PORT OF KENNEWICK
REGULAR COMMISSION MEETING
JULY 28, 2020 MINUTES
Commission Meeting recordings, with agenda items linked to corresponding audio, can be found on the
Port’s website at: https://www.portofkennewick.org/commission-meetings-audio/
Commission President Commissioner Don Barnes called the Regular Commission Meeting to order at
2:00 p.m. via GoToMeeting Teleconference.

ANNOUNCEMENTS AND ROLL CALL
The following were present:
Board Members:

Commissioner Don Barnes, President (via telephone)
Skip Novakovich, Vice-President (via telephone)
Thomas Moak, Secretary (via telephone)

Staff Members:

Tim Arntzen, Chief Executive Officer (via telephone)
Tana Bader Inglima, Deputy Chief Executive Officer (via telephone)
Amber Hanchette, Director of Real Estate and Operations (via telephone)
Nick Kooiker, Chief Finance Officer (via telephone)
Larry Peterson, Director of Planning and Development (via telephone)
Lisa Schumacher, Special Projects Coordinator
Bridgette Scott, Executive Assistant (via telephone)
Lucinda Luke, Port Counsel (via telephone)

PLEDGE OF ALLEGIANCE
Commissioner Barnes led the Pledge of Allegiance.

APPROVAL OF THE AGENDA
MOTION: Commissioner Novakovich moved to approve the Agenda as presented; Commissioner
Moak seconded. With no further discussion, motion carried unanimously. All in favor 3:0.

PUBLIC COMMENT
No comments were made.

CONSENT AGENDA
A. Approval of Direct Deposit and E-Payments Dated July 15, 2020
Direct Deposit and E-Payments totaling $62,047.18
B. Approval of Warrant Register Dated July 28, 2020
Expense Fund Voucher Number 102258 through 102283 for a grand total of $96,789.53
C. Approval of Regular Commission Meeting Minutes July 14, 2020
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MOTION: Commissioner Novakovich moved to approve the Consent Agenda as presented;
Commissioner Moak seconded. With no further discussion, motion carried unanimously. All in favor
3:0.

PRESENTATION
A. Center Parkway Infrastructure, Richland Public Works Director Pete Rogalsky
Mr. Arntzen stated City of Richland has been working on the Center Parkway project for nearly
twenty years and Pete Rogalsky, Richland Public Works Director is here today to update the
Commission on that project and discuss a potential partnership. Mr. Arntzen stated there is an
opportunity for the Commission to assist the City of Richland by potentially adding a line item
to the 2021-2022 Budget or partnering on a Rural County Capital Funds (RCCF) joint
application. Mr. Arntzen relayed that the City of Richland has lined up several partners to see
this project come to fruition.
Mr. Rogalsky stated the City of Richland and the City of Kennewick signed an Interlocal
Agreement (ILA) twenty years ago to improve property access and access to State Route 240,
Center Parkway and Tapteal Drive. During that time, the City worked with the three major
railroads to resolve any rail obstacles. Mr. Rogalsky stated the project will bring in
approximately $52,000,000 in economic development, improve the street system and create
additional retail opportunities. The City of Richland has support from the City of Kennewick,
the Washington State Transportation Improvement Board, Benton Franklin Council of
Governments and the Washington State Utilities and Transportation Commission rail crossing
authorization. Mr. Rogalsky stated the City needs $2,650,000 to complete the project and there
is a funding gap. The City intends to put forth an RCCF application for the Center Parkway
project for their share of the funds. Mr. Rogalsky stated the City has also discussed partnerships
opportunities with Benton County, Port of Benton, City of Kennewick, and Port of Kennewick,
either utilizing RCCF funding or another means of funding, with each agency determining what
option fits best. Mr. Rogalsky stated the City would utilize the funds for property acquisition
and construction. Mr. Rogalsky, Mr. Floyd, and Mr. Arntzen discussed a potential contribution
of $400,000, if the Commission deems the project partnership valuable.
Commissioner Novakovich expressed his support for the request and stated the Port is preparing
the 2021-2022 Budget and could spread the contribution over two years. Commissioner
Novakovich believes this would be a very prudent move for the Commission to approve.
Commissioner Moak thanked Mr. Rogalsky for the presentation and supports moving this project
forward.
Commissioner Barnes believes this project would improve the access to the property along SR
240 and would be desirable for economic development and he looks favorably upon this request.
Mr. Rogalsky thanked the Commission for their time and expressions of support. Additionally,
Mr. Rogalsky reported that the Richland City Council will be considering an agreement with the
rail lines to fix the intersection of Steptoe and Tapteal Drive.
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B. Washington Street, Kennewick City Manager Marie Mosely
Mr. Arntzen stated improving the connectivity on Washington Street has been a topic of
discussion for several years. Recently, Mr. Arntzen and City Manager Marie Mosely discussed
potentially partnering on an RCCF application to improve Washington Street. Mr. Arntzen
reiterated that the Port will be working on the 2021-2022 Budget and could commit to a level of
funding and add as a line item in the Budget, provided the Commission favors the project and
partnership. Mr. Arntzen introduced Chief Ken Hohenberg, who will be speaking for Ms.
Mosely today.
Chief Hohenberg thanked the Commission for the opportunity to speak for Ms. Mosely and
read her statement into the record:
I wanted to take this opportunity to thank the Port Commission and staff for the
tremendous partnership we have. During the State of the Cities Chamber luncheon,
Mayor Britain discussed the many projects in Kennewick and mentioned the
importance of the partnership with the Port.
We are excited about the future of Kennewick and our partnership with the Port will
continue to be very important. Recently we discussed the Port projects with Ben
Floyd and reaffirmed the importance of leveraging taxpayer dollars in partnership
with the Port. We are hoping to be able to continue to use the Rural County Capital
Funds in partnership with the Port and Benton County to bring the visions for Vista
Field, Columbia Gardens, and Clover Island to reality.
The City has a $500,000 Complete Streets Grant that we will be using to improve the
east side of Washington Street to begin the connection from the Waterfront to the
Downtown. We want to continue to work with the Port on the connectivity to make
Clover Island, Columbia Gardens and the Downtown more vibrant. We are hoping to
be able to work with the Port of Kennewick on investment in this project, leveraging
the $500,000 grant dollars to begin this connection.
In addition, we want to continue to work with the Port on implementing the vision
that the community developed for Vista Field. We are beginning with the building of
Fire Station #3 that is currently under construction. The road connection that the Port
has developed is a tremendous step towards making this a destination location. We
encourage the Port to continue to stay the course on implementation of the vision and
making this a unique destination location. We would like to work with the Port on
the next project that will begin implementing this vision and potentially collaborating
with our Rural County Capital Funds.
In alignment with our partnership, we want to continue to work with the Port on Vista
Field and connecting the Waterfront to the Downtown and continuing to provide
unique destination opportunities for our community. We are excited about our future
collaboration and appreciate the partnership we have developed over the years.
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Chief Hohenberg stated the connection over the railroad on Washington Street towards Clover
Island is very cumbersome and believes enhancing Washington Street will make the area much
more walkable and allow for easier access to the downtown, Clover Island, and Columbia Drive.
Chief Hohenberg thanked the Port for installing unique projects such as the clock tower and the
lighthouse and stated the amenities have a natural attraction and stated he is proud to be
associated with Port staff.
Commissioner Barnes thanked Chief Hohenberg for his gracious remarks and stated on behalf
of the Port, we value the relationship that we have developed with the City of Kennewick.
Discussion ensued amongst the Commissioners regarding the Washington Street connectivity
project.
Mr. Arntzen thanked Chief Hohenberg for his comments and filling in for Ms. Mosely. Mr.
Arntzen stated the Commission could make an appropriate contribution to the Washington
Street project in the amount of $250,000 per year, for two years. Mr. Arntzen believes it would
be prudent to add a line item to the 2021-2022 Budget; however, he would like to confer with
staff and bring back the financing at a future meeting.
Commissioner Barnes looks favorably upon this approach and would like to defer any final
decisions until we are refining the Budget.
Commissioner Moak asked about the plan for Washington Street.
Mr. Arntzen has not seen the documents and stated the most recent proposal will not complete
the Street. The bulk of the work will take place on the East side because there are less barriers
and Mr. Arntzen believes the plan is to make the area visibly appealing, safe, and functional.
C. Vista Field Hangar Project, Strategic Construction Management, David Robison
Mr. Arntzen stated the Commission asked staff to produce a report of development strategies for
the Vista Field Corporate Hangars, which includes potential uses and finance options. Mr.
Arntzen introduced David Robison of Strategic Construction Management (SCM), who will be
presenting the Hangar Report. Mr. Arntzen stated the action staff is requesting today is that the
Commission receive the Hangar Report and he understands there will be additional discussion
on how the Port moves forward after receiving the report.
Mr. Robison thanked the Commission for taking the time today to discuss the Hangar Remodel
Report and thanked Port staff and Kim Harvey of SCM for all of their work on the Report. Mr.
Robison stated the detailed Hangar Remodel Report (Exhibit A) was developed pre-COVID; and
is still relevant.
Mr. Robison outlined the following:
• Best and highest use for hangars;
• Challenges of hangars;
• Potential opportunities;
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Lease rate opportunities;
Possible tenants and tenant improvements;
Concept drawings;
Budget and finance options; and
Development timeline.

Commissioner Moak thanked Mr. Robison for the report and inquired if he got a feel from the
realtors about what would be more desirable, whether to renovate or tear down?
Mr. Robison stated no one indicated whether the Port should tear them down or renovate them;
however, everyone did say, as a gateway to Vista Field, the Port has an opportunity to make them
something special. Whatever the Commission decides, we need to look seriously at the
opportunity for entry and what the curb appeal will look like.
Commissioner Novakovich read a portion of an email (Exhibit B) staff received from DPZ
regarding the Hangars, which states the Hangars should be retained.
Commissioner Barnes appreciates Commissioner Novakovich’s remarks and stated his takeaway from the email was the word “lean” and the Hangar Report is far from that.
Commissioner Novakovich thanked SCM and staff for providing the Hangar Report and stated
staff is only asking the Commission to accept the report.
Commissioner Barnes stated only two redevelopment scenarios are presented in this report and
inquired if any consideration was given to a leaner approach, somewhere in between renovating
the Hangars or demolishing them.
Mr. Arntzen stated the goal was to complete an architectural and engineering analysis for the
Hangars, together with an estimated budget and draft financing plan for Commission
consideration. Mr. Arntzen stated the report provided information on remodeling and when staff
saw the direction of the finances, added demolition as an alternative for the Commission to
consider. Mr. Arntzen viewed that the directive from the Commission was to provide an analysis
that would not only bring the Hangars up to code, but provide design features that DPZ and the
community thought were important. Mr. Arntzen stated having seen the Report, he thinks it
could be valuable for future discussion to create a phase 2 of the Report that discusses value
engineering or other alternatives.
Commissioner Barnes believes there is an opportunity for a private/public partnership that could
utilize the Opportunity Zone designation at Vista Field, where the Port is protected without
spending $800 per square foot. Commission Barnes cannot support that amount of money for
the Hangar Remodel and is in favor of staff exploring DPZ’s lean approach for repurposing the
Hangars at the gateway.
Mr. Arntzen believes the objective has been achieved, to complete the architectural and
engineering analysis of the Hangars with a budget estimate and potential finance plan. Mr.
Page 5 of 14

PORT OF KENNEWICK
REGULAR COMMISSION MEETING

JULY 28, 2020 MINUTES

Arntzen stated the report was a crucial tool for staff and although the numbers in the Report are
staggering, it does not make the Report insufficient. Mr. Arntzen thinks staff turned in a Report
that was directed by the Commission and he did not believe it was appropriate to include other
alternatives. Mr. Arntzen is in favor of a working on a phase 2 of the report that could discuss
additional alternatives.
Commissioner Barnes hears what Mr. Arntzen is saying; however, he is frustrated because we
have known for over a year of what the potential costs would be. Commissioner Barnes stated
it is a fine Report and SCM did excellent work, but he cannot support a Port funded remodel with
these numbers. Commissioner Barnes is asking staff to explore a leaner approach that DPZ has
been advocating and report back at a later date.
Commissioner Novakovich understands Commissioner Barnes comments and the numbers
shocked him as well; however, the Commission is being asked to receive the Report, which gives
us information to work with. Commissioner Novakovich believes we should give staff the
opportunity to look at additional options such as value engineering.
Commissioner Moak stated CKJT Architects did a great job on the renderings; however, the
buildings still look like hangars and does not believe they present the greatest face for the South
face of Vista Field. Commissioner Moak mulled if there could be something different in that
location where the Port could utilize the design standards and the collaborative design process to
rebuild.
Mr. Peterson added additional comments regarding the Hangar Remodel Report.
Commissioner Moak is not in favor of staff discussing the Hangars with DPZ because we do not
have a Commission consensus. Commissioner Moak believes there needs to be more discussion
to figure out where we want to go and some consensus about how we are going to get there.
Mr. Arntzen requested that the Commission approve receiving the report and stated receiving the
report does not endorse any of the findings nor does it say the Port will allocate the funds to the
project.

PUBLIC COMMENT
Boyce Burdick, 414 Snyder Street, Richland. Mr. Burdick does not think the discussion emphasized
what the hangars truly represent, large, sheltered spaces that are readily accessible because of the large
hangar door. Mr. Burdick believes there are two possible uses for the hangars that could be used for
short to medium term that would satisfy the objective of being lean and creating:
• Transient tenant use where specific events are held on certain days of the week, for example, a
farmer’s market, a flea market, and even a Christmas market.
• Create a dirty art space which includes sculpture, metal art, or pottery.
Mr. Burdick feels this would provide something that is not available in the community now.
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Ken Hohenberg, 211 West 6th Avenue, Kennewick. Chief Hohenberg stated one of the good things about
retaining those buildings is that the Port retains control and decides what goes in there and how it is
used. Chief Hohenberg stated looking back at everything the Port has done, the Port always does it right.
Chief Hohenberg understands the struggles with cost and the decisions on where the funding will go,
but at the end of the day, he is sure the Port will do the right thing and create a nice amenity.
No further comments were made.
MOTION: Commissioner Novakovich moved to approve Resolution 2020-13, accepting the Hangar
Report produced by Strategic Construction Management. Commissioner further moves to approve
goal #11 of the CEO’s goals and objectives and further move that all action by port officers and
employees in furtherance hereof is ratified and approved; and further that the port Chief Executive
Officer is authorized to take all action and to pay all expenses necessary in furtherance hereof;
Commissioner Moak seconded.
Discussion:
Commission Moak thanked Mr. Robison for the Report and many other good pieces of work for
the Port. Mr. Robison provided the information that the Commission requested and even though
the answers were not what we expected, it gives us something to mull over. Clearly, the
Commission is not happy about what direction to take or how to move forward, but as Mr.
Robison stated, the Report has done its job by illuminating some discussion. Commissioner
Moak thinks Mr. Burdick’s comments seemed in-line with some of the comments made by Lizz
Plater-Zyberk of DPZ in terms of the lean aspect, but that is another issue. Commissioner Moak
stated the mission is to approve the report, which, based on the discussion, has been very effective
and he is proud to support it.
Commissioner Novakovich listened to the CEO’s comments and agrees with his stance and his
frustration on the fact that we are accepting the report that provided a lot of discussion and
comments. Furthermore, he agrees with Commissioner Moak’s comments and supports
accepting this report as presented.
Commissioner Barnes stated the Motion does not just accept the report, which he has no qualms
about, but it also approves goal #11 for our CEO’s goals and objectives. Commissioner Barnes
believes that goal #11 has to do with development strategies for the hangars. Commissioner
Barnes expressed his frustration and disappointment that there are only two redevelopment
strategies and neither are lean. Commission Barnes has no qualms with the report or what it
says, and does not like the numbers, which he believes he made very clear. The Port of
Kennewick has gone to great pains to design the Phase 1 infrastructure to be compatible with
the existing three hangars. That is, the narrow entrance road that goes between two hangars
and the Port built-out Phase 1 infrastructure with a water feature. For the Port of Kennewick
to now decide to demolish the hangars now that we made all of the effort and design work to
weave them into the design, would bring great criticism upon the Port of Kennewick and he is
not in favor of that. Nor is he in favor of spending this level of funding to invest in the hangars.
Commissioner Barnes’ level of disappointment has to do with the strategies that came forward
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and he was hoping there would be more than just the two strategies. Commissioner Barnes will
vote in favor of this Motion and reiterated that his disappointment that there were only two
redevelopment strategies and neither are close to the budget or lean. Commissioner Barnes
believed we had an excellent opportunity to explore other options.
With no further discussion, motion carried unanimously. All in favor 3:0 .

RECESS
Commissioner Barnes called for a recess for at 4:27 p.m. until 4:35 p.m.
Commissioner Barnes reconvened the meeting at 4:35 p.m.

EMERGENCY DELEGATION UPDATE
A. Carbitex Rent Deferral and Lease Addendum
Mr. Arntzen reported as a result of the Commission discussion regarding the rent deferral for
Carbitex at the last meeting, staff reached out to Mr. Boninger and relayed the Commission’s
concerns.
Ms. Hanchette reached out to Mr. Boninger and was able to reach a potential repayment structure
that lessens the Port’s risk for the requested rent deferral. Ms. Hanchette presented the new lease
terms with the repayment option for the rent deferral for Carbitex.

PUBLIC COMMENT
No comments were made.
MOTION: Commissioner Novakovich moved to approve Resolution 2020-12, granting July, August
and September rent deferral to Port tenant Carbitex and lease addendum to amortize deferred rent
equally over fifteen (15) months (October 1, 2020 through December 31, 2021) and further move that
all action by port officers and employees in furtherance hereof is ratified and approved; and further
that the port Chief Executive Officer is authorized to take all action and to pay all expenses necessary
in furtherance hereof; Commissioner Moak seconded.
Discussion:
Commissioner Moak stated this was before the Commission two weeks ago and the tenant
requested more of the burden to be put on the landlord. Staff worked with Mr. Boninger to come
up with a fair resolution for an important tenant of the Port. There is still some risk involved
anytime you defer rent; however, we have made those concessions for other tenants during this
time of COVID. Staff did a good job minimizing the risk for the Port and he is happy to support
the Motion.
Commissioner Novakovich reiterated Commissioner Moak’s comments and agrees with him.
Commissioner Novakovich congratulated Ms. Hanchette for negotiating a fair and equitable
solution for the Port of Kennewick.
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Commissioner Barnes thanked Ms. Hanchette for her work on this and stated these are
exceptionally difficult times for many businesses and when the Port can work with a valued
tenant that is trying to create jobs and trying to grow and to be a good citizen. If the Port can
help them, then Commissioner Barnes thinks it is a win/win and benefits the relationship long
term and he hopes that it continues. Commissioner Barnes thanked Ms. Hanchette and Ms. Luke
on their work with this.
With no further discussion, motion carried unanimously. All in favor 3:0.

REPORTS, COMMENTS AND DISCUSSION ITEMS
A. Vista Field
1. Interlocal Agreement with City of Kennewick re: Fire Station #3
Mr. Arntzen stated before the Commission is an Interlocal Agreement between the Port of
Kennewick and the City of Kennewick regarding Fire Station #3, which is located on the
boarder of Vista Field. The City has agreed to incorporate the design elements from the Vista
Field design and the Port would contribute $125,000 for street improvements.
Discussion ensued between staff and Commission related to the specifics of the Interlocal
Agreement.

PUBLIC COMMENT
No comments were made.
MOTION: Commissioner Novakovich moved to approve Resolution 2020-14, adopting the Interlocal
Agreement between the Port of Kennewick and the City of Kennewick related to the access street for
Fire Station Number 3, located near Vista Field; and to take all other action necessary to close this
transaction; and further ratifies and approves all action by port officers and employees in furtherance
hereof; Commissioner Moak seconded.
Discussion:
Commissioner Novakovich thinks this is a great opportunity that shows the City of Kennewick
that we really appreciate what they do for us. The Port is looking at a lot of expenses at Vista
Field and we have a partner that is willing to join in on some that expense. Commissioner
Novakovich is in favor of this and thinks it is a great benefit to the Port and Vista Field.
With no further discussion, motion carried unanimously. All in favor 3:0.
2. Construction and Task Status Update
Mr. Peterson reported that the water features at Vista Field were turned on July 13-17. They
were filled, operated, and tested and there was a very minor correction, which Total Site
Services (TSS) is repairing and working towards substantial completion.
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B. Clover Island/Columbia Drive
1. Kennewick Waterfront Master Plan Update
Mr. Peterson stated Makers architecture and urban design continues to hold telephone
interviews with stakeholders regarding the Kennewick Waterfront Master Plan. Mr. Peterson
stated additional names have been added to the list for interviews, as recommended by some
of the initial stakeholders.
C. 2021-2022 Budget & Work Plan Ideas
Mr. Arntzen recently shared five budget ideas with the Commission and would like to get
additional feedback and Commission comments:
1. Should the new budget take into account the Coronavirus?
Commissioner Barnes stated generally speaking yes but he would like to acknowledge that
the Budget that Mr. Kooiker and Ms. Fine produce presently, is very conservative and Mr.
Kooiker recently provided some comments that he was thankful we had allowed for a
conservative approach. When the pandemic started, the Port of Kennewick was in excellent
shape with the Budget. Commissioner Barnes would see this question as “should there be
additional reserves for the pandemic?” Commissioner Barnes stated Mr. Kooiker and Ms.
Fine’s approach has been satisfactorily until this point because it has served the Port very
well through the first half of this year, which has been the height of the pandemic to present.
Commissioner Moak read this question as to whether there might be stimulus that the Port
needs to provide to our various development and that we are providing assistance to our
tenants during the pandemic. Commissioner Moak stated we need to take into account the
pandemic because we are still in the middle of it. We do not know when it is going to end
or what it is going to be like for our tenants or for the Port. Commissioner Moak thinks as
we go forward, if staff can identify Coronavirus impacts, the Commission can make certain
determinations in terms of how much to add to the budget. Commissioner Moak
appreciates Commissioner Barnes’ comments that we may have a sufficient cushion, but it
is unknown if it is enough. Commissioner Moak understands the problem and thinks we
need to look at what we can do to address it, maybe through the Budget or other means.
Commissioner Novakovich thinks we need to remain flexible because there are too many
unknowns and believes that is what Commissioner Moak was alluding too.
2. Should the Port place emphasis on finishing projects currently queued up as opposed to
filling the budget with new projects?
Commissioner Novakovich thinks we would be doing the public a disservice if we started
taking on new projects and didn’t pay attention to the ones we already have. The public
looks to the Port for a very high level, not only the projects that we undertake and complete
but how we maintain them. Commissioner Novakovich thinks if we were to let that go
and not move forward with positive maintenance and upkeep of Port projects, we may lose
some credibility. Commissioner Novakovich stated we need to continue being flexible and
believes new projects may be a mistake and maintain what we have.
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Commissioner Moak loves these projects and he does not disagree with Commissioner
Novakovich; however, he believes if anyone has ideas for new projects, we should consider
them. Commissioner Moak thinks we should be open to new ideas and thoughts and then
figure out where they fit within the priorities of the Port. Commissioner Moak would not
want his words to be misconstrued, he supports these projects, but believes the Port should
be open to looking at potential projects, even though there aren’t any new projects to
consider at this time.
Commissioner Barnes is in favor of finishing up the queued-up projects and thinks it is
important to watch for new projects and opportunities. For Budget purposes, the emphasis
should be on existing projects.
3. Should the Port shift from maximizing construction of new projects to adequately funding
operations activities?
Commissioner Moak stated some of these are short term problems and the Coyote Crew
may be back once the pandemic is over, but we don’t know when that will be. Vista Field
will eventually have an owner’s association in place, in addition to Mr. Boehnke taking on
more administrative duties. Commissioner Moak thinks temporary labor will be sufficient
until we have a better idea of when the Coyote Crew will return. If the question is if the
Port needs a more robust maintenance program because of additional work, then the answer
would be yes.
Commissioner Novakovich thinks we need to take care of what we have and agrees with
Commissioner Moak’s comments about filling in with temporary labor to take care of our
properties. Commissioner Novakovich stated we need to budget for taking care of what
we have, as he has stated previously.
Commissioner Barnes agrees with Commissioners Moak and Novakvoich’s comments and
stated we need to budget for what we have and take care of our properties.
4. Overall philosophy: Should the Port identify one major project (ie Vista Field) or a bunch
of small projects?
Commissioner Barnes stated in this case, we need to strike a balance where we focus on
Vista Field, but at the same time, be mindful of other opportunities that are within our
budget means and make a significant difference with our jurisdictional partners. At this
meeting, we have discussed Fire Station #3 and the Washington Street project with the City
of Kennewick and the Center Parkway project with the City of Richland.
Commissioner Moak is not sure he agrees with the overall philosophy as it is presented.
The Port is allocated .45 cents per $1,000 and we are running at about 60% of that.
Commissioner Moak believes we are at less than $.30 cents per $1,000. Commissioner
Moak believes there is another option and does not think the Port should continue to stay
at 60%, which is going down all the time, in order to do the kind of work that the Port of
Kennewick has done. We have done some great projects and Commissioner Moak thinks
we should continue to do great projects. He does not think we should ask to do very little
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because of the situation. The Port has built this on savings, on RCCF funds, which will
eventually go away, and on property sales. The Port does not have a lot left to go on if we
are going to continue to do the kinds of projects we have done in the past. In some ways,
Commissioner Moak rejects the idea that that is our only option of what Mr. Arntzen has
presented. This is a policy decision of the Board and the CEO has to work with what he is
given and Commissioner Moak stated from a policy perspective, he is not sure he agrees
with it.
Commissioner Novakovich thinks what is presented makes sense and we should focus on
one large project and make sure we do it right and work on smaller projects. Commissioner
Novakovich stated if Commissioner Moak is suggesting that we raise our taxes, he thinks
this Commission has made it very clear to the public on numerous occasions that we were
not going to do that. The Commission has stated we were going to develop our projects
without raising taxes and Commissioner Novakovich would be opposed to going down that
road right now. Commissioner Novakovich stated that may not be the case in the future,
but to even bring it up at this time, is not the right thing to do.
5. The Hangar project will be a major decision point.
Commissioner Moak is concerned with putting all of the discretionary funds into the
Hangar project. This is what he referred to in his previous comments, the Port does not
have any money left for any projects and we are depending on our Levy. Commissioner
Moak expressed his concern over putting all of our funds into one project and stated the
Commission needs to decide what to do with the Hangars. Commissioner Moak
appreciates Mr. Arntzen’s comments about additional ideas, but until we can agree, it will
be continue to be a lengthy discussion.
Commissioner Barnes stated the Commission was presented with two hangar scenarios and
he did not like the costs associated with either option. Commissioner Barnes reiterated his
request of exploration and development of further scenarios that include lean development.
He does think there are other things that can be done at the hangars and believes the Port
could still control those uses, either through leases or other transactions.
Commissioner Novakovich agrees with Commissioner Barnes’ comments and he would
like to give staff an opportunity to discuss comments made today with DPZ or other
consultants and report back to the Commission at a later date with a lean approach or other
viable options.
D. Communications with Public
Ms. Bader Inglima conveyed her recent communications with the public, the media, consultants
and the US Army Corps of Engineers. Additionally, Ms. Bader Inglima stated that PS Media is
finalizing the television spots featuring Clover Island and Columbia Drive, which will start airing
in August.
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E. Director Reports
Mr. Kooiker reported that he is working on the second quarter financial update, which will be
presented at the August 25, 2020 Commission Meeting. In addition to the budget update, staff
continues to work on the draft 2021-2022 Budget.
Ms. Hanchette stated the Clover Island Marina is the busiest it has ever been and the island is
thoroughly being enjoyed by public. Last weekend, our guest moorage was full and included a 70foot yacht from Mercer Island. The owners were very excited that there were amenities within
walking distance.
Ms. Luke is updating the current moorage agreement and working with staff on the return to office
protocols during COVID -19 and what it might look like.
F. Commissioner Meetings (formal and informal meetings with groups or individuals)
Commissioners reported on their respective committee meetings.
G. Non-Scheduled Items
Commissioner Barnes stated staff recently mentioned a report on Port properties subject to buy
back clauses would be forthcoming. Commissioner Barnes realizes that staff has been busy and
there are a lot of things to work on, but he is looking forward to receiving that report.

PUBLIC COMMENTS
Boyce Burdick, 414 Snyder Street, Richland. Mr. Burdick stated besides the concepts of lean building
and vibrancy, one other thing that has been discussed by the Commission and staff is the idea of pop-up
retail. It is his feeling that the Hangars might provide a few possibilities that include pop-up retail in the
near future. Mr. Burdick stated the hangar could act as a kiosk and/or food court, similar to what you see
in Columbia Center Mall.
No further comments were made.

COMMISSION COMMENTS
No comments were made.
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PORT OF KENNEWICK
REGULAR COMMISSION MEETING

JULY 28, 2020 MINUTES

ADJOURNMENT
With no further business to bring before the Board; the meeting was adjourned 5:48 p.m.
APPROVED:

PORT of KENNEWICK
BOARD of COMMISSIONERS

Don Barnes, President
Skip Novakovich, Vice President
Thomas Moak, Secretary

*The July 28, 2020 Commission Meeting Minutes were Approved by the Port of
Kennewick Commissioners on August 11, 2020 at the Regular Commission Business
Meeting.
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EXECUTIVE SUMMARY
As the Phase #1A—Infrastructure--of the Vista Field Development nears completion, the Port of
Kennewick enlisted Strategic Construction Management to analyze the best use opportunity for the
three former hangar buildings located at the edge of the Phase #1A buildout. The report will offer
recommendations by local real estate professionals for the best and highest use of the hangar
buildings for both the current and anticipated future needs of the community. This includes
suggested renderings and budgets to prepare the hangar buildings for use within the next 12 – 18
months. Further, the report provides a comparative analysis to assist the Port of Kennewick in
determining whether remodeling the existing buildings or demolishing and rebuilding are in the best
overall interests of the project.
Working with the Port of Kennewick team, a timeline and finance plan have also been developed to
provide a path forward. Using this plan, the Port of Kennewick’s real estate team will be empowered
to work with potential tenants for immediate occupancy upon completion of the hangar building
remodels.
NOTE: This analysis was initiated in February 2020. Since this was prior to the world changes
resulting from the COVID-19 pandemic , it is important to note that the market conditions
including demand and cost reflect conditions prior to April 2020. The short and long-term
economic impacts are still unknown as the effects of the pandemic continue to change daily, so
this report does not attempt to speculate or predict the impacts.
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SCOPE OF WORK
OBJECTIVES
The analysis of the three hangar buildings in the Vista Field development will address the following:
• Hangar Use Opportunities
• Best and highest use evaluation based on recommendations from local, commercial real
estate experts.
• City of Kennewick and State of Washington requirements or restrictions that may impact
development.
• Design options based on best and highest use opportunities.
• Budget based on conceptual drawings and current market rates.
• Comparative analysis of remodeling existing structures versus demolish structures and rebuild.
• Financing pathway for development.
• Timeline for development.

EVALUATION RESOURCES
David L. Robison, CCM, LEED AP Principal, Strategic Construction Management, Inc.
Kim Harvey, Strategic Construction Management, Inc.
Larry Peterson, Port of Kennewick
Amber Hanchette, Port of Kennewick
Nick Kooiker, Port of Kennewick
Terrance Case, CKJT Architects
Mike Marley, CKJT Architects
Chris O’Neill, O’Brien Construction
Bill & Ruth Dingfield, Coldwell-Banker Realty
Terry Blankenship, Eastside Commercial Real Estate
Vicki Montegeaudo, NAI Tri-Cities
Dirk Stricker, NAI Tri-Cities
Kirt Shaffer, Tippett Company
David Robison and Kim Harvey of Strategic Construction Management served as point of contact for
the project.
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HANGAR USE ANALYSIS

EXISTING STRUCTURES

Overview
The Port of Kennewick owns three metal buildings located at 6600 W. Deschutes. These former
aircraft hangar buildings were part of the Vista Field Airport, and they serve as one of the main entry
points to the Vista Field Development site.
These buildings were constructed in 2000 and 2002 under type VN status (non-rated storage), and
they are approximately 50’ x 90’ with interior beam clearances. Each building offers bi-fold hangar
doors on the N/NW walls.
The center (B) and western (C) buildings each currently include the following amenities:
• 1 restroom
• Office space
• Office/conference space
The eastern building (A) is open without interior improvements.

5

HANGAR USE ANALYSIS

EXISTING STRUCTURES

The buildings are identified from east to west as A, B and C. They are identified as follows:
Hangar A
Located east of Crosswind Boulevard, this building sits adjacent to the future Vista Field amenities
including a triangular patio area, two (2) electric vehicle charging stations and twelve (12) parking
spaces.
Hangar B
Located west of Crosswind Boulevard, this building sits adjacent to the main fountain for the Vista
Field stream, a large rectangular patio area, temporary food truck cluster, and 24-40 shared parking
spaces are positioned nearby.
Hangar C
Located west of Hangar B, this building sits adjacent 24-40 shared parking spaces, the temporary
food truck cluster, and within 120’ of the Alley A/Deschutes access road to the Vista Field
Development.

C
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HANGAR USE ANALYSIS

BEST AND HIGHEST USE

Overview
The Vista Field Development will incorporate a new urbanism model – a neighborhood-scale
planning approach focused on mixed-uses, vibrant public spaces, multi-modal access, pedestrianscale streets, and a density of development not typically found in other areas of the Tri-Cities. The
hangar buildings reside in a prominent location on the site.
Per the Vista Field Redevelopment Master Plan 2017 in coordination with the City of Kennewick:
The Urban Mixed Use (UMU) district allows mixing of residential, commercial and
entertainment uses, both vertically and horizontally, while requiring all off-street parking to
be located behind the buildings. All rules, regulations and covenants are crafted with the
focus on placemaking. Building height and setback restrictions are intentionally relaxed to
allow greater flexibility, while assuring vehicle parking demands are addressed.
This collaboration creates the opportunity to develop these buildings using different models over
time to best serve the overall development.
Strengths
• Located adjacent to a main throughway. Crosswind Blvd. connects Canal Drive to Deschutes and
abuts Hangars A & B.
• All hangars abut Deschutes.
• Adjacent to the future Vista Field Food Truck Park.
• Few constraints due to the availability of utilities to each structure.
• Per the City of Kennewick, no preconceptions for use.
• Due to master plan language, no re-zoning required.
• Easily dividable to smaller footprints.
Challenges
• Cost of compliance with applicable building codes including Washington State Energy Codes.
• Converting buildings designed for storage into public venues.
• Parking constraints.
• Delivery issues.
• Infrastructure costs.
• Daytime traffic vs nighttime traffic in the near term.
Opportunities
• Branding opportunity to tie to former airport location and set the facilities apart.
• Ideal square footage in the current market is 1,500 sf.
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HANGAR USE ANALYSIS

TENANT MENU

The hangar spaces lend themselves to multiple use types; however, the uses should be congruent
with the overall Vista Field direction which will result in a walkable neighborhood with
entertainment and shopping venues. The Vista Field Development will incorporate an active
community with moderate density housing and loft living.
Based on feedback from local, commercial real estate professionals, a mix of the following use types
are ideal.
Professional
Attorney
Accountant
Real Estate office
Computer/Tech store
Phone store
Bank
Services
Hair Salon
Barber shop
Nail Salon
Fitness
Gym
Yoga
Massage/Spa
Food & Beverage
Coffee Shop
Bakery
Sandwich Shop
Small grocery retail
Wine Bar
Restaurant

Medical Office Space
Chiropractor
Eye Clinic
Vet Clinic
Urgent Care
Specialty
Specialty Pet store
Ice Cream store
Convenience store
Police Substation
Mixed Use
Antique Mall
Common/shared space (rentable open space for
events, meetings, etc)
Food Hall
Recreational Courts – Basketball, volleyball, etc.

The Hangar at Sky Park
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HANGAR USE ANALYSIS

LEASE RATE OPPORTUNITY

Lease rates vary largely depending upon the use type. Recommendations include:
• Developing spaces as vanilla box
• Providing discount to draw the right tenant mix that adjusts based on Vista Field Development
growth and market stability
Rates in the current market fall in the following ranges:
Vanilla Box (eg Brewery)
Office Space
Retail

$13psf
$15 psf
$9 - $12 psf

Based on the overall goals for the project, the Port of Kennewick can anticipate rates of $9 - $15 psf.

Hangar 2 Lowry
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HANGAR USE ANALYSIS

MARKETING

For the overall success of the project, bringing in the right tenant mix initially will by key. Consider
the following options when developing the plan to market the buildings to the community.
Incentives
While the prominent Vista Field Development location is a substantial incentive for developers and
renters, the Port may consider offering rent incentives appropriate for the use type. Local brokers
indicate a willingness to work with the Port to assist in finding the right tenant mix, but they will
need to understand the full range of options available to the right tenant and entice their clients to
this property.
Branding
While these buildings may not be ideal for corporate franchises, industrial chic is en vogue. Tenants
interested in becoming the next gathering space or flex space within a chic environment that has a
compelling local story—Vista Field Airport—will find interest in these facilities.
Community
Prior to the current COVID-19 pandemic, developments that foster a sense of community were
gaining traction, and as we emerge from the social isolation required in the current environment,
this will be a stronger pull. Tie the overall hangar opportunities to the overall Vista Field community
development concept including the proximity to the food truck park, the gathering spaces, and the
other amenities of the development that foster community.
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CONCEPTUAL DESIGNS & BUDGET

ARCHITECTURAL OPPORTUNITIES

In 2017, CKJT developed several concepts based on the current structures for the Port of Kennewick.
These are preliminary shelf designs based on initial input from the DPZ team. These designs
maximize the use of the current structures as designed.
The buildings incorporate an “arcade” at the exterior of two of the buildings to provide a welllighted, covered, open-air concept conducive for outdoor dining. Walk paths will also be
incorporated for moving between vendor storefronts.
Additionally, the team created multiple floor plan options using Building B as the base. Each floor
plan details options for subdividing. Of course, there are endless other options.
Further, the designs depict options that either maintain the existing office areas on the east side of
the building or remove that existing space. Maintaining the existing offices offers a lower cost for
tenant improvements because the mechanical mezzanine is above these office areas.
The proposed improvements to the buildings are as follows and noted on the plans.
• Use of existing conditions such as the exterior roof, metal panel siding, modifying only the areas
between existing steel columns with storefront glazing, entry, and sliding glass doors to the
exterior courtyard. Canopies are an added element of interest and weather protection.
• Enhancement of the exterior elevations with simple ribbed metal panels to add an architectural
element of interest.
• Brick, stone, and wood planks at the façade will also enhance the look as well as add a sense of
permanence and purpose.
• Exterior wall lighting sconces will add both ambiances as well as lighting the pathways to vendor
storefront entries.
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CROSSWIND BOULEVARD
WEST DESCHUTES AVENUE
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CONCEPTUAL DESIGNS & BUDGET

Tenant Improvements

The hangar buildings can be divided to best fit the available tenant mix and the highest use. To
provide the Port of Kennewick with the maximum flexibility in determining next steps, the tenant
improvement estimates are provided below separate from the building renovation estimates.
Restaurant, Kitchen, and Dining Area
Proposed square footage:
3,500 square feet
Budgeted cost per square foot:

$250 - $350 psf

Restaurant uses will require Type I Hood, commercial kitchen equipment, fire suppression,
refrigeration, and freezers as well as heating, ventilation air conditioning, and lighting.
Office, Conference/Open Office Area
Proposed square footage:
120 to 425 square feet
Budgeted cost per square foot:

$150 - $250 psf

Tenant improvements consist of typical multi-tenant improvements with independent resources
such as heating, ventilation and air conditioning, electrical metering, and restroom cores. Entry to
the building would be through card key access, and all offices could be private or combined in a
lease transaction.
Mixed Use – Food Hall, Market, Small Shops
Proposed square footage:
80 to 600 square feet
Budgeted cost per square foot:

$125 - $350 psf

• This area within the building offers few unique options. The leasehold improvements could be
limited to the simple demarcation of leasable space, and each vendor would be responsible for
bringing in prepared foods either from their primary restaurants, food trucks, or outside kitchen
facilities.
• Tenant improvements would consist of restroom core, heating, ventilation, and air conditioning
as well as lighting. Flooring would be polished concrete while wall finishes would be the exposed
structural steel and gypsum board with a color selected food-grade sheet goods as the wall finish.
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CONCEPTUAL DESIGNS & BUDGET

Conceptual Master Budget

Three budget scenarios were developed which included 1, 2, and 3 buildings from which the
individual cost of any one building can be assessed.
The conceptual budget includes all anticipated costs from soft costs such as design, permitting, and
construction oversight to construction costs and Washington State sales tax. Contingencies are also
included in anticipation of the bid climate and escalation due to timing.
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Conceptual Budget
One Building Renovation

Vista Field
Metal Hangar Buildings

Description
1

Budget

$ psf
(4,500 sf) Comments

Soft Costs

2

A/E Design & Construction Services

$

262,706.84

$

58.38 11% of Subcontract Costs

3

CM Services

$

71,647.32

$

15.92

3% of Subcontract Costs

4

Permits & Fees Allowance

$

45,000.00

$

10.00

Utility connections fees excluded

5

Geotech

$

$

-

6

HVAC Commisioning

$

4,000.00

$

0.89

7

Builders Risk Insurance

$

11,941.22

$

2.65

8

Special Inspections/Testing/Survey

$

2,500.00

$

0.56

$

397,795.38

$

88.40

10 Sitework/Building Renovations

$

1,163,244.00

$ 258.50

Hangar B - 4,500 sf shell

11

$

1,225,000.00

$ 350.00

Restaurant space at 3,500 sf - $350 psf

Subtotal Direct Subcontract Costs $

2,388,244.00

$ 530.72

9

Subtotal Soft Costs

Tenant Improvements

12

-

13 Inflation/Escalation

$

59,706.10

$

14 Subcontract Bonds

$

24,479.50

$

Total Contract Cost (TCC) $

2,472,429.60

$

212,628.95

Total Contract Cost (TCC) plus WSST $

2,685,058.55

15
16 WSST
17

13.27

Remodel not new construction, so Geotech
services will not be required

One year of inflation at 2.5%

5.44 1% of Subcontract Costs

$ 549.43
$

47.25 8.60%

$ 596.68

18 FFE

FFE by tenant.

19

Subtotal Total Contract Cost & Soft Cost $

3,082,853.93

$ 685.08

20

Construction Contingency (30%) $

805,517.56

$ 179.00

Contingency includes sales tax

$

3,888,371.49

$ 864.08

Includes soft costs

21
22 TOTAL

Conceptual Budget
Two Building Renovation

Vista Field
Metal Hangar Buildings

Description
1

Budget

$ psf
(9,000 sf) Comments

Soft Costs

2

A/E Design & Construction Services

$

467,663.68

$

51.96 11% of Subcontract Costs

3

CM Services

$

127,544.64

$

14.17 3% of Subcontract Costs

4

Permits & Fees Allowance

$

69,724.40

$

5

Geotech

$

6

HVAC Commisioning

$

7

Builders Risk Insurance

8

Special Inspections/Testing/Survey

Remodel not new construction, so Geotech
services will not be required

$

-

8,000.00

$

0.89

$

21,257.44

$

2.36

$

5,000.00

$

0.56

$

699,190.16

$

77.69

10 Sitework/Building Renovations

$

2,326,488.00

$ 258.50

Hangar A - 4,500 sf shell & Hangar B - 4,500 sf
shell

11

Tenant Improvements Hangar A - Office

$

700,000.00

$ 200.00

Office space - $200 psf

12

Tenant Improvements Hangar B Restaurant

$

1,225,000.00

$ 350.00

Restaurant space at 3,500 sf - $350 psf

Subtotal Direct Subcontract Costs $

4,251,488.00

$ 472.39

9

Subtotal Soft Costs

13

-

7.75 Utility connections fees excluded

14 Inflation/Escalation

$

106,287.20

$

15 Subcontract Bonds

$

43,577.75

$

Total Contract Cost (TCC) $

4,401,352.95

$

378,516.35

Total Contract Cost (TCC) plus WSST $

4,779,869.31

16
17 WSST
18

11.81 One year of inflation at 2.5%
4.84 1% of Subcontract Costs

$ 489.04
$

42.06 8.60%

$ 531.10

19 FFE

FFE by tenant.

20

Subtotal Total Contract Cost & Soft Cost $

5,479,059.47

$ 608.78

21

Construction Contingency (30%) $

1,433,960.79

$ 159.33

Contingency includes sales tax

$

6,913,020.26

$ 768.11

Includes soft costs

22
23 TOTAL

Conceptual Budget
Three Building Renovation

Vista Field
Metal Hangar Buildings

Description
1

Budget

$ psf
(13,500 sf) Comments

Soft Costs

2

A/E Design & Construction Services

$

768,875.03

$

56.95 11% of Subcontract Costs

3

CM Services

$

209,693.19

$

15.53 3% of Subcontract Costs

4

Permits & Fees Allowance

$

114,632.28

$

5

Geotech

$

6

HVAC Commisioning

$

7

Builders Risk Insurance

8

Special Inspections/Testing/Survey

Remodel not new construction, so Geotech
services will not be required

$

-

12,000.00

$

0.89

$

34,948.87

$

2.59

$

7,500.00

$

0.56

$

1,147,649.36

$

85.01

10 Sitework/Building Renovations

$

3,489,773.00

$ 258.50

Hangar A - 4,500 sf shell, Hangar B - 4,500 sf
shell, Hangar C - 4,500 sf shell

11

Tenant Improvements Hangar A - Office

$

700,000.00

$ 200.00

Office space - $200 psf

12

Tenant Improvements Hangar B - Restaurant

$

1,225,000.00

$ 350.00

Restaurant space at 3,500 sf - $350 psf

13

Tenant Improvements Hangar C - Market

$

1,575,000.00

$ 350.00

Mixed use/market at 4,500 sf - $350 psf

Subtotal Direct Subcontract Costs $

6,989,773.00

$ 517.76

9

Subtotal Soft Costs

14

-

8.49 Utility connections fees excluded

15 Inflation/Escalation

$

174,744.33

$

16 Subcontract Bonds

$

71,645.17

$

Total Contract Cost (TCC) $

7,236,162.50

$

622,309.97

Total Contract Cost (TCC) plus WSST $

7,858,472.47

17
18 WSST
19

12.94 One year of inflation at 2.5%
5.31 1% of Subcontract Costs

$ 536.01
$

46.10 8.60%

$ 582.11

20 FFE

FFE by tenant.

21

Subtotal Total Contract Cost & Soft Cost $

9,006,121.84

$ 667.12

22

Construction Contingency (30%) $

2,357,541.74

$ 174.63

Contingency includes sales tax

$ 11,363,663.58

$ 841.75

Includes soft costs

23
24 TOTAL

ALTERNATIVE BUILDING APPROACH

DEMOLISH AND REBUILD

The existing metal hangar buildings at Vista Field may hold a nostalgia for the community. The
location acts as the gateway for the Vista Field Development and create the first impression for
visitors and future residents.
The following pages of this section will develop estimates to replace rather than remodel the
buildings to offer an alternative option. For this analysis, we reviewed the cost per square foot for
five recent public projects in the Tri-Cities area. Each project incorporates elements that may be
found in buildings constructed to replace the hangar buildings.

Project Location

Project Name

Construction costs
based on project bid or
budgeted cost

1

Ci ty of Kennewi ck

Fi re Sta ti on 63

$

4,538,577

13,045

$

347.92 quarters with full kitchen

2

Ci ty of Kennewi ck

Gol f Cl ubhouse

$

1,101,911

2,500

$

440.76 seating area

3

Port of Kennewi ck

Col umbi a Dri ve Pha s e
#2B

$

1,527,411

2,568

$

594.79 kitchen area and restroom cores

4

Ci ty of Pa s co

Fi re Sta ti on 83

$

4,730,616

10,612

$

445.78 quarters with full kitchen

$

8,000 sf apparatus bay, 2,616 sf of living
quarters with full kitchen, and 6,047 sf of Fire
451.68 Administration Building

$

456.19 Average Construction Cost PSF

5

Ci ty of Pa s co

Fi re Sta ti on 84

$

7,526,306

Project Square
Footage

16,663

$ psf

Project Description
8,000 sf apparatus bay, 2,612 sf of living
Single-use facility with full kitchen, bar, and

Split into two facilities with small wet bar
4,298 sf apparatus bay, 8,747 sf of living

The table reflects average construction cost per square foot excluding soft costs, sales tax, and
contingency to develop an average cost per square foot. That will be used in the following pages to
create a construction cost and develop a master budget estimate for the alternative approach.
Further, we will assume the following:
• Demolish the three existing structures—Hangars A, B & C
• Base construction costs on average psf from the table above
• Structure shells anticipated as wood frame, wood, and metal-clad siding with storefront
glazing similar to the CKJT Plans developed for the remodels. All rough plumbing,
electrical and HVAC systems will be in place in preparation for distribution.
• Structure size to be 3,500 sf per building
• Replacement structures would lie on either side of Crosswind Blvd to welcome guests to
the Vista Field community
• Tenant Improvements completed in only one building initially
• Base soft costs on estimates developed for the conceptual hangar building
• Incorporate 30% contingency – the new build option incorporates a contingency 5% higher than
the conceptual budgets for the remodels due to the potential for unforeseen conditions created
with demolition of existing structures
19

Budget Estimate
One New Building

Vista Field
Metal Hangar Buildings

Description
1

$ psf
(3,500 sf) Comments

Budget

Soft Costs

2

A/E Design & Construction Services

$

317,751.24 $

90.79

11% of Subcontract Costs

3

CM Services

$

86,659.43 $

24.76

3% of Subcontract Costs

4

Permits & Fees Allowance

$

35,000.00 $

10.00

Utility connections fees excluded

5

Geotech

$

12,000.00 $

3.43

6

HVAC Commisioning

$

12,000.00 $

3.43

7

Builders Risk Insurance

$

28,886.48 $

8.25

8

Special Inspections/Testing/Survey

$

$

2.14

7,500.0
0
9

$

499,797.14

$ 142.80

10 Sitework/Building Construction

$

1,596,647.63

$ 456.19

11

Demolition

$

12

Tenant Improvements Restaurant

$

1,225,000.00

$ 350.00

Subtotal Direct Subcontract Costs $

2,888,647.63

$ 825.33

Subtotal Soft Costs

13

67,000.00 $

14.89

14 Inflation/Escalation

$

43,329.71 $

12.38

15 Subcontract Bonds

$

29,319.77 $

8.38

16
17 WSST
18

Total Contract Cost (TCC) $

$
Total Contract Cost (TCC) plus WSST $

2,961,297.12
254,671.55 $
3,215,968.67

One 3,500 sf shell
Demolition of one 4,500 sf metal
hangar buildings
Restaurant space at 3,500 sf - $350 psf

One year of inflation at 1.5%
1% of Subcontract Costs

$ 846.08
72.76

8.60%

$ 918.85

19 FFE

FFE by tenant.

20

Subtotal Total Contract Cost & Soft Cost $

21

Construction Contingency (30%) $

3,715,765.81 $1,061.65
964,790.60

$ 275.65

Contingency includes sales tax

22
23 TOTAL

$

4,680,556.41 $1,337.30

Includes soft costs

Budget Estimate
Two New Buildings

Vista Field
Metal Hangar Buildings

Description
1

Budget

$ psf
(7,000 sf) Comments

Soft Costs

2

A/E Design & Construction Services

$

577,752.48 $

82.54

11% of Subcontract Costs

3

CM Services

$

157,568.86 $

22.51

3% of Subcontract Costs

4

Permits & Fees Allowance

$

70,000.00 $

10.00

Utility connections fees excluded

5

Geotech

$

24,000.00 $

3.43

6

HVAC Commisioning

$

24,000.00 $

3.43

7

Builders Risk Insurance

$

52,522.95 $

7.50

8

Special Inspections/Testing/Survey

$

15,000.00 $

2.14

9

$

920,844.29

$ 131.55

10 Sitework/Building Construction

$

3,193,295.26

$ 456.19

11

Demolition

$

12

Tenant Improvements Restaurant

$

1,225,000.00

$ 350.00

Restaurant space at 3,500 sf - $350 psf

13

Tenant Improvements Office

$

700,000.00

$ 200.00

Office space at 3,500 sf - $200 psf

Subtotal Direct Subcontract Costs $

5,252,295.26

$ 750.33

Subtotal Soft Costs

14

134,000.00 $

14.89

15 Inflation/Escalation

$

78,784.43 $

11.25

16 Subcontract Bonds

$

53,310.80 $

7.62

17
18 WSST
19

Total Contract Cost (TCC) $

$
Total Contract Cost (TCC) plus WSST $

5,384,390.48
463,057.58 $
5,847,448.06

Two 3,500 sf shells
Demolition of two 4,500 sf metal
hangar buildings

One year of inflation at 1.5%
1% of Subcontract Costs

$ 769.20
66.15

8.60%

$ 835.35

20 FFE

FFE by tenant.

21

Subtotal Total Contract Cost & Soft Cost $

6,768,292.35

$ 966.90

22

Construction Contingency (30%) $

1,754,234.42

$ 250.60

Contingency includes sales tax

23
24 TOTAL

$

8,522,526.77 $1,217.50

Includes soft costs

FINANCIAL PLAN

Developed by the Port of Kennewick team
Bank Financing
This form of financing requires the Port to provide collateral, but due to regulations, the Port of
Kennewick may not collateralize public property such as the hangar buildings or the wine village
buildings. As a public entity, the Port may collateralize tax revenues; however, this is a significant
process that requires state involvement and approval. Additionally, the process to secure a $5
million loan would cost a minimum of $30,000.
Further, bank financing for hangar buildings would also be subject to tax because the properties will
ultimately be leased to private parties. This would result in the Port paying a higher interest rate
than otherwise required.

Unencumbered Funds
These funds are derived from budget surplus, land sale, budget earmarks or budget savings.
In the ensuing table, that includes:
• Southridge Land Sale – This is a sale of land, so funds are immediately available.
• West Richland Raceway Sale – The amount including in the table constitutes the down payment
for the sale of the raceway to the City of West Richland.
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FINANCIAL PLAN

Developed by the Port of Kennewick team
Encumbered Funds
These funds have contingencies attached that may or may not make their use available for the
project. It is recommended that these funds be used first in development of the hangar buildings to
preserve the unencumbered position of the Port of Kennewick.
In the ensuing table, that includes:
• Rural County Capital Funds – Use of these funds require Benton County approval. It is important
to note that the funding in the table notes the amount available as of this report date, but this
amount does increase monthly.
• Culinary School (Willows) – The Port of Kennewick earmarked $500,000 from the Rural County
Capital Funds to be used in the development of a culinary school in coordination with the City of
Kennewick and Columbia Basin College. To date, plans for this facility have not moved forward
which may make these funds available pending future plans.

Unencumbered Funds
Southridge Land Sale

$

1,300,000

West Richland Raceway Sale

$

500,000

Total Unencumbered $

1,800,000

Encumbered Funds
Rural County Capital Funds (RCCF) Current Balance

$

1,400,000

Willows (RCCF)

$

500,000

West Richland (RCCF Balance)

$

700,000

Total Encumbered $

2,600,000

Total Possible Funding $

4,400,000

2021/2022 Capital Budget To Be Determined
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DEVELOPMENT TIMELINE
With the presentation of this report to the Port of Kennewick Commissioners, the team seeks
direction from the Commissioners prior to proceeding. If directed to proceed, the next step for the
Port is securing architectural design services.
After the design team is chosen, design for the redevelopment of the hangars would proceed with
staff actively participating in the process and providing Commissioners with timely updates. We
anticipate the design process will require four months to complete. Near the close of design, the
design team will submit plans to the City of Kennewick for permit (60 days) and begin developing
the bid documents.
The bidding process typically involves 21 – 30 days for initial advertising to bid opening, and
historically, bid opening taking place from mid-January through the end of April yields the greatest
number of bidders and the most competitive prices.
The Commission approval process timeframe from the bid opening date to Commission approval
and contractual routing to issuance of the notice to proceed is allocated 30 days. Then, the
construction process timeframe from the notice to proceed to substantial completion will be
allotted 240 days.
While the design and construction process take place, staff will concurrently begin developing and
RFQ/RFP process for leasing then begin tenant selection.
Ideally, new tenants will occupy the redeveloped hangar buildings as some of the first occupants of
Vista Field by March 2022.
The overall timeline has been afforded 18 months for completion from the time Commission directs
staff to begin the process.
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APPENDIX

MASTER BUDGET
Overview
After conceptual design, the master budget is the first step in the process. It is important to note
that maintaining the master budget is a collaborative effort for each project that involves the
architect, cost estimators, engineering teams, construction manager, and owner. The process begins
with the master budget development and follows through with design management, preconstruction services, and ultimately, construction.
Soft Costs
The costs for planning, property preparation, design, permitting, builder’s risk insurance, and
relevant testing—geotechnical, special inspections, commissioning, asbestos, lead—form the soft
costs for a construction project.
For the purposes of this budget, please note the following sources:
• A/E Design & Construction Services costs were estimated at an order of magnitude level for the
project based on recent public bids in Kennewick, Richland, and Pasco and the estimated square
footage of each hangar building.
• Permits & Fees were estimated by the City of Kennewick based on the anticipated construction
cost.
• Geotech will not be required as this is remodel only.
• HVAC Commisioning has been estimated based on recent public projects. HVAC is based on
permitting under the current code—the new code will not be adopted in Washington until
November 2020.
• Builders Risk Insurance estimates for one year of construction were estimated based on recent
projects. When the Port of Kennewick is ready to move forward with the projects, a quote will
need to be procured from the Port of Kennewick’s insurance provider – Basin Pacific.
• Special Inspections/Testing has been estimated based on recent public projects.
Subcontract Costs
More commonly known as construction costs, these costs incorporate sitework, demolition (where
applicable), building construction, tenant improvements (where applicable), alternates, and
allowances.
Alternates are used during the value engineering process after the initial master budget is adopted
to create add-on opportunities based on the bids and available remaining budget. Allowances are
tracked outside the construction cost as well because these constitute items where details have not
yet been determined. For example, asbestos abatement might be included as an allowance in a
budget prior to the asbestos survey completion.

MASTER BUDGET
Contingency
In a Master Budget, several forms of contingency are included, and as the project progresses, these
are reduced as more detail develops for the project.
Design/Estimating Contingency is set early in the design process while plans are still in a conceptual
stage. As the design moves from schematic to design to construction documents, this contingency
reduces accordingly.
Inflation/Market Escalation is critical in the current construction market. While market conditions
are included in the new construction budget, this line item anticipates further challenges to the
budget such as market changes, prevailing wage, tariff threats, natural disaster rebuilding from other
areas of the country that adds pressure to resources, or CDL law changes driving this cost.
Subcontract Bonds are a part of every project, and these are typically considered at 1% of the
subcontract costs added to the design contingency and inflation.
Risk Contingency accounts for the items that are difficult to anticipate. These may include
unforeseen conditions during construction/demolition, weather delays like the winter of 2016/2017,
or other issues that arise during construction.
Construction Contingency accounts for all other circumstances that cannot be predicted at the early
stages of a budget process.
WSST
Washington State sales tax is included in the budget process to cover all areas of construction.
FFE
Furniture, fixtures and equipment accounts for items typically procured outside the construction
bidding process. Based on the entity’s requirements, these may be acquired by RFP, direct purchase,
or other processes.
Other
Other line items cover items custom to a specific project. For example, marketing materials,
branding, artwork may be incorporated into the Other line item.

MASTER BUDGET
Construction
The hangar building budget estimates renovation for the three hangar buildings to the point that
they can become leasable space. Tenant improvements are included as separate line items in this
version of the master budget to provide the Port of Kennewick with the flexibility to develop the
spaces based on the right tenants.
Construction estimates are based on a concept and the requirements provided by Port of Kennewick
staff only. To refine the estimates for a thorough master budget, schematic design documents and
the review of a licensed estimating company are required.
This includes:
• Considering building code requirements but may not represent all code requirements
• Completing site improvements to create a complementary aesthetic to the overall Vista Field
Development vision
• Develop exterior improvements to create a unique offer in the community
• Adding windows
• Installing multiple and different entry points
• Create a restroom core for each building
• Provide all utilities to support multiple functions for each building

RESOURCES
Real Estate Professionals
In developing this report, Strategic Construction Management interviewed the following commercial
real estate professionals to assess current market conditions and potential for the Vista Field
Development.
Terry Blankenship
Eastside Commercial Real Estate
Vicki Montegeaudo & Derrick Stricker
NAI Tri-Cities
Bill & Ruth Dingfield
Coldwell Banker
Kirt Shaffer
Tippett Company
Architects
In 2017, the Port of Kennewick contracted with CKJT Architects to determine the viability of
repurposing the hangar buildings as well as the code requirements. These renderings and
assessments were used in developing the master budget estimate.
Photo Reference Links
http://stanleymarketplace.com/about/
https://thelongbeachexchange.com/
https://hangar2lowry.com/
https://www.hangaratskypark.com/

CONCEPT
DRAWINGS

EXHIBIT B
From: Elizabeth Plater-Zyberk <epz@dpz.com>
Date: 7/24/20 1:57 PM (GMT-08:00)
To: Larry Peterson <LPeterson@portofkennewick.org>
Cc: "Senen Antonio (senen@dpz.com)" <senen@dpz.com>, "Matthew Lambert (matt@dpz.com)"
<matt@dpz.com>
Subject: Re: Vista Field Redevelopment - DPZ input (Specifically on Hangar Reuse)

Dear Larry,
Your description of the cost of renovation for the hangars may be somewhat shocking, but
the reconsideration of a master plan component such as this during implementation should
not be surprising. The goal is to accommodate changing conditions while maintaining the
intent and principles that formed the plan.
Of the possible actions to take in response to the construction cost estimates, we would
endorse maintaining the hangars in place, with lesser adjustments to allow for their use as
protection (from sun, wind and rain) for programming and temporary uses. They provide a
setting for early activities to take place on the site as the first vertical development gets
underway. Like Wynwood Yard, providing space for open air markets, eateries, artists at
work, pop-up performances, they could be a venue for early activation.
The hangars play an important role in Vista Field’s first phase - as gateway structures to the
new street on the site, and as a background against which new buildings will appear to be
adding to an existing place and space, thus multiplying the Impact of new construction. The
hangars are the initial vertical identity for the site, a significant presence that establishes and
contains the space of the first street.
Their removal would open the space and views to the surrounding area in a way that would
diminish the focus on the foreground - the street, park and water-course where a significant
investment has just been made. And while removal may have the upside of no maintenance
after the initial expense, it also precludes the possibility of the benefit of returns from their
use in the future when such an investment is deemed to be appropriate.
Thus, for several reasons, we believe that the hangars are important components of early
place-making at Vista Field, and respectfully suggest that their ‘lean’ re-use as outdoor
spaces be considered.
I hope this is an adequate response to your considerations. Please let us know if further
elaboration would be useful.
Lizz Plater-Zyberk
Elizabeth Plater-Zyberk, FAIA CNU
Partner DPZ CoDESIGN
1023 SW 25th Avenue
Miami, FL 33135

