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Preface  

In early 2009, the Port of Grapeview Commission voted to update the Port of Grapeview Comprehensive 
Plan.  

To update the Comprehensive Plan, the Port hired a consultant to assist with the public process, 
stakeholder and business interviews, individual Port Commissioner interviews, and the writing of the 
update.  

Three public meeting/open houses were held to discuss Port activities with members of the community. 
These meetings were held on April23

rd 

and May 13
th 

from 6:30 pm until 8:00 pm at the Fire Hall located at 
4350 Grapeview Loop Road, Grapeview Washington 98546. The other public meeting/open house was held 
on April 29

th 

from 6:30 pm until 8:00 pm at the Mason Benson Club located at 5971 E. Mason Lake Drive W, 
Grapeview Washington 98546. Public notice of these meetings was in accordance with the Open Public 
Meetings Act. 
  
The first draft of the Port of Grapeview Comprehensive Plan Update was presented to the Port of Grapeview 

Commission at their regularly scheduled meeting and available to the public on May 19
th 

2009.  
 

On June 9
th 

, 2009 a special Port Commission meeting was held for the purpose of taking public testimony 
and having public discussion of the draft plan. This meeting was held in preparation for the regular Port 
Commission meeting to be held on June 16

th 

with the intention of adopting the Comprehensive Plan Update.  

From a historical perspective, the original Port of Grapeview Comprehensive Plan was completed in February 
of 1923. Since that time, the plan was updated in July of 1992, and amended in November of 2002 and July of 
2007.  
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Introduction  

The Port of Grapeview Comprehensive Plan is a public document and should provide enough information so 
that an average citizen can understand where capital spending and investments will be dedicated.  

The State of Washington currently does not provide guidelines for developing a comprehensive plan (also 
identified as a "comprehensive scheme") for Port Districts. To meet comprehensive plan statutory 
requirements, the Port District need only to identify its capital improvements, both exiting and planned, for 
the reasonable future and make the plan available to the public.  

The Comprehensive Plan can be condensed into a three step "how to" process that describes the Ports 
assets, what is going to be done with them, and how.  

The basic plan becomes  

1. An inventory of assets  
2. Proposed use of assets  
3. The implementation plan  
 
An Inventory of Assets  

The inventory includes land and facilities. This is in map form for Port District properties. These maps are 
reproducible in order to show additions, changes and proposals for future alterations if there are 
amendments to the plan  

Proposed Use of Assets  

A proposed use of assets can include the Port Districts MiSSions, Goals and Objectives in addition to 
descriptions of the capital proposal. The goal is to adequately communicate to a broad section of the citizenry 
what the funding is to be used for.  

Implementation  

Implementation should include a land use map when applicable, the steps involved in carrying out the plan, 
timing, problems to be encountered, and financial aspects. The Port annually adopts a budget which includes 
a Capital Improvement Plan. (CIP) The 2009 Budget and Capital Improvement Plan are included in the 
appendices.  
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Community Description  

The Port of Grapeview can be characterized as a recreational and residential community 
located in Mason County, Washington. The Port is situated in a rural setting consisting of 
residential properties, large timber tracts, small farms and small businesses. The Fair Harbor 
Boat Launch is strategically located for use by commercial shellfish growers, law 
enforcement, Tribes, and the general boating community.  

The population is split between full time residents and part time residents including 
weekender's. The Port of Grapeview has become a more attractive area to tourists and 
weekend users of water resources.  

State Highway 3 divides the Port District into two distinct and different neighborhoods. The 
west side of Highway 3 is characterized by Mason and Benson freshwater lakes. Both of these 
lakes are surrounded with homes and a community oriented toward recreational boating. 
Because of the high density, increasing use, popularity of the area, residents are increasingly 
concerned for boating safety, water quality and overall impacts to the area because of 
increased use.  

The east side of Highway 3 is characterized by residential development located on both sides of 
Grapeview Loop Road. There are clusters of high density development in the various coves and 
islands along the shore of Case Inlet and Pickering Passage. Many residents are avid boaters. 
Convenient and safe access to saltwater is important to all residents. The Fair Harbor launch 
ramp is important to filling this need.  

Commercial developments within the Port District are small businesses and family enterprises. 
Many of these could be characterized as "cottage industries· operating out of the family home. 
Employment opportunities within the Port District are limited and most workers commute to jobs 
in nearby towns.  

Port Customers  

There is general agreement that the Port answers to the taxpayers of the Port District. But in 
addition to the people who are property owners, the Port serves other vital and growing 
customer segments important to the sustainability of Mason County and Grapeview proper  

• Commercial Vessels  
• Recreational Boaters  
• Public Agencies  
• Tribes  
• Tourists  
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Executive Summary  

The Port of Grapeview Comprehensive Plan is a dialogue about where we are today and a 
community discussion of the future. This plan also provides a framework and discussion 
points for how to build that future.  

The plan is built to address the local needs and aspirations identified by the Port, citizens of 
the Port District, and commercial interests. The ideas contained within this plan have been 
identified and updated through a widespread public dialog and planning process. An extensive 
public process was used to clarify and better understand the issues and opportunities 
identified within this plan.  

This plan provides a clear and comprehensive vision and implementation strategy for the Port's 
properties over the next 15 to 20 years. During this time the Port will face a number of 
challenges. Some of these challenges include fundinglfinancing of projects, improving 
communication, identification of priorities, administrative support and developing partnerships.  

The Port of Grapeview is a small Port with a small base of land and a small property tax 
revenue stream. Currently, the Commission has no administrative support other than a 
recording secretary who assists in the development of the Port Commission meeting minutes. 
Under the current business and administrative structure, it is difficult for the Port Commission to 
identify priorities, define objectives, build consensus, or complete tasks. Everything that is 
accomplished is done by the Commission on their own time with little or no compensation.  

Port of Grapeview Vision Statement  

'The Port believes that it should represent the constituency in the careful management of public 
monies, the utilization of Port properties, for the good of the community, within the limits of Port 
laws."  

Port of Grapeview Mission Statement  

'The mission of the Port of Grapeview is to provide opportunities of economic development in 
areas for which the Port is uniquely qualified. The Port's shoreline should be the centerpiece 
for aquaculture and recreational boating opportunities for the community. The Port shall be a 
responsible environmental steward."  

Port of Grapeview Commission Vision  

• Mission focused  
• Build a stronger community  
• Identify needed projects and work to improve assets  
• Create jobs and job retention  
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Inventory of Port Real Estate Holdings  

Fair Harbor Boat Launch Ramp -located at the end of Griswald Avenue, off of Grapeview Loop 
Road, and located next to the privately owned Fair Harbor Marina. This property consists of 
sixty by one hundred forty five feet of tidelands with a thirty by one hundred and forty five foot 
reinforced slab concrete ramp. The boat lunch ramp is used by community members, tourists 
and commercial business interests. Although the launch site is quite narrow, you can get 
limited public access to the waterfront but both sides of the launch are private property.  

Fair Harbor Boat Launch Ramp Parking Lot -Located across the road from the Fair Harbor 
Boat Launch Ramp off of Grapeview Loop Road on Griswald Avenue. This site was acquired in 
June of 1992 and formal possession took place in August of 1992. The parking lot consists of 
20 parking stalls and portable bathroom facilities. In addition, the Port owns a mobile home just 
in back of the parking lot. The mobile home is leased out to tenants/caretakers of the parking 
lot property.  

Grapeview Center Commercial Site -Located along Grapeview Loop Road at the corner of 
Okonek Road. This property consists of 1.74 acres and is being held by the Port as banked 
land.  

Oak Passage Historic Dock Site -Located off Grapeview Loop Road known as "Jib Lane". 
Official documents need to be researched as part of the public record, to be discussed in 
public session, in order to detemine legal ownership.  

McLane Cove Historic Dock Site -Located at the end of South Murray Road off of Grapeview 
Loop Road . . Official documents need to be researched as part of the public record, to be 
discussed in public session, in order to determine legal ownership.  

Planning and design features that may be considered on Port properties in 
the future:  

• Fair Harbor Boat Launch Ramp and east end of Griswold Avenue  
• Recreation  
• Commercial  
• Definition of in-water and upland property boundaries  
• Feasibility Study  
• Redevelopment of the launch  
• Purchase of property to compliment future expansion  
• Installation of a float structure  
• Turn a round  
• Public Access  
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•     Fair Harbor Boat Launch Ramp Parking Lot  
• Expansion  
• Removal of mobile home site  
• Restrooms  
• Purchase of additional land for future parking  

 
    Grapeview Center Commercial Site  

• Develop the property  
• Sell the property  
• Hold the property for future use  
• Parking  
• Possible site for Mason County Transit  
• Community Park in conjunction with other overall development within the authority of the Port District  

 
 
•     Oak Passage Historic Dock Site  

• Research and provide documentation to identify specific ownership rights  
• Update Comprehensive Plan  

 
 
•      McLane Cove Historic Dock Site  

• Research and provide official documentation to identify specific ownership rights  
• Study other potential uses including a small boat launch  
• Update Comprehensive Plan  
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Economic Development Plan  

Input from the community and stakeholders is consistent in terms of the focus they want the 
Port of Grapeview to devote resources to.  

Attendees at Port District public meetings were steady in their identification of general Port 
Goals. In addition, they prioritized the goals with a simple ranking system to help guide the 
Commission in future deliberations. The ranking system definitions are:  

Priority 1   Strong support  
Priority 2   Reasonable support  
Priority 3   Very little support  
Plus         + means unanimous support  

General Goals  

Priority 1 
• Improve the boat launch +  
• Public access to the waterfront +  
• Serve the community  
• Provide better information to the public through improved communications  
• Keep rural look and feel  
• Follow strong environmental standards  

 
Priority 2  

• Grow with the community  
• Look into contracting for specific administrative help  

 
Fair Harbor Boat Launch Ramp Goals - this is the number one community issue the Port 
needs to focus on in the near term. Everyone believes this is the number one community 
asset. There are only Priority 1's associated with this project  

Priority 1's  
• Upgrade the launch  
• Define a specific plan and cost estimates  
• Deliver to the community a financing/funding options for executing the work plan  
• The plan should include a supporting float and a clear definition of the property  
 boundaries both in water and on the uplands  
• If encroachments exist, then resolve these issues as part of the plan presented to the 
 community  
• The Port should look at acquiring adjacent property for the purpose of expanding the boat          
 launch foot print, recreational opportunities, and public access  
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Fair Harbor Boat Launch Strategies  
• Hire an expert who has experience in boat launches to prepare an estimate of costs 

associated with creating a public launch that will meet community and commercial business 
interests, identify additional funding sources, and solution to storm water release. The list should 
be identified from the Comprehensive Plan  

• Provide this information to any Port Advisory Committee to review and provide 
recommendations on future steps and funding necessary to upgrade or expand the boat launch 
facility, or expand parking  

• Provide an adequate maintenance plan as appropriate  
 
Communication  

With any good economic development plan comes a communication plan that will assist the 
community in understanding the Port District activities. Although the Port has no administrative 
support, the community overwhelmingly supported improving communication between the Port 
District, Commissioners, and the public.  

Communication Goals -increase community knowledge about the Port, its goals, strategies 
and issues. This issue received a Number One Priority. There is a general feeling that if there 
was a better community understanding of the Port and issues, there would be more support of 
helping and assisting in execution of the strategies. The community workshops have helped to 
define the community support and interest, and possible assistance the community can 
provide.  

• Website  
• Newsletters  
• Advisory Committee  

 
Communication Strategies  

• Web Site/Newsletter -The Grapeview Community Association has a web site and a 
 newsletter and offered to work with the Port to provide a vehicle for access to information 
  web site. Consideration should be given to offering the following information  
           o Agenda of upcoming Port Commission meetings  
 o Meeting minutes  
 o Meeting notices  
 o Budget and financial information  
 o Articles of interest for the newsletter  
 

In addition, there are other community outlets and a comprehensive list should be identified to 
make sure that the news is reaching the outlets and to the public in general.  
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• Advisory Committee -The Port Commission will consider appointing an advisory 
 committee to assist in future planning activities  

Financial Goals  
• Raise necessary revenue to operate the Port in a professional manner on an annual  

 basis, operate Port assets, and meet community and commercial business needs  
• Build a capital account that will allow for future Port investment  

 
Optional Financial Strategies  

• Raise taxes to a level that will allow the Port to meet goals  
• Raise taxes to fund a specific Port District project  
• Investigate a fee structure for boat launching and/or parking  
• Consideration of possible fee based income  
• Identify strategic grant opportunities that the Port qualifies for and helps to meet business 

 and financial goals  
• Seek partnerships with other organizations that may provide financial or other resources 

 to meet Port goals  
• Facilitate conversation with Port of Allyn officials regarding state or federal monies that 

 will improve the business and recreational assets of these two Ports  
• Focus on commercial business needs and match needs with revenue opportunities  
• Develop a reasonable and transparent policy for paying per diems, expenses or salaries 

 to Commissioners  
• Have someone knowledgeable about bonding speak to the Commission about the 

 financial obligations and processes for establishing a bonding obligation  
• Define a feasibility study for the boat launch to provide necessary information for the   

 Meet with commercial users to understand their specific needs and the business   
 environment in which they would support a fee structure to support the upgrade and  
 on going maintenance of the boat launch  
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Potential Funding Mechanisms  
 
Separate funding plans for implementing specific projects included within this plan will need to 
be developed for Port Commission approval. In addition to Port general funds, some of the 
project funding sources available to the Port includes:  
 
General Obligation Bond Debt 
A General Obligation Bond Debt is a loan secured by the full faith and credit of the Port for use 
to make infrastructure improvements within the district (RCW39.46.11 0). The maximum amount 
of the total bonds issued by a taxing district is set by RCW39.36.020 at 3/8% of the assessed 
property value of and in the taxing district, without voter approval. If 60% of the voters approve a 
bond issue, the amount of the total bonds issued by a taxing district is set by RCW39.36.020 at 
1.25% of the assessed value of the property value of and in the taxing district. These bonds can 
be used for any general government or private activity purpose of the Port. The total amount of 
private activity bonds issued in Washington is limited by other federal tax laws.  
 
Revenue Bond Debt  
A revenue bond is a special obligation of the Port District (RCW39.46.150 (4». The bond must 
be paid from revenues derived from the investment, or from reserve or special funds created 
when the bond is issued. Typically, these bonds are used to build projects that the Port will 
lease to someone, thus creating the revenue stream to repay the bond. Note that no general tax 
revenues can be used to pay revenue bonds. Industrial Development Revenue Bonds (IDRB) 
may be issued by public development corporations.  
 
Industrial Development Revenue Bonds  
These are non-recourse bonds issued by the public development corporation through the Port, 
and are authorized by RCW39.B4.1 00. The public development corporation must never use 
public funds to repay the debt of an IDRB. Therefore, the creditworthiness of the project owner 
(or tenant) must be excellent. In addition, a bank meeting certain solvency requirements must 
issue a letter of credit as a back-up to protect the public development corporation from ever 
paying the debt.  
 
Model Toxics Control Account (MTCA) Fund 
Washington State Department of Ecology's Model Toxies Control Account. (MTCA)  
 
Community Economic Revitalization Board (CERB)  
The Community Economic Revitalization Board is a state agency that gives grants and 
subsidized loans to local governments to do economic development (usually infrastructure) 
projects.  
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Local Program                                                                                                                      
The State Treasurer's program to help small local government to issue small amounts of general 
obligation debt at the state's interest rate, which is usually used for small projects.  
The Washington Technology Center (WTe) The WTC was created by the State Legislature in 
1983 and provides annual grants from $5,000 to $100,000 for businesses and their specific 
projects.  
 
Aquatic Lands Enhancement Account (ALEA) Grant  
The ALEA grant program is funded by the Department of Natural Resources to help fund 
projects each biennium that provide for public access, interpretive, and habitat improvement 
projects that meet the ALEA objectives. Since 1985, the Department of Natural Resources 
ALEA capital grant program has received varying levels of funding based on revenue generated 
and legislative appropriation. ALEA grants have invested more than $28.5 million to improve 
access to waterfront areas and help to protect and restore aquatic habitats on state-owned 
aquatic lands.  
 
Boating Facilities Program Grant 
The State Marine Recreation Land Act (Initiative 215) was approved by voters in 1964. This 
legislation earmarks taxes paid on motor vehicle fuel used in watercraft for boating-related lands 
and facilities. Acquisition, development, and renovation projects on fresh or salt water are 
eligible including launch ramps, transient moorage, and upland support facilities. Background 
and policies are explained in the Interagency Committee for Outdoor Recreation (IAC)'s Boating 
Facilities Program Plan.  
 
Washington Wildlife Recreation Program Grant Program (WWRP) 
 The WNRP provides funds for the acquisition and development of recreation and conservation 
lands. WNRP funds are administered by account and category. The Habitat Conservation 
Account includes critical habitat, natural areas, and urban wildlife categories. The Outdoor 
Recreation Account includes local parks, state parks, trails, and water access categories.  
 
USDA  
A review of opportunities within the USDA should be considered based on current Port needs 
and alignment with current funding programs.  
 
Department of Ecology  
A review of opportunities within the Washington State Department of Ecology should be 
considered based on current Port needs and alignment with current funding programs.  
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Potential Community, Business and Government Partnerships  

Because of the Port of Grapeview's size, location and current financial condition, it makes good 
business sense for the Port of Grapeview to consider the best opportunities to partner with 
others to accomplish Port goal, strategies and overcoming issues that prevent the Port from 
achieving its purpose.  

Based on community and stakeholder input, the following entities were identified as potential 
strategic partners  

 Port of Allyn -the Port of Allyn is located adjacent to the Port of Grapeview and is a small 
rural Port. The Port of Allyn has three elected Commissioners and professional staff. In 
addition, both Ports have common business interests i.e. serving the local community, 
recreational users, and commercial interests. Working with another Port with parallel 
interests, mission and common customers has strategic value to both Ports. 
Opportunities with other Ports should also be considered because of the unique common 
interests of the Port industry  

 Cascade Land Conservancy -a potential partner in the strategic acquisition of land for the 
purpose of expanding Port facilities for the purpose of recreation, public access to the 
waterfront, and preserving land for predicted community growth  

 Commercial Business Interests -meetings with business interests indicated a willingness 
to talk with the Port about their business needs and the importance of the Port of 
Grapeview Boat Ramp Launch. Indications were there could be consideration of fees for 
services that could improve the financial condition of the Port. There are speCific 
challenges between identified commercial interests and use of the launch that might 
include mitigation  

 Green Diamond Timber -as the largest landholder in the Port District, it would make good 
business sense for the Port to understand their business interests, needs, and 
participation in the business of the Port  

 Search and Rescue Agencies -because of the geographic location of the launch and the 
ability to launch in a minus tide, the ramp is strategically located and has access to a 
broad area that can minimize search and rescue efforts in the region  

 Mason County -has been identified as a willing partner to help in ongoing maintenance of 
Port assets and helping to facilitate grant applications  

 Fair Harbor Marina -located adjacent to the boat launch on the south side, the Marina is a 
business that is an obvious partner because of its permanent moorage and fueling 
facilities  

 General Government Agencies -see funding opportunities  
 Tribes  
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Planning Ideas  
 

This section simply identifies a list of suggestions by the public and stakeholders to be included 
in the Comprehensive Plan. A Capital Facilities Plan (CFP) for the Port will need to be prepared 
as part of the 2010 Port Budget. If a CIP is included in the 2010 Port Budget, then the 
Comprehensive Plan should be amended to include that plan.  

Initial Project List  

The following is a listing of the Comprehensive Plan recommendations. The timing of the 
implementation of these projects will depend largely on the Port's ability to fund these 
development recommendations, market demand, and when additional property becomes 
available for Port acquisition and development.  

 • Fair Harbor Boat Launch Ramp and potential adjoining properties  
 
o Straightening out of the ramp  
o Survey of the property to identify property lines  
o General upgrade of the facility  
o Supporting dock  
o New surface  
o Explore marina acquisition  
o Acquisition of adjacent property to meet anticipated community use and growth  
o New design to take into account commercial and business needs  
o Public access to the waterfront  
o Recreational use -active and passive  
o Kayak launches  
o Enjoyment and interaction with natural surroundings  
o Walk able, and pedestrian oriented  
o Rural character  
o Management agreement for support and maintenance  
o Storm water management  
o Tourism  

 
 • Fair Harbor Boat Ramp Parking Lot and potential adjoining properties  

o Public Restrooms  
o Expand site by removing mobile home  
o Recreational uses  
o General expansion  
o Pedestrian safety issues moving people from the parking lot to the boat ramp  

 
 • Grapeview Center Commercial Site  

o Zoning  
o Develop commercial building  
o Sell it for the purpose of investing on the waterfront  
o Public/private development partnership  
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