[image: image1.png]ANACORTES

CHAMBER OF COMMERCE





Position Paper #07-01

Subject:
Phase II Economic Study

Date:

January, 2007

Position

It is the position of the Anacortes Chamber of Commerce that the City should fund and embark upon a Phase II Economic Study, outlining development mix (i.e. residential, retail, industrial, office, as well as other potential uses), with related financial impacts (projected employment, wages, and tax revenues).  The study should encompass both the central business district, including the waterfront, and the Highway 20 corridor.  The Chamber believes this to be a logical first step toward discussion of large-scale retail and waterfront development and that without a detailed plan, such discussion is premature.  Additionally, the Chamber believes that in order to be effective, the process must be inclusive, with an appropriate mix of City, Port, Chamber, Marine Trades, major landholders, and private citizens included in a meaningful review.
Background

In response to a Request for Proposal issued by the City, Berk and Associates proposed a study with the following tasks:

· Data Collection

· Status Quo Expenditures Forecast

· Status Quo Revenue Forecast

· Revenue Gap Assessment
· Fiscal Implications of Land Use

· Assessment of Optimal Land Use Policies

· Formation of a Fiscal Strategy Task Force

It was subsequently decided to divide this scope of work into two phases.  Phase I incorporated the first four bullet points shown above.  Phase II was to incorporate the next two bullet points.  The final bullet—formation of a task force—was optional but would be considered to engage the community in understanding the issues and helping form a strategy.

Berk presented the Phase I findings to the City Council in October, 2006.  A key finding of this study was that City finances are sound and administrative processes well managed.  The study commended the budget oversight and fiscal management of Mayor Maxwell and his team.  Moreover, Berk found the fiscal outlook to be relatively optimistic, in comparison to other cities across the state.  The study did find, however, that assuming current trends and no other fiscal changes, Anacortes would begin to run an operational deficit in 2012 and would exhaust cash reserves in 2019.  The analysis suggested a number of significant strengths from which to build an economic strategy, including a diverse and stable employment base, strong marine-related industries, healthy taxable retail sales, robust housing demand, attractive demographics, and a physical setting which attracts and retains residents, businesses, employees, and tourists.  The Phase I study also identified several market areas which were “underserved”, given the population base of the city, leading to several potential areas of market opportunity: tourism and visitor spending, eating and drinking establishments, niche retail shops, and redevelopment of downtown and SR 20.  The Phase I study identified the following potential areas of focus for Phase II: (1) continuing the revitalization of downtown; (2) enhancing tourism and visitor spending; and (3) maintaining strength and diversity in the local employment base.

Recommendation

The position of the Chamber of Commerce is that a Phase II economic study should be undertaken, evaluating the fiscal, social, and aesthetic elements of land use alternatives to address the three areas recommended in Phase I of the study shown above.  The study suggested that Anacortes has limited potential for substantial large-scale retail development due to strong regional competition in this category.  Based on current discussion, it is evident that Anacortes residents are divided on the need for larger-scale retail and where it should be placed if allowed.  The Chamber therefore believes that a fourth element of the study—an assessment of retail opportunities and associated impacts to local business—should be added. 
Specific topics under each focus area are shown below:

1. Continued Revitalization of Downtown

· Define commercial redevelopment opportunities

· Define residential development opportunities

· Evaluate mixed-use development opportunities & risks

· Propose parking and traffic flow alternatives

2. Tourism and Visitor Spending

· Define tourism market potential

· Identify related financial requirements

· Evaluate waterfront opportunities

· Evaluate recreational opportunities

3. Maintaining the Strength and Diversity of the Employment Base

· Support the marine trades (growth needs, skill center)
· Support recreational boating

· Attract/develop diverse industry/enterprise business opportunities

4. Assess Retail Opportunities for Anacortes

· Identify and thoroughly assess retail opportunities
· Shopping convenience

· Retail leakage

· Adverse impacts

· Store size/location

Summary

The purpose of the proposed Phase II Economic Study is to develop an economic and fiscal impact analysis of the City of Anacortes and to develop options for a fiscal strategy that will enable the City to address the anticipated revenue gap identified in Phase I.  An important component of such a fiscal strategy is to ensure that the City takes advantage of land-use policies to foster a strong revenue base, while simultaneously ensuring that development is in keeping with the vision of City residents.  Developing optimal land-use policies requires that the City understand the market for, and fiscal implications associated with, different kinds of development.  Since options to be considered are competing for a limited resource—developable land within Anacortes—it is vital that this study include a thorough comparative analysis of the options.  
The City is in the enviable position of having time to chart an optimal course and the Chamber commends the Mayor and his administrative team for making this possible.  The Chamber believes that we need to take full advantage of that opportunity.  While the City’s Comprehensive Plan provides broad input to this process, it has not provided necessary detail.  A Phase II Economic Study, incorporating a comparative economic and fiscal impact analysis, would be a valuable tool in identifying opportunities and assessing risk, as well as providing direction to cohesive, well-considered development of the waterfront and SR 20 corridor.  Funding for this study should be allocated and a timeline developed, with appropriate milestones defined toward timely completion.  
