
Glamping Narrative 2015-2017 

 

2015 
July 29, 2015 Board meeting packet—shows up under Fort Worden PDA Preliminary Capital 
Project Plan Outline 

Estimate at $315,000, identified as a future project, Six sites = 6 x $20,000 = $120,000 Total facility 
future sized = $140,000 

Extend utilities for all from "275" = $30,000, Design = $25,000 

Dec. 16, 2015 Meeting minutes—Under review and discussion of 2016 Preliminary budget, capital 
fund: “Dave Robison explained that projects were identified and funds were attributed to them. He 
highlighted a $75,000 (Glamping) grant as well as the Mule Barn project.” 

 

2016 
Oct. 26, 2016 meeting minutes—“A few projects planned for the year are not going to be completed 
this year, but will be in 2017. These are Tiny House/Glamping, Building 4, and Culinary Feasibility 
Study.” 

—Glamping update  “Robison and Heckscher researched glamping options and determined 
that canvas tents w/ platforms are most appropriate for Fort Worden. A tiny house costs about 
$50,000-60,000 to build, whereas a canvas tent w/ platform costs about $15,000. Robison 
stated that the tents represent a better ROI. Andersen asked what utility infrastructure will be 
needed for glamping units. Robison and Gubler are researching the possibility of building a 
bathhouse that could include bathrooms, showers, and a laundry facility. Such a facility could 
cost as much as $250,000. Cook asked if glamping units could be used as housing for 
seasonal employees. Gubler stated that it’s best if employees housing does not mix with guest 
accommodations. Hilton asked if a kitchen would be available to glampers. Robison stated 
that construction of a pavilion is under consideration, but people would likely bring their own 
stoves, etc.” 

 

Nov 14, 2016 Executive Committee Meeting—shows up under major initiatives list for 2017 

Nov. 30, 2016 Board Meeting minutes—Shows up under Development & Capital Projects Budget 
Priority from presentation at board meeting 

 



2017 
March 29, 2017 Meeting minutes—Staff Reports, Capital Investments/Feasibility Study “Robison 
reported that financing options are being explored for initiating the glamping project, building 203 
upgrades, and remodeling of NCO Row.” 

June 28, 2017 Board Meeting Minutes—Staff and consultant presentation “Robison introduced 
Hannah Burn who recently graduated from University of Washington with a Master’s Degree in 
Public Administration and who, as a consultant, is supporting Robison and Diane Moody on special 
projects including: the Point Wilson Lighthouse, glamping, and building 225. 

—Special Project Feasibility Studies “Robison stated that he and Moody have been meeting 
with Todd Gubler weekly regarding Glamping, NCO remodel, and lighthouse feasibility 
studies. Robison added that he and Moody have already started reaching out to various 
funders.” 

July 26, 2017 Board Meeting minutes—Staff Report “Robison began with providing an overview of 
the Capital Improvement Plan actuals to budget for second quarter. There are seven main projects 
planned for the year and of those three are complete. These are building 4, 16, and 235. Makers 
Square and the maintenance transition plan are performing on plan and budget, Glamping will begin 
in the fall of 2017 and Culinary is postponed.” 

—Staff presentation “Dave Robison and Hannah Burn presented the special project feasibility 
studies for NCO, Glamping, Building 203 dorms and Lighthouse. Robison stated that 
preliminary recommendations, feasibility studies and ROI studies are still in progress. 
Hannah Burn and Robison presented the glamping feasibility study including emerging 
hospitality trends.”  

“Robison stated that the preliminary 5-year ROI on the initial 962k investment is projected to 
be 104%, stating that the project could be completed within a year and that according to the 
ROI study, the debt would be paid off within five years, with significant net return each year. 
Robison and Burn reviewed the NCO feasibility study and Burn presented key findings from 
the Hospitality Analysis by HVC that was commissioned by the City of Port Townsend. 
Robison noted that NCO consistently receives poor to fair reviews and that these renovations 
would likely result in improved ratings across the property. Robison reviewed capital costs 
and operating costs for both glamping and the NCO renovation.” 

—Board discussion: 

 ROI for the glamping units and whether it would be possible for staff to use 
these units as onsite employee housing. 

 Comparable sites - Lakedale and Cave B 
 Rates, fixed costs, demand and market strategy 
 Pros and cons of year-round vs. seasonal glamping. 



 Increased capacity, benefits of a new revenue stream, potential impact on 
F&B revenue and the Lifelong Learning Center vision/mission. 

 Design and layout of the proposed renovations 
 Summary of Business Considerations 
 Current and projected annual occupancy rates 
 Expanding into new markets 
 Next steps including: continuing feasibility analysis, exploring financing 

opportunities, State Park approval process and determining construction 
timelines 

 

September 27, 2017 Board Meeting Minutes, Glamping Feasibility Study, Staff Presentation 
“Robison presented the glamping PowerPoint (accessible on website) highlighting that there are no 
other glamping sites on the Olympic Peninsula. A Washington Conservation Corps team recently 
completed some clearing of the sites. Moody reported that the most significant investment will be 
the bathhouse/kitchen and tent purchase and construction - she reviewed risks, financing (and key 
assumptions), projected revenue (and key assumptions) and projected operational budget (and key 
assumptions). Robison summarized that the risk is low, that the projected ROI (return on 
investment) is high and that there is a strong growing market demand for glamping. In addition, 
Robison noted that adding glamping sites diversifies the Fort Worden portfolio and opens new 
opportunities for Lifelong Learning Center partner programming.” 

December 20, 2017 Board Meeting Minutes— Moody and Robison presented the 2018 
Operating and Capital budget:  

Capital Improvement Fund (Note – Numbers are 
 Glamping $ 450,000 

Energy Efficiency Project $1,675,000  
Culinary Planning $      29,225 
Fundraising $      50,000 
Makers Square $    588,500 

 

 

 

Total $2,742,725 
 



Glamping Topics from 2018-2019 

2018 
Executive Committee Meeting 
Fort Worden Public Development Authority 
Tuesday, January 16, 2018 | 9 a.m. to 11 a.m. 
Seminar Building #297, Fort Worden 

2018 FWPDA Transition Maintenance Plan  
The Fort Worden Public Development Authority 2018 Maintenance Plan includes $267,000 in 
unfunded project, service contracts and operational costs. These costs are necessitated by the 
transfer of facility maintenance responsibilities from WSP to the PDA. This document is 
submitted in support of the request for $250,000 for 3 years to support the Facility Maintenance 
program at Fort Worden.  
2018 Maintenance Plan Summary: 



Item 1. Existing Facilities labor-A combination of PDA Facilities and Maintenance staff's redirected work 
load to engage in maintenance transition responsibilities.  

Item 2. New Facilities labor --Added positions necessary for maintenance transition focused on heat plant 
and mechanical issues and the grounds maintenance needs on the campus.  

Item 3. Facility Maintenance-Materials and supplies funding to support critical needs in 2018 
maintenance plan focusing on human safety and asset integrity.  

Item 4. PM/Service Contract-Service contracts transferred from WSP to PDA to support new areas of 
responsibility.  

Item 5. PDA Capital Projects-Adaptive reuse projects or major renovations and additions. This figure 
does not include A&E for Makers Square (estimated at approximately $SOOK in 2018).  

Item 6. PDA Improvement Projects-Upgrades and minor improvements to existing facilities. 

Item 7. WSP PM 2016/17-PM Projects scheduled and funded by WSP prior to May 1 transition. 

(Document in 01/18/18) 

Board of Directors Meeting  
Fort Worden Public Development Authority  
Wednesday, February 28, 2018 | 9 a.m. – 12 p.m. 
Commons B (Building 210), Fort Worden  
Regular Board Meeting:  

 PowerPoint Presentation by Becka Hansson (UNABLE TO LOCATE POWER POINT 
PRESENTATION-Not available on the FWPDA website) 
B. Board Discussion

MINUTES 

IX. Glamping Update

A. PowerPoint Presentation by Becca Hanson
Hanson discussed the glamping design workshop with staff and stated that it was highly collaborative and
that participants were very engaged. Hanson talked about other glamping projects she’s been involved in
and discussed comparable sites. Hanson stated that the glamping design workshop focused on validating
prior assumptions, defining operational expectations, tent location/groupings (including accessibility) and
supporting structures. Hanson presented the preliminary site plan. The plan proposes leaving the existing
vegetation and accessing the sites with carts and an onsite concierge to ensure guest centricity and
security. (See PowerPoint on FWPDA website)
Robison clarified that master lease amendments are in progress to extend the FWPDA lease area to
include the proposed upper glamping sites.
Sammons discussed sewer and water infrastructure including the benefits of units without restrooms
versus units with restrooms stating that sewer and water lines are already in place and likely need minimal
work to extend to individual sites. Robison stated that the demand for glamping sites with bathrooms in



Lakedale far outstretched demand for units without bathrooms. 
Robison noted that people from all departments participated which informed the quality of the design. 

B. Board Discussion
Lela Hilton asked whether it would be possible to have tents with peaks – which would be more
historically accurate. Herb Cook explored how the decision to plumb every unit would affect seasonality
and revenue – stating that plumbed units could potentially increase demand during the offseason. Jane
Kilburn commended Becca Hanson and participating staff on the design process. Robison stated that
Becca Hanson did this initial design pro bono, and thanked her for her efforts.
Tonina stated that Cave B in Eastern Washington has 40 yurts and that they did a great job integrating
food and beverage services (including wine service).Lela Hilton recommended a retreat to a glamping
site.
Todd Hutton sparked a discussion about the budget and Robison stated that a key question that will
impact the budget will be if State Parks can fund all or a portion of the sewer/water project. The plan is to
start glamping construction by fall 2018 and complete the project by spring of 2019.

X. Staff Report

A. Washington State Budget Update
Robison reported that the Legislature is still in session and reviewed the capital budget allocations and
supplemental capital budget (which is pending). Robison is scheduling a meeting with State Parks in
Olympia in conjunction with the Marine Science Center (MSC) in regard to the MSC Pier Renovation
project. Robison and Sammons will also be meeting with State Parks regarding glamping, water/sewage
upgrades and project coordination. Robison noted that the Capital Budget includes a pending
supplemental budget – addressing cost escalation due to the delay of the budget passage.



Board of Directors Retreat – Special Meeting  
Fort Worden Public Development Authority (FWPDA) 
 Wednesday, March 28 & 29, 2018 
Commons C (Building 210), Fort Worden  
Special Meeting | Board Retreat Day 1 - March 28, 2018: 

DRAFT MINUTES 
III. Review of Staff Orientation Program
Robison stated that a historical architect has been hired to design building 288 for the Glamping Project 
and discussed strategies for coordinating Makers Square infrastructure (sewer & water, and 
undergrounding of the electric).  



Executive Committee Meeting 
Fort Worden Public Development Authority 
Seminar Building 298, Fort Worden 
Tuesday, September 18, 2018 | 9 a.m. to 11 a.m. 

Document A 



Document B (Both documents A&B in 09/18/18) 



Board of Directors Meeting 
Fort Worden Public Development Authority 
Friday, October 19, 2018 | 9:00 a.m. – 12:00 p.m. 
Chapel Building #24, Fort Worden 

MINUTES 
A. Glamping Update
Robison stated that the SEPA checklist has been submitted to State Parks. Robison stated that the
project team is working on permit documentation and infrastructure engineering. Robison noted that the
project is heavily dependent on financing and that a significant portion of the total project expense is the
cost of installing water/sewer to each of the units. Robison stated that the environmental review should
be completed by the end of the year. Diane Moody stated that she is developing phasing scenarios and
exploring financing options.

Executive Committee Meeting 
Fort Worden Public Development Authority 
Seminar Building 298, Fort Worden 
Tuesday, November 20, 2018 | 9 a.m. to 11 a.m. 

MINUTES 
C. Glamping Update/Financing Options
Robison discussed the glamping process and stated that he has been in communication with the Department of
Corrections about bringing in one or two crews to do site development work (climbing and clearing sites).
Robison stated that the total projected cost of the glamping project is between $1.5 million to $1.8 million.
Robison stated that Phase 1 of the project will include 16 units with bathrooms. Robison and the board discussed
the shared kitchen shelter and financial projections. Moody discussed financing options and reviewed a
Glamping Cash Flow Pro Forma. Board and staff discussed occupancy, equity and financing. Hilton suggested
informing visitors about this exciting project (i.e. putting information in the lobby). Robison noted that the
water/sewer infrastructure cost is the most significant cost.



Document A 



Document B (Both documents A&B in 11/20/22) 



Executive Committee Meeting 
Fort Worden Public Development Authority 
Seminar Building 298, Fort Worden 
Tuesday, December 11, 2018 | 9 a.m. to 11 a.m. 

MINUTES 

VIII. Board & Staff Discussion

• Glamping Financing Options

Robinson reported that the SEPA review process is underway and that the glamping project is proceeding 
well. Committee and staff discussed the RV sites. Moody reviewed financing strategies & options. Norm 
Tonina requested a master schedule for the glamping projects as well as a prospectus to share with 
possible investors.  

Board of Directors Meeting  
Fort Worden Public Development Authority  
Wednesday, December 19, 2018 | 9:00 a.m. – 12:00 p.m. 
Commons Building 210, Room B, Fort Worden  

MINUTES 
XI. Staff Report
B. Glamping Update
Robison reported that a local bank is interested in financing the glamping project and that a DOC crew
will help prepare the site. Sammons stated that the project is now beyond the schematic design process
and that it is under review by State Parks. Robison reported that SEPA has been posted and that the
gathering shelter will require a separate permit. Board and staff discussed the balance sheet and whether
building 288 can be listed as an asset.



2019 

Board of Directors Meeting 
Fort Worden Public Development Authority  
Wednesday, January 23, 2019 | 9:00 a.m. – 12:00 p.m. 
Commons Building 210, Room B, Fort Worden 

AGENDA 

XI. Resolution authorizing Executive Director to enter into a contract with Eastern Washington
University for Archeological and Historical Services
A. Staff Report
B. Board Discussion

Action: Move to approve Resolution 19-03 authorizing Executive Director to enter into a contract with 
Eastern Washington University for Archeological and Historical Services. 

MINUTES
XIII. Staff Report

A. Glamping Update Robison reported that the glamping SEPA process is complete and that financing
and infrastructure bidding is in progress. Moody noted a risk point on the operating budget if the project-



is not online by June. Board and staff discussed whether employees can move from the storm sash project 
to the glamping project but Moody noted that the storm sash project has to be completed by June 30, 2019 
to access those funds. Robison stated that a DOC crew is working on campus and could possibly support 
the project. 



















Board of Directors Meeting  
Fort Worden Public Development Authority Wednesday, 
Tuesday, February 19,2019 | 9:00 a.m. – 12:00 p.m. 
Commons Building 210, Room B, Fort Worden 

MINUTES 

VII. Staff Update
• Glamping
Robison reported that a Request for Proposals (RFP) has gone out for the tent structures and stated 
that Larry Sammons has been working with FWPDA attorney John Watts to ensure that bid 
documents are in order. Staff and the Committee discussed final bid for civil work, permits and 
project financing. Robison noted that the project is at least a month behind schedule and that 
additional effort and energy is required to ensure that glamping is online by June. Robison stated that 
a DOC crew may be available to help prepare the glamping sites, depending on timing. 

Board of Directors Meeting  
Fort Worden Public Development Authority Wednesday, 
Wednesday, February 27th ,2019 | 9:00 a.m. – 12:00 p.m. 
Commons Building 210, Room B, Fort Worden 

MINUTES 

X. Motion to authorize Executive Director to enter into a contract with a tent manufacture for the
Glamping Project.
A. Staff Report
Robison stated that the glamping project has been delayed due to several factors including snow, the flu
season, the SEPA review process, the tree inventory and the cultural resource survey process. Robison
stated that a draft survey will be received next week, final specs from the civil engineer are anticipated
and bid documents are in process. Robison outlined possible timing scenarios for the glamping project
and possible implications of each scenario. Beckman stated that bid documents will be submitted asking
for the project to be completed on June l.

B. Board Discussion
Board and staff discussed possible budget implications of the glamping delay. Board and staff
discussed financing and financial implications of each scenario and whether to authorize
Executive Director to move ahead with entering into a contract with Rainier Industries for the
glamping tents.
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Board of Directors Meeting  
Fort Worden Public Development Authority Wednesday, 
Wednesday, March 27, 2019 | 9:00 a.m. – 12:00 p.m.  
Commons Building 210, Room B, Fort Worden 

Revised AGENDA 
X. Staff Report
A. Glamping Scenarios

MINUTES 

IX. Staff Report

A. Development Scenarios
Staff and the board discussed whether a special meeting is needed to review glamping bids to award the
construction contract. Moody reviewed three glamping budget scenarios (see packet). Board and staff
discussed budget implications of various development scenarios. Terry Umbreit asked staff why they are
choosing to open glamping in August vs. earlier and Moody replied that the choice was in large part to
ease the burden on staff. Robison noted that no marketing has been done, that FWPDA is moving into the
busy season and that it would take tremendous staff focus to get glamping going.
However, Robison stated that there is a slim possibility that the project could move ahead quickly, in
which case a special board meeting would be called. Board and staff also discussed the energy efficiency
project funding, the project list, staffing and how changes would affect the budget. Moody stated that
there are reserves in the energy efficiency project budget. Board and staff discussed drawing down on the
bond, loan terms and the project timeline.





Executive Committee Meeting   
Fort Worden Public Development Authority (FWPDA) 
Tuesday, April 16, 2019 | 9:00 a.m. – 11:00am  
Commons Building 297, Fort Worden 

MINUTES 

• Glamping
Robison reported that two bids have been received (approximately two thousand dollars apart). Staff
and the Committee discussed the bid process, the project timeline and strategies for moving forward.
Committee and staff discussed Kitsap Bank bond financing, time line, expanding project scope and
loan terms.

Board of Directors Meeting  
Fort Worden Public Development Authority (FWPDA) 
Wednesday, April 24, 2019 | 9:00 a.m. – 12:00 p.m.  
Commons Building 210, Room B, Fort Worden 

AGENDA 
IX. Glamping project update and resolution authorizing Chief Financial Officer to sign a
commitment letter for bond financing with Kitsap Bank.

Action: Move to approve Resolution 19-06 authorizing Chief Financial Officer to sign a commitment 
letter for bond financing with Kitsap Bank. 

X. Review of bids for infrastructure work to construct Glamping project and resolution to
authorize Executive Director to award a construction contract to the lowest responsive, responsible
bidder, and to sign all necessary documents and contracts for the project.
A. Staff Report
B. Board Discussion
Action: Move to approve Resolution 19-07 authorizing Executive Director to award a construction 
contract to the lowest responsive, responsible bidder, and to sign all necessary documents and contracts 
for the project. 

APPROVED MINUTES  

A. Staff Report
Gee Heckscher provided an overview of Capital Improvement Fund projects:
● Bids are in for the glamping site work and utilities, which could begin in June and go through the
summer. After that, facilities staff will construct the tent platforms and erect the tents. $1.4 million is set
aside for this year’s work and the tent work will continue into 2020.



Diane presented a Market Segment Report showing how much revenue is generated from partners, leisure 
guests, and groups across three markets: food sales, meeting space, and accommodations. Moody invited 
feedback on the report over the next month.  

VIII. Glamping project update and motion authorizing Chief Financial Officer to sign a
commitment letter for bond financing with Kitsap Bank.

A. Staff Report

Moody provided an overview of the bond financing information in the board packet (on website). Kitsap 
Bank is offering up to $2 million in bond financing over a two-year period for the glamping project. 
Moody stated that Kitsap Bank is happy with the pro forma showing anticipated returns for glamping. 
This financing offer was more attractive than another option Moody explored because it involves a lower 
interest rate and a longer repayment term (10 years).  





Executive Committee Meeting  
Fort Worden Public Development Authority (FWPDA)  
Tuesday, May 14, 2019 | 9:00 a.m. -11 a.m.  
Seminar Building 297, Fort Worden 
 
MINUTES 
 

• Glamping Update  
Beckman said that the construction contract has been awarded to Nordland Construction. The plan is to 
have the site work and utilities completed over the summer and construction of the tent platforms would 
begin in September, he said. The goal is to have a soft opening of the sites in March or April 2020, 
Beckman said. 
 
 
Board of Directors Meeting  
Fort Worden Public Development Authority (FWPDA)  
Wednesday, May 22, 2019 | 9:00 a.m. – 12:00 p.m.  
Commons Building 210, Room A, Fort Worden  
 
MINUTES  
 
X. Staff Reports  
 
C. Glamping Update  
Sammons reported that the glamping project is moving forward after the PDA awarded the contract for 
the civil portion of the work to Nordland Construction. The plan is to have the site work and utilities 
completed over the summer and construction of the tent platforms will begin in September, he said. The 
goal is for a soft opening in April in which staff, board members, and partners will help test the facilities. 
Sammons noted that this fall the PDA will seek bids for building 288, which will serve as a community 
gathering space for the glamping area. 
 
B. Board Discussion  
 
Action: Motion to approve Resolution 19-06 authorizing Chief Financial Officer to sign a commitment 
letter for bond financing with Kitsap Bank. Unanimously approved  
I IX. Review of bids for infrastructure work to construct Glamping Project and resolution to 
authorize Executive Director to award a construction contract to the lowest responsive, responsible 
bidder, and to sign all necessary documents and contracts for the project.  
 
A. Staff Report  
 
David Beckman, Director of Capital Projects, referred the board to the bid sheet showing that the 
FWPDA received two bids for the Glamping Project and they were within $2,000 of each other. Nordland 
Construction was the apparent low bidder. After confirming compliance and references, staff met with 
Nordland to discuss project parameters and logistical concerns related to Nordland’s current sewer project 
on the campus for Washington State Parks. Beckman, Heckscher, and Larry Sammons will oversee the 
infrastructure work, which Nordland will begin this summer. Beckman said they expect the infrastructure 
work to take three months to complete. The goal is for the full project to be completed in March 2020 for 
a test run/soft opening, he said.  
B. Board Discussion  
 



Board and staff discussed construction details, anticipated marketing efforts, and the project timeline. 
Terry Umbreit advised that careful attention be paid to marketing the Glamping experience. The plan is to 
open the sites on May 1st, 2020. The regular season will be from April to October. The tents will stay up 
year-round and furniture will be stored in a building during the winter, Robison said. He added that 
experience elsewhere has shown that repeatedly taking down the tents and setting them up again leads to 
more wear and tear. Life expectancy for the tents is approximately eight to ten years; Robison noted that 
Friday Harbor’s tents (Lakedale Resort) have been up for more than ten years. A parking lot will be built 
on an existing access road. Vehicles will not be visible from the tents and guests will use carts for 
transporting their luggage, Robison said.  
Action: Motion to approve Resolution 19-07 authorizing Executive Director to award a construction 
contract to the lowest responsive, responsible bidder for the construction of Glamping Project 
infrastructure, and to sign all necessary documents and contracts for the project. Unanimously approved  
X. Resolution extending the draw period and scope of the energy efficiency project bond through 
Kitsap Bank.  
 
 
Executive Committee Meeting  
Fort Worden Public Development Authority (FWPDA)  
Tuesday, June 18, 2019 | 9:00 a.m. – 11 a.m. 
Commons Building 210, Room B, Fort Worden 
 
MINUTES  
 
VII. Staff Update & Board Discussion 

 
• Glamping Update/Alpha Ledger  

David Beckman reported on construction plans for the glamping sites. Nordland Construction is starting 
the site survey and anticipates breaking ground on July I, he said. Nordland is fully aware of the PD A's 
needs for site security and timely updates on construction schedules, Beckman added. 
Moody shared information about Alpha Ledger, a cryptocurrency asset management firm that Kitsap 
Bank is working with during Alpha Ledger's pilot phase. Kitsap Bank has asked the PDA to consider 
putting the glamping bond through Alpha Ledger's portal as part of their testing, she said. Moody stated 
that the PDA has not taken any action and she only is reporting on a conversation she had with Kitsap 
Bank. Alpha Ledger's goal is to increase local financing of bonds through a streamlined and open 
relationship between bond issuers and investors. Target percentage goals can be set for local investment 
through the portal. 

 
 
 
 
 
 
 
 
 



Board of Directors Meeting 
Fort Worden Public Development Authority (FWPDA) 
Wednesday, June 26, 2019 | 9:00 a.m. – 12:00 p.m. 
Commons Building 210, Room B, Fort Worden 

AGENDA 
IX. Glamping Bond Financing
Action: Move to approve Resolution 19-12 authorizing the Executive Director and/or the Chief Financial
Officer to enter into an agreement for up to $2 million in bond financing through Kitsap Bank and to be
account signers for the bond.
MINUTES 

VI. Glamping Bond Financing

A. Staff Report
David Beckman reported on the status of the glamping project. Construction will officially
begin on July 1 with mobilization of equipment and establishment of fencing and directional
signage, he said. Some equipment use and movement will lead to traffic stops. Beckman has
hired a facilities lead whose focus will include coordinating the glamping project. Work is on
track and the goal is to have the glamping sites ready for a soft opening in mid-March 2020,
he said. Beckman said he is working closely with Nordland Construction to provide timely
construction schedules to partners and PDA departments most affected by the work.

Diane Moody introduced Resolution 19-12, which provides for the issuance of a $2 million
revenue bond through Kitsap Bank to help finance the glamping project. She noted that this
bond would be in addition to a $1.5 million bond for the energy efficiency project that was
issued through Kitsap Bank in 2018. Moody said that per the proposed bond’s coverage
requirement, the PDA will begin paying interest on both bonds at the time the project funded
is complete. The PDA also has to have revenue that is 25% more than the $3.5 million bond
total. She said the PDA will only be paying interest until the bond is drawn down and then
will have 11 months after the bond is drawn down before principal payments begin.

VII. Staff Reports

D. Glamping Update
Project updates were provided earlier in the agenda as part of the bond funding resolution.

















































 
 
Board of Directors Meeting 
Fort Worden Public Development Authority (FWPDA) 
Wednesday, September 25, 2019 | 9:00 a.m. – 12:00 p.m. 
Commons B, Fort Worden 
 
AGENDA  
 
XI. Review of Bids and contracts for Glamping Platforms and Building 288 
 
MINUTES 
 

VIII. Review of Bids for Glamping Platforms and Building 288/Current Construction Projects 
 
A. Staff Report 

Director of Capital Projects David Opp-Beckman reported that three contractors bid on two 
aspects of the glamping projects: constructing the tent platforms and the community hall for 
the site (building 288). He said the work was split into two projects to help keep costs lower. 
The bids came in substantially higher than anticipated, and staff is not comfortable seeking 
approval for a bid, Opp-Beckman said. Instead, Opp-Beckman said he has reached out to the 
Municipal Research and Services Center (MRSC) for legal guidance on how to proceed 
without going out for bids again from a larger pool. He said the PDA can notify the apparent 
low bidders and seek their schedules of value to see if value engineering could reduce costs. 
He said this would be the most expedient process for getting numbers where they need to be 
instead of seeking new bids, which would take at least two months with the bid opening 
timeline and board approval timeline. Opp-Beckman noted that the PDA has not been able to 
find staff who could do the platform work themselves. 

 
 
Joint Board of Directors Meeting: 
Fort Worden Public Development Authority (FWPDA) and the Fort Worden Foundation 
Wednesday, October 23, 2019 | 9:00 a.m. – 12:00 p.m. 
Commons A, Fort Worden 
 
MINUTES 
 

B. Current Construction Projects and Major Repairs 
Robison reported that Makers Square is proceeding slightly ahead of schedule. Value engineering efforts 
resulted in the desired savings for KPTZ’s tenant improvements, he said. Robison said he would like to 
take the board through the buildings in December. As for glamping construction, he said Nordland has 
completed water, sewer, and electric infrastructure. Moody added that one tent will be used for 
promotion, and aggressive marketing efforts will begin soon. Robison said that State Parks has significant 
infrastructure projects for 2020 that are now in the planning stage, and this is requiring staff time for 
coordination to try to reduce the impact to hospitality operations. Water and sewer work will begin in 
January and will at times require the temporary closure of Non-Commissioned Officer Row housing. 
Tonina noted the importance of Glamping revenue given the temporary loss of some 
accommodations in 2020. 



 
 
 
Board of Directors Meeting 
Fort Worden Public Development Authority (FWPDA) 
Wednesday, December 18, 2019 | 9:00 a.m. – 12:00 p.m. 
Commons B, Building 210, Fort Worden 
 
MINUTES 
 
IX. Staff Report 

 
A. Current Construction Projects and Major Repairs 

Robison reviewed the progress of glamping construction. Site work is complete and work has 
begun on constructing tent platforms. The low bid received for the tent platform work was 
$702,000, which was much higher than expected, Robison said. Instead, with the hiring of a 
local general contractor as a temporary employee, the PDA is self-performing the work at a 
much lower rate and the cost is estimated at approximately $410,000, Robison said. He added 
that the PDA is considering whether to use the tent platform crew (PDA facility team 
members) to construct building 288, which would provide restroom facilities for the four 
more rustic glamping accommodations. 

. 

 



2020 
January 29, 2020 
Board of Director’s Meeting  
Approved Minutes 
 
Action Items 

❖ Action: Motion to approve Resolution 20-02 authorizing the FWPDA Capital 
Projects Director to execute a contract with Christopher’s Electric Company, the 
approved lowest responsive responsible bidder for the construction of glamping 
project final tent electrical distribution, and to sign all necessary documents for the 
project. Unanimously approved 

❖ Action: Motion to approve Resolution 20-03 authorizing the FWPDA Capital 
Projects Director to execute a contract with Swift Plumbing and Heating, the 
approved lowest responsive responsible bidder for the construction of glamping 
project tent rough plumbing, and to sign all necessary documents for the project. 
Unanimously approved 
 
A. Current Construction Projects and Major Repairs 

“Capital Projects Director David Beckman provided information about State 
Parks’ projects happening on campus. Phase one water and phase two sewer 
infrastructure work around NCO Row has begun, and the contract established an 
April 30th completion date, Beckman said. 
However, the State has granted contractors a one-week extension, and Beckman 
said other delays may happen. He said he will continue to monitor the project for 
their impact on spring events and the opening of Glamping units. Beckman also 
reported that State Parks went to bid for replacing the Coast Artillery Museum’s 
roof. Work on the building (201) will begin soon, he said. 
Meanwhile, last summer’s sewer work has led to sewer issues at Madrona 
MindBody, and the State is addressing the issues, he said. 

 
Beckman also reported on projects led by the PDA. The crew working on 
Glamping is almost fully staffed and they have completed the first tent, he said. 
Hutton noted how luxurious and spacious the tent is.” 

 
February 26, 2020 
Board of Director’s Meeting  
Approved Minutes 
 
 Staff Report: 
“Glamping is expected to come online in late May and is projected to bring in $370,000 in 
2020, which will help offset losses from the temporary closure of NCO Row and Officers Row 
for State Parks infrastructure projects.” 
 



 Port of Seattle Grant 
“Griffith informed the board that the PDA has been awarded $9,000 of a $10,000 maximum 
grant distribution from the Port of Seattle’s 2020 Marketing Tourism Grant. She said it will be 
used to promote glamping in the Alaska Airlines Beyond inflight magazine.” 
 
 
March 25, 2020 
Board of Director’s Meeting  
Approved Minutes 
 
PDA COVID-19 Response 
Staff Report 
“Robison provided an update on the PDA’s response to the COVID-19 pandemic. He said that 
since the statewide “Stay Home” order was issued on May 23rd, the PDA has kept on 
employees who do essential work for the PDA. Robison also noted that State Parks has closed 
all of its parks, which means Fort Worden is closed to vehicle access. Clark Construction has 
chosen to suspend Makers Square work after deeming themselves nonessential, he said. 
Robison added that he is reviewing the Governor’s mandate and definition of essential work to 
determine whether glamping construction can continue. Capital Projects Director David 
Beckman said the glamping crew is working with safe distancing measures in place and 
working with one person per tent platform. Robison said he and Chief Financial Officer Diane 
Moody will be identifying a few more people to put on standby now that the park is closed.” 
 
May 27, 2020 
Board of Director’s Meeting 
Approved Minutes 
 
PDA Decision Making Timeline 
Staff Report 
“The PDA board also would review the draft reopening plan and decide whether to restart 
glamping work in July or later and reopen limited food services. Robison said that throughout 
this time the PDA will be monitoring hot spots around the country to help determine if it’s safe 
to reopen. The outline notes that on July 22 the board would decide whether to reopen (fully) in 
phase 3 or wait until April 2021.” 
 
Discussion 
“Board members and staff talked briefly about camping at Fort Worden. Robison said 
Washington State Parks may open camping in conjunction with a statewide Phase 3 opening. 
He said that the PDA’s glamping project falls within its hospitality portfolio, and its 
construction could resume in Phase 3 (alongside other PDA hospitality services). Board 
members and staff also talked about the rehiring of staff. Moody clarified that the June 8th date 
for a phased rehiring is for staff who are needed to help prepare the reopening plan. A 
reopening date needs to be identified before staff training is conducted, and Moody said that 
needs to begin a month before reopening. Robison said the phased rehiring will include 



identifying which aspects of staff work could be covered by emergency recovery funds.” 
 
 
June 12, 2020 
Board of Director’s Meeting 
Approved Minutes 
 
Public Comment 
“Centrum Executive Director Rob Birman asked about bonds held by the PDA. Diane Moody 
responded that the PDA has three bonds, including Makers Square (bridge loan structured as a 
revenue bond), Glamping (revenue bond), and Energy Efficiency (revenue bond). Rob then 
asked about salaries paid by Foundation that are not showing up in these scenarios. Diane 
replied that Lane DeCamp is a Foundation employee and part of Finance Director Sonya 
Baumstein is covered for time spend on financial management of Makers Square grants.” 
 
June 24, 2020 
Board of Director’s Meeting 
Approved Minutes 
 
Staff Update—Makers Square & Glamping 
“Robison reported that Makers Square construction is proceeding and completion is expected in 
mid-October. He said he had hoped to resume glamping construction in July, but that has 
become premature as contract language is being worked out for reimbursable grants needed for 
Makers Square. Moody added that the glamping timeline involved opening now, and so with 
construction still in process the PDA has to reconsider when glamping could be open for 
business. Kilburn asked about what will be operating in Makers Square when it opens. Robison 
said Makers Square will be a critical piece of the conversation about how to reimagine the 
campus. He said he is not concerned about opening buildings 308 and 324 before next April, 
and this provides time to think through what their ultimate use should be and how it can help 
the PDA reposition itself as a lifelong learning center or some other function. [KPTZ would 
likely open sooner than next year.]” 
 
August 10, 2020 
Board of Director’s Meeting 
Approved Minutes 
 
Staff Update—Glamping 
“Robison said that Glamping construction is on hold until the end of 2020. He estimated that 
about 4-6 weeks of work is left. He is seeking additional funding, including economic stimulus 
money, to help cover the construction of the project’s community building.” 
 
Jefferson Community Conservation Corps 
“Robison described the Jefferson Conservation Corps’ campaign to raise funds to hire workers 
for campus maintenance projects, created in the sprirt of the Roosevelt-era conservation corps 



efforts. He expressed gratitude for Matilda Henry and Mark Blatter, who approached staff with 
the campaign idea that led to a partnership with the Fort Worden Foundation to raise funds to 
employ local workers. Robison said the fund will help with special projects, such as 
landscaping needs at the glamping site. Nearly $9,000 has been raised and the campaign 
continues. Hutton asked Robison to extend the board’s appreciation to the Jefferson Community 
Conservation Corps.” 
 
August 28, 2020 
Board of Director’s Meeting 
Approved Minutes 
 
“Capital Projects Financing Goal: Secure term financing to refinance lines of credit coming due 
for Makers Square, Glamping and Energy Efficiency totaling $5.1m to Kitsap Bank. During the 
presentation Timmons noted that the $1.5 million line of credit for Makers Square comes due in 
December, and he has not found any funds set aside to pay for that loan. Timmons said he has 
discovered that $400,000 was diverted from the line of credit to help cover operating costs 
during the shutdown. This means a new loan is needed to restore those funds and cover an 
additional $500,000 that is needed to complete the project that apparently wasn’t set aside for 
retainage, he added. Timmons noted that this means the PDA is short $2 million. Securing the 
Historic Tax Credits is critical and all of those funds need to be applied to the project; excess 
funds won’t be available, he said. Timmons also described funding needs for the glamping and 
energy efficiency projects. Getting the $2 million loan is critical, and he said the outstanding 
issues could jeopardize the ability to secure the tax credits and then it becomes a house of cards. 
The cascading impact would be extremely damaging to the future of the PDA, the partners, and 
State Parks, Timmons said. He said he knows the details are a surprise to the board and are a 
surprise to him as well.”  
 
“Action: Motion to authorize the Acting Associate Executive Director and Board Treasurer to 
negotiate with Kitsap Bank for refinancing the Makers Square, Energy Efficiency, and 
Glamping capital projects. Unanimously Approved” 
 
 
November, 25, 2020 
Board of Director’s Meeting 
Approved Minutes 
 
PDA Recovery and Reorganization Plan Update and Presentation 
Staff Report 
 
“Timmons described the current organizational challenges: the impacts of COVID-19 on 
operations, the related shutdown and sustainability of the reopening plan, the previously 
undisclosed financial situation and growing deficit, the regular maintenance expenses to keep 
the property in shape, and unexpected deferred maintenance issues that come up constantly. 
Timmons also described the status of capital project loans that are coming due for the Makers 



Square, Glamping, and Energy Efficiency projects and noting the money that had been diverted 
from the projects to operations. He is working on renegotiating new loan terms, restoring the 
diverted funds, Timmons said that if all goes well and with the success of vaccines, completion 
of glamping, and State Parks’ completion of Officers Row infrastructure work, he expects that 
the PDA could launch a full reopening by July 1, 2021. Until then, he said approximately $1.5 
million in startup funding is needed to maintain minimum operations. A $200,000 donation has 
already been obtained, Timmons said.” 
 
Capital Projects/Makers Square Construction Update 
Staff Report 
“Timmons provided an update on Glamping, saying that the facilities crew is beginning to erect 
the remaining tents.” 
 
December 9, 2020 
Board of Director’s Meeting 
Approved Minutes 
 
III. PDA Recovery and Reorganization Plan Presentation 

A. Staff Report 
“Timmons said that the Hospitality Services component of the plan calls for investment 
partners, a business advisory council, and a board of directors. He said the Hospitality entity’s 
mission could be, as an example: “The provision of hospitality services that benefit the Fort 
Worden Lifelong Learning mission.” The overall reorganization process will involve 
identifying mechanisms for shared governance with stakeholders and allowing partners to have 
a stake in asset management, he said. The PDA trust and the collaborative can help pull it all 
together and make it work, Timmons added. He described first steps and early decisions for 
Hospitality during its first year, which include a consideration of whether the organization will 
have members who are shareholders, as well as assigning the LLC/entity at minimum a 25-year 
franchise agreement. Timmons said that liabilities held by the FWPDA for Hospitality would be 
transferred to the new entity, which would include glamping and some of the unpaid bills. He is 
suggesting that Hospitality Services leaders consider developing a hospitality-focused education 
and training program.” 

December 16, 2020 
Board of Director’s Meeting 
Approved Minutes 
 
XI. Operations & Capital Projects Update 

A. Staff Report 
“Interim Operations Director Aislinn Diamanti provided an update on bookings, operations, and 
maintenance work, which has included the winterization of the glamping sites.” 
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