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SSH LLC
c/o
Tom Haggar, Managing Member
3091 Point White Drive NE
Bainbridge Island, WA 98110
Re: Technical Assistance Services Agreement dated April 16, 2007

Dear Mr. Haggar,

Per your request, attached please find a report which compiles the planning team work product milestones
related to the Winslow parking structure feasibility study to date. The milestone reports and analyses are
arranged in chronological order, with the most recent reports at the back.

As you are aware, the final recommendations were developed following a thorough exploration of the
many alternatives identified and refined with input by the City, SSH, a number of adjacent landowners,
the Winslow Tomorrow staff, and others.

The final recommendations included:

1. Site Access
a. Madison Avenue access via Henshaw Way should be retained and improved.

b. Winslow Way access will be achieved through the development of the new Harbor Way
which will developed with the cooperation of adjacent landowners near the Virginia
Mason Clinic.

c. Madrone Lane access may be retained and enhanced through cooperation with the
landowners who now allow access across private properties.

d. A Service Alley should be developed along the southern border of the site in cooperation
with adjacent landowners.

e. Ericksen acess (with connection to Madison) can be improved as a part of the new
parking structure project.

2. Site Configuration
The planning team recommends the “City South” altemative, which requires acquisition of minor

slivers of properties along the Southern edge to facilitate the alignment of the public parking
structure with the private parking structure to be developed to the East.

3. Parking Structure Configuration
The “Deck Ramp” alternative is recommended as the most efficient and cost-effective layout. It

also is likely to provide the most “user-friendly” experience for the various user groups.
4. Estimated Development Cost

Cost estimates were developed based on October 2007 area costs. Development Costs were
estimated as follows:
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Development Costs
(excluding land value Spaces Dev Cost (millions Cost/space

Rooftop Parking 436 $15.98 $36,654
Rooftop Plaza 327 $11.99 $36,654

Rooftop Parking 588 $20.39 $34,682
Rooftop Plaza 4717 $16.44 $34,471

Depending on scheme variations, City land value was roughly estimated to range from $1.03
million to $1.3 million. If added to the development cost, the land cost would add between
$2,000 and $3,000 per stail.

5. Financing
The City’s financial advisors have recommended that the development costs for the City-
sponsored component of the structure be financed through public bonds which would be
underwritten be revenues from a variety of potential sources, including parking revenues, fee-in
lieu payments, private funding, and budget line-items contained in other City capital budges.

As you are aware, the City has elected to suspend the parking structure feasibility study before
the financing alternatives could be fully evaluated and vetted with potential users. Nonetheless, it
should be noted that early meetings with potential users and area property owners manifested
considerable interest in participating in the financing for the project.

6. Next Steps were identified in the final presentation, including:

a. Selecting a public/private partner to continue on planning details and permitting
activities.

b. Creating a petition process for establishing a special assessment district.

¢.  Work with the City Attorney to establish a petition process to form a taxing district to
fund a portion of the annual debt and operating expenses.

d. Direct a team to enter negotiations with relevant neighboring property owners.

e. Finalize the development planning and obtain approvals from Council

While the City has suspended planning activities for now, the feasibility work performed to date has

accomplished the original goal to identify achievable parking development options that can be readily
pursued at a future date.

Sincerely,

Don Audleman
Partner
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Purpose of Feasibility Study

The Winslow Tomorrow Planning process concluded that downtown Winslow is deficient
in pa supply. The study recommended that the City of  nbridge Id
cons n investment in parking, in partnership with busin  es, prop , and
the community.

roving y by developing
ng the creating a
ity to manage key elements of downtown
parking.
toth mmend of W S ny
dow propert acen d together
e
c he , th
n eir pa
, vel sts
core area.
The | isL to Pa
{tsh t thi ibility
be co
edto
nt, thi Ss with
enabling the parking structures to accomm t. enbe a

future decision of the respective property owners whether to include such features when
they implement plans to build parking on their sites.
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Feasibility Study Stakeholders

The primary sponsors of this study are Haggar-Scribner Properties, Sandstrom
Properties, and the City of Bainbridge Island.

A number of other property owners have expressed an interest in the study and have
shown some willingness to participate in exploring how their properties might fit into
some mutually viable scheme. They include:

*  Larry Nakata

* Michael and Alexa Rosenthal (Island Fitness)

* Bruce Brunton (buildings North of Historical Museurn)

*+  Ken Schuricht and Mary Hall (former Winslow Hardware)

+ Jim and Linda Brandt (Blackbird Bakery)

*  Earl and Linda Miller (Corner of Winslow Way and Madison)

*+  Frank Burlingame (Winlsow Way Art Galleries)

* Robens Jewelry

Affected Properties

B. Sandstrom
C. Haggar Scribner

The properties that are directly affected by the potential parking supply include those
more fully described in table 1 on the following page.
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Table 1: Study Sponsors and Interested Parties

Winslow Core Parking Feasibility Study
Participating Properties

Tax

023 047
048
049 2002
2625 023 050 2008
023 053
2625 023 054 2004

2625 023 146 2004

2625 023 046 2005
2625 023 057 2001
2625 023 133 2009
2625 023 143 2007

2625

2625 023

2625 023

2625 023 059 2009

2625 023 127 2007
2625 023 063 2003
2625 023 069 2007
023
2625
1
2625 023 157 2000

Virainia Mason
Virainia Mason
Virainia Mason
Virainia Mason
Maanano Properties

Sandstrom Properties

COBI
COB!
COBI
COBI

Winslow Hardware
Roberts

James Brandt
James Brandt
James Brandt
Frank Burlingame
Earl & Linda Miller
Ear & Linda Miller
Team 190

Team 190 LLC
Bruce Brunton

Use Land Value
Antiaue Store $685,190
Clinic $273.960
Clinic $102,240
Clinic $273,960
Clinic $342,120
Retail $319.840
Retait $1.039.460
Museum $257.380
Parkino $144.710
Parkina $179,080
Parkina/BPA $2,706.800
Retail $262,160
Retail £137.630
Office $239.880
Office $85.200
Retail $125.840
Office $334.250
Retail $148.120
Retait $502.040
Retail $365.710
Parkina $297,550
Fitness Center $867.380
Office $394.550
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Impvm!

$279.560
$496.790
$166.470
$1.799.730
30
$1.462.850

$1.546.740

$101.390
50
$0
$0

$926.740
$356.540
$129.770
$494.170
$1.093.210
$1.077.480
$474.510
$981,790
$1.250.500
$0
$1.083.840
$94,370

Vaive

$964.750
§770.750
$268,710
$2,073,680
$342,120
£1782.690

$2,586,200

$358.770
$144.710
$179.080
$2.706.800

$1.188,900
$494,170
$369.650
$579.370
$1.219.050
$1.411.730
$622,630
$1.483.830
$1.616.210
$297,550
$1 951.320
$488,820

Impvmt

size in

5436
3540
1102
9614

7266

6229

3643

6.350
2.639
1.774
5178
4,968
8.331
3.328
6.480
8.632

12.046
775

Lot
size in

08
0.24
0.09
024

04
0.28

0.91

0.59
0.29
0.36
237

0.23
0.12
0.36

0.1
o1
0.39
0.13
044
0.32
0.26
0.76
054

Current

Parklﬁ

48
12

27

16
26
26
68

33

18
17
20

42
24



Site Conditions

C maps ing the area
the des am by the C

ndert
r this

The overall study area varies
in elevation from
approximately 70’ above sea
level at the alley to the North
of the retail shops on Winslow
Way to a height of
approximately 130 feet at the
Northern edge of the study
area

It is apparent that significant
cutting was done at the time
of the development of the
retail buildings facing Winslow
Way, leaving an embankment
along the Southern edge of
the adjacent City-owned

sign
udy.

property. This embankment provides the opportunity for providing underground

parking on the City property.

of
ell.
he

smooth and convenient street access and vertical transportation among the

various parking levels.

A larger topographic map is included as Exhibit B in the Appendices.
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2. ns

The study has provided a geotechnical report prepared by Associated
Earth Scie Inc. S1") for the Kitsap County Consolidated Housing
The study reported subsurface
borings e on the .6-acre site
the reta res facing Winslow Way.
45 feet in depth. The location is shown on
a site map included in the study.

Aot
Rl

DRAFT o=

The tests found competent soils, consisting primarily of natural Vashon glacial
lodgment till overlaid by a thin layer of very dense, gravelly sand with silt.

Minor seasonal “perched” ground water was pths of from 20 feet to 32
feet. The regional ground water “horizon” is o be on the order of 200
feet deep.
y proposes ign mm tions to direct structural and
neering for par stru
Th design team was stamped “DRAFT”, and should be
co re actual detailed design engineering is undertaken.

A larger Site and Exploration Plan is included as Exhibit C in the Appendices.

2007 05 04 Parking Feasibility Study Final Design Program 6



Genera Study Goa s

and C ons, and
Is and have been
loping options for providing new downtown

1 Id
for parking on the subject
urations could be
coo or com i parkin | Il
dev t costs, il g-term n
In addition to the impetus for more downtown parking from the Winslow
ty
ng
e
2. Parking should re s of users
The new parking ree primary user groups:
* Employees of downtown busine and the City, including Bainbridge
Performing Arts Center and the rical Museum -

+ Customers and visitors of downtown businesses

ased off-site parking

ion of the rking should be to and e
s. The st evaluate wheth king sh v r
segregation of users or not.
In ese users, the ing de uld d need for
se and off-loadin the im ya d wn
bu
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3. Provide Flexibility for Development Sequencing

itis r will be developed at a different time.

Funt diff at
this ine ts
of coordinated parking can be achie ofd

development schedules.

r access to surrounding streets to the new
obtaining permission or control of access

ity.
Existing
Madison
Access
Potential
Erickson
Access
Existing Winslow Potential
Way Access Winslow Way
(Easement) Access
. Ex s

rties might cooperate to manage
ion of revenues to help defer the

costs of the new parking.

6. Coordinate the new parking with the Winslow Way rebuilding project

2007 05 04 Parking Feasibility Study Final Design Program

The team will coordinate the feasibility options with new Winslow Way
rebu roject planning to insure coordination of access points, utility
connections, and any other issues requiring attention.



Property-Specific Goals

rease ng empl pa
n sup f Winslo mo

w »
v

ii. Downtown employees and customers

C. Explore options, costs, and benefits for providing design and structural
flexibility to allow development of portions of the top ievel of the garage
i. square” vs
i buildings ( study will not attempt to identify the type of
future buildings or the kind of uses.)

D. Explore improvement of overall traffic circulation in downtown area

E.

F. wn estria u

G ion the d p of the public

H inth e of the ano Property, on
slow d be loc Resolve

acquisition and development financial structure among study participants.

2. Haggar-Scribner Properties
A. Recognize likelihood of need for medical clinic parking for a future 30,000-

| lo .
B. al elopment of new clinic while the existing
facility remains in operation
C. Repl parking
D. Dete er to exercise the hase the ano Property,
on which new access road from Vi uld be lo Resolve

acquisition and development financial structure among study participants.

3. Sandstrom Properties

A. to allow development fiexibility for the site under the new
es
B ize that redeve enti to occur fo e.
C. multi-level con ons to facilitate retail, as well
as other uses.
D. Determine whether to participate in th eoft ano erty, on
which new access road from Win low d be Res

acquisition and development financial structure among study participants.
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Organizational Structure

The organization of parties for the feasibility study is shown below. The City and its
financial advisors have selected a Project Manager and have contracted with SSH LLC,
a joint venture between Haggar Scribner Properties and Sandstrom Properties, to
assemble and manage a planning team to perform the feasibility study. SSH, in turn,
has contracted with Capstone Partners, a Northwest real estate services firm, to serve
as their project manager.

Feasibility Study Principal Organization

gctivico = i City of
Bainbridge Island

Project Manager
: v l‘;
Haggar Scribner Propadios
SSH LLC
Ssndstrom Properties
A
Friwiie frastisy) shel
r
Planning Team
Management: Capstone Partnere
e e e i e e :
Architect Structural Engineer Civil Engineer Landscape Architect Construction Advisor
80 78D T80 TBO TBD

The planning team has been selected through a public process and consists of:

«  Architect/Planners: LMN Architects Seattle
+  Associated Architect: Wenzlau Architects Bainbridge Island
«  Structural Engineer: DCI Engineers Seattle
«  Civil Engineer: Browne Engineering Bainbridge Island
» Landscape Architect: Siteworks Seattle
« Associate Planner: Bill Johnson Bainbridge Island
«  Construction Advisor: JTM Construction Seattle

2007 05 04 Parking Feasibility Study Final Design Program 10




Workplan

The lity Study Planning Team and the City's Project Manager have worked with
their tive parties in developing a schedule for the feasibility planning process.

ilastcitidiqiii

i
il
VEiiiafisrsiis

i
FOIRTTivETf

i
i
{
1

A larger schedule is included as Exhibit D
Highlights of the workplan:

Wins Leadershio Team
Approve Design Program
Progress Report
Approve Design & implementation Recommendations

Progress Reports
Approve Design Program
Approve Design and Implementation Recommendations

2007 05 04 Parking Feasibility Study Final Design Program

May 23
June 6
June 20

May 14, June 18
June 4
July 2

11



Background Information

Topographic and Boundary Map

Site and Exploration Plan prepared by AESI

Feasibility Study Work Plan Schedule -

2007 05 04 Parking Feasibility Study Final Design Program
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o o »

9.

10.

11.

Background Information and Data

following information has been collected from the City of Bainbridge Island to
itate the feasibility study:
and Lathrop

Preliminary Subsurface Exploration and Geotechnical Report dated September 14, 2001
prepared by Associated Earth Sciences

mary on the Bainbridg tural Center on Town Square dated October 18,
prepa William Isley and Jones

AutoCAD base map with existing topography, building footprint and parcel line information
AutoCAD cross sections of existing streets and project site

GIS parcel information

AutoCAD parcel information August 2006

3d sketch-up model of Winslow Tomorrow vision from Mithun

Parking Ordinance 2006-17

Memorandum Fisher to Chuck DePew regarding programmatic considerations
for the new pa re.

Wenzlau and Isley parking analysis sketches from Winslow Tomorrow

12. Access and Circulation study by Charlier Associates dated January 2006

13. Analysis of Parking, Density, and Redevelopment Potential date February 1, 2005

14,
15.
16.

Winslow Tomorrow FAR Summary for year 2025 dated March 28, 2007
Property Parking Status Map for Winslow Central Area

Geotechnical Boring Map

2007 05 04 Parking Feasibility Study Final Design Program

. A Winslow Town Square Traffic Study dated October 21, 2001 prepared by Johnson, Davies
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Progress Report .

The purpose of this Progress Report is (o review the ongoing progress in
the development of the Feasibility Study which will be presented in the
Fall of 2007,

No final conclusions or recommendations are presented in this progress
report, and no decisions are requested from the City of Bainbridge Island
at this time.

The Feasibility Study involves a large number of people working
interactively, and is evolving rapidly as concepls are beginning tc achieve
consensus. Accordingly, these written materials, submitted almost a
week before the scheduled July 11 Council Workshop presentation, will
be supplemented in that presentation with more information developed
during the intervening period.

The Planning Team is continuing to work with City Staff on a number of
key decisions, such as the quantity of parking desired by the City.

Council comments and suggestions in response to the content of this
Progress Report are welcome.

-

e e — e Winslow— - Pa+king
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Context for the Feasibility Study

A. Purpose of Feasibility Study

Overall Land Use Goal WMP 2-1

Strengthen Winslow—the ommercial, cultural and commuter
hub—as a sustainable, a diverse, livable and economically
vital community, by:

¢ Encouraging downtown living;

e Providing an enhanced pedestrian experience, with linked
ing, the ublic facilities, open
areas, a and retaining visual

access to Eagle Harbor;

e Promoting the efficient use of land;

Encouraging the retention and expansion of retail that serves the
needs of community members and visitors;

e Providing opportunities for business expansion and private

reinvestment;

Promoting development that is sustainable and supports
community values; and

Developing strategies that result in the creation of less expensive
housing and retail space, thereby increasing diversity while
minimizing dependence on the automobile.

Policy WMP 2-6.3: Increase the vitality of the civic plaza — currently
comprised of the Farmers’ Market, BPA and City Hall — by developing
better circulation and enhanced pedestrian amenities, providing
opportunities for future civic and cultural buildings; and encouraging a
greater variety of activities.

WMP Chapter 5: Public Facilities
Goal WMP 5-1: Enhance Downtown Winslow as the Civic, Commercial,
and Cultural center for Bainbridge Island.

WMP 5-1.5: Consider building a public parking structure or other public
parking facility to serve the Winslow retail core.

WMP 5-1.8: Increase the public space in market square, including
covered space for artists and farmers market built on top of
underground parking build on top of underground parking at the south

edge of the existing park.

Winslow- GTidergroun a—P—aJJ(-i ng
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* Creating a pedestrian environment
Providing pedestrian facilities and amenities;
* Creating a streetscape that provides pedestrian amenities;
the Ravine

* Preserving, expanding and promoting network of
social/informal trails;
Recognizing and developing Winslow Way as the centerpiece
of downtown Winslow; and
Managing public parking and encouraging a “park-once district”
that provides accessible parking for downtown users,

Winslow Tomorrow Executive Summary-Parking Recommendations
Challenge 5 - Park Once
Encourage a “park-on 2 district” by providing arking that is plentiful
and accessible.
Strategy - Invest in parking in partnership with businesses, property
owners and the community.
Implement effective policies, programs and projects to improve the
downtown parking supply.
Actions
Improve parking management and enforcement in the downtown
core.
Increase the amount and effectiveness of on-street parking by
30 on-street spaces, signing for
a policy of “no net loss” and plann
paid parking.
In partnership with property and business owners, improve
downtown parking supply by developing employee parking
opportunities outside the core business area, revising the feein-
lieu program and planning for underground parking.
Create a parking district authority (possibly subsumed into a
larger downtown public/private authority) with responsibilities
to manage key elements of downtown parking.

Winslow Core Parking Feasibility Study Progress Report July 5, 2007
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Priority parking projects include:

Provide adequate parking on-streel, underground and in mixed-
use buildings.

Add on-street parking on new lanes and exisling streets: Bjune,
Winslow Way and Madison.

Build structured (preferably underground) public parking in the
vicinity of Winslow Way.

Possible sites on public land are:

1
2)

City land south of the civic green/farmers’ market site and

the existing post office site if the city can successfully negotiate
retaining a post office downtown with distribution functions
located elsewhere.

Explore the opportunity to develop parking in partnership with
private developers.

Relocate or develop convenient employee parking off Winslow
Way.

Winslow —— oo Parking— — - _——
under groun a 8 Winslow Core Parking Feasibility Study Progress Report July 5, 2007
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B. Public-Private Partnership Performing Feasibility Study

Two property owners with downto e
land hav
hat will Winslow Core Parking Feasibility Study
on their
private property owners are interest Do e

parking might be coordinated or co
development costs, and provide better access and traffic flow in the core
area.

C The Feasibility Study is Limited to Parking

It should be noted that this fea

how parking might be confi

properties. This study is not inten

or uses of the sponsoring properti

attempt to identify design issues

parking structures to accommod

a future decision of the respective property owners whether to include
such features when they implement plans to build parking on their
sites,

Winslow Core Parking Feasibility Stucly Progress Report july 5, 2007
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Feasibility Study Participants

The primary sponsors of this study are Haggar-Scribner Properties,
Sandstrom Properties, and the City of Bainbridge Island, working as a
public-private partnership. Haggar-Scribner and Sandstrom have formed
SSH LLC to manage their interests in the public-private partnership.

Al the invitation of SSH’s Tom Haggar and Dave Azose, A number of
other property owners have become involved in the study and have
shown willingness to participate in exploring how their properties might
fit into some mutually viable scheme. They include:

Michael and Alexa Rosenthal (Island Fitness)

Bruce Brunton (buildings North of Historical Museum)

Ken Schuricht and Mary Hall (former Winslow Hardware)
Jim and Linda Brandt (Blackbird Bakery)

Earl and Linda Miller (Corner of Winslow Way and Madison)
Frank Burlingame (Winlsow Way Art Galleries)

Roberts Jewelry

Affected Properties

City of Bainbndpe sland

SEANNIAY AL S

INGNANIAY NESIGWINE

‘,‘q"r..-;
WINSLOW WAY |
- oS S S

CWaAnRSIOW: g Parkineg — —— . o
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Feasibility Study Schedule

The Feasibility Study Schedule was set forth in the agreement between
SSH LLC and the City of Bainbridge Island dated March 28, 2007.

The major work plan elements are as follows:

1. Establish Work Plan Completed in March
2. Select and Organize the Feasibility Study Team Completed in April
3. roved by CC
4. Due Fa
5. Op Due Fa
6. ion - DueFa

This Progress Report will deal primarily with a review of the work-in-
progress under ltem #4. The remaining two work items will be developed
between now and the fall presentations.

Design Program

For the Design Program for the Feasibility Study, which
was by the City Council in. May of 2007, is attached as an
Exhi

Major Goals of the Design Program included:

7. Explore “Town Square” Opportunities on the Upper Surface of the
Parking Structure

is study cal ei or of
or buildi be pa e, to
e design em of su re
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Targeted Parking User Groups

The new parking will be targeted for three primary user groups:

e  City Hall employees and visitors, including Bainbridge Performing
Arts Center and the Historical Museum

e  Customers and visitors of downtown businesses

e Users from downtown developments who have purchased off-site
parking through participation in the City’s fee-in-lieu program.

The configuration of the new parking should be attractive to and
convenient for the user groups. The study will evaluate whether the
parking should provide for segregation of users or not.

In addition to these users, the parking design should respond to the
need for service parking and off-loading for the immediately adjacent
downtown businesses.

The Planning Team is working with the City to identify the number of
parking spaces it wants to provide for its targeted user groups.

Chuck DePew is working with area businesses to identify demand for
parking for downtown business employees and customers.

WARSLOW: st o s A PAEK I G oo o c o o e
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Feasibility Study Area

The study area is bounded by Madison Ave on the west, Ericksen on the
east and Winslow Way on the south and encompasses properties owned
by the City of Bainbridge Island, Haggar-Scribner, and Sandstrom. The
general character of the properties are one and two story buildings with
surface parking.

N
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Urban Planning Issues Under Evaluation

1. Access

Traffic impacts to the street system will be minimized (maintain
LOS at key intersections);
Access will be compatible with pedestrian and bicycle systems
and patterns;

o Vehicle ingress and egress will be compatible with existing adjacent
land uses; and
Pedestrian ingress and egress will be convenient to retail and
government/public facilities.

T
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i
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2 Circulation

o Traffic impacts to the street system will be minimized (maintain
LOS at key intersections);

« Circulation will be compatible with pedestrian and bicycle systems
and patterns;
At-grade (or other non-garage) route will be maintained between
Ericksen and Madison; and

 Emergency access will be maintained to, through and around the
garage

3 Connectivity
area
how

area
and promote good circulation patterns throughout the core area.

4. Opportunities for Public Amenities

ideas for future consideration.

WaRSIOW- s g mvso i wd—Parking
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Study Area Access

The study area is currently accessed from:

Madison Ave via Henshaw Way

Ericksen Ave

Madrone Lane (future access may be restricted)
Harbor Way (new access)

NSRS

—- — Winslow-
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Configuration Options

The following configuration options are emerging as solutions meeting
the complex requirements set forth in the Design Program.

These configuration alternatives are conceptual and should not be
considered as building design recommendations. Architeclural design
is not a part of this feasibility study, and will be undertaken as a separate
project once the general parking concepts are approved by the City.

All options pursue the City’s policy goals for Access, Circulation,
Connectivity, and Public Amenities.

Winslow— - .. Parkin I I it
underground & Winslow Core Parking Feasibility Study Progress Report July 5, 2007
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Option 1: City

The City option is a modest underground garage
that seeks to maximize use of the current surface

parking area south of the civic plaza.

Option 2: City + Clinic

The City + Clinic option is a public/private
partnership option with the same layout as
the first option which potentially connects to

and through a private garage on the east to
Ericksen.

Option 3: City Expanded

The City Expanded option is an alternative
for either option one or two, building north
underneath the civic plaza.

note: this option requires additional relocation
of utilities from the south side of the BPA 1o the
north edge of the site. These utilities further

restrict the expansion of the garage to only two
corridors.

Winslow Core Parking Feasibility Study Progress Report July 5, 2007
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Urban Planning and the Configuration Options
All options:

1. Access

+ Allow principal access from both Madison Ave and Ericksen
Ave

« Allow potential access from Winslow Way from a new lane
(Harbor Way) and a new alley along the south side of the
garage

¢ May have restricted access on Madrone Lane

2. Circulation

« Minimize impacts to key inlersections by focusing access on to
Madison and Ericksen as opposed to Winslow Way

« Provide the opportunity to make a surface vehicular connection
from Madison to Ericksen

3. Conneclivity

« Provide vertical circulation for bikes and pedestrians up and
down the hill from the grade of Winslow Way to that of the City
Hall and BPA

e Providethe opportunity to makea formalized bike and pedestrain
connection from Madison to Ericksen

4. Opporlunities for Public Amenities
e Provide the opportunity to expand the civic plaza and provide

more public open space and the opportunity for additional civic
structures :

Winslow - asrgrnirsd Parking S I
gndergroun d & Winslow Core Parking Feasibility Study Progress Report July 5, 2007
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City

This option focuses the garage in the surface parking area south of the
civic plaza. This option offers good opportunities for access to the garage.
It also minimizes impacts to future development around it, especially
the civic plaza area. This option keeps the current civic plaza intact but
allows for future expansion into that area as demand arises as well as
future expansion onto private property as those properties redevelop.

— W-i-ns] o-w- UHAETETOUT gParking — - —.
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City + Clinic

This option offers reduced costs through private partnership and efficient
use of resources by constructing all at once. This option may assist the
“park once” policy goal by creating a central shared parking facility that
allows visitors and others to park once to patronize several businesses
and services. This option also offers a more visible access point on
Ericksen that may help with wayfinding.

-~ Winslow yrde rground Parking
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City Expanded

This option offers the opportunity to effectively hide a bigger structure
under the current civic plaza. Though the plaza area would need to
be redeveloped, this option would provide the opportunity to include
additional space and/or structures associated with the farmer’s market
or other civic uses.

L
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Evaluation of Options
i e S B Maximum Parking Capacity Achievable by City

While no decision has been reached, nor recommendation developed,
jor the amount of parking the City may wish to develop for its targeted
user groups, the planning team has identified the approximate capacity
of various portions of City-owned property t0 accommodate parking.

The following tables show the approximate number of spaces achieved
for a variety of combinations of underground and surface parking levels.
The tables are segregated into estimates wherein a surface-level plaza
EXCLUDES any parking being provided on that level vs. estimates where
the surface level includes full parking.

The range of spaces that could be accommodaled in these study areas
and levels range from 92 with one underground level under a plaza that
excludes parking, 10 552 with three underground levels under a plaza
that excludes parking.

I parking is developed on the surface to the same extent as on the
underground levels, the range is from 184 with one underground level,
to 736 with three underground levels.

18 Winslow s nderaro

1575 Tound Parki Ui o e b e e
u Winslow Core Parking Feasibility Study Progress Report July 5, 2007




Core Parking
Feasibility Study

Estimated Number of Parking
Stalls by Design Scheme

Evaluation of Options

Winslow Core Parking Feasibility Study Progress Repori July 5, 2007

City Property
Plaza On Surface Surface 1 Underground |2 Underground |3 Underground
City Properties
Current South Parking Area 0 92 184| 276
Expansion into N Area
(1 Bay to N) 0 13 276 414
(2 Bays to N) 0 184 368 552
City Property
Parking On Surface urface 1 Underground |2 Underground |3 Underground
City Properties
[Current South Parking Area 92 184 276, 368
Expansion into N Area
(1 Bay to N) 138 276 414 552
(2 Bays to N) 184 36 552 73
Note: Current Existing Parking
City Properties
South City Staff 1ot 52
North BPA Plaza Area 84
——— ———Winslow-

undérground Parking— -
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Evaluation of Options

I
—
T - [Fr ety v vl
e [t wessi [T e
CONCEPT City City + Clinic City Expanded 1 and Il
Concept ‘Structure on two City-owned | Structure includes City
Description  |parcels with smallest impact | structure, plus private
possible using property property to the east doubling
currently used as surface the structure size and
parking. capacity.
Property Structure on both public
and private land. Private
development to the east will
need to coordinate with the
historical museum
Phasing ‘May be expanded to the ‘May be expanded to the SE
Access to Access from Madison and Access from Madison and | Access from Madison and
Garage Ericksen and potential access Ericksen and potential Ericksen and potential
from Winslow Way access from Winslow Way | access from Winslow Way
Through Existing through access Access from Madison Access from Madison
Access to Ericksen across north to Ericksen across north
perimeter and potential perimeter and potential
access from Harbour Way | access from Harbour Way
through to Madison through to Madison
Emergency Yes Yes Yes eI
Vehicle Access
Non- Existing connections
motorized maintained
Connections
Parking Needs |Most likely too low a stall
count to meet the needs
of parking demand for the
short-term
City Policies
Traffic Moderate impact Moderate impact
Cost Least efficient More efficient More efficient
P S
=i CWIRSIOW g e P b KR e e e e i
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Estimate of Order-of-Magnitude Costs

Because of the conceptual character of the planning efforl to date,
estimated costs are equally conceptual and preliminary.  Further
architectural and engineering detail would need to be done before
generating final development costs.

However, the planning team is working (o develop rough order-of-
magnitude cost estimates based on the actual site conditions and
planning concepts.

These estimates are still under development and further information will
be presented at the July 11 workshop briefing.

Itis possible to say at this time that no unusual costs are being generated
by site considerations or design concepts developed to date. The cost
of this parking should compare favorably with other parking structures
being developed in the Puget Sound Area at this time.

Further, the cost estimating work to date indicates a roughly 10%-15%
reduction in development costs if the City garage and the Winslow
Clinic Phase | garage are built together.

By far the biggest cost impact apparent at this time is the decision
regarding the development of the surface level of the garage. Excluding
parking on this level simply means the cost of this level of structure
and surface improvements must be funded by the revenue from the
remaining parking spaces, or funded through other capital sources.

More detail on this issue will be presented on July 11.

TR S e WingleW e Darking
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Early Conclusions
r’ ¢ . s e 1. The City has the {lexibility to develop a wide range of parking

quantity on its own property

2. Combining the Public parking structure with adjacent private
structures provides several benefits:

Improved Access and Area Traffic Circulation

Reduced Development Costs

Opportunities for private development delivery
Development resources

Additional Capital Sourcing

Opportunities for coordinated operational management

3 The parking project can provide an excellent foundation for
achieving many of the urban design goals delineated in the
Master Plan

55 Winslow-grde rground Rarking--
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Next Steps

° Work with City and Community to clarify parking demand

° Work with adjacent property owners to refine design and
identify desirable urban design opportunities

o Refine design options and cost estimates
° Identify and evaluate financing options
° Identify and evaluate delivery options

e Present recommendations in Fall

—Winslow underground Po-Fleing e 23
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Parking Structure Feasibility Study
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1. Executive Summary

Background
In March of 2007, inbridge Island ed a
feasibility study to y a Public-Priva ip to
investigate possibili ment of parking slow
Core: :
The key e feasibility study were identified as:

1. E Development Options

* City and Adjacent Property Owners
2. Identify Development Costs
3. Explore how to pay for it
4. Explore options for commissioning delivery

The primary

Sandstrom Pro
public-private
SSHLLCtom

At the invitati
other property
shown willing
might fit into s

-In May of 200

parking feasibi
public and priv

in the appendi
An interim progress report was de to the City Council in july of
2007 and is also included in the a X to this report.

Demand Estimates
A number of user audiences are expected for the new parking structure.
Included are:

A. Civi employees and visitors, including.
1. , Bainbridge Performing Arts, and the Historical
2. Potential future civic building and visitors
Current estimates for the Civic ndicate a need for 204
parkings| es. Assuming 35 spaces within the current supply
are reta a net of 169 spaces would be moved to the new
parking ty.

B. Core area business employees, customers, and visitors.
The business con

Wms,owunﬂér‘@'rbund Parking 3



C. Participants in the City Fee-in-lieu program.
The City has yet to identify a goal for developing inventory for the Fee-
in-lieu program it has already established.

D. Commuter Parking.
At least as a short-term revenue strategy, allowing this user group might
help alleviate the carrying costs for excess inventory

Site Configuration Options
e

Property ownership within the study area is identified in the
accompanying figure.

initial design studies have focused on locating the City portion of
the parking structure primarily on the two lots identified as the City
Southeast lot and the City Southwest lot.

The design studies have also suggested that the coordination between
the public and private parking structures could be enhanced if the
City can acquire a small strip of private land along the South border
of the two city parcels. This acquisition will significantly enhance
the alignment of the parking structures and will reduce development
costs.

The private owners are willing to discuss the acquisition by the City for
this purpose and are working together to explore the improvement of
the current east-west service alley abutting the city lots.

The planning team recommends that the City attempt to acquire the
private land to facilitate the development of the parking structure.
If satisfactory terms cannot be reached with the private owners, the
design team recommends that the City consider allowing the Clinic
property owner to acquire a small strip of city land just South of the
BPA and Historical Museum properties to accomplish the parking

structure alignment.
4 . Winslow

] Parking O
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Site Access

WINSLOW WAY

Madison Avenue

Winslow Way

Madrone Way

Service Alley

Madison to Ericksen Connector
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Parking Structure Configuration

After evaluating a wide range of site constraints and building
configuration options, the planning team recommends a parking
structure with dimensions on the City-property of 120 feet in width
and 256 feet in length. If the Clinic parking structure is added, an
additional approximately 335 feet of length can be realized.

DECK RAMP

Four levels of parking, three of
which are underground, will

west elevation

(=1

-/

provide a maximum capacity of — s

approximately 436 parking spaces.

Should the top level be used for ——
other purposes, the maximum
capacity is reduced to approximately 327 spaces. Of course, it is
possible that the top level could be some combination of parking and
other uses.

The planning team recommends a Deck Ramp configuration to provide
the most efficient and cost-effective parking layout and to provide the
most “user-friendly” circulation within the structure.

Preliminary cost estimates indicate a range in construction costs
for a Deck Ramp from approximately $24,500 to $29,500 per stall.
After adding administrative costs and fees, the costs ranges from
approximately $32,000 to $39,500 per stall. These cost estimates
assume some form of privately-commissioned project delivery.

Cost estimates assume that alternative uses located on the top level
of the garage would have their own budget and would reimburse the
parking structure for the pro-rata share of the structure development.

6 Winslow Parking

underground

south elevation

-
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Preli ry Financing Analysis

Usin rent public debt interest rates and terms, annual debt service
-space city st re,

ion where the ce

rvice per stall is estimated to be
approximately $2,420.

In the event the public and priva
and financed under the same term
$640, to $ 000,
nsele . Th nual
$1,960 to $2,070 under these alter

If the  lic private p s C into a
single  er ct, cost e e s pment
costs of approximately 15% over a e.

Project Delivery
s is iss d, foll 8
Th im d ons d
lic decision process incorporated

p 6 months?
el t partner 2 months
2 months
Project Design 6 months
Permitting 2 months
Construction ' 12-14 months
Commissioning and Opening 1 month

31-33 months

Next Steps
1. Continue development of user demand commitments
. lop city policy for pr sufficient  in lieu inv
. with core area and bu sses to i
commitment
Identify demand resulting from potential additional civic plaza
building(s)
2. ners to explore joint development
3. evelop parking structure
C vs, private)
nt structure, or
ner
cing approach
r"6|.".? Winsl.ow,ﬁ,hder.g,_muhd.,Parking 7
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2. Purpose of Study

feasibility
ith SSH to

Explore Parking Development Options

- City Alone

- -City and Adjacent Property Owners
2 Identify Development Costs
3 Explore how to pay for it
4 Explore options for commissioning delivery

A Public-Private Partnership is performing the study

Two praperty owners with downtown properties adjacent to the
City-owned land have joined together with the City to undertake
a feasibility study that will evaluz potential for developing
s. Because of the adjacency,
owners are interested in exploring
ht be coordinated or combined to
pment costs, and provide better
access and traffic flow in the core area.

The Feasibility Study is Limited to Parking
It should be noted that this feasibility study was commissioned

toe be configured within and among
the s study is not intended to explore
futu the sponsoring properties. Where

i tive
property owners whether to incl
implement plans to build parkin

process concluded that downtown
pply. The study recommended
should consider an investment in
esses, property owners, and the
community. Many of these recommendations have been codified in
the City’s Master Plan which was updated in November of 2006.

Winslow

undéigiound

REVIEW DRAF
Moy 4, 2007

Winslow Core Parking Feasibility Study

Design Program
Wer. 208

Parking

[T
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C 1y of BAINIKIDUE 181 axe

WINSLOW MASTER PLAN

Far

Winslow

Harbor;
n of retail that serves the needs of

nsion and private
reinvestment;

Promoting development that is sustainable and supports community

creation of less expensive
asing diversity while minimizing

the civic plaza —
d City Hall — by
n amenities, providing
ties for future civic and cultural buildings; and encouraging a
riety of activities. '

WMP Chapter 5

Goal WMP 5-1: wn Winslow as the Civic, Commercial,

and Cultural center for Bainbridge Islan 1.

WAMP 5-1.5: Consider building a public parking structure or other public

parking

WMP 5 square, covered
il of unde arking

and Encourage the Development ol
Public Buildings and Public Spaces

In b toe develop ncorporate
m ti the new res | or mixed-
menities;
menities;

or, the Ravine and Ferry
ods;
Preserving, expanding and promoting the existing network of social/
informal trails;
. ng oping Winslow Way as the centerpiece of
Wi
. parking and encouraging a “park-once district” tha
e parking for downtown users.

Parki
underground arking



Add on-s
Way and

Po
1)
2)

a post office downtown with distr

. the opportunity to develop parking in partnersh
ers.

include:

rking on-streel, underground and in mixed-use

ing on new lanes and existing streets: Bjune, Winslow

(preferably underground) public parking in the vicinity

liate retaining

elsewhere.
ip with private

Relocate or develop convenient employee parking off Winslow Way.

Winslow

underground

Parking

11
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Winslow.

underground

Feasibility Study Participants
The primary sponsors of this study are Haggar-Scribner Properties,
Sandstrom Properties, and the City of Bainbridge Island, working as a
public-private partnership. Haggar-Scribnerand Sandstrom have formed
SSH LLC to manage their interests in the public-private partnership.
At the invitation of SSH's Tom Haggar and Dave Azose, A number of
other property owners have become involved in the study and have
shown willingness to participate in exploring how their properties
might fit into some mutually viable scheme. They include:

¢ Michael and Alexa Rosenthal (Island Fitness)

e Bruce Brunton (buildings North of Historical Museum)

e Ken Schuricht and Mary Hall (former Winslow Hardware)

e Jim and Linda Brandt (Blackbird Bakery)

e Earl and Linda Miller (Corner of Winslow Way and Madison)

e Frank Burlingame (Winlsow Way Art Galleries)

e Roberts Jewelry

Tins ol Buinbricze sand

north o

e o —

Lty Cily

HageSeribn e

oAt e ot

|

southieast fot | southwest [o
|
1

Parking A & SO L IO R R O R ]
Winsiow Core Parking Feasibility Study September 6, 2007




3. Design Program Requirements

General Study Goals

on fp
Ipers sted
nd o bee

in developing options for providing new
configurations.

1. Identify and Evaluate Configuration Alternatives
2. parki user groups
3. Flexi nt Sequencing
4. Acce

5. Explore Long-term operational opportunities

6. Coordinate the new parking with the Winslow Way rebuilding project

Property-Specific Goals
1. City of Bainbridge Island

A. Replace and potentially increase existing employee parking
B. Provide additional parking in support of Winslow Tomorrow

i. Fee in lieu program

ii. Downtown employees and customers

C. Expl
stru
top

uses.)

nd
he

to
of

D. Explore improvement of overall traffic circulation in

downtown area

E. Service circulation and delivery parking

F.  Explore opportunities to improve downtown pedestrian

circulation

and financing options for the
component of the new parking
rticipate in the purchase of the

ich new access road from Winslow

jolve acquisition and development

financial structure among study participants.

Winslow

underground

REVIEW DRAFY
Mey 4, 2007

Winslow Core Parking Feasibitity Study

Design Program
Mgy 2007

The complete Design Program was
approved by the City council in
May of 2007 and is included in the
Appendices.

Parking... 13
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2. Haggar-Scribner Properties

A.

Recognize likelihood of need for medical clinic parking for
a future 30,000-50,000 sf clinic redevelopment

B. Provide for phasing to allow development of new clinic,_j

C.

while the existing facility remains in operation
Replace existing parking

D. Determine whether to exercise the option to purchase

the Magnano Property, on which new access road from
Winslow Way could be located. Resolve acquisition and
development financial structure among study participants.

3. Sandstrom Properties

A.

B.

Provide parking to allow development flexibility for the site
under the new zoning allowances

Recognize that redevelopment is not likely to occur for some
time.

Explore multi-level connections to parking to facilitate multi-
level retail, as well as other uses.

Determine whether to participate in the purchase of the
Magnano Property, on which new access road from Winslow
Way could be located. Resolve acquisition and development
financial structure among study participants.

The complete Design Program was approved by the City council in
May of 2007 and is included in the Appendices.

underground

Parking
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q, Demand Estimates

A number of user audiences are expected for the new parking structure
Included are:
A. Civic Campus employees and visitors, including:
1. City Hall, Bainbridge Performing Arts, and the Historical
Museum
2. Potential future civic building occupants and visitors
es, customers, and visitors
n-lieu program
as a short-term revenue strategy,
t help alleviate the carrying costs

Current estimates for these user groups are discussed in more detail in
the following:
A. Civic Campus

PROJECTED CIVIC CAMPUS DEMAND - PARKING FACILITY

PARKING STALLS ECTED 1998 CITY HALL PERMIT 150
CURRENT SuUPPLY 129
FEASIBILITY STUDY - CIVIC CAMPUS NEED

16 VISITOR SPACES
6 HANDICAPPED SPACES
2 SPACES FOR BRANDTS
95 CITY EMPLOYEE SPACES
119 CITY HALL NEED

30 BPA SPACES !
31 Additional BPA Need 2
61 BPA NEED

24 CHAMBER DOWNTOWN EMPLOYEE SPACES

204 TOTAL NEED - DEMAND
35 SPACES RETAINED - CURRENT SUPPLY

1 - 30 spaces required per the COBI 1998 Permit

2 - Revised Parking Code - Theaters require 1 slall per 4 seats.

BPA advertises 245 seats which would trigger a 61 stall requirement,
This leaves the facility underparked by 31 spaces.

‘s -
W lnslo)v undergi’bu"n(T_PAr'kJng
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underground

from candidate business owners.

The Chamber of Commerce and core area property owners
are now organized to pursue commitments. It should be noted
that before meaningful commitments can be obtained from
business and property owners, it will be incumbent on the City
in turn commit to a parking structure development program that
establishes the terms and conditions upon which parking rights
are based, as well as a specific development time schedule.

. Fee-in-lieu program

Some city-provided parking has already been subscribed under
the fee-in-lieu program established by the City.

In addition, many core area properties will be difficult to
redevelop if on-site parking is required.

Surface parking could result in a significant portion of downtown
becoming asphalt lots.

Underground parking will be expensive and ingress/egress
ramps will create significant obstacles to storefront continuity.

Parking
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5.  Site Options

The following options will be discussed:
A. City alone
1. City Property only
2. City Property with additional site acquisition
B. Public/private partnerships

A.  City Only:

Site alternatives for a City-only parking structure have been

identified.

These include limiting the parking structure to property currently
controlled by the City and an alternative to acquire minor additional
property rights to the South to accomplish specific goals discussed

below.
1. Current City-owned Property:

The first design studies began by utilizing property already
owned by the City and now used for parking. The design studies
began by assuming the structure would be located at or near
the South property line for the parcels identified in the previous
section as the City Southeast lot and the City Southwest lot.
It should be noted that the South property lines for the City
Southwest lot is offset by about 10 feet further South than the
City Southeast lot, resulting in a 10 foot unused strip of land for

the width of the East-most parcel.

Initial design studies concluded that the greatest efficiency in
parking layout would be achieved by orienting the parking bays
on an East-West axis, responding to the rectangular shape of

the available land.

CITY NORTH:PLAN

M S R LN S s W = s
Winslow Core Parking Feasibility Study September 6, 2007

Winslow

underground

Parking
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CITY NORTH: section
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City property

Winslow

underground

20
Brandt property Winslow Way
Parking bays (parking space, equire
a 60-foot width. Thus, two width
of 120 feet. The initial design s o bays

were required for smooth traffic circulation within the parking
structure.

The accompanying diagram shows the result of a 120 foot
wide structure spanning the East-West length of the two subject
parcels.

Rough estimates indicated that this size of struct be
sufficient to provide the capacity of parking cu ing
contemplated. More detailed studies for this site ion

were developed and will be discussed below.

With thissite configuration, thestructure protrudes approximately
20 feet northward into the civic space and the drive serving the
BPA parking area.

This protrusion creates two issues.

e First, a number of utilities are located under the dr
require relocation or replacement, adding to d
costs.

Second, the new structure encroaches to within about 25
feet of the BPA building, which may affect the BPA loading
area and which leaves little breathing room in the final layout
if the drive is to meet the requirements for fire lane access.

Because of these two issues, and because discussions with
underway contemplating the
rties
and
was
identified for analysis.

Parking
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2. Southward Expansion of City-controlled Property
In this alternative site configuration, the 120.-foot width of the
parking is aligned to the North property line of the two subject
parcels and is allowed to protrude South into the private al ley
area abutting the South property line.

CITY SOUTH: plan and section

S | = ’_'

—

City property | Brandt property

I
This solution allows the City portion of the garage to align directly
with the private portions o tﬁe garage to the East. This results in
slightly lower construction costs an higher parking count, thus
reducing the cost per stall.

This solution also minimizes utility relocations and disruption in
the civic area North of the structure. It does, however, require

acquisition or property control in areas now owned by private
interests. :

While these private parties are interested in cooperating, negotiations
will be required with at least three separate private owners, which
could complicate the development process. Cost estimates for these
schemes do not make assumptions about acquisition values for the
needed properties, pending the discussions.

In addition to the acquisition of the land rights, the parking structure
development will require that a small building on the rear of the
Brandt property will need to be demolished.

It should be pointed out that this building may be targeted for
demolition as a result of the alley redevelopment discussion now
underway among the property owners’ group. Thus, the parking
structure development might not have to reimburse for thic
building.

Winslow

underground

Parking

|
|
i

Winslow Way
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3. Future Northward Expansion of the City parking
While the amount of parking supply in the basic site configura-
tion is contemplated to be adequate for some time, it is pos-
sible at a future date to expand the garage Northward under the
Farmer's Market Plaza located in the City North lot.

B. Partnership with Adjacent Private Properties: City + Clinic

in this site configuration alternative, it is assumed the parking structure is
expanded eastward from the city property to Ericksen, creating parking
for the redevelopment of the Virginia Mason Clinic and other potential
development of the adjacent private property. This expansion adds
about 335 linear feet of parking structure length to the approximately
265-foot long City structure. -

CITY + CLINIC NORTH

oo S - R S |

Parking Y Bi.__C3 L i A JT
Winslow Core Parking Feasibility Study September 6, 2007
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nding on the site config
ure, the development of t

mi
uss
om r outcome.
b ons rs
p rty. in
o next g

any public/private partnership.

integration with requ ressh ft n a ignment, resu Ing n oss aligns straight with clinic parking

clinic ofsta sands h construction cost addition
flexibility of restricts (but does not prevent) access does not impact circulation around
circulation around the south s de of BPA BPA
utility requires major utlity relocation requires minor utlity relocation
relocation
impacts all existing surface parking on civic  mpacts some existing surface parking
center south lot on civic cente south lot
property can be developed entirely on City property  does require acquisition or easement
easement/ onto private property

AL ROK B A_F T Winslow.
slow Core Park Study ber 6, 2007
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6. Access and Circulation

A.  Core Area Circulation

Traffic impacts of the parking structure were included in previous-‘J
studies undertaken as a part of the Winslow Tomorrow planning
process. The parking structure impacts are manageable and a series

of incremental traffic improvement measures were identified in the
Winslow Tomorrow studies.

B. Site Ingress and Egress
1. Existing Site access is provided
e from Madison via Henshaw Way
» from Winslow Way via Madrone Lane
e from Ericksen via the access drive for the Historic Museum

- X

gl tr e g AT L
2. Parking Structure Access Options
Options for improving access to the new parking structure include:
a. Madison Access
Retain the existing access via Henshaw Way along the South
side of City Hall. Consider whether to work with the Island
Fitness owners to reconfigure access to their parking area to
facilitate traffic flow.
b. Winslow Way Access via Harbor Way (new access)
In cooperation with adjacent property owners, acquire the
Magnano property and reconfigure property lines to provide
a North-South connection to the East-West alley serving the
properties along the South of the new parking structure.
c. Alley
While not absolutely essential to the development of the parking
structure, the alley does provide an opportunity to improve area
circulation, provide service and emergency vehicle access, and
provide additional access flexibility for the parking. \

Parking W
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It would seem prudent for the City to cooperate with the
adjacent property owners to assist in redeveloping the alley as
an East-West connector between the existing Madrone Lane
and the new Harbor Way. This connection is also important
to the Winslow Way redevelopment project, which assumed
its availability for off-street services to the businesses fronting
Winslow Way.

Madrone Lane

This access lane is actually located on private property owned
whose owners have indicated that they are not willing to
allow an increase in traffic as a result of the parking structure
development. In addition, they are contemplating additional
development on their property that could further complicate
the availability of Madrone Lane and the redevelopment of the
Alley as discussed above.

The City should develop a strategy for what it needs to
accomplish in the Madrone Way corridor and engage in
discussions with the property owners to resolve future
direction. '

E-W Connection to Ericksen

The City staff has indicated a desire to improve East to West
access through the Civic Plaza area, connecting Madison
and Ericksen in a more straightforward manner. While this is
not considered a part of the parking structure project, design
schemes have anticipated alternatives to accomplish the new
connector.

E-W CO

|

r!____ SERVICE
:
- [___4

WINSLOW WAY

it K

Winslow

- s L or S L B I O L B T’ 4"
Core Parking Feasibility Study September 6, 2007 undeérgraound
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C. Access Alternatives for the new parking structure

underground

1. City-only pa ucture

The most d ess can be accomplished at the Northwest
most corner of the new parking structure from Madison via
Hen .
Dep the route se the City for the
new t connector the Civic Plaza, additional
access points could be located at appropriate points along the
Northern side of the new structure. These access points could
be reached from Madison and Ericksen (as well as Madrone
Lane).
Depending on the outcome of discussions with the Madone
Id be achieved from Madrone
new structure
discussions with the affected
levelopment of th ng
the South of the new structure, access could be at
appropriate points along the South
if the new Clinic parking structure
with the City structure, access [O
through the prospective new Clinic
property owner.
Additional access from Winslo
through a joint venture with a
currently control the Magnano
the development of the private
Clinic, this access would likely
de t of the new Harbor
To lans) and connectio
the new structure.

2. City + Clinic parking structures
e If the Clinic parking structure is developed concurrent with

parking re, lirect access to Ericksen to the new
structure be
from W W into the joint pa

structure is achievable via dev of the new Harbor
Additionally, the Alley could cted to the new H
Way to achieve additional access along the south side of the
joint structure.

Parking



7. Configuration Alternatives

A. Options Reviewed

The planning team explored a large number of potential configurations
for the new parking structure.

END SPLIT RAMP

SIDE RAMP

The options were reviewed and evaluated against a number of key
criteria, including:

° Site implications (i.e., width, length, height)

Achievable parking space quantities

Construction costs

Efficiency (cost/parking space)

Urban planning possibilities and connections

Uset convenience and “friendliness”

Based on a comparative evaluation of the multiple alternatives, a
number of options were rejected and two configuration options were
selected for more detailed exploration:

1. Deck Ramp

& 2. Split Ramp

W._ 0O _R_K

z Sl N s ' I S S Winslow . . _ _Parking
Winslow Core Parking feasibility Study Scptember 6, 2007 undergiound
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1. Deck Ramp

This alternative provides a continuous spiral ramp with parking
provided on the sloping ramps. It is the most efficient configuration in
terms of the number of spaces achievable and the cost per space. This -
option can be sloped at the surface level, or can be developed with a

flat surface level at a small additional cost.

DECK RAMP (rooftop not shown)

J(_I;* o from Madison Ave via
s .

Henshaw Way

from Winslow Way
via Madrone Lane

west elevation

om Madison Ave via

from Winslow Way via Henshaw Way

Harbor Way and alley

south elevation

l

south

9

plaﬁ
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2. Split Ramp

This alternative locates the parking on flat parking levels that are
‘@ connected by ramps at the end of the structure. The South half of

the garage is offset vertically by one-half level from the North half to
minimize the length of the ramps connecting the levels.

SPLIT RAMP (rooftop not shown)

{— from Madison Ave via el
T Henshaw Way —— ~
4 B 4 e VI
o, =
- —— N

west elevation
from Winslow Way

via Madrone Lane

fom Madison Ave
via Henshaw Way

Harbor Way and alley

south elevation

-
|

-

A

WS KN e o s R N E. T Winslow e Parking
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B. Site Implications affecting configuration
As discussed in the Site Options section, above, the City portion of the

garage can be located entirely on City property, or can be located by
acquiring use of some of the privately owned land to the South. VJ

These site choices affect how the City portion of the parking structure
will align with the private Clinic parking structure.

CITY + CLINIC NORTH

[ERRRRRRRARTRRARRRRRRRARY

HRRRRRY

TR rrrT

—_—
==
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-
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If the Northern option is selected by the City, keeping the City portion
entirely on property currently owned by the City, one of two alternatives
occur:

8 spaces achievable, and increasing

2. The Clinic development will need to acquire some City-owned

property along the ut line to
bays aligned. If thi is e parki
portion of the new structure the str

Historical Museum, thus slightly lowering the efficiency metric.

C. Rooftop Use

The top level of the parking structure can be used as
1. Parking

2. Public Plaza

3. Combined Parking and Public Plaza

4. Potential future building(s)

As parking spaces are lost to other uses, the per-space cost

of t creases rapidly. In addition,

the alternative uses becomes an

add
se za al ive has not been programmed or
ed, have developed using an allowance for
ial This ance should not be considered as a

budget, as it does not reflect specific concepts or ideas for what might
be developed on the surface.

Flexibility has been built into the design assumptions to allow a variety
of light-frame buildings to be added on top of the structure. Uses
could include housing, office, or multi-purpose assembly.

planning team recommends that
any future buildings on the land

e, now ing and

is signi pensive

e garag rooftop
Winslow

undeérground

Parking
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1. Deck Ramp
1. City-only re
a. Withr parking

b. With rooftop plaza (allowance)

2. City structure + Clinic structure

a. With rooftop parking

b. With aza (

c. With t and

d. With t and
2. Split Ramp

The parking capacity achievable in each of these
summarized below.

1. City-only structure
a. With rooftop sarking
b. With rooftop plaza (allowance)

2. City structure + Clinic structure

a. With rooftop parking
b. With aza (
c. With tand
d. With Site Offset and With rooftop plaza (allowance)

]

the following

luated:

p parking
p plaza (allowance)

op parking

it should be noted

represent achievable parking capacities,
construction assumptions. However, no decision has been made to
build any option to its maximum capacity.

underground

Parking

Scheme

City-onlv

Rooftop parking
plaza

City + Clinic
Rooftop parking
Rooftop plaza
Offset rooftop parking
Offset rooftop plaza

Rooftop parking
Rooftop plaza
City + Clinic
i
Rooftop plaza
Offset rooftop parking
Offset r

WO
Winslow

436
327

1,016
909
988
878

416
312

1,000
894
960
856

I
ing

alternatives is

t parking counts
n constraints and

Note: numbers are
based on preliminary

design and may

change as design is

further refined.

S S I
bility Study

AT
6, 2007



E. Construction Specification Assumptions

Both steel and concrete structural systems were evaluated. An
intermediate-span concrete structural system is recommended as the
most responsive to the requirements of the Design Program.

Floor-to-floor heights are 8-9”, which supports the maintenance of
reasonable ramp slopes within the structure.

Parking space widths vary slightly to accommodate columns, but are
held at a minimum of 8'6” for purposes of this feasibility study. It
should be noted that narrower parking spaces might be provided, which
would slightly increase the achievable parking within the structure.
However, the planning team felt that the wider spaces would be more
user-friendly, which seems appropriate in such a public structure.

Based on these general specifications, preliminary Rough-order-of-
magnitude cost estimates were developed for each of the configuration
alternatives and will be discussed in more detail below.

A o T B.A ¥ Winslow .
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8. Urban Planning Considerations

As highlighted in Section 2: Purpose of this Study,
the implementation of this project is in line with the |
adopted goals and objectives of the community,
(Winslow Master Plan and COBI Comprehensive
Plan). To further ensure the project fulfills these goals
and is appropriately integrated with the site and
surrounding environment, special consideration has
been and should continue to be given to the following
subjects: )

1. Access

Current and potential vehicular and pedestrian access
to the study area is under evaluation to insure access
to the new parking is adequate, convenient, and supportive of area
traffic design goals.

2. Circulation

in concert with 1, above, area traffic circulation impacts resulting from
the new parking are being evaluated. It should be noted that the traffic
studies undertaken for the Winslow Tomorrow environmental impact
studies already anticipated the contemplated parking structure.

The current configurations options also support City traffic engineering

preferences for inclusion of an East-West circulator through the study o/

area, providing connection to Ericksen.

3. Connectivity

Pedestrian and bicycle connectivity to and through the study area are
being planned. Adjacent property owners are considering how their
redevelopment plans can provide access to the study area and promote
good circulation patterns throughout the core area.

4. Opportunities for Public Amenities

While this study specifically excludes identification of future uses
atop the new parking, it is obvious that some consideration should be
given to the opportunities for public amenities resulting from the new
parking development.

Parking T A R
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9.  Development Cost Estimates

Rough Order-o itu e of Costs
The conceptual of planning makes it difficult to
s with precision. rough-o
t estimates have b oped for
to d a ly 15%
f the an Clinic
he i
ng
ng I of
structure urface impro must be fun r ue
from the ning parking or funded th r tal
sources.
Cost tes have been loped for t construct
and strative costs a ated with loping the

Finance costs will be discussed in a separate section.

A. Construction costs
as d  ctly in building
pa m  ials and labor, on-
nclu in ce
this sta
al incl es on
cy ting the project would start
on umber of items are exclude,

particularly hazardous materials abatement, fuel tank removal, and
other items which, based on the information we have at this time, we
do not expect to be at issue.

B. Administrative costs

Administrative costs include Washington State Sales Tax,
Architectural Engineerin 5, Surveys and geotechnical
analysis, buil and utility and other costs associated with
managing the project. In addition to the contingency included
in the construction estimate, a 5% contingency is included in the
administrative cost estimate.

As indicated in the following exhibit, the administrative costs are
estimated at approximately 34% of construction costs.

FoT i i
& 2007 Wmsmwundéi'g’ro’dr’id Parking 33



Winslow Parking Feasibility Study
Estimate of Administrative Cosls

1. Hard Cost

Based on City only, rooftop parking scheme $12,843,000
Exclusions from contractor estimate
Washington State Sales Tax
Asbestos, Lead, o other hazardous material abatement or removal
Bonds and subcontractor bonds on all scopes of work
Contaminated material handling and disposal
Fuel Tank removal
Building Permit and Plan Check Fees
Engineering and/or design fees
Major Document printin or reproduction
Property corners and engineered as-buill survey
Testing and inspections
Soils investigation and testing
Builders Risk Insurance Policy and deductible
Professional videotaping of existing structures and site conditions
Utility company connections, charges, fees, and assessments
Water meler costs
Building signage beyond code required signage
Site signage
FF&E items
Storm detention system
Extended warranties
City Landscape bond

2. Schematic Estimate of Administrative Costs

Architec/Structural Engineer 6.00% $770,580
Civil Engineering 1.00% $128,430
Landscaped/Plaza Architect 1.00% $128,430
Surveying $25,000
Geotechnical Engineering $25,000
Graphic/Signage Design $20,000
Project Management 4.00% $513,720
Plan Check/Building Permits 2.00% $256,860
Utility Connection Fees $20,000
Electric Service connection $15,000
Concurrency requirements $100,000
Legal/Title Fees (incl demising agreements| $50,000
Taxes and Insurance 2.00% $256,860.00
Reproduction, mail, delivery $20,000
Contingency 5.00% $642,150
Signage $50,000
Bonds 1.50% $192,645
Washington State Sales Tax 8.90% $1,143,027
Total $4,357,702

Note: does not include construction period financing

3. Soft Costs as a percentage of hard cost 33.93%

Winslow . Parking ST <o TR, DT < (U - SO = TS U (AN . O TR | s
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C. Project Development Costs

The construction costs, combined with the associated administrative
cost allowance of 34%, results in project development cost estimates
for each configuration alternative as follows:

Scheme cost Cost

City-only

Rooftop parking 436 $17,208,707 $39,470
Rooftop plaza 327 $12,906,531 $39,470
City + Clinic

Rooftop parking 1,016  $33,178,412 $32,656
Rooftop plaza? 909 $29,048,534 $31,957
Offset rooftop parking 988 $33,331,819 $33,737
Offset rooftop plazal 878 $29,283,387 $33,352
City-only

Rooftop parking 416 $17,006,673 $40,881
Rooftop plaza 312 $12,755,005 $40,881
City + Clinic

Rooftop parking 1,000  $32,673,240 $32,673
Rooftop plaza’ 894 $28,708,708 $32,113
Offset rooftop parking 960 $32,862,579 $34,232
Offset rooftop plaza’ 856 $28,864,182 $33,720

nt
of the City-only f the
structure (assuming no parking is inclu roof of the City

D.  Rooftop Plaza assumpt
As no decisions have
a rooftop plaza or park, th
ass sed on prob
the costs of one
However, no decision has
design of the plaza, and the
not be considered as a target budget until more work is done to
define this project.
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E. Ancillary project costs
The following are potential related improvements that may be

considered at the tin build the e.
However, these proje ommitted, re
not included in the p nt cost esti

The new Harbor ments

An East-West cc the civic plaza and

connecting Madison with Ericksen.

Improvements to the Alley serving the private property to the
South of the Southeast and Southwest City sites

improvements to Madrone Way

it should be noted that cost estimates do include
resolving direct impacts to adjacent roads and
from excavation and construction activities for
structure.

Estimates are based on Privately-commissioned

it should be noted that these cost estimates ar ap y
contracted development delivery. Public de add e
development costs for a number of reasons, i e fo g

possible factors suggested by JTM construction:

JTM’s cost estimator suggests that can cost to projects process

36
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of any savings on the project. On private work, the Owner has the option of
savings with the GC as an incentive.”

underground Parking



Cost Conclusions

ill- Cost estimates are in line with current regional underground
[ parking costs
2. The City could realize cost savings estimated at 17% through
a development partnership with the adjacent properties
3. Except for utility relocations precipitated by the Northerly
site option, no unusual costs are being generated by site

~ conditions
4, In each configuration alternative, the Deck Ramp provides
more parking and a lower cost per space than the Split Ramp.
5. Private project development delivery may be more economical

than traditional public delivery.

-
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10. Financing

Financing costs for each of the development alternatives is estimated
in the first of the following two table: .

These estima nancing will be done with tax-exempt
public debt i nterest rate of 4.75% is used, with an
amortization s.
The ana es of a t service per stall between
approxi 00 Il an per stall, depending upon
the site rat ions

of

al

of

also identified to precipitate discussion.

e to non-c
Potential f
usiness use
itional civic campus building, and

possible commuter users.

P( i
underground arking



590°ZS

e IS
2L rES
ohERLTVIS

608 LS1§

06S0Z5'01%
%9

02.°(€$
7€1°p9H8es

1282492

(2841
LERORS IS

vel 128°5§
IHETCILES
Z0U86E LS

BZYLLL'YTS
(444

[l
9¢

¥/V1d JOLIOOY
¥ LIIHS/AY

607
roz‘zzes
SrLYES
#EO'PSI LS

OFEITS

[4¥aus]
IS TS

U9 REERS

avy 518
CLE1LSPLS

1T'PZEYZS

rres
9l
09%

ONDINYY
dOLI00Y
¥ | HHSM

296'1S

ISTEL9S
VRG'(ES
FEFOYIULS

LBEOSIS

fLITES
IL'BuL'acs
OO YHE £$

SIEES
BOV'ELI LTS
[CIN YN Y
o8 LTS
ZOY RETTLS

EUY'Se6'sTS

Y4Yd
AO15CO0ONM

[IC1£2Y
165°700§
T4 EES
ArGSes'C1S

188°¢0¢§

A6y L 1§
ek

29718
nee S79°0Es
[ 44T T Y

€9t ¢f
S10'€6C 128

SI0'COE'ZS

reg
HE
060°1L

ONINSVA
SULIOOWAN

UELIRG' 21§

SEC 1618

S00°sEL
DU

H80rs
SOU'SEL°TU

FRCYESES

GOS'DES
B9gIS HS

Pl 125°HS
A1 FeTR1Y
20V'96E'LS

VEREB0PLY

9
1
Ut

V¥ 1d
dO100%W

rosz$

DEY130S
SR 1S
22192218

oa1'sses

1£9'900'¢1s
Kol

[ Y1183
L29'006°2 (%

OGRS

605°0€S
L15°16Y S

L0S° 16T LLS

13
oty
i

ONINYVE
JOLIOOWM
dAVY INdS

TS
L59'068S
£5R'EYY
19265 VIS

S HIzs

TEL'EES
2BL'ESTBTS

ELIDE 28

06R°PLS
CLETSE LR
VSHAS ES

DHE'GL LS
189 HE 1§

SES1LPTS
oy

e
848

VZY N 0100
N LIS

990°Z$
Ti6'D068
E¢TrLS

L8 BEGILS

0LcS

B L0Le1S

FATA 13
DIY ILE £F$

LIE 29008

F24% Y43
O3 PR

6T ru'rTS

s
9t
e
DININDVd

JO1300d
¥ LAHS/M

L5648
£L0°0rYyS
9ErIES
045'209'01%

r9s1§

08 '6F OLS
Y9t

256°1ES
YL YYD 2§
£28°0287°28

BIRCTS
0102y 175

[R5 3241

0BLOLZ £5
194" ZHE'|S

[Fex 724013

MAL
JOLIOOWM -

o00°'zs
250'2L88
9ri‘erd
0541517k 1§

asELes

VEYTES
QVgLrEes

B0 AT

(74341
BH09L1 8

600°09LvTS
085

iHF

910"

ONINEVd

SHVIA

LvIs
£05'0628
YOS
GZIOHIELS

[h 178

LES"906 (15
vl

QIr'6ES
E°906°C1S

Wil'PALES

S5V'6Z8
GELLESDS
1Y¢'96L P
QHS'0IT'ES
LEYLBE' LS

VOD'OLT'rLS

Faey
P43

2V 1O Ity Lol 01 Japi0) u) ) S DNDIIS Yurywy o 303y

“sL'y
(123

ey
FO0'PSO‘iS
cu0'0bs
HE99F 21§

LF1'R5LS

02 80T°3(§
0l

02r'6ES
0L'80E 415

kya

FINGIHIS NOLLYZILEOWY
SY31 DNDNVYNY

TIVLS i34 - 5/Q WNNNY

AN 1830 WINNY

LNMIOWY GIINVRI D8NG 1Y101
%S HS1SO) DNVNSS) ONOE

$1S0D DNDNYN

SISOJ NOIININISNGD  NOILNOd D) N

VIS B3 51500 NOUDNRISNGD)
31500 NOMONELSNGD  VIOL - 4NS

1 20 “IUEUBIr Uy Y0lo sy Suuosn8uy ANIMYY ‘xe) SIS,

HBE'YYL 1 §

G568
GBI ZFR°E1S

IS

Ikr

JOLIODEM™  VZYL JOLIOOWAT ININNYY 401 300¥M

4NV 2030

b0 S1S0D 1308

NVISAI 150D QavH
AINIONS DONINAVA - S1500 UNVH

SI1300 30 3AVHS VZV 1 DAL
ISNLIHI DNIZIHLINYLS 11IHS 30 L5
LEGEREN S Y

51500 NOUNCOE YZV i DAL

ALIMIVS I9INT - IIVIWNILST 1SOD QaVH
SIIVAS J1VAIRD LG

STIVLS DN8Nd V101
S1IVAS WIOL

AQOUS ALHEISYIE INIOE ALTHIVE NINSYY STAIVYD AL
JIHSEINIEYA HSS  (INVISI ZOCHSANIVE 10 AL7D

39

undergraing ATking

Winslow

Y

A

R

September 6, 2007

S

lity Study

<
i

N
ng Feasib

_R__
Core Parki



%9 798'T68

YOV 144 1Y4

a3iLony

% 8% 1576088

Y% TS L8L'0€LS
££0'079%
0S5'909°01$

Y8 8s1
%ZS 691
XA

%9€ 055'91¢€%
*%0¢ pIs'8scs
agl

OHS - INO8Y S

$

$

%19 7E0vESS
%6€ 0Z0'8€£S
750'748%

055°tSv'vrLS

%19 29T
%6€ 691
9ty

(ADVEYD - ¥H /05708 = 133ALS-NO dH / 1§)
(3DVAVD ANV 133315-NO) S1DVdS 11V - IDIVHD
MH/ 19
$3IDVAS 13381LS-NO AINO - 3IDAVHD
SIDAVHI DNDIAVA
IDVSN ATLNWWOD OL NIdO
ALITIDVH 3ANLN
AINIWSSISSY WIDIdS
N3F-Ni 334
SANM4 40 SIDYNOS WVILNILOd
NOILIOd 335N YAH10
NOILIOd ANYWIA 33LN3ID DIAID LNIHAND
JSNIdX3 IDIAEIS 1830 IVNANNY

S1502 DNIDNVNIS ALIIDVS

SH¥ISN ¥IHLO YO QIAIAOYL SNTdNS
ALITIDVA OL AIAOW ANVWIA INFHAND

Q30IA0¥d S1TVLS DNIDIYVd

AQNLS ALITISISY3d - DNINAYD MOTSNIN

ber &, 2

1

[T
ibility Study

slow

Parking

Winslow
YWEETE Y undergroand

40



11.

Conclusions and Recommendations

Conclusions

. The City has the flexibility to develop a wide range of parking

quantity on its own property,

Combining the Public parking structure with adjacent private
structures provides several benefits:
Area Traffic Circulation

t Costs

ate development delivery

urces

S ng

rd  doperational management
project can ide an lent fou  ion for
any of the u design s deline in the

Feasibility Team Recommendations

n
City
City
ntial
h configuration will also mitigate utility reloc at
of the parking structure and will impinge less PA
s.
Faili ccess in i the needed access, the North option
coul carried ith: '
. the public and private p of
ich could add approxima 00
. ent to acquire approximately 20
feet the South of the City property to provide
alig of the struc res,
| on l,
o tal n
C ce e
ture.

eck Ramp configuration
g s
ides the largest n of spaces in each site

native

* Produces the most cost-effective configuration and results in

the t cost per park’
e Pro the most “u
continuous circulation t

sl ‘Feas Study er 6,

”

configuration with a
structure.

Winslow uRdérground

Parking
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C. Proposed Project Delivery Schedule

Assuming a private delivery process is commissioned, the following
development schedule is sug%ested. These estimated durations could

be reduced by streamlining the public decision process incorporated ‘&
for the project.

City decision to proceed 6 months?
Selection of development partner 2 months
Project Scoping 2 months
Project Design 6 months
Permitting 2 months
Construction 12-14 months
Commissioning and Opening 1 month

31-33 months

City decivion 1o proceed

Selection of development partner

Project Scuping

Project Design ]
Permitting

Construction

Commissioning and Opening

-
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12.  Next Steps

The ties are sted if the study participants are
inter ng the pr
1. Continue development of user demand commitments
. lop city policy ing sufficient  in lieu in
. with core ers and bu  sses to
commitment
Identify demand resulting from potential additional civic plaza
building(s)
2. rs to joint development
elop structure

ic vs. private)
nt structure, or

er
ncing approach
n
Winstow Parking

underground
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Appendices
A. Design Program
B. Interim Report

Study Participants

The National Development Council
Chuck Depew

SSH, LLC
Tom Haggar

Capstone
Don Audleman

LMNArchitects
Walt Niehoff
Randal Bennett
Darby Watson
Brianna Holan

Associate Planner
Bill Johnson

Wenzlau Architects
Charlie Wenzlau

DCI Engineers
John Tessam
Guy Conversano

Swenson Say Fagél
Paul Fagét

44 Winslow Parking
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Browne Engineering
David Browne
Adam Wheeler

SiteWorkshop
Bill Bernstein
Bob Shrosbree

JTM Construction
John Hayduk
Tom Titus

City of Bainbridge Island
Molly Johnson

Chris Wierzbicki

Kathy Cook

Bainbridge Island Fire Department
Jared Moravec

EDAW
Sandy Fischer

Heery International
Michael Romero

-
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WINSLOW PARKING STRUCTURE - FEASIBILITY STUDY
PROJECTED FINANCING SOURCES

CITY LOT ONLY (Clinic not included)

CURRENT CIVIC PARKING MOVED TO FACILITY
FOR USERS

FACILITY FINANCING COSTS
DEVELOPMENT COSTS - PER STALL
TION ~ AL
CURRENT CIVIC CENTER DEMAND PORTION 169
FEE IN-LIEU SPACES -- FUTURE USES 154
FEE IN-LIEU - DT SPECIAL 134

NUAL DEBT SERVICE EXPENSE

OPERATING EXPENSES
TING

NUAL EXPENSE

ANNUAL DEBT SERVICE

ANNUAL TING
CURRENT CIVIC CENTER DEMAND PORTION 169
FEE IN-LIEU SPACES -- FUTURE USES 134
FEE IN-LIEU - DT SPECIAL ASSES 134

FEE IN-LIEU - LUMP SUM PAYMENT
FEE EU -

ANNUAL REVENUE NEEDED
ANNUAL REVENUE NEEDED - PER STALL

LAND AREA INCLUDED 438.448
ANNUAL REVENUE COLLECTED - PER SF LAND

City Financial Summary October 9, 2007

WITHOUT

168

$18.037.601
£41.371

§6.991,639
$5,522,981

$1 088,446

$1,088,446

$1,088,446

$503,132
$397,445

841,371

39%

38%
31%

39%
31%

$387,445 (tor 134 stalls)

$2,877

$0.91

WITH

169

$12,499,340
£38.224

$6,459 903
$3.019,718

$754,250

157

$754,250

$754,250

$471 045
$220 193

$38.224
$2.787

$220.193
$2,787

$0.50

52%

52%
24%

52%
24%

(for 79 stalls)

69
79

168

79



CITYOF B SLAND - 55H SHIP

CIVIC CAMPUS CILITY - JOINT ITY §TUDY
DLVELOPMENT SUMMARY
DEVELOPM.ENT BUDGET

PRIVATE ] 152

CIVIC PORTION RETAINED 39% 52% 39%

61%

9
COST ESTIMATE - ENTIRE FACILITY $12 842,318 $14 230,000 £46,135,000 £17

GIVIC PLAZA PORTION - COSTS
SURFAGE LEVEL IMPROVEMENTS 151,387,661) {$1,387.681
OF SHELL STRUCTURING EXPENSE -,

11
suB - 70T DEVELOPMENT COSTS 517,281,533 §13,011.685 $21,695.726 $17.488.
PER ST
PORTION - CONSTRUCTION COSTS 100% 100% 4% [:]
$17,284,533 $43.011,885 $16,085,824 £11,975,41
FINANCING COSTS
CAPITALIZED INTEREST $410,436 $309 032 §352,038
ADDITIONAL FEES {1 0%] 5172.815 £130,118 $166,858 119,
BOND [SSUANCE COSTS (1 0%) $172,815 $130,119 $460.858 5119,
PUBLIC FINANCED AMOUNT $18.037.601 %13 581,155 $16,788,578
NUAL DEBT SERVICE $1.088,446 $B19,530 $1,013 136 £754,250
DIS - PER STALL $2,496 $2.506 52,324
RATE 4 75%

. . Cost of Parking Struciure Has Been incrpased In Order 1o Support Weight of Plara

City Financial Summary October 9. 2007



WINSLOW PARKING STRUCTURE - FEASIBILITY STUDY .
PROJECTED CIVIC CAMPUS DEMAND - PARKING FACILITY

PARKING STALLS PROJECTED - 1998 CITY HALL PERMIT

150
CURRENT SUPPLY 129

FEASIBILITY STUDY - PROJECTED CIVIC CAMPUS NEED

16 VISITOR SPACES
6 HANDICAPPED SPACES
2 SPACES FOR BRANDTS
95 CITY EMPLOYEE SPACES
118 CITY HALL NEED

30 BPA SPACES -,
31 Additional BPA Need - :
61 BPA NEED

24 CHAMBER DOWNTOWN EMPLOYEE SPACES

204 TOTAL NEED - DEMAND
35 SPACES RETAINED - CURRENT SUPPLY
169 NET MOVED TO PARKING FACILITY

1 = 30 spaces required per the COBI 1998 Permit

2 - Revised Parking Code - Theaters require 1 stall per 4 seats. BPA
advertises 245 seats which would trigger a 61 stall requirement.
This leaves the facility underparked by 31 spaces.

City Financial Summary 4 August 26, 2007



Winsiow Parking Feasibility Study

Estimate of Soil Cesis

1. Hard Cosl (from JTM)

Wote: does nol include construction perivd financing

Based on City only, no plaza parking scheme S 13,100,000
Exclusions from estimate

Washingion Slate Sales Tax
Asbeclios, Lead. or other hazardaus maierial abatement or removal
Bonds and subceniractor bonds on ali SCORESs of work
Conaminated material handiing and disposal
Fuei Tank removal
Ruiiding Permit and Plan Check Fees
Engineering andior design fees
Major Document printin ar reproduciion
Property comers and engineered as-built survey
Testing and inspeciions
Soiis investigation and tesling
Builders Risk insurance Polic, and deduciible
Professional videolaping of existing structures and site conditions
Utiiity comipany connections. charges ices and assessments
Water meter costs
Buiiding signage bevoiid code requilred signage
Site signage
FF&E ‘tems
Storm detention system
Extencged warranues
City Landscape bond

2. Schematic Estimate of Sofl Costs
Architect/Struciurel Engineer 8.00% % 786.0C0
Civil Engincering 1.00% $ 131,000
i andscapediPlaza Architect 1.00% § 131,000
Surveying $ 25,000
Geoteshnical Engineering k3 25,000
Graphic/Signage Desigr: 3 20.000
Project Management 400% & 524.000
Plan Gheck/Building Permits 200% $ 262 060
Ulility Connection Fees ) 20,000
Eleciric Senwice connection $ *5 040
Corncurrency reguiremens & 100.000
i.egaiTitle Fees {incl dermising agreamenis) 3 50.000
Taxes and insurance 200% & 262.000.00
Reproduction. maii. aelivery ) 20.000
Coniingancy 50N% § 855,000
Signage 3 50,000
Bonds *50% § 196,500
‘Washingion Stale Sales Tax 8.60% $ 1126,600
Total § 4,399,200

[3. Soft Costs as a percentage of hard cost

33.58%|

City Financial Summary October 9, 2007




Page 6 of 11

Estimated Operating Budget 477 Self Park
Parking Garage 0 Valet
Bainbridge Island, Washington 477 Tolal

Attended, Self-Park, Permits

Financing Entity - Asset Management Fee g 54.422 $ 114
(5% of annual debt service)

Operating Expense 2008 Budget Per Space
Salaries & Wages $ 90.000 3 189
(2.0 FTE @ $45.000)
Payroll Taxes & Benefits (@ 35%) S 27.000 $ 57
Business & Occupation Tax $ - $ -
Repair & Maintenance $ 11,448 $ 24
Supplies S 500 $ 1
Aute Damages 5 - 3 :
insurance $ 19,080 $ 40
Licenss & Permits $ - $ -
Utilities B 13.833 $ 29
Telephone $ 500 S 1
Credit Card Fees $
Banking Fees $ -
Accounting & Data Processing $ 12,500 S 26
Total Operating Expenses $ 174,861 R 367
Total Expenses $ 229,283 $ 481

City Financial Summary 6 October 3, 2007
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Final Recommendations

sibil resented a set o ions to the
l on r6, 2007. This ed in the
ix, a rporated herein

Based on Council input, the team has continued to develop the alter-
natives for the parking facility and now recommends the following:

A. Site Configuration

ues.

CITY SOUTH

The principal advantages of this alternative are to minimize utility
relocation at the Northern end of he parking facility and to avoid an
offset between the city portion of the parking structure and the Clinic
extension to the East. This offset adds expense to the structure and

results in a loss of some parking as the internal circulation is adjusted
at the offset.

Winslow Parkin FINAL RECOMMENDATIQONS
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B. Parking Structure Configuration

The Deck Ramp configuration continues to be recommended. This
configuration produces the largest number of parking spaces, the
most efficient layout, and is the most cost-effective in terms of cost
per space. '

e —— To———— . I PR — v 1 = SR ."
.'_-mﬁi_ ; o Sl ) ' ]
| \ . _

west elevation

south elevation

City-Only Alternative

The recommended configuration for the City-only structure remains
as presented-in September. This configuration provides 327 spaces,
assuming NO parking on the lid. Of these spaces, 169 are required
to continue to meet the parking needs of City Hall, Bainbridge Per-
forming Arts Theater, and the current Chamber Employee Parking

Program.
|" .,_-_,l-

5 = '
: <
"l
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If parked, the surface lid could accommodate an additional 109
spaces, bringing the total to 436.

R

City + Clinic Alternative

The recommended configuration for the City + Clinic option has
been reduced somewhat in overall size in recognition of the probable
immediate parking demand in the initial phases of the private

portion of the development. The City + Clinic alternative shown

in September was capable of providing a maximum of up to 1,016
parking spaces, allocate as follows:

436 in the City portion and
° 580 in the Clinic portion.

b

A review of the demand for the private portion identified a need for
fewer private spaces in the immediate future. Thus, the Eastward
extension of the parking structure from the City-only component

was limited to the length required to align with the proposed new
Harbor Way access road from Wing Point Way. However, between
now and the time construction begins it is anticipated that Haggar/
Scribner Properties will have time to further analyze the development
potential for their property and the need for additional parking above
the 152 spaces now proposed for clinic needs. This may increase the
number of stalls to be built on the H/S property.

If no parking is contained on the City’s portion of the surface lid,
this configuration provides a maximum of 477 spaces, allocated as
follows:

. 327 in the City portion, and

. 150 in the Clinic portion

If the rooftop level of the City portion is used for parking purposes,
‘e the public supply would increase beyond 327 to a maximum of 436
spaces.

6 Winslow Parking FINAL RECOMMENDATIONS
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Summary of Parking Supply Capacities
The following table summarizes the parking achievable in both

options:

Scheme . Spaces e
o G o A
Rooftop parking 436
Rooftop plaza , 327
CERE Cliie e L
Rooftop parking 588

Rooftop plaza (at City Portion Only) 477

C. Development Cost Estimates

Development Costs have been further refined since the September
draft. The estimates for the parking structure have been tightened,
and estimates for potential adjacent road improvement projects
have been roughly estimated for purposes of developing separate
budgeting from appropriate other sources.

Configuration options described below continue to present the
“bookends” related to rooftop parking. That is, rooftop parking is
assumed to either be the primary use of the top level or excluded
entirely in favor of other uses. It is entirely possible that both parking
and other uses could co-exist on the surface level of the structure. \J
For example, the Northern half of the new structure could contain

Winslow Parking 7




the civic plaza, while the Southern half contains parking. This would

y 100 additional parking e
bout 50% (depending on
pment costs could be som e
ates.

Development Costs are organized as follows

1. Parking Structure
® Farking Structure Development Costs
® Land Costs
Combined Structure and Land Costs

2. Potential Related Ancillary Road Improvement Projects

1. Parking Structure

Parking Structure Development

The development cost estimates ives are comprised of
construction costs (“hard costs”) a administrative costs
(“soft costs”) as follows: Financing costs are not included, but will be
discussed in a later section of this study.

Scheme Spaces Development Cost  Cost Per Space
City-only
Rooftop parking 436 $15,981,103 $36,654
Rooftop plaza 327 $11,985,180 $36,654
City + Clinic
Rooftop parking 588 $20,393,295 $34,682
Rooftop plaza 477 $16,442,667 $34,471

Land Costs

In addition to the development costs, it has been suggested by some
members of the Council that a value be included in the project for
. While no appraisal is currently available, an estimated
per square foot would result in a project value of

8 Winslow Parking FINAL RECOMMENDATIONS
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Because the City will be the user for a number of the spaces (see
demand estimates in the September report), the portion of the City
land value allocable to non-city uses has been identified as foilows: (_j

Scheme Civic Portion Portion Added to Land Value
Retained Budget Added

City-only 4,
Rooftop parking 39% 61% $1,300,431
Rooftop plaza 52% 48% $1,300,431
City + Clinic :
Rooftop parking 39% 61% $1,300,431
Rooftop plaza 52% 48% $1,026,058

It should be noted, however, that regardless of revenue source for

the balance of the facility, ALL parking is expected to be managed

as public parking for financing purposes. As such, State “Lending of
Credit” prohibitions and State Accountancy Act requirements may not
require inclusion of land and, thus, reduce the project’s development
costs further.

b4
Combined Development and Land Costs
Combining Development Costs and the pro-rata land cost allocation
results in the following estimated development cost:
Scheme Spaces Development cost  Cost per space
City-only '
Rooftop parking 436 $17,281,533 $39,637
Rooftop plaza 327 $1 3,011,885 $39,792
City + Clinic
Rooftop parking 588 $21,693,726 $36,894
Rooftop plaza 477  $17,468,725 $36,622
It should be noted that the COBI CIP currently contains $5 million
budgeted for the garage development.
L 4
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2. Potential Ancillary Road Development Budgets
A number of nearby ancillary road improvements related to the de-
\ velopment of the parking structure are under consideration.

i ——. =

.

_ EI/_\V NOSIAvw
IAV NISDINIT

i
|

 WINSLOW WAY

The following is a preliminary estimate for minimal road
specifications likely in each circumstance. It should be emphasized

‘e that none of these roads or alleys have been designed. These
estimates should be considered as very preliminary until further
specifications are available.

Cost estimates include direct construction costs plus administrative
costs. Land acquisition costs are not included.

Poject * ©  RoughScope of Improvements ~ Bst Cost
Harbor Way 176’ new road, walks, landscaping $172,525
New Alley atSouth 336 road, walk, landscaping - $292,060
East-West Connector 1,023’ road, walk, no Iandscaping $620,490
Madrone Way 221" demo, asphalt repaving $142,555
Total $1,227,630

It is assumed that any of these projects, if selected, would be funded
from sources other than the parking structure budget.

The COBI CIP budget currently contains $2 million for the Harbor
vWay land acquisition and paving.

10 Winsiow Parking
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Fi for each of the development alternatives is estimated
in e following tables.

Table 1 —Development Summary
Table 2 ~Annual Operating Budget
Table 3 —Financing Sources

Table 1 identifies the development and financing costs for each
alternative parking scheme. These estimates assume that financing
will be done with tax-exempt public debt instruments. An interest
rate of 4.75% is uses, with an amortization period of 30 years.

Th ysis a range of an service per stall

be app ly $2,300 and er stall, depending on
the site and configuration options se

Table2 matesa rat es for the facility. This
estimat  ntains r as but a number of operating
policy decisions will be required before these estimates can be
finalized.

Table 3 proposes allocation of the parking development costs to three
capital sources:

Civic Center Demand
Fee in-lieu Program
Special Downtown Property Assessment

This table also evaluates allocation of annual operating and
maintenance costs and proposes lump sum payments or annual
finance payments required. ‘

Finally, this table suggests a special assessment rate for land in the
immediate downtown core.

FINAL REC ENDATIO Winslow .. .. Parking 11
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TABLE 1 - DEVELOPMENT SUMMARY

CITY OF BAINBRIDGE ISLAND - SSH PARTNERSHIP
CIVIC CAMPUS PARKING FACILITY - JOINT FEASIBILITY STUDY

_

CTY LOT COMBINED SITE
DBEVELOPMENT BUDGET W/ROOFTOP W/ROOFTOP +~W/ROOFTOP +W/RQOFTOP
PARKING PLAZA PARKING PLAZA

TOTAL STALLS . 436 327 588 477
TOTAL PUBLIC STALLS 436 327 436 327
TOTAL PRIVATE SPACFS 0 0 152 150
CITY LOT - LAND VALUI: - $75/F 52,123,550 $2,123,550 $2,123,550 $2,123,550
CIVIC PORTION RETAINED 39% 52% 39% 52%
PORTION ADDED TO DEVELOPMENT BUDGET 61% 48% 61% 48%
LAND VALUE - ADDED TO DEVELOPMENT BUDGET $1,300,431 $1,026,058 $1,300,431 $1.026,058
HARD COST ESTIMATE - ENTIRE FACILITY $12,842,319 $14,230,000 $16,135,000 $17,556,000
REDUCTION FOR ROAD COSTS IN COST ESTIMATE (§916,123) {§916,123) (5916,123) (916,123
SUB - TOTAL - HARD COST ESTIMATE $11,926,196 $13,313,877 $15,218,877 $16,639,877
REDUCTION - CIVIC PLAZA PORTION - COSTS
SURFACE LEVEL IMPROVEMENTS 1$1,387,681) ($1,387,681)
25% OF SHELL STRUCTURING EXPENSE - 1 (52,981,549) 1$2,981,549)
CIVIC PILAZA SHARFE OF COSTS $4,369,230) ($4,369,230)
ADJUSTED HARD COST TOTA $11,926,196 $8,944,647 $15,218,877 $12.270,647
HARD COST - PER STALL $29,455 $27.354 $25,882 $25,725
SOFT COSTS (34%) $4,054,907 $3,041,180 $5.174,418 $4,172,020
(Sales Tax, Architecture, Engineering, Permits, Project Management, etc.)
SUB - TOTAL - DEVELOPMENT COSTS $17.281,533 $13,011,885 $21,693.726 $17,468,725
DEVELOPMENT COSTS - PER STAI L $39,637 $39,792 $36,894 $36,622
PUBLIC PORTION - CONSTRUCTION COSTS 100% 100% 74% 69%

$17,281,533 $13.011,885 $16,085,824 $11,975,415
FINANCING COSTS
CAPITALIZED INTEREST $410.436 $309,032 $382,038 $284,416
ADDITIONAL FEES (1.0%) $172,815 $130,119 $160,858 $119,754
BOND ISSUANCE COSTS (1.0%) $172,815 $130,119 $160,858 5119,754
TOTAL PUBLIC FINANCED AMOUNT $18,037,601 $13,581,155 $16,789,579 $12,499,340
TOTAL DEVELOPMENT COSTS - PER STALL $41,371 $41,533 $38,508 $38,224
ANNUAL DEBT SERVICE $1,088,446 $819,530 $1,013,136 $754,250
ANNUAL D/S - PER STALL $2,496 $2,506 $2,324 $2,307
FINANCING TERMS
AMORTIZATION SCHEDULE 30 YEARS
RATE 4.75%

- Cost of Parlnmg Structure Has Been Increased In Order to
Suppor! Weight of Plaza
12 Winslow Parking RECOMMENDATIONS
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TABLE 2 — OPERATING BUDGET

Estimated Operating Budget 477 Self Park
Parking Garage 0 Valet
Bainbridge Island, Washington 477 Total

Attended, Self-Park, Permits

Financing Entity - Asset Management Fee $54,422 $114
(5% of annual debt service)

Operating Expense 2008 Budget Per Space
Salaries & Wages $90,000 $189
(2.0 FTE @ $45,000)
Payroll Taxes & Benefits (@ 35%) $27,000 $57
Business & Occupation Tax $- $-
Repair & Maintenance $11,448 $24
Supplies $500 $1
Auto Damages $- $-
fnsurance $19,080 $40
Licenss & Permits $- $-
Utilities $13,833 $29
Telephone $500 $1
Credit Card Fees $-
Banking Fees $-
Accounting & Data Processing - $12,500 $26
Total Operating Expenses $174,861 $367
Total Expenses $229,283 $481
FINAL RECOMMENDATIONS | Winslow Parking
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TABLE 3 - FINANCING SOURCES

WINSLOW PARKING STRUCTURE - FEASIBILITY STUDY
PROJECTED FINANCING SOURCES

PARKING STALLS PROVIDED

CURRENT CIVIC PARKING MOVED TO
FACILITY

SUPLUS PROVIDED FOR OTHER USERS

FACILITY FINANCING COSTS

TOTAL DEVELOPMENT COSTS - PER
STALL

DISTRIBUTION — CAPITAL SOURCES

CURRENT CIVIC CENTER DEMAND
PORTION

FEE IN-LIEU SPACES -- FUTURE USES
FEE IN-LIEU - DT SPECIAL ASSESSMENT

ANNUAL DEBT SERVICE EXPENSE

ANNUAL OPERATING EXPENSES

OPERATING AND $481
MAINTENANCE

TOTAL - ANNUAL EXPENSES
ANNUAL EXPENSE

ANNUAL DEBT SERVICE

ANNUAL OPERATING &
MAINTENANCE EXPENSES

TOTAL - ANNUAL EXPENSES

DISTRIBUTION -- ANNUAL REVENUES
SOURCES

14 Winslow underground Parking
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134
134
436

stall

436

169

267
HIGH

$18,037,601
$41,371

$6,991,639
$5,522,981
$5,522,981
$18,037,601

$1,088,446

$209,575

$209,575
$1,088,446

$1,088,446
$209,575

$1,298,021

FINAL

100%

R ¥

39%

61%

327

169 52%

158  48%
LOW

$12,499,340

$38,224

'39%  $6,459903  52% 169

31%  $3,019,718  24% 79
31%  $3,019,718  24% 79

$12,499,340 100% 327

$754,250

$157,182
§$157,182
$754,250

$754,250

" $157,182

COMM

$911,431

ENDATIONS
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WINSLOW PARKING STRUCTURE - FEASIBILITY STUDY
PROJECTED FINANCING SOURCES
CITY LOT ONLY (Clinic no! included)

PROIECT SUMMARY - SOURCES AN USES
GARAGE FACILITY
DEVELOPMENT COSTS $18,037,601 §12,499,340
ROAD / ALLEY
IMPROVEMENTS $1,227,630 $1,227,630
LAND ACQUISITION $2,208,800 $2,208,800
HARBOR STREET $1,250,000
ALLEY WAY 9744 SF $75 $730,800
POSSIBLE BUILDING ACQUISITION $228,000
TOTAL PROJECT USES $21,474,031 $15,935,770
SOURCES OF FUNDS
CURRENT CITY CIP
ROAD ACQUISITION /
IMPROVMENTS $2,000,000 $2,000,000
GARAGE ALLOCATION $5,000,000 $5,000,000
SUB - TOTAL CURRENT CiIP $7,000,000 33% $7,000,000 44%
PROJECTED PRIVATE
FUNDING
ROAD CONTRIBUTION $730,800 $730,800
GARAGE CONTRIBUTION
- ASSESSMENT PROCESS $5,522,981 $3.019,718
SUB - TOTAL PRIVATE Il L B T
SOLIRCES $6,253,781 299% §3,750,518 24%
BALANCE REQUIRED $8,220,250 38% $5,185,251 33%
REMAINING CITY CIVIC NEFD - GARAGE /
STREET IMPROVEMENT COSTS $2,697,269 33% $2,165,533 42%
EUTURE GARAGE USE - NIW FACILITY / FEE
IN-LIEL! $5,522,981 67% $3,019,718 58%
$8,220,250 100% $5,185,251 100%
COBI FUNDING $9,697,269  45% $9,165,533 58%
PRIVATE FLINDING $6,253,781 29% $3,750,518 24%
FUTLIRE USERS / | ATECOMER
CHARGES $5,522,981 26% $3,019,718 19%
$21,474,031 100%  $15,935,770 100%
FINAL RECOMMENDATIONS Wins! ] P i
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E. Next Steps

Immediate Next Steps include:

ro ctin principal, es  ish funding parameters,
di W program thatincl s:

rv  partner to continue

including
ch  atics, environmental ws, permits
tin
. ntl C an the vement e
to za to itate ss to tax mpt
fo pr L
a s al r the
v effi s with
n

Create petition

ess for establishing the special
assessment di
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« Work with the City Attorney to establish a legally
required petition process to be used with area property
owners to establish a self-taxing district as a means
for funding a portion of the annual debt and operating
expenses for the facility. The funds would be collected
by the City based on a formula agreed upon by
property owners.

« Direct the selected team to negotiate final right-of-way
needs with adjacent owners

e Finalize development budget, approve sources of
funding and approve necessary agreements in 2008.

e Commence Construction.

FINAL RECOMMENDATIONS, Winslow Parking. 17
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