
























PORT OF KENNEWICK
HISTORIC WATERFRONT DISTRICT MASTER PLAN

EXHIBIT A



TARGETED DISCUSSIONS

• 12 individual interviews

• 6 group interviews

• 4 discussion groups

TOTAL: 56 stakeholders

OPEN HOUSE

• 1,695 unique visitors 

• 80+ people provided feedback

• 105 total comments

PHASE 1 - OUTREACH SUMMARY

2



MAP ACTIVITY

• 31% - other (culture, retail, housing, recreation)

• 28% - water activities

• 23% - access & transportation

• 18% - food & entertainment

OPEN 
HOUSE
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IDEAS WALL

• 42% - other (food, housing, recreation)

• 25% - access & transportation

• 17% - water activities

• 16% - arts, culture, & local retail



• Clover Island’s views, lighthouse, and proximity to 
the river are main attractions

• Pedestrians and cyclists would benefit from 
completed trails and safety improvements

• The new wine village and food truck area attracts 
visitors, more amenities desired

• Blight and nighttime safety concerns can be 
deterrents to visitors and developers

• The variety of unique local businesses is great and 
there is appetite for more

• Island gets a lot of boat traffic and parking is 
limited during peak use periods

OUTREACH TAKEAWAYS
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• Concepts are intended to illustrate a range of ideas 
and spur a discussion of trade-offs

• Though some ideas could be implemented by the 
Port, many would be achieved in partnership with 
the City, property owners, and business community

• Components of each can be “mixed and matched” 
into draft plan recommendations

• These ideas will be developed and presented for 
Port, community, and stakeholder feedback over the 
next few months

PHASE 2 – DRAFT ALTERNATIVE CONCEPTS
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ACTIVITY DESTINATION

Activity-rich district drawing
local community and tourists

RESIDENTIAL HUB

Vibrant neighborhood welcoming 
all ages and abilities 
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DRAFT CONCEPTS



LODGING

Focused on tourism or 
vacation rentals

ACTIVITY DESTINATION
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Boutique hotel near lighthouse Local brewery and food Peddle boat rentals for Duffy’s Pond or 
other activity draws 

AMENITIES

Variety of local retail, food, 
and entertainment with 
nighttime activation

RECREATION

Equipment rentals and 
recreation space



LODGING

Variety of residential 
options

RESIDENTIAL HUB

8

Mixed use residential at the Willows Farmer’s or art market Playground and park for residents

AMENITIES

Local grocery market, coffee 
shop, boutique shops, and 
other amenities

RECREATION

Kids playground, small park 
area



• Complete Duffy’s Pond and Clover Island trails 

• Support improved safety and connections along 
Duffy’s Pond trail; add screening and other amenities 

• Formalize some boat trailer parking near ramp

• Support improvements to Washington St and 
Columbia Dr for pedestrian/bicycle safety and to 
inspire district exploration

• Encourage improvements to public-facing aesthetics 
of existing businesses

• Partner to increase wayfinding around district

COMMON ELEMENTS
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MEMORANDUM 

To: Staff 

From: Tim Arntzen, CEO 

Date: September 8, 2020 

Re: Budget/Work Plan Discussion 

Following today’s staff meeting, I have prepared the following “script” for the budget/work plan 
discussion on Tuesday.  The following items would be presented, with the presenter being noted 
in conjunction with each item. 

1. Opening Remarks (Tim).
I will present the issue as a high level “flyover”, briefly explaining that Nick will present a few 
items, as will Larry, Amber and Tana.  I will emphasize that the items noted are critical to 
presenting more detail in the form of a written draft work plan and preliminary, draft budget with 
spreadsheet(s).  The information provided by the commission will help staff get further into the 
details for next meeting. 

2. Conservative Budget (Nick).
Perhaps just a mention that the budget is conservative, balanced and provides for the “must do” 
projects, with no large sums for “discretionary” projects, other than the line item for Vista Field 
(possibly hangars, etc.).  The budget also takes into account increased funding for 
“maintenance” of the things the port has constructed in the past (i.e. Vista Field). 

3. Plug Line Item for Vista Field.  (Larry).
The commission needs to go forward with a budget and work plan prior to having clear direction 
on what to do with the hangars.  As a result of this “timing” issue, staff has prepared a “plug” line 
item for various capital projects at Vista Field, which could include hangar work; preparatory 
work on a park; work on a gateway feature or additional infrastructure, by way of example. 

4. 1135 Project.  (Tana).
Potential increase in Port funding. 

4. VFDF Remodel (Amber).
Amber can introduce the idea of remodeling the revenue-producing building, with rough budget 
numbers and a basic idea of items included and whether the remodeling can be pieced out over 
the next two years or longer or whether it needs to be done now. 

5. Funding of Buyback Clauses (Tim).
Tim will briefly discuss this issue, noting that Amber will discuss it in more detail further down 
the agenda.  Tim will introduce the concept of limited revenues in the budget, and funding 
buyback clauses likely will make it impractical to fund other capital items including but not limited 
to publicly-requested improvements at the Wine and Artisan Village. 

EXHIBIT B
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6.  Public Projects at the Wine and Artisan Village.  (Tim). 
Through the master planning process, and as a result of discussions with tenants, a list of 
potential items for the Wine Village has been created.  Funding for these items would likely be 
as an alternate to funding buyback clauses (i.e. on or the other) due to limited budget funding. 
 
7.  Covid Account/Reserve Account (Nick). 
While staff is encouraging the commission to plan for a downturn in revenues due to 
Coronavirus, it is the opinion of the CEO and CFO that the current reserve fund balance is likely 
sufficient to cover anticipated financial impacts, at least in light of currently available information 
and past port experiences.  Additionally, the reserve fund is likely sufficient to fund a buyback or 
two, should the need arise.   
 
8.  Funding for the Vista Field Implementation Team (Nick). 
The current draft budget provides for staffing necessary to implement early stages of Vista Field 
implementation, consistent with the updates provided previously by the CEO. 
 
 



DRAFT Revised 9/04/2 

Vista Field Proposed Organizational Structure, Page 1: Formation 

Port Authority/Developer City Vista Field Association Commercial Property Association 
Role and 
how 
established 

The Port is the owner of the property 
and the declarant under the 
Declaration of Covenants and 
Restrictions (the Declaration). The 
Declaration establishes the rights of 
the Port in developing Vista Field, 
subject to limitations in the 
Washington Uniform Common 
Interest Ownership Act (the “Act”). 

N/A The Declaration creates a mixed-use association, 
the Vista Field Association (the Association) under 
the Act. As provided in the Declaration, all owners 
of property within Vista Field, including 
commercial property, are members of the 
Association and pay mandatory assessments. The 
Association is regulated by both the Declaration 
and the Act. 

A separate instrument, the Declaration of 
Covenants, Conditions and Restrictions 
for Village Center (“Commercial 
Declaration”), establishes the 
commercial property owners’ association 
(the “Commercial Property 
Association”). Only commercial property 
owners would be members and pay 
assessments. Residential property within 
the Village Center would be excluded 
from the effects of the Commercial 
Declaration. 

Personnel 
responsible 
for carrying 
out 
development 
and 
operation of 
Vista Field 

The Port will designate a project 
manager whose responsibilities could 
include supervision of construction, 
advice concerning implementation of 
master plan, marketing strategy and 
sales, including sales to builders with 
take-down agreements.  

N/A The Association board will designate a Community 
Association Manager, either an existing Port 
employee or management company, or an 
individual hired specifically for this position with 
an on-site office. A Community Association 
Manager is expected to have knowledge of the Act 
as it affects association operation. At the direction 
of the board, the Community Association Manager 
will manage the financial accounts of the 
Association, oversee any employees such as 
maintenance and landscape personnel, negotiate 
contracts for outside service providers and oversee 
work. As the project develops, the Community 
Association Manager will conduct voting for the 
board of directors, help prepare the budget (to be 
approved by the board) and collect assessments.  

In addition to a General Manager to 
oversee maintenance and management 
of the shared facilities serving 
commercial property, such as plazas, 
public parking, drinking fountains, 
public restrooms, street furniture, the 
budget for commercial operation should 
include hiring a Marketing Director to 
oversee events, promotions, holiday 
decorations and other activities. This 
may be one or more people and may be 
contracted services, or full or part time 
staff, and could include the same staff 
working for the Vista Field Association. 

Evolution of 
Port control 
during 
buildout 

The Declaration provides protection 
for the Port to complete development 
work, including design review, even 
after control of the board of the 
Association is turned over to owners. 

N/A The Port as master developer can select a majority 
of the board until 75% of build-out of the entire 
103-acre project. Board members selected by the 
Port have a duty to the Association to act 
reasonably and in the best interests of the 
Association. The Act requires transition from the 
developer to owners at 75%. There is no time limit 
on when this transition occurs, which may take 
many years.  

It is expected that the Port would be the 
major commercial property owner in the 
Village Center for an extended period of 
time. Because the Commercial Property 
Association is not subject to the Act, 
there is no limit to how long the Port 
could control the Commercial Property 
Association. 

EXHIBIT C



DRAFT Revised 9/04/2 

Vista Field Proposed Organizational Structure, Page 2: Responsibilities 
 
 

  
Port Authority/Developer 

 
City 

 
Vista Field Association 

 
Commercial Property Association 

Maintenance The Port’s job will be oriented toward 
development—for instance, planting of new 
landscaping, rather than trimming and other 
maintenance. However, the Port may 
subsidize Association’s cost of maintenance in 
early years through deficit funding. 

• All through 
streets and 
sidewalks 
 

•Woonerfs 
•Alleys (may be assessed to 
adjacent owners) 
• Parks and landscaping 
• Water features  
• Lighting 
•Recreational facilities (if any) 
•Care for street trees and strips 

• Maintenance of shared facilities serving 
commercial property as described above 

• Additional level of care as required for 
parks and other Vista Field Association 
Common Elements that are used for events 
and commercial activities  
 

Services No direct delivery of services unless the Port 
decides to get into businesses such as 
landscape maintenance. 

•Utilities 

•Snow 
removal for 
streets 
maintained 
by the City 

•Police/fire 
emergency 

• Snow removal for streets 
maintained by Association 

• May provide landscape and 
maintenance services to 
private properties and assess 
to benefited owners 
 

• May manage parking and/or dumpsters 

• Marketing/promotion of businesses  

•Events and programming of open space 
within Village Center, both Common 
Elements and Limited Common Elements 

•Holiday and other decorations 

Source of 
Income 

•Sale of parcels 
 

•Income from commercial property retained 
by the Port, whether rental income or direct 
income from businesses operated by the Port. 
May include parking. 
 

•Possible broker income from dedicated on-
site real estate sales office, particularly for 
resales. 
 

• Sales tax 
 
•Property tax  
 
•Utilities 
taxes 

Mandatory assessments from 
all parcel owners. In 
accordance with the Act, 
mandatory assessments are 
based on “Allocated Interests.” 
Allocated Interests must be 
based on a formula and 
established when property is 
added to the Declaration. The 
Declaration provides formulas 
for residential and commercial 
property. 

Commercial property will be assessed 
under the Commercial Declaration for 
maintenance and services described above. 
The cost will be divided among commercial 
properties in accordance with a formula, 
which may be based on assessed value. 
Costs related to events and other business 
development activities may be assessed 
based on revenue as reported for sales tax 
or other formula so that the cost is 
assumed by those benefited. Some special 
events may generate revenue. 

Design 
Review 

The Port retains control of all design review 
throughout the Development Period, which is 
defined in the Declaration and extends 
beyond the turnover of the Association board. 
The Port would hire firm to prepare any 
necessary code and perform the review 
process during the development stage.  

The City 
issues 
building 
permits.  May 
require Vista 
Field design 
approval 
first. 

At the end of the Development 
Period, the review rights would 
be assigned to the Association 
for all parts of Vista Field other 
than for the Village Center. 

The Commercial Property Association will 
assume design review for the Village 
Center at the end of the Development 
Period. 
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MEMORANDUM 

To: Port Commission 

From: Tim Arntzen, CEO 

Date: September 8, 2020 

Re: Vista Hangars, Further Discussion 

Background 
The Commission has had substantial discussion related to formulating a development strategy 
with respect to the Vista Hangars.  This memo builds on the consensus and momentum resulting 
from discussion which occurred during the August 25, 2020 commission meeting. 

Discussion 
Staff has listened to comments offered by the Commission.  Based on that, and as a potential 
path forward, the port CEO will direct the port CFO and Director of Planning & Development to: 

1. Proceed with the budget and work plan, presenting draft and final documents to the
Commission on the following schedule:

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 

The budget and work plan can move forward while the Commission takes the time necessary 
to strategically consider what to do with the hangars as major assets at Vista Field.   

2. Pursuant to Commission direction, establish funding for “capital projects at Vista Field” which
could include projects yet to be determined (which may or may not include the hangars).
More detail can be fleshed out as the draft work plan progresses.

The CEO would like authorization from the Commission to contract with a firm to research other 
viable options for the hangars.  Research would include the issues the Commission identified in 
the August 25, 2020 meeting, which are set out in Exhibit “A” to this memo.  I anticipate 
developing a detailed scope of work and a plan for the selection of the consulting team, which 
will be shared with the Commission.  I anticipate that these tasks could be accomplished this 
fall.  Work in earnest on the hangar analysis “plan” could commence in January, with a draft 
report expected within 120 days (+/-).  As the Commission can see from the diversity of issues 
to be addressed (Exhibit “A”), several disciplines will need to be part of the team, including 

EXHIBIT D
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planners, real estate professionals and others.  It would be my intent to treat this as a “modest” 
project with respect to funding and timing, yet treat it as the important task that it is.  Thus, I 
would strive to keep the budget in check and have a useful product developed in a timely 
manner.  Because of the magnitude of this inquiry, I suggest the Commission adopt this as a 
CEO goal, enabling me the ability to marshal the necessary assets to successfully complete the 
task. 

 
In addition, I recommend that the Commission authorize me to contract with an economist to 
provide a skilled review and guidance related to Coronavirus impacts on the local, state and 
national economic picture.  Most focus would be on how the virus has changed the local playing 
field and what we might expect in the future (i.e. which industries are failing, what our financial 
impact might be, etc.).  Not only would this information assist the Commission in deciding what 
uses the hangars might have, but it would also help us assess our overall actions moving 
forward.  I anticipate a project such as this to be of modest cost, with a time frame of 120 days 
from its “start”.  TRIDEC has expressed some level of interest in assisting with this analysis.  I 
would also ask the Commission to establish the economic report as a CEO goal as this 
information will be valuable to our overall lines of work, and will be instrumental in properly 
addressing the hangar issue. 
 
Conclusion 
Staff will undertake the following actions: 
 
1.  The CFO and Planner & Development Director will proceed with the preparing and presenting 

a draft budget and work plan on the schedule described above. 
2.  The CFO will insert a “placeholder” in the budget for capital project(s) at Vista Field, which 

may or may not end up being used for the hangars. 
3.  The CEO will request that the Commission to authorize him to contract with a firm capable of 

providing: 
a. The deeper analysis with respect to the future of the hangars, with the general scope of 

the analysis as set forth in Exhibit “A”; and 
b. The Coronavirus economic component described in the body of this memo and Exhibit 

“B”. 
 
Impact on Pending RFP  
Port staff are working to bring crucial decision points to the Commission for final 
determinations in advance of a winter/spring 2021 Request For Proposal (RFP) process for the 
Vista Field properties.  Ideally the hangar path (renovation or land lease) would be identified 
before the RFP is issued and the vision shared with prospective investors of adjacent 
properties or the lease opportunities included with the adjacent sales offerings.  It should be 
noted that as proposed the hangar analyses timeframes would parallel the RFP process and 
obtaining the desired sequencing [decide hangar path and share with RFP respondents] would 
require either acceleration of the analyses (unrealistic) or delay of the RFP issue (undesirable).   
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EXHIBIT “A” 
 

Potential Issues for Hangar Review 
 
Retaining Control of the Project.  The Commission has reached consensus that the master 
developer (Port) will retain control of all elements of the project deemed necessary to the overall 
success of the project (in this case the ultimate end use of the hangars).  This concept might 
need to be further refined throughout this or another process (perhaps the process we already 
have underway with DPZ).  Also as identified below, one option currently under consideration is 
selling the hangars and ground leasing the land.  That option will be explored under the 
assumption that it is consistent with the port “retaining control of the project”.  However, an 
outright sale of the land and hangar buildings with no strings attached is beyond scope of a 
proposed hangar study. 
 
PATH #1 - Lean Renovation Options.  There may be other options available rather than just a 
full buildout.  The report will provide two examples of what a “lean” redevelopment might 
encompass with sketches or photos and with a basic cost to construct analysis.  One example 
might be the “Box Park” type development in Savannah, GA; Miami, FL, and Las Vegas, NV; 
each of which use cargo containers as lean, vibrancy-building techniques.   
 

a. Financial Partnerships.  The report will address whether port partners would contribute 
to a hangar remodel.  This could be an option under the “Lean” option as well as the 
“Ground Lease” option.   
 

b. Rural County Capital Funding (RCCF) Eligible Projects.  As part of the review process, 
staff will keep the availability of RCCF in mind.  The hangers initially appeared to be a 
strong candidate for RCCF funding, and a remodel could likely meet statutory and county 
requirements for funding. 

 
PATH #2 - “Cedars Style” Ground Lease.  The report will assess the viability of the port 
offering the hangar buildings for sale on a ground lease.  The purchaser would own the building 
and make port-approved modifications and establish businesses which meet zoning and port 
approved uses.  The port would continue to own the land under the building and would ground 
lease at fair market value to the building owner, i.e. as is the case with Cedars and the Clover 
Island Inn. 
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EXHIBIT “B” 

 
Potential Issues for Hangar Review 

 
Coronavirus Impacts.  Based on pre-Covid contract and scoping, the Vista Hangar report 
identified potential uses which are currently struggling.  The port may decide to steer away from 
improving the hangars for industries which are foundering under pandemic restrictions.  The time 
needed to assess the best use of the hangars could also provide the time necessary for the port 
to obtain professional data and advice with respect to potential economic and business impacts 
from the Covid-19 Pandemic.  This information would likely be beneficial before making any 
decision which may significantly impact the southern entrance to Vista Field or other properties 
within the Port’s portfolio. 
 




