PROJECT IV: THE OAK HARBOR SPECIAL EVENTS CENTER & RECRUITMENT PROGRAM

THE PROJECT LIST:

= CONCEPLUAL AOSIGN ..ottt $30,000
= RECTUIMENT SEIVICES ....vviiiiiiii e e 60,000
- Opportunities Marketing MLS. ..........ooiiiiii e 14,500
- ComMUNILY PrOfILE ..ooiiiiiiiiiiii e 15,000
- Legalities & AGrEEMENLS ... ..ottt 20,000

The Special Events Center will be the primary economic development tool to increase lodging tax revenues and

overnight stays in Oak Harbor. It is one of the biggest needs Oak Harbor has in many regards:

- The Event Center is the much-needed “anchor tenant” for downtown’s redevelopment efforts.

- The Event Center will attract hotel development. A single upscale hotel based in downtown Oak Harbor
would more than double the entire tax base of the downtown district.

- The community has no public assembly space that can accommodate more than 150 in a banquet
setting. Even local organizations are close to moving large gatherings outside of the community.

- The Center will be the catalyst for increased investment in downtown.

Cost: These first elements will cost a total of $139,500 and would take place over the 2005 and

2006 calendar years at a cost of $70,000 a year.

Funding source:  General funds, economic development budget

a. CONCEPTUAL DESIGN

We recommend hiring the services of LMN Architects in Seattle to develop a conceptual design for the Special
Events Center, based on a total development budget of $10 million. LMN Architects is one of the most experi-
enced architectural firms in the U.S. with a specialty in designing and developing public assembly spaces. They
were the firm that designed McIntyre Hall in Mt. Vernon, and have developed the plans for dozens of conven-
tion and conference centers, event and performing arts centers around the world.

The design would be a keystone element in recruiting a partnering hotel to the project. The concept design also
includes a site analysis by LMN Architects.

Cost: $30,000
Funding source:  General economic development funds
Implementation: WRC and city staff

For this project, no subcommittee would be selected to work with the architectural firm. The WRC would be
the working committee. The final concept, however, would be showcased to the council for their review and
approval. At this point this is merely a conceptual plan of what the Event Center might look like and what ele-
ments it would include.

* RV park developer
This will be an outside sales effort — a very targeted recruitment effort. One of the primary funding consider-
ations for the Event Center is the use of New Markets Tax Credits, which downtown Oak Harbor qualifies for.
There are a very limited number of developers who work within the New Markets program and these will need
to be sought out and worked with to encourage them to develop such the hotel project in Oak Harbor. The
New Markets program will cover nearly 40% of the total development cost of the hotel/event center.

The entire recruitment effort would focus on downtown Oak Harbor along Pioneer Way and Bayshore Drive.
The contractor will work closely with the WRC who will report to the city council monthly on the effort.

While the recruitment of a hotel developer is important, it is not a deal-killer for the Event Center. The center is
the most needed economic development/tourism tool on Whidbey Island. However, without the hotel, fund-
ing of the Event Center will be difficult. New Markets funding would not be available, and many other funding
sources, tied to the creation of jobs, would not be available. Additionally, the Event Center, a publicly owned
facility, would not increase the local property tax base as a hotel would.

The recruitment effort will need to be a team effort involving the Island County EDC, Oak Harbor chamber, lo-
cal Realtors, the city, and local developers.

Cost: $60,000 for a one-year recruitment program, with a renewable second year option.
Because the effort would not begin until mid-2005, $30,000 would be required in this
calendar year, $60,000 for the 2006 calendar year, and a final $30,000 for the first half of
calendar year 2007.

Implementation: WRC working with city staff.

c. OPPORTUNITIES MARKETING MATERIALS

The recruitment contractor will need some marketing tools to assist in attracting investment to the community.
This includes the creation of an Oak Harbor Development Opportunities booklet that will showcase this plan
and the various elements: the redeveloped City Beach Park, the Event Center, downtown revitalization/theme
development projects, signage, etc.

Cost: $14,500 including printing. It is anticipated that the document would be between 16 and
20 pages and would be printed and bound on an as-needed basis. It should be
professionally produced, using the Style Book standards developed as part of the
branding effort. This piece, however, does NOT need to be a product of the graphic
design contractor. It should be developed by the recruitment contractor in whatever
format necessary to deliver a successful recruitment program.

Implementation:  Recruitment contractor, working with the WRC

b. RECRUITMENT SERVICES
Key to any economic development and downtown revitalization program is business attraction. In this case, we
recommend that the City hire professional recruitment services to attract several projects to Oak Harbor:

» Waterfront upscale hotel to link to the Event Center (a public-private partnership)

* Mixed-use development on the Beselin site

* Additional retail/office in downtown Oak Harbor (Pioneer Way)
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d. COMMUNITY PROFILE

A number of years ago, the chamber of commerce developed a Community Profile, a valuable tool in attracting
businesses to Oak Harbor. This tri-fold piece (see enclosed sample), provides an overview of Oak Harbor in
terms of quality of life, geography, transportation, and economy. The profile should be updated and reprinted
every year. Four thousand copies would be printed, in full color, and distributed to local real estate offices, the
Island County EDC, Island County, the chamber, city and other local organizations.
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Cost:
Implementation:

$14,500 for the first year, $6,000 in subsequent years (updates and reprints)
Graphic design firm working with the chamber, city, and recruitment contractor. This
includes the printing of 4,000 copies.

Funding source:  General funds

e. LEGALITIES AND AGREEMENTS

This funding allows for the use of legal assistance as the recruitment effort sees success. The hotel and RV
projects, for instance, may become public/private partnerships regarding public lands, shared revenues, possible
property exchanges, operating agreements, etc. It may be necessary to bring in legal guidance as agreements
are developed and negotiated.

Cost:
Implementation:
Funding source:

$20,000
City of Oak Harbor
General funds. These costs would only be tapped into on an as-needed basis.

f. SEWER TREATMENT PLAN RELOCATION

During this process, the city would need to move forward on relocating the sewage treatment facility currently
located in City Beach Park. Its removal or relocation would be paid from sewer funds. Please note that the plant
is already at the end of its life and needs to be addressed regardless of this plan.

A primary location for the Event Center and hotel is the site where the proposed library was to be located (and
neighboring parcels), but the site will not be conducive to this type of development with the treatment facility
remaining in its current location.

This should be a priority project of the city staff and council. Much of the recruitment effort hinges on a com-
mitment to relocating the plant.

Cost:
Implementation:
Funding source:

Undetermined, needs further study
City council and staff
Sewer funds

g. EVENT CENTER FUNDING OPTIONS
As the recruitment effort begins, the city and WRC will need to work with the county and other federal, state
and local organizations to secure investment and capital funding for the Event Center.

We have suggested that Rural Economic Development Funds (the .08 program) be considered as a partial
source for the development of the project. The county has not been approached about this idea, but should be
brought into the process immediately upon adoption of this plan.

With regards to the Event Center, here is a synopsis of one funding scenario:

$10,000,000
$4,000,000

* Project development cost:
* New Markets Tax Credits:
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* .08 reserve funds
* .08 receipts (revenue bonds)

$1,500,000
$4,500,000

(property acquisition, infrastructure)
(332,950 p/year at 4.2% over 20 years)

The rationale for making this recommendation is as follows:

a. One of the most pressing needs on Whidbey Island is for a multi-use public assembly space that can

accommodate groups, entertainment, performing arts, visual arts, trade shows, and exhibitions.

The Event Center will act as a catalyst for downtown Oak Harbor’s revitalization efforts.

The Center will become the missing “anchor” for Oak Harbor’s downtown redevelopment efforts.

The Center and adjoining hotel will more than double the lodging tax revenues, will dramatically

increase sales tax revenues building the .08 fund even further.

e. Oak Harbor, today, generates approximately $250,000 annually in .08 funds. That number will
dramatically increase over the next few years with projects such as Home Depot coming online, yet
the debt service amount will stay fixed for the 20-year duration. In just a few years the receipts will
surpass the expenditure.

f. A new 110-room hotel property would generate (at 60% occupancy at an average daily rate of $85)
$2.1 million a year in gross revenues (room rentals only). This one project will generate $81,906 a year
in gross lodging tax receipts, $1,600 in .08 funds, and $139,000 in annual property tax revenues. It will
also employ 40 full-time workers (many of them family-wage jobs) and an annual payroll of $900,000
annually. This does not include any secondary spending, increased visitor spending (retail sales and
services, etc.). The average overnight visitor spends nearly $220 per day in the community. At the 60%
occupancy level, at just one person per room, this translates to $5.3 million in increased local spending.
This spending, in turn, creates even more jobs (the multiplier factor), many of them well paying

an o

positions.

g. Consider the following property tax revenues, based on a “break even” hotel revenue analysis:
ALY TEVEIIUCS. ..ottt ettt et ettt ettt ettt ettt ettt ettt $42,831
LOCAL SCROOIS ... e 26,070
LADTATY Lottt ettt 6,847
HOSPILAL ...t 4,555
BV oo, 4,763
PaATKS e 2,616
COIMETETICS ...ttt ettt ettt ettt ettt e s ettt ettt ettt ettt 116
CONSEIVALION FULUIES ...ttt 938
COUNLY ettt e e e e e 10,883
SEALE SCROOIS. ...ttt 39.809
TOTAL: ettt $138,809

Remember, this is just from the hotel project and does not include increased tax base of the area because of its
development and the downtown revitalization effort.

The WRC, working with city staff and other local organizations, will work with the county and will look at other
funding options and will bring those to the council for consideration as the process moves forward.

The following pages showcase similar sized event and conference centers designed and developed by LMN
Architects, based in Seattle.
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EXAMPLES OF OTHER EVENT CENTERS
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