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MESSAGE FROM THE EXECUTIVE DIRECTOR 

Introduction  

The Port of Port Townsend provides many important facilities and services to Jefferson County residents and 
visitors.  These facilities and services provide the basis for our thriving marine trades industries, a wide variety 
of outdoor public recreational opportunities (from marinas to boat ramps to an RV park), as well as 
important air and water transportation links to the wider Puget Sound region.  Maintaining and replacing the 
public infrastructure that supports these activities continues to be an enormous challenge.  The Port’s 
infrastructure is both extensive, and very expensive.  
 
Port facilities encompass some 550 total acres in East Jefferson County and include three marinas, six boat 
ramps, two large public docks, an international airport and 30 buildings leased to private businesses. These 
buildings and infrastructure constantly require maintenance and repair.  The marinas are hit with winter 
storms that batter the breakwaters protecting them.  Docks, piers and floats need periodic rehabilitation.  
Harbor entrance channels require regular dredging.  Industrial stormwater systems must be maintained and 
improved to treat runoff from shipbuilding and repair activities.  In sum, Port facilities and operations are 
complex, and involve many moving parts.  Planning, programming and funding the repair and replacement of 
this infrastructure is a constant challenge. 

Economic & Financial Outlook 

Assuming that macro-economic conditions remain stable (i.e., nationally and globally), the economic outlook 
for Jefferson County for the year ahead appears positive. (Source:  Washington State Department of 
Employment Security).  However, federal and state funding for capital projects remains highly constrained, 
particularly for rehabilitating existing infrastructure, and we will need to build successful community 
partnerships to assist us in securing increasingly scarce funds.   
 
The Port’s operating finances continue to improve.  Comparing 2018 actual operating expenses to the 2019 
budget reveals that Port spending has decreased by approximately $85,000. This has been achieved through 
cuts in administration, and reductions in the use of outside contractors, travel and training expenses.  In 
addition, retirement of debt in 2018 increased cash flow in 2019 by about $400,000.  
 
The same 2018 to 2019 budget comparison shows the Port is generating almost $300,000 more in operating 
revenues. This is a byproduct of successes in attracting new business, new tenants and incrementally raising 
rates toward market levels. 
 
Despite these positive indicators, the Port remains financially challenged to repair and replace some critical 
infrastructure that provides the basis for many businesses and family-wage jobs in Jefferson County.  At the 
top of the infrastructure list are the overlapping breakwaters protecting the Point Hudson Marina.  The 
failure of either of these 85-year-old, storm-damaged structures would impact every Point Hudson business 
and moorage customer, and many businesses in downtown Port Townsend.  Even a scaled-down plan for 
their repair is estimated to require about $7.5 million.  
 
Tallying only the near-term, infrastructure repair and renovation priorities reveals that nearly $15 million is 
required Port-wide.  Meanwhile, the Port’s capacity to take on additional debt is presently limited to around 
$6 million. 
 
In synopsis, the Port remains financially healthy with respect to day-to-day operations:  it generates more 
money than it spends and continues to set aside reserves.  However, the Port has no ready source of funds 
and insufficient debt capacity to handle many high-priority capital repair and replacement projects.  
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Capital Investment Needs – Present & Future  

A list of high-priority capital projects has been discussed with the Commission and public for some time now.  
To the extent our financial capacity allows, we must begin to address these needs now.  Consistent with the 
Port’s Strategic Plan, our primary focus remains the repair and renovation of existing facilities that defend the 
Port’s core revenue streams.  The following list outlines our most immediate project priorities and provides 
cost estimates – the majority of which are beyond the Port’s present ability to fund: 

 Rehabilitate/re-build the North and South Point Hudson jetties: ............................................. $7.5 million 
 Repair 2018 storm damage to the Main Breakwater at Boat Haven:  ............................................ $300,000 
 Boat Haven Boatyard resurfacing (to maintain stormwater compliance): ..................................... $250,000 
 Dredge the entrance to the Quilcene Marina:  ................................................................................... $250,000 
 Repair buildings at the Quilcene Marina:  ........................................................................................... $150,000 
 Rebuild the Boat Ramp at the Quilcene Marina:  .............................................................................. $300,000 
 Remediate asbestos in historic Point Hudson buildings:  ................................................................ $125,000 
 Replace and repair aging roofs and structures at Boat Haven:  ....................................................... $275,000 
 Renovate C and D and Linear Dock at Boat Haven Marina:  .................................................... $1.7 million 
 Replace creosote pilings at all Port marinas and boat launch facilities:  ........................................ $510,000 
 Upgrade electrical service at Boat Haven Marina and Boatyard:  ................................................... $275,000 
 Re-pave roads at Point Hudson:  ......................................................................................................... $165,000 
 Repair Docks at Quilcene Marina:  ...................................................................................................... $256,000 
 Rehabilitate the Mats Mats Bay Boat Ramp:  ..................................................................................... $300,000 
 Replace and repair aging roofs on Point Hudson buildings:  .......................................................... $800,000 
 Renovate Jefferson County International Airport (JCIA) hangars: ..............................................  $600,000 
 Replace fuel tanks at the JCIA:  ............................................................................................................ $300,000 
 Dredge the entrance to the Boat Haven Marina:  .............................................................................. $550,000 

Total: ............................................................................................................................................ $14,606,000 

 
This list is extensive and will take many years to accomplish, but further delay will only increase both the 
scope and cost of the projects identified.   

A Way Forward  

To begin to address these mounting capital infrastructure challenges, the following step-by-step approach is 
recommended:  

1. Build net operating revenues through a combination of growing income and reducing expenses. 

2. Actively seek to lease vacant spaces in all of our port facilities.  

3. Complete infrastructure upgrades at Jefferson County International Airport while federal funds 
remain available. 

4. Continue with the Port’s recently adopted business practices and leasing policy in the management of 
our properties and operations.  

5. Diligently maintain Boat Haven stormwater infrastructure and effectively administer and enforce 
Best Management Practices (BMPs) to comply with state regulatory standards and keep our adjacent 
marine waters clean. 

6. Continue to cultivate, improve and nurture relationships with all of our community partners.   
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Preparing for Tough Choices  

As I said last year, we need to prepare ourselves for some tough choices ahead.  Adoption of the 2020 budget 
is only the beginning.  Our current revenue streams, tax receipts and debt capacity are inadequate to fund the 
capital needs outlined on the previous page.  Many of these projects were not included in our five-year capital 
plan and will need to be pushed out further in the planning cycle. 
 
This suggests that we will be required to undertake management responses that may include a combination of 
the following: 

1. Increasing rates and fees to recoup costs; 

2. Critically evaluating expenses and reducing wherever possible; 

3. Pursuing the surplus and sale of non-performing assets that do not advance our central mission of 
economic development; and 

4. Consistently communicating in a manner that seeks to align community expectations with our 
financial realities.   

Over time, Port users and the public should prepare for incrementally lower levels of service, and facilities 
that are clean and functional, but not necessarily first-class. 
 

Port staff and I look forward to working with the Commission to ensure the continued financial stability of 
the Port of Port Townsend and to support a vibrant and healthy local economy. 
 
Respectfully,  
 
 
Jim Pivarnik 
Executive Director 
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INTRODUCTION 
About Us 
The Port of Port Townsend is a municipal corporation authorized by Washington State statute (Revised Code 
of Washington [RCW] Title 53) to provide for the development and maintenance of harbors and terminals 
and to promote tourism and foster economic activity. Created in 1924, the Port is a special purpose district 
independent from other local or state governments. The Port’s geographical boundaries consist of all of 
Jefferson County, Washington.   
 
The Port is governed by a three-member Board of Commissioners; each elected to a four-year term.  The 
Commission delegates administrative authority to an Executive Director who manages staff to conduct 
operations of the Port. The County levies and collects taxes on the Port District’s behalf, as determined by 
the Board of Commissioners, and acts as treasurer for the Port as defined under RCW 53.36.010. 
 

Mission 
The Mission of the Port of Port Townsend is to serve the citizens of Jefferson County by responsibly 
maintaining and developing property and facilities to promote sustainable economic growth, to provide 
community access to Port facilities and services, and to protect and maintain our community resources and 
maritime heritage.   
 

Organizational Chart  
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PORT COMMISSIONERS 
 
District 1 Commissioner: Stephen R. Tucker, Secretary 
Term of Office: January 1, 2015 – December 31, 2019 
 
Commissioner Tucker was first elected Port Commissioner in 2011 and 
re-elected in 2015.  He is a retired business owner and an avid boater, RV enthusiast, and 
fisherman.  Over the years, through the Coast Guard Auxiliary and the Power Squadron, 
Steve has taught many courses in boating safety, maintenance, navigation and electronics.  
 

 
District 2 Commissioner: William Putney III, President 
Term of Office: January 1, 2018 – December 31, 2021 
 
Commissioner Putney is serving his first term as Port Commissioner. He is 
a retired technologist and entrepreneur. Since his retirement in 2009, he 
has devoted himself to volunteering. Currently, Bill serves as the Chief 
Engineer at KPTZ, and volunteers for PTFF, Northwind Art Center and 
AAUW. He has his private pilot’s license and holds an FAA Airframe and 
Powerplant Mechanic’s certificate.  

 
 

 
District 3 Commissioner: Peter W. Hanke, Vice President 
Term of Office: January 1, 2018 – December 31, 2021 
 
Commissioner Hanke was elected Port Commissioner in 2013 and re-elected in 2018.  
Mr. Hanke owns and operates Puget Sound Express, a family-owned passenger ferry and 
whale watch operation located at the Point Hudson marina.  Besides being a boat captain 
and a business owner, Pete is also a pilot who has enjoyed flying out of Jefferson County 
International Airport since 1998.   
  



Port of Port Townsend 2020 Operating & Capital Budget 9 

OPERATING BUDGET 2020 
Overview 
The goal of the 2020 Operating and five-year Capital Budget is to align our business practices and objectives 
to support both our organizational capital needs and our short and long-term financial sustainability.  The 
Port Commission has instructed staff to prepare a budget that supports economic vitality while increasing our 
net cash position. 

Organizational Initiatives 
As part of our efforts to improve the Port’s financial position over the course of the coming year, we intend 
to:   

 Develop a comprehensive set of planning documents that reflect Commission direction. 

 Continue to develop a comprehensive review of all Port business operations, carefully examining the 
value proposition each provides to the Port and to our customers. 

 Modernize business and administrative procedures across our operations. 

 Complete the development of a robust Capital Plan and develop funding strategies for the near term. 

 Directly pursue and develop business to increase the Port’s Operating Revenue and Net Operating 
Income by utilizing capacity in the Boatyard, the Marinas, RV park, and Properties in Boat Haven 
and Point Hudson. 

 Develop marketing and brand strategies to better position the Port in successfully attracting 
businesses and customers.  

 Conduct a comprehensive review of existing pricing structures across all Port business operations.  

Operating Revenues 
The 2020 budget reflects total operating revenues of $6,389,249, an increase of 3% from the 2019 budget. 
The key aspect of Port revenue is that it is trending upward over the past two years and should continue 
increasing. The goal is to grow Operating Revenue and Net Operating Income by approximately $200K or 
more year-over-year while controlling expenses to contribute to our Capital Improvement Program.  Overall, 
the Port’s revenues are generated throughout the operating units with Boat Haven providing 30.1%, Yard 
30%, PTBH Properties 9.7%, Point Hudson 24.4%, Quilcene 2.7%, Ramps 2.4%, and Airport 0.8%.   

Operating Expenses 
Port-wide operating expenses are budgeted to be $5,114,823 in 2020, a 1.5% increase from the 2019 budget.  
Despite unavoidable staff cost increases (COLA, healthcare and pension contributions) and anticipating a 4-5 
month overlap with the replacement Executive Director position, a moderate increase in expenses was 
obtained by holding other expenses down wherever possible.  General & Administrative (G & A) expenses 
total $1,385,903 or 27% of total operating expenses.  This is reduction of 4% over 2019’s Budget.  Part of this 
was the result of a new position (Leasing & Contracts Administrator) which is primarily a front-line employee 
for all Port property and part was due to the elimination of the Director of Operations and Business 
Development position.  G & A costs are allocated to each operating unit based on a percentage of that unit’s 
operating revenues.   

Net Operating Income 
The 2020 budget reflects a net operating income of $1,274,426, an increase of 10% when compared to 2019.  
Much of the increase in net operating income over the prior year is from projected increased revenues of 
nearly $194,000 and a moderate expense increase of $76,554.   
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Non-Operating Revenue & Expenses 
The 2020 budget reflects a $1,030,000 tax levy, which is an increase of 2.2% (which includes estimates for 
new construction). This was calculated and recommended by the County Assessor.  Interest income is 
budgeted conservatively at $54,000 for 2020, which includes the ARRA Bond Interest Subsidy received semi-
annually on the 2010 Limited Tax General Obligation (LTGO) bond.  Grant revenue is budgeted at 
$3,396,200 in anticipation of completing the Jefferson County International Airport Runway Reconstruction 
and Taxiway Connector project as well as the County PIF grant for the Point Hudson South Jetty Renovation 
design and permitting.  Non-operating expenses consist of interest expense on the debt service of $269,588 as 
well as other non-operating expenses of $1,500.   
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Summary of Operating Budget 
 
 
 
 
 
 
 
 
  

Boat Haven 
Moorage 30.1%

Yard Operations
30.0%

Point Hudson
24.4%

Boat Haven 
Properties 9.7%

Quilcene 2.7% Ramp Use 2.4% Airport 0.8%

2020 OPERATING BUDGET REVENUES

Boat Haven 
Moorage 22%

Yard Operations
35%

Point Hudson
22%

Boat Haven 
Properties 8%

Quilcene 4%

Ramp Use 1%
Airport 4% Maint. General 5%

2020 OPERATING BUDGET EXPENSES

2020 Operating Budget Expenses 

Boat Haven Moorage   $    1,113,728  

Yard Operations         1,782,467  

Point Hudson         1,121,846  

Boat Haven Properties             413,289  

Quilcene             180,036  

Ramp Use               56,343  

Airport             195,831  

Maint. General             251,283  

   $    5,114,823  

2020 Operating Budget Revenue 
Boat Haven Moorage   $    1,920,231  
Yard Operations         1,918,841  
Point Hudson         1,560,446  
Boat Haven Properties             616,651  
Quilcene             170,045  
Ramp Use             151,735  
Airport   $          51,300  

   $    6,389,249  
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Consolidated Operating & Non-Operating 2020 Budget 
with comparison to Prior Years 
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2020 Departmental Operating Budgets 

Boat Haven Moorage 
Boat Haven moorage revenues are estimated to increase $25,359, in part due to a rate increase of CPI and in 
part due to occupancy utilization.  The reduction in Permanent Moorage is the result of changing to a Cash 
Basis reporting.  When a permanent moorage customer leaves their slip, it can be rented out while they’re 
gone.  With accrual basis, this was shown as an expense when the Port reimbursed the permanent tenant a 
portion of this additional revenue; however, with cash basis, this reimbursement reduces the permanent 
moorage revenue.  In 2019, the main Boat Haven restroom was locked to customers only, thereby reducing 
Shower revenues.  However, this has saved more than that amount in repair and maintenance costs.  Finally, 
after combining Moorage and Yard customer service representatives (CSRs) to one location, the customer 
service overall has improved. 
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Boat Haven Yard 
Overall Yard revenue is expected to increase by $88,553, over 2019 levels, which was an aggressive year for 
revenue growth.  Workyard revenue is anticipated to increase due to the discounted rates, developed in 
collaboration with the Marine Trades, for pre-payment of over 30 day stays.  New fees for Workyard Electric 
and Environmental fees will help boost revenues and recover expenses.  
 
The Boatyard is expected to increase in both hoist revenue and storage with direct marketing by both the 
Port staff and Marine Trades.  The discounted Workyard rate is anticipated to be in effect until March, 2020, 
at which time the two years of seasonal discounts on Workyard rates will be re-examined to determine if the 
rates effectively increased demand and use of the Workyard, as well as revenue, as anticipated. 
 
As mentioned with Boat Haven Moorage, by combining the customer service staff in one location, the CSR 
time has shifted to a bit more in the Yard.  
 
Overall, with the reduction in operating expenses and modest revenue increases, the net effect should be a 
positive net income from operations of $136,374.  
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Point Hudson 
Overall, Point Hudson revenue is expected to increase about $80,000 over the 2019 budget.  Point Hudson 
RV Park revenue is expected to increase approximately $22,000 as staff promotes winter monthly stays to 
customers as well as nightly revenue year-round. There is an estimated $15,565 increase in nightly marina 
guest business in 2020, and a nominal monthly guest increase of almost $6,000. These revenues reflect normal 
operations and revenue goals. Point Hudson properties are being leased, which is reflected in an increase of 
approximately $12,000 over 2019. 
 
A new position, Leasing & Contracts Administrator, was created in 2019 and as a front-line, customer-
oriented staff person, has increased the personnel cost for this and other departments that have leases and 
rentals.  A `savings in utilities is expected with a change in cable service providers to the RV Park. 
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Boat Haven Properties 
Properties are expected to decrease by approximately $28,000, due to the loss of three (3) tenants in 2019.  
However, staff is focused on alternative leasing options at the Boat Haven. All assets are marine dependent or 
related uses for manufacturing, warehousing and related office requirements.  
 
A new position, Leasing & Contracts Administrator, was created in 2019 and as a front line, customer-
oriented staff person, has increased the personnel cost for this and other departments that have leases and 
rentals.  This position enhances and supports the Port’s drive to lease and rent all of its available property.  In 
addition, an environmental position was filled and particularly in Boat Haven, works regularly with tenants to 
understand and comply with environmental standards that support a healthy boat yard.   
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Quilcene 
Quilcene revenues are projected to increase by approximately $10,000 which is largely due to having a 
dedicated staff member onsite year around.  With this committed staff position comes increased cost, 
however, over time we anticipate a steady shift from the nominal loss in net operating income of $10,000 to a 
positive net income within about a year. In addition, some of the projected 2020 net loss is due to the 
elimination of RV use which is against County zoning. 
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Ramps 
The Port has boat launch ramps located in Port Townsend, Port Hadlock, Gardiner and Mats Mats in Port 
Ludlow.  All these boat ramps are single ramps, except for the one in Port Townsend which is a double ramp.  
There’s a slight increase in Ramp revenues of approximately 10%, or $4,600, largely from increases in Ramp 
fees, and some due to increased Dinghy Float use.  Port staff will work in 2020 with tribal leaders to establish 
a commercial rate structure for tribal fisheries. 
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Jefferson County International Airport (JCIA) 
JCIA revenues are estimated to increase by approximately 9% primarily due to applying CPI to leases and 
increased hangar rentals.  Expenses will be more, approximately 20%, than the previous year.  These increases 
are primarily due to the new Leasing & Contracts Administrator and Environmental specialist positions as 
well as increases in maintenance staff work.  In addition, the insurance cost for the underground fuel storage 
tank and the cost to mow contribute to expense increases. 
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Maintenance - General 
The Port’s Maintenance department activity is typically recorded in the Port department in which it occurs.  
Maintenance costs not specific to any particular department are included here under Maintenance-General.  
Variances between 2019 and 2020 simply show year-to-year activity variances for non-specific departmental 
maintenance activity.   
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CAPITAL BUDGET 2020 
Overview 
A limited number of capital projects are currently funded, as capital needs far exceed available resources.  
Capital projects not identified in this budget will be examined on a case by case basis.  If a project can be 
funded through rents or on a reimbursable basis and will break even or better within the current fiscal year, it 
may be considered.  Capital projects may also be funded by reallocating operating expenses currently 
categorized as “Maintenance & Repair” expenses to capital projects as needs warrant.  
 

JCIA Runway Reconstruction 
The Jefferson County International Airport (JCIA) runway was constructed in 1990 with an anticipated 
design life of 20 years.  Although the runway has been well-maintained, it is now beyond its anticipated design 
life.  The Capital Improvement Plan anticipates the completion of this multi-year, FAA supported, effort with 
construction work commencing as soon as weather conditions permit in the spring.  The bidding process has 
been completed and a Notice of Award letter issued for this project. 
 

Boat Haven Workyard Resurfacing 
Although the Port is in compliance with the Boatyard General Stormwater Permit administered by the 
Washington State Department of Ecology, on-going maintenance of the Workyard surface is necessary both 
to improve the working conditions for customers, and to remove and/or cap soils and sediments containing 
high concentrations of regulated substances (e.g., copper and zinc).  The work will involve scarification of the 
existing surface, excavation to transition and blend existing edges and establish a new gravel surface grade.  
The effort is anticipated to maintain or improve stormwater system performance and compliance. 
 

Boat Haven Breakwater Repair 
The eastern 600 feet of the main breakwater at Boat Haven was originally constructed in 1935.  This portion 
of the breakwater suffered considerable damage during a storm on December 20, 2018.   The damage is 
similar in nature to storm damage that occurred in 2016.  Permitting for this project is not yet complete, 
which will necessitate formal consultation with the National Marine Fisheries Service (NMFS).  Due to the 
length of the permitting process, the repair work is not anticipated to occur until the in-water work window 
re-opens in July of 2020.  Ongoing maintenance and repair of the breakwater is critical to all operations and 
activities at Boat Haven. 
  

WDFW Leasehold Improvements 
A majority of the “Hospital Building” at Point Hudson is occupied by the Washington State Department of 
Fish and Wildlife (WDFW) under a five-year lease with the Port.  The lease agreement commits the Port to 
undertake capital improvements to mitigate creosote odors within the premises.  In 2019, the Port undertook 
the installation of an air-to-air exchange system to increase fresh air circulation within the building.  The 
project for 2020 anticipates the replacement of floor coverings within the premises to remove carpets that 
retain creosote odors with laminate surfaces less prone to odor absorption.  This phase should complete the 
Port’s agreement to capital improvements outlined in the lease. 
 

Point Hudson Jetty (South) Renovation 
The comprehensive renovation of the Point Hudson Jetty, particularly the 258-foot long South Jetty, is 
among the Port’s highest capital priorities due to the importance of Point Hudson to the community’s 
economic vitality and character.  The existing structure is severely compromised and in need of complete 
renovation (i.e., either progressive reconstruction or replacement) in the near-term in order to maintain 
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uninterrupted use of the historic marina.  The work for 2020 involves continuing to advance the engineering 
design and permitting process for renovation of the South Jetty arm.  The preliminary design anticipates the 
construction of a steel batter-pile and stainless-steel mesh lagging system that would encapsulate the existing 
deteriorated structure.  At present, considerable uncertainty exists with regard to the time that will be required 
to complete formal consultation with the National Marine Fisheries Service (NMFS) to ensure Endangered 
Species Act compliance.  Both the duration of this process, as well as the off-site mitigation that may be 
required by NMFS and the US Army Corps of Engineers are unknown at this time.  
 

Point Hudson Jetty Repair – Contingency Funding 
Because the time frame for obtaining permits for the Jetty (South) renovation project outlined above is 
uncertain, contingency funding is budgeted for potential emergency repair work that may be necessary to 
safeguard continued operation of the Point Hudson Marina until the more comprehensive structural 
rehabilitation can be completed.   
 

Quilcene Marina Entrance Channel Dredging 
The entrance channel to the Quilcene Marina requires periodic maintenance dredging to ensure safe 
navigation and continued recreational and commercial use of this important south Jefferson County facility.  
The work on this project anticipated for 2020 involves retaining a consultant to scope the extent of dredging 
needed and obtain necessary permits; the actual dredging work is not planned to take place until 2021. 
 

Small Capital Projects 
These projects will be reviewed and considered on a case by case basis and each is estimated to be less than 
$30,000.   
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5-YEAR CAPITAL PROJECTIONS 
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CAPITAL FUNDING 
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CASH FLOW PROJECTIONS 
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Capital Budget & Cashflow Notes: 
1. Project total is $10,000 and estimated to be half way done by end of 2019 with the remainder in 

2020. 

2. Design/Permitting on the South Jetty Reconstruction project started in 2019, partially funded by the 
Jefferson County PIF grant in the amount of $150,000. 

3. This line item is the total capital projects that are supported by the Cashflow projections, which 
include awarded grants, various capital reserves and net operating income.  Under "Unknown 
Funding Sources" for 2021 is the remaining 2/3 of the C&D & Linear Dock Renovation 
construction. 

4. Revenues - Operating were increased conservatively each year by 3.0% after 2020, based on 
averaging 8-year historical results. 

5. Revenues - Prop Tax Levy was increased annually by 1.0% as allowed by statute (actual may vary by 
AV and new construction estimates calculated annually by County Assessor). 

6. Revenues - Other Non-Operating in all periods, are based on an 8-year historical average for 2021 
and subsequently increased annually at 3%.  2020 includes the FAA and WSDOT grants for the JCIA 
Runway Rehabilitation project.  2021 includes estimates for new debt for Point Hudson South Jetty 
Renovation Construction.  The jetty project estimates are preliminary. 

7. Expenses - Operating is increased annually at 3% after 2020, based on averaging 8-year historical 
results. 

8. Expenses - Bond Interest is based on bond amortization schedules of current debt, plus, starting in 
2021, an estimated annual Loan or Bond repayment for the Point Hudson South Jetty Renovation 
(principal $5m @ 3% for 20 years). 

9. Expenses - Other Non-Operating start with 2020 budget and increased annually by 2%, based on an 
8-year historical average.  This line item has historically varied quite a lot, but the amount is not 
significant to this analysis.  Future election years are in 2021, district 2 and 3, and 2023 for district 1. 

10. Debt principle is current debt, based on bond amortization schedules, plus starting in 2021, an 
estimated annual Loan or Bond repayment for the Point Hudson South Jetty Renovation (principal 
$5m @ 3% for 20 years). 

11. In January 2019, the Port commission approved a minimum cash reserve for operations to ensure 
the long-term sustainability of the Port.  The target is 25% of annual operating expenses.  With 
progressive savings, this reserve should be fully funded by 2024, estimated to total approximately 
$1.5m (25% of Operating Expenses). 

12. The Port Townsend Boat Haven Reserve is anticipated to be spent down by the end of 2021 with 
various Boat Haven capital projects. 

13. The Port-Wide Capital Reserve will be used for projects and grant match, as applicable.  In August 
2016, the Commission established this reserve to be funded at $120,000/year and, starting in 2021, 
the plan is to increase this reserve funding to $250,000/year.  Throughout this 5-year projection, 
these funds will be used for various projects as noted above.  
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Cash Flow Projection Assumptions   
Year-to-date August is 67% through the year, and yet revenues were at 70% of budget and expenses were at 
61% of budget.   
 
For years 2020-2024, we projected annual increases in revenue and expense both by 3%.  These are based on 
an 8-year historical average of Port increases. 
 
Non-Operating Revenues and Expenses are based on 2020 known and anticipated projections such as grants, 
the property tax levy, debt service interest, and both the JCIA Runway Reconstruction and Point Hudson 
South Jetty Reconstruction project grant revenues.  Projections after 2020 are based on known and 
anticipated inflows and outflows, to include future elections. 
 
Capital Expenses in 2020 include the JCIA Runway Reconstruction project, the Point Hudson South Jetty 
Reconstruction design and permitting, the Boat Haven Breakwater Repair project and a contingency for an 
emergency repair of the Point Hudson South Jetty.  Some smaller capital projects in various stages are 
included, as well.  For years 2021-2024, there is a capital expense placeholder for small capital projects (not 
yet unidentified) and in 2022 vehicles are placed back on the schedule annually.  This is very early in the 
project stage, however, we’re estimating approximately $5,000,000 in bond debt will be necessary in 2021 to 
fund the Point Hudson South Jetty Reconstruction, if the Commission so chooses.  In 2022, there is 
$1,000,000 in unfunded project costs for the C&D Dock Renovation and in subsequent years, the ability to 
fund projects dwindles. 
 
Debt Service principle is in accordance with the bond amortization schedules.  New debt is anticipated to 
occur in 2021 for the Point Hudson South Jetty Reconstruction. 
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PROPERTY TAX LEVY 
Regular Tax Levy 
The preliminary total assessed value (AV) for the Port District for 2020, as of budget adoption, is 
$5,980,649,107.  Per the County Assessor, the total recommended general tax levy to budget for 2020 is 
projected to be approximately $0.17 per $1,000 of AV, which calculates to $1,030,000, including new 
construction estimates. 
 
The Jefferson County Treasurer acts as an agent to collect property taxes levied in the County for all taxing 
authorities.  Taxes are levied annually on January 1 on the property value listed as of the prior year.  Assessed 
values are established by the County Assessor at 100% of fair market value.  A revaluation of all property is 
required annually, which includes physical inspections every six (6) years while the remainder is performed 
with a combination of statistics, sales studies and inspections. 
 
The Port is permitted by law to levy up to 45 cents per $1,000 of assessed valuation for general port 
purposes.  The rate may be reduced for either of the following reasons: 
 

1. Washington State Law in Revised Code (RCW) 84.55.010 limits tax growth to 1% per year, plus 
adjustments for new construction, 

2. If the assessed valuation increases by more than the tax limitations due to revaluation, the levy rate is 
decreased accordingly so that no more than the tax limit is collected. 

 

Special Tax Levies 
Special levies approved by the voters are not subject to the above limitation.  The Port can levy property taxes 
for dredging, canal construction, leveling or filling upon approval of the majority of voters within the Port 
District, not to exceed $0.45 per $1,000 of AV of taxable property. 
 

Industrial Development District (IDD) Tax Levy 
The Port may also levy property taxes for Industrial Development Districts (under a comprehensive scheme 
of harbor improvements), for two (2) multiyear levy periods only.  (A third multiyear levy is allowed for 
counties bordering the Pacific Ocean, but first must be brought to the voters for approval.) The IDD levy 
may not exceed the sum of $2.70 per $1,000 of AV for taxable property in the Port District for taxes 
collected in the base year and the maximum allowable amount that could have been collected under RCW 
84.55.010 for the first six (6) collection years of the levy period.  The levy period may not exceed twenty years 
from the date the initial levy is made, and the levy rate in any year may not exceed $0.45 per $1,000 of AV.  If 
a Port District intends to levy this tax over a second multiyear levy period, the Port must publish notice of 
intent to impose such a levy, and if signatures of at least eight (8) percent of the voters protest the levy a 
special election must be held with a majority approval required.   
 

Tax Levy Uses 
The Port Commission has directed that the funds collected by the tax levy will be used for debt service for 
general obligation bonds. 
 

Tax Levy Graph 
The following graph depicts the actual tax levy for the last 10 years (blue line) as compared to the statutory 
maximum rate for the same period.  This maximum by statute depicted by the graph’s orange line, would 
require approval of the Port District’s voters, as discussed above.  Annually, the Port is restricted to increases 
in the levy by 1% (RCW 84.55.010) or more if there is banked capacity.  A banked capacity can only occur 
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when a taxing district opts not to take an increase in any given tax year.  The Port currently does not have any 
banked capacity. 
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DEBT SERVICE  
 

 Principal Interest  
Debt Balance Balance Pay-Off Date 

2015 LTGO Refunding Bond $3,294,950 $   275,325 December 2025 
2010 LTGO Bond $3,605,000 $1,173,713 December 2029 
    

Total $6,899,950 $ 1,449,038  
  $ 8,348,988  

 

 

 

Schedule and Purpose of Debt: 
2015 LTGO Bond – Refunding of 2005 LTGO Bond used for Point Hudson Marina Construction 

2010 LTGO Bond – Reconstruction of Boat Haven A/B Dock (83%) and 75 Ton Lift Pier (17%) 


