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December 14, 2005

The Honorable Larry Phillips

Chair, King County Council

Room 1200

C O U R T H O U S E

Dear Councilmember Larry Phillips:

I am pleased to transmit for your consideration the attached ordinance authorizing the surplus and sale of a portion of the Redmond Downtown park and ride lot: Parcels A and B.  The county issued a request for proposals in April for the sale of these lots for transit oriented development and multiple offers were received.  The offered sale amount is within the acceptable range as established by an independent appraisal and a detailed real estate market analysis.

Introduction

King County Department of Transportation (DOT) is working in partnership with the City of Redmond, and the successful proposer, Trammell Crow Residential (TCR), to build a mixed-use transit oriented development (TOD) project located at the site of Metro’s existing Redmond Downtown park-and-ride lot.  The TOD proposed project, includes structured garage replacing the existing 386 park-and-ride stalls, 400 housing units with some classified as affordable housing, and up to 11,000 square feet of commercial space.  The project is revenue neutral project to the Transit Capital Fund.  The proposed project is directly adjacent to new Redmond Downtown Transit Center, which will commence construction in September 2006.  The revenue received from the sale of a portion of the existing park-and-ride will cover design and construction of a structured garage. 

Redmond Downtown TOD

The City of Redmond is finalizing a Downtown Transportation Master Plan.  The overall concept is to create a plan for public transportation investments to facilitate the full development of the downtown urban center.  Key to this concept is a transit oriented development district that will provide regulatory incentives and implementation strategies appropriate for transit supportive land uses. 

The King County TOD program, a countywide effort started in 1998 to increase housing and other development near transit facilities, was initiated to increase transit ridership and to meet broader growth management goals such as mixed-use, urban center development and greater affordability of housing.  The King County Comprehensive Plan designates the City of Redmond as an urban center to accommodate concentrations of housing and employment.  

The county issued a request for proposals (RFP) from private developers in March 2005 to develop Parcel A and air rights over Parcel C.  A national developer, Trammell Crow Residential was selected from a pool of three applicants.  King County explored several alternative approaches for achieving transit-oriented development on this site.  Other alternatives included having the private developer build a single parking structure under the entire site, having the private developer build the public use park and ride garage, and having the private developer build housing above the public use park and ride garage.  The recommended approach separates the development efforts with TCR building housing on the western two-thirds of the property and King County building a park and ride garage using public works procedures on the eastern one-third of the property.  This approach reduces complexity and risk to both parties.  To accomplish this approach, the County agreed to add Parcel B to the sale thereby increasing the amount of area sold by square feet.  TCR also agreed to increase their purchase offer by $1.5 million.  The County will maintain a surface easement for use as a fire lane and pedestrian pathway on Parcel B.

Trammell Crow Residential’s offer to purchase Parcels A and B is $10.5 million.  TCR is planning to build approximately 400 housing units and up to 11,000 square feet of commercial space.  Trammel Crow will meet the county’s affordable housing requirement by making twenty percent of the housing units affordable to qualified families.  This is twice the amount of affordable housing otherwise required by the City of Redmond for developments in this area.  

The county’s process for surplussing Parcels A and B has been completed.  DOT will use the revenue generated from the sale of Parcels A and B to construct a three-level park and ride garage on Parcel C completely replacing the 386 stalls and the existing surface lot.  During construction, the lot will be closed.  Interim park and ride locations have been secured.  

As mentioned earlier, this is a revenue neutral project.  Without taking into consideration the transit ridership benefits, the proposed revenue from TCR will offset the design and construction of the replacement stalls in a parking garage.  

A proposed Purchase and Sale Agreement (PSA) detailing the conditions of the sale to Trammel Crow Residential is attached.  The PSA is contingent upon the signing of the development agreement, the easement agreement, the affordable housing covenant, and the deed.  The affordable housing covenant will further specify that the duration of the affordability requirement will be at least 30 years, and include monitoring and enforcement and additional provisions. 

Redmond Downtown Transit Center

Adjacent to the Redmond TOD project, Metro Transit is currently building a new transit center.  The Redmond Downtown Transit Center project consists of modifications to NE 83rd Street between 161st Ave NE and 164th Ave NE.  Improvements will increase transit passenger loading capacity, expand the bus loop north of NE 83rd Street to improve transit operations and add bus layover capacity to the loop.  The transit center will support the development of NE 83rd St. as a pedestrian friendly local street.  Transit center design commenced this summer, and construction is planned to begin in September 2006.

Recommendation

The City of Redmond supports mixed-use development on the site.  It is my recommendation that we proceed with the sale of the Redmond Downtown park and ride lot Parcels A and B.  This is a revenue neutral transaction for the county that will improve transit operations, maintain park and ride capacity, and advance the goals of growth management by providing transit supportive housing and commercial space.

Sincerely,

Ron Sims

King County Executive

Enclosures

cc:

King County Councilmembers



ATTN:  Scott White, Chief of Staff



             Shelley Sutton, Policy Staff Director



             Rebecha Cusack, Lead Staff, BFM Committee



            Anne Noris, Clerk of the Council



Bob Cowan, Director, Office of Management and Budget



Harold S. Taniguchi, Director, Department of Transportation (DOT)



Ron Posthuma, Assistant Director, DOT



Gary Prince, Senior Project Manager, DOT
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