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Summary
King County Ordinance 20023 requests additional information to inform the Council’s determination regarding ongoing support of the Harbor Island Studio. 
Harbor Island Studios is located in Warehouse E on property owned by the King County Solid Waste Division. Warehouse E was first used as a soundstage in 2020 for a film production. This initial production led to the warehouse’s continuing development as a soundstage with Harbor Island Studio’s official launch in June 2023. Until January 2026, the studio had been managed by the Office of Economic Opportunity and Creative Economy with support from the Facilities Management Division of the Department of Executive Services.
Since 2024, Harbor Island Studios has hosted 162 productions, generating $77,450 in fees. Rates for the sound stages range from $175 to $875 for prep/build days and $250 to $1250 for filming days. The pricing structure is currently being revisited by the King County Film Advisory Board (KCFAB) to reflect recent improvements to the building.
The Facilities Management Division has received an appraisal report, dated May 1, 2026, of the Harbor Island Property providing an opinion on the market value of the entire 16.19 acre site including tidelines. In informing the income capitalization of the property, a rental analysis of comparable warehouse spaces indicates a revenue potential of $16.50 per square foot per year for the warehouse currently occupied by Harbor Island Studios. Based on the rental square footage of 89,625 lease income for use of the space as a warehouse is estimated to be $1,478,812.50 per year.



Report Requirements 
This section is organized to respond to each of the requirements included in Ordinance 20023, Section 20, Proviso P1.
A.  Analysis of how Harbor Island Studio serves the local film industry and industry needs
One of the facilities on the Harbor Island property is Warehouse E, a large warehouse that is approximately 90,000 sq ft, with 25-foot ceilings, large open spaces, and six large bay doors. 
In 2020 Warehouse E was first used as a studio/soundstage for a film production. This initial production employed over 200 film workers for five months and provided an early demonstration of the viability of the property for film production. Over the next several years, improvements were made to the building, including soundproofing and roof repair, that allowed the building to host more productions. 
	
Currently, Harbor Island Studios has the following features:
· Interior soundproofing
· Carpenters mill
· Green screen wall
· Three studio spaces
· Stage One – 13,500 sq ft space with interior soundproofing and double elephant doors
· Stage Two – 9,000 sq ft space with interior soundproofing and double elephant doors
· Stage Three – unfinished flexible space
· Prop and set storage space
· One large conference room and four offices
· Sewing room, makeup room, and wardrobe
· Loading dock with six bays 

Harbor Island Studios is the only soundstage with these features in Washington State and is the only publicly owned soundstage regionally.  The closest comparable US based soundstage is Studio A in Spokane, Washington. Workers employed in the local film industry include carpenters, electricians, makeup artists, prop makers, costume designers, art directors, cinematographers, set builders, caterers, drivers, and other skilled trades. Since its official launch in June 2023, Harbor Island Studios (HIS) has hosted productions from Paramount Studios, HBO, Amazon and Netflix, as well as number of independent short films and features, commercials, and music videos. Over the studio’s history, HIS has hosted 69 feature and independent films, 12 episodic series, and 39 commercials/music videos. It has also hosted 27 training events. Combined studio use days over this period total 668 days. 
Harbor Island Studios has also been utilized for short film competitions, industry training, and student workshops/tours. These workforce training and career awareness activities are sponsored by local trades, school districts and industry professionals typically at zero or minimal cost to participants. 
B.  Data on the number of productions at the Harbor Island Studios
	
	2024
	2025
	Jan-March 2026
	Scheduled April/May

	Number of Productions
	67
	88
	8
	5

	Led By Women and BIPOC
	17
	38
	3
	3

	Number of Studio Use Days (all studios combined)
	191
	401
	15
	63

	# of Unique Crew Members
	922
	880
	100
	

	# of Unique Crew Members on Women & BIPOC led productions
	267
	299
	34
	



C.  Information on the rates and fees charged each production for use of the Harbor Island Studio in 2024, 2025, and January through March 2026 and total revenues generated each month; and
Harbor Island Studios rental rates are weighed across several priorities, including union representation, living wage and benefits provision, inclusion of local vendors and crews, equity and sustainability plans, and workforce development opportunities. To the extent productions address these goals, there is a price incentive that could decrease rental rates by as much as ninety percent. In addition, tours and training programs are typically not charged. 
The daily pricing structure reflects the condition of the building, which lacks certain amenities, as well as climate control and a lighting grid. According to Film Advisory Board members, comparables of fully outfitted soundstages in the Los Angeles area have daily rates between $3,000-$5,000. 
Daily Cost of Facilities (without incentives)
	Facility
	Pre-Light/Shoot Days
	Prep/Build Days

	Stage One
	$1,250
	$875

	Stage Two
	$750
	$525

	Stage Three
	$250
	$175

	Parking Lot Only
	$25
	$25

	Office Only
	$25
	$25


The following table summarizes the production fees invoiced in 2024, 2025, and January and February of 2026. Note that some fees are negotiated as a total production fee, rather than a daily rate.
	2024 Production Fees

	Month
	Production
	Description
	Daily Fee 
	Total Fee Generated

	Jan
	Cheryl Ediss
	Music Video
	$300
	$300

	Jan
	Jake McGraw
	Music Video
	
	$2,100

	Feb 
	Bayan Joonam
	Film
	$300
	$900

	Feb
	Buzzy Cancilla (Brotherton)
	Commercial
	$250
	$250

	Mar
	Blake Rizzo
	Kentwood Tour
	$150
	$150

	Apr
	Dylan Priest Photo/ Chris Cunningham
	Music Video
	$200
	$200

	Apr
	Manor House
	Commercial
	$200
	$200

	Apr
	Sara Torres/ Amazon Studios
	Internal Video
	$500
	$500

	Apr
	Craig Stewart/Manor House Films
	
	$200
	$200

	May
	Sean Shkurhan
	Film
	
	$400

	May-Aug
	Ed Castaneda
	Film
	
	$400

	May
	We Are Royale
	Commercial
	
	$3,600

	Jun
	Friends & Family
	Commercial
	
	$2,000

	Jun
	Hungry Man
	
	$100
	$400

	Aug
	Twist of Time 
	Short Film
	10 days
	$450

	Sep
	Emerald City Media
	Short Film
	$100
	$100

	Aug
	Galen Andrus
	Short Film
	$100
	$100

	Sep/ Nov
	Belief Agency
	Commercial
	
	$1,800

	Sep
	Straight Eight
	Commercial
	$400
	$400

	Sep
	Color Creative
	Short Film
	$300
	$300

	Oct
	Uncertain Detective
	Episodic
	$150
	

	Oct/Nov
	Mssng Peces
	Art Dept
	
	$2,350

	Nov
	Element
	
	$500
	$1,000

	Dec
	Sixtwentysix
	Commercial
	$375
	$2,250

	2024 TOTAL
	
	
	
	$20,500





	2025 Production Fees


	Month
	Production
	Description
	Daily Fee Amount
	Total Fee Generated

	Jan
	Empower Video
	Short Film
	
	$200

	Jan-Apr
	Passenger (Paramount)
	Film
	
	$11,500

	Jan/Apr
Jul/Nov
	Belief Agency
	Commercials
	
	$700

	Mar-Apr/ Aug
	Uncertain Detective
	Episodic
August - 
	
	$1,050

	Apr/
May/
Nov/
Dec
	Fresh Face Inc (We are Royale)
	Commercials

	$150
	$450

	Apr
	Lost Woods Entert.
	Short Film
	$100
	$100

	May/
Jun/Aug
	Envision Response
	Commercial
	
	$1,900

	Jun
	Midnite Pictures
	Short Film
	$150
	$150

	Jul
	Kings Kaleidoscope
	Music Video
	$100
	$200

	Jul
	Dot the Eye Films
	48 Hr Film
	$100
	$100

	Jul
	Empower Productions
	48 Hr Film
	$100
	$100

	Jul
	Film Vandals
	48 Hr Film
	$100
	$100

	July
	Friends & Family/ Rosy Nolan
	Commercial

	$150
	$1,400

	Jul/Sep
	A Dying Art (Cut It & Print It)
	Feature
	
	$5,000

	Aug
	Under the Same Sky (Ragged Films)
	Independent Film
	$200
	$400

	Aug
	Belief Agency
	Commercial
July - $700
	$700
	$2,500

	Aug
	On the Fence Productions (Tapped House TV)
	Episodic
	$170

	$850

	Aug
	Illuxion Studio
	Commercial

	$250
	$2,500 

	Aug-Oct
	Kinetic Productions
	Episodic
	
	$16,000

	Aug-Oct
	CAA Film (Susan LaSalle)
	Independent Film
	
	$1,000

	Oct
	Laugh/Cry/Wow
	Independent Film
	$300
	$1,200

	Oct
	Production Pros
	Music Video
	$150
	$150

	Oct-Nov
	Anduril
	Commercial
	
	$3,500

	Dec
	Emerald City Media (Before I Fade to Black)
	Independent Film
	$100
	$400

	Dec
	COPSE (A-Design Systems)
	Independent Film
	
	$200

	Dec
	Comrade
	Commercial
	$250
	$1,500

	2025 TOTAL
	
	
	
	$53,150



	2026 Production Fees Generated thru March


	Month
	Production
	Description
	Daily Fee Amount
	Total Fee Generated

	Jan & Feb
	Patchwood Studios/Beau Preiser
	Short Film
	$250
	$1,500

	Jan
	IATSE
	Training
	$500
	$1,000

	Feb
	Emmet Fifield
	Episodic 
	$250
	$500

	Feb
	Kings Kaliedoscope
	Music Video
	$300
	$600

	Feb
	Kris Flink
	Documentary
	$100
	$200

	Mar
	James Chick
	Script
	$200
	$200

	Mar
	Mural Studios
	Commercial
	$150
	$150

	Mar
	March Campbell
	Commercial
	$1,000
	$1,000

	2026 TOTAL TO DATE 
	
	
	$5,150



D.  An estimate of the true and fair market value of a lease of comparable studio facilities.
The Facilities Management Division has obtained a property appraisal of the Harbor Island Site encompassing the total site area of 16.19 acres including tidelines and the rental areas. The appraisal does not include a valuation of the silos or adjacent office building and assumes that these structures are removed. To determine property valuation, the appraisal includes an income capitalization analysis of the potential market rent of the property, including a potential lease value of Warehouse E, for industrial use. Comparable rentals of warehouse space provided an overall range of $14.86 to $18.50 per square foot per year and concluded with a possible market lease term of $16.50 per square foot per year. 
The industrial lease rate of $16.50 per square feet per year identified in the appraisal is consistent with leasing costs gathered by the King County Film Advisory Board (KCFAB) for industrial warehouse properties which could potentially be converted into a soundstage. These warehouses contained large open spaces, high ceilings and accessible areas for props and set development and varied between $11.64 to $24.00 per square foot per year. However, none of the warehouses had existing soundproofing and varied in some other material aspects including level of finish, square footage and office areas, which also influence pricing. 
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