PORT OF KENNEWICK
REGULAR COMMISSION MEETING

1975

AUGUST 25, 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 Moak 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

Boyce Burdick, 414 Snyder Street, Richland. Mr. Burdick stated All Aboard Washington (AAWA) is
an effort to restore rail service from Spokane to Pasco, Yakima and the Seattle area; however, he stated
there are opportunities to take short trips, for example, Pasco to Zillah. Mr. Burdick inquired if the Port
of Kennewick would consider hosting an AAWA presentation. Mr. Burdick understands that the Port
is busy over the next few months with the Work Plan and Budget, but perhaps when the schedule opens
up, the Port would consider.

Mr. Arntzen and staff will follow up with Mr. Burdick.
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Mr. Arntzen received an email from Brent Gerry, Mayor of the City of West Richland. Mayor Gerry
asked Mr. Arntzen to read his email into the record:

Brent Gerry, 3100 Belmont Blvd., West Richland.

“l wanted to once again thank you and the Port Commissioners for your continued support and
partnerships with the City of West Richland. The October 15, 2019 transfer agreement between the City
of West Richland and Port of Kennewick allowed the City to purchase the Port’s 92+ acre racetrack
property for the City’s new $12.5m Police Facility and future economic development opportunities. As
part of the transfer agreement, the City assigned $1.3m of the City’s portion of the Benton County Rural
County Capital Funds (RCCF) to the Port for economic development projects including but not limited
to Vista Field redevelopment projects. Specifically discussed during the negotiations of this agreement
was the use of these funds for the Port’s proposed Vista Field Hanger Project. This agreement,
partnership between the City and Port, and the Vista Field Hanger Project was previously viewed
favorably by the Benton County Commissioners as the project was expected to result in a substantial
number of permanent jobs and positively impact sales, B&O, and property tax revenue for jurisdictions
within the Port district. As we continue to work together to address the numerous challenges our
communities face due to the COVID-19 pandemic, | would respectfully request that the Port move
forward with the Vista Field Hanger Project and other associated economic development projects. These
projects represent an opportunity to help mitigate a portion of the negative impacts on jurisdictions due
to the loss of sales tax revenue and jobs within the Port District. Respectfully, Brent.”

No further comments were made.

CONSENT AGENDA
A. Approval of Direct Deposit and E-Payments Dated August 18, 2020
Direct Deposit and E-Payments totaling $73,056.89
B. Approval of Warrant Register Dated August 25, 2020
Expense Fund Voucher Number 102310 through 102343 for a grand total of $410,542.70
C. Approval of Regular Commission Meeting Minutes August 11, 2020

MOTION: Commissioner Novakovich moved to approve the Consent Agenda as presented;
Commissioner Barnes seconded. With no further discussion, motion carried unanimously. All in
favor 3:0.

PRESENTATIONS
A. Duffy’s Pond Report
Ms. Bader Inglima gave a brief history of the Port’s involvement at Duffy’s Pond, which includes
working with the US Army Corps of Engineers (USACE), the City of Kennewick, Fish and
Wildlife Services, Department of Ecology and Department of Natural Resources. Port and City
staff recently met with Commander Childers and USACE staff to discuss the 1135 Habitat
Restoration Project and Duffy’s Pond. Commander Childers seemed very supportive of an algae
treatment in the Pond and asked his staff to assist us advancing our ideas.

Ms. Hanchette presented the Duffy’s Pond Plan remediation and Columbia Gardens upland
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improvements report (EXHIBIT A). Recently, USACE and other federal agencies were able to
come up with an aquatic pest management list of approved ingredients that could be used in these
types of ponds. The next phase of Duffy’s Pond remediation includes addressing the pungent
aromas from the algae blooms and decaying plant matter that hampers the shoreline experience.
In partnership with the City of Kennewick and USACE, efforts are underway for an aquatic
herbicidal treatment of the Pond in early spring of 2021. The City will be submitting the
applications to the Department of Ecology and USACE to secure the necessary permits and
approvals while the Port will work on the treatment plan and fund the treatment.

Ms. Hanchette stated the Port plans to install a cargo container public restroom at Columbia
Gardens in early spring of 2021 and installing fence panels near the food truck plaza to encourage
the public to use the stairs between the plaza and the trail. Ms. Hanchette outlined potential
projects for Columbia Gardens for 2021-2022:

e Screening: additional screening along the northwest edge of Columbia Gardens;

e Shade Coverings: add shade coverings to the outdoor spaces of the four wineries;

e Install a vineyard or victory garden near Monarcha Winery.

Ms. Hanchette introduced Bart Fawbush of Bartholomew Winery, who will be discussing the
potential upland improvements.

Mr. Fawbush stated due to COVID-19, revenues are down, so shade options on the patios will
be very helpful to make the outdoor space more comfortable. Mr. Fawbush believes momentum
is starting to build with the food trucks and once we can get back to the new normal, we should
be able to take what the Commission started and take it to the next level. But for now, having
those additional improvements improves the functionality of the space.

Commission and staff discussion ensued regarding the Duffy’s Pond remediation and Columbia
Gardens upland improvements.

PUBLIC COMMENT
No comments were made.

MOTION: Commissioner Novakovich moved to approve Resolution 2020-16, accepting the Duffy’s
Pond Remediation and Upland Improvements report by Port staff, and approving goal #4 of the
CEO’s goals and objectives and further moves 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. With no further discussion, motion carried unanimously. All in favor 3:0.

B. Quarterly Financial Update
Mr. Kooiker presented the second quarter budget update and financial highlights (EXHIBIT B).
Mr. Kooiker stated, as always, the numbers are subject to change. Mr. Kooiker outlined the
2021-2022 Budget and Work Plan schedule:
e September 8, 2020: Work Plan/Budget Elements Discussion
e September 22, 2020: Work Plan Workshop
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e October 13, 2020: Work Plan Adoption
e October 27, 2020: Budget Presentation Workshop
e November 10, 2020: Budget Adoption

EMERGENCY DELEGATION UPDATE
Ms. Hanchette stated Ice Harbor at the Marina has requested additional outside patio space near the
fountain. Port staff is working with Mike Hall on that request.

RECESS
Commissioner Barnes called for a recess for at 3:03 p.m. for five minutes.

Commissioner Barnes reconvened the meeting at 3:08 p.m.

REPORTS, COMMENTS AND DISCUSSION ITEMS
A. Vista Field
1. Construction and Task Status Update
Mr. Peterson met with City staff this morning to conduct the substantial completion walk
through. The City will provide a list of items to the Port and Total Site Services that need to
be addressed prior to the City accepting the project. Mr. Peterson stated Ben Floyd, Doris
Goldstein, and Foster Garvey continue to work on the Vista Field Property Owner’s
Association and DPZ Partners continues to work on the list of questions posed earlier this year.

2. Hangar Memo
Mr. Arntzen stated before the Commission is a memo regarding the Vista Field Hangars
(EXHIBIT C) which discusses options for moving forward. Mr. Arntzen believes the
Commission may consider adding a substantial line item for Vista Field capital projects to the
2021-2022 Budget and Work Plan without specifically addressing the Hangars and identify
projects at a later date. Mr. Arntzen outlined several options that the Commission may consider
for further options for the Hangars.

Commissioner Barnes does not advocate selling the Hangars and releasing 100% control but
envisions more of a public/private partnership where the Port owns the land and the private
sector leases the land and owns the building and improvements, much like the arrangement we
have with Cedars.

Commissioner Novakovich believes three things the Commission should consider before
moving forward:
e Should the Port maintain control of hangars;
e Budget for Vista Field improvements, but not specifically allocating the funds to certain
projects;
e The Commission should pause until we see what effects COVID-19 will have on the
economy and the demand for property at Vista Field.

Commissioner Moak stated the Port can maintain control of the hangars in a variety of ways,
including the collaborative design process. Commissioner Moak is not opposed to selling the
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hangars, as long as we work through the collaborative design process with the potential buyer.
Commissioner Moak stated the hangars were meant to create vibrancy at Vista Field; however,
it might be a good idea for the Port to tear them down and start over. Additionally, he believes
there needs to be an anchor to the southern boundary and thinks the hangars may require more
work than the Commission may want to invest. Commissioner Moak likes the Cedars analogy,
but does not know how that would work with the Opportunity Zone (OZ) rules.

Commissioner Barnes stated in response to Commissioner Novakovich’s comments, the Port
should absolutely maintain control of the hangars. Additionally, Commissioner Barnes
believes we should allocate money to Vista Field, but he cannot see spending $8,000,000 to
$11,000,000 on the hangars. Furthermore, he does not know if we need to pause on moving
forward with Vista Field because of the virus, but he would welcome and encourage staff to
engage with members of the private sector to see if there is any interest in purchasing the
improvements. Commissioner Barnes suggested the Port maintain ownership on one of the
hangars and complete the renovations as Mr. Robison suggested and then sell the two others
with land lease options.

Mr. Arntzen stated if the Commission directed staff to look at several options, that could take
several months to research, which may be enough time to see what the effects of COVID-19
are. Additionally, Mr. Arntzen believes the Mayor of West Richland would like the Port to
utilize the $1,300,000 as quickly as possible so that the City does not have to carry on the
books.

Commissioner Moak thinks if we tore down the hangars, the Port would not need to build
$11,000,000 in improvements, but rather look at what the Port could do to create vibrancy in
the areas, such as install container buildings for lease. Commissioner Moak is in favor of
exploring a land lease option, further investigation into containers, and discussions with local
art groups.

Commissioner Barnes would like staff to explore a potential ground lease option, furthermore,
he is open to remodeling one of the hangars as a model, to create vibrancy in the development.

Mr. Peterson stated DPZ believes the structures should be maintained to frame the
development. Additionally, the intention of his question of, does the Port want to maintain
property or buildings like on Clover Island or Columbia Gardens, or sell all of the property to
the private sector, as we did at Spaulding Business Park.

Mr. Arntzen reiterated the agreed upon Commission comments and would like to draft a memo
regarding today’s discussions, with a narrowed down focus. Mr. Arntzen envisions putting a
small team together to address the scope of work defined by the Commission.

Commissioner Barnes reiterated his idea of a public/private partnership, much like the Cedars

ground lease and does not support spending staff time and resources looking into something
outside or beyond that.
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B. Clover Island/Columbia Drive
1. Kennewick Waterfront Master Plan Update
Mr. Peterson stated Makers architecture and urban design recently completed the first online
public input process for the Kennewick Waterfront. The process resulted in over 7,500 visits
to the website, 1,700 unique visitors, 100+ comments, and 66 survey responses.

C. Communications with Public
Ms. Bader Inglima worked with Makers on the Kennewick Waterfront District Master Plan survey,
which generated over 400,000 impressions and 850 click throughs. Ms. Bader Inglima reported
that the Port recently began running four TV spots that promote Clover Island and Columbia
Gardens.

Mr. Arntzen applauded Mr. Peterson and Ms. Bader Inglima’s work with Makers on the
Kennewick Waterfront survey. Additionally, when Mr. Arntzen and staff met with the USACE
regarding the 1135 project, he heard a number higher than what we initially heard and budgeted.

D. Director Reports
Ms. Bader Inglima reported that the Marina is busier than it has ever been and Ms. Yates has been
managing the restrictions expertly. Ms. Bader Inglima received a note from Vijay Patel about how
helpful Ms. Yates was when he was obtaining a slip.

Ms. Luke reported on the recent teleconference with Judge Kallas and counsel on Thursday,
August 13, 2020 to discuss the hearing schedule for the complaint appeal process and whether
witness names would be used during the briefing and hearing. Ms. Luke stated the hearing date
has been postponed until November 20, 2020 in the hopes to have an in-person hearing, which will
be conducted as a Special Commission Meeting. However, if the Port is still not having in-person
meetings, we will conduct the hearing remotely. Judge Kallas also granted Commissioner Barnes’
request to utilize the witness names during the briefing and hearing. Furthermore, Judge Kallas
reiterated the scope of the hearing, which is going to based on the records developed in the
investigative file by Ms. Parker.

E. Commissioner Meetings (formal and informal meetings with groups or individuals)
Commissioners reported on their respective committee meetings.

F. Non-Scheduled Items
No comments were made.

PUBLIC COMMENTS
No comments were made.

COMMISSION COMMENTS
No comments were made.
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ADJOURNMENT
With no further business to bring before the Board; the meeting was adjourned 4:59 p.m.

APPROVED: PORT of KENNEWICK
BOARD of COMMISSIONERS

Don Barnes, President

Skip Novakovich, Vice President

Thomas Moak, Secretary

*The August 25, 2020 Commission Meeting Minutes were Approved by the Port of
Kennewick Commissioners on September 8, 2020 at the Regular Commission Business

Meeting.
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2021/2022 Budget Calendar

September 8, 2020
Work Plan/Budget Elements Discussion

September 22, 2020
Work Plan Workshop

October 13, 2020
Work Plan Adoption

October 27, 2020
Budget Presentation Workshop

November 10, 2020
Budget Adoption




~ Thank You

Nick Kooiker, CFO/Auditor
509-586-1186
nick@portofkennewick.org




EXHIBIT C

MEMORANDUM
To: Port Commission
From: Tim Arntzen, CEO
Date: August 25, 2020
Re: Vista Hangars, Further Discussion

The commission directed that staff present a development strategy with respect to a buildout of
the Vista Hangars. On July 28, 2020 staff and consultants presented to the commission a report
detailing a fully renovated buildout with additional information which considered the optional cost
of new construction. Substantial commission discussion ensued; with the commission
expressing little or no desire to remodel the hangars as identified in the report (i.e. a full
renovation buildout with expenses ranging from $4,000,000 to $11,000,000). In the meeting of
August 11, 2020, the commission accepted the CEQO'’s offer to discuss the issue further at the
next commission meeting (August 25, 2020).

It appears that the commission would like have further discussion to determine what, if any,

(Peterson believes the primary question to be: Is it important at Vista Field that the
Port maintain control over a portion of the site (like Clover Island, Columbia
Gardens) to curate the tenant/use mix OR should the Port sell (like Spaulding) and
let the tenant mix be driven 100% by the private sector? | believe this needs to be
answered first...and the recent discussions with the DPZ team yielded the
recommendation that the master developer (Port) retain control of those properties
and not conditionally sell and hope for the best. Per Lizz the developers they work with
retain the crucial pieces (such as the hangars and the gateway location and the first
vertical improvements set the tone so it’s imperative that tone is set properly. Once
the Sell and Condition use or Retain a Control use question is answered it seems the
discussion could move to the next step, but the Commission needs to Start at the Start.
Would the Commission rather have $500,000 or absolute control of their current focal
property? What better “thing” could the Commission do with $500,000? Heck float
idea that the sale price should be at least the purchase price (recent Racetrack
example) and see the response.

action should be taken regarding the hangars. Such discussion could include proceeding with
lean hangar remodeling and associated budgeting; selling the hangars; demolishing and re-
building anew; value engineering the project; or putting the hangars on pause while considering
the mostly unknown and potentially significant impact that the Coronavirus Pandemic might have
on all future land sales and construction at Vista Field overall. Such a pause would also allow



the Commission to assess the changing market conditions and be sensitive to avoid competition
with a potential glut of vacant office, commercial and restaurant space within the community.

Due to the magnitude of policy and budget implications, discussion regarding the hangars’ future
seems to warrant ample consideration. Itis a weighty matter and commission may want to take
an extensive look at a variety of options. Such a thoughtful review would take some time. And
| would ask does commission wish to remain consistent with the extensive public input process
established for Vista Field planning, and if so, should any analysis include public participation?
In addition, the 2021/2022 work plan and budget have legal deadlines and staff and commission
must move forward in finalizing those documents. Thus, taking a calculated approach with
respect to the hangars might seem problematic at first glance. However, that may not be the
case.

The budget and work plan can actually move forward while the commission takes the time
necessary to carefully and strategically consider what to do with the hangars as major assets at
Vista Field. In short, as will be discussed below, the commission could establish funding for
“capital projects at Vista Field” which could include projects yet to be determined (which may or
may not include the hangars). In other words, budget some funding to address items of
importance to the commission at Vista Field. Then, after fully discussing and determining the
fate of those hangars, the commission can determine if/what/how it wants to spend that
funding—either on the hangars—or not OR where to allocate the revenue captured from a sale
of the hangars. The point is, budgeting now and preserving the hangar conclusion for the near
future will allow Commission to fulfill their work plan and budget obligations in the short term.
And it will provide flexibility for Commissioners to analyze options and make a thoughtful,
strategic determination regarding capital improvements at Vista Field.

With that in mind, | would suggest the commission consider establishing a goal for the upcoming
two-year budget and work plan whereby a report is prepared which explores further options.
Additional ideas/options/opportunities are likely out there. Then, if a viable and cost-effective
plan for the hangars is uncovered the commission could move forward. Should the commission
authorize a further look, it might be helpful to consider the following items:

Historical Perspective. When considering the future of the hangars, it may be useful to take an
historical look at how and why the port purchased them in the first place. The commission that
authorized the purchase of the hangars recognized that the owners of the hangars were
instrumental in fighting to keep the airport open. Likely a full and fair discussion related to airport
closure and site reuse would not have taken place with those influential community members
exhibiting substantial influence over port policy making. One might suggest that the value of the
hangars should be examined (to a certain extent) in this historical context.

Full Buildout. It appears clear to staff that the commission unanimously agreed that the full
buildout option is just too expensive. So, unless directed otherwise, staff will spend no further
time on this alternative. As we discussed at the previous meeting, trying to guess at the cost of
remodeling was futile. And | don’t believe anyone would have guessed the cost of a full buildout
would be so very expensive. The report was helpful in that it provided us with a new perspective;



we now have quality information in front of us. We now can say “too expensive” and know that
as a fact.

Lean Renovation Options. The scope of the earlier report was limited. However, as was
discussed at the earlier meeting, there may be other options available rather than just a full
buildout. What might a “lean” redevelopment look like? Are there examples out there?
Commissioner Moak shared the Box Park development in Savannah GA, which used cargo
containers as lean, vibrancy-building techniques. Port staff and commissioners are familiar with
Wynwood Yard, an area in Miami, Florida where cargo containers and sun shades have been
utilized to create a large, vibrant area of pop-up retail. And a similar, well-known development
is Downtown Container Park located on Fremont Street in Las Vegas, Nevada. Perhaps
container development may offer a lean option for Vista Field. Would building codes in
Washington allow for container development, are there different standards and considerations
as yet unknown, what input would DPZ have regarding this as a “first start™?

Public Private Partnership. This was mentioned as a possibility for the hangars. As part of the
analysis staff could research the options and opportunities this possibility might provide and
present those findings to commission.

Financial Partnerships. Would any of our partners seek to contribute to a “lean” hangar remodel,
for example? Partners have expressed some preliminary interest in supporting hangar
redevelopment. Understanding partner interests and potential for contributions might help clarify
and inform commissioners in making a final determination as to what a hangar (or other project)
could look like.

Extrinsic Value of Hangar Buildings & Locations. Do the hangars have value beyond their book
value (i.e. as a remnant of historical use, as the southern gateway to the project, or as Gary
Black’'s pattern language “manner of arrival”’)? Should this question be explored in greater
detail?

Selling the Hangars. It was also mentioned that the hangars could be sold. This option should
be explored and addressed. Ifitis, a number of other questions should be asked such as: would
a private sector purchaser invest $400-$800 per square foot in the hangars (regardless of not
having to pay prevailing wage)? Just as full hangar remodel seems to be too expensive for the
port, it could prove too expensive for the private sector as well. Is the port the only entity that
can appropriately deal with the hangars? Is the private sector the right party to own these
assets? What protections and guarantees does the commission have that a private user will put
them to a use which complements new-urbanism and Vista Field as a regional town center?

Coronavirus Impacts. What financial impacts might we experience? Will demand for building
and development slow? Based on pre-Covid contract and scoping, the Vista Hangar report
identified potential uses which are currently struggling. Should the port plan for and improve the
hangars for industries which are foundering under pandemic restrictions? What guidance could
or should the port obtain with respect to potential economic and business impacts from the
Covid-19 Pandemic before making any decision which may significantly impact the southern
entrance to Vista Field?




Rural County Capital Funding (RCCF) Eligible Projects. The hangers initially appeared to be a
strong candidate for RCCF funding. County staff and at least one county commissioner have
expressed interest in some form of hangar remodel. A remodel could likely meet statutory and
county requirements for funding, should the commission decide to pursue a hangar-related
project. Aside from the hangars, currently the port has no strong contenders for RCCF funding.
Given the restrictions inherent in and scrutiny of RCCF projects, it might behoove the
commission to marshal RCCF funds toward a project or projects that would be viewed favorably
and score highly with the county by meeting their economic development objectives.

Industrial Development District Funding. At a recent meeting the Industrial Development District
(IDD) funding mechanism was touched upon briefly. | add this item simply to determine whether
more discussion is desired by the commission. In a nutshell, the IDD is a voter authorized levy
increase to be used for port property improvement.

Current Workload. The port commission and staff will have considerable workload related to
Vista Field and can remain busy and fulfilled for the next two years regardless of a final
determination on the hangars. Keep, sell, demolish, renovate—whatever the outcome, we as a
team can focus on the monumental task of implementing the community vision at Vista Field.
There is much to do in preparing, marketing and selling lots, and working to ensure that new-
urbanism design is understood and seamlessly implemented by the private sector. We only get
one “first start” and those first projects will set powerful expectations moving forward. In order
to ensure a successful phase one implementation, | would suggest that having flexibility and the
support of the port commission will be critical so as to not be spread too thin in pursuing other
projects and losing focus on Vista Field.

Conclusion. With respect to the budget and work plan, “the show must go on”. We have
legislative deadlines that must be met regarding those documents, so we must complete those
processes in the near future. However, one could argue that the process of determining the
ultimate future of the hangars is not necessarily as time sensitive. Time and again, when
discussing Vista Field the commission has said, let's do it right, not just “right away”. The
commission might apply that same perspective to the hangars; taking time to receive and review
expanded analysis, and to take thoughtful and deliberate action in determining the highest and
best use of those hangars.

Does the commission include a substantial line item in the 2021/2022 budget for a major capital
project at Vista Field, and wait a few months to better understand the impacts and effects from
Covid? Maybe the future will look a little clearer and waiting could help determine the best
course forward with respect to the hangars and potential uses. And if not used for hangars, that
budget item could be used for other Vista Field capital projects, including but not limited to
additional infrastructure. Nothing says the commission has to allocate all of its funding with
specificity. It could put funding in the budget now for uses to be identified in the near future. In
other words, the commission could put aside Vista Field funding now and wait a little while to
see what extended impact (if any) Coronavirus is having on the economy; during which time a
detailed analysis and review of hangar option could help inform the commission’s final decisions.
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