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SUBJECT

Proposed Ordinance 2017-0094 would approve the sale of the Metro Transit-owned property known as Convention Place Station to the Washington State Convention Center Authority (WSCC) for construction of an expansion to the convention center. 

Proposed Ordinance 2017-0093 is a supplemental appropriation of $16.4 million to support the sale. 

SUMMARY

Convention Place Station is a four-acre contiguous parcel located at 906 Pine Street in downtown Seattle. This parcel was acquired by King County through its merger with the Metropolitan Municipality of King County (Metro) and through negotiations with Sound Transit. The terms of the acquisition contractually obligate the County to vacate the station and the Downtown Seattle Transit Tunnel (DSTT) when light rail operations render joint operations infeasible. The Sale Property Summary (SPS) states that this is currently projected to occur mid-2020, and Sound Transit indicates its construction contract for East Link requires buses to discontinue use of the tunnel by September 2019. The purchase and sale agreement (PSA) anticipates that the buses would leave the DSTT in September 2018, when construction of the WSCC expansion would conflict with the tunnel entrance, with the possibility of extending this deadline if the WSCC construction schedule is delayed.

The Executive has transmitted a purchase and sale agreement whereby the County would convey ownership of the property to WSCC and provide for County financing of the sale. The purchase price of the transaction is $162 million and the value of the future interest payments is approximately $114 million for a total of $275 million in principal and interest over 32 years (through 2038). In addition to the purchase price, WSCC has agreed to contribute $14 million to housing ($5 million to King County and $9 million to Seattle) and $4.6 million to public art. They have further committed to the use of a Project Labor Agreement and made provision to allow the County to stay in the DSTT longer than September 2018 if the construction project falls considerably behind schedule, among other provisions. 

BACKGROUND 

The Washington State Convention Center is a King County Public Facilities District charged with managing more than 400,000 square feet (sq. ft.) of rentable convention and meeting space. The WSCC was created in 2010 by County ordinance, an action which allowed creation of the legal entity necessary for this expansion and the accompanying lodging taxes that would fund the addition contemplated by the WSCC. 

The main parcel of this project was first brought into public ownership in 1986 when the Metro purchased the property from Chevco. The smaller of the two parcels was originally owned by Washington State Department of Transportation, which sold the parcel to Sound Transit from which the County acquired the parcel in 2004. This allowed the County operate Convention Place Station (CPS) in its current form. 

The Purchase and Sale Agreement transmitted by the Executive contains the following provisions which will be discussed in more detail later in the staff analysis. 

· Purchase price of $162 million consistent with a July 2016 appraisal from McKee Appraisal;
· King County will maintain access to the tunnel until at least September 2018 (and longer if the addition project falls behind schedule);
· WSCC will pay $20 million cash at closing;
· King County will finance the project at 1% interest from closing until 2023 and then 4.25% with a 3% escalation clause from 2024 through 2048;
· WSCC will contribute $4.6 million to Public Art ($4.5 million of new art and $100,000 mitigation of lost artwork on the site);
· WSCC will pay $14 million in contribution for public housing ($5 million to King County and $9 million to the City of Seattle); and
· Temporary bus layover space for nine 60-foot buses will be provided by WSCC. 

ANALYSIS

The staff analysis for this section will cover: 

1) Terms of the Purchase and Sale Agreement, 
2) Financial and Key Provisions of the Transaction, 
3) Transit impacts, 
4) One Center City planning, 
5) Proposed Ordinance 2017-0093, the supplemental appropriation for Transit, 
6) The Final Environmental Impact Statement completed by the Convention Center, and 
7) Zoning and Economic considerations.  

Staff and legal analysis of the proposed ordinances and the Purchase and Sale Agreement are ongoing.

The Purchase and Sale Agreement
The Executive has transmitted a Purchase and Sale Agreement (PSA) accompanying the transaction. This PSA is analyzed in this section of the staff report by section. This staff report describes potential issues identified by the Council’s policy staff. Legal analysis is not yet complete so specific legal issues may arise subsequent to this briefing. 

Section 1. The County (Seller) agrees to convey the two parcels, totaling 178,089 sq. ft. to the WSCC (Buyer). 

Section 2. The purchase price of the property is set at $162,010,940, (the full appraised value) with a $1 million credit given to the Buyer for remediation of hazardous materials on the site. There are other sections of the agreement which could lead to further credits to the Buyer that are discussed later in this staff report. The purchase price will be paid as follows: 

· $20,000,000 at closing.
· The remainder via a promissory note (attachment to the PSA) which would involve the County financing the purchase at:
· 1% interest until 2023 and 
· 4.25% interest from 2024 through the end of the agreement (2048).

This section and others related to financial aspects of the deal will be discussed further in this staff report. 

Section 3. WSCC will pay $3,000,000 in earnest money. 

Section 4. This section has a number of provisions that, taken together, provide assurance to WSCC that they will be receiving a clear title for the subject properties. 

Section 5. This section allows WSCC to have a review or due diligence period with access to the property. It also requires the County to terminate all leases and contracts prior to closing of the property (except for those related to the ongoing provision of Transit services). 

Section 6. This section is largely boilerplate language related to the closing process and Buyer’s and Seller’s closing obligations. In addition to what would generally be considered boilerplate provisions, this section also includes requirements that the parties have: 

· Received Board and County Council approval;
· Executed a temporary use agreement for provision of continued bus operations in the tunnel until at least September 2018; and
· Executed an agreement for relocation of the Metro and Sound Transit utilities in the tunnel (known as TPSS). 

Section 7. This section contains standard provisions about deliveries from both parties at closing and maintenance of the property until closing. 

Section 8. This section provides acknowledgement that the WSCC plans to demolish the structure as part of its project. However, this section allows for additional evaluation time in the event that a catastrophic event were to happen to the site; prior to closing the WSCC would be able to extend closing to evaluate the impact. 

Section 9. This section gives the WSCC the authority during the term of the agreement to seek a Master Use Permit (MUP). Further, it requires any such activities to be undertaken with WSCC resources. 

Section 10. This is a section about Representations and Warranties and is typical language expected in PSAs regarding material knowledge both parties have about the site and the plans for the site. One substantive provision that might impact the closing of the sale is subsection 10.2, which covers the County’s representations to the WSCC regarding the condition of the property. These include leases or contracts that would be binding on the WSCC, use of the property and its compliance with local laws, litigation affecting the property, and hazardous substances on site. If any new information were to come to light or the County were to take an action changing these representations, the WSCC has the right to ask the County to address the changed conditions. However, this liability is capped at a maximum cost to the County of $2.5 million. If the actual cost were to exceed $2.5 million, the WSCC can either accept the $2.5 million credit or terminate the agreement. 

Section 11. This section states that, except for other provisions contained within this agreement (such as Section 10.2), this purchase is an “as-is, where-is” purchase and that the Buyer assumes all responsibility and risks. No issues. 

Section 12. This section clarifies that each of the terms have been negotiated and should be interpreted due to their plain and fair meaning. This is standard language. 

Section 13.  This section notes that neither party used a broker and that no brokers or finders fees are applicable. 

Section 14.  This section states that the Buyer shall be entitled to possession at closing except as otherwise contained within the Temporary Joint Use Agreement discussed in Section 18.2. No issues have been identified with Section 14. The Temporary Joint Use Agreement will be discussed later in the staff report. 

Section 15. This section is boilerplate language related to governing laws, attorney fees in the events of dispute and arbitrations costs are to be paid by the substantially prevailing party. 

Section 16. In this section, the WSCC waives its right to receive a seller disclosure statement. 

Section 17. Section 17 covers instances in which the Buyer or Seller fail to complete obligations to close the deal. This is standard language. No issues. 

Section 18. This section identifies the post-closing obligations of both parties. This section contains a number of substantive provisions related to transit operations and financing. Specifically: 

· Subsection 18.1 covers the WSCC’s agreement to pledge its lodging tax revenues for the purpose of repaying its promissory note to King County. This is covered later in the financial section of the staff report. 
· Subsection 18.2 requires the parties, prior to closing, to execute a Temporary Joint Use Agreement that allows the County to stay in the DSTT until at least September 30, 2018. This item is covered later in the staff report. 
· Subsection 18.3 requires WSCC to contribute at least $4.6 million to public art. This provision is discussed later in the staff report. 
· Subsection 18.4 requires an amendment to the Transit Power Substation (TPSS) agreement or a new agreement prior to closing. This also requires King County and Sound Transit to reach agreement. This is discussed further in the Transit section of the staff report. 
· Subsection 18.5 requires the County to cooperate in good faith with Washington State Department of Transportation (WSDOT) and WSCC regarding the County’s lease with WSDOT for a portion of the property. 
· Subsection 18.6 requires WSCC to contribute $5 million to affordable housing as a condition of the sale. WSCC can agree to either commit to building $5 million of affordable housing units as part of the project or pay the County Department of Community and Human Services (DCHS) the funds as part of closing. In addition to this amount, the project has agreed to pay $9 million to the City of Seattle for affordable housing as part of the EIS and incentive zoning. The housing provision is discussed later in the financial section of the staff report. 
· In Subsection 18.7 the WSCC has agreed to a project labor agreement similar to the agreement that was used for Brightwater. In addition the project is required to use apprentices and use good faith efforts to implement the use of local hiring.
· In Subsection 18.8 WSCC has agreed that, in the event they receive a sales tax deferral from the state, the project will add the amount that would have otherwise been received by King County to the principal amount outstanding on the note. This is not standard language, but is very favorable to King County and could represent a significant amount of funding. Currently this amount is estimated at around $11 million from 2017 through 2022. Until a sales tax exemption is granted and a timeline is known, we cannot estimate the amount of revenue this provision would help King County.
· Subsections 19 through 32 include boilerplate language. The topics cover issues like how each party should give notice, force majeure, dispute resolution and severability. 

Financial and Key Provisions of the Transaction
Each of the main financial provisions will be examined in this section. As described previously, the main financial details of the transaction are summarized as follows: 

1. Purchase price of approximately $162 million (less a $1 million hazardous materials credit);
2. County financing at 1% during construction and then 4.25% plus a 3% inflator; 
3. $5 million contribution to the County’s housing program (and an additional $9 to the City of Seattle; 
4. $4.6 million public art program; and
5. Other financial considerations.

1. Purchase Price

The WSCC and County jointly procured McKee Appraisals, a large local commercial real estate appraisal firm to conduct a sale comparison analysis of the value of the property. This appraisal was first completed in 2014 and then repeated in July 2016 as the deal began to near completion. The joint appraisal approach was used to avoid both parties soliciting their own appraisals and then negotiating over competing valuation approaches. 

The appraised price was $162 million, or $904 per square foot, in the most recent appraisal. The appraisal arrived at this price by comparing the CPS site to seven other comparable sales that closed from June 2012 until February 2015. The appraiser first adjusted the closing price per square foot for market conditions and then adjusted for location, zoning, physical characteristics and planning and permitting. This methodology was used to adjust prior sale prices to the current market and to correct for differences between properties, particularly in height and allowable use. 

The properties used for comparison had final adjusted, per-square foot prices of between $858 and $1,088. The comparison properties ranged in size from 12,960 square feet to 227,142 square feet. To aid in the comparison staff completed a high, low and weighted average analysis to illustrate the value of CPS at these various points. In calculating the weighted average, staff included the same property used by the appraisers but took into account the size of the property and the square foot average price. Therefore a small property with a higher square foot price would have less of an impact than a large property at the same sale price. The same would also be true with low sales prices. 

Table 1: Price Comparison
	CPS=$904 sq ft
	Average
	Weighted Average

	$sq ft
	950
	893

	Property sq ft
	56,543
	

	 
	 
	CPS@

	HI $/sq ft
	1,088
	193,771,712

	Low $/sq ft
	858
	152,808,942

	WA$/sq ft
	893
	159,042,407



This appraisal was completed approximately nine months ago and the Seattle real estate market has remained very strong. However, it should be noted that these types of transactions are complicated and take time to complete and an appraisal six to twelve months out of date is not uncommon for transactions that are before the Council. In response to the somewhat dated appraisal, the Executive, at the Council’s request, asked McKee to update their appraisal. On March 29th, the County received the updated appraisal which confirmed a $162 million valuation. This updated appraisal is included at Attachment 6. 

It should be further noted that this sale was a negotiated sale between King County and the WSCC and would retain the CPS site in public ownership. If the County’s only interest were in receiving the highest possible price for the property, the Executive likely would have chosen to dispose of the property via different means. 

2. County-Provided Financing

As part of this deal, the Executive has negotiated County financing of the project. This means that the WSCC would pay $20 million at closing (plus $5 million for affordable housing if it chooses not to build affordable housing on site). The County would then charge 1% until 2023 which would allow for smaller payments during the construction phase and then charge 4.25% from 2024 through the end of the payments. 

In analyzing these terms, it is important to compare the Executive’s negotiated terms to what Transit could do with the funds if they were all paid at closing as would be typical. In effect, Transit would have two choices: 1) spend the funds or 2) invest the funds in the County’s investment pool. Since this is a one-time revenue source if it was all cash at closing, and that would mean that Transit would be wise to invest the funds in capital costs instead of ongoing expenditures. While Transit could always make additional capital improvements, with the strong local economy, sales tax collections have provided significant support for the Metro capital program. It is unclear exactly how that large of a sum of funds would be invested in additional capital projects in the short-term. 

In contrast, if the funds were retained by Transit and invested, they would be invested in the County investment pool, which currently is returning about 1%. While interest rates continue to be set at historic lows, the County’s investment pool is heavily restricted on types of investments it can purchase and these funds would likely remain invested at far lower than the 4.25% long-term rate that WSCC would begin to pay after the construction period. For example, in the period of 2007 through 2016, the investment pool returned an interest rate of between 0.51% (in 2013 and 2014) and 5.08% (in 2007). The average over the last ten years has been 1.47%. Excluding the very high rate of return in 2007, the average rate of return would be 1.07%.  In effect, the County’s financing of the transaction would convert a one-time revenue into one that could reasonably be considered an ongoing revenue from 2024 until 2048. This would enable the County to prudently use it to support either capital projects or transit service. 

However, associated with the long-term financing package for a Transit revenue stream, the County would also incur some added risk associated with not receiving the full purchase price in cash at closing. While the WSCC is pledging its hotel-motel tax[footnoteRef:1] revenues, due to the WSCC financing requirement, the County would be giving up title to the property at closing and if, at some point in the future, the WSCC defaulted on the agreement, the County would not be able to foreclose on the facility.  [1:  RCW 36.100.040(4) and (5)] 


To protect the County from this increased exposure, WSCC must conduct a stress test regarding its financial ability to repay both of its issues of bonds prior to the first bond issuance. This stress test is described in the financing plan attached to the PSA and must be provided to the County before the bonds are issued. In addition, the financing plan includes a list of other strategies that could be sought to mitigate future financial difficulties at WSCC. If the WSCC were in violation of the stress test and still attempted to issue the bonds, it would be in breach of contract. Additionally, the WSCC would be likely have difficulty getting a clean opinion on the bond sale from its bond counsel. 

While the stress test and contingency plan would mitigate some risk, there is higher risk associated with this deal compared to an “all-cash at closing” approach. Because hotel-motel revenues are volatile it is entirely possible that a financial downturn between now and 2048 could impair the WSCC’s ability to repay the debt on time. However, because of the structure of the financial plan and the financial contingency plan, the most likely outcome in that event of a downturn would not be a total default, but an extension of the repayment period. 

The overall effect of the financing provisions is that the County would incur added risk of future default in exchange for about $115 million in interest earning over the next 30 years.  The purchase price plus the interest payments total about $275 million in payment over the life of the financing plan. 

3. Additional Contributions

As part of the agreement, WSCC has agreed to either build $5 million of affordable housing on site or contribute $5 million to King County to be used for affordable housing. In addition to this amount, WSCC (in the FEIS) has indicated that  $4 million will be paid to the City of Seattle as part of the incentive zoning for additional height and floor area ratio, and WSCC has proposed another $5 million in affordable housing funds as part of the public benefit package for proposed street vacations. A potential issue with this language is that it does not define affordable housing. As members know, there are many different types of affordable housing and each has a different income threshold. 

WSCC has also committed to a minimum public art component to the addition project. As part of the agreement the WSCC has agreed to the following provisions: 

· $4.5 million to be spent on public art at the new convention center site;
· $100,000 to be spent on mitigation of lost artwork on the CPS site;
· Engage in a fully public process for administration of the art budget, including hiring an artist to assist in the master planning efforts;
· Development of an interpretive framework at the Convention Center to make documentation of the lost art available to the public; and
· Incorporation of the existing five artistic tree gates and two profiles in the sidewalk into the new project. 

4. Other Provisions

Other provisions of the agreement could result in additional costs for King County. These provisions are discussed in this section. 

· As discussed earlier, in addition to the $1 million credit against the purchase price for hazardous materials, Subsection 10.2 includes a provision that, should site conditions differ from what has been represented or if the County’s continued use of the site leads to negative site conditions, WSCC could request a credit of up to $2.5 million more if this occurs during the first 12 months after closing. The County’s additional contribution is capped at this amount. 
· Subsection 18.2(a) covers the costs associated with interim use of the site. The parties would agree to work together on a project to be built by WSCC that would allow continued access during construction (until closure of the station). The costs would be split 80%/20% with the County paying 80%. However, the County’s costs for this would be capped at $4 million. The project is currently estimated to cost $3.1 million. So the amount the County would likely be responsible for is within a range of $2.5 million up to $4 million. 
· As noted previously, Subsection 18.2 the PSA grants King County access to the tunnel until at least September 30, 2018 “unless such date is extended due to substantial delays in Buyer’s commencement or continuity of construction of the Project.” A potential issue is that this term is undefined with respect to what would constitute a substantial delay. The agreement contemplates a future negotiation over that term, but with the importance of tunnel operations, Councilmembers may wish to seek greater clarity. Additionally, this is dependent upon a Temporary Joint Use Agreement, yet to be negotiated, that would not be subject to Council review or approval. 

Transit Impacts

Each of the main transit impacts will be examined in this section. The analysis will cover:  

1. Current use of the DSTT by Metro and Sound Transit buses and Link Light Rail. 
2. Impacts of WSCC Addition construction on DSTT use.
3. Temporary Joint Use Agreement and Transit Power Substation (TPSS) Agreement.
4. Permanent removal of buses from the DSTT.
5. Sound Transit East Link construction impacts.
6. Metro bus service hour impacts of major projects.
7. Costs, revenues, and savings to King County Metro.
8. One Center City.
9. Proposed Ordinance 2017-0093 supplemental appropriation.

Transportation mitigation, including references to transit, is also discussed in the FEIS analysis.

Current Use

The DSTT is currently used by Link Light Rail trains connecting University of Washington Station and Angle Lake Station (serving International District/Chinatown, Pioneer Square, University Avenue, and Westlake Stations), and by buses serving all five stations including Convention Place Station (Metro routes 41, 74, 101, 102, 106, 255; Sound Transit Route 550).  Convention Place Station provides layover space for buses from South King County and I-90.  About 7,000 daily riders use the bus stops in Convention Place Station.

Use of the DSTT is governed by a Joint Operating Agreement and the Link Light Rail Operations Agreement (Attachment 7 lists key details).  These Agreements presume the eventual exclusive use of the DSTT for Link Light Rail.  Current plans call for extension of Link to Northgate by 2021 and to Bellevue and Lynnwood in 2023.  The Final Environmental Impact Statement (FEIS) for the WSCC Addition uses 2021 as the baseline year when buses would leave the DSTT.  The Sale Property Summary (SPS) transmitted with the legislation refers to mid-2020 with the note that Sound Transit’s East Link construction might require buses to leave in mid-2019; as discussed below, Sound Transit’s construction contracts call for construction affecting bus operations at International District/Chinatown Station to begin in October 2019.

Over time, the number of buses using the DSTT has changed; when the DSTT reopened after its 2005 through 2007 retrofit, in the afternoon peak period there were 56 northbound buses per hour, now down to 40 per hour; and 56 southbound buses per hour, now down to 34.  Attachment 7 includes a table showing DSTT usage during afternoon peak hours from 2007 through the present.

Impacts of Construction on DSTT Use 

Information about the proposed sale is available in the SPS, submitted with the proposed ordinance.  The Final Environmental Impact Statement (FEIS), prepared by the Transpo Group for the WSCC Addition, discusses transit impacts, especially in sections 4 and 5, and includes a Transportation Discipline Report (TDR), Appendix I.

The proposed sale would trigger interim use of the DSTT by buses until WSCC construction requires full use of the CPS site.  The interim use period would last at least until September 30, 2018 with provision for a possible extension due to substantial delay of the WSCC Addition construction. However, as discussed earlier, “substantial delay” is not a defined term in the agreement. 

The King County Site Work (KCSW) includes the construction of the replacement passenger facilities and the ramp within the CPS site.  The WSCC will implement the KCSW with the County paying a share of the costs.  During early phases of construction, the following functions will be relocated on or off the CPS site as follows:
(1) Replacement bus stops are planned on 9th Avenue, along an interim DSTT access pathway;
(2) Interim bus layover is planned to be located on Convention Place, a public street underneath the existing Convention Center (WSCC will provide this layover at no cost to King County);
(3) An interim pathway for transit to access the DSTT to and from surface streets and I-5 Express Lanes is planned via new on-grade ramps within the CPS site and use of 9th Avenue.[footnoteRef:2] [2:  An agreement with the Seattle Theater Group has been negotiated to address loading and unloading needs for the Paramount Theater. ] 

The FEIS evaluates the impacts of the King County Site Work.  Compared to a 2018 baseline, inbound buses would require more time to access CPS from the I-5 Express lanes and less time to access CPS via Boren Ave. and Stewart St.  Outbound buses would take more time going to the I-5 Express lanes and to Boren Ave. and Stewart St.  Pathways to and from the temporary Ninth Avenue stops are new and not directly comparable.  Travel to and from the temporary layover space would add 2-4 minutes per trip.
 
The 2017-2018 biennial budget[footnoteRef:3] appropriates funds for 11,300[footnoteRef:4] hours of bus service to cover the costs of the additional time that buses will need due to the interim, modified DSTT access.  Another 1,000 hours of bus service is in the budget for Olive Way-related construction delays.  Olive Way is planned to remain open with modified travel lanes.  No closures would be scheduled for peak periods. [3:  Ordinance 18409.]  [4:  These figures, and the 40,300 hours cited in the discussion of permanent removal of the buses; are the annual hours of service amounts needed to address the estimated increase in travel time.  The actual hours that Metro would pay for, would depend on how long a revised route would be in effect.] 


Temporary Joint Use Agreement and Transit Power Substation (TPSS) Agreement

Subsection 18.2 of the PSA requires the parties, prior to closing, to execute a Temporary Joint Use Agreement (TJUA) that would allow the County to stay in the DSTT until at least September 30, 2018.  The “DSTT Termination Date” is defined as September 30, 2018 “unless such date is extended due to substantial delays in Buyer’s commencement of or continuity of construction of the Project.”

The TJUA is to “specify the latest date that construction of the Project may begin before there is a corresponding extension of the DSTT Termination Date.”

Subsection 18.2 states that the parties “currently contemplate the TJUA to include”:

(a) Metro interim access to the DSTT with a DSTT Access Conceptual Plan, a DSTT Access Schedule, a DSTT Access Cost Estimate, with the County paying for 80% of the cost up to a cap of $4 million (any additional to be approved by the County Council).  Excess costs would be borne by the WSCC unless due to a material delay in the DSTT Access Conceptual Plans or material delays or changes caused by the County that increase the DSTT Access Cost Estimate.
(b) King County Site Work is defined as the work necessary to prepare the property for sale to WSCC, to be fully defined in the TJUA but including:  (1) limited demolition of some structures on the 9th Avenue property line; (2) interim access to the DSTT; (3) temporary ramps for bus access; (3) revised curb cuts for interim access; and (5) removal of overhead wires.  Exhibit H to the PSA includes a detailed description of these elements.
(c) Bus Layover Space – the WSCC would provide, at no cost to the County, bus layover space for a total of nine 60-foot buses under the Convention Center in Convention Place, as depicted in a map in Exhibit E to the PSA.  The map shows seven spaces available Monday-Sunday from 5:00 a.m. to 1:00 a.m. and 2 spaces available Monday-Friday from 3:00 p.m. to 7:00 p.m., which is consistent with Metro needs.  The WSCC and the County would obtain (Seattle Department of Transportation) SDOT approval before closing, or the WSCC will help the County find an alternate Temporary Layover Space, but is not required to share the costs, if any.
(d) WSCC is required to use “reasonable measures to mitigate any public transportation travel time increases caused by re-routings through the Property and other property impacted by the construction of the Project.” 

According to Executive staff, the Temporary Joint Use Agreement will outline the conditions by which DSTT bus operations would end and ensure that this date would be agreed on at least six months in advance, thus providing sufficient time for completion of the service change planning process.

The TJUA would not come back to the Council for approval; Councilmembers may want to clarify whether the final TJUA could exclude any of the contemplated provisions or whether Council approval would be needed. 

Subsection 18.4 requires an amendment to the Transit Power Substation (TPSS) agreement dated October 22, 2015 or a new agreement prior to closing. Exhibit G to the PSA is the current form of the TPSS MOU.  As it refers to a project schedule with completion of the work by the end of 2016, revisions are needed.  Also requiring a new or revised MOU is needed to add the relocation of equipment owned by the County and Sound Transit and for the County and Sound Transit to reach agreement on cost-sharing.  The County acknowledges that its agreement with Sound Transit needs to be revised before the TPSS MOU modification can be accomplished.

The revised MOU and any agreement with Sound Transit, would not come back to the Council for approval. 

Permanent Removal of Buses from the DSTT

No earlier than September 30, 2018, WSCC construction activities are projected to require buses to leave the DSTT.  The 9th Avenue bus stops would be removed and the temporary layover space would no longer be used.  Tunnel buses will move to the surface.  Based on current conditions, Metro estimates that termination of bus operations in the DSTT will add six to seven minutes per trip compared to the tunnel and will add two to four minutes per trip for buses on 2nd and 4th Avenues.  Options under consideration in the One Center City planning study (discussed below) are projected to reduce these delays by approximately half or more.

The preferred option in the FEIS is Alternative 4.1, providing for the WSCC Addition and co-development of residential and office space on the two other parcels.  For the Metro and ST buses moving from the DSTT to the surface streets, the FEIS shows weekday PM peak hour changes between Jackson Street and Union Street of 3.2 to 8.9 minutes.  The 2017-2018 biennial budget appropriates funds for 40,300 hours of bus service to cover the costs of the additional time that buses will need following the closure of the DSTT to buses.  Future budgets would have to provide funds for any additional time carried over into future biennia.

Sound Transit Construction Impacts

To understand the Sound Transit effect on bus use of the DSTT, it may be useful to review East Link construction’s anticipated impacts on current pathways to and through downtown Seattle.

In June 2017, WSDOT plans to close the I-90 center roadway and open the HOV lanes on the eastbound and westbound pathways.  The D-2 Roadway[footnoteRef:5] into the DSTT will be closed to automobiles, with transit buses and construction vehicles retaining access.  In Fall 2018, buses will no longer have access to the D-2 as the Westbound Flier Stop Bridge over Rainier Avenue South is taken down to allow work on the Judkins Park Link Station.  This coincides with the September 2018 target date for removal of buses from the DSTT.  If a change in the CPS construction schedule allows buses to remain in the DSTT beyond that date, buses would not be able to use the D-2 Roadway but could access the DSTT via Royal Brougham and the E-3 Busway[footnoteRef:6] until WSCC construction requires closure at the north end. [5:  The D-2 Roadway connects I-90 with the DSTT and Fifth Avenue South.]  [6:  The E-3 Busway extends south from the DSTT to Spokane Street.] 


In October 2019, Sound Transit will begin preconstruction activities in the International District/Chinatown Station, which will take place in an area now used for bus layover (on the east side and to the south of the station proper).  From January through February 2020, the Light Rail will be reduced to a single track for work in the station, a time of year chosen as least disruptive to riders.  At this point, continued bus access to the DSTT would be very difficult.

According to Sound Transit staff, October 2019 was identified as a construction start date based on the CPS plan to have buses out of the DSTT a year earlier, plus a margin of error.  Sound Transit included a provision in the construction contract that buses would be out of the DSTT by September 2019.  Because of the CPS sale, Sound Transit and Metro planning focused on this timetable rather than trying to plan for scenarios that would keep buses in the DSTT for a longer period.  Because of construction elsewhere on the East Link alignment, work on the stations, and testing, having Sound Transit complete the DSTT work earlier than currently scheduled (starting in the Fall of 2019) would not enable ST to open the East Link segment earlier than 2023.

Metro Bus Service Hour Impacts of Major Projects

The 2017-2018 biennium budget includes funding for additional hours of bus operations required due to large projects in the downtown Seattle area.  Table 2 below was presented during the Council’s budget review; it illustrates how other projects besides the CPS sale affect surface street operations.  Attachment 7 includes additional notes on which routes would likely require investments due to longer travel times.  These service hour investments are not revenue backed. The cost of the additional service hours required starting in Fall 2018 would be an ongoing expense, unless the service hour need is reduced as a result of bus service restructures.  

Table 2.  Construction-Related Service Impacts
	Timing
	Project
	Added Hours
	Action

	Fall 2017
	Convention Place Station (CPS) Interim Access
	11,300
	County sale of CPS

	Fall 2017
	CPS construction impacts – Olive Way
	1,000
	County sale of CPS

	Spring 2018
	D2 Roadway Closure (East Link I-90)
	4,000
	ST – East Link 

	Spring 2018
	Alaskan Way Viaduct
	23,000
	WSDOT 

	Fall 2018
	CPS – end of construction
	-11,300
	

	Fall 2018
	End of joint bus-rail DSTT use
	40,300
	County policy

	
	Net Total
	68,300
	



Costs, Revenues, and Savings to King County Metro

This section summarizes the costs to King County Metro, estimated revenues to Metro, and potential uses of the funds.  The Fiscal Note transmitted with the Proposed Ordinance is the most current source of information on the revenues expected to accrue to the County resulting from the sale of CPS and the construction project, and expenditures related to the sale.  

In analyzing costs and savings to Metro of the PSA, a key point is that CPS would eventually be sold because it will no longer serve a transit purpose when the DSTT is closed to buses.  The analysis must therefore distinguish between impacts that are unique to this sale and those that would eventually occur anyway.

Costs that would only be incurred because of the CPS sale:

· Planning costs for this project:  $6.2 million.
· Excess operating costs for the number of months that buses are out of the DSTT solely because of the WSCC sale, bounded by the WSCC-triggered departure from the DSTT and the Sound Transit-triggered departure due to East Link construction:  Unknown cost.
· Construction of a ramp:  Metro share capped at $4 million unless the Council approves a higher payment.
· Construction of temporary surface bus stops on 9th Avenue:  Estimated at $700,000.[footnoteRef:7] [7:  The Office of Performance, Strategy and Budget advises that the costs of the temporary bus stops on 9th Avenue are within the category of King County Site Work that is the WSCC’s sole responsibility. ] 

  
The transmitted Sale Property Summary (SPS) describes current planning assumptions to mean that WSCC activities would require buses to leave the DSTT in September 2018 and Sound Transit construction activity for East Link would require buses to leave the DSTT in mid-2020. Either planning assumption could be modified – the WSCC activities might allow buses to stay in the DSTT longer, as allowed in the PSA, and Sound Transit expects to begin its work in October 2019.   With this timeframe, the amount of time that WSCC is solely responsible for buses not being in the DSTT, would range from zero to 12 months.

Costs that would be incurred at some point in the future assuming CPS would be sold as surplus to transit needs when the DSTT is used exclusively by Link.  These costs include:

· Moving the electric trolleybus traction power substation:  $9.7 million.
· Relocation of Metro and Sound Transit equipment (emergency generator, communications, security, fire infrastructure:  $6.7 million.
· Acquisition of replacement bus layover space: Undetermined.[footnoteRef:8] [8:  The 2017-2022 Transit CIP includes a Downtown Seattle Layover Facilities project to acquire layover sites north of downtown Seattle and near the International District/Chinatown Station; $20 million is appropriated in 2017-2018 with an additional $77 million projected in 2019-2022.  This project is intended to replace the CPS layover facilities and also other layover sites that are being eliminated.] 

Other Metro Transit costs and savings identified in the SPS and shown in Fiscal Note:

· Additional sales tax dedicated to Metro: $8.5 million for 2017-2022
· Savings on the remaining DSTT debt service and operating/maintenance costs that will be taken over by Sound Transit:  $3.9 million for 2017-2019
· Reduced revenue from Sound Transit because Sound Transit will no longer pay for the overhead expenses and transit police expenses associated with the DSTT – the County will not be able to pass on the overhead and the transit police working the DSTT are expected to be reassigned:  -$4.9 million for 2017-2019.
Presumably a future sale would result in a construction project that would generate sales tax; the debt service expires in 2019 so savings from that would be limited to that time frame.

The final cost category in the Fiscal Note is Real Estate Services labor and closing costs are estimated at $550,000.

The first $20 million payment would go to the expenses of project implementation.  Additional payments over time would add to the Metro budget and could be used for any purpose.  The FEIS notes the availability of the funds to mitigate operating costs:

 “The WSCC and King County are agencies that are required to approve a purchase and sale agreement for the Convention Place Station site.  King County could use some of the proceeds from the sale of the Convention Place Station to mitigate service disruption and to improve bus service over the next 35 years.  As with other public services, a portion of the tax revenues generated from redevelopment of the site could help offset demand for bus services or operational impacts.”  

Approximately $6 million, reflecting the Federal Transit Administration (FTA) share of the original CPS project costs, would be reserved for use on a Metro project approved by the FTA.  Similar requirements have applied to other transactions such as the sale of the Meydenbauer property adjacent to Bellevue City Hall. This would likely be a requirement of any other sale of CPS as well. By letter dated February 12, 2016, the FTA approved Metro’s proposal to dispose of surplus assets purchased with FTA grant funds.  This letter is attachment 10. 

One Center City

In addition to the CPS sale and the Sound Transit East Link construction on the D-2 roadway and in the DSTT, other projects are expected to affect mobility in the Seattle CBD, including: closure of the Alaskan Way Viaduct, opening of the SR 99 Tunnel, seawall replacement, revision of Waterfront surface streets, the commercial building boom, Madison Avenue Bus Rapid Transit (BRT), expansion of the preferential bike lane network, and the Center City Connector Streetcar.  Recognizing the cumulative impact of these projects led to the One Center City (OCC) project, a collaboration between the Seattle Department of Transportation (SDOT), King County Metro, Sound Transit, and the Downtown Seattle Association (DSA).

One City Center is cited in the CPS FEIS as potentially addressing some of the impacts of the WSCC expansion.  A primary OCC deliverable is, by the spring of 2017, recommendations on traffic operations and capital investments that will prioritize the movement of bus routes displaced from the DSTT. Ordinance 18409, adopting the 2017-2018 budget, included a proviso requiring Metro to transmit a report by April 30, 2017 on the scope, schedule and public outreach process for the restructure of bus services in the Seattle central business district and surrounding neighborhoods.

During the remainder of 2017, Metro will conduct public outreach on options for bus restructures as part of the OCC project.  In mid-February 2018, the Executive is expected to transmit a September 2018 service change that will incorporate OCC-generated concepts as filtered through the public outreach work.
The SPS states:
“If Metro and its partners can successfully implement the early OCC recommendations in time for bus removal from the DSTT, available pathways and associated travel times for riders who previously used the DSTT will be better than the surface street pathways available today. The OCC plan will also explore opportunities to enable additional transit riders currently accessing downtown Seattle by bus to shift to light rail instead.  For some riders, using new ground level bus stops may be quicker than accessing their former subterranean DSTT station stops. However, for others who may experience a longer walk, the OCC recommendations will attempt to minimize these impacts.”
PO 2017-0093 Supplemental Appropriation
Proposed Ordinance 2017-0093 is a supplemental appropriation request for $16.4 million to support additional capital project work in 2017 and 2018 and to fund relocation of the traction power substation and shared Metro/Sound Transit equipment in the DSTT.  Table 3 shows the total appropriations approved and requested.
Table 3.  Appropriation History, CPS Sale to WSCC
	 
	Individual Appropriation* 
	Cumulative Appropriation
	Revenue Backing (estimated)

	Supplemental 2014
	$1,075,880 
	$1,075,880
	$556,745 

	2015-2016 Adopted Budget
	$1,460,182 
	$2,536,062
	

	Emergent Need Use - Q2 2016
	$461,130 
	$2,997,192
	 

	Emergent Need Use - Q4 2016
	$592,741 
	$3,589,933
	 

	2017-2018 Adopted Budget
	$6,644,178 
	$10,234,111
	 

	PSA Appropriation Request (PO 2017-0093)
	$16,399,896 
	$26,634,007
	$273,350,545 

	 
	 

	 
	 

	Spending to Date on This PSA Transaction
	 
	$3,417,178 
	 

	* This table excludes approximately $1.44 million for a prior TOD effort at this site dating back to 2012.  These costs are not related to the PSA although they are included in the CPS capital project.



At this stage of the analysis, the net impacts of the sale for King Country Metro would appear to include:

1. Approximately $273 million in sale proceeds over the 2017-2048 period, plus an estimated $8.5 million sales tax revenue generated by WSCC Addition construction.
2. Costs to Metro for sale planning and negotiation, relocation of equipment, a capped share of the interim ramp costs, overhead that would no longer be charged to Sound Transit, and Real Estate Services costs, are estimated at $28.2 million.  This figure includes an offset for reduced DSTT debt payments that will be taken over by Sound Transit.  It does not assume any savings to Metro from Sound Transit payments for a share of equipment removal costs, which is still being negotiated.
3. Additional costs to Metro are the higher operating expenses resulting from WSCC construction and from buses leaving the DSTT solely due to WSCC construction. Given Sound Transit’s current schedule for East Link construction, the maximum amount of time in this category is 12 months, but the actual amount of time will not be known until the WSCC construction schedule is finalized.  Bus service restructures including One Center City-related restructures, could further reduce these costs.

Final Environmental Impact Statement

The Washington State Convention Center issued a State Environmental Policy Act (SEPA) Final Environmental Impact Statement (FEIS)[footnoteRef:9] on February 17, 2017, that includes analysis of two interconnected projects.  [9:  A National Environmental Policy Act (NEPA) EIS is being prepared separately.  WSCC has stated they expect the final NEPA EIS to be issued in June 2017.] 


The first project is “King County Site Work”, which includes the work necessary to prepare the site for future use, and address transit use in the area.  This project includes:

· Installing a temporary curb cut on Ninth Ave for bus access between Ninth Ave and the DSTT
· Building a temporary ramp on the west end of Site A for access to and from Ninth Ave and the DSTT
· Installing new bus stops on Ninth Ave
· Reconfiguring Ninth Avenue temporarily to accommodate two-way transit access (separate reconfiguration as part of WSCC Addition)
· Constructing temporary passenger facilities on Ninth Ave
· Closing the Convention Place Station and remove existing passenger facilities
· Closing and barricading the transit-only ingress/egress to I-5
· Removing existing bus layover on Site A
· Re-routing buses to temporary layover space on Convention Pl
· Decommissioning unused infrastructure, equipment and utilities
· Deaccessing public art

The second project is the “Washington State Convention Center Addition” (WSCC Addition); Alternative 4.1 is the preferred alternative, which would include:

· 2,580,500 sq. ft. total new building space, including:
· 1,587,500 sq. ft. WSCC Addition (Site A – Convention Place Station and old auto dealership in northeast corner)
· 54,000 sq. ft. street-level uses (all parcels)
· 29-story, 400 unit residential co-development (Site B – west of Terry)
· 16-story, 585,000 sq. ft. office tower co-development (Site C – east of Terry)
· 700 to 800 parking spaces
· Vacation of rights-of-way: Full vacation of alley between Olive Way and Pine St, alley between Howell St and Olive Way (on Site B and on Site C), subterranean vacation of Terry Ave between Howell St and Olive Way (full vacation is an option), and subterranean of Olive Way between Ninth Ave and Boren Ave. 
· Airspace lease for area within I-5 right-of-way

The other alternatives analyzed in the FEIS are various combinations of the preferred alternative. A “No Action” alternative was also analyzed, which assumes future development under the existing zoning. 

Figure 1: Overview Map
[image: ]

King County is the project proponent for the Site Work project, and the WSCC will act as the contractor on King County’s behalf; the Pine Street Group is acting on behalf of the WSCC to manage both projects. The Site Work Project would take place on the current Convention Place Station property (Site A).  The WSCC Addition includes two additional parcels (Site B and Site C), north of Convention Place Station, which are already owned by the Convention Center. Issuance of the FEIS followed issuance of: 1) a SEPA EIS scoping notice in February 2015, public comment on the Scoping Notice through May 2015 and including a public meeting; and 2) a Draft EIS (DEIS) in February 2016, public comment on the DEIS through April 2016 and including a public meeting.[footnoteRef:10] [10:  Separate public notice processes have occurred, and continue to be issued, for the EIS being prepared under NEPA, and for the City of Seattle’s permit review process.] 


Mitigation Measures Summary

The mitigation summary is broken down by the two projects.  

For the King County Site Work Project:

· No significant adverse impacts were found, and therefore no mitigation measures are proposed, for earth; air quality/greenhouse gases; pedestrian-level wind; water; noise; energy; land use; recreation; population/employment, housing, and environmental justice; aesthetics – urban design, viewshed, and light, glare and shadows; public services; and utilities.
· Environmental Health: Mitigation measures include asbestos surveys and a plan to dispose of contaminated soil on the site[footnoteRef:11]. Compliance with the Model Toxic Control Act and further Department of Ecology requirements may be required. [11:  There is at least one source of contamination that requires cleanup under the Washington State Model Toxic Control Act.] 

· Historic and Archaeological Resources: Mitigation measures include pre-construction surveys of surrounding buildings to identify pre-existing deficiencies and monitoring during construction of impacts caused by the site work, and preparation of an unanticipated discovery plan for if cultural or human resources are found on the site.
· Transportation (Construction): Mitigation measures include development of a Construction Management Plan that addresses coordination and notification of impacts requirements during construction, and 72-hour notice for specific impacts (lane closures, higher noise levels, night and weekend work).
· Paramount Theatre Freight Impacts: Mitigation measures include providing an alternative layover transit loop for the periods when the loading dock is in use at the Paramount (which leads to the entire width of Ninth Avenue being blocked)
· Transportation (Operational): To mitigate the loss of layover space that currently exists at Convention Place Station for buses, temporary layover space on Convention Pl between Pike Street and Union Street (under existing Convention Center) is proposed.  This temporary layover space would be utilized through construction of the WSCC Addition at the latest, and requires renewal of temporary use permit from the City of Seattle.  The FEIS states that if the temporary use permit is not renewed, no additional mitigation is required.  King County is responsible for finding permanent layover space under a separate review process from this FEIS.  Other mitigation measures for impacts to transportation include: additional traffic cameras, upgraded/modified signal controllers/timing/phasing, temporary traffic signal, temporary transit stops (new and relocated).

The King County Site Work does have significant unavoidable adverse impacts, including intersection and corridor delay on Olive Way, at Boren Ave/Pike St, Hubbell Pl/Pike St, Ninth Ave/Pike St, and Seventh Ave/Pike St.  These delays are expected due to the rerouting of traffic to accommodate the temporary bus layover on Convention Pl, and are temporary in nature.

For the WSCC Addition:

· No significant adverse impacts were found, and therefore no mitigation measures are proposed, for air quality/greenhouse gases (standard requirements are listed and LEED certification[footnoteRef:12] is expected to be pursued); pedestrian-level wind; energy; land use; recreation; aesthetics – urban design, viewshed, and light, glare and shadows; population/employment, housing and environmental justice (the $5 million payment for affordable housing as part of Purchase and Sale agreement, and $4 million payment for incentive zoning on Site C is included) [12:  WSCC states that Silver LEED certification is a goal of the project.] 

· Earth: Mitigation measures include structural analysis for shear wave velocity, best management practices for erosion and stormwater control, performance-based seismic design study, and temporary shoring.
· Water: Mitigation measures include construction and permanent stormwater control methods (no treatment or detention facilities exist today), and use of low impact development best management practices.
· Environmental Health: Mitigation measures include asbestos surveys/disposal and a plan to dispose of contaminated soil on the site. Compliance with the Model Toxic Control Act and further Department of Ecology requirements may be required.
· Noise: Mitigation measures during construction includes a construction management plan that addresses noise control of equipment, sound-containment, and designing haul routes that reduce impacts on neighbors. Mitigation measures for operational impacts include concealing or redirecting HVAC systems and exhaust vents and louvers.
· Historic and Archaeological Resources: Mitigation measures include pre-construction surveys of surrounding buildings to identify pre-existing deficiencies and monitoring during construction of impacts caused by the site work, and preparation of an unanticipated discovery plan for if cultural or human resources are found on the site.
· Mitigation measures to address impacts to the Paramount include: an agreement on bus traffic on 9th Avenue between the Seattle Theater Group, Metro, SDOT, and WSCC to facilitate loading dock at Paramount; a commitment to repair any damage caused by construction; coordination on construction schedules; and providing parking at a discount for Paramount patrons.
· Public Services: Mitigation measures include the City using the increase in revenue to offset increased demand for police, fire and emergency services; providing security measures at the site during construction; providing adequate lighting and visibility on site in the design of the building; and constructing the building to meet the fire code.
· Utilities: Mitigation measures include coordinating with utility purveyors to meet their requirements for water, combined sewer, and telecommunications.
· Transportation: A Transportation Management Plan, Dock Management Plan, and Parking Management Plan are required for the project.  The Transportation Management Plan includes strategies to reduce reliance on single occupancy vehicles during peak periods under three categories: mobility options, incentives, and marketing/information.  The Dock Management Plan includes freight routes to the loading dock, and restriction on vehicle queuing on adjacent streets.  The Parking Management Plan aims to reduce vehicle demand for employees and event attendees, addresses shared parking between three parcels
· Mitigation measures for construction impacts include: King County implementing a skip stop at the Olive Way and Sixth Avenue transit stop; King County using the proceeds of the sale of Convention Place Station to mitigate service disruptions and improve bus service;[footnoteRef:13] development of a Construction Management Plan that addresses coordination and notification of impacts requirements during construction, and 72-hour notice for specific impacts (lane closures, higher noise levels, night and weekend work); modifying the lanes on Pike Street to restrict general purpose traffic on Convention Pl to accommodate the bus layover area (these lane restrictions would remain through the end of the WSCC Addition construction); providing overhead protection for pedestrians; and phasing options for Olive Way re-routing (during construction of the loading dock under Olive Way). [13:  This is discussed under “King County Actions” below.] 

· Mitigation measures for operational impacts include: pro rata contributions to planned intersection improvements in the Denny Triangle area (including planned Active Transportation Management System) and South Lake Union area; demand management strategies; parking mitigation in all the Convention Center garages (changes to monthly charge model, shared parking, employee demand management, valet, residential use of main WSCC garage (required or through price), restrict office use of parking, on-site car sharing programs, no reserved parking)

The WSCC Addition does have significant unavoidable adverse impacts, including intersection deterioration or worsening of intersection and corridor level of service on the streets surrounding the Addition; and the construction underneath and temporary rerouting of Olive Way during the construction phase of the project.

King County Actions

The FEIS identifies activities that King County would be obligated to complete; these are future policy decisions that have not been made.  Two primary activities include finding permanent layover space for north end of Seattle CBD, participating in and potentially implementing the One City Center Plan.  Potential mitigation measures identified in the FEIS for construction-related transportation impacts including implementing a skip-stop at the Olive Way and Sixth Avenue transit stop; and using the proceeds of the sale of Convention Place Station to mitigate service disruptions and improve bus service.  Transit staff state that: 

“It is anticipated that the long-term funding stream could help fund both service and reliability elements identified in Metro’s long range plan, METRO CONNECTS. The long term revenue stream from this sale corresponds with major planned debt-financed projects such as an eighth operating base, which will provide system capacity for countywide Metro service expansion. Additional budget direction from the Executive and the County Council will be needed to inform these investments.” 

Affordable Housing

Consistent with the terms of the PSA and discussed previously in the staff report, the FEIS identifies two payments to be made with regards to affordable housing.  The first would be $5 million to King County.  This could construct 40 units at 80% of area medium income; the FEIS states it is possible they could be constructed as part of the Site B co-development.  The second is $4 million to the City of Seattle to achieve additional height and floor area ratio allowed under Seattle Municipal Code.  This would be paid into the City’s affordable housing fund.  

Finally, the FEIS includes a list of potential public benefits that could be required by the Seattle City Council as part of the street vacation process.  One of the 13 options in that list is additional financial contribution for affordable housing.  WSCC has offered the City $5 million for public benefits on housing, including “affordable, low income, resettling homeless, or mental health.” This $5 million would be in addition to the $5 million paid to the County and $4 million paid under the incentive zoning.  The City Council has the final decision making authority on street vacations for this project.  

Zoning Considerations

Height

The WSCC Addition (including the County-owned Convention Place Station, and the two WSCC owned parcels), is zoned Downtown Mixed Commercial (DMC) 340 / 290-400.  This zoning allows a height of 340 feet for non-residential and live-work uses, and 290 feet to 400 feet for residential uses.[footnoteRef:14]   [14:  SMC Chapter 23.49.] 


The proposed WSCC Addition is proposed to be 225 feet high on Olive Way and 195 feet on Pine Street.  The underlying zoning allows a maximum height of up to 340 feet for non-residential and live-work uses, and up to 400 feet for residential uses with incentive zoning, which consists of providing low and moderate income housing units or paying a fee-in-lieu of providing units.

The FEIS does not anticipate any uses above the WSCC Addition as part of any of the alternatives. 

Floor to Area Ratio

The DMC 340 / 290-400 zone allows a base floor area ratio (FAR) of 5, and a maximum FAR of 10.  At the base FAR, the entire WSCC Addition site, including the co-development sites, would be allowed to construct 1.44 million square feet, and at the maximum FAR would allow a square footage of 2.88 million square feet.  The total square footage for the WSCC Addition, including co-development, is 2,580,500.  To achieve this square footage, WSCC will need to use a combination of: 1) purchasing regional development credits, 2) providing and/or paying a fee-in-lieu for affordable housing and childcare; 3) providing public amenities; and/or 4) using transfer of development rights.

Economic and Employment Information

The FEIS states that the WSCC Addition project, including co-development, is anticipated to bring in $230 to $240 million in visit spending annually, provide 6,000 construction jobs over the life of the construction project, and create 3,900 direct and indirect hospital and related jobs.  Jobs that would be provided directly include 152 permanent WSCC employees to run the addition, 100 jobs for the street-level retail uses, 70 to 780 event-related staff to be provided by vendors (depending on the size of the event), and 2,340 office and 80 retail jobs associated with the co-development.
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