Northshore/Kenmore Transit Oriented Development Project

The Northshore/Kenmore TOD project entails selling the Northshore for TOD development and replacing the lost stalls next to the nearby Kenmore lot.  The first phase is entering an agreement with St. Vincent de Paul to lease 220 new stalls adjacent to the Kenmore lot for 50 years.  This in turn frees up the entire Northshore lot for development of approximately 150 units of mixed income housing. (see attached map of both sites within City of Kenmore)

The attached pages summarize the quantitative costs and benefits of the Kenmore replacement stall lease and project, whose essential terms have been agreed to with St. Vincent de Paul.  Authority for the DOT to enter into the 50-year lease agreement for 220 stalls is being sought from the Council.  

The focus of the attached analysis has been to assign dollar benefits to the Transportation fund attributable to the leasing of park-and-ride stalls adjacent to the existing Kenmore Park--and-Ride and the sale and development of housing at the former Northshore lot.

The Northshore lot, two blocks from Bothell Way has typically averaged 140 cars per day in its 376 stall capacity.  In contrast, the nearby Kenmore lot averages about 410 of its 432 stalls occupied every day.   Kenmore is more desirable for riders because of the routes served and its better location on Bothell Way.

Adding another 220 stalls to the Kenmore lot by expanding into the St. Vincent’s site will offer the existing 140 riders moved from Northshore plus an additional 80, the same benefits enjoyed by existing Kenmore park-and-ride users.  Additional savings will come from operations efficiencies gained by serving one less lot, but more riders.

Freeing up the Northshore Park-and-Ride for multi-family housing development will generate additional riders that would not have been realized had the site been developed for other non-transit rider uses.  Development of the Northshore site for multi-family housing also conforms to the City of Kenmore’s Comprehensive Plan for downtown housing next to city services and transit.
Kenmore Park-and-Ride Lot Expansion Lease Term Sheet

Parties:

· King County  (Lessee)

Department of Transportation

201 S. Jackson

Seattle, WA   98104

· Society of St. Vincent de Paul, Seattle Council  (Lessor)

Terry Barnes, Executive Director

5950 4th Avenue S.

Seattle, WA 98108

Deal Points:

· Location: St. Vincent de Paul property at 7304 Bothell Way NE, in Kenmore, Washington. County park-and-ride redevelopment of 92,000 of the present 145,470 square foot parcel.  The approximately 52,000 square feet currently occupied by the retail store and adjacent parking will remain in use for St. Vincent’s operations.

· Payment/Authority:  King County will pay $18,000 per month for a 50-year lease.  The lease will be executed by the Director of the King County Department of Transportation authorized by King County Council ordinance, and the Society of St. Vincent de Paul.  

· Increases:  2% increase every year after the first year, for the full 50-year term.

· Cancellation:  The term of the lease shall run for the full 50-year term, with no cancellation provision.

· Extension:  King County shall have the right to extend the lease term in Year 50, reflecting the appraised value of the land in Year 50, for ten more years, and then once more for an additional ten years, for a maximum total of 70 years.

· First Right of Refusal:  King County has the first right of refusal to purchase the property at Year 50 market value if St. Vincent’s elects to sell the land at Year 50, or at a later close of the lease term in Year 60 or Year 70, also for market value in those years respectively.

· Number of Parking Stalls: Approximately 220 to be located adjacent to the existing King County Kenmore Park-and-Ride.

· Availability of Stalls: All stalls to be available and accessible solely to King County park-and-ride users 24 hours a day, 7 days a week, 365 days a year.

· Permits: King County to obtain all required permits.

· Existing structures:  St. Vincent’s will pay for removal and disposition of all existing structures on the 92,000 sf parcel.

· Improvements: King County to prepare design and construct all improvements on the 92,000 sf parcel. Parties to agree on access, easement, and boundary designation.

· Utilities:  Utilities shall be separated to the extent practical, but in any case, with each property owner responsible for its respective use of power, water, and other utilities.

· Operation & Maintenance: King County to be responsible for operations, maintenance, and security of the 92,000 square foot parcel.

· Relocation advance:  $50,000.00 toward cost of removal and disposition of structures and property on portion to be leased.  Payable upon Council approval of Lease.  Credited against initial months’ lease payments until fully recovered by the County.  

· Rent Commencement:  Rent commences on September 1, 2002, on condition that boundary line adjustment has been completed.


           Kenmore Lot Expansion 
        (in bold)

       Northshore Lot TOD Development             (underlined)


May, 2002
Negotiated Kenmore lease submitted to County Council for approval.

Northshore appraisal prepared, other department interest in site solicited.

July, 2002
Pre-application review by City, Kenmore project scope approved, boundary line adjustment in process.

September, 2002

King County takes possession of leased portion





of St. Vincent’s lot for expansion of Kenmore 





lot.  Boundary line adjustment complete.

Northshore RFP issued for TOD housing development.

March, 2003
Final design of Kenmore lot expansion complete.


Northshore RFP’s evaluated, developer proposal selected.

August, 2003
Kenmore permits obtained, contract awarded, construction commences.


Northshore developer negotiations complete, development agreement signed.
December, 2003
Kenmore construction substantially completed.

February, 2004
220-stall Kenmore expansion opens.





Northshore TOD construction begins.
A request for proposals will likely be issued for redevelopment of the 4.7-acre Northshore site for approximately 150-200 multi-family units of mixed-income housing.  Alternately, the City has expressed interest in purchasing the lot and seeking a developer.  In either case, if a developer is selected and construction commences earlier than the Kenmore expansion opens, an interim lot for Northshore riders will be made available.

Net Present Value Cost/Benefit Analysis of Northshore TOD with Kenmore Park-and-Ride Expansion

Costs:

5,029,152
220 stalls x $22,860/stall net present value of 50 year lease next to Kenmore lot.

1,500,000
Improvement costs. (repaving, sidewalks, stormwater facility for expanded Kenmore lot)  

6,529,152

Total costs.

Benefits:

1,750,000
Sale of Northshore lot for TOD housing redevelopment.

1,816,189
Bus operations savings from two lot consolidation into one. (present value of $65,000/savings per year X 50 years)*

    922,011
Kenmore lot ridership gains.  (present value of fare revenue gains of 80 additional riders at Kenmore lot for 50 years)

   650,000
Northshore TOD apartments ridership gains. **

1,307,656

Maintenance cost savings.***

6,445,856    

Total benefits.

 $83,296
Net cost of Kenmore Park-and-Ride Expansion and Northshore TOD Development.

*Bus Operations Savings accomplished by eliminating the Northshore Park-and-Ride.  Currently Northshore is served by routes 234, 306, and 372.  

· Route 234 terminates at Northshore.  Closing Northshore will allow the 234 to terminate in layover space at the Kenmore Park-and-Ride.

· Route 306 will eliminate the need to deviate off 68th Ave. NE, reducing running time.

· Route 372 will become a weekday full-time two-way route in September, 2002.  Most trips will extend to Woodinville, but will not have to deviate to Northshore when it is closed.  Peak trips beginning and ending at Northshore will be eliminated and stop only at the expanded Kenmore lot.  The running time of all 372 routes extending to Woodinville will be shorter without deviation to Northshore.

**Fare revenue from projected Northshore apt. dwellers in years 1-50

1.5 adults/unit x 150 units





  225

Assumed usage rate






x .25

Total expected users





           56.25

Cost of annual pass





           x 495
Fare revenue in Year 1




         27,844
Net Present Value of Years 1 through 50, inclusive: 
     $650,000

***Maintenance Savings from Consolidating Into One Lot

Present total stalls of Kenmore (432) and Northshore (376) combined = 808 stalls.  Surplusing Northshore lot and adding 220 stalls at Kenmore will result in an overall decrease to 652 stalls.  (808 – 376 + 220)   The reduction in stalls to be maintained, 156, multiplied by $300/stall maintenance cost nets a total annual savings of  $46,800, or $1,307,656 over 50 years, net present value.

(Operations  and maintenance savings escalated at 3% per year.   Pass revenue escalated at 2% per year.) 

Ed Walker

TOD Project Manager

April 15, 2002
