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executive summary

Project Goal

improve each agency’s ability to serve and educate the public
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The Feiro Marine Life Center, a non-profit educational 

and scientific organization promoting marine 

education and conservation in Port Angeles, 

Washington, has outgrown its existing facility on the 

City Pier.  NOAA’s Olympic Coast National Marine 

Sanctuary (OCNMS), which is Feiro’s principal 

education partner, is searching for an opportunity 

to upgrade its Olympic Coast Discovery Center 

and administration facility. Meanwhile, the City of 

Port Angeles is investing millions of dollars in its 

downtown waterfront (www.pa-waterfront.org), 

and recognizes and supports the growing need for 

meeting and conference facilities. These organizations 

have the opportunity to join together to create a civic 

icon for the Port Angeles waterfront, and to inhabit in  

 

partnership a facility that embraces efficiencies 

in building program, function, and operations. 

A shared facility will promote and reinforce the 

partners’ common pursuits of ocean research, 

education, and advocacy.  A shared facility will be an 

iconic and unique gathering place for the community.  

A shared facility will tell a more comprehensive 

and cohesive story of marine life, both near-shore 

and off-shore. A shared facility will enable each 

organization’s mission to be bigger than itself.

FeAsibility study Overview And GOAls
Recognizing the potential of this joint facility, this 

study is a comprehensive review and compilation of 

each partner organization’s needs, and an analysis of 

how these could be met in a shared facility.  A series 

“In this new wave of technology, you can’t do it 
all yourself, you have to form alliances.”

CArlOs slim Helu (investOr And pHilAntHrOpist)

executive Summary



iii

of common goals were established to ensure that 

the study focused on the overarching issues while 

balancing individual organizational commitments 

and potential development plans and paths.

•	 Improve	each	agency’s	ability	to	
serve	and	educate	the	public

•	 Give	the	city	an	iconic	and	welcoming	
gathering	place	that	celebrates	its	
unique	waterfront	location.

•	 Strengthen	each	organizations’	identity.

•	 Kick-start	economic	development	downtown.

•	 Create	an	inspiring	educational	place	that	
champions	marine	life	and	conservation.

•	 Tell	the	story	of	public,	private,	
and	nonprofit	collaboration.

•	 Establish	this	facility	as	a	leader	in	ocean	
research,	education,	advocacy	and	outreach.

As guiding principles for this study, these goals were 

used to help guide decisions throughout the process.

CAse FOr A sHAred FACility
This study began with a recognition of the 

opportunities of a shared facility, and proceeded to 

identify the benefits for each partner in following 

this path.  The most immediate and measurable 

efficiencies result from space sharing between 

agencies. This brings down the total square footage 

of the project, which reduces up-front construction 

costs as well as long-term maintenance costs for 

all three partners.  In addition to cost savings, 

there are numerous organizational and mission-

specific benefits for each of the partners: 

Anticipated benefits for OCNMS include an 

increased number of students and visitors to 

the Olympic Coast Discovery Center due to the 

draw of Feiro as well as a conference facility.  

There is also an opportunity to connect more 

easily to Feiro’s programs, thereby increasing 

the effectiveness of the Sanctuary’s interpretive 

program.  The shared facility also provides an 

opportunity for OCNMS to address research 

needs, to better integrate with the community and 

citizens of Port Angeles, and to align itself more 

productively with the local good-will of its partner.

Benefits for Feiro include an anticipated increase 

in students and visitors due to the partnership 

with OCNMS and the draw of a conference facility.  

Feiro’s interpretive story will be enhanced as its 

connections with OCNMS become more clearly 

illustrated. In addition, Feiro will benefit from 

the research culture and information assets of 

their federal partner.  Finally, with improved and 

expanded meeting, classroom, and exhibit spaces, 

Feiro will be positioned to host more community 

events, and to generate additional revenue.

For the City of Port Angeles, there are a number 
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of public benefits and economic development 

opportunities that are presented by a joint facility. 

This facility has the potential to increase visitors 

to the waterfront district and to extend their 

stay in the city.  The facility will immediately 

create construction jobs and increase sales tax 

revenue and will, over time, drive long-term 

economic development while reinforcing the City’s 

investment in the Downtown Waterfront District.

reCOmmended develOpment struCture  
FOr tHe prOjeCt
After analyzing numerous sites and development 

options for the joint facility, it was determined 

that the most feasible approach was to engage 

another public or private development partner. 

This would provide yet another opportunity for 

the current partners to create an alliance with an 

organization that is better equipped to create and 

manage a facility, allowing each organization to 

better focus on their own missions and goals.  

COnClusiOn
This project is feasible, it is timely, and it 

requires the continued commitment and 

effort of each of the partners. Two viable 

options were thoroughly analyzed. 
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program oF spaces

Project Goal

give the city an iconic and welcoming gathering place  
that celebrates its unique waterFront location
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Planning for new facilities for both the Olympic 

Coast National Marine Sanctuary and the Feiro 

Marine Life Center has occurred periodically over the 

years, concentrating on the immediate and future 

needs of each organization.  Each organization 

recently completed internal programming exercises 

(Feiro Long-Range Facility Plan dated May 21, 2012 

and A Facility Plan for Olympic Coast National 

Marine Sanctuary dated April 2012), and both 

efforts determined needs in a stand-alone facility 

while acknowledging the benefits of sharing a 

facility with a like-minded strategic partner.

A shared facility is the best way to maximize space 

efficiency and minimize upfront construction costs 

for the partner organizations. Not only are there 

spaces that can be combined and made smaller than 

two individual facilities, some redundant spaces can 

actually be eliminated. This reduction in upfront and 

continued operational costs (less area requires less 

heating, cooling, cleaning, etc.), plus the opportunity 

to better collaborate and deliver services, make a 

shared facility the best option for each partner.

The programming effort associated with this 

study included overlaying each organization’s 

Summary
sepArAte buildinGs     sHAred FACility

OCnms 20,377 gsf 2 8,489 nsf 1

FeirO 14,407 gsf 8,077 nsf 1

COnFerenCe FACility (included above) 3,600 gsf 3

net-tO-GrOss n/a 7,736 gsf

tOtAl 34,784 gsf 27,902 gsf
(6,882 gsf space reduction)

1. Note that the original program totals were gross square foot calculations, while the shared facility numbers are net square feet with  
a net-to-gross factor listed separately. Net square footage figures are used for calculating potential lease rates later in this document.

2. The OCNMS Facility Plan included consolidating off-site trailered-vessel and long-term storage into a new facility, but it was 
determined that it was more cost-effective to continue storing this outside of the higher-rent downtown waterfront district.

3. 1,200 sf of Conference Facility program is included in Feiro’s leasable area total. This includes multipurpose spaces 
specific to their program but anticipated to be designed to contribute to the conference facility program.

Program of SPaceS
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Program of Spaces and evaluating opportunities 

for efficiencies.  Discussions analyzed operational, 

educational, interpretive/ exhibit, and meeting 

space needs.  The table on the preceeding 

page includes a summary of the original area 

allocations (in separate buildings) and the total 

in a shared facility (prorated as appropriate, see 

“Shared Spaces” for additional information).

Analysis primarily relied on the space allocations 

provided in the referenced program documents, with 

some adjustments through continued discussions 

of programming needs during this study.

Shared SPaceS
Three categories of shared spaces were identified, 

and the programmatic implications were evaluated.

Shared educational SPaceS
lAb / ClAssrOOm 1 (wet) 700
lAb / ClAssrOOm 2 900
eduCAtiOnAl stOrAGe (inC. Abv.) -
librAry / meetinG rOOm 300

CirCulAtiOn FACtOr (.25) 475

tOtAl 2,375

Educational spaces are recognized as an excellent 

opportunity for realizing space efficiencies, as 

staffs of both organizations already work closely 

together on common programs.  It is anticipated 

that there will not only be efficiencies, but 

that there is an opportunity to develop better/ 

more specialized instructional space than each 

organization could afford to develop individually.

There are a number of overlapping functions 

that support, and can be configured to serve, the 

operations of each organization.  Culturally, this 

is an opportunity for both OCNMS and Feiro staff 

and volunteers to work together and gain a better 

perspective of their partner organization’s mission 

and processes.  Accommodations will be made to 

ensure NOAA security requirements are met, including 

controlled access to specific spaces and parallel data 

networks. Although these security requirements 

were not fully analyzed, the table above indicates the 

spaces most likely to be structured and configured 

to optimize sharing between the organizations.

Shared oPerationS
wOrKrOOm / COpy 200
KitCHen / breAK 200
eXHibits mAnAGer/visitOr serviCes 200
vOlunteers (inC. Abv.) -
dive rOOm witH lOCKers 150
sHOwers (inC. Abv.) -

CirCulAtiOn FACtOr (.25) 188

tOtAl 938
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Shared exhiBitS
entry / retAil spACe 500
eXHibits 4,500

CirCulAtiOn FACtOr n/a 1

tOtAl 5,000

Both Feiro and OCNMS envision a dramatic increase 

in their respective exhibit spaces, with the goal of 

increasing public information and education.   

Feiro’s focus on the Strait of Juan de Fuca, paired 

with the OCNMS’ focus on the ocean, creates a 

natural opportunity to tell a more cohesive story 

and to help create information links for visitors.  

Feiro’s live animal exhibits are an important part 

of their identity as a fixture in the community, 

and it is envisioned that this program will be 

bolstered with additional opportunities for 

interpretation.  NOAA anticipates providing a 

renewed and expanded visitor experience.

Currently, the Olympic Coast Discovery Center, 

operated by OCNMS, is free with an optional 

donation, while Feiro charges a modest gate fee.  

Structuring this in a shared facility was discussed 

at length, with various scenarios including charging 

for both exhibits, providing two areas of exhibits 

(one for charge, other free), and the option of 

Feiro discontinuing admission charges.  It was 

agreed that there is a solution within the various 

scenarios, with Feiro reiterating that their operational 

budget relies on these fees.  The partners agreed 

to further evaluate and consider these options 

through the facility and exhibit design processes.

prOrAtinG sHAred spACes

The allocation of spaces (from a development cost and/

or lease rate perspective) most likely varies within each 

of the categories listed above.  It was agreed that the 

group would revisit this issue as the design process and 

space layout becomes more solidified, and it is recog-

nized that management plans for these spaces will be 

required as well. Generally, the group proposed  

allocating as follows:

a. Shared Educational Spaces: 

50% Feiro/ 50% OCNMS

b. Shared Operational Spaces: based on staff FTE, 

this study assumes 33% Feiro/ 67% OCNMS

c. Shared Exhibit Spaces: based on planned exhibits, 

this study assumes 67% Feiro, 33% OCNMS

1. Assumes exhibits flow seamlessly from each other and do 

not have internal halls or other circulation requirements.
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ocnmS SPace
adminiStrative SPace - ocnmS
superintendent OFFiCe 200
deputy superintendent - OperAtiOns 95
deputy superintendent - prOGrAms 95
AdministrAtive wOrKstAtiOn 80
mArine OperAtiOns OFFiCer 80
it suppOrt 80
vessel OperAtOr 80
resOurCe prOteCtiOn speCiAlist OFFiCe 95
permit COOrdinAtOr 95
reseArCH COOrdinAtOr 95
reseArCH teCHniCiAn 80
dAtAbAse teCHniCiAn 80
mArine GeOGrApHer 95
mArine biOlOGist 80
eduCAtiOn COOrdinAtOr 95
eduCAtiOn speCiAlist 95
GrApHiC Artist 80
Citizen sCienCe 80
GrOwtH OFFiCe (2 @ 95) 190
GrOwtH wOrKstAtiOn (2 @ 64) 128
intern / pt / HOtellinG (2 @ 64) 128

tOtAl 2,126

SuPPort SPace - ocnmS
supplies ClOset (2 @ 75) 150
COnFerenCe rOOm 200
it/dAtA ClOset 50
reCeptiOn AreA 100
videO lAb 150
wet lAb / reseArCH 300
dry lAb / eleCtrOniCs stOrAGe 300
stOrAGe (3 @ 200) 600

CirCulAtiOn FACtOr (.25) 1,002

tOtAl 5,010

In addition to the shared spaces, each organization has 

a number of spaces that are specific to their operations. 

This study, with significant input from their staff, reviewed 

the OCNMS program for current and future needs. Most 

notably, after reviewing leases of existing and proposed 

spaces and scrutinizing the desire to consolidate programs, 

it was determined that the majority of the Warehouse 

Program was most appropriately left off-site if frequently 

accessed functions were a part of the new facility.

It was also emphasized that in order to best serve its 

mission, OCNMS requirements include: infrastructure to 

support vessel operations (e.g., dockage); adequate wet 

& dry lab space to support research missions; and storage 

and library space.  In addition, OCNMS requirements 

include an expanded visitor’s center (shared).
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As mentioned, security considerations and 

controlled access will be required at most if not 

all of the spaces indicated. Additional effort will 

be required to document and incorporate these 

considerations during the design phases.

feiro adminiStration SPace
Feiro operates as a relatively lean non-profit 

organization, and their administrative needs 

illustrate the fact that most of their resources are 

associated with the educational and exhibit spaces 

that have the most potential to be shared.  The 

spaces listed below represent the anticipated 

expansion of Feiro staff and administration relative 

to the increased facility size in this report.

conference SPace
Both the Feiro and OCNMS programs included 

meeting/ conference spaces, but this program 

(and need) was the least defined and least 

documented prior to this study.  After a preliminary 

survey of facilities in the community, evaluation 

of perceived need, and regional analysis of 

similar communities and facilities, a program 

was developed to accommodate a sub-dividable 

250 to 300 person main meeting space, with 

associated support spaces and functions. adminiStrative SPace - feiro
eXeCutive direCtOr OFFiCe 125
eduCAtiOn OFFiCe 300
FACility OFFiCe / mAintenAnCe spACe 250
develOpment OFFiCe 80
sCientist in residenCe 80

CirCulAtiOn FACtOr (.25) 209

tOtAl 1,044

conference center - Shared
lArGe meetinG / COnFerenCe spACe 3,000
FOyer / preFunCtiOn 1,000
Green rOOm 100
tAbles / CHAirs stOrAGe 200
A/v equipment rOOm 100
meCHAniCAl 100
CAterinG KitCHen 200
restrOOms 400

CirCulAtiOn FACtOr (.15)1 700

tOtAl 5,800
1. Lower circulation factor is used due to the unique 

nature of this program and the larger spaces.



site selection

Project Goal

strengthen each organization’s identity
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Site Selection
Despite the scale, site requirements, and downtown 

waterfront district location, there are a number 

of sites that warranted analysis and evaluation.  

From renovation of existing space to new 

construction, the site options cover the length 

of the targeted downtown waterfront district.

1.  city Pier
This is the location of the existing Feiro facility as well as 

the civic park space, moorage, and amphitheater. City 

Pier is the smallest site considered.  Hollywood Beach 

provides excellent marine educational opportunities, 

while Peabody Creek provides freshwater options.  

This site was evaluated and deemed suitable for 

additional analysis, including a test fit of the program.

2a.  the landing (renovation)
This scenario included the potential of renovating 

this existing structure to contain the entire program 

within the building’s envelope.  It is anticipated that 

significant structural, mechanical, and architectural 

upgrades would be required to create a facility that 

meets the programmatic needs and architectural 

goals of this project.  This option was not selected 

for additional analysis due to the significant cost 

required to upgrade the existing building to meet the 

project’s goal of creating an icon for Port Angeles.

2B.  the landing (new conStruction)

This option anticipated building a new structure 

to the east of the existing Landing building, at 

the location of the current parking structure/ pier.  

This option included the potential of maintaining 

some program in the existing structure as a cost 

saving measure.  This option was not selected 

for additional analysis due largely to the site’s 

lack of exposure and outreach opportunity, 

as well as its undesirable displacement of 

parking in the downtown waterfront district.

3.   railroad avenue Site
Comprising the full city block across from the Black 

Ball terminal, the Railroad Avenue Site is an aggregate 

of several parcels which holds an array of existing 

structures and surface parking lots.  Although site 

acquisition/ entitlement appeared to be a hurdle, 

this site was ultimately dismissed due to the lack 

of direct access to fresh and marine water for both 

educational activities and the Feiro live-animal tanks.

4.  oak Street ProPerty
At the west end of Railroad Avenue, the Oak 

Street Property is surrounded by the planned 

West End Park, providing an opportunity to 

continue the public access and community 
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four SiteS conSidered

1

2b

4

3 2a
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engagement of the Feiro programs.  The West 

End Park project provides a variety of marine 

water education activities, and the adjacent Valley 

Creek provides nearby freshwater access.  This 

site was deemed suitable for additional analysis. 

Starting with the Facility Plan for OCNMS, criteria 

were established to evaluate each site’s ability to 

meet the operational, inspirational, and community 

engagement goals of the project. Under each criteria 

the organizations scored the site options either 

positive, neutral, negative, or “fatally flawed” (if the 

criteria couldn’t be met). After the evaluations were 

compiled and discrepancies were discussed, two sites 

emerged as the top candidates for further analysis.

criteria matrix
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scenario details

Project Goal

KicK-start economic development downtown
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Scenario detailS
Two site options were evaluated in greater detail 

and, when entitlement/development options 

were overlaid, each became distinct in both its 

physical location and its potential method of 

development.  Both scenarios were carried forward 

through the entire evaluation process, and both 

were analyzed in terms of programmatic test fit 

as well as preliminary Pro Forma and/or Business 

Case studies. It was clear that either site is a viable 

and successful option for future development.

Several “givens” hold true for both scenarios:

1. OCNMS/ NOAA is not in a legal/ procurement/ 

political position to develop this project, but will 

likely be able to be an anchor tenant, committing 

to a long-term lease, and to potentially contribute 

initial capital for building. The method and 

terms of entering a lease varies by scenario.

2. Operations of the Conference Center is unclear 

at this time, but it is assumed that it will be further 

assessed and evaluated from a business plan 

standpoint and designed to be a self-sufficient 

endeavor.  Operations of the facility could be 

conducted by Feiro or other public or private 

commercial enterprises.  There are other sites in 

the vicinity that can be explored in further detail.

 

3. Given that both proposed sites are wholly 

or partially within the WA Dept. of Natural 

Resources Inner Harbor Line, it is critical that 

additional effort and discussion with DNR be 

completed to determine what specific issues will 

need to be addressed. Preliminary discussions 

with DNR were held regarding both sites, and 

preliminary indications were that neither site 

appeared to have a fatal flaw with this issue.

Scenario one: city Pier
Constructing the new facility on City Pier is an 

attractive option for many of the partners, provided 

NEW BUILDING

CITY PIER

HOLLYWOOD BEACH
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the entire facility program could be accommodated 

to realize all of the efficiencies and benefits.  After 

completing the initial test fits, it was determined that 

the facility could in fact fit entirely on the site and 

likely fit well into the massing and scale character 

of the Port Angeles waterfront piers.  While the 

existing site features would likely be impacted, 

including the community amphitheater, it appears 

that public access and experience can be largely 

maintained (and likely enhanced).  Improvements to 

the City Pier are already planned as a future phase 

of the Waterfront Transportation Improvement 

Plan project, so this project could potentially tie 

in nicely with those improvements on this site.

Entitlement for this site limits its development 

options. The land, owned by the Department of 

Natural Resources, has been leased by the City of 

Port Angeles for several decades.  This makes it 

possible for the City to lead development on the 

site or, alternatively, for Feiro (as current tenant) 

to develop the site as a tenant-lease improvement. 

Given the uncertainty of the City’s ability to 

lead the development, the scenario of Feiro as 

developer/ landlord of this project was evaluated.

prOs OF sCenAriO One:
• existing saltwater system – potential 

savings of permit time and cost

• site currently under development control

COns OF sCenAriO One:
• underlying land lease renegotiation 

required with City/ DNR

• smaller site limits future expansion/ 
other partnership opportunities

risKs OF sCenAriO One:
• NOAA lease procurement process

• development timing tied to fundraising effort

Scenario two: oak Street ProPerty
The Oak Street Property provides a unique 

opportunity to situate the project within the 

West End Park, adjacent to hundreds of feet 

of new beach, creating what will surely be Port 

NEW BUILDING

PORT OF 
PORT ANGELES PIER

WEST END PARK
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Angeles’ most exciting new public space.  The site 

provides ample space, and would accommodate 

additional cultural and/or marine science based 

partner facilities as part of a larger campus.  The 

adjacent park land is included in the next phase 

of the Waterfront Transportation Improvement 

Plan project, which is well into the design phase 

and anticipates construction summer 2013. The 

use of this highly visible site would likely boost 

development at this end of town and kick-start 

general economic momentum in the Downtown 

core.  With its civic intersection and connection to 

the park, this site would boost the project’s exposure 

to the community and increase its recognition, 

affording it the potential to become a true icon.

Provided Feiro could acquire the site through either 

a gift or outright purchase, this scenario anticipates 

engaging another partner in the development of the 

facility to provide an alternative to the fundraising 

burden and landlord responsibilities that Feiro 

assumes in the first option.  After evaluating pros 

and cons of various targeted private (build-to-suit) 

scenarios, it was determined that market forces as 

well as NOAA procurement limitations make that 

scenario unfeasible. Another option would be a 

public agency development partner for the project. 

It is assumed that the partners would each need to 

contribute financially to the success of this scenario.

prOs OF sCenAriO twO:
• simplified NOAA lease procurement process

• likely allows NOAA to act as own leasing 
agent (reducing overhead costs)

COns OF sCenAriO twO:
• costs of property acquisition

• potentially complicated fundraising story for Feiro 
(endowment campaign vs. capital campaign)

risKs OF sCenAriO 2:
• negotiations with property owner

• negotiations with private partner

• negotiations with public development partner

• potential redesign of portion of West End Park



proJect economics

Project Goal

create an inspiring educational place  
that champions marine liFe and conservation
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economicS:  
ScenarioS one & two
Establishing solid economic assumptions is critical 

to evaluating each of the two scenarios. Each option 

has great implications for each partner: NOAA 

must weigh procurement process requirements, 

while Feiro faces mission decisions regarding 

its willingness to be a landlord.  While there are 

certainly risks in any development project, the 

team worked to establish realistic economic 

models from which decisions could be made.

Recognizing that Scenario 1 is a more traditional 

development where costs are managed by a current 

project partner, it is easier to establish a more thorough 

preliminary pro forma and a traditional surplus/ loss 

projection.  Scenario 2, with an outside partner as 

the developer, is more appropriately evaluated as a 

“Business Case”, where our team provides assumptions 

and likely revenue projections for the new partner to 

analyze and customize to their business assumptions.

There are some similar development cost 

assumptions in either scenario, which we provided 

to both control the quality of the project and to 

ensure the comparison is on equal ground.  Surveying 

similar projects around the region, and assuming a 

level of quality appropriate for a public or cultural 

facility, the team proposes utilizing an average 

construction cost model of $300 per square foot.  

Also, based on surveys of other projects of similar 

scale and complexity, the team suggests using a 

soft-cost factor of X 1.5 (fifty percent) for permits, 

fees, taxes, A/E fees, furniture, development costs, 

and fundraising costs, (exclusive of site acquisition 

and exhibit costs).  For both scenarios, the 

following baseline costs were assumed.  See each 

scenario description for additional information:

The other assumptions that impacts both scenarios 

are the operational and lease costs for the Conference 

Center.  A preliminary program was developed, but 

a thorough market study will be required to finalize 

the need and establish a detailed business plan for 

the Center.  To offset this unknown, though, both of 

the scenarios could rely on Lodging Tax contributions 

to cover the lease rate for the Conference Center 

space so that this expense is not assigned to any 

one particular partner.  The assumption is that once 

the facility is sized to meet the market needs, it 

will generate the income necessary to operate it.

27,902 sf x $300/sf = $8.4 million (construction cost)

    x 1.5 (soft costs)

    $12.6 project cost
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Scenario one
In this scenario, Feiro is the developer of the 

project.  The costs for planning and construction 

are largely contingent on financing for portions 

of the project deemed to have a public benefit.  

Preliminary indications suggest that there are 

a number of items that will slightly increase 

construction costs at this site, including additional 

foundation costs due to soil conditions, utility 

relocation, and the replacement of portions of the 

city boardwalk and amphitheater.  These costs  

have been factored into the analysis as follows:

This chart projects the cost of development overlaid 

on the schedule (in six month increments) to major 

funding need milestones.  In this scenario, the first 

six months include contributions by all three partners 

to continue planning, analyzing, and establishing the 

vision for this project.  Moving forward, as the project 

developer, Feiro funds the majority of design and 

construction costs with contributions from the City 

and OCNMS during construction.  Looking forward 

to occupancy, a lease rate begins for OCNMS and 

the City begins contributing lodging tax funds.  

In similar situations, we have seen successful 

projects gain access to (through fundraising 

or loans) portions of the funds as the project 

progresses, so that fundraising, entitlement, 

and design are all occurring simultaneously.

$450,000 additional construction

+ $70,000 utility relocation costs

$520,000 total

X 1.5 (soft costs)

$780,000 additional project costs
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Scenario two
In this scenario, a public or private partner is 

brought in to serve as the developer of the project.  

In order to determine the viability of this option 

and to engage the development partner, the team 

assembled a “Business Case” for the project that 

outlines expectations, defines partner contributions 

including property acquisition and potential financial 

support, and describes assumed tenant mix and 

lease rates.  Following are the assumptions made:

prOperty ACquisitiOn:
The targeted private parcel for this scenario is 

currently on the market.  The proposal is for the site 

to be acquired by Feiro (through outright purchase 

or donation, refer to the Action Plan for additional 

 

 

 

 

 

 

 

CITY PIER: MILESTONES

$50K - - - - - - - $108K $108K

$50K - - - - - $1.5M $1.5M - $75K

$100K - $500K $500K $800K $200K $3.3M $3.3M $1.2M -

YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5
1 2 3 4 5 6 7 8 9 10 11 12 1 2 3 4 5 6 7 8 9 10 11 12 1 2 3 4 5 6 7 8 9 10 11 12 1 2 3 4 5 6 7 8 9 10 11 12 1 2 3 4 5 6 7 8 9 10 11 12

EXPENDITURE / MONTH

PREDESIGN / ENTITLEMENT

DESIGN / DOCUMENTATION / PERMITS

CONSTRUCTION & MOVE-IN

FEIRO

OCNMS

CITY



19

information).  The site would be subdivided and a 

portion of the site would be sold to the developer 

for a nominal amount in exchange for a reduced rent 

rate over the 20-year lease term.   The management 

of the portion of the site owned by the Department 

of Natural Resources, currently leased by the City 

of Port Angeles and included in the planned West 

End Park, is assumed to be shifted to the developing 

agency.  This portion of the site will also be evaluated 

during design to determine if it is truly necessary
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