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e What we Heard PR o
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v July 2, 2013 Council charette

e Direction from Steering
Committee
v August 6, 2013 meeting

e Review of Design and Cost
Estimates

e Review of Market Study

v BOMA analysis applied to
school hosue

e Questions or Comments

e Next Steps
v schedule for April 2014 votel
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e Site access through Carol
Edwards courtyard?

¢ Site access/circulation east
of Carol Edwards?

v what is the impact for future
development on the civic
campus”?

e Beyond the charette for the
two scenarios

v is there a premium for full future
“flex?”

v explore SHKS Scheme D

e Do not provide new toilets
adjacent to ball fields

v City recently invested in
modernization of public toilets in
lower floor of Carol Edwards D
Building




8/06/13 Steet

e Phase the lid | pupet

v place parking at Elevation 34
and add lid later
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e Revise/reformat 8/06/13 | | R s
estimate to include SHKS E | : Sy
Scheme D (steel frame “max s
flex” scenario) as a premium | | & _ e

. \ ‘ = < - f—ﬂ b - 0e 8 ek e
over Scenario 1 and 2 N N = SLEE BN g

e |t is acceptable to reduce
the thermal performance of
existing building walls?

v trade off

» initial savings on wood studs
and insulation

» added costs for steel ties and
annual energy usage

» code official has stated the
historic building exception
allows uninsulated walls
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Site Development // Option 1
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Site Development // Option 2



| 32 STALLS

. EMERGENCY VEHICLES

Site Plan | Surface Parking
Elevation 44 (65 Stalls)
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EMERGENCY VEHICLE DRIVE

CAROL EDWARDS
CAROL EDWARDS

CITY HALL

Site Plan | Civic Plaza Lid

Parking at Elevation 34
(76) Stalls
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Floor Plan | Cultural Center “Main Floor”
Main Floor 6,299 GSF // Circulation 1,508 SF = 24%
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Floor Plan | Cultural Center “Lower Floor”

Lower Floor 6,148 GSF // Circulation 1,010 SF 20%
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Floor Plan | Cultural Center “Upper Floor”
Upper Floor 6,299 GSF // Circulation 1,280 SF = 25%
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Scenario 2
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Floor Plan | Wine Center “Main Floor”
Main Floor 6,299 GSF // Circulation 1,508 SF = 24%
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Scenario 2
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Floor Plan | Wine Center “Upper Floor”
Upper Floor 6,299 GSF // Circulation 1,300 SF = 26%




Scenario 1 and 2
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Metal exterior cladding
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Demo and replace existing concrete slab

Section | Restoration (save walls, floors and roof)
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L ; Heat Recovery Units . .
1 g w/ Visual Scrgening Sprinkler System - horizontal throw heads
Connect e (Owner Option) ROOF - DEMOLISHED
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Outdoor Bldg. ADA Improvements Rehab 1900’s Zone 1 Site Improvements  Zone 2 Site Improvements  Zone 3 Site Improvements

Improvements  Vertical Circulation School House Right of Way (32) Parking Stalls (65) Parking Stalls
b J B =
3

s 2y o -
g 3
.

JILDINGA

ATHLETIC FIELDS

CIVICWATER FEATURE /
(owner option) :

Axon | Surface Parking - Elevation 44
Zone 3
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Outdoor Bldg. ADA Improvements Rehab 1900’s Zone 1 Site Improvements Zone 2 Site Improvements  Zone 4 Site Improvements
Improvements  Vertical Circulation School House Right of Way (32) Parking Stalls (70) Parking Stalls

CIVICWATER FEATURE /
(owner option)

Axon | Parking at Elevation 34 (future lid at Elevation 44.5)
(Zone 4)



Outdoor Bldg. ADA Improvements Rehab 1900’s Zone 1 Site Improvements Zone 2 Site Zone 4a Site Improvements
Improvements Vertical Circulation School House Right of Way Improvements  (76) Parking Stalls w/ Civic Lid

Axon | Lid Over Parking at Elevation 34
(Zone 4.1)
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Construction Photos | Washington Elementary School Historic Ren/Add
Tacoma Public Schools // Bid May 30, 2013




Construction Photos | Washington Elementary School Historic Ren/Add
Tacoma Public Schools // Bid May 30, 2013




Washington Elementary School | May 30, 2013 Bid

Renovation and Rehabilitation

(selective demolition and abatement included) . .. 35,486 GSF x $255/SF $ 9,048,930
AAdItiONS . . o oo 22975 GSF x $310/SF  $ 7,122,250
Site Costs (building demolition of 5,000 GSF) (1.9 Acres) . ........... $ 2,728,000



SITES
ROADWORK 175th

SCHOOL
HOUSE

BUILDING $ | / Z |
- Cultural Cen ey
« Wine Center

« Max Flex SITE $

ROADWORK

SITE $
SURFACE 3
PARKING

SITE $
RAMP DOWN
PARKING @ 4
ELEV. 34

Cost Analysis | Site Plan Scope 1-5



Woodinville School House and Campus Study

SITE
BUILDING REQUIRED

ALTERNATES

B1 Cultural Center Core/Shell  $ 4,920,709 S1 Zone 1 Required City Rd New Metal Clad Wood Windows  $ 143,241
Historic Interior Finish $263/SF ROW Improvements $ 185,609

B2 Cultural Center $ 4,624,285 S2 Zone 2 Required School Pavilion $ 150,378

less Historic Interior Finish 247/SF

f $ House (32) Stalls & S. Plaza $ 963,624

B3 Wine Center Core/Shell $ 4.697 972 Civic Interactive Water Feature $ 235,200
Historic Interior Finish $260/SF SITE OPTIONS

B4 Wine Center $4.401.548 Low Range Tl Allowance ($45/SF) $ 525,000

(less Historic Interior Finish) $243/SF S3 Zone 3 Required Parking
(65) Stalls - Elevation 44 $ 2,060,745

B5 “Max Flex” Steel Frame $ 4,753,368 Zone 3.1 Required Parking
(Inside historic School Shell) ~ $262/SF (65) Stalls Sloped at 6% $ 1,985,745

Zone 3.1 Civic Lid at
Elev 49 - 17,950 GSF $ 1,224,646

High Range Tl Allowance ($65/SF)  $ 758,000

S4 Zone 4 Surface Parking (70)
Stalls at Elev 34 / Civic Lid  $ 4,643,875

Zone 4.1 Parking for (76)

Exclusions: State Sales Tax; Testing and Stalls at Elev 34 / Civic Lid

Inspections; Construction Contingency; A/E $210/SF) $ 7,177,645
Fees; Permits; Toxic Soils/Materials Removal;
Utility Company Charges; Const. Management S5 Zone 5 New Landscaping in

Fees; Equip/Furniture Not Listed; Dewatering Courtyard at Carol Edwards $ 357,738




Market Study | BOMA Analysis

Cultural Center

Load Capped Load | Capped Rentable
Space |.D, FactorA | Rentable Area Factor X% Area
B1A/B1B - PUB/JAZZ CLUB 1528 2,492 1.200 1,957
- B2 - NON-PROFIT OFFICE 1528 927 1.200 728
THEATER B3 - NON-PROFIT OFFICE 1.528 906 1.200 712
S : 5 B14 - THEATER STORAGE 1528 0 1.200 0
N ., - i BUILDING COMMON AREAS 1528 0 1.200 0
e _ ~ Basement Totals]| 1.528 4,325 1.200 3,397
11A/11B - CAFE 1.354 1,083 1.200 960
12 - CHAMBER OF COMMERCE 1.354 919 1.200 815
13 - COMMUNITY CLASSROOM 1.354 961 1.200 852
14 - COMMUNITY CLASSROOM 1.354 1,031 1.200 914
15 - GALLERY/EXHIBIT SPACE 1.354 1,343 1.200 1,190
11A/118 16 - BOX OFFICE 1.354 79 1.200 70
CAFE [BUILDING COMMON AREAS 1.354 0 1.200 0
First Floor Totals|| 1.354 5,416 1.200 4,801
CHAMBER OF
15 COMMERCE __= 21/22/23/24/25 - THEATER SPACES 1.588 6,698 1.200 5,064
GALLERY/ o [BUILDING COMMON AREAS 1.588 0 1.200 0
EXHIBIT Second Floor Totals| 1.588 6,698 1.200 5,064
Building Toulsl 16,439 13,262

14
COMMUNITY
CLASSROOM

T~ * B3

Q. NON-PROFIT ™,
L spy B14 OFFICE
NGCe . TENANT

“~STORAGE

CULTURAL CENTER SCHEME
RENTABLE AREA AND LEASE RATES




Market Study | BOMA Analysis

Cultural Center

,‘\%\ e N .
P ) < < 21 B
= M “T N CONCESSIONS 2
- »W %‘ /0 Capped Rentable Capped Total
= o / ’2‘\' w THEATER - Space 1.D. Area Rental Rate | Total Revenue Revenue
W OFFICE = BIA/B1B - PUB/JAZZ CLUB 1957 [$1200 $29,900.08 $23,486.40
o™ 23 & B2 - NON-PROFIT OFFICE 728 $6.00 $5,563.87 $4,370.40
25 7 GREEN ROOM/ B3 - NON-PROFIT OFFICE 712 $6.00 $5,435.55 $4,269.60
B14 - THEATER STORAGE 0 50.00 $0.00 $0.00
BUILDING COMMON AREAS 0 50.00 $0.00 $0.00
Basement Totals 3,397 $40,899.50 $32,126.40]
11A/118B - CAFE 960 $18.00 $19,492.22 $17,280.00
12 - CHAMBER OF COMMERCE 815 $12.00 $11,029.35 $9,777.60
13 - COMMUNITY CLASSROOM 852 50.00 $0.00 $0.00
14 - COMMUNITY CLASSROOM 914 50.00 $0.00 $0.00
15 - GALLERY/EXHIBIT SPACE 1,190 $18.00 $24,170.35 $21,427.20
16 - BOX OFFICE 70 $0.00 $0.00 $0.00
1A/118 |BUILDING COMMON AREAS 0 50.00 $0.00 $0.00
CAFE First Floor Totals 4,801 $54,691.92 $48,484.80)
21/22/23/24/25 - THEATER SPACES 5,064 50.00 $0.00 $0.00
CHAMBEROF 2 [BUILDING COMMON AREAS 0 50.00 $0.00 $0.00
15 COMMERCE_o= Second Floor Totals 5,064 $0.00 $0.00)
G&&.‘.{.‘}” Building Totals 13,262 $95,591.42 $80,611 .20|

14
COMMUNITY
CLASSROOM

ELEVATOR <

-,

f F :\Bﬂ»%om
N coa N OFFICES
Q. NON-PROFIT ™=
B O
"""S—IQ_RAEE,-*“""'
CULTURAL CENTER SCHEME

RENTABLE AREA AND LEASE RATES



Market Study | BOMA Analysis

Wine Center

\%FYATOB-- ST A TN Load Capped Load | Capped Rentable
o \.MNEZ }NCUB. N - Space |.D. Factor A || Rentable Area Factor X% Area
7 7 /ﬁ B N B1A/B1B - GASTROPUB 1525 2,486 1.200 1,957
= N < WINE |Ncu > B2 - WINE INCUBATOR 1525 925 1200 728
-~ VW < 2 Ngf&us B3A - WINE INCUBATOR 1.525 433 1200 341
. ' 2;\\ B3B - WINE INCUBATOR 1525 450 1200 354
268 W NE INCUB._ - BUILDING COMMON AREAS 1525 0 1200 0
- WINE INCU \% 7 > N N Basement Totals| 1.525 4,294 1.200 3,380
WINEINCUB > ¢ u TN 11A/118 - CAFE 1.367 1,093 1200 960
- 258 5 INC\CJ"!;’\ETOR WINEZI?QCUB. 12 - CHAMBER OF COMMERCE 1.367 928 1200 815
& WINE INCUB. o g 13 - WINE INCUBATOR 1367 970 1200 852
N 25A N g M, 14 - WINE INCUBATOR 1367 1,042 1.200 914
WINE INCUB. 15 - CULINARY CLASSROOM 1367 1,356 1200 1,190
, [BUILDING COMMON AREAS 1367 0 1.200 0
First Floor Totals| 1.367 5,390 1.200 4,732
21A - WINE INCUBATOR 1681 744 1200 532
218 - WINE INCUBATOR 1681 531 1200 379
22A - WINE INCUBATOR 1681 580 1200 414
11A/118 228 - WINE INCUBATOR 1681 597 1.200 426
= CAFE 23 - WINE INCUBATOR 1681 440 1200 314
b _ 24 - WINE INCUBATOR 1681 1,227 1200 876
cc”dwﬁggg & 25A - WINE INCUBATOR 1.681 667 1200 476
; L:rfARY < 258 - WINE INCUBATOR 1681 615 1200 439
CLk'SSROOM < 26A - WINE INCUBATOR 1681 701 1200 500
268 - WINE INCUBATOR 1681 565 1.200 403
INCVJ'B%OR Second Floor Totals| 1681 6,666 1.200 1,751
wmg Building Totals 16,349 12,872
INCUBATOR -

-;:“".‘.‘.-..‘ - B B2
i < e INCUBATOR
"‘-u,_" S < -
N - _— B3A
NS CRAWL WINE INCUB,

WINE CENTER SCHEME
RENTABLE AREA AND LEASE RATES




Market Study | BOMA Analysis

Wine Center

BN =

& ~ELEVATOR

, TN - C2IA NN
P N K WINEINCUB. N
M TN 2 /521 8c >
~ S < WINE IN U g
e = W % / e,
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268 ' v\"‘ NE INCUB._
" WINE INCU S
e = R S
wme INCUB o &< < 24 S 23
258 X INCUBATOR T WINEINCUB
\" WINE INCUB. - ’ <
: 25A

WINE INCUB.

CULINARY
CLASSROOM

=S
<

14
WINE
INCUBATOR

" ELEC
SN },.)‘,_""{sé:'w' %E
- R % B3B INCUBATOR
<& WINETNCUB
N s B3A
2 s WINE INCUB
SPACE
WINE CENTER SCHEME

Capped Rentable || Rental Rate/SF Capped Total
Space 1.D. Area (NNN) Total Revenue Revenue

BIA/BIB - GASTROPUB 1,957 $12.00 $29,831.25 $23,486.40
B2 - WINE INCUBATOR 728 56.00 $5,551.06 $4,370.40
B3A - WINE INCUBATOR 3N 56.00 $2,597.20 $2,044.80
B38 - WINE INCUBATOR 354 56.00 $2,697.80 $2,124.00
BUILDING COMMON AREAS 0 50.00 $0.00 $0.00)
Basement Totals 3,380 $40,677.32 $32,025.60|

11A/118B - CAFE 960 518.00 $19,682.78 $17,280.004
12 - CHAMBER OF COMMERCE 815 $12.00 $11,137.18 $9,777.60
13 - WINE INCUBATOR 852 $10.00 $9,704.71 $8,520.00
14 - WINE INCUBATOR 914 $10.00 $1041547 $9,144.00
15 - CULINARY CLASSROOM 1,190 518.00 $24,406.65 $21,427.20
|BUILDING COMMON AREAS 0 50.00 $0.00 $0.00)
First Floor Totals 4,732 $75,346.79 $66,148.80|

21A - WINE INCUBATOR 532 $8.00 $5,955.20 $4,252.80
218 - WINE INCUBATOR 379 58.00 $4,247.95 $3,033.60
22A - WINE INCUBATOR 414 $8.00 $4,637.79 $3,312.00
228 - WINE INCUBATOR 426 58.00 $4,772.22 $3,408.00
23 - WINE INCUBATOR 314 58.00 $3,522.04 $2.515.20
24 - WINE INCUBATOR 876 58.00 $9,81330 $7,008.00
25A - WINE INCUBATOR 476 58.00 $5,336.82 $3,811.20
258 - WINE INCUBATOR 439 $8.00 $4,920.09 $3,513.60
26A - WINE INCUBATOR 500 $8.00 $5,605.68 $4,003.20
268 - WINE INCUBATOR 403 $8.00 $4516.81 $3,225.60
Second Floor Totals 1,751 $53,327.91 $38,083.20{
Building Totals 12,872 $169,352.02 5136,257.60I

RENTABLE AREA AND LEASE RATES
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Phased Parking Lid | Civic Plaza

Zone 4 -- First Time Cost (parkingand lid). . ............ ... .. ... .... $ 7,177,645
Zone 4 -- First Time Cost (parkingandnolid) .. ..................... $ (4,643,870)
First Time Cost Savings (phasing for lid at a later date) $ 2,533,769

Considerations and Observations:

1. Premium costs for footings and retainingwalls . .. ................. $ 300,000
2. Cost premium for lighting . . . . ... .. $ 30,000
3. CPTED: site safety challenge with hidden zones during interim.

4. Maintenance: snow and ice removal challenge during interim.

5. Future inconvenience when lid and civic plaza is added at a later date.



8/06/2013 - Draft Review with Steering Committee

Design
$/SF Contingency
Cultural Center Core and Shell Development $ 5029129 % 268909% 474,230
Wine Center Core and Shell Development $ 4919984 % 27178 $ 463,938
City Required Right-of-Way Improvements (Zone 1) $ 194,191 N/A$ 43,561
Site Development School House Parking and Plaza (Zone2) $ 999,411 N/A$ 114,728
Surface Parking Lot (Zone 3) $ 2,599,440 N/A $ 298,405
Below Grade Parking and Civic Plaza (Zone 4) $ 7,760,506 N/A$ 890,875
Alternates or Options:
e New Metal Clad Wood Windows $ 144,769
e Wine Center Demising Walls $ 11,708
e Miscellaneous Mechanical Tl Costs or Options $ 214,206
e Miscellaneous Electrical Tl Costs or Options $ 350,939
e Pavilion $ 150,378
e Zone 5 Add Alternate $ 416,182



Revised (10/10/13)

Cultural Center Core and Shell Development ........... . ..
Steel Maximum Flexibility Structure Inside Existing School House Historic Shell ..........
Wine Center Core and Shell Development (8/16/13 baseline adjusted) . .. ...............
Wine Center Baseline (less interior construction) ............. ... ... ... i ...
Site Development School House Parking and Plaza (Zone 2) .............. ... ...
Below Grade Parking and Civic Plaza (Zone 4) . ... e e e e
Zone 4 Surface Parking (76 stalls) at Elev 334 (plan for future CivicPlaza) . ...............
Surface Parking Lot (Zone 3) . . ... oot e e
City Required Right of Way Improvements (Zone 1) . ....... ... .. ...
Alternates or Options:
e New Metal Clad Wood WINdOWS . ... e
e  Wine Center Demising Walls (tems 1,2, and3above) . .......... ... ... ... ....
e Miscellaneous Mechanical Tl costs or options (extension fromcore) . .............
e  Miscellaneous Electrical Tl Costs or Options (extension fromcore)...............
o Pavilion . ... .. e e e
e Civiclnteractive WaterFeature . ......... ... i it
o ZoneSAddARernate ......... ... e
e Low Range Tl Allowance (includesCandDabove)............................
e High Range Tl Allowance (11,650 GSF) (includesCand Dabove) ................

4,920,709
4,753,368
4,697,972
4,401,548

963,624
7,177,645
4,843,876
2,060,745

185,609

143,241

11,708
214,206
350,939
150,378
235,200
357,738
525,000
758,000



Zone 1| Site Improvements

Mobilization / Site Preparation / ErosionControl . . ..................... 32,855
ROAdS . .ottt e e e e e e 20,070
Traffic CoNtrol . . .. .o e e 11,500
Flatwork / Sidewalks . . . . . ..o 18,270
LandscapingperCode . . ... e e e 56,023
Storm Drainage . . ... e e 3,330
Subtotal & 142048
Robinson M-Uand Contingency .. ...ttt i ie e 43,561

Totals

185,609



Zone 2 | School House Plaza Parking (32 Stalls)
$

Mobilization / Site Preparation / Erosion Control . .. ....................

Parking Lot Construction (includes landscape/traffic control $14,000/stall +/-) . .

SiteUtilities . . ................

Site Lighting .................

General Requirements (60 Days)

$

61,975
448,472
59,360
57,661
110,000

Subtotal

Robinson M-U and Contingency

Totals

/37,468
226,156

963,624



Zone 3 | School House Surface Parking (65 Stalls) - Elev 34

Repair Carol Edwards South Face after Demolition of BuildingC ... ......

Abatement of Concrete Bunker @ CarolEdwards .....................

Demolition of Buildings B and C

Mobilization / Erosion Control / Site Preparation ... ....................
Parking Lot Construction (approximately $13,200/stall) . .. ..............

Traffic Control / Landscaping / Si
Site Utilities . . . ..............

teWalls........... .. ... ...

25,000
201,250
157,500
161,110
176,200
679,462

54,000

47,380

Subtotal
Robinson M-U and Contingency

Totals

1,676,902
438,853

2,015,755



Building Only -- Minimal Site Work

SKHS January 2011 BLRB Confirmed
BaseCosts ................ $ 2,594,198  Base Costs (escalationto 2/15) . . . . . 3 3,441,338
General Conditions (10%) . . . . . . $ 259,420  General Conditions (??7%) ... ... $ 550,000
Contractor DH&P (?%) . . .. .. .. $ 114,145  Contractor OH&P (?%) .. ... .. .. $ 313,800
Subtotal .. ................. $ 2,967,763 Subtotal.................... $ 4,305,138
Design Contingency (20%) . . . . . $ 593,653  Design Contingency (12%) . . . . . . $ 516,617
Total ..................... $ 3561316 Total..............cocvnnn. $ 4,821,755
$193.20 /GSF +/- $263.00 /GSF +/-

Future tenant improvement work by others: 11,650 SF x $45-$65 = $525,000 - $758,000



