May 18, 2017

The “Community Package” of Public Benefits for Street and Alley Vacations Associated
with the Washington State Convention Center Addition

COMMUNITY
PACKAGE
COALITION

To: Washington State Convention Center Board of Directors — Frank K. Finneran, Chairman
From: The Community Package Coalition

We area coalition of nonprofits, community organizations, and advocacy groups serving neighborhoods adjacentto the
proposed Washington State Convention Center (WSCC) Addition. We collectively representthousands of Seattleites
dedicated to creating a more attractive, safe, livableand affordablecity center.

We firstpresented the Community Package of public benefits on January24,2017,andsincethat time our proposal has
been largely disregarded despite public support. We welcome the opportunity to collaborate with the WSCC, Seattle Design
Commission, City Council, and other authorities on further refinement and advancement of the Community Package.

The WSCC Addition will permanently reshape a large part of Seattle’s urban core. The project’s size, central location, public
ownership, and request for extensive public right-of-way vacations provide the WSCC leadership an opportunity to make
significantinvestments in our community. The WSCC cangrow its legacy as a steward for central Seattle by balancingthe
impacts of growth by contributingto a more attractive, safe, livable,and affordablecity center.

Seattle City Council and the Seattle Design Commission oversee the transfer of land held in the public trust. They will only
authorize the vacations once the WSCC proposes a public benefits package that adequately compensates the loss of the
street or alley and which is commensurate with the benefits of the scale of development resulting from the vacation.!

The WSCC Addition preferred alternative cost estimate is $1.7 billion, making it the single most expensive real estate
development in Seattle history—-more costly than Safeco and Centurylink Fields combined.? The vacation petition for three
public alleys and subterranean vacations of two arterial streets, totaling 1.28 acres, is also the largest vacation ever
requested in Downtown.?

City staff and Councilmembers concur that the WSCC’s current offer of $30 million falls well short of the obligation to the
public. Public benefits requirements are increasing as land values rise and public land becomes scarce. To warrant Design
Commission and City Council approval, our analysis stipulates a strong and cohesive public benefits package valued in the
range of $60-75 million, independent of required fees and environmental mitigation. This analysis is based on exhaustive
review of multiple, recent, and large scale development projects in central Seattle.

We are eager to support this project if provides thoughtful and commensurate public benefits. Adoption of the Community
Package would help close the public benefits gap and move the WSCC more quickly toward development approval.

The Community Package is a bold investment in Seattle’s public spaces, transportation network, and affordable housing.
These investments are interrelated and critical to ensuring the area proximate to the WSCC Addition remains livable with the
increase in new visitors, employees, and traffic. The Community Package aligns with the Seattle Design Commission’s desire
for a wide array of benefits which fully integrate into the surrounding neighborhoods, and which implement community-
identified and department-vetted plans.

1 Letter from Seattle Design Commissionto PineStreet Group, November 20, 2015.
2 WSCC Addition Financial Plan, April 26,2017.
3 Seattle Clerk File314338. Updated petition information provided in e-mail from Moira Gray, January 11,2017.
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We wish to work with the WSCC to craft a public benefits package that adequately addresses the impacts of the proposed
street and alley vacations. However, we must first dispute statements by the WSCC and its team to the Design Commission,
City staff, and business organizations which attempt to downplay the WSCC’s obligations.

e Comparable Projects. The WSCC has claimed the proposed SoDo Arena is not an appropriate basis of comparison
because of its private ownership. But as the City has identified, the SoDo Arena will be a similarly large scale, multi-
block event facility with widespread impacts. With due diligence, our coalition has also analyzed multiple other
recent and similarly-sized developments to arrive at a refined public benefits obligation estimate of $60-75 million.

e Housing Impacts. The WSCC has correctly stated that it is not responsible for housing its own employees. However,
the scale of the housing need generated by this project cannot be ignored. Local labor unions have estimated the
WSCC Addition will create demand for an additional 1,000 low-income housing units for workers in the service and
hospitality industries. The Community Package contains a modest subsidy for 300 affordable units, which compares
to the 40-60 units initially offered by the WSCC.

e Obligation of the Project. The WSCC states that as a nonprofit entity it should have lower financial burdens; the
applicantis in fact a public facility district chartered by King County and funded by taxpayers. But ultimately, the
WSCC governance structure is irrelevant to the scope and impact of the street and alley vacations. Nearly half of the
vacation petitions reviewed by the Design Commission are for public entities, who are obligated to provide
meaningful public engagement and commensurate public benefits irrespective of their status.

e On-Site Benefits. Thelargest portion of the proposed public benefits package are on-site elements such as setbacks,
larger windows, and street level uses. Most of these features are standard outward facing features of a major
downtown public facility that would occur without any vacations. To claim them as public benefits worth S8 million
is disingenuous, particularly given that these features have been part of qualifying for design review and urban
design merit requirements.

e Value of the Land. The WSCC has argued the alleyways and subterranean arterial land has little use and therefore
should be given away with limited compensation. The current use of this public right-of-way is irrelevant, as itis
impossible to predict what such assets would otherwise be needed forin 5, 10, or 50 years from now--or what the
publicis giving up by forgoing the future opportunity to restitch the grid at Terry Avenue. A vacation is a vacation
regardless of the location or current use.

The WSCC is also compelled to address the significant transportation impacts that this development will have due to earlier-
than-planned closure of Convention Place Station and removal of buses from the Downtown Seattle Transit Tunnel. In
response to this, a multijurisdictional effort (known as One Center City) has been forced to rapidly plan up to $28 million in
capital improvements for Downtown streets to accommodate increased surface transit volumes. Proposed restructuring of
some bus routes will have a ripple effect for transit riders across Seattle and the wider region.

In light of this, the WSCC'’s public benefits package must contribute to mobility and safety improvements. The project vicinity
requires an integrated network of pedestrian and bicyclinginfrastructure which is safe and usable by all users regardless of
age, fitness, ability, and circumstance. During construction, impacts to pedestrians and bicyclists must be minimized by
avoiding the closure of sidewalks and bike lanes and providing safe alternative routes where needed.

The Community Package Coalition has met with labor unions, environmental advocates, and social justice organizations who
will be impacted by this project. The interrelated effects of a project of this scale include the urban framework and the built
environment, as well as the economic and social health of the city. We ask that consideration be given to how this project
can further shared prosperity and generalized well-being.

The Community Package, summarized below, remains the same as our original proposal from January. See Appendix A for
more detailed descriptions, sponsoring and endorsing organizations, and estimated costs. See Appendix B for a map.

Public Parks and Open Spaces

e  Freeway Park Improvements - Improve Freeway Park to be more safe, accessible, and enjoyable for local residents,
employees, and Convention Center visitors.

e Interstate 5 Lid Feasibility Study - Fund a City-led technical study of extending Freeway Park and lidding Interstate 5
in the Center City for parks, affordable housing, community facilities, new streets, and other publicand private uses.

e Melrose Promenade —Implement walking and bicycling improvements, public space, and public art along Melrose
Avenue in Capitol Hill.

e Pine-Boren Lid Park - Expand Plymouth Pillars Park by building a 14,000 square foot lid park over Interstate 5.
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e Terry Avenue Promenade - Build a pedestrian-oriented woonerf on Terry Avenue between Cherry Street and Marion
Street.
e Virginia Street Woonerf - Build a pedestrian-oriented woonerf on Virginia Street between Boren and Minor Avenues.

Active Transportation

e 8th Avenue Bicycling Improvements - Build a northbound protected bike lane between Pike Street and Bell Street.

e Interstate 5 Overpasses “Kit of Parts” —Implement a suite of pedestrian improvements for I-5 overpasses, such as
landscaping and sound buffers, from Olive Way to Madison Street.

e Olive Way Interstate 5 Overpass Walking Improvements - Implement a roadway reconfiguration on the Olive Way -5
overpass and I-5 interchange to increase pedestrian safety and reduce traffic conflicts.

e  Pike-Pine Corridor Bicycling Improvements - Build protected bike lanes on Pike Street and/or Pine Street between
Downtown and Capitol Hill.

Affordable Housing
o Affordable Housing — Contribute fundingto create 300 affordable homes for workers earning hospitality industry
wages (50-60 percent of area median income) within one mile of the Convention Center Addition.

We welcome the opportunity to collaborate with the Washington State Convention Center, Seattle Design Commission, City
Council, and other authorities on further refinement and advancement of the Community Package.

In the five months since the formation of the Coalition, the WSCC Addition team has engaged with the Community Package
Coalition in only a brief informational meeting. We are eager to negotiate in good faith and ask that your team meet with our
coalition as soon as possible.

Sincerely,

Blake Trask, Senior Policy Director, Cascade Bicycle Club

Joel Sisolak, Sustainability and Planning Director, Capitol Hill Housing

Brie Gyncild, Chair, Central Seattle Greenways

Maggie Darlow, Acting Executive Director, Feet First

Alex Hudson, Executive Director, First Hill Improvement Association

Nicki Hellenkamp, Director of Government Relations and Policy, Housing Development Consortium
Riisa Conklin, Executive Director, Jim Ellis Freeway Park Association

John Feit, Chair, Lid I-5 Steering Committee

Mike Kent, Chair, Melrose Promenade

Gordon Padelford, Policy Director, Seattle Neighborhood Greenways

Community Packagecontacts: Alex Hudson, alex@firsthill.org, (206) 486-0007
Gordon Padelford, gordon@seattlegreenways.org, (206) 963-8547
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Appendix A - Summary Table of Community Package Investments

This tabledescribes each component of the Community Package. Community co-sponsors for City of Seattle projects are
noted in parentheses, and components with additional endorsements are summarized at the end of the table. Estimated
valueranges are for planning purposes only and do not reflect detailed designs or formal costappraisals, and parenthetical
information shows matching fund or leveraging opportunities.

Name

Type of Benefit and Description

Sponsor

Estimated Value

Public Parks and Open Spaces

Freeway Park
Improvements

Off-site: Fund parkimprovements, to be
determined by a design processin2017,to make
Freeway Park more safe, accessible,and enjoyable
for local residents, employees, and Convention
Center visitors.

Freeway Park Association !

S10million
(leverages $0.5
millioninfunding
for improving park
entries)

Interstate 5 In-lieu: Consistentwith Comprehensive Plan Lid 1-5 Steering Committee 2 $1-1.5 million
Lid Feasibility | policiesT3.12andP 1.17, fund a City-led technical
Study study of extending Freeway Parkandlidding

Interstate 5 inthe center city and beyond for

parks, affordable housing, new streets, other

public and privateuses.The study will estimatelid

costs, identify funding sources, analyze potential

land uses, involve publicinput,and providefor

staff time at the publicagencies involved.
Melrose Off-site: Consistent with the Melrose Promenade Melrose Promenade $1.5-5 million
Promenade Visioning Project,implement public space, walking (leverages recent

and bicyclingimprovements, and publicartalong
Melrose Avenue in Capitol Hill.

$3 million PSRC
grant for early
phasedesign and
construction)

Pine-Boren Lid
Park

Off-siteand/or in-lieu: Consistent with
Comprehensive Plan policies T3.12andP 1.17,
expand Plymouth Pillars Park by designingand
buildinga 14,000 squarefoot lid park over I-5 at
the east corner of PineStreet and Boren Avenue,
addingcritical public openspaceinthe rapidly
redeveloping Capitol Hill neighborhood.

Lid 1-5 Steering Committee 3

$8-10 million (may
leverage potential
matching funds
from the Cityor
State)

Terry Avenue
Promenade

Off-site: Consistent with the FirstHill PublicRealm
Action Plan, designand build a pedestrian woonerf
on Terry Avenue between Cherry Street and
Marion Street, providingcritical new public open
spaceinthe rapidly redeveloping FirstHill
neighborhood. This project was adopted into
SDOT's Right of Way Improvement Manual andis
endorsed by all adjacent property owners.

FirstHill Improvement
Association?

$3-4 million

Virginia Street
Woonerf

Off-site: Design and build a woonerf on Virginia
Street between Boren Avenue and Minor Avenue
to providecritical new public open spaceinthe
rapidly growing South Lake Union neighborhood.

Seattle Department of
Transportation (co-sponsored
by Seattle Neighborhood
Greenways)

$0.5-1.5 million
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Name

Type of Benefit and Description

Sponsor

Estimated Value

Active Transpor

tation Facilities

8th Avenue Off-site: Design and implement a northbound Seattle Department of $4.5-6 million
Bicycling protected bikelanebetween Pike Street and Bell Transportation (co-sponsored
Improvements | Street to increasebicyclingsafety and by CascadeBicycleCluband
transportation options. Seattle Neighborhood
Greenways)
Interstate 5 Off-site: Design and implement a suite of Seattle Department of $1.5-5 million

Overpasses pedestrianimprovements for Downtown [-5 Transportation (co-sponsored
“Kit of Parts” overpasses to make crossingthe freeway saferand | by Lid I-5 Steering Committee,
more enjoyable.The “kit” may includeart, Seattle Neighborhood
vegetation, lighting, buffers, sound barriers, Greenways, and Central Seattle
enhanced fences, and wayfinding systems. Greenways)
Anticipatefuture I-5 lids inthedesigns.
OliveWay Off-site: Increase pedestrian safety on the Olive Seattle Department of $0.2-0.5 million
Interstate 5 Way I-5 overpass via a reconfiguration of the Transportation > (co-
Overpass roadway and nearby freeway ramps. Engage the sponsored by Seattle
Walking public earlyinthe design process and refer to the Neighborhood Greenways and
Improvements | 1998 Capitol Hill Neighborhood Plan and the Central Seattle Greenways)
NACTO Urban Street Design Guide for best design
practices.
Pike-Pine Off-site: Consistent with the Bicycle Master Plan, Seattle Department of $8-10 million
Corridor design and implement protected bike lanes on Transportation (co-sponsored
Bicycling Pike Street and/or Pine Street between 2nd by CascadeBicycleClub,
Improvements | Avenue and Broadway to create a critical east- Seattle Neighborhood
west connection, increasebicycling safety, and Greenways, and Central Seattle
increasetransportation options. Greenways)
Affordable Housing
Affordable In-lieu: Make a contribution to the Seattle Officeof | Capitol Hill Housingand $33 million
Housing Housingto subsidize construction or acquisition of | Housing Development (leverages $50

300 homes affordableto workers earning
hospitality industry wages (50-60 percent of area
median income) within one mile of the Convention
Center Addition,towards anoverall need of at
least519 affordable homes for workers atthe
Addition and the related hospitality industry.

Consortium

millioninself-
financingand Low
Income Housing
Tax Credits)

All signingorganizations endorseall of the Community Package benefits proposed by fellow signees. Additional
endorsements for particular Community Package benefits are as follows:

1. Horizon House, Town Hall Seattle, Virginia Mason, Washington Holdings

2. Seattle City Councilmember Sally Bagshaw, Seattle City Councilmember Rob Johnson, 43rd DistrictState
Representative Jamie Pedersen, Seattle Parks Foundation, Pike-Pine Urban Neighborhood Council, Capitol Hill
Community Council, AlA Seattle Public Policy Board, Futurewise, Parents for a Better Downtown Seattle

3. Seattle City Councilmember Sally Bagshaw, Seattle City Councilmember Rob Johnson, 43rd DistrictState
Representative Jamie Pedersen, Seattle Parks Foundation, Pike-Pine Urban Neighborhood Council, Capitol Hill

Community Council, Parents for a Better Downtown Seattle

4. BloodWorks, Columbia Pacific Advisors, Frye Art Museum, Harborview Medical Center, O'Dea High School, St.
James Cathedral, Virginia Mason Medical Center, Westbank Development
5. Capitol Hill Community Council
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Appendix B - Map of Community Package Investments

This map provides a general overview of Community Package investments inareas proximateto the WSCC Addition. Many
of the projects overlap andintersect. Affordable housing within one mile, additional potential I-5 lid study areas, and the I-5
overpasses “kitof parts” arenot shown. This map is for general illustration purposes only and may not reflect the precise
scope of projectboundaries.

View this map online: goo.gl/glyIBy.
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Appendix C — Community Package Status Report

This tabledescribes the status of each component of the Community Packageinrelationto the WSCC’s revised public
benefits proposal, presented to the Seattle Design Commission on May 18, 2017.

Community Package Component

Estimated Value

WSCC Revised Public Benefits Proposal Status (5/18/2017)

Public Parks and Open Spaces

Freeway Park Improvements S10 million

Interstate 5 Lid Feasibility Study $1-1.5 million

Melrose Promenade $1.5-5 million NOT INCLUDED
Pine-Boren Lid Park $8-10 million NOT INCLUDED
Terry Avenue Promenade S$3-4 million NOT INCLUDED

Virginia Street Woonerf

$0.5-1.5 million

NOT INCLUDED

Active Transportation Facilities

8th Avenue Bicycling Improvements

$4.5-6 million

NOT INCLUDED

”

Interstate 5 Overpasses “Kitof Parts

$1.5-5 million

OliveWay Interstate 5 Overpass
Walking Improvements

$0.2-0.5 million

NOT INCLUDED

Pike-Pine Corridor Bicycling

$8-10 million
Improvements
Affordable Housing
Affordable Housing $33 million
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Appendix C (Continued) — Community Package Status Report

This chartcompares the estimated high and lowvalues of the Community Package, the coalition’s estimated public benefits
obligation of the WSCC, and the value of the WSCC'’s revised proposal. Compared to other recent and similarlylargescale
development projects in central Seattle, there is a largevaluegap between the WSCC's proposal and whatis commensurate

with the scaleand scopeof the requested street andalleyvacations.

Community Package Value Comparison

$100M —
S80M —
e _ _ Estimated $60-75M value
obligation for the WSCC
Addition public benefits,
oM — 4L e . based on similar and recent

development projects

[}
=
©
>
Value Gap
S40M
$20M
0
Community Package Community Package WSCC’s Revised Public
High Cost Estimates Low Cost Estimates Benefits Proposal
(Negotiable) (Negotiable) (as of 5/18/2017)

. Public Parks and Open Spaces
. Active Transportation Facilities
. Affordable Housing

. Other
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Appendix D - City Council Resolution 31142, Policy 5, Section 1
Public benefits may include, but are not limited to:

A. On-site Public Benefits: on-sitebenefits are favored as the provision of the public benefit can also actto offset any
increaseinscalefromthe development. On-site public benefits may include:

e Publiclyaccessibleplazas or other green spaces,including public stairways;

e Streetscape enhancements beyond that required by codes such as widened sidewalks, additional streettrees or
landscaping, street furniture, pedestrian lighting, wayfinding, art, or fountains;

e Pedestrianor bicycletrails;

e Enhancement of the pedestrian or bicycle environment;

e \View easement or corridors;or

e Preservation of landmark buildings or other community resources.

B. Off-site Public Benefits: where itis not practicableto providethe public benefit or more than a portion of the public
benefit on the development site, the public benefit may be provided off-site. This may include:

e Pedestrianor bicycletrails or publicstairways;

e Enhancement of the pedestrian or bicycle environment;

e Enhancement of existing public openspacesuchas providing playground equipment in a City park;
e Improvements to designated Green Streets;

e Funding anelement from an adopted Neighborhood Plan;

e Providingwayfinding signage;or

e Providingpublicart.

C. Real Property May Be Conveyed: in certain circumstances the City may accept real property as a public benefit. The
property proposed to be conveyed must be property that the City is willingto accept. The Petitioner is responsiblefor any
costs associated with the conveyance includingappraisals, title work, environmental siteassessment, deeds or other
document production, taxes on the transaction, or other expenses related to the conveyance of real property, including
environmental remediation.

D. Payment of Funds: in certaincircumstances whereitis notpracticableto provideor develop public benefits such as
those listed above, the City may accept the payment of in-lieu funds dedicated for a specific purpose consistentwith these
policies asa public benefit. Such payment must be determined to be anacceptablealternative by the City. Such payment to
meet public benefit obligations does notsubstitute for the payment of the required street vacation fee.
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Appendix E - Frequently Asked Questions

What is the basis for the coalition’s $60-75 million estimate in required public benefits?

The City of Seattle has noformula or methodology for calculating public benefitvalues inassociation with street and alley
vacations.Instead, precedents are relied upon to generate a rough sense of scaleand commensuration. Inrecent years the
City’s expectations have grown as land becomes valuable.

Seattle has no precedent for the scale of the WSCC’s five requested vacations.The closestrecent comparison ofa multi-
block development of suchsizeis the proposed SoDo Arena, which is offering $26.5 millionin public benefits for a single
street vacation. Along with the Arena, we analyzed several recent and similarly sized privateand public development
projects to perform a proportional comparison of public benefits value. Use of a ranged estimate, rather than a single
number, is due to several different methods of analysis and thedesireto be flexible.

What if the $60-75 million estimate is off?

The WSCC and its representatives have stated that, without the entire set of vacations, the Addition project would likely
become infeasible. This means that even if the coalition’s calculation has a margin of error, the fact remains that the street
andalleyvacations areextremely valuableto the project. This greatly escalates the obligations for public benefits beyond
what the WSCC is offering. The WSCC’s initial publicbenefits proposal certainly does not meet a sufficientlevel of benefits,
but adoption of the Community Package would.

The alleyways proposed for vacating are used little. How does that affect the value of required public benefits?

By claimingthe three alleyways proposed for vacation are of limited value, the WSCC has implied their public benefits
obligationinreturnshould be minimal. We respectfully disagree. Whilethe alleys havelittleusetoday, thatis becausethey
are surrounded by parkinglots, a bus depot, and vacantbuildings.Thesealleys would otherwise be retained in public
ownershipinperpetuity. Inall probability, ifthe WSCC were not proposingto expand at this location, the adjacent
properties would follow Downtown construction trends and soon be redeveloped with multiple mixed use towers. The
alleys would be critical for publicinterests such as tower spacingfor lightand air, views, parkingaccess, freightloading, and
utility infrastructure.

Inaddition, since 1998 the community has expected Terry Avenue to be reconnected between PineStreet and Olive Way
with, ata minimum, a pedestrian connection. That opportunity is lost with the WSCC Addition as designed.

Most of the requested vacations are underground. How does that affect the value of required public benefits?

Although Olive Wayand Terry Avenue will berestored after construction, the impacts during constructionin the right-of-
way will bemassive. These will bethe firstsubterraneanvacationsinSeattleto transfer ownership underneath the entirety
of arterial streets, and the public will permanently lose this right-of-way for any future needs.

What is the City’s official position on the initial public benefits proposed by the WSCC?

City staffat the February 16, 2017 Design Commission meeting publicly stated thatthere is a major gap between the
WSCC’s initial public benefits proposal (later estimated as $20 million and revised to $30 million) and the scaleand impact
of the street and alleyvacations. Sincethen, multiple City staffand City Councilmembers have repeatedly expressed that
the WSCC’s proposal does not meet the expectations of the City.
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