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STAFF REPORT
SUBJECT:
The proposed ordinance, if approved by the Council, will authorize the Executive to sell a portion of the downtown Redmond Park and Ride lot, known as parcels A and B, for mixed use development including affordable housing.  
SUMMARY:

The King County Department of Transportation is proposing to sell a portion of the downtown Redmond Park and Ride lot and partner with the City of Redmond and Trammell Crow Residential, to build a mixed-use transit oriented development (TOD) project.  The Redmond TOD project includes a structured garage to be built by the county which is needed to replace the existing park and ride stalls, and up to 400 housing units and 11,000 square feet of commercial space to be built by Trammell Crow.  This proposed project is adjacent to the new Redmond Downtown Transit Center, which is scheduled to commence construction later this year.  According to estimates from the Department of Transportation, the revenue received from the sale of a portion of the existing park and ride lot is expected to cover the cost to design and construct the structured garage.  The details of this property sale are contained in the Purchase and Sale Agreement (PSA) attached to the proposed ordinance and outlined later in the staff report.  
BACKGROUND:
The county’s TOD program, which began in 1998, aims to increase housing and other development near transit facilities in an attempt to reduce the use of single-occupant vehicles and increase the number of times people walk, bicycle, carpool, vanpool, or take another form of transit by bringing potential riders closer to transit facilities. The program is also intended to meet broader growth management goals such as mixed-use, urban center development and greater affordability of housing.  

The City of Redmond is in the process of finalizing a Downtown Transportation Master Plan.  The concept of the Master Plan is to create and allow for public transportation investments to facilitate the full development of the downtown Redmond urban center.  A key concept to this plan is a transit oriented development district that will provide incentives and strategies appropriate for transit supportive land uses.   
In March of 2005, the county issued a request for proposals from private developers to develop parts of the downtown Redmond Park and Ride lot.  Trammell Crow Residential, a national developer, was selected from a pool of applicants to construct a mixed-use development.  Details of the purchase and sale agreement are outlined below.  A map of the property and its respective parcels is included as an attachment to the transmittal letter.
Surplus Property Sales Process
Per King County Code Chapter 4.56.70, the county has completed the surplus real property sales process for Parcels A and B of the property.  A copy of the notification letter from the Real Estate Services Section is included as an attachment to the proposed ordinance.  KCDOT, as the owner of the property, proposes to use the revenue generated from the sale of these parcels to construct a three-story parking garage on the remaining portion of county-owned property (Parcel C).  For additional information about the surplus property sales process, a summary is included as Attachment 2 to the staff report.   
Summary of the Purchase and Sale Agreement (PSA)
The PSA outlines in detail the conditions of sale to Trammel Crow Residential.  Below are some highlights of the agreement. 
· The County owns the downtown Redmond Park and Ride lot, located at 8178 161st Avenue NE, consisting of 386 parking stalls.  The lot size is 4.5 acres and is divided into three parcels (A, B and C). 

· Trammell Crow Residential has agreed to purchase Parcels A and B of the downtown Redmond Park and Ride Lot (approximately 3 acres) for the price of $10.5 million ($79/sq ft.) 

· The County will retain ownership of the remainder of the property known as Parcel C, consisting of approximately 1.5 acres for the purposes of constructing a three-story parking garage.
· Trammell Crow Residential will construct a mixed-use project on Parcels A and B that includes up to 400 housing units and 11,000 square feet of commercial space.  

· Trammell Crow Residential will submit a detailed Transportation Demand Management (TDM) Plan drafted in consultation with the County’s Transit Division and the Greater Redmond Transportation Management Association.

Affordable Housing Component

The PSA outlines the details of the affordable housing requirements.  In summary, the PSA requires the developer to make up to 20 percent of the housing units affordable to qualified families.  This percentage of affordability requirement goes beyond the City of Redmond’s land use code and satisfies additional requirements at the request of the County.  “Affordable housing” is defined as housing units that are affordable to households earning up to 80 percent of the countywide median income.  The affordable housing requirements pertain to both rental and owner-occupied units.  The remainder of units for the development will be market rate.  
Contingencies

The PSA is contingent upon the signing of the following documents:

· Development Agreement

· Deed

· Easements

· Affordable Housing Covenants

These documents have not been completed yet but are necessary components of the PSA.  The documents are referenced in the PSA and do not require Council approval.   

Project Schedule

The Redmond Park and Ride garage includes planning, engineering, design and construction of a 386 stall parking structure on a portion of the existing park and ride lot.  Design of the parking garage is currently underway with 30 percent design expected to be complete by March 2006.  60 percent design is expected by August with construction estimated to commence in Summer 2007 with completion by Spring 2008.  One of the contingency documents, the Development Agreement, will outline a cooperative plan for sharing space and coordinating construction of the parking garage and the mixed-use development. 
Parking Plan
The new parking garage will provide full replacement parking for the existing Redmond Park and Ride lot with 386 stalls.  During construction of the parking garage, the county will need to find replacement parking for users of the Redmond Park and Ride lot.  This section of the staff report is intended to provide a summary analysis of the replacement parking and long-term parking needs.  

Redmond Park & Ride General Data: 

· Located at 8178 161st Avenue NE, Redmond 98052

· Current parking capacity: 386 stalls (average utilization rate of 77% or 300 stalls)

· 13 Metro Bus Routes and 2 Sound Transit Regional Express Bus routes serving Bellevue, Kirkland, downtown Seattle, Issaquah, Kingsgate, and North Bend. 

Approximately 300 parking stalls are needed on any given weekday at the Redmond Park and Ride lot.  The county has secured many interim replacement parking stalls through a combination of temporarily leased stalls and referral to the nearby underutilized Bear Creek Park and Ride lot (1.5 miles away).  Bear Creek has extra capacity and is served by a majority of the same transit service with similar route destinations as the Redmond lot.  While many of the replacement stalls have been secured, the county is still searching for additional spaces in order to meet the existing demand.  Buses will be rerouted to serve the interim parking areas.  
Cost/Benefit Analysis
Attachment B to the proposed ordinance contains a cost/benefit analysis prepared by KCDOT.  The analysis compares the costs of this proposal with estimated benefits from increased transit ridership and tax revenue.  In summary, the cost/benefit analysis seeks to show a net positive difference between the benefits and the costs of the project (see table below).

	Summary of Costs and Benefits

	                 Costs
	

	Estimated Garage Construction
	($10,000,000)

	Interim Parking (300 stalls)
	($330,000)

	Temporary Bus Loading Zones
	($40,000)

	Structure Garage Maintenance
	($388,274)

	Surplus of Land (county surplus procedures)
	($100,000)

	Approximate Total Costs
	($10,858,274)

	                  Benefits
	

	Sale of Redmond P&R Property
	$10,500,000

	Proceeds from Estimated Transit Ridership Gains
	$1,118,000

	Estimated Transit Sales Tax Gains 
	$640,000

	
	

	Estimated Total Benefits
	$12,258,000

	
	

	Estimated Net Benefit
	$1,399,726

	
	


Note: benefits to other public entities, for example, increased property tax revenues for the county and the City of Redmond are not reflected in this table.   

Additional Transportation Benefits
In addition to the monetary benefits listed above, KCDOT’s cost/benefit analysis contends that there a number of additional benefits that are tangible but difficult to quantify, such as: reduced air pollution and energy consumption, reduced rate of vehicle miles traveled, increased mobility choices, and enhanced urban development.  
Issues
Legal Review
The PSA has been reviewed by the Prosecuting Attorney’s Office and is awaiting review by the Council’s legal counsel.  As noted earlier in the staff report, the PSA is contingent upon other documents that have not been completed yet.    

Potential Cost Overruns 
The cost of designing, constructing and maintaining the new garage is expected to be covered by the sale of Parcels A & B of the Redmond Park and Ride lot.  If the garage ends up being more expensive than estimated, the cost overruns will need to be covered by the Public Transportation Fund.  
ATTACHMENTS:

1. Proposed Ordinance 2006-0002 with attachments 
2. Summary of Surplus Sales Process KCC 4.56.70
INVITED:
Ron Posthuma, Assistant Director, Department of Transportation
Gary Prince, Transit Oriented Development Section

Brian Fritz, Development Associate, Trammell Crow Residential
Rob Odle, Policy Planning Manager, City of Redmond
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