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City of Olympia 601 4th Avenue E

Olympia, WA 98501

Information: 360.753.8447

Meeting Agenda
City Council
Tuesday, April 8, 2014 5:30 PM Room 207

2A

2.B

3.A

3.B

3.C

Special Meeting - with Port of Olympia

ROLL CALL

OPENING REMARKS

Olympia Mayor, Stephen H. Buxbaum

Port of Olympia Commission President, Bill McGregor

ITEMS FOR DISCUSSION

14-0351 Farmers Market Presentation

Attachments:  Staff Report and Best Practices Assessment

14-0352 Port Stormwater Upgrades

Attachments:  Staff Report

14-0353 Real Estate Development Planning

Attachments:  Staff Report

ADJOURNMENT

The City of Olympia is committed to the non-discriminatory treatment of all persons in employment and
the delivery of services and resources. If you require accommodation for your attendance at the City
Council meeting, please contact the Council's Secretary at 360.753-8244 at least 48 hours in advance
of the meeting. For hearing impaired, please contact us by dialing the Washington State Relay Service
at 7-1-1 or 1.800.833.6384.
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Port of Olympia

SPECIAL JOINT PORT COMMISSION & Olympia

CITY OF OLYMPIA MEETING

APRIL 8, 2014
5:30 PM

Olympia City Hall — Room 207
601 4™ Ave, Olympia

The complete meeting packet is available on the Port’s website as of April 1, 2014.
http://www.portolympia.com/commission

***PLEASE SILENCE YOUR CELL PHONES***

A. OPENING REMARKS
1. Olympia Mayor, Steve Buxbaum
2. Port of Olympia Commission President, Bill McGregor

B. ITEMS FOR DISCUSSION
1. Farmers Market Presentation — Port Finance Director, Jeff Smith and E.D. Hovee & Company LLC
Principal, Eric Hovee
2. Port Stormwater Upgrades — Port Director of Environmental Programs, Alex Smith
3. Real Estate Development Planning — Port Senior Manager Business Development, Mike Reid

C. ADJOURN


http://www.portolympia.com/index.aspx?NID=89
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Port of Olympia Olympia
Special Joint Port Commission & City of Olympia Meeting
April 8, 2014
Olympia City Hall
601 4" Ave, Olympia

Farmers Market Presentation

STAFF CONTACT: PHONE: EMAIL:
Jeff Smith, Finance Director 360.528.8040 jeffs@portolympia.com

EST. TIME Sans Discussion: 10 minutes
Adyvisory Only
BACKGROUND/DESCRIPTION:

In April 2013 the Port and City of Olympia mutually agreed to amend the Lease memorializing
the renegotiated terms for the property used for the Farmers Market of Olympia. Included in the
Lease amendment, the parties agreed to engaging a third party to conduct a Best Practices
Assessment of the Farmers Market, and further agreed that the cost for such assessment would be
equally split between the Port and the City.

The purpose of the Best Practices Assessment was to provide the Farmers Market with
comments related to their governing structure, business model and operating policies, and it
would identify opportunities for the Farmers Market staff and its Board of Directors to consider
for implementation. The Assessment would also point out practices that the Farmers Market is
doing well. E.D. Hovee & Company, LLC was selected as the third party to conduct the Best
Practices Assessment.

The purpose of this presentation is to allow Eric Hovee, Principal, an opportunity to inform the
City Council and the Port Commission about the results of their work.

ATTACHMENTS:

Best Practices Assessment, AT-A-GLANCE SUMMARY

EXECUTIVE DIRECTOR APPROVAL: /4
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OLYMPIA FARMERS MARKET
BEST PRACTICES ASSESSMENT

November 2013

E. D. Hovee & Company, LLC

Economic and Development Services




Olympia Farmers Market
Best Practices Assessment

Prepared for:

Olympia Farmers Market
700 Capitol Way N
Olympia, WA 98501

(360) 352-9094

Sponsored by:
City of Olympia & Port of Olympia

Prepared by:

E. D. Hovee & Company, LLC
P.O. Box 225
2408 Main Street
Vancouver, Washington 98666
(360) 696-9870

In Cooperation With:

J Robertson and Company

November 2013

Note: Cover photo is by E. D. Hovee & Company, LLC.



AT-A-GLANCE SUMMARY

On behalf of the Port of Olympia, City of Olympia, and The Olympia Farmers Market (OFM), this
report provides an assessment of best practices potentially applicable to OFM. Principal
observations from this assessment are summarized as follows.

OFM Profile. Since 1975, OFM has aimed to provide a “dynamic market balance for small,
local growers and others to make their products available to residents of this community.” The
Market operates on Port property in a 60,000 square foot open-air structure built and owned
by the City. The Market is solely responsible for ongoing operating sustainability.

OFM has been described as the only market in Washington State that is wholly vendor owned
and operated. Market operations have been enhanced through contributions from the non-
profit Friends of the Market organization.

Market attendance has been estimated at 250,000 per year. An estimated 200 participating
vendors have access to 80 Market stalls.

Vendor sales revenues now exceed $5 million annually, but with relatively flat revenue growth
in recent years. OFM revenues were close to $430,000 last year, well above the less than
$300,000 level of the late 1990s. However, recent income/revenue expense history appears
somewhat variable; the Market went from a net budget surplus in 2011 to deficit in 2012.

OFM is recognized statewide and nationally as a good operation in a good location — and with a
record of outstanding community engagement. While some stakeholders are content to leave
the Market much as it is now, others see change on the horizon.

Growing the Market could potentially entail service enhancements to draw added visitation and
repeat business, improved financial sustainability (without subsidy), and/or a long-term vision
to strengthen OFM’s ownership position and control of the Market’s future.

Best Practices Review. This report reviews national trends affecting farmers markets and
includes case studies of four diverse Washington state operations — in Bellingham, Pasco,
Wenatchee and Vancouver (summarized on the next page).

Farmers markets are benefitting from increased consumer interest in buying fresh, organic and
local. Mid-larger markets are responding to patron interests by experimenting with extended
seasons, evening hours, and new or reconfigured market venues.

Established urban markets also may be more interested in securing sites for permanent and
year-round facilities. While there is no single formula to market sustainability, organizations
appear to perform best when “form follows function.”

E.D. Hovee & Company, LLC for the Olympia Farmers Market, sponsored by the City of Clympia & Port of Olympia:
Olympia Farmers Market Best Practices Assessment Page i



Besf Practice Opportunities. Outlined by this report for consideration with OFM and
community stakeholders are potential opportunities in the areas of:

s Vendor focus — a current OFM strength but with a possible need for future adaptation to
address changing vendor interests and options. Successful markets may be those that
focus on their role as business incubators — to facilitate profitable vendor operations
with the market as an integral component, but not necessarily the only focus, of each
vendor’s business plan.

s Patron responsiveness — with opportunities potentially including extension of the
operating season and of hours to include nighttime dining, shopping and entertainment
— also possibly adapting some portion of facilities to weather protected, indoor venues.

e Adaptive marketing — transitioning from traditional media to the internet and social
media including targeting of key customer demographics combined with market
research to better ascertain customer needs and interests.

e Business & financial management — involving such actions as more rapid adjustment of
rental rates to vendor space demand, extending annual revenue hours together with
added product lines and customer offerings, evaluating utility and maintenance charge-
backs, establishing internal contingency funding for operating reserves, re-evaluating
changing patterns of operating expense including the current City O&M agreement, and
securing added outside funding for operating and capital purposes.

s Site controf — with consideration of options such as negotiating for OFM purchase of the
market building from the City or transitioning to direct public ownership/management
of facilities and operations — as through a Public Development Authority {PDA).

s Organizational capacity — with options across Washington state that include maintaining
OFM as a vendor run membership organization, encouraging more non-vendor board
representation, or transitioning to direct public operation. These decisions are best
made based on a long-term vision before rather than during a future funding crisis.

e Public-private partnership — recognizing that most mid-large farmers markets require
some form of partnership for sustained operations. The opportunity for expanded or
new partnerships will become most apparent in the event that OFM moves forward
with planning for future capital investment and associated facility improvements.

¢ Community engagement — specifically focused on the question of the public outreach
role that the OFM organization takes vis-a-vis its direct public sector partners of the Port
and City. The purposes of community engagement may change over time depending on
changing market needs and priorities.

Best practices recommended for priority consideration are to experiment with and refine new
customer venue opportunities, strengthen internet and targeted social media marketing,
budget for contingency reserves with increased base rents and vendor cost recovery, and begin
exploratory discussions with the City and Port as to best options for simplifying site control and
funding responsibilities in advance of future major facility improvements.

E.D. Hovee & Company, LLC for the Olympia Farmers Market, sponsored by the City of Olympia & Port of Clympia:
Olympia Farmers Market Best Pracfices Assessment Page ii



Best Practice Case Studies. As part of this assessment, four case studies have been
conducted for a diverse set of potentially comparable markets operating in Washington State.,
These markets have been selected both because of successful performance over time and
because they represent a range of best practices — from governance to facilities to marketing —
that may be of interest to OFM. A brief overview of the four markets is summarized below.
Detailed case study information is provided with Appendix C to this report.

Beflingham Farmers Market (BFM):

e Operates from Depot Market Square, a year round and City-funded event facility
(available for community rentals at times not in conflict with market operations)

* Predominantly vendor based board with City staff liaison

¢ Offers distinctive community education as with Chef in the Market
(Market merchandise is sold on-line and vendor equipment rental is available; Friends of
the Market donations ranging from $25 - $1,000 help to support special programs)

Pasco Farmers Market (PFM):

s Open-air farmers market with two covered pavilions — in operation for 25 years

¢ Operations shifted to the newly created Downtown Pasco Development Authority
(with Advisory Committee of market vendors, DPDA director and business owners)

e |n addition to PFM, DPDA operates Pasco Specialty Kitchen adjoining the market
{with added roles for downtown festival marketing and fagade improvement program)

Vancouver Farmers Market (VFM):

e Open air /in-street market adjoining downtown’s major public square
(previously leased then pulled back from year-round indoor market space)

e Vendor board transitioning to 50/50 vendor/community representation

* Current market manager focused on business incubator opportunities .
(also targeted Facebook marketing with renewed interest in year-round facilities)

Wenatchee Vailey Farmers Market (WVFM)} & Pybus Public Market:

e 35 vyear WVEM relocated in 2013 opening to 7-day per week indoor Pyhus Public Market
{511.57 million public-private steel warehouse redevelopment next to downtown)

» WVFM and Pybus operate as separate non-profit organizations
{with WVFM currently running an indoor Store plus outdoor seasonal market)

e Early combined success with increased sales for WVFM and strong restaurant activity
{offset by higher costs for WVFM and uncertain sustainability for Country Store)

In-state farmers markets exemplify best practice pacesetters for organic/sustainable agriculture
and public-private partnerships. Three of these markets participated in the state’s pilot wine
and beer sampling program; Wenatchee’s Pybus Market operates with evening hours.

£.D. Hovee & Company. uc for the Olympia Farmmers Market, sponsored by the City of Clympia & Port of Ofympia:
Olympla Farmers Markset Best Practices Assessmeant Page i
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Port of Olympia Qlympia

Special Joint Port Commission & City of Olympia Meeting
April 8, 2014
Olympia City Hall
601 4™ Ave, Olympia

Port Stormwater Upgrades

STAFF CONTACT: PHONE: EMAIL:
Alex Smith, Director of Environmental | 360.528.8020 Alexs@portolympia.com
Programs

EST. TIME Sans Discussion: 10 minutes
Advisory Only
BACKGROUND/DESCRIPTION:

Stormwater runoff from the Port’s Marine Terminal is covered by the Industrial General
Stormwater Permit (ISGP). The permit requires sampling of stormwater for specific parameters
(zinc, metals, turbidity, total suspended solids (TSS), and chemical oxygen demand (COD)) prior
to discharge into the receiving water (here Budd Inlet) every quarter. If the Port exceeds one of
the parameters in three quarters of a given calendar year, the ISGP requires the Port to
implement treatment. The Port exceeded the parameters for COD, TSS, turbidity and zinc for
more three or more quarters in 2011 and 2012, which requires the Port to implement stormwater
treatment. The stormwater treatment must be designed with the goal of achieving the ISGP
benchmarks. The Port has until September 30, 2014 to install its stormwater treatment system on
the Marine Terminal.

In early 2012, the Port retained Herrera Environmental to assist with: (a) developing a treatment
system that has the goal of attaining benchmarks, (b) designing the treatment system, and (c)
designing how to reconfigure and upgrade the Marine Terminal stormwater infrastructure to best
work with the treatment system. Herrera recently submitted their 90% design package for both
the stormwater infrastructure upgrades and the treatment system.

The treatment system is designed to address the hardest parameter to treat: COD. Although the
benchmark is 120 milligrams per liter (mg/L), stormwater runoff from the Port logyard has been
as much as ten times that amount. Because we know of no other business, company or industry
that has found a way to treat COD to the [ISGP benchmark levels, Herrera conducted a number of
experiments with a wide variety of forms of treatment. The treatment option ultimately selected
was, at the end of the day, the only one that has consistently taken Port stormwater to below the
120 COD benchmark. The system that will be implemented is one that involves chemical
oxidation — which means adding hydrogen peroxide to the stormwater, and running it through a
series of filters that take solid material and metals out of the stormwater prior to discharging the
stormwater back into Budd Inlet.



The system will also require some re-working and refurbishing of stormwater pipes on the
Marine Terminal, and the installation of a pump station that will pump the stormwater to the
treatment facility.

The Port will receive bids on April 8, 2014. Construction will take place from late April through
the end of September, 2014.

FUNDING SOURCE/COST EST.:

General Obligation Bonds. Total Project Cost Estimate: $9,000,000

ATTACHMENTS:

EXECUTIVE DIRECTOR APPROVAL: é%
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Port of Olympia QOlympia

Special Joint Port Commission & City of Olympia Meeting
April 8, 2014
Olympia City Hall
601 4™ Ave, Olympia

Real Estate Development Planning

STAFF CONTACT: PHONE: EMAIL:
Mike Reid, Senior Manager Business 360.528.8076 miker@portolympia.com
Development

EST. TIME Sans Discussion: 5 minutes

Advisory Only

BACKGROUND/DESCRIPTION:

The Port of Olympia is preparing a Real Estate Development Master Plan to guide future
development on port-owned properties. The plan will guide future planning events such as the
formation of Local Improvements Districts, assist in necessary municipal comprehensive plan
updates, define infrastructure investments, Planned Action SEPA’s, and any necessary
environmental reviews for activities and projects identified.

The Port is currently to partnering with Thurston Regional Planning Council (TRPC) to oversee
the public participation strategy. TRPC’s public involvement processes actively engage a wide
range of community interests while concurrently informing the public about projects and the
importance of planning.

This effort will focus on Port owned properties in Olympia in 2015.

FUNDING SOURCE/COST EST.:

Funding will be defined in the 2015 budget.

EXECUTIVE DIRECTOR APPROVAL: 54/4
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