within the site

Marine Access: Marine access to the boat harbor is from the entrance at the east end of the
facility.

Fire/Emergency Services: East Jefferson Fire-Rescue Department provides fire protection and
emergency services at Boat Haven.

Water: Two 12-inch water mains and one six-inch water main serve Boat Haven at a pressure
of 140 |bs.

sewer: Boat Haven is served by a number of sanitary sewer lines. The existing sewer pump unit
s connected to a six-inch sewer main on Boat Street. Other elght-inch sewer lines are available

on Halnes Street and leffarson Strest.

Electricity: Electricity is provided by lefferson County Public Utility District (PUD) #1.
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Stormwater: New stormwater collection infrastructure and treatment systems ware installed
at Boat Haven in the 1890s as part of an enhanced boat haul-out project. These systems
collect, treat, and discharge the majority of stormwater runoff from the Boat Haven site and
meet the requirements for the National Pollutant Discharge Elimination System (NPDES) Permit
for Boatyards and Shipyards. This system also Includes pumps and tide gates to help prevant
Nooding of the low areas of Boat Haven during high tide and storm events. Some areas such as
the old lumberyard and mixed-use areas ara not connected to the storm drainage treatment
system, Increasingly stringent regulations may necessitate upgrades to the Port's stormwater
infrastructure over the near term.

Other: Century Link (Tormerly Qwest) provides telephone service and gas service is provided by
Ferrell gas, Qlympic Disposal provides solid waste collection service. Northwest Open Access
Network (NoaNet) provides fiber broadband to the Boat Haven, Both Comcast and Wave
Broadband companies also provide cable and Internet services in this area.

FProposed Development Plan = Marina Deep Water Expansion & Upland Redevelopment

The proposed long-term developmaent plan (le,, 10-20 years) for the Boat Haven Marina seaks
to address both the upland area and marina basin. |t is acknowledged, however, that
implementation of the vision would réquire a substantial change in economic conditions in
erder to successfully Implement. In the meantime, the Port would seek to maintain existing
capltal infrastructure and improvements, The long-term plan, however, continues to Include a
desp watar expansion of the marina and redevelopment of upland areas, Including the
construction of a new esplanade running along the shoreline the entire length of the property
and connecting into the existing Larry Scott Memorial Park Trail.

Boat traller parking at the Boat Haven Marina has become scarce during Increasingly busy
fishing events, and the long-term development plan secks to provide additional parking for
trailers and tow-vehicles. |t should be noted that the Port negotiated a parking agreement with
Jefterson County Transit in the mid-1990s that allows the Port rights 1o parking spaces at the
City's Haines Place Park-and-Ride Lot near the Safeway across 5ims Way from Boat Haven in
Port Townsend. This parking may be used as overflow parking or may be used directly with
shuttle service in conjunction with development at the marina.

The Port recently (2013} negotiated with the City of Port Townsend Lo successfully vacate most
existing rights-of-way on the Boat Haven Marina property. The long-term development plan for
the Boat Haven assumes that these vacated rights-of-way will be available for use,

Regarding expansion of the marina, the existing rubble mound breakwater was funded by the
U.5. Army Corps of Engineers (COE). Any proposal to remove of réplace the breakwater would
be a COE project, and would reguire COE approval and funding, as well as permitting. The
procedures Involved In this type of study/evaluation are lengthy and complex, and Involve
several separate steps. Theso steps must include the following, all conducted as prescribed
under federal regulations:
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= Reconnaissance Study;
= Feaslbility Study; and
s (Creation of Plans and Specifications and awarding of a Construction Contract.

Marina: The proposed deep-water expansion of the marina entalls extending the basin to the
east beyond the limits of the existing rubble mound structure to allow the addition of
approximately 200 new slips. The entire eastern leg of the rubble mound breakwater would be
removed, and the area from the existing basin east under the existing rubble mound out to the
natural elevation, -15-foot contour (MLLW=0.0), would be dredged, No Intertidal area
southwest of the existing basin would be dredged. A new floating brealowater or fixed -wall
breakwater, or some combination of the two, would be constructed to protect the basin, The
basin entrance and maln channel would be moved further offshore than the existing channel, A
new floating or fixed-wall breakwater would extend from the spit where New Day Fisheries is
located to the new marina entrance,

New docks including linear moorage would be constructed in the expanded basin, All existing
moorage dacks and new docks would be designed to provide an appropriate mixture of slip
sizes and flexible linear moorage to meat the current and expected demand for recreational
and commmercial vessels for the next 30 to 50 years. Again, it must be pmphasized that if the

project were to proceed, the COE would fund and permil the deep water expansion portion of
the project, with the Port responsible for funding the design, permitting and construction of the
maoarage facilities within the sxpandad marina,

Additionally, the proposed development plan would include design, permitting and
construction of an expanded boal ramp (currently in the permitting stage). A new wash down
facility and repaved parking area was completed as part of the construction of the Port’s new
Administration Bullding In 2013, The proposed new project would seek to double the width of
the launch to accommodate the increasing facility use by sport fishermen.

The proposed development plan is shown in Figure II6 on the following page.

Estimated Copitol Replocement/improvement Costs - Maring (Port Share): 510,5!}1},0@1,
Included in the cost estimate are the following elements: dredging; and new floats, utilities,
piers and gangways (510,000,000); and expansion of the boat ramp (5500,000). The new
breakwater would be funded by the COE, If deemed appropriate.

Uplands: The Port's vision for future development of the Boat Haven Marina property Includes
an efficient site plan that will encourage marine-related commerce and Industry, and that
allows for lexibility and potential future expansion. Upland redevelopment would be laid out
to maximize the use of all available land, and to encourage intensification of marine-related and
commaerclal uses by establishing use zones on the property. Redevelopment would remain

! 3003 Comprahangive Sthame oot estimate of 33, 790,000 i 3013 snflation sojusted dollars, wiich ncheded thi following: new Dreahwate
(funded by COE W deerned approplate), dredging: o new loais, uniises, paes sid ganjpvays. ThiS ranslites to 242192 000 i 2003 (il
iicfjuibed dollars. T, A i sstimeted thi the Port’s shere of the totul project costs would be ro@phly 24%.
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toardinated with the marina expansion by supporting intensified use of the Boat Haven Marina
prapgarty.

To accommadate this vision, the Port has identified seven zones of land use for the Boat Haven
Marina property. Designation of these rones will focus specific types of development in
locations conducive to that particular use, For example, work yard and marine trade uses flank
the boat lifts, while parking areas are proposed away from industrial uses and near facilities
frequented by the public/pedestrians, such as the recreational moorage basin,

The designation of zones will allow for protection of environmentally critical areas on the site
and for potential future expansion of upland development and facilities. The upland
devalopmant proposal for Boat Haven Marina Is shown In Figure #6, on the preceding page.

Work Yord: The work yard zone would encompass the existing boat yard at the marina. This
area is centrally located on the Boat Haven Marina property between the existing Boat Street
and Jefferson Street rights-of-way, Boat storage would continue as the main use of this zone,
howevar, the area may be recanfigured to allow for more afficlent storage and maximization of
storage potential.

Commercigl/Maring Troge: This triangular shaped zone would be located at the site of the
former lumbar yard, The zone |5 adjacent to Sims Way, west of the Haines Street right-of-way

and north of the Townsend Bay Marine bullding. Uses in this zone might include maring-
related and other commercial businesses.

Marine Trade/Ship Yard: The marine trade/ship yard zone would encompass a majority of the
upland avallable at the Boat Haven. This zone entails nearly the entire west half of the existing
marina upland and includes the area west of the Boat Street right-of-way to the east edge of
the wetlands on the west side of the property. This area would continue to be used for
shipbuilding and repair and would likely be divided into parcels for ship and yacht building
businesses and other marine-related industry. Due to the increasing rigor of environmental
regulations, a sandblast facllity and contalnment area may become necessary over the coming
years, and would be located in this area.

Parking: The parking zone would be made up of the existing parking areas and two new parking
areas, The existing parking Includes a large surface lot south of the Jefferson Street right-of-
way betwoen the existing Port Office and Jochem Building and strip parking along the
recreational marina basin bulkhead on Washington Street between the Boat Street and
Benedict Street rights-of-way. These areas would remain in place. New parking would be
located west of the 300-ton haul out and north of the “C* dock between the lochem Building
and the yard office.

As noted, the Port also has parking rights for vehicles at the Halnes Place Park-and-Ride Lot

located near the S5aleway across Sims Way from Boat Haven Marina. This arrangement was
made betwean the Port and Community Transit in the mid-1990s in anticipation of Tuture
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parking demands. This parking may be used as ovarflow parking or may be usad directly with
shuttle service in conjunction with development at the marina.

Port Opergtions: This zone Includes three areas and consists of the existing Port Maintenance
Bullding at the west end of the marina property, the existing Port Office near Benedict Spit, and
the new Port Administration Building at the western terminus of Jefferson Street immediately
west of the Skookum Building.

Estimated Capital Replacement/improvement Cost - Uplonds: $9,000,000, Included in the cost

estimate are the following elements: a new sandblast contalnment facllity in the Shipyard area
($2,000,000); a small “marine trades” building on the old lumber yard site at the northwest
corner of the property (51,000,000); and a paved Shipyard/Boatyard (56,000,000).

Point Hudson Marina & RV Park

Facllity Description

Ownership: The Point Hudson property was deeded to the Port by the federal governmant in
1956. From the period 1968 to 2002, the entire facility was leased by a private operator. The
property is approximately 32 acres in size, consisting of upland and tidelands lying generally
hetween Jackson Streat and the shoreline of Admiralty Inlet, south of Hudson Place, The Port
ra-assumed managemaent of Point Hudson in April 2002, The Port leases the majority of the on-
siter buildings to private concessionaires and federal and state government agencies.

Existing Facllifies & Uses: The Point Hudson property was developed in 1933-34 for use as an
Immigration facility, but was never used in that capacity, The facility was converted to an Army
Reserve training station in the 19505 and subsequently decommissioned, which Included the
demaolition of several barracks buildings and similar structures. Several buildings remain on the
site from this historical period, such as the Armory Building, the Cupola Building and the
Commander’s House,

Several studies have been undertaken over the years to evaluate the site and structures. These
studies Include;
e Point Hudson Building Assessment and Maintenance Program (Washington
Engineering, 2002 };
s A Master Plan for Point Hudson — Phase Il (Point Hudson Advisory Committes with
MAKERS architecture and urban design, December 1994);
= Point Hudion Study: Phase Il Reporl: Conceptual Plan Alterpatives (Point Hudson
Advisory Committes, 1993);
e Conceptual Studies For: Point Hudson (Point Hudson Company/Bumpgardner
Architects, 1992);
s Point Hudion Study: Phase | Report (Point Hudson Advisory Committes, 1992); and
s Point Hudson Economic Development Options (Leland and Hobson, 1985),
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Upland Facilities & Condlitions: Point Hudson's upland area is moderately developed and
contalns a varlety of marine and non-marine related uses, Marine-related uses Include: boat
and trailer storage; boat building, repair, and service; shower and laundry facilities; parking
areas; and marine-related retail and offices. Non-marine related uses include government
agency offices (e, WSU Extension, U.5. Customs and Washington State Department ol Fish
and Wildlifa), restaurants, RV sites, and residences, There are approximately 12+ structures an
site, ranging In scale from sheds to single-family residences, to large shops. The Interior
configurations of the structures also vary, and have been modified over the years.

Although the Hospital Bullding (presently leased in its entirety by the Washington State
Department of Fish and Wildlife) and the Attendants’ Quarters (now leased by Doc's Maring Bar
& Grill} have baen completely renovated since 2003, the condition of the other upland
structures continues to vary from average to poor. A detailed building assessment is contained
in the Paint Hudson Bullding Assessment and Malntenance Program, Vapors from creosole
pllings, friable ashestos, and lead paint have been identified as potentially hazardous
substancos present on the site.

Moorgge Facilities & Condilions: This small marina and harbor has approximately 1,250 linear

feet of moorage and can accommodate approximately 100 small boats under 36 feet in length
with Its current float conflguration. The west and center docks were replaced In 2002, In 2006,
the remainder of the marina was completely renovated and upgraded. All timber creosote
pilings were removed and replaced with concrete or steel pilings, and all timber floats were
replaced with new timber Noats with encapsulated foam floatation and new finger slips. The
harbor is fully protected from wave action by two averlapping breakwaters, In 20086,
maintenance dredging was conductad to remove accumulated sediment at the entrance
channel (1,400 cubic yards) and to maintain the navigation channel. At the same timae,
maintenance dredging was canducted along the east and west sides of the boat basin to
increase water depths under the new floats (9,500 cubie yards), The harbor entrance consists
of two timber plling Jettles about 24 feet wide with timber plling on each side enclosing a riprap
fill matarial. An enginear was racently retained to assess the stability of the Jetty on the
western side of the entrance to Point Hudson. Preliminary inspection revealed there to be
considerable movement of the pilings, and the decking on the pedestrian public access portion
of the tacllity from the “jog" waterward Is severely compromised, presenting a public safety
issug, The Port Is presently bullding & gate on the facility to restrict public access until the jetty
walkway is stabilized. A complete engineer's estimate of the repalrs necessary to reahabilitate
the structure is pending. The marina also contains @ 30-ton boat haul-out at the west end of
the harbor that can accommodate vessels up to 45 feet. A boat launch ramp is also located In
the marina area,
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Public Access, Services & Utifities:

Reglonal Access: Polnt Hudson Is located at the entrance of Admiralty Inlet. The site is located
in the southeastern comar of the City of Port Townsend, Access to the City of Port Townsend is
provided by SR 20, which connects the city to US 101 and the rest of the county.

Local Access: Local access to this site is provided by Jefferson Street, Monroe Street, lackson
Street, Washington Street, and Water Street. Access to the site is primarily off of Monroe
Stroet and Jofferson Stroot,

Merine Access: Marine access is provided to the boat harborf/marina from the south,

Fire/Emergency Services: East Jefferson Fire-Rescue Department provides lire protection and
emergency services at Point Hudsan.

Water: The City of Port Townsend provides water and sanitary sewer service to Point Hudsan.
A slx-Inch water maln serves the site. |n addition, a 10-inch water main lies approximately one
block west of the site, along Monroe Street,

Sewer: An elght-inch sanitary sewer main located at the intersection of lefferson and Hudson
Street currently sefvas this sita.

Elgctricity: Electricity Is provided by Jefferson County Public Utility District (PUD] #1.
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Other: Century Link (formerly Qwest) provides telephone service and gas service s provided by
Petit Oil. Solid waste collection service is provided by Waste Connections/DM Dispasal.
Northwest Open Access Network (Noalet) provides fiber broadband to Point Hudson. Bath
Comcast and Wave Broadband companies also provide cable and Internat services in this area.

Proposed Development Plan — Marine Commercial

Marina: Acknowledging that the marina was fully renovated in 8 manner consistent with the
2003 Port Comprehensive Schema durlng the period 2002 through 2006, the Port's long-term
plan for the facility is to maintain existing cond(tions. Although minor reconflgurations and
updates may be necessary over the coming years, no major rehabilitation is anticipated, with
the exception of repairs and/or potential replacement af the existing jetties protecting the
marina entrance.

Estimgted Copitol Replocementfimprovement Cost - Marino: None. No capital replacement or
fiew capital projects are presently planned for the marina; thus, any costs incurred will be
limited to malntenance of exlsting infrastructure, rather than improvements. Itis anticipated
that up to 5350,000 might be required for engineering, permitting and repalrs to the south Jetty
at the entrance to the marina. If the jotty walkway is also included in the project, the cost could
rise Lo 500,000, However, these anticipated expenditures would be to maintain existing
Eﬂﬂltiﬂ invastments, not improvements.

Uplands: The three upland areas at Point Hudson will contaln a mix of uses, ranging from
marine-related and non-marine-related commercial, retall, office and service uses,

The northeast area would be designated for marine-related commercial/retail/mixed-use and
open space, New or continued uses would take place within the existing structures, if feasible,
and might include restaurants, offices, and other mixed uses. The remainder of this area would
be designated as open space.

The area directly north of the marina would be used for marine-related commercial/retail/
mixed-usa, translent accommaodations and parking, This may Include a zone for marine-related
and mixed-use businesses, construction of a parking lot for public and business use, and/or
construction and site development of a hotel and/or RV park.

The area southwest of the marina would accommodate marine-related commercial/retall/
mixed-uses and parking. The existing Armory Bullding would remain in place, The Armory
Building and the presently vacant “Landfall Restaurant” site would bath be used for commercial
purposes, consistent with the City's Shoreline Master Program. The area located south of the
Armory Building and north of the Maritime Center would be developed for additional
commercial uses,

The proposed development plan |s shown in Figure #8 on the following page.
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Estimalted Copital Replocement/improvermnent Cost - Uplonds: 51,300,000, The following
elements are Included In the cost estimate: new paved parking (5150,000), new commercial
buildings and utilities ($1,000,000), and new conflguration, parking and utilities at the RV park
[EISD,EH]D].

Herb Beck Marina, Quilcene

Facility Description

Ownership: The Herb Beck Marina ownership on Qullcene Bay encompasses approximately 40
acres of waterfront and adjoining upland lying at the south end of Linger Longer Road on the
wesl shore ol the Bay. The walerfront propertly lies within two unconnected parcels
approximately 5.8 acres in size. The Port's waterfront land also includes a considerable amount
of submerged tidelands lying beneath the Bay.

Existing Facilities & Use: Existing in-water facilities on Port property Include a 50-boat marina,
hoat launch ramp, Tuel and water service, and rock breakwaters. The upland property west of

Linger Longer Road consists of forested, steep hillsides and a two-acre area of gravel extraction
for local use.

The maring consists of a small manmade harbor and floating docks that can accommodate
approximately 50 boats, Two large riprap revetments were extended from shore to create the
harbor, A small fuel dock (gas and diesel), sanitary sewer pump-out, and a single-lane launch
ramp are also situated within the harbor along with the boat slips. Generally, the marina s in
fair to poor condition and provides 14 doublewide boat slips ranging in size from 20 feet to
about 40 feat, About 22 additional side-ties are available in the remainder of the harbor for
small- to medium-length boats, This (s the only facility owned by the Port in southeastern
leffarson County,

The floating docks are concrete with structural timber wales and are In fair to poor condition
with minimal freeboard (12 inches or less), There are 17 creosote timber pilings, with
galvanized steel pile guides, in good condition anchoring the concrete floats within the harbor,

Two 40-foot steel gangways access the boat slips and fuel dock, Electric service provided to

wach slip and water service is located along the float walkway., The condition of the utilities is
fair to poor. No tEIEF!hIJI‘IE gervice is available on the Moats.
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Harb Beck Marina, Qullcena
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The fuel dock s approximately 12 feet wide and 40 feat long with minimal freeboard {12 inches
or less). The float is concrete with structural timber wales and is in fair to poor condition. One
of the gangways is attached to landside and Is the access point for the above ground fuel tanks,
sanitary sewer pump-out and electric and water service, Landside at the top of the ramp isa
srmall wooden structure for the fuel dock attendant, electric service meters, and lighting
control. The other ganpway accesses the parking area, garbage container, and oil dump.

The upland facilities include a gravel parking area for seven cars and 25 trallers, a

harbormaster's quarters, public restroom and laundry, a vacant bullding, and adjoinlng open
space, & swimming beach, and tidelands. The parking lot located onsite is about 75 percent
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asphalt and 25 percent gravel. The parking lot and marina are lighted by street type high-
output lIghting attached to stesl posts,

The boat launch ramp is concrete and sloped o accommodate all boat sizes. The ramp las no
temporary mocrage float, but access to the maring Moats is adeguate (or temporaiy tie-ups
while launching or retrieving boats.

Single-family residences are located north of the marina. The Canterbury residence and Coast
Sealtoods, Ind. are located bBoth to the south and betweean the Porl properties. Coast Sealoods
owns about .56 acres of upland property and several tideland parcels. In addition, Coast
Seafoods leases approximately 6 acres from the Port (5 acres through their affiliate, Penn Cove
Shellfish Company), as well as 8,400 square foot in two separate structures. The Canterbury
residence occupies slightly over two acrés of upland.

o

i lL. L

___-.-, 3
E Fart Froparty
R imacds
J Slirammn

| Parcsls

Eemprn  milyrmen O pordp 00 L] B0 Feet
ey T WE—

Figure #9 - Aerial Photo — Herb Beck Marina, Oullcene

Public Accoss, Services, & Utllities:

Regionol Access: US 101
Local Access: Linger Longer Road
Marine Access: Quilcene/Dabob Bay

Fire/Emergency Services: Jeffarson County Fire District #2 (i.e., Quilcena Voluntaar Fire
Department)
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Water: Water service Is provided by the Port of Port Townsend through a wall,
Sewer: The site s on a seplic system on site.
Electricity: Electricity Is provided by lefferson County Public Utility District (PUD) #1.

Other: Century Link (formerly Qwest) telephone service; gas service is provided by Petit Ol
and Murray's Disposal provides solid waste collection service. Wave Broadband is the provider
of cable and Internet servicas In this araa,

Proposed Development Plon — Maintain Existing Condition Pending Community Wisioning

A serles of meetings with Quilcene citizens in 2012 indicated a lack of community consénsus on
the future of the marina and uplands (i.e., sale of significant uplands to fund marina
redevelopment in the form of elther replacemant and/or reconfiguration and construction of a
new “state of the art” boat ramp facility). The Port presently anticipates conducting a
community visioning process in the near future (1-2 years) to clearly identify the development
plan for this facllity. Until that process Is completed, the Port plans to maintain the existing
capital infrastructure and address public safety concerns, but not engage in any capital
replacement, or undertake any significant new capital projects.

Estimated Capital Replacement/improvement Cast — Maring & Uplands: None, No capital

replacemant or new capital projects are presently planned; thus, any costs incurred will be
limited to maintenance of pxisting infrastructure, rather than improvements,

BOAT RAMPS & LAUNCHES
The Port of Port Townsend owns and operates three (3) boat ramps and launches outside its
marinas. These ramps/launches are located at Gardiner on Discovery Bay, at the southern end

of Mats Mats Bay, and at Port Hadlock on Port Townsend Bay. All three of these facillties are
located in unincorporated Jefferson County.

The following sections describe each of the existing facilities and the development plans for
mach.

Gardiner Launch Ramp

Facllity Description
Dwnership: The Gardiner launch ramp site {s an easement over a 40-foot wide strip of land

located on the western shore of Discovery Bay, The easement grants the Port the rightte ™. . .
construct, iImprove, repair, malntain and to use . ., [the said property] . . . for a boat ramp for
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public ingress and egress and |oading and unloading of pleasure boats and crafts to the waters
ol Discovery Bay . . »? This lacility provides the only public access to Discovery Bay,

Existing Facilities & Use: The Gardiner ramp s used for boat launching and recreation. The
facilities at the site include a concrete boat ramp, a portable restroom, and gravel surface
parking Tor live cars and 12 trailers.

This launch site Is an exposed, single-lane concrete ramp that has no temporary dock, utilities
or ather in-water facilities. The ramp condition Is adequate for the use of launching and
retrieving of small boats, but not steep enough for larger boats on trailers in the 16-foot and
greater ranga, The obsarvable ramp conerate is in fair condition however, thers wers some

concrete slabs (similar to ramp concrete) on the beach nearby, These slabs could be the outer,
underwater portions of the ramp.

A twio-lane asphalt paved road |5 the main access from the highway, The upland facilities
consist of a gravel parking/staging area and a single temporary toilet. A private party owns this
upland proparty. The ramp Is accessed from the parking and staging area over a single lane
local residential streoct.

"Fasurnmni § 191 281
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Figure A10 - Aerial Photo — Gardiner Launch Ramp
Public Access, Services & Utjlities:
Reglonal Access: US-101 via Gardiner Beach Road.
Locol Access: Gardiner Beach Road (a two-lane asphalt street) Is the primary access street
Rondeley Road, Bachelor Road, and Old Gardiner Road are all in the vicinity of the site and
either provide direct or indirect access Lo the site.
Marine Access: The site |s located along the western shore of Discovery Bay,
Fire/Emergency Services: Jefferson County Fire District #5
Uitilitles: No utilitles are currently available on site,
References: *Easement # 151 261
Proposed Development Plan = Maintain Existing Condition
'ho proposed plan for the Gardiner Launch Ramp Is to leave the facility as is and provide

maintenance to recreational facilities. The Port would also consider purchase of ad]jacent
praperty to enhance the existing recreational facilities.
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Estimated Capftol Replacement/Improvement Cost: None, The proposed plan would not

involve capital replacement or new capital Improvement expenditures, However, maintenance
af the existing conditions at the Gardiner Launch Ramp would require an estimated $3,800° par
Wear.

in the event the Port decides to consider purchasing adjacent property, it would be necessary
Lo further evaluate the need for increased recreational facilities at this location and to prapare
an appraisal of the site, including any tidal areas. The value of the property will be determined
0Ofn 8 case-hy-case hasis,

Mats Mats Bay Launch Ramp

Facllity Description

Ownership: The Part's ownership at Mats Mats consists of 0.5 acres lying In the southeastern
inner portion of Mats Mats Bay. The State of Washington has conveyed its reversionary right to

oyster lands to the Port of Port Townsend for this property.

Miats Mats Bay Launch Ramp

" Hid Comprahanaiye Scheme oo satmare of 33,000 per sear in 2003 infiaceon sdjised dodians
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i iliti : Tha boat launch facllities Include a concrate plank ramp, an
approximately 150-foot loading float, upland asphalt parking lot for eight cars and seven

trailers, a mobile fire supply station, and one small réntal storage building.

The ramp Is ane-lane with grounding timber floating docks and creosote plles, The ramp has a
very gentle slope (less than 6%) that is adequate for small boats, but is not adequate for boats
larger than about 15-feet ta 17-feet. The ramp is very long due to the minimal slope (greater
than 200-feet). The concrete panels of the ramp are approximately 16-inches wide, six-inches
thick, and 12-feet long and have steel eyebolts located on the adjacent sides (nuts and bolts are
the main connectors between panels). The ramp panel connections have deteriorated and
have Tailed in many places. This failure has caused some panels to be displaced down the
length of the ramp and laterally. Large gaps are present betwesn some panels, and at the
narthern edge some of the panels are experiencing loss of support materlal under them. Some
measures have been takan to fill in the gaps, but these are temporary fixes. Some riprap has
been added to protect the side slope but is missing in some areas.

The timber floating dock Is in good condition. There are 10 creosote timber pilings in fair
condition with galvanized steal plle guldes attached to the floats, The timber floats are 6 1/2-
fect wide and 21-fect long with galvanized stoal hinges to allow for tidal variations. About half
of the floats ground out duting low tides. The shore side access ramp consists of two planks of
wood over an elght-foot gap. There were no utilities present on the floats. There is ane light at
the ramp and the parking area s lighted.

A two-lane residential street is the main access point for the launch ramp. Single-family homes
are located adjacent to the ramp. The upland parking area for sight cars and seven trailers is

well-designed and efficiently configured for the available space. The site is landscaped and in
excellent condition, The roadway and curbs are in good condition,

Public Access, Services, & Utilities:
Reglonal Access: SR 104 and SR 19

Locol Access: Carey Court and Verner Avenue provide access to the site

Marine Access: The site is located on the southern shore of Mats Mats Bay.
Fire/Emergency Services: Jefferson County Fire District #3

Woter: Water service is provided by lefferson County Public Utility District (PUD) #1.
Sewer: Nosewar service |8 currently available to tha site,

Electricity: Electricity is provided by Jefferson County PUD #1.
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Other: The Millennium Digital Madia Company is the provider of cable and Internet sarvices In
this area.

Proposed Development Plan = Maintain Existing Condition

The proposed plan for the Mats Mats Launch Ramp is to leave the facility as is and provide
malntenance to recreational facllities. The Port would alse consider purchase of adjacent
property to enhance the existing recreational facllities,

Estimoted Copitol Replocement/improvement Cost: None. The proposed plan would not
lnvalve capital replacement or new capital improvement expenditures. However, maintenance
of the existing conditions at the Mats Mats Launch Ramp would require an estimated 53,800°
per year,

In the pvent the Port decides to consider purchasing ad|acent property, It would be necessary
Lo further evaluate the need for increased recreational facilities at this location and to prepare
an appralsal of the site, including any tidal areas. The value of the property will be determined
on a case-by-case hasls,

Port Hadlock Ramp & Dock

Facility Description

Ownership: The Port Hadlock ramp and dock Is located on a single parcel of waterfront
property abutting Lower Hadlock Road. The parcel has approximately 100 feet of frontage on
the waler, and encompasses approximately one-guarter acre. The Part ownership includes
tidelands.

Existing Facilities & Use: Historically, the Port Hadlock area was intensively used for waterfront
industrial activities including shipping, fishing, boat building, and lumbear processing, Today few
of these activities remain. Existing land uses in the area include boat building, aguaculture,
regreation, residences, and a restaurant.

The facilities at the Port Hadlock ramp and dock include a dock, a boat launch ramp, and an
intervening beach. The Port does not own an upland parking area.

The single-lane concrete ramp, timber pier and gangway, and timber docks are currently in fair
conditlon. However, the ramp is constantly inundated by sand from the adjacent beach area. A
sandy beach about G0-fest in width separates the launch ramp and pler, The ramp and dock
are in @ well-protected cove that is favorable for all weather loading and off-loading of boats.
The rarmp has a very gentle slope (less than 10%) that is adeguate for small boats, but is not

! 2008 Compratenite Scheme cost extimate of 53,000 par yasr in 3093 afistion ndjustaed doliars,
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adequate for boats larger than 16 to 18-fest. Access for the ramp Is at the end of a two-lane
gtrest that is also an access for the local residents and business area.

Port Hadlock Dock & Launch Ramp

PORT HAMDI
LALINECH |

The timber pier is about 90-fect long and eight-feet wide where it connects near the street on
the landside end. The 40-Toot stesl gangway rests on a Umber float that appears to have been
recently added to the floating dock,

There are nine creasote timber pilings that locate the float in the harbor, Three pilings in a row
are at mach end of the float with galvanized steel pile guides and there are three pilings located
in a row inside the float itsell. The interior pilings create a large opening in the float surface,
betweean the pllings and the float,

There is essentially no parking area for car or trailers within the site. Parking Is available on the
street only, where there is room for about 8-10 car/trailer combinations on each side of the

Slreel.

in 2003, the Morthwest School of Wooden Boat Bullding relocated Its facllities from the Glen
Cove Industrial Park to buildings adjacent to the Port Hadlock ramp.

COMPREHENSIVE SCHEME Yi-24 DECEMEER 23, 2013



Public Access, Services, & Utilities:

Reglongl Access: SR 19 and SR 116.

Locol Access: Lower Hadlock Road.

Marine Acgess: southermmast shore ol Port Townsend Bay.

Fire/Emergency Services: East lefferson County Fire Rescue Department,

Utifitjes: None are currently available on site.
Propased Development Plan = Malntain Existing Condition

The proposed plan for the Port Hadlock Dock and Launch Ramp Is to leave the facility as is and
provide malntenance Lo recreational lacilities.

Estimated Capitol Replocement/improvement Cast; Mone, The proposed plan would not
invalve capital replacement or new capital improvement sxpanditures. However, maintenance
of the existing conditions at the facility would require an estimated 3,800 per year.

OTHER FACILITIES

lefferson County International Airport (ICIA) Eco-Industrial Park
Property Description

The potential future location of the Airport Industrial Park is & 23.34-acre (1,016,663 square
feat) parcel (APN 001231005), located in Jefferson County, in the Northeast Quarter of Section
33, Township 30 Morth, Range 1 West of the Willamette Meridian, at 603 Four Corners Road,
Port Townsend, Washington, 98368 (see Figure #11, following page). The parcel is owned by
the Port and lles immediately adjacent and Lo the south of the Jefferson County International
Airport (JCIA) {i.e,, north of the Tri-Area and south of the City of Port Townsend in the
unincorporated area).

The Port acquired the property in 2002 after identifying the need for more industrial land to
further Its economic development and job efeation missions. Zoned Rural Residential under the
lefferson County Code (ICC) at the time of property acquisition in 2002, the Port successiully
negotiated a rezone with the County in 2009, The conditionally approved rezone created an
"Airport Evsential Public Facility (AEPF) Ovarlay I1II" zoning designation that appllies solely to the
property.
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Exlsting Site Conditions: The entirety of the property is currently undeveloped forested land.
The parcel Is rectangular, with dimensions of approximately 780 feet by 1,31%9 feet, The
majority of the site lies at an elevation of 141 feet above sea level, with uneven topography
within a narrow elevation range. The northeastern third of the site slopes gently down to the
northeast, with the low point at the northeast property corner, at approximately 132 feet
above sea level. Off site to the east and north are moderately steap slopes approximately 30
feet in helght that slope down to an elevation of approximately 105 feet above sea level, which
is the general elevation of the airport,

i Ly

Flgura #11 - Aarlal Photo = 1CIA Eco-Industrial Park {futiire site of)

There are presently no structures on site. A well in the southwest portion of the site was drilled
by the Jefferson County Fublic Utility District (JPUDR), subsequently capped, and is not currently
in service. The site is not currently accessed by any paved roadways; howevar, a 45-foot road
easement lies along the southern property boundary and connects the site to Four Corners
Road to the south. An unpaved access road currently occupies this casement. Major roadways
in the vicinity includea 5tate Route (5R) 19 to the east and 5R 20 to the wast. A trailhead for tha
|fl|=-:'||'ll'|E'i.'-| and iz rt|E|||"|l' constructed Larry Scott pedestrian and bicycle traill is proposed at tha
intersection of SR 20 and Four Corners Road southwest of the site

The recently adopted zoning overlay designation allows for rural-scale light industrial

development subject to specific development standards and conditions, The intent of these
additional development standards Is to ensure compatibility of devalopment on the site with
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adjacent rural usas and to promote a more ecologically benign type of development. In
addition to the standards set forth in the lefferson County Codae, the Port agreed to certaln
further use limitations in 2010 via a Memaorandum of Understanding (MOU) between the Part,
Jefferson County, and the City of Port Townsend, The purpose of the MOU was to coordinate
the sconomic development efforts among the urisdictions. The MOU clarified what non-
aviation-related wses are allowable in the Airport Overlay 11 designation and placed limitations
on the relocation of existing mafine-related industries outside the City. The MOU states that
“the Port will enter into lease agreements with marine trades uses at the expanded JCIA/EPF
anly when such uses may not be reasonably accommodated upon existing and available sites
focated on Port owned properties within the City,” It further states that “the Port will not seek to
creale aony economic incentives for maorine trodes uses to relocote to the JCIA," such as through
an artificially low lease rate.

In 2010, the Port abtained a Financlal Assistance Award from the EDA to fund a feasibility study
to assess the market demand for anticipated uses and formulate developmant plan alternatives
for the site. That study, approved by the Port Commission in 2011, is the basis for the proposed
development plan outlined below,

Public Access, Services, B Utilities:

Water: Public Utility District Number 1 of leffersan County (IPUD) provides water for both
domestic and fire protection service to the ICIA. A system of 8=inch and 10-Inch diameter
polyvinyl chloride (PYC) water mains provides water service to that portion of the airport north
of the main runway, This portion of the JPUD system is fed by the Glen Cove South water tank
located to the northeast of the alrport on the east side of SR 19, The overflow elevation for the
300,000 gallon reservoir is at 410 fest,

As part of a previous project to extend electrical service to flight control equipment on the
south side of the main runway, a sleeve was installed beneath and near the west end of the
runway. The sleava Is sized to accommaodate future extension of the water system from the
north side to future development sites on the south side of the maln runway, The point of
connection is roughly 2,000 feet northwest of the northwest corner of the subject site,

An Inactive 8-Inch diameter PVC water main also exists in the panhandle access parcel
extending from the south boundary of the project site south to Four Corners Road. The main
was installed In conjunction with the drilling of a well near the southwest corner of the subject
sile, butl was never made operational. The main connects to a G-inch diameter asbestos-
concrele water main in Four Corners Road. This portion of the JPUD system is fed by a one
million gallon tank and a two million gallon tank located in the Tri-Area Lo the southeast of the
site, The overflow elevation for these two tanks Is at 291 feet,

Stormwaler: The existing site is forested with second and third growth tree cover. Thare are

no improvements, including starmwater collection and trestment, on the site other than the
aforementioned well and the water main and power line leading to it. The site slopes gently
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from the southwest to the northeast. The USDA MRCS Soil Survey has mapped the soils on site
as primarily Agnew 5ilt Loam with some Cassolary Sandy Loam and Swantown Gravelly Sandy
Loam to the northeast, These solls are In hydrologic Soll Groups C, C, & D, respectively,
indicating that near surface infiltration potential is Iow, which is consistent with observations by
wellands scientists who have visited the site. The surficial solls have been observed to be
hummaocky, so stormwater from smaller events is likely retained on site in shallow depressions
and evapotransplrated by the vegetation; during larger events, the stormwater likely runs off
down toward the airport, It has been reported that there may be large gravelly deposits below
a till mantle in the vicinity of the parcel.

Stormwater management for the existing airport facilities consists of water guality measures
amployed at individual development sites, with stormwater detention provided by a detention
pond at the southeast corner of the airport property (near the northeast corner of the projoct
site), The detention pond was designed and built in compliance with the 2005 Storwater
Management Manual for Western Washington (SWMWW) as adopted by Jefferson County and
with Federal Aviation Administration (FAA) guidelines for the management of birds and wildlife
in airport environments. The pond was slzed to accommadate full bulld-out of the north side of
the airport as depicted on the current Airport Master Plan, but is not designed to accommaodate
the Industrial park project outlined below.

Wastewater: Currently a municipal sewer system does nol extend to the area surrounding the
airport Including the site. Existing facllities In the area are served by small Individual or
community septic systems. As a result, this project would require its own decentralized
waslewater collection, conveyance, treatment, and disposal system.

Electricity; Electricity Is provided by Jefferson County Public Utility District (PUD) #1, Three-
phase power has been extended to the exlsting PUD water well at the east end of the maln
funway and |s one potential source for extension of electrical power onto the slte, A more
likely source of power is & three-phase power ling extending from Four Corners Road north
along the project site access panhandle, ariginally intended to serve the well on the site that
never became operational,

Communications: Telephone service in the vicinity of the projoct is provided by Cantury

Link, Telephone service would be extended to the site either from Four Corners Road or from
SR 19, The Port, City of Port Townsend, Jefferson County, and the PUD recently collaborated
with the Northwest Open Access Network (NoaNet) to extend broadband services into the Port
Townsend area.

Proposed Development Plan — Eco-Industrial Park infrastructure Development
The proposed development plan for the site is outlined in detall within the Eco-Industrial Park

Feasibllity Study adopted by the Port Commission in August of 2011. The concept Is to create
an ecologically friendly development that:
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&  Focuses on attracting businesses that produce environmentally products or provide
anviranmantal servicas;

= |5 shaped by development standards which ensure that tenant businesses incorporate
environmentally sound business practices and operations; and In which

= Both site developmeant and bulldings at the location are “low Impact” and
environmentally sound.

Based on the Market Analysis conducted by Property Counselars as part of the Eco-Industrial
Fark Feasibility Study, Itis antlcipated that the developrment would occupy a market position
batwaen Glen Cove and the Port Townsend Business Park as a higher amenity setting with
affordable lease rates. Based on the Market Analysls, It Is anticipated that the development
would accommaodate tenants with shared interests in the physical setting, systems and
resources, A major anchor tenant is not foreseen, but rather, it is likely that tenants would be
local firms with expansion needs (e.g., construction, fabrication/light manufacturing, food
procassing/services).

The phased conceptual development plan endorsed by the Commission has the following
characteristics, and Is graphically depicted in Figures #12 and #13 on the following pages:
11 approximately 1-acre lots

An internal loop road

MNatlve vegetation within a central green space, perimeter buffer, and other areas
Pockets of shared, on-street parking

Shared driveways and truck maneuvering areas

Vegetated bloretention areas for stormwater treatment

An off-site stormwater detentlon pond

An off-site community septic drainfield.

& B ® & % W =

The site design moeets ecologically friendlyflow impact goals of the project by:

= Retalning nearly 9 acres (38% of slte) of native forest vegetation In common areas

& Minimizing impervious surfaces (24% of site) by using narrow roads, shared parking,
driveways, and truck maneuvering areas

= Protecting water quality through the use of low impact development (LID) technigues,
including a roadside bioretention swale, and dispersed small-scale bioretention cells on
indlvidual lots

= Creating a master-planned campus setting with a rural aesthetic by facing all lots toward
a central green space.

Estimoted Capitol improvement Cost: A significant initial investment is necded to provide basic
infrastructure that will serve Tull build-out of the site. This would include road, stormwater and
waslawatar dliﬂ'ﬂiil Infrastruciura. Estimates of site HE#EMFMEHI construciion costs wera
developed based on the conceptual design deplcted in Figure #11, It Is estimated that
devolopment of Phase 1 {l.e., basic Infrastructure and lots 1-3) will cost approximately
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52,911,000," while full build-out {l.e., of all 11 |ots and attendant Infrastructure) will cost
approximately 53,951,000.°

Fort Worden Beach
Facility Description
Ownership: Fort Worden Beach |5 located to the north of Port Townsend at the most

northeastern corner, The site includes a stoeply sloped bluff and 1,200 linear feet of
undevelopad beach area delined ad intertidal land. There is limited access to this site.

Fort Worden Beach

Existing Facilities & Usa: This property |s located adjacent to Fort Worden State Park, and Is
currently used as a public beach. Users nclude beachcombars and divers, Access to the site s
available from the water, or fram a set of stairs that descend a steep bluff down to the beach.

TN Ecoandustiial Park Fersiy Analysis estirmate of 52.800,000 b 2003 inllation sdjusied doilars.

" 1011 Eoo-lrdustrisd Park Peaslbillty Analysis exdimste of 53,000,000 in 3013 infistion adjusted doliare
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There is no designated parking for the beach in the vicinity of the stairs. Immediately adjacent
Lo the beach is the Fort Worden Marine Sciences Center facility operated by the Port Townsend
Marine Sclence Center
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Flgura #14 - Aarial Photo - Fort Worden Beach
Public Access, Serviges, and Utilities:
Regionol Access: WA 20
Local Access: Cherry Street, Redwood Strest, and 43" Street.
Marine Access: Port Townsand Bay, There Is no boat launch, ramps, or docks at this site,

Fire/Emergency Services: City of Port Townsend's Fire Department and lefferson County Fire
District #6.

Utilittes: There are no utilities currently avallable on site, Utllities avallable in the vicinity of the
site include: water service provided by the City of Port Townsend; and electrical service
provided by leffersan County Public Utility District (PUD) #1. The Millennium Digital Media
Company 18 the provider of cable and Internel services in this area.

Proposed Development Plan - Malntain in Existing Condition

Keep the properly as a passive recreational site, with the option of selling or trading the
property to a public entity with the stipulation the property must remain open for public use.

Estimated Capital Beplacameant/Improvemant Cost: None,
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Union Wharf
Facility Description

Ownarship: Acguired from the City by the Port in 2013, this facility is located on the waterfront
of Part Townsend Bay, In the heart of the City's Commercial Historie District, at the southern
end of Taylor Street. Because the Taylor Street right-of-way extends under Port Townsend Bay
and has not been vacated, the Port holds title only to the fixtures and Improvements within the
right-of-way, from the rip-rap revetment waterward. The City also deeded tideland #51 to the
Port, which lies adjacent and Immadiately west of the southern end of the wharl, outside the
Taylor Street right-of-way.

Existing Facilities & Use: The last of the historic waterfront docks still standing in Puget Sound
In the 1990, the facility had collapsed and remained unused from 1981 to 1996. The Old

Union Wharf was removed and reconstructed between 1996 and 1997 with the help of
matching grant funds from the Washington State Interagency Commission for Qutdoor
Recreation (IAC). The 220° long facility narrower and shorter than its predecessor (due to
ealgrass concerns), and features a timber-framed, open air structure that echoes the old
warehouse facade,

A 160" moarage float dock located on the sast side of the dock makes the wharf accessible to
transient boaters. Union Wharl was built to accommodate larger vessels and is an excellont
facility for commercial boats as well as lor pedestrian access. There are on-dock displays and
intarpretive panels discussing the histary of the Old Union Wharl and city waterfront, as well as
environmental characteristics and Issues, Recent improvements undertaken by the City within
the Taylor Street end make the nearby intorsection of Water and Taylor Streets a focal point far
the downtown, Due to changes in market conditions and increased demand for small cruise
ship vacations on Puget Sound, Unlon Whar! is ideally situated to accommodate increased
visitation.

The Facility was re-built to a high standard, and remains in good to excellent condition, although
no significant capital maintenance was undertaken by the City between 1997 and 2013,

Public Access, Services, and Utllities:

Ré'ﬁ'i'ﬂn of Access: WA 20

Local Access: Water EUEE[}HTHNGF Street.

Marine Access: Port Townsend Bay. There 5 a 160° recreatlonal moorage float located on the
eastern side of the wharf, the southern portion of which s available for commaercial purposes,

The southern portion of Union Wharf Pier is also available on a seasonal basis as temporary
maoorage for larger passenger vessels,
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Unian Whar!
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Figura #15 - Aarial Phata = Unian Whar!

Fire/Emergency services: East Jeflerson Fire-Rescue Department provides fire protection and
emeargency sarvices in the viclnlty.

Utdities: Utilities available in the vicinity of the site include: water service provided by the City
of Poit Towisend; and electrical service provided by Jeferson County Public Utility District
(FLID) #1. The Millennium Digital Media Company 8 the provider of cable and Internet services
in this area.
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Proposed Development Plan = Malntalin Facility/Construct Seq Plan Dock on Tideland #51

The Port plans to actively manage and maintain and manage Union Wharf to maintain Its
functional qualities and resource values (including free pedestrian public shoreline access) In a
mannar cansistent with the Program Grant Agreament and Special Canditions administered by
the Washington State Recreation Office (RCO),

The proposed plan for Union Wharf Pler is to leave the facllity as Is and provide maintenance to
the existing facilities (i.e., both pier and moorage float). The proposed plan also includes the
patentlal to deslign, englneer, parmit, and construct a sea plane dock on Tideland 51, with a
gangway connecting to the northwest cornar of the “L" of the existing Unlon Wharf Pier, The
rnew dock would sccommodate both sea planes and small boat moorage for up to 4 vessels, All
future uses must be consistent with the City's Zoning Code and Shoreline Master Program
(SMP), as wall as the terms of the facility transfer from the City Lo the Port.

Estimoted Copito! Replocement/improvement Cost; The proposed sea plane dock would
reguire an estimated $500,000 to complete (i.e., design, engineering, permitting and
construction), Ongoing capital maintenance of the currently existing Union Wharf facility
would require an estimated 515,000 par year,

Quincy Street Dock
Existing Conditions

Qwnership: The Quincy Street Dock was once the site of 8 decommissioned ferry dock located
in the City of Port Townsend, between Boat Haven and Point Hudson. The Port’s ownership
encompasses approximately 3,000 sguare feet of tidelands. The City of Port Townsend owns all
upland facilities and uses adjacent ta the Port's tideland ownership.

Existing Facilities & Usa: This site was formerly the location of a decommissioned Washington

State Ferry Dock. The remalns of the dilapidated steel tfransfer span were removed in 2013,
due to public safety concerns.

Public Access, Services, & Utilities:
Regional Access: 5R 20
Locol Access: Quincy Street, via Water Streat, in downtown Port Townsand,

Marine: The site of the former dock is located on the northwest shoreline of Port Townsend
Bay.
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Fire/Emergency Services: East Jellarson Fire-Rescue Department.

Water: A G-inch water ling is located on the site. A 12-inch maln on Water Street is avallable to
seryie the site.

Port Prapany
# Rreamia and Rharsiine
Roady
3 | Parasl

50 O B0100 Fest

RNCE FMEFLAn ey

Figure H16 - Aerial Phata = Quiney Street Dock (former site of)
Sewer: A 10-inch sewer line on Water Street |s available,
Electricity: Electricity is provided by Jefferson County Public Utility District (PUD) #1.
Other: Gas, telephone, and solid waste collection services are avallabla in the vicinity,
Proposed Development Plan = Maintain Existing Condition
The proposed plan is to retain the ownership and keap the property as a passive recreational
site, until such time that other uses become desimble or feaslble. At present, the Port has no
development plan for the site, although the location would potentially be suitable as an
alternate location for o sea-plane dock in futura (i.e., if the Union Wharf site proves infeasible).

It s acknowledged that any future use must be consistent with Clty 2oning and Shoraline
regulations.
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City ("Cotton"”) Dock
Existing Conditions

Ownarship: This dock Is adjacent and Immedlately south of Pope Marine Park - and s located
within a vacated portion of the Madison Street right-of-way. The City of Part Townsend owns
all upland facilities and uses adjacent to the dock and north of the rip-rap revetment along the
shoreling [i.e., the Pope Marine Bullding and Park, as well &5 the Madison Street Civic Plaza).
City Dock was deeded by the City to the Port In 2013, Praviously, the City owned the dock from
1974 to 2013, From the mid-1940s to the 70s, the dock was owned by Cotton Engineering &
Shipbulilding.

Existing Facllitles & Usa: In 1993 the City replaced the decaying original dock with a new 220°
long dock, with 50% of the funding coming from a Washington State Interagency Commisslon
for Qutdoor Recreation (IAC) grant. The current facllity features a 70' long timber moorage
loat accessed via a ganpgway on the east side of the dock which is used by visitors and citizens
for temporary boat modrage. The facility is in fair to good condition, although no signilicant
rn11it.1| malntenance was undertaken J:n,.- the Clty between 1993 and the time of ownership
transfer to the Port in 2013,

City Dock 18 used principally Tor recteational boat moorage on a temporary basis and pedestrian
access, Sited In the heart of the Civic District, the dock is also located along the City's "Waler
Wallk” which provides key pedestrian and visual connections to Port Townsend Bay,

Figure #17 - Aerial Photo = City Dock
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Public Access, Services, and Utilities:
Regional Access: WA 20
Locol Access: Water Streeil/Madison Streat,

Marine Access: Port Townsend Bay. There Is a 70' recreational moorage float located on the
eastern side of the dock.

Fire/Emergency Services: East Jefferson County Fire-Rescue Department.

Utilities: Utilities available in the vicinity of the site include: water service providaed by the City
of Porl Townsend; and electrical serviee provided by lefferson County Public Utility District

(PUD) #1.
Propased Development Plan

The Port plans to actively manage and maintain the dock improvements for outdoor public
regreational use in a manner consistent with the Program Grant Agreemoent and Special
Conditions administerad by the Washington State Recreation and Conservation Office (RCO.
Consistent with the Grant Agreement Special Conditions, It Is possible that the dock may be
used seasonally (October 1 to the 3™ Friday in April) for temporary, non-exclusive commercial
uses that do not interfers with free pedestrian public access to the facility. All future uses must
be consistent with the City's Zoning Code and Shoreline Master Program (SMP), as well as the
tarms of the facllity transfer fram the City to the Port,

Other than maintaining the City Dock facility in its current condition {i.e., both dock and
moorage float), the Port has no additional development plans,

Estimated Capital Replacement/Improvement Cost: None, Tha plan does not involve capital

replacement or improvement expenditures. However, maintenance of the sxisting cond|tions
at City Dock would require an estimated 510,000 per year.
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Chapter VII: The Implementation Plan

INTRODUCTION

This chapter identifies the prioritized list of projects that are impartant in fulfilling the promise
of this Comprehensive Scheme. As a practical matter, the Port's annual budget functions as the
Port's Capital Improvement Plan, The annual budget is separate fram, but |s the mechanism by
which this Comprehensive Scheme Is implemented. |In the years ahead, this document will
provide the principal direction for the Part Commission and staff in selecting future capital
prajects.

INITIAL PROJECTS LIST

The following is a listing of the central recommendations of this Comprehensive Schame for
new capltal projects and capital replacement projects (not ongolng capital maintenance). The
timing of the implementation of these projects will depend largely on the Port’s ability to fund
these development recommendations, market demand, and the avallabllity of additional
property for Port acquisition and development.

Near Term (Next 1-5 Years)

Boot Haven,
= Marina:
o Hoat Ramp Expansion 500,000
= Uplands:
o Construction of 5andblast Facility 22,000,000
o Construction of Marine Trades Building (Lumber Yard Site) 51,000,000
53,500,000
Point Hudson:
s Marina:
o Ongoing Capltal Maintenance
o No Proposed Capital Replacement orf Improvemant
Projects
= Uplands:
o New Paved Parking 150,000
o New Commercial Buildings and Utilities 51,000,000
o MNew RY Park Configuration, Parking and Utlilities 2150,000
51,300,000
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Quilcane:
= Ongoing Capltal Malntenance
= No Proposed Capltal Replacement or Improvement Projects
(Pending Outcome of Community Visioning Process)

Gardiner Launch Ramp:
= Ongoing Capital Maintenance
= Mo Proposed Capital Replacemeant or Improvamaent Projects

Mats Mots Launch Romp:
s (Ongoing Capital Maintenance
& Mo Proposed Capital Replacement or Improvement Prajects

Port Hodlock Remp & Dock:
= Ongoing Capital Maintenance
s No Proposed Capital Replacement or Improvemant Projects

Eco-Industrial Park (ICIA):
= No Capital Maintenance Nocessary
= Mo Proposed Capital Replacement or Improvement Projects

Fort Worden Beach:
s Mo Capital Maintenance Necessary
s«  Nog Proposed Capital Replacement of Improvement Projects

Unian Wharf:
= OARoIng Caultal Maintenanca
* Mo Proposed Capital Replacement or Improvement Projects

Quincy Street Dock:
=  Ongoing Capital Maintenance
= No Proposed Capital Replacement of lmprovement Projects

City (“Cotton”) Dack:
= Ongoing Capital Maintenance
¢ Mo Proposed Capltal Replacement or Improvement Projects
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Medium Term (6-10 Years)

Boat Haven:
=  Marina:
o Ongoing Capital Maintenance
o Mo Proposed Capltal Replacement or Improvement

Projects
= LUplands:
o Paving of Boat Yard 56,000,000
Paint Hudsan:
=  Marina

n  Ongoing Capital Maintenance
o MNo Proposed Capital Replacement or iImprovement
Projects

= Uplands
o Ongolng Capital Maintenance

o Mo Proposed Capital Replacement or Improvement
Projects

Quilcene:
= Ongoing Capital Maintenance
& No Proposed Capital Replacement or Improvement Projects
(Pending Outcome of Community Visloning Process)

Gardiner Launch Romp:
= Dngoing Capital Maintenance
¢« Mo Proposed Capital Replacement or Improvement Projects

Mats Mats Lauach Ramp:
= Ongoing Capital Malntenance
= Mo Proposed Capital Replacement or Improvemaent Projects

Port Hodlock Romp & Dock:
& Ongoing Capital Maintenance
&« No Proposed Capital Replacement or lmprovement Projects

Eco-Industrial Park (JCIA):

» |nstallation of “Phase |” Basic Infrastructure (l.e., Roads,
Stormwater Improvements, Wastewater Disposal System) 52,911,000
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Fort Worden Beach:
& Mo Capital Maintenance Necessary
= [No Proposed Capital Replacement or improvement Projects

Union Wharf:
= Design, Engineering, Permitting and Construction of Sea Plane
Dock {i.e., Gangway, Plles, Float(s)) £750,000

Quincy Street Dock:
= Ongoing Capital Mainténance
= No Proposed Capital Replacement or Improvement Projects

City (“Catton”) Dock:

* Ongoing Capital Malntenance
= Mo Proposed Capital Replacement or Improvement Projects

Estimated Capital Replacement & Improvement Costs (6-10 Years)= 59,661,000

Long Term (11-20 Years)

Boat Hoven;
« Marina;
o Deespwater E:-'.|:|ni:||'|:i|'.1r|1 li.e., Dredping, New Floats,
Utilities, Piers & Gangways) 410,000,000
= LUplands:

o Ongoing Capltal Malntenance
o Mo Proposed Capital Replacement or Improvement
Projects

Paint Hudson:
& Marina:
o Ongoing Capital Maintenance
o Mo Proposed Capital Replacemant or Improvement
Projects
= Uplands:
o Ongeing Capital Maintenance
o No Proposed Capital Replacement or Improvement
Projects

' I deernid appropriate, thie U8 Ay Cofgds oF Engingers [COE| samild find the dedgn, angineering, permitting, demolitlon end consbruction
munociated with @ naw maring breabwiter. Hence, edtinatis of the COE pamhan of the project are not included hers,
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Quileene:
= Ongoing Capltal Maintenance
* Mo Proposed Capital Replacement or improvement Projects
(Pending Outcome of Community Visioning Process)

Gardiner Launch Ramp:
= Ongoing Capltal Malntenance
= MNo Proposed Capital Replacement or Improvement Prajects

Maots Mots Lounch Romp:
= Ongoing Capital Maintenance
& No Proposed Capital Replacement or Improvement Projects

Port Hodlock Ramp & Dock:
= Ongoing Capital Maintenance
= Mo Proposed Capital Replacement or Improvement Praojects

Eco-industrial Park {JCiA):
« Installation of "Phase II" Completion of Infrastructure (l.e., Roads,
Stormwaler Improvements, Wastewater Disposal Hookups) $1,040,000

Fort Worden Beach:
& Mo Capital Maintenance Necessary

# Mo Proposed Capltal Replacement or Improvement Projects

Union Whorf:
L ﬂngdil‘lg Capital Maintenance
& RNo Prnpl:lsl:d E-Ilp|lH| Replacement of Improvement Projects

Quincy Straet Dock:
= Ongolng Capital Maintenance
= Mo Proposed Capital Replacement or Improvement Projects

City (“Cotton”) Dock:
= Ongoing Capital Maintenance
= Mo Proposed Capital Replacement of Improvement Projects

E ital Replacement & | - =

GRAND TOTAL CAPITAL REPLACEMENT & IMPROVEMENT COSTS = 525,301,000
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POTENTIAL FUNDING MECHANISMS

It addition to using its cash reserves from tax levy and lease revenue, the Port can sell revenue
bonds and apply for State grants to assist with the acquisition and development of its
properties and facilities as recommended in this Comprehensive Plan.

separate funding plans for implementing specific projects included within this plan will need to
be developed by Port stafl for Port Commission approval, In addition to Port general funds
some of the funding sources avallable to the Part include those listed below.

General Obligation Bonds

A General Obligation Bond Debt is a loan secured by the full faith and credit of the Port for use
to make infrastructure improvements within the district (RCW 39.46.110). The maximum
amount of the total bonds Issued by a taxing district is set by RCW 39.36.020 at 3/8% of the
assessed property value of and in the taxing district, without voter approval. If 60% of the
voters approve a bond fssue, the amount of the total bonds issued by a taxing district is set by
RCW 39.36,020 at 1.25% of the assessed value of the property value af and in the taxing
district, These bonds can be used for any general government or private activity purpose of the
Part. The total amount of private activity bonds Issuad in Washington is limited by other
federal tax laws.

Revenue Bonds

A revenue bond is a special obligation of the Port District (RCW 39.46.150 (4)). The bond must
be paid from revenues derived from the Investment, or from reserve or special funds created
when the bond s Issued, Typlcally, these bonds are used to build projects that the Port will
lease to sameone, thus creating the revenue stream to repay the bond. Note that no general
tax revenues can be used to pay revenue bonds,

Industrial Development Reveniue Bonds

industrial Development Revenue Bonds (IBRB) may be issued by public development
corporations. The Port has such a corporation, |BRB's are non-recourse bonds issued by the
public development corporation through the Port, and are authorized by RCW39,.84,100, The
public development corporation must never use public funds to repay the debt of an IDRB.
Therefore, the creditworthiness of the project ownar (or tenant) must be excellent. In addition,
a bank meeting certain solvency requirements must issue a letter of credit as a back-up to
protect the public development corparation from ever paylng the debt,
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Community Economic Revitalization Board (CERB)

The Community Economic Revitalization Board is a state agency that glves grants and
subsidized loans to local governments to do economic development (usually infrastructure)
projects. The Port has used this source of funding in the past.

LOCAL Program

The LOCAL Program is a State Treasurer's program to help small local governmeant to issue small
amounts of general obligation debt at the state’s Interest rate, which is usually used for small

projects.
The Washington Technology Center (WTC)

The WTC was created by the State Legislature in 1983 and provides annual grants from 55,000
to $100,000 for businesses and their specific projects, The center also helps link companies to
university research faculty with applicable expertise. The Port could pursue a partnarship
alliance with the WTC to assist businesses Interested in locating in the Port District.

Aguatic Lands Enhancement Account (ALEA) Grants

The ALEA grant program Is administered by the Department of Natural Rescurces to help fund
projects each blennium that provide for public aceess, interpretive, and habitat Improvement
projects that meat the ALEA objectives. Since 1985, DNR's ALEA capital grant program has
recejived varying levels of funding based on revenue generated and legislative appropriation,
ALEA grants have invested more than 528.5 million to improve access to waterfront areas and
help ta protect and restore aguatic habitats on state-owned aguatic lands.

Boating Facilitics Program Grants

The State Marine Recreation Land Act {Initiative 215) was approved by voters in 1964, This
legislation earmarks taxes paid on motor vehicle fuel used in watercraft for boating: related
lands and facilities, Acguisition, developmeant, and renovation projects on fresh or salt water
are eligible including launch ramps, transient moarage, and upland support facilities.
Background and policies are explained in the Interagency Committes for Outdoor Recreation
(1AC)'s Boating Facilities Program Plan.

Washington Wildlife Recreation Programs (WWRP) Grants
The WWRP provides funds for the acquisition and development of recreation and conservation
lands. WWRP funds are administered by account and category, The Habitat Conservation

Account includes critical habitat, natural areas, and urban wildlife categories. The Outdoor
Recreation Account includes local parks, state parks, tralls, and water access categories.
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