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CHAPTER 1: INTRODUCTION

A. PURPOSE OF COMPREHENSIVE PLAN
This Comprehensive Plan has been prepared to meet the following Port needs:
1. Establish short- and long-term planning and development goals and implementation strategies.

2. Provide a plan to develop and enhance the economic diversity of Chelan County. This plan will be a
flexible guideline for the Port Commissioners to make sound fiscal policy and planning decisions.

3. Provide a strategy for retaining existing business and attracting new business and industry to enhance
local economic diversification efforts.

4. Adopt a prioritized Capital Improvement Plan and feasible funding strategy.

5. Provide the community and potential customers with an overall understanding of the Port of Chelan
County.

6. Comply with state law (RCW 53.20) that requires that the Port prepare and adopt a “comprehensive
scheme of harbor improvements” prior to expenditure of funds for improvement of property.

B. MISSION

It is the mission of the Port of Chelan County to fully use its statutory authority to make strategic
investments in land, buildings, and infrastructure and to develop effective partnerships to improve the
local economy of Chelan County.

COLUMBIA RIVER

Port Property Aerial
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CHAPTER 2: HISTORY & EXISTING CONDITIONS

A. HISTORY OF WASHINGTON PORTS

Each of the 76 ports in Washington has its own characteristics. Ports range in size, the scope of their
facilities and operations, and their locations—some are on water, while others are far inland.

Historically, private owners—primarily railroads—exercised monopolistic control over shipping rates and
made arbitrary decisions about which products were allowed to pass across the wharves. In order to
promote and protect all commerce, the state legislature responded in 1911 by authorizing the public
ownership and management of Washington’s ports. The legislature passed an enabling act permitting the
creation of public port districts. On a broad scale, ports engage in economic development activities. Ports
are the only public agencies whose primary mission is to spur economic development. Ports do this by
acquiring, developing, leasing or selling, operating, and maintaining facilities for all forms of transfer—
air, land, and marine—in accordance with RCW 53.08.

B. FORMATION OF PORT OF CHELAN COUNTY

The Port of Chelan County (Port) was established by the voters in 1958. It was originally established “to
do all things necessary and proper to promote the extension of barge traffic to Rock Island and beyond, to
prepare for the development of water transportation facilities and water recreation facilities, and to
promote, develop, and encourage the industrial - 5

development of Chelan County.”

In 1958, this represented the most realistic avenue for
economic growth and development in the north
central Washington area. Severe environmental
restrictions on the Columbia River, even at that time,
prevented the development of water transportation
efforts, as originally planned. Since that time, the
primary focus of the Port has been redirected to
various avenues of economic development
throughout Chelan County. This is reflected by a
continual process of evaluation of new economic
development opportunities to capitalize on Chelan
County’s economic growth potential.

C. GOVERNANCE

A three-member Port Commission governs the Port. All of the Commissioners are elected by voters
within the district. All Commission members serve 6-year terms that are staggered so one commissioner
is elected every 2 years. Port Commissioner districts are identical to those of the Chelan County
Commission. Each Commission district includes a significant portion of the Wenatchee urban area.

Port Property Aerial

The Commission sets policy and delegates authority for the day-to-day operations of the Port District to
its Executive Director and staff. The port office is located in the Olds Station Business Park on the
outskirts of Wenatchee.
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D. EXISTING CONDITIONS

Description of Port of Chelan County Properties

With the exception of Pangborn Memorial Airport, the Port’s real estate holdings are all located within
Chelan County. Chelan County is the 16th largest county in the state of Washington, with population
currently estimated at 70,200. Over 80% of the total land area within the county is under the ownership
and control of the state and federal governments. Additionally, much of the county is hilly or
mountainous, concentrating major development along the Wenatchee and Columbia river valleys.

In the late 1960s, the Port purchased then-orchard land in the Olds Station area at the north end of
Wenatchee, eventually creating a 100-acre campus for business and industrial development at the
confluence of the Wenatchee and Columbia rivers. At the present time, 32 acres of the original property
remain undeveloped. Additional properties have been purchased over recent years: the former Peshastin
Mill, a 61-acre site on the Wenatchee River near Leavenworth, and the former Cashmere Mill site, 32.5
acres just outside Cashmere but within the Cashmere urban growth area.

The Port also co-owns Pangborn Memorial Airport with the Port of Douglas County. The Port of Chelan
County manages the airside properties and aviation operations while the Port of Douglas County manages
the non-aviation industrial property.

As of March 2007, approximately 20 firms from the public and private sectors leased space at Olds
Station. These firms employed more than 450 persons—an increase of 8% over May 2006. Of those
employees, more than two-thirds (69%) lived in Chelan County. Another 29% lived in Douglas County.

Historical Areas of Economic Development Focus
Development of Olds Station Industrial Park

The Port began to acquire orchards and property and
warehouses related to the fruit industry in 1959 and
continued to create a industrial campus by further
acquisitions until 1996. Thirteen industrial,
warehouse, and office facilities were then constructed
on this property to attract tenants who would expand
the local economy by direct investment and the
creation of jobs primarily associated with the
production of goods and services sold to consumers
outside the region.

Olds Station Business Park
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Tourism Promotion and Tourism Action Group

The Port was recognized early as a leader in
identifying and promoting the positive economic
development benefits of tourism. The Tourism Action
Group (TAG) was organized in 1989, composed of
working professionals within the tourism and
hospitality industry charged with the goal of creating
a countywide promotional effort that included the
communities of Chelan, Leavenworth, Cashmere,
Wenatchee, and Entiat. The Port allocated as much as
$150,000 annually to this effort. This organization
spawned greater efforts within each community to
market itself more efficiently and effectively. As
individual communities generated additional
resources to promote tourism (in the form of
significantly increasing lodging tax collections), the Port Building #11 Chateau Faire Le Pont Winery
Port decreased its funding for TAG, and the group

disbanded in the late 1990s.

Chelan County Development Corporation

The Port formed the Chelan County Development Corporation (CCDC) as a means to obtain industrial
revenue bonding for qualifying manufacturing and processing businesses in the area. Examples of
projects financed by industrial revenue bonds (IRBs) include: Alcoa pollution control improvements,
Manson Growers reconstruction and expansion, and Morel Foundry construction in Entiat. IRBs are
rarely issued, but the corporation serves this economic development function as the opportunity arises.

Airports

In 1965, the City of Wenatchee (owner of Pangborn
at the time) transferred ownership of the property to
the Port of Chelan County. In 1974, the Port of
Douglas County acquired an undivided half interest
in the airport after the runway had been extended to
5,500 feet. In terms of present-day operation, the Port
of Douglas County operates and maintains the
industrial property within airport boundaries, and the
Port of Chelan County operates and maintains all
airport operations and airside properties.

Lake Chelan Airport

Pangborn Memorial Airport

The concept for an airport in Chelan was first

discussed in 1931 by the Chelan Chamber of Commerce. Originally a rugged airstrip, it evolved into an
FAA-approved operation, with the Port of Chelan County currently providing joint funding. The airport
primarily serves recreational aircraft in the resort community.

Miscellaneous

Throughout the 1970s, 80s, and early 90s, the Port partnered with the National Park Service and US
Forest Service to construct and maintain a number of docks on the upper shores of Lake Chelan. These
docks were vital to the tourism industry of the region, where boating and camping are important to the
County economy. The Port also participated financially in a rafting put-in/take-out ramp on the
Wenatchee River in Cashmere and in the development of Blackbird Island Park in Leavenworth.
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Table 1. Stakeholders & Communication Tools

Stakeholder

Communication Tools

Port Taxpayers &
General Community

Develop and maintain working relationships with local print and radio media
to facilitate coverage of Port events and activities

Develop and issue news releases on Port events and activities (i.e.,
partnerships that bring new infrastructure to area, signing new tenants, land
transactions, or other Port activities that bring benefits to the taxpayers and/or
community)

Host public meetings to review and/or accept comment on Port initiatives as
appropriate

Activate a stakeholder advisory committee, when appropriate, to advise the
Port on key initiatives where such input is desired

Regularly use effective communication vehicles (i.e., Port newsletter
distributed via regular mail and e-mail, regular Port column in local paper or
business journals, regularly participate in news radio programs)

Host VIP tours of significant Port properties

Port Tenants

Informal gatherings (i.e., summer barbecue or other social event) hosted by
Port or featured tenant

Port to host annual meeting for all stakeholders to review Port’s progress over
past year

Regularly use effective communication vehicles (i.e., Port newsletter
distributed via regular mail and e-mail

Economic
Development Partners

Port to host annual meeting for all stakeholders to review Port’s progress over
past year

Regularly attend meetings with the Port’s partners to identify partnership
opportunities and share the latest on significant Port initiatives

Host regular meetings to define, refine and implement shared goals and
initiatives

Local, County, State,
and Federal Officials

Port to host annual meeting for all stakeholders to review Port’s progress over
past year

& Agencies e Regular meetings with elected and appointed officials and staff to work on
identified partnership opportunities and key initiatives
o Host VIP tours of significant Port properties
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Glossary

Economic

Development:

Industry:

Partnership:

Stakeholders:

Surplus Real
Estate:

Ports are public agencies whose primary purpose is economic development. Job
creation and economic growth may be accomplished many diverse ways including:
own, develop, and operate marinas and docks, airports, industrial or commercial sites,
railroads, and water related facilities. Other economic development programs may
include: import/export assistance, tourism promotion, business retention, expansion and
recruitment, establish and operate foreign trade zones.

A broad range of economic development and employment generating activity including,
but not limited to light and heavy manufacturing, professional office and business parks,
research and development facilities, technology, agricultural tourism, and commercial
development.

A relationship where two or more public or non-profit entities are conducting business
together for mutual benefit. The Port seeks partnerships where the other entity or
entities approach the Port with a financial commitment to the partnership. As a whole,
the Port’s partnerships should have direct or indirect county-wide benefit. However, not
every partnership must result in a county-wide benefit.

Include, but are not limited to, Port tenants, economic development partners, elected
officials and agency staff, Port district taxpayers, and the community.

Real property that the Port has determined no longer meets one or more of the land
acquisition criteria of Policy 2.1 or no longer supports the mission of the Port. There is
no required timeframe for disposition of Port property. In furtherance of the Port’s
mission, existing conditions, and ownership of or interest in adjacent or nearby
property, the Port may retain long-term interest in the property in the form of covenants
or easements. The Port may also, upon further consideration, consistent with Policies
2.1 and 2.2, decide to retain property it had previously declared surplus.
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CHAPTER IV: FINANCIAL PLAN

A. PORT OF CHELAN COUNTY FINANCIAL GUIDELINES

The Port of Chelan County financial guidelines set forth the basic framework for the overall fiscal
management of the Port. These guidelines provide a financial platform for evaluating both current
activities and proposals for future programs. From time to time, it is anticipated that these guidelines will
be modified to provide financial guidance for issues and situations which were not previously anticipated.

Definitions
For purposes of this document the following definitions apply:

Cash is any cash equivalent that can readily be converted into cash.
Operating Revenues are those revenues generated from activities by users of port facilities.

Operating Expenses are those expenses which occur due to the daily activities of the port including all
direct costs, all administrative costs, and all maintenance costs.

Non-Operating Revenues include revenues generated from sources other than from the use of port
facilities. These include tax receipts, state and federal grants, interest earnings and finance charges.

Non-Operating Expenses include all costs and miscellaneous fees not directly related to the port’s
operations.

Capital Budgets and Purchases are expenditures in excess of $5,000 for physical assets which are utilized
over a period of several years and consequentially depreciated over its useful life. Examples include
major construction projects, buildings, vehicles and equipment, office furniture, etc.

1. Operating Budget Guidelines

The Commission will set a budget on an annual basis. The Executive Director will make best efforts to
work towards the goal of attaining sufficient operating revenues to cover all operating expenses and all
bond covenants on an annual basis. A quarterly review of operating results will be prepared by the Port
internal auditor and provided to the Commission. At any quarterly review, should the Port
Commissioners determine that there are significant differences in the actual financial performance of the
Port compared to the budget, the Executive Director and internal auditor will immediately develop a plan
to bring the operating budget back in line. This plan will be presented to the Commission promptly for
consideration and approval.

Property tax levies received by the Port will be expended in accordance with the following prioritization:

o Payment of interest on Port general obligation bonds,

e Retiring general obligation bonds (principal),

o Payment of principal and interest on all other lease and debt obligations,
o Capital expenditures as identified by the Port Commission,

e Support of Port operations,

e Reserve fund, and

e Community projects.
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2. Revenue Guidelines

It is the goal of the Port to develop and maintain a diversified and stable stream of operating revenues to
shelter it from short-run fluctuations in any one revenue source.

On any agreement for Port services or lease of Port property, Port staff and/or the Port’s Internal Auditor
(as directed by the Port Commission) will employ adequate review of the prospective client’s financial
position and the ability to pay the fees in accordance with its agreement. Should the Port management or
the Port’s Internal Auditor determine that the prospective user may be unable to meet the ongoing
financial obligations to the Port, the Executive Director will notify the Commission so that they can
determine if additional security backing the agreement is needed, or if the agreement should not be
entered into.

It is the policy of the Commission to require security from all Port tenants in accordance with RCW
53.08.085. The security will be in a form acceptable to the Port, and is typically provided by Tenant to
Port in the form of a deposit of three (3) month’s rent or a surety bond equal to one year’s rent under the
terms of the lease agreement between Port and Tenant. The Port will realize the security in the event of a
default by Tenant. The Commission reserves the right to waive this requirement on a case by case basis.

The Port will charge fees and lease rates that will over time, generate sufficient revenue to cover all
proportionate direct and indirect costs of operations associated with the use of that asset. The Commission
may also, on a case by case basis, structure leases with deferred payments or reduced rents for a fixed and
limited time period when necessary to meet Port economic development objectives.

When projected revenues from a project do not meet the minimum threshold over the life of a project, the
staff will provide a report to the Commission outlining the projected sources and uses for the project and
the Commission will decide whether to proceed with the project.

To establish appropriate pricing of services and leases, the Port will use the current market value of the
leaseable assets (land, buildings, and/or related infrastructure) as the basis for rent calculation. The asset
will be revalued as appropriate and the pricing will be adjusted as warranted.

3. Cash/Management Investment Guidelines

The Chelan County Treasurer acts as the Port’s Treasurer. All cash received will be immediately
receipted and deposited to the bank depository account then transferred at least once monthly to the
Chelan County Treasurer’s office in accordance with the Port’s receipt procedure and invested in a
manner that will maximize the interest earnings within acceptable measures of risk. The Port internal
auditor will direct the Chelan County Treasurer to make investments on the Port’s behalf.

Investments made by the County Treasurer will be made in conformance with Investment Guidelines as
stated within the laws of the State of Washington.

All directives on investments from the Port to the County Treasurer will be made with maturities that
assure adequate resources for payment of all warrants submitted to the County Treasurer on a monthly
basis without the premature liquidation of temporary investments.

The Port will collect all receivables in a manner that will provide for timely receipt of funds owed to the
Port. When a receivable is deemed to be uncollectible, the receivable will be referred to the Port’s
attorney or to a collection agency for collection. A reserve for uncollectible accounts will be recorded
annually on the Port’s balance sheet for the estimated amount of uncollectible receivables as needed.
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4. Cash Reserves
The Port will maintain sufficient cash reserves to assure the following:

o The Port will strive to maintain a cash balance sufficient to pay an average of three months of
operating expenses. Should cash reserves fall to levels insufficient to meet these future obligations,
the Executive Director will immediately take action to raise the level of cash through operations
and/or reduction of expenditures.

e The Port will maintain a sufficient fund balance necessary to meet all debt covenants. When it is
apparent that the Port will not be in compliance with these cash flow guidelines, a detailed plan to
increase the cash flow either through raising of revenues, reduction of expenses, restructuring of debt,
or a combination of these, to meet these requirements will be promptly submitted by the Executive
Director to the Commission.

5. Debt Guidelines

The Port will not borrow on a short-term basis to cover routine operations. In no instance should short-
term borrowing be considered as a financing option unless a detailed plan for repayment of the borrowing
is presented to the Commission and subject to their approval prior to the issuance of the debt.

Efforts should be made by the Executive Director to maintain or improve the Port’s general obligation
bond rating.

The Port may use general obligation property tax-supported bonding to finance only those capital
improvements and long term assets which have been determined to be essential to the maintenance of, or
improvements to, the Port’s infrastructure, or for the purchase of land and buildings which do not have
revenue sources sufficient to support repayment of the debt.

Generally, debt (other than general obligation bonds) should be used only to finance specific
improvements that can generate operating cash flows sufficient to service the debt. When the debt is used
to finance specific capital projects, the means of repayment must be reasonably certain prior to the debt
being issued. All repayment schedules must be submitted to the Commission for review and approval.

The Port may utilize revenue supported bonds to finance public improvements which can be shown to be
self-liquidating. Financial feasibility studies will be presented for each project to show evidence of the
self-liquidating nature of the project.

The Port will maintain its finances in a manner which will generate cash flows from all sources (before
capital projects and long term debt service payments) sufficient to provide cash to cover all debt
covenants required by outstanding bond issues, plus some measure of return to the Port.

6. Capital Budget Guidelines

The Port will develop a multi-year capital improvement plan (CIP) that will be updated annually. Efforts
will be made to make investments in capital assets based on the details of the plan. When Port staff or the
Commission determines that a project not contained in the CIP is of sufficient urgency to be proposed for
completion in the current fiscal year, following a detailed review of the project, the Commission may
approve proceeding with the project and will amend the Port’s CIP if necessary.

Capital improvements will be funded by non-operating revenues, operating revenues, debt, or grants.

The Port will maintain its physical assets at a level adequate to protect the Port’s capital investments and
minimize future maintenance and replacement costs. A detailed maintenance schedule will be developed and
maintained, and sufficient levels of funding for maintenance will be included in the Port’s annual budget.
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