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EXECUTIVE SUMMARY 

The State Department of Social and Health Services (DSHS) requires an 
economic analysis in support of a master plan for excess property at DSHS’s 
Fircrest Campus. Land use options were designed for analysis to explore 
how varying land uses would come together to meet a broad range of 
potential objectives that the State might wish to consider in allowing 
development of the excess property.  

This report assesses the economic conditions for several options:  

• Option 0, designed to illustrate the maximum financial return to the 
State, by consolidating only townhouses throughout all excess 
property 

• Option 0.5 preserves some of the excess property for trails and open 
space (for preservation of trees and vegetation) throughout the 
Campus, concentrating townhouses throughout the remainder of the 
excess property 

• Option 1 explores a broader range of land uses, also designed to 
explore potential financial returns to the State, while incorporating 
trails and open space 

• Option 2 places an emphasis on the benefits to government 
operations by exploring housing governmental operations on the 
excess property, while incorporating trails and open space 

• Option 3 focuses on benefits to the local community, defined by the 
surrounding community’s potential use of the excess property, while 
incorporating trails and open space, and  

• Recommended Hybrid Option, which draws components from each 
of the options to explore how values represented in each option 
might come together to meet the range of potential objectives.  The 
Recommended Hybrid Option also incorporates trails and open 
space. 

Each of these perspectives is represented by development options designed 
by AHBL. The body of this report provides detailed analysis of findings 
presented in this Executive Summary. The Executive Summary proceeds 
with an overview of market assessment findings by land use, followed by a 
summary of the excess property options.  
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Market Assessment Findings 
Analysis for market return consists of optimizing the financial value of the 
land to be re-used, were the land to be sold or leased to developers and 
investors for profit. This section summarizes the finding of the suitability of 
the excess land for private development, based on a review of markets for 
the real estate product types analyzed for this report.  

Key criteria considered for market uses include:  

• Established markets. The degree to which markets are 
established in the area for each real estate product types. 

• Market suitability of land for development. The suitability of 
the excess property for private development based on potential 
parcel sizes, configuration and orientation. 

• Competitive supply. Competitive supply within the region for 
each product type, including both proximity and quality of 
competition. 

With these criteria in mind, townhouses (referred to interchangeably as row-
houses) with garage or driveway parking and a modest amount of strip retail 
likely provide the highest return for land development. If the State were 
focused on maximizing revenue from these lands immediately, townhouses 
and strip retail rank highest among land uses. Development stacked 
condominiums with surface parking would also rank high, depending on 
absorption. A more proven market and thus faster absorption of 
townhouses favors development of townhouses over stacked condominiums.  

Analysis included an examination of several other housing types as well as 
commercial uses. In addition, open space, trails and public amenities were 
considered to create better communities and to meet project goals. An 
overview of the consideration of each primary land use type relative to the 
market return definition of highest and best use follows.  

Housing 
Housing has the most established market for this area. Home prices are 
stable and predictable, offering the least amount of risk from a market 
perspective. Several different housing product types can fit the excess 
property’s orientation with options for access and internal circulation.  

• Single-family detached housing. Larger lots to accommodate 
single-family detached housing could possibly be oriented in a 
manner desirable to home buyers. However, the lower density 
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housing pattern may not yield the greatest land value to the State 
relative to other, higher-density housing products and 
configuration.  

• Small lot single-family housing. Small lot single-family 
residential development allows a higher density housing product 
with many of the features of a traditional single family detached 
house that are attractive in today’s marketplace. The excess 
property offers potential for the introduction of higher density 
housing into an established neighborhood without creating 
adverse impacts on established single-family neighborhoods.  

• Stacked condominiums. Condominiums offer another option for 
higher density housing, and depending on the parking design, 
offers some of the greatest market returns. However, parking 
configurations may significantly affect developer interests in 
developing this housing type.   

Current market conditions appear to require surface parking for 
immediate financial returns. Alternatively, building up several 
stories (perhaps seven or eight) may provide sufficient revenue to 
cover the costs of structured parking. The market for such a mid-
rise lifestyle in Shoreline is unproven, however, though the 
product could attract some segments, such as empty nesters and 
seniors. A more likely scenario for structured parking would be 
to hold the land for a few years; during that time home prices 
may rise relative to construction costs, allowing fewer stories of 
development to cover structured parking.  

• Row-houses. For-sale row-housing likely has the deepest pool of 
buyers for housing located on the excess property. This product 
type offers relatively higher density than single-family detached 
housing pervasive in this area. The depth of this market and the 
intensity of the development, along with satisfactory return on 
investments, rank this product high for returns to the State.  

• Renter-occupied versus owner-occupied. New products for 
rental apartments would require lower cost structures, with 
surface parking only, to serve rental prices found currently in the 
local market. Revenues from owner-occupied housing units are 
relatively higher and can cover higher construction costs.  
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Commercial 
Some forms of commercial would likely be of interest to market investors 
and developers, while others would not. 

• Retail. Commercial development that would be of interest 
includes neighborhood-serving, strip commercial development 
with an orientation toward 15th Ave NE.  In addition, mixed-use, 
neighborhood-serving retail integrated within a mixed-use plan 
for the excess property may also be feasible. 

• Small Offices. Tenants and uses that would fit well at Fircrest 
include consumer and personal services (restaurants, shops and 
services), and possibly some more office-oriented uses that can 
exist along side of retailers (banks, insurance offices).  

The appropriate scale of commercial uses from a market demand perspective 
is less certain. At a minimum, a neighborhood-serving scale with several 
smaller businesses would work well, with the exact number and s.f. of 
development depending on the physical plan. Larger scale community-
serving retail appears less suited for this site and depends on the evolution of 
commercial centers to the north and south.  

Additionally, the Fircrest Campus would have to compete with existing 
commercial nodes nearby. To the north, North City at NE 175th Street and 
15th Ave NE in Shoreline, a sense of place and a greater commercial presence 
has been established. Community-serving retail would more likely gravitate 
toward those locations.  

The commercial node to the south, at NE 145th Street and 15th Ave NE, has 
had a range of successes and failures. The node at 145th is relatively better 
suited for larger scale retail, benefitting from the heavily traveled corridors 
of both 15th Ave NE and NE 145th Street. Several parcels appear suitable for 
redevelopment and as such would probably attract commercial developers to 
the excess property.  

Other Considerations 

Other products 

The analysis focused on commercial and residential uses. Industrial and 
lodging uses were given a cursory consideration and ruled out because of the 
campus’ location. For lodging, the Fircrest Campus’ distance from I-5 keeps 
it at a competitive disadvantage for national hotel chains. Similarly, no 
major activity center is in the immediate vicinity to warrant further 
consideration of lodging.  
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For industrial, the campus’s relatively remote access from major regional 
transportation networks and density of housing surrounding the campus 
prevented additional consideration for heavier industrial use. While any 
vacant land is of interest to most light industrial uses, the comparatively 
strong markets for housing eliminated serious consideration of market 
interest in light industrial development.  

Parking requirements 

Increasing intensity of use can require structured parking, in the form of 
either above-ground or below-ground garages. In many outlying suburban 
areas, the cost to acquire land for surface parking is less expensive than 
building structured parking. Shoreline’s residential markets are generally on 
the cusp of supporting structured parking as part of developments.   

Affordable housing 

The State Capital Budget Provisio for the Excess Property Master Plan has 
addressed the provision of affordable housing as a goal for redevelopment of 
excess property at Fircrest. To be financially feasible for a private real estate 
developer, current development costs require market sales prices or rents 
higher than many potential buyers or renters can afford.  

Under affordability guidelines set by the State Department of Community, 
Trade, and Economic Development, rents affordable to households earning 
60% of area median income would be able to fund a maximum of 75% of 
development costs for a 1-bedroom apartment or 63% of a new 2-bedroom 
apartment. Rents affordable to those earning the lowest incomes could only 
cover between 32-38% of total development costs.  

For such projects to be financially feasible, these gaps would need to be 
subsidized by nonmarket sources. A typical for-sale townhome or duplex 
unit would require financial support to cover half or more of the total 
development cost (depending on the affordability desired) to meet these 
objectives. 

Land Leases 

In addition, the State’s desire to hold the land and provide a land lease 
affects market interest in developing at the site. Depending on the land lease 
terms, the lease could be structured to have no affect on the cost or revenue 
potential of developing the excess land. The more likely impact of a ground 
lease structure is to reduce the number of investors and developers that 
would be interested in developing at the site. Developer interest may vary 
by development product type. Longer land leases will be more attractive for 
investors.  
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For single-family detached, owner-occupied housing, leased land may 
confuse and turn away prospective home buyers. Row-houses and 
condominiums, on the other-hand, frequently come with covenants that 
bear land lease similarities. For those higher-density housing uses, land 
leasing may be less of a deterrent to developers.  

Key Findings by Development Option 
Each of the options presents a range of land uses chosen to explore the 
excess property’s ability to meet the criteria chosen by the State.  

For comparative context of each option, the current assessed value provides 
an interesting benchmark. In the fourth quarter of 2007, the King County 
Assessors’ office valued the entire Fircrest campus land (87.9 acres) at $58.3 
million for the entire campus, including $26.7 for land only and an 
additional $31.6 million for building improvements. The assessed value of 
land per s.f. of the gross land area for equates to $7 per s.f. At $7 per s.f., the 
35 acres of excess property would be valued at $10.8 million.  

Option 0: Strict Application of the Greatest Economic Return 
The 35.5 acres of excess property would gain the most economic return to 
the State by allowing for the most densely developed use of land for which 
the market offers the highest return per s.f. of land.  

Analysis of current market conditions for new townhouse construction 
suggests land values of an estimated $53 per s.f. Land zoned for townhouses 
near Fircrest is assessed at an average value of $63 per s.f. Application of 
these values to the net developable land within the surplus area, 24.9 acres1, 
suggests a range in value from $54.6 to $65.4 million, after covering costs of 
sitewide improvements including demolition and new infrastructure.  

Analysis included in this report settles on a working estimated value of $63.2 
million, suggesting new townhouse sales at $450,000 per unit based on 
estimated construction costs. (Exhibit S-0.) 

                                                
1 Under Option 0, a portion of the land, estimated at 11 acres, would not be 
considered developable, and would instead go toward accommodating 
infrastructure or remain undeveloped due to sensitive land conditions. The 
remaining 24.9 acres would be the net developable land area. 
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Exhibit S-0 
Economic Summary of Option 0 (2007 dollars) 

Land Use & Quantity Market
Subarea Gross Net Per s.f. Land Value Land Use Units Assumption

1 6.22 4.35 $60.00 $11.4 million Townhouses 114 $500,000 per unit
2 8.00 5.60 $60.00 $14.6 million Townhouses 146 $500,000 per unit
3 5.76 4.03 $60.00 $10.5 million Townhouses 105 $500,000 per unit
4 5.03 3.52 $60.00 $9.2 million Townhouses 92 $500,000 per unit
5 8.95 6.27 $60.00 $16.4 million Townhouses 164 $500,000 per unit
6 1.57 1.10 $60.00 $2.9 million Townhouses 29 $500,000 per unit

Totals 35.53 24.87 $65.0 million 650

Sitewide Demolition ‐$0.1 million
Infrastructure Investments ‐$1.7 million
Net value $41.00 $63.2 million

Expected Land Value (Based on Net 
Land Area)Land Area (acres)

 
 

Option 0.5: Maximum Return Allowing for Trails and Some 
Open Space 

Preserving a portion of the excess property for trails and open space is 
consistent with the comments of many stakeholders who participated in the 
planning process, including many surrounding neighbors. These objectives 
have the overall effect of reducing the amount of land that can be sold or 
leased to generate revenues to the State.  

Option 0.5 includes townhouses on the developed area, reduced to 16.3 acres 
of developable land because of trails and open space. After infrastructure 
investments, the same assumptions as Option 0 suggest economic value of 
$40.0 million for Option 0.5. (Exhibit S-0.5.)  

Costs associated with the trails and open space features included in Option 
0.5, and common to options 1, 2, 3 and the Recommended Hybrid Option, 
are estimated at approximately $770,000 to $1,000,000, and are included in 
Table S-0.5 as part of Infrastructure Investments. 
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Exhibit S-0.5 
Economic Summary of Option 0.5  (2007 dollars) 

Land Use & Quantity Market
Subarea Gross Net Per s.f. Land Value Land Use Units Assumption

1 2.07 1.45 $60.00 $3.8 million Townhouses 38 $500,000 per unit
2 6.35 4.44 $60.00 $11.6 million Townhouses 116 $500,000 per unit
3 5.76 4.03 $60.00 $10.5 million Townhouses 105 $500,000 per unit
4 1.03 0.72 $60.00 $1.9 million Townhouses 19 $500,000 per unit
5 6.50 4.55 $60.00 $11.9 million Townhouses 119 $500,000 per unit
6 1.57 1.10 $60.00 $2.9 million Townhouses 29 $500,000 per unit

Totals 23.28 16.30 $42.6 million 426

Less: Sitewide Demolition ‐$0.1 million
Less: Infrastructure Investments ‐$1.4 million
Net value $41.00 $41.1 million

Land Area (acres)
Expected Land Value (Based 

on Net Land Area)

 
 

Option 1: Financial Return to the State Emphasis 
Option 1 focuses on maximizing the return to the State while adhering to 
community development principles and project goals. Higher-cost 
structured parking and lower-revenue apartments (included to provide a 
variety of housing options), might prove infeasible individually, but other 
higher yielding uses keep the revenues positive for this option overall, for an 
overall value of an estimated $7.4 million, summarized in Exhibit S-1. 

Similar to Option 0.5, costs associated with the trails and open space features 
common to options 0.5, 1, 2, 3 and the Recommended Hybrid Option, are 
estimated at approximately $770,000 to $1,000,000, and are included in 
Exhibit  S-1 as part of Infrastructure Investments.  

The exhibit shows an economic analysis of the value of each development 
product, to assist in choosing a preferred alternative. In some cases, the 
market exists today to provide the market requirement for the financial 
returns shown. In other cases, as indicated in the column labeled, “Timing,” 
the market for such revenues would be expected in a few years, perhaps five 
to ten years.  

However, of the for-sale products programmed in Option 1 (similar to the 
other options), only owner-occupied condos with surface parking and row 
houses provide sufficient return to expect development interest in the near-
term.     

  



Fircrest Campus Market Analysis January 7, 2008 Page xii  
Washington State DSHS ~DISCUSSION DRAFT~  

 

Exhibit S-1 
Economic Summary of Option 1 (2007 dollars) 

Market

Subarea Timing Per s.f.
Land Value 

(Financial Gap) Land Use
Land Area 
(acres) Requirement Notes

1 Near to mid‐term $5,700,000 Condos 96 $450,000 per unit Market not there today, expected 5 to 10 years
Near‐term $400,000 Townhouses 4 $500,000 per unit Sufficient market demand today
Subarea 1 total $96.50 $6,100,000 100 1.45

2 Near‐term $32.54 $6,300,000 Townhouses 90 4.44 $500,000 per unit Sufficient market demand today

3 Unknown ($1,760,000) Apartments 60 $1,610 monthly rent Costs for new construction overwhelm market rents
N/A ($6,660,000) Parking and Commercial Structured parking costs required to accommodate densities
Long‐term $1,360,000 Apartments & Retail 108 $1,610 monthly rent Land would be written down to make new construction feasible
Long‐term $0 Condos  34 $450,000 per unit Net sales would cover construction costs only, without parking
N/A ($7,030,000) Parking Structured parking costs required to accommodate densities
Subarea 3 total ($14,090,000) Subarea 3 total 202 4.03

4 Near‐term $65.16 $1,900,000 Houses 13 0.72 $540,000 per unit
5 Near‐term $76.73 $8,900,000 Houses 59 4.55 $540,000 per unit
6 No action

Total $13.76 $9,110,000 464 15.20 Total acres re‐developed

Less: Sitewide Demolition ($134,000)
Less: Infrastructure Investments ($1,387,000)
Net value $11.46 $7,589,000

Land Use & QuantityExpected Land Value

Units

 
Note: Parking shown in subarea 3 serves all uses in subarea 3. 
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Structured parking for the stacked condominiums would not be expected to 
attract developer interest at present. However, market demand is expected 
to increase for some of the programmed products as densities increase more 
generally in the area. In the longer-term, these higher density developments 
may prove to be the best return to the State, depending on the timing 
relative to the State’s needs.  

Alternatively, higher density condominiums (seven or eight stories) may 
provide enough financial return to cover the costs of the associated 
structured parking, assuming timely absorption. Absorption is the risk of 
such a development, given the unproven nature of such products in 
Shoreline. 

Rental units are further challenged to cover structure parking costs. Rents 
achieved in and around Shoreline do not approach the revenue required for 
market justification of structured parking. No change in these conditions 
would be expected in the foreseeable future.  

Option 2: Benefit to Government Operations Emphasis 
Option 2 focuses providing land uses that would benefit governmental 
operations, such as offices for state employees. The program of development 
under this option focuses on office space as well as providing rental 
multifamily housing, including some housing to be subsidized by affordable 
housing programs. Therefore, this option is not a market driven option and 
does not produce financial return to the State. A summary of Option 2 is 
presented in Exhibit S-2. 

Governmental operations are assumed to provide a lower-risk development 
opportunity for contractors chosen to build and own the buildings that 
house governmental operations. Therefore, buildings occupied by 
governmental operations are assumed to have value to investors, though the 
investors would concede some profits to account for the lower risk 
associated with a more certain occupancy rate that would come with 
governmental use of the facility.  

For governmental operations, office lease rates equal to approximately $35 
per s.f. (gross rents per usable s.f., per year) would be sufficient to fund 
development of new office space as a single use, as configured in Option 2. 
Average current DSHS lease rates range from $18-$25/s.f.; newer suburban 
Class A office space north of Seattle rents for an average of $32 per s.f.   
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Exhibit S-2 
Economic Summary of Option 2 (2007 dollars) 

Subarea Timing Per s.f.
Land Value 

(Financial Gap) Land Use Units or s.f. Land (acres) Market Requirement Notes

1 Near‐term ($48.41) ($15,600,000) Low‐Income Townhouses 93 7.40 $920 monthly rent Grants and affordable housing programs can off‐set investment
2 Anytime $5,800,000 State‐Occupied Offices 255,000 $35 per s.f. (Gross) Assumes developers builds to suit for State with low risk

($14,051,782) 3‐story Apts over 1‐story SS Office & Pkg 48 $1,610 per unit Financial support required
(The 1‐story SS Office) 10,000 $35 per s.f. (Gross)

Subararea 2 total ($72.57) ($14,051,782) Subararea 2 total 4.44
3 Anytime TBD DOH Expansion
4 Anytime ($377.78) ($11,900,000) Low‐Income Apartments 60 0.72 $828 monthly rent Grants and affordable housing programs can off‐set investment
5 Anytime ($17,300,000) Low‐Income Apartments 90 $828 monthly rent Grants and affordable housing programs can off‐set investment

Anytime ($5,900,000) Detached Workforce Housing 35 $1,288 monthly rent
Subararea 5 total ($117.05) ($23,200,000) Subararea 5 total 4.55

6 Anytime $1,600,000 DSHS Operations 57,000 $35 per s.f. (Gross) Assumes State to lease
Anytime $700,000 Nursing Home 45,000 $40 per s.f. (Gross) Assumes State to lease
Subarea 6 total $17.06 $2,300,000 Subarea 6 total 3.09 Fircrest school
Total ($70.93) ($62,451,782) Dwelling Units 326 20.21 Total acres re‐developed

Office and Nursing s.f. 367,000
Less: Sitewide Demolition ($1,127,000)
Less: Infrastructure Investments ($987,000)
Net value ($73.34) ($64,565,782)

Expected Land Value Land Use & Quantity
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The governmental offices in Option 2 reflect perceived operating efficiencies 
(from both the State’s and users’ perspectives) as benefits to the State, along 
with benefits from newer, higher quality offices than currently occupied by 
some governmental operations. Such benefits could conceivably justify 
paying higher rent for new development. Moreover, the ground lease 
requirements would not be a complicating factor for governmental uses. 

Exhibit S-2 shows several negative values in describing the economic value 
of affordable and lower income housing. The negative values are shown to 
demonstrate the order of magnitude of support required. These sources can 
include governmental program support, support from non-profits or any 
combination of outside financial help.  

The negative numbers for a given use indicate that the State would expect 
compensation for this land only from non-profit or government programs 
that would cover the gap shown in addition to compensation to the State for 
use of the land. The terms of developing and operating the associated land 
use would result from collaboration with stakeholders that share a vested 
interest in the specific development. 

Costs associated with the trails and open space features common to options 
0.5, 1, 2, 3 and the Recommended Hybrid Option, are estimated at 
approximately $770,000 to $1,000,000, and are included in Exhibit S-2 as 
part of Infrastructure Investments. 

Option 3: Benefit to Local Community Emphasis 
Option 3 includes more open space and public uses as benefits to the local 
community. Similar to Option 2, Option 3 includes many land uses that 
require non-market funding and financial support. Also similar to Option 2, 
the non-market uses do not provide a financial return to the State if 
developed without financial support. An overview of Option 3 is presented 
in Exhibit S-3. 

Public services uses shown in Option 3 are assumed to provide a risk-
adjusted return to a contracted developer, similar to governmental office 
uses shown in Option 2. The negative values of other uses are shown to 
demonstrate the order of magnitude of support required, and do not 
necessarily require that the State provide that support. 

Costs associated with the trails and open space features common to options 
0.5, 1, 2, 3 and the Recommended Hybrid Option, are estimated at 
approximately $770,000 to $1,000,000, and are included in Exhibit S-3 as 
part of Infrastructure Investments.   
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Exhibit S-3 
Economic Summary of Option 3 (2007 dollars) 

Subarea Timing Per s.f.
Land Value 

(Financial Gap) Land Use Units or s.f. Market Requirement Notes

1 Near‐term ($246.80) ($15,600,000) Low‐Income Townhouses 44 1.45 $920 monthly rent Grants and affordable housing programs can off‐set investment

2 Anytime ($17,300,000) Transitional Housing 44 n/a Costs do not assume operating costs or specific financial support
Anytime $900,000 Police Station 20,000 $30 per s.f. (Gross) Economics assume generally a build‐to‐suit agreement
Anytime $400,000 Social Services Offices and Library 73,950 $32 per s.f. (Gross) Economics assume generally a build‐to‐suit agreement
Subarea 2 total ($137.73) ($16,000,000) 2.67

3 N/A ($4,100,000) Parking Structure w/ Gr. Fl. Office 110 spaces No revenue for parking assumed
Mid‐ to‐Long‐Term $2,900,000 4‐Story Apartments over Retail 112 $1,610 monthly rent Retail rents cover their own costs, but not structured parking
N/A ($3,100,000) Apartments over parking 60 $1,610 monthly rent
Subarea 3 total ($24.49) ($4,300,000) 4.03 Parking serves overall development of subarea; rents not enough

4 Anytime $500,000 Food LifeLine 13,500 $35 per s.f. (Gross) Economics assume generally a build‐to‐suit agreement
Anytime $100,000 Firlands 7,800 $35 per s.f. (Gross) Economics assume generally a build‐to‐suit agreement
Subarea 4 total $19.05 $600,000 0.72

5 No development
6 No development

Total ($89.79) ($34,700,000) Dwelling Units 260 8.87 Total acres re‐developed
Operations s.f. 115,250

Less: Sitewide Demolition ($134,000)
Less: Infrastructure Investments ($987,000)
Net value ($92.69) ($35,821,000)

Expected Land Value Land Use & Quantity

Land (acres)

 

 



Fircrest Campus Market Analysis January 7, 2008  Page xvii 
Washington State DSHS ~DISCUSSION DRAFT~  

Recommended Hybrid Option 
Land uses and developments programmed in the Recommended Hybrid 
Option represent a combination of governmental operational goals, uses 
that provide community benefits and some uses that provide financial 
return. The economic summary of the Recommended Hybrid Option 
follows in Exhibit S-H. 

Public services and governmental office uses shown the Recommended 
Hybrid Option are assumed to provide a risk-adjusted return to a contracted 
developer, similar to those uses in Options 2 and 3. 

Costs associated with the trails and open space features common to options 
0.5, 1, 2, 3 and the Recommended Hybrid Option, are estimated at 
approximately $770,000 to $1,000,000, and are included in Exhibit S-H as 
part of Infrastructure Investments.  
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Exhibit S-H 
Economic Summary of the Recommended Hybrid Option 

Market

Subarea Timing Per s.f.
Land Value 

(Financial Gap) Land Use Units or s.f. Land (acres) Requirement Notes
1 Anytime ($26.28) ($8,300,000) Mixed‐Income Townhouses 65 7.25 Blend of Prices Requires financial assistance to provide below market rate housing

2 Anytime $15,700,000 State‐Occupied Office 241,700 $35 per s.f. (Gross) Assumes minimal development risk for build to suit
($11,700,000) Low Income Apartments & Office over parking 48 Requires financial assistance to provide below market rate housing

Subarea 2 total $20.66 $4,000,000 4.44

3 Unknown ($400,000) Apartments & Retail over Parking 168 Rents do not cover construction costs and parking
N/A ($4,030,000) Parking 110 spaces Structured parking costs required to accommodate densities
Long‐term ($6,360,000) Condos w/ Structured Parking 34 $450,000 per unit Net sales would cover unit construction costs, not parking
Subarea 3 total ($61.46) ($10,790,000) 202 4.03 Structured parking costs required to accommodate densities

4 No action
5 N/A ($14,200,000) Workforce Townhouses (Rented) 70 4.55 Requires financial assistance to provide below market rate housing
6 Anytime $1,600,000 DSHS Operations 57,000 $35 per s.f. (Gross) Assumes State to lease

Anytime $700,000 Nursing Home 45,000 $40 per s.f. (Gross) Assumes State to lease
Subarea 6 total ($47.95) ($11,900,000) 102,000 3.09 Structured parking costs required to accommodate densities

Total ($30.56) ($26,990,000) Dwelling Units 385 23.37
Operations and Office s.f. 343,700

Less: Sitewide Demolition ($1,127,000)
Less: Infrastructure Investments ($987,000)
Net value ($28.59) ($29,104,000)

Expected Land Value Land Use & Quantity
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Additional Consideration of Benefits 

• Local fiscal benefits. Direct tax and fee revenues to the City 
would increase under each option and would vary based on the 
differing levels of residential and commercial space developed.2 
Option 0 would generate the greatest local revenue at 
approximately $12.1 million in total present-value revenue 
through 2036 (30 year horizon). The actual value of benefits 
would vary depending on absorption and changes in construction 
costs and other variables over time. The relative benefits of each 
option are summarized in the exhibit below, varying primarily 
due to the intensity of built space assumed in each option.    

 Local Fiscal 
Benefits* 

Option 0 $12.1 million 
Option 0.5 $8.7 million 
Option 1 $10. 1 million 
Option 2 $6.4 million 
Option 3 $5.2 million 
Recommended 
Hybrid Option $5.6 million 

 
*Note: Present value of direct and gross benefits only, meaning 
no indirect impacts have been calculated, nor have increases in 
municipal service costs been calculated or weighed against the 
direct revenues shown.  

Specific revenue sources would vary by the uses developed, but in 
general the greatest revenues would come from real estate excise 
taxes, sales taxes, and permit and user fees.  

While Option 0 generates higher fiscal returns in dollar terms, other 
options would include unquantified public and social benefits that 
would accrue to City residents. These would include the greater 
presence of social services, affordable housing, local employment, and 
publicly accessible open and recreational space featured in Options 2 
and 3. 

• Open space and public use benefits. The design feature common 
to all options would provide public open spaces and walking 
paths connecting Hamlin Park to the north with and Shorecrest 

                                                
2 County and State benefits are not analyzed, assuming that economic activity not 
destined for Fircrest would occur elsewhere. 
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High School and other natural open space to the east, providing 
significant new amenities to neighbors and other Shoreline 
residents.  

• Public and social benefits. Options 2 and 3 would include non-
quantified public and social benefits that would accrue to City 
residents. The greater presence of social services, affordable 
housing, local employment, publicly accessible open space and 
recreational space would benefit local residents and visitors to 
Fircrest’s on-going residents and operations.
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INTRODUCTION 

Background and Purpose 
The purpose of this report is to assist the State Department of Social and 
Health Services (DSHS) in developing a master plan for the excess areas of 
DSHS’s Fircrest Campus by identifying options and recommendations 
regarding the Highest and Best Use of the excess property, including options 
for affordable housing, smart growth, and educational partnerships. This 
report focuses on the relative economic return to the DSHS of selling or 
leasing portions of the Fircrest Campus for redevelopment toward a variety 
of possible uses.  

Organization of Report 
The report is organized into the following Sections: 

Section 1. Market Assessment. This section includes an overview and 
description of the campus as well as the current real estate market for the 
Shoreline area. The section includes a description of the Campus, its 
location, current uses, and the sections of the Campus considered excess 
property. In addition, this section presents data on current social and 
economic conditions for the Shoreline area.  

Section 2. Economic Analysis. This section presents an analysis of the 
relative financial and market return of three general real estate development 
options contemplated for designated excess parcels on the campus from the 
perspective of a real estate investor or developer. The analysis evaluates each 
development program for financial return based on the value of the income 
it would generate under current market conditions relative to the costs 
required to develop it. 

SECTION 1: MARKET ASSESSMENT 

Site and Location 
The Fircrest Campus covers approximately 90 acres in the City of Shoreline, 
of which 35.5 acres have been deemed “excess property” and are the subject 
of this master plan.  

Transportation connectivity 
The Fircrest Campus is located close to I-5 (approximately 1 mile to the 
west) and SR-99 (Aurora Avenue N.) (2 miles to the west), giving it excellent 
accessibility to other areas of the north Seattle region.  
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Frequent bus service runs along 15th Avenue NE, connecting the campus 
area with Seattle and other regional destinations. 

Nearby cities and commercial centers 
Two commercial clusters lie nearby on 15th Avenue NE, one approximately 
one mile to the north at NE 175th Street and the other roughly the same 

distance to the south at NE 145th Street. 

More commercial strips line Aurora Avenue North, 
approximately 2 miles to the west. 

In addition, two larger regional shopping centers 
are located nearby: Northgate Mall lies 
approximately 3 miles to the south along I-5, and 
Alderwood Mall roughly 7 miles to the north. 

Shoreline is bordered by the cities of Edmonds and 
Mountlake Terrace to the north and Lake Forest 
Park to the east. The cities of Lynnwood and 
Everett lie approximately 7 and 20 miles north of 
those, respectively, and Seattle to the south with 
downtown Seattle roughly 10 miles away. 

Subject Property 
The designated excess property is divided 
into six areas for the purpose of the 
economic analysis. Three line the eastern 
side of 15th Avenue NE, while three others 
are located separately in the northeast and 
southeast corners of the campus.   

Of these six areas, only area III has existing 
buildings that would need to be demolished 
for new development under all of the 
options. The three buildings are single story 
office buildings. It appears that some of the 
other excess areas previously contained 
buildings which were removed prior to this 
investigation. Roadways, sidewalks, and 
parking lots still exist on the larger excess 
areas. Options 2 and the Recommended Hybrid Option envision 
development in an expanded excess property area and would require 
additional demolition. 
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Current Social and Economic Conditions 
Population 

The Fircrest Campus is located in the City of Shoreline, a first-ring suburb 
of the city of Seattle. Exhibit 1 presents Shoreline’s current population 
estimates as well as three scenarios for future growth. 

Exhibit 1 
Shoreline Population Estimates and Forecasts 

Citywide Population Population 2030 Growth Rate Scenarios
Population 1996 45,927 Faster-Growth Scenario (1.0%) 1.0%
Population 2000 53,296 Forcasted-Growth Scenario (0.2%) 0.2%
Population 2007* 53,190 Slower-Growth Scenario (0.1%) 0.1%

Historic Growth Rates Population 2030
Cumulative Annual Growth Rate: 1996 - 2000 3.8% Faster-Growth Scenario (1.0%) 69,584
Cumulative Annual Growth Rate: 2000 - 2007 0.0% Forcasted-Growth Scenario (0.2%) 56,138
Cumulative Annual Growth Rate: 1996 - 2007 1.3% Slower-Growth Scenario (0.1%) 54,645

Forecasts Population Growth 2007 - 2030
PSRC Forecasted Population Growth Rate: 2000 - 2030** 0.2% Faster-Growth Scenario (1.0%) 16,394
Regional Growth Forecast: 2005 - 2030 1.1% Forcasted-Growth Scenario (0.2%) 2,948

Slower-Growth Scenario (0.1%) 1,455

* April 1, 2007 estimates
**Forecasts based on PSRC's Forecasts Analysis Zone. Shoreline falls across two zones, one of which also includes all of Lake 
Forest Park and some of Kenmore.  

    Source: Office of Financial Management, 2007; Puget Sound Regional Council, 2003 
 
Shoreline’s 2007 population is estimated at 53,190. The 2007 estimate is 
slightly below the 2000 population figure from the decennial census, 
indicating a flat population trend. Forecasts based on regional trends show 
an annual population growth rate for Shoreline of 0.2% over the 2000 – 2030 
period. By comparison, the surrounding region’s annual population growth 
rate is forecast to be 1.1%. 

The forecasted population growth would amount to a citywide population 
of 56,138 people by 2030, or the addition of 2,948 persons. In addition to the 
.2% forecasted growth rate, two other scenarios are modeled in Exhibit 1. A 
faster-growth scenario of 1.0% annual growth would yield a 2030 population 
of 69,584, or the addition of 16,394 persons between 2007 and 2030. A 
slower-growth scenario of 0.1%--which is closer to the recent trend in 
population—amounts to a 2030 population of 54,645, or the addition of 
1,455 people over the next 23 years.  

The limited population growth is likely a result of the limited supply of new 
housing in Shoreline, rather than demand side constraints. Shoreline is an 
already-developed suburb which has been close to built out since its 
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incorporation in 1995. The Fircrest Campus therefore represents potential 
additional capacity for growth that is not accounted for in current 
population forecasts. 

Exhibit 2 
Household and Per Capita Income for Shoreline and Selected Cities, 1999 
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  Source: U.S. Census. 2000 

Exhibit 2 presents information on the relative wealth of Shoreline residents. 
In 1999 the median household income in Shoreline was $51,658. Shoreline’s 
household income was higher than the median household incomes of Seattle, 
Lynnwood, and Everett and lower than the median household incomes of 
residential cities on Lake Washington such as Lake Forest Park and Bothell.    
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Employment 
Shoreline has historically been somewhat of a bedroom community for 
larger nearby cities of Seattle and Everett. The City’s jobs to housing ratio 
has averaged approximately 0.75 jobs for every residence since 2000, as 
shown in Exhibit 3, indicating that many Shoreline residents must commute 
to other cities for employment. 

Exhibit 3 
Shoreline Jobs to Housing Ratios, 2000 – 2006 
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             Source: Office of Financial Management, Puget Sound Regional Council 
 

Exhibit 4 shows the “covered” employment in Shoreline across eight 
industrial sectors. Shoreline’s distribution of jobs across the various industry 
sectors follows a pattern common to inner-ring suburban communities. 
Employment in the city is relatively concentrated in the retail, education, 
and government sectors compared to the region as whole.  Shoreline’s 
employment in services parallels regional patterns at 43.3% of total 
employment, while it has fewer jobs in the Manufacturing and Waste, 
Transportation, and Utilities sectors than the region as a whole. 
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Exhibit 4 
Shoreline Employment Trends and 

Forecasts

Const/Res FIRE Manuf. Retail Services WTU Educ. Gov. Total
1995 523 590 225 2,299 5,465 376 2,133 1,862 13,473
2000 514 671 144 2,684 6,433 380 2,292 1,839 14,958
2001 602 1,066 133 2,861 6,612 425 2,239 1,652 15,590
2002 580 564 127 2,964 6,306 242 2,310 1,751 14,844
2003 751 577 239 2,735 6,494 174 2,340 2,875 16,184
2004 758 572 237 3,068 6,981 167 2,413 2,476 16,673
2005 742 526 251 3,031 7,048 160 2,462 2,386 16,608
2006 825 570 159 2,794 7,092 137 2,339 2,444 16,360

Distribution of all 2006 Employment
Const/Res FIRE Manuf. Retail Services WTU Educ. Gov. Total

Shoreline 5.0% 3.5% 1.0% 17.1% 43.3% 0.8% 14.3% 14.9% 100.0%
Regionwide 6.7% 6.2% 10.5% 10.5% 42.0% 8.2% 6.8% 9.2% 100.0%

Shoreline Cumulative Annual Growth Rates
Const/Res FIRE Manuf. Retail Services WTU Educ. Gov. Total

1995 - 2000 -0.3% 2.6% -8.5% 3.2% 3.3% 0.2% 1.5% -0.2% 2.1%
2000 - 2005 8.2% -2.7% 1.7% 0.7% 1.6% -15.6% 0.3% 4.9% 1.5%

1995 - 2006 4.2% -0.3% -3.1% 1.8% 2.4% -8.8% 0.8% 2.5% 1.8%

PSRC Covered Employment Forecasts (FAZs 6410, 6420)
Const/Res FIRE Manuf. Retail Services WTU Educ./Gov Total

2000-2010 - 0.1% 0.6% -0.3% - 2.0% 0.3% 0.1%
2010-2020 - 1.4% 1.4% 0.3% - 2.2% -0.5% 0.6%
2020-2030 - 1.3% 1.3% 0.3% - 1.5% -0.9% 0.5%
2030-2040 - 1.4% 1.2% 0.3% - 1.4% -0.8% 0.6%

2010-2040 - 1.3% 1.3% 0.3% - 1.7% -0.7% 0.6%

Shoreline Area "Covered Employment" Forecast, 2040 
Const/Res FIRE Manuf. Retail Services WTU Educ./Gov Total

2040 Total jobs 897 245 3,092 244 3,735 19,837
Change 327 86 298 106 -1,049 3,477

(2006 - 2040)

- Covered Employment Forecasts not available for this industry.

Source: Puget Sound Regional Council; Washington State Employment Security Department  
 

While Shoreline is more of a bedroom community than an employment 
center, there are about 16,000 jobs in the City, and it has experienced slight 
employment growth over the past decade. From 1995 through 2006, 
Shoreline has seen minimal annual job growth, averaging 1.8%.  Only three 
sectors—Retail, Services, and Education—have seen positive job growth 
continuously through both the 1995-2000 and 2000-2005 periods. 

As with the modest forecast population growth, only minimal employment 
growth is forecasted for the Shoreline area.  Employment forecasts are made 
based on “Forecast Analysis Zones”. The City of Shoreline falls within two 
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zones (6410 and 6420), for which average growth rates are presented in 
Exhibit 4 by industrial sector. Mild annual growth (ranging from 0.3% to 
2.2%) is forecasted to continue for all sectors except 
Education/Government. 

It should be noted that the three sectors that have seen constant longer-term 
growth to date most likely represent businesses oriented to serving local 
residents, rather than serving as a major regional employment draw. 
However higher future growth rates are projected to occur in those sectors 
that have seen lower employment to date: FIRE (finance, investment, and 
real estate); Manufacturing and Waste, Transportation; and Utilities. Retail 
is projected to remain essentially constant, while education- and 
government-related employment is projected to decline over time. (The 
“covered employment” forecasts do not include Service sector employment.) 

Employment Location and Commuting Patterns 
Based on commuting patterns reported in the 2000 Census, only 13% of 
Shoreline residents are employed in the City. Most Shoreline residents work 
elsewhere, with the majority of those employed in Seattle (45%) and Everett 
(12%).  Destinations for Shoreline commuters are shown in Exhibit 5. 

Exhibit 5 
Workplace Destinations of Shoreline Residents, 2000 

Destinations
% of 

Workforce
Seattle 45%
Shoreline 13%
Everett 12%
Bothell 4%
Bellevue 3%
Kent 2%
Lynnwood 2%
Edmonds 2%
Redmond 2%
Renton 1%
Kirkland 1%
Auburn 1%
Tukwila 1%
All other Places 10%

100%

Source: U.S. Census, 2000  

One fifth of the jobs (21%) in Shoreline are held by a Shoreline resident. 
Employees also come from Seattle (17%) and Everett (10%). Whereas 70% of 
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Shoreline residents work in Shoreline, Seattle or Everett, these cities only 
represent about half of the residential origins of Shoreline employees. The 
rest of Shoreline’s workforce come from a wide range of (primarily north-
end) cities and other Census Designated Places, as shown in Exhibit 6.  

Exhibit 6 
Residential Origins for Shoreline’s Workforce, 2000 

Origins
% of 

Workforce
Shoreline 21%
Seattle 17%
Everett 10%
Edmonds 5%
Seattle Hill-Silver Firs CDP 3%
Lynnwood 3%
Bothell 3%
Picnic Point-North Lynnwood 
CDP 3%
Lake Forest Park 3%
Kenmore 2%
Mountlake Terrace 2%
North Creek CDP 2%
Kent 2%
West Lake Stevens CDP 2%
Marysville 2%
All other places 21%

100%

Source: U.S. Census, 2000

 

Real Estate Market Conditions and Development Trends 
Residential 

Projections for long term housing demand are presented in Exhibit 7. 
Projections are based on regional trends forecasting that the number of 
housing units will grow at a faster annual rate than the population overall as 
average household size decreases. Therefore while Shoreline’s population is 
forecast to grow at an average annual rate 0.2% between 2000 to 2030 (see 
Exhibit 1), the number of housing units is forecast to grow an average 
annual rate of 0.4%.  

The total number of housing units is forecast to grow from the current 
21,801 in 2007 to 23,900 in 2030, based on PSRC small area forecasts. This 
represents an average growth rate of 91 housing units per year. A Faster-
Growth Scenario, modeled at 1.0% average annual growth, would yield 
28,200 units or 237 per year. A Slower-Growth Scenario of 0.1% annually 
would yield 23,000 units or 44 per year.   
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Exhibit 7  
Shoreline Housing Growth Scenarios, 2007 – 2030 

Housing Units Total Change Per Year
Citywide Housing Units

Housing Units 2000 21,338
Housing Units 2007 21,801 66

Total Housing Units Required (at 5% vacant)
Faster-Growth Scenario (1.0%) 27,400 5,600 243
Forcasted-Growth Scenario (0.4%) 23,900 2,100 91
Slower-Growth Scenario (0.1%) 22,300 500 22

Change: 2007 - 2030

 
Source: PSRC Small Area Growth Forecasts, Washington Office of Financial Management 
Population Trends (2007) 

Most of the city’s developable land is now built out; most future 
development will therefore take the form of redevelopment of existing 
properties in existing neighborhoods or the few remaining larger parcels 
(such as portions of the Fircrest Campus) rather than development of new 
land.  

A second trend will see the character of those housing units change as 
smaller, higher-density housing replaces former detached single-family 
houses. Single family detached homes have historically been the dominant 
form of housing in Shoreline, although recently multifamily construction 
has increased more quickly as population grows and the supply of available 
land diminishes. In 2007 multifamily units account for 26.5% of the total 
residential supply; however multifamily construction constitutes 53% of 
total new residential construction (shown in Exhibit 8). The proportion of 
multifamily is likely to rise further given rising land costs and population 
pressures. Residential vacancy rates are very low, currently estimated at 3%. 
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Exhibit 8 
Shoreline Housing Units, Percent Multifamily and Annual Change by Housing 

Type, 2000 - 2007 

Change in Units by Year
2000 2001 2002 2003 2004 2005 2006 2007

1 Unit 38 34 48 45 28 6 145
2+ Units 14 10 17 40 45 28 129

Other -11 18 38 12 -7 -85 -30
Total Units 41 62 103 97 66 -51 244
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Source: Office of Financial Management, 2007; U.S. Census 2000 
 
Data from the last decennial census place the proportion of housing that is 
owner-occupied at almost three-quarters (73.5%) of Shoreline’s total housing 
stock, and one-quarter renter-occupied (26.1%) (as shown for the year 2000 
in Exhibit 8). 

Shoreline offers more affordable housing prices than many of the regions 
close-in communities. Recent new construction has been predominately 
attached housing, with prices in the $200,000 to $300,000 range (Exhibit 9).  

Detached houses have a significantly higher price point than attached 
product, with an average sales price of $428,000 within the last year. 
However, the limited number of detached homes coming into the market 
and the limited stock of undeveloped land means that this trend will 
continue, with detached housing coming almost exclusively from 
redevelopment of existing single family properties.  
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Exhibit 9 
Shoreline Average New Construction Housing Prices,  

Q2 2006 – Q1 2007 
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Source: CPS Real Estate Research Committee, 2007 

Current rents for apartment housing in Shoreline average $859 per month, 
with a vacancy rate of 4.3% (Exhibits 10 and 11).  

Vacancy rates range by the number of bedrooms and bathrooms with 3/2 
apartments showing the highest vacancy rates at 5.1%. 

However, rents are higher and vacancies are lower in newer vintage 
apartments when compared to the entire apartment stock. Average rents for 
newer apartments (2000 and newer) are $1,173.  

Exhibit 10 
Shoreline Apartment Vacancies and Rents, September 2007 

ALL Studio 1 Bed 2/1 Bath 2/2 Bath 3/2 Bath
Market Vacancy 4.3% 3.3% 4.7% 4.1% 3.5% 5.1%
Actual Rent $859 $615 $747 $893 $1,009 $1,327
Source: Dupre + Scott, 2007  
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Exhibit 11 
Shoreline Detailed Apartment Market, 2007 

Average 
Rent

Market 
Vacancy

Average 
Rent

Market 
Vacancy

Sep-07 $859 4.3% $1,173 1.1%
Mar-07 $816 3.9% $1,114 na

Source: Dupre + Scott, 2007

All Units 2000 and Newer Units

 
 

There have been limited new apartment units in Shoreline between 2000 and 
2005 and since 2005 only new apartment development has come onto the 
market in Shoreline. The Arabella Apartments is an 88-unit apartment 
building that opened in February, 2007 approximately 1 mile to the north of 
the Fircrest Campus in the North City neighborhood. The Arabella 
includes units up to 3 bedrooms with rents ranging from $825 - $1500 per 
unit. A 289 unit apartment building is also currently under construction 
approximately 3 miles to the East of the Fircrest Campus on Aurora Ave.  

Office 
Given the present concentration of jobs in neighboring cities, Shoreline does 
not appear to be a location that enjoys a strong market for large-scale 
commercial product.  

The current limited demand trend parallels the long-term employment 
growth projections, which show only a minimal increase in employment 
over the next 30 years, as shown in Exhibit 4. However, the projected 
demand for commercial product does not take into account new capacity 
potentially available in the Fircrest Campus. Moreover the unique 
arrangement and character of the Fircrest Campus, coupled with good 
regional transport access, could prove attractive to users that might not 
otherwise have looked at the area. Therefore there may be new draw to the 
area if efforts to attract employers with specific site needs are undertaken.  

In addition, there may be additional opportunity for commercial 
development on the excess property if it were possible to consolidate some 
of the current Fircrest uses on the campus or relocate them elsewhere. This 
would open more land on the campus for development and/or allowing for 
aggregation of multiple parcels into larger ones, thus making the property 
even more attractive to commercial users. Given the higher commercial 
rents in the region’s current employment centers Shoreline could become 
relatively more attractive, especially for higher quality product. 
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Exhibit 12 
Northend Office Market Statistic, 2005 - 2007 

Net 
Rentable 

Area
Total 

Vacant SF

Total 
Vacancy 

Rate
Total 

Absorption SF

Under 
Construction 

SF
Direct Asking 

Rate Class "A"
Total Aksing 

Rate Class "A"
Q1 2007 1,579,938 155,541 9.84% 4,012 1,485,328 $30.12 $29.81
Q3 2006 1,559,599 109,780 7.04% 29,409 100,000 $24.64 $23.90
Q1 2006 1,435,406 10.34% -14,503 100,000 $23.29 $23.18
Q3 2005 1,435,406 9.04% -32,805 60,000 $23.40 $23.14
Q1 2005 1,435,406 7.96% 4,393 25,821 $23.86 $23.35

*Northend included Edmonds, Everett, Lynnwood, Mill Creek, Mountlake Terrace

Source: CB Richard Ellis  
 

There is approximately 1.6 million s.f. of office space in the “Northend 
Market,” which ranges north from the Ballard ship canal to the northern 
border of the city of Lynnwood.  

Within the last two years, the market has seen periods of negative 
absorption. However, most recent figures show a positive absorption rate 
and an increase in rents. 

More than 150,000 s.f. of vacant space on the market will challenge new 
construction. Moreover an additional 1.5 million s.f. of office space is 
currently under construction in the Northend (as shown in Exhibit 12), 
representing a very significant amount of office stock in the development 
pipeline relative to current levels.  

Rents for Class “A” office space have risen significantly in recent years, with 
asking rents of $30.12 per s.f. in Q1 of 2007 – a 21% increase over the 
previous two year period. The nearest Class “A” office space is found in 
Lynnwood to the north and Seattle to the south, where sufficient 
concentration of amenities and services support market absorption. Specific 
site characteristics such as parcel size and transportation access are deciding 
factors in office location. Therefore, the aggregate area of the Fircrest 
Campus properties may be large enough to attract interest in office, 
especially considering the proximity to Seattle. However, at-large market 
absorption would not be expected to support building office space on 
speculation of interest. 

Retail 
Exhibit 13 presents the taxable retail sales per capita for Shoreline and four 
additional cities for 2006. The data presented in Exhibit 13 only accounts 
for the sales for which retail tax is paid in businesses that would occupy 
retail space. This excludes taxable retail sales from construction, hotels, gas 
stations and auto dealerships.  
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Exhibit 13 
Taxable Retail Sales per Capita, 2006 
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Source: Washington State Department of Revenue, 2007; Office of Financial Management, 2006 

Retail space in Shoreline is presently concentrated in three areas: along the 
SR-99 (Aurora Avenue) corridor approximately 2 miles west of the Fircrest 
Campus and in two smaller clusters approximately 1 mile north and south 
of the campus, respectively, on 15th Avenue NE. The presence of established 
or growing retail clusters elsewhere in the City decreases the development of 
significant retail space on the Fircrest Campus. The two possible exceptions 
could be small-scale retail serving the immediate surrounding 
neighborhoods—though even this potential would be mitigated by the 
existing of the two nearby clusters approximately 1 mile away—or possibly a 
targeted form of specialty or leisure retail that would complement the 
natural environment and calm surroundings of the rest of the campus.  

Exhibit 14 presents a survey of recent asking rents for representative retail 
properties in Shoreline. Current retail asking rents range from $14.00 to 
$32.00 (triple net). It is worth noting that while much of the current retail 
spaces have lower rents due to their size, location, and vintage, newer 
buildings (1990 and later) have asking rents above $30 per s.f. 
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Exhibit 14 
Shoreline Retail Asking Rents, 2007 

Retail Type
Building 

Year SF
Asking 
Rents

Retail Restaurant 1981 8,680 $17.00
Class C Office 1973 2,150 $14.00
Retail Village 1994 1,280 $32.00
Strip Center 1984 1,300 $24.50
Strip Center 1984 2,800 $21.43
Retail Freestanding (proprosed) 2007 6,400 $32.00
Neighborhood Center 1986 1,308 $24.00

Source: CB Richard Ellis, 2007  
 

Light Industrial 
Shoreline and its surrounding communities currently house only a small 
portion of the region’s industrial space. The latest figures report the 
Northend’s industrial market to contain 257 buildings for a total of 
approximately 11.2 million s.f..  

Current industrial vacancy rates in the Northend are higher than for the 
region as a whole: 13.01% compared to 6.2% for the region. Industrial direct 
asking rates are lower in the Northend relative to other markets. Current 
asking rates Range from $.38 per s.f. for older shell, to $1.25 per s.f. for 
newer flex-tech. 
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SECTION 2. ECONOMIC ANALYSIS 

This section analyzes the financial return of the three options for the excess 
property of the Fircrest Campus. Each option is presented as a separate 
scenario with unique combinations of land uses and building configurations, 
illustrating the different priorities noted above. 

The analysis identifies from a quantitative, financial perspective the relative 
financial return of each option in terms of its attractiveness to a hypothetical 
developer or investor on the open market today, based on today’s market 
conditions. Analysis is based on real estate pro forma income models and 
cash flow analyses of prototypical development programs that might be 
considered for the excess Fircrest property.  

In addition to that quantitative evaluation, qualitative differences are 
identified among the three options that stem from their different emphases. 
These considerations are noted in following sections of the report. 

This section builds off the preliminary research into market conditions in 
Shoreline and neighboring areas conducted presented in Section 1 to focus in 
greater detail at the financial return of particular real estate development 
programs in the three options.  

This report is not an appraisal and contains no analysis suitable for 
valuations that require appraisals. This analysis is for illustrative and 
discussion purposes only, to assess and present the economic considerations 
that influence the effects of various potential real estate development 
projects on the excess property of the Fircrest Campus.   

Complete development programs including space, timing, and cost inputs; 
pro forma cost and income calculations; and cash flow projections for each 
of the development option are presented in appendices.  

Key Findings and Analysis 
Financial Return by Development Options 

The differences in financial return among the options varies based on the 
different types and amounts of development proposed and other factors 
discussed in more detail in subsequent sections of this report. Specifically, to 
meet project goals, the options contain varying amounts of market driven 
uses and public benefit uses. An overview follows: 

• Option 0: Maximize Economic Return. Literal interpretation of 
suggests maximum development intensity of townhouses on 
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excess property, with townhouses considered the highest ranking 
land use for economic returns to the State.  

• Option 0.5: Maximize Economic Return, Allowing for Trails 
and Some Open Space. Still concentrating townhouse 
development throughout excess property, but also including 
trails, open space and circulation improvements (thereby reducing 
land devoted to townhouses). 

• Option 1: Exploration of Financial Return to the State. 
Option 1 provides analysis of a range of land uses explored to 
determine the best-performing land uses for economic return to 
the State.  
 
The option includes a relatively large share of for-sale housing, 
but includes some market rental housing to provide a variety of 
housing options. In addition, market retail space is introduced for 
site vitality and more community desirability. Structured parking 
is explored for community benefits, but reduces overall financial 
return.  

• Option 2: Benefit to Government Operations Emphasis. 
Option 2 presents the most development at over 737,000 square 
feet and is the most expensive to develop of the three options. 
Anticipated governmental office tenants are assumed to lease at 
rates set cover the cost of development and modest returns with 
minimal risk to the developer.  

• Option 3: Benefit to Local Community Emphasis. Option 3 
presents the smallest amount of built space. As with the Option 2, 
governmental and other public or nonprofit office spaces would 
roughly break even; below-market rental housing requires non-
market financing and/or public subsidies.  

• Recommended Hybrid Option, draws components from each of 
the options to explore how values represented in each option 
might come together to meet the range of potential objectives.  
The Recommended Hybrid Option also incorporates trails and 
open space. 

In all options, high levels of structured parking increase development costs. 
However unless the land area saved by structuring that parking is developed 
into attractive open space or other amenities, house buyers in the current 
market are unlikely to perceive enough additional value to pay the price 
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premium necessary to offset those higher costs. Reducing required parking 
ratios or specifying more surface parking instead would improve this 
situation, but at the cost of potentially less marketability and less open 
space, respectively. 

Economic Return by Single Use Type 
Residual Land Value (RLV) for each general property type under current 
market conditions (detached single-family houses, condominiums, 
apartments, office, and retail) and parking configuration are presented in 
Exhibit 15. The values of individual uses shown in Exhibit 15, relative to 
each other, was considered during development of the options.  

Exhibit 15 
Economic Return by General Use Type 

Small Lot 
House Townhouse Condo

Market 
Apartment Retail Market Office

SIZE Unit Size 1,800             1,500             920                920                5,000             10,000           
Parking Ratio 2 2 1.8 1.8 3 3

COST Hard Cost / SF $135 $135 $165 $165 $100 $145
TDC / SF * $200 $200 $245 $245 $149 $215
Building TDC $360,855 $300,713 $225,423 $225,423 $742,500 $2,153,250
Parking Req'd 2 2 1.8 1.8 15                  30                  
Pkg Cost / Bldg SF if Driveway/Garage $22 $27
Pkg Cost / Bldg SF if Surface $8 $8 $12 $12
Pkg Cost / Bldg SF if Structured $59 $59 $90 $90
* TDC includes soft costs and developer return

TDC incl. DW/Garage Parking / BLDG SF $233 $240
TDC incl. Surface Parking / BLDG SF $257 $257 $166 $233
TDC incl. Structured Parking / BLDG SF $332 $332 $282 $349

INCOME Gross Income / Net SF $21.00 $32.00 $32.00
Vacancy Rate % 5% 5% 5%
Operating Cost % 34% 30% 34%
NOI / SF $12.81 $20.80 $19.52
Sale Price / Net SF $300 $333 $440
Sale Cost $30 $33 $44

Net Sale Price, Market Value / SF $270 $300 $396 $205 $287 $269

FAR Surface Parking 0.35               0.9                 0.35               0.35               0.50               0.35               
Structured Parking 2.5                 2.5                 2.5                 2.5                 

RESIDUAL LAND VALUE
By Parking Configuration

RLV / SF - Driveway/Garage Parking $13 $54
RLV / SF - Surface Parking $49 -$18 $60 $13
RLV / SF - Structured Parking $160 -$318 $12 -$199

 
The economic return varies among types of uses, and also is dependent on 
the type of parking configuration selected—surface, driveway/garage, or 
structured.3 The economic return varies by individual product types 
represented among the options. Two of the uses considered in this analysis 
are clearly financially feasible: townhouses and low-cost or strip retail.  

                                                
3 Unsuitable geotechnical conditions make underground parking impossible on 
most of the Fircrest campus. 
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• Townhouses (with a typical driveway and garage) provide the 
highest returns at an estimated $54 per s.f. (expected land values) 
as modeled and summarized in Exhibit 15.  

• Strip retail with surface parking follows at $60 per s.f. 

• Stacked condominiums with surface parking yield an estimated 
$18 per s.f. of land, other these market assumptions.   

• Small lot single family housing, higher-end retail (not shown), and 
market-rate offices follow at $13 per s.f. of land, similar to small 
offices with surface parking.  

Options Analysis 
Each option is defined by the amount of built space for each real estate 
product type, including office, retail, grocery, health care, residential (both 
for-sale condominiums and rental apartments) and a mix of governmental 
operations. Detailed spreadsheets for each option are included in Appendix 
A, providing detail for the current and projected future allocations of 
building space by use type along with cost and revenue calculations. 

Option 0: Maximize Economic Return  
Option 0, presents a literal interpretation of the “market value 
maximization” criterion, building out the excess property as intensely as 
possible with townhouses, representing the land use that appears to provide 
the greatest returns (Exhibit 16). Option 0 consists of 650 townhouses 
distributed uniformly across all excess property.  

Accepting this option as the highest revenue option comes with opportunity 
costs of not pursuing other land uses and options that benefit the 
community and other stakeholders. This option could also create negative 
direct impacts to the community. Nonetheless, the option provides 
potentially the greatest financial return to the State.  

Financial analysis of Option 0, summarized in Exhibit 17, assumes market 
values of townhouses that appear achievable today, reaching a total value of 
this option of $63.2 million as shown in Exhibit 17. However, there may be 
some market challenges that come with this scenario that make portions of 
the option not entirely practical (in particular the notion that homeowners 
would want to own a home tucked back into the property in Area VI, the 
northeast portion of the Campus). The option represents a theoretical value 
of the greatest return to the State. 
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Exhibit 16 
Option 0 Program Design 

Areas Planned for Townhouses Shown as Shaded Areas with Heavy Outline (All Excess 
property) 

Current Conditions Option 0 

 
 

Exhibit 17 
Option 0 Financial and Program Summary  

Land Use & Quantity Market
Subarea Gross Net Per s.f. Land Value Land Use Units Assumption

1 6.22 4.35 $60.00 $11.4 million Townhouses 114 $500,000 per unit
2 8.00 5.60 $60.00 $14.6 million Townhouses 146 $500,000 per unit
3 5.76 4.03 $60.00 $10.5 million Townhouses 105 $500,000 per unit
4 5.03 3.52 $60.00 $9.2 million Townhouses 92 $500,000 per unit
5 8.95 6.27 $60.00 $16.4 million Townhouses 164 $500,000 per unit
6 1.57 1.10 $60.00 $2.9 million Townhouses 29 $500,000 per unit

Totals 35.53 24.87 $65.0 million 650

Sitewide Demolition ‐$0.1 million
Infrastructure Investments ‐$1.7 million
Net value $41.00 $63.2 million

Expected Land Value (Based on Net 
Land Area)Land Area (acres)
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Option 0.5: Maximize Economic Return Allowing for Trails and 
Some Open Space 

Option 0.5 retains the highest yielding use, townhouses, as in Option 0, but 
also includes sitewide improvements for trails and accessibility. Preserving a 
portion of the excess property for trails and open space is consistent with 
the comments of many stakeholders who participated in the planning 
process, including many surrounding neighbors. These objectives have the 
overall effect of reducing the amount of land that can be sold or leased to 
generate revenues to the State (Exhibit 18) 

Option 0.5 includes development of 426 townhouses, distributed uniformly 
across all excess property, after utilizing a portion of the land for trails and 
other improvements. The townhouses combined with the site improvements 
yield an estimated land value of $40.0 million (Exhibit 19.) 

Exhibit 18 
Option 0.5 Program Design 

Areas Planned for Townhouses Shown as Shaded Areas with Heavy Outline  

Current Conditions Option 0.5 

 

 



Fircrest Campus Market Analysis January 7, 2008  Page 22 
Washington State DSHS ~DISCUSSION DRAFT~  

 
Exhibit 19 

Option 0.5 Financial and Program Summary 

Land Use & Quantity Market
Subarea Gross Net Per s.f. Land Value Land Use Units Assumption

1 2.07 1.45 $60.00 $3.8 million Townhouses 38 $500,000 per unit
2 6.35 4.44 $60.00 $11.6 million Townhouses 116 $500,000 per unit
3 5.76 4.03 $60.00 $10.5 million Townhouses 105 $500,000 per unit
4 1.03 0.72 $60.00 $1.9 million Townhouses 19 $500,000 per unit
5 6.50 4.55 $60.00 $11.9 million Townhouses 119 $500,000 per unit
6 1.57 1.10 $60.00 $2.9 million Townhouses 29 $500,000 per unit

Totals 23.28 16.30 $42.6 million 426

Less: Sitewide Demolition ‐$0.1 million
Less: Infrastructure Investments ‐$1.4 million
Net value $41.00 $41.1 million

Land Area (acres)
Expected Land Value (Based 

on Net Land Area)

 
 

Option 1: Exploration of Financial Return to the State 

Overview and Assumptions 

The first option presents a “market value maximization” perspective that 
identifies the financial return the State could achieve by selling off the excess 
property to market developers. This option provides a range of market-rate 
housing, both for-sale and rental, as well as local-serving retail and small 
market-oriented office space.4 Parking is provided through a combination of 
surface parking lots and structured parking for the higher-density uses and 
garage or driveway parking for the single-family residential units. 

Exhibits 20 and 21 summarize the development program for Option 1.  

                                                
4 Note that this scenario does not present an absolute level of market 
maximization, as a narrow approach to maximizing market value could bring 
building forms or densities that would not fit into the neighborhood and the City 
of Shoreline’s visions for the area. Rather it represents an approach to ‘market 
value with a conscience’ – a synthesis of building programs and types that will 
maximize return to the State while producing an environment that would still be 
acceptable to the surrounding community. 
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Exhibit 20 
Option 1 Program Summary 

# Units # s.f.
Commercial Space

Retail 34,900       
Market Ofc. 5,800         
Total 40,700       

Residential Space
Small Lot Houses 72    108,000     
Townhouses 94    141,000     
Condos 130  147,000     
Market Apts. 168  140,400     
Total 464  536,400

Parking Spaces
Surface Parking 504      
DW Garage 98        
Structured 556      
Total 1,158   

 
 

Exhibit 21 
Option 1 Program Design 

 Current Option 1 
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Development is arranged around the Fircrest Campus as follows: 

• Area I: Two condo buildings with a total 96 units and four 
townhouses. 

• Area II: 90 townhouses. 

• Area III: 202 apartment and condo units over retail and small 
office spaces. 

• Area IV: 13 small-lot houses or duplexes. Firland and Food 
Lifeline remain. 

• Area V: 59 small-lot houses. 

• Area VI: no development. 

Several of the development types identified in this option would provide 
immediate financial return to the State, while others would provide a return 
if developed later in time or without the structured parking component. To 
that end, higher sales prices of for-sale condos are assumed, to demonstrate 
the prices required to generate positive returns (shown in Exhibit 22). 
However the market revenues of apartments are not sufficient to pay for the 
cost of building and would not be assumed to do so within the foreseeable 
future. 

Option 1 includes the trails and open space features common to options 0.5, 
1, 2, 3 and the Recommended Hybrid Option. Costs for the trails and open 
space are estimated at approximately $770,000 to $1,000,000, and are 
included in Exhibit 31 as part of Infrastructure Investments. 

 



Fircrest Campus Market Analysis January 7, 2008  Page 25  
Washington State DSHS ~DISCUSSION DRAFT~  

Exhibit 22 
Option 1 Financial and Program Summary  

Market

Subarea Timing Per s.f.
Land Value 

(Financial Gap) Land Use
Land Area 
(acres) Requirement Notes

1 Near to mid‐term $5,700,000 Condos 96 $450,000 per unit Market not there today, expected 5 to 10 years
Near‐term $400,000 Townhouses 4 $500,000 per unit Sufficient market demand today
Subarea 1 total $96.50 $6,100,000 100 1.45

2 Near‐term $32.54 $6,300,000 Townhouses 90 4.44 $500,000 per unit Sufficient market demand today

3 Unknown ($1,760,000) Apartments 60 $1,610 monthly rent Costs for new construction overwhelm market rents
N/A ($6,660,000) Parking and Commercial Structured parking costs required to accommodate densities
Long‐term $1,360,000 Apartments & Retail 108 $1,610 monthly rent Land would be written down to make new construction feasible
Long‐term $0 Condos  34 $450,000 per unit Net sales would cover construction costs only, without parking
N/A ($7,030,000) Parking Structured parking costs required to accommodate densities
Subarea 3 total ($14,090,000) Subarea 3 total 202 4.03

4 Near‐term $65.16 $1,900,000 Houses 13 0.72 $540,000 per unit
5 Near‐term $76.73 $8,900,000 Houses 59 4.55 $540,000 per unit
6 No action

Total $13.76 $9,110,000 464 15.20 Total acres re‐developed

Less: Sitewide Demolition ($134,000)
Less: Infrastructure Investments ($1,387,000)
Net value $11.46 $7,589,000

Land Use & QuantityExpected Land Value

Units

 
 



Fircrest Campus Market Analysis January 7, 2008  Page 26 
Washington State DSHS ~DISCUSSION DRAFT~  

Option 2: Benefit to Government Operations Emphasis 

Overview and Assumptions 

This option focuses on delivering a collection of uses that provide more 
direct benefits to the governmental operations.  This program consolidates 
governmental office space on the campus and includes the development of 
new nursing home and adult training program facilities and administrative 
offices for the Fircrest School as well as a range of below-market affordable 
housing products. 

Exhibits 23 and 24 summarize the development program of Option 2.  

Exhibit 23 
Option 2 Program Summary 

# Units # s.f.
Commercial Space

State Ofc. 255,000     
Social Service Ofc. 10,000       
Fircrest Admin & Training 57,000       
Nursing Home 45,000       
Total 367,000     

Residential Space
Small Lot Houses 35    52,500       
Low Income Apts. 150  135,000     
Very Low Income Apts. 48    43,200       
Very Low Income Townhouses 93    139,500     
Total 326  370,200

Parking Spaces
Surface Parking 751      
DW Garage 90        
Structured 976      
Total 1,817   
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Exhibit 24 
Option 2 Program Design 

 
Development under this option is arranged around the Fircrest Campus as 
follows: 

• Area I: 24 townhouse-style apartments for very low income 
residents. 

In this option, an additional Area 1-A is modeled shows the potential 
re-use of an area just east of Area 1, which could occur with 
redevelopment of the Y-shaped nursing home buildings and adult 
training program facility into new buildings in Area VI. Under this 
option an additional 69 townhouse-style apartments are developed for 
very low income residents in Area 1-A. 

• Area II: 48 apartments for very low income residents 255,000 s.f. 
of governmental office space, and 10,000 s.f. of social service 
offices. 

• Area III: No development – this option assumes a westward 
expansion of the Department of Health from its current office 
and lab space on the campus. 

• Area IV: 20 units of low-income apartments. 

Current Option 2 
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• Area V: 90 units of very low income apartments and 35 small lot 
houses targeted at ‘workforce’ level buyers (those earning 
between 80-120% of area median income). 

• Area VI: Development of a new 57,000 s.f. administration and 
adult training program building for the Fircrest School and a 
45,000 s.f. nursing home to replace the Y-shaped buildings 
removed from Area 1-A. 

Option 2 does not provide financial return, as shown in Exhibit 25, and 
shows several negative values in describing the economic value of associated 
development opportunities. The negative values are shown to demonstrate 
the order of magnitude of financial support required. Sources for financial 
support can include governmental program support, support from non-
profits or any combination of outside financial help.  

The negative numbers for a given use indicate that the State should not 
expect a market-based return for this land. Rather, the terms of developing 
and operating the associated land use would result from collaboration with 
stakeholders that share a vested interest in implementing the specific 
development. 

Office lease rates equal to approximately $35 per s.f. (gross rents per usable 
s.f., per year) would be sufficient to fund development of new office space as 
a single use, as configured in Option 2. Average current DSHS lease rates 
range from $18-$25/s.f.; newer suburban Class A office space north of 
Seattle rents for an average of $32 per s.f.  

The governmental offices in Option 2 reflect perceived operating efficiencies 
(from both the governmental and users’ perspectives) as benefits to the 
governmental operations, along with benefits from newer, higher quality 
offices than occupied by some governmental operations. Such benefits could 
conceivably justify paying higher rent for new development. Moreover, the 
ground lease requirements would not be a complicating factor for 
governmental uses.  With the high concentration of governmental and 
nonprofit use, it is particularly sensitive to assumptions regarding lease rates 
paid by the government.  

Option 2 includes the trails and open space features common to options 0.5, 
1, 2, 3 and the Recommended Hybrid Option. Costs for the trails and open 
space are estimated at approximately $770,000 to $1,000,000, and are 
included in Exhibit 31 as part of Infrastructure Investments. 
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Exhibit 25 
Option 2 Financial and Program Summary 

Subarea Timing Per s.f.
Land Value 

(Financial Gap) Land Use Units or s.f. Land (acres) Market Requirement Notes

1 Near‐term ($48.41) ($15,600,000) Low‐Income Townhouses 93 7.40 $920 monthly rent Grants and affordable housing programs can off‐set investment
2 Anytime $5,800,000 State‐Occupied Offices 255,000 $35 per s.f. (Gross) Assumes developers builds to suit for State with low risk

($14,051,782) 3‐story Apts over 1‐story SS Office & Pkg 48 $1,610 per unit Financial support required
(The 1‐story SS Office) 10,000 $35 per s.f. (Gross)

Subararea 2 total ($72.57) ($14,051,782) Subararea 2 total 4.44
3 Anytime TBD DOH Expansion
4 Anytime ($377.78) ($11,900,000) Low‐Income Apartments 60 0.72 $828 monthly rent Grants and affordable housing programs can off‐set investment
5 Anytime ($17,300,000) Low‐Income Apartments 90 $828 monthly rent Grants and affordable housing programs can off‐set investment

Anytime ($5,900,000) Detached Workforce Housing 35 $1,288 monthly rent
Subararea 5 total ($117.05) ($23,200,000) Subararea 5 total 4.55

6 Anytime $1,600,000 DSHS Operations 57,000 $35 per s.f. (Gross) Assumes State to lease
Anytime $700,000 Nursing Home 45,000 $40 per s.f. (Gross) Assumes State to lease
Subarea 6 total $17.06 $2,300,000 Subarea 6 total 3.09 Fircrest school
Total ($70.93) ($62,451,782) Dwelling Units 326 20.21 Total acres re‐developed

Office and Nursing s.f. 367,000
Less: Sitewide Demolition ($1,127,000)
Less: Infrastructure Investments ($987,000)
Net value ($73.34) ($64,565,782)

Expected Land Value Land Use & Quantity
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Option 3: Benefit to Local Community Emphasis 
Option 3 considers community benefits including open space, public uses 
and fiscal impacts. It presents a broad range of small office space serving 
local needs. It includes local-serving retail space, social service agency offices, 
branch government office, and expansions of the Firland and Food Lifeline 
spaces currently on the Campus, as well as a range of both market-rate and 
below-market affordable housing. 

Exhibit 26 and Exhibit 27 summarized the development program for 
Option 3.  

Exhibit 26 
Option 3 Program Summary 

 

# Units # s.f.
Commercial Space

Retail 34,900       
Market Ofc. 5,800         
Social Service Ofc. 73,950       
Police Ofc. 20,000       
Food Life Line 13,500       
Firlands 7,800         
Total 155,950     

Residential Space
Market Apts. 172      143,600     
Very Low Income Apts. 44        44,000       
Very Low Income Townhouses 44        66,000       
Total 260      253,600

Parking Spaces
Surface Parking 315         
DW Garage -          
Structured 556         
Total 871         
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Exhibit 27 
Option 3 Program Design 

 
 

Development is arranged around the Fircrest Campus as follows: 

• Area I: 44 townhouse-style apartments for very low income 
residents. 

• Area II: About 84,000 s.f. of social service space, a 20,000 s.f. 
police branch station, and 44 very low income residential units. 

• Area III: Nearly 35,000 s.f. of local-serving retail space and 172 
apartment units over retail and small market-oriented office 
spaces. 

• Area IV: Expansion of the current Firland and Food Lifeline 
spaces. 

• Area V: No development – this space is developed as public park 
and open space. 

• Area VI: No development. 

Current Option 3 
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Option 3 does not provide a financial return when analyzed without 
financial support, as shown in Exhibit 28. While the governmental and 
nonprofit office space nearly break even, the below-market rental housing 
lowers the financial return of this option as a whole.  

Option 3 includes more open space and public uses as benefits to the local 
community. Similar to Option 2, Option 3 includes many land uses that 
require non-market funding and financial support.  

Public services uses shown in Option 3 are assumed to provide a risk-
adjusted return to a contracted developer, similar to governmental office 
uses in Option 2. The negative values of other uses are shown to 
demonstrate the order of magnitude of support required, and do not 
necessarily require that the State provide that support. 

Option 3 includes the trails and open space features common to options 0.5, 
1, 2, 3 and the Recommended Hybrid Option. Costs for the trails and open 
space are estimated at approximately $770,000 to $1,000,000, and are 
included in Exhibit 31 as part of Infrastructure Investments. 
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Exhibit 28 
Option 3 Financial and Program Summary 

Subarea Timing Per s.f.
Land Value 

(Financial Gap) Land Use Units or s.f. Market Requirement Notes

1 Near‐term ($246.80) ($15,600,000) Low‐Income Townhouses 44 1.45 $920 monthly rent Grants and affordable housing programs can off‐set investment

2 Anytime ($17,300,000) Transitional Housing 44 n/a Costs do not assume operating costs or specific financial support
Anytime $900,000 Police Station 20,000 $30 per s.f. (Gross) Economics assume generally a build‐to‐suit agreement
Anytime $400,000 Social Services Offices and Library 73,950 $32 per s.f. (Gross) Economics assume generally a build‐to‐suit agreement
Subarea 2 total ($137.73) ($16,000,000) 2.67

3 N/A ($4,100,000) Parking Structure w/ Gr. Fl. Office 110 spaces No revenue for parking assumed
Mid‐ to‐Long‐Term $2,900,000 4‐Story Apartments over Retail 112 $1,610 monthly rent Retail rents cover their own costs, but not structured parking
N/A ($3,100,000) Apartments over parking 60 $1,610 monthly rent
Subarea 3 total ($24.49) ($4,300,000) 4.03 Parking serves overall development of subarea; rents not enough

4 Anytime $500,000 Food LifeLine 13,500 $35 per s.f. (Gross) Economics assume generally a build‐to‐suit agreement
Anytime $100,000 Firlands 7,800 $35 per s.f. (Gross) Economics assume generally a build‐to‐suit agreement
Subarea 4 total $19.05 $600,000 0.72

5 No development
6 No development

Total ($89.79) ($34,700,000) Dwelling Units 260 8.87 Total acres re‐developed
Operations s.f. 115,250

Less: Sitewide Demolition ($134,000)
Less: Infrastructure Investments ($987,000)
Net value ($92.69) ($35,821,000)

Expected Land Value Land Use & Quantity

Land (acres)
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Recommended Hybrid Option 
Land uses and developments programmed in the Recommended Hybrid 
Option represent a combination of governmental operational goals, uses 
that provide community benefits and some uses that provide financial 
return.  

The Recommended Hybrid Option includes the trails and open space 
features common to options 0.5, 1, 2, 3 and the Recommended Hybrid 
Option.  

Exhibit 29 and Exhibit 30 summarized the development program for 
Option 3. The economic summary of the Recommended Hybrid Option 
follows in Exhibit 31. Costs for the trails and open space are estimated at 
approximately $770,000 to $1,000,000, and are included in Exhibit 31 as part 
of Infrastructure Investments. 

Exhibit 29 
Recommended Hybrid Option Program Summary 

# Units # s.f.
Commercial Space

Retail 34,900
State Ofc. 255,000        
Market Ofc. 5,800
Social Service Ofc. 10,000
Fircrest Admin & Training 57,000
Total 362,700

Residential Space
Nursing Home 45,000
Market Townhouses 85
Workforce Townhouses 15
Low Income Townhouses 15
Very Low Income Townhouses 20
Apartments 250
Total 385 45,000

Parking Spaces
Surface Parking 669
DW Garage 205
Structured 1,132
Total 2,006
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Exhibit 30 
Benefit to Local Community Emphasis Program Design 

 Current Recommended Hybrid Option 
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Exhibit 31 
Recommended Hybrid Option Financial and Program Summary 

Market

Subarea Timing Per s.f.
Land Value 

(Financial Gap) Land Use Units or s.f. Land (acres) Requirement Notes
1 Anytime ($26.28) ($8,300,000) Mixed‐Income Townhouses 65 7.25 Blend of Prices Requires financial assistance to provide below market rate housing

2 Anytime $15,700,000 State‐Occupied Office 241,700 $35 per s.f. (Gross) Assumes minimal development risk for build to suit
($11,700,000) Low Income Apartments & Office over parking 48 Requires financial assistance to provide below market rate housing

Subarea 2 total $20.66 $4,000,000 4.44

3 Unknown ($400,000) Apartments & Retail over Parking 168 Rents do not cover construction costs and parking
N/A ($4,030,000) Parking 110 spaces Structured parking costs required to accommodate densities
Long‐term ($6,360,000) Condos w/ Structured Parking 34 $450,000 per unit Net sales would cover unit construction costs, not parking
Subarea 3 total ($61.46) ($10,790,000) 202 4.03 Structured parking costs required to accommodate densities

4 No action
5 N/A ($14,200,000) Workforce Townhouses (Rented) 70 4.55 Requires financial assistance to provide below market rate housing
6 Anytime $1,600,000 DSHS Operations 57,000 $35 per s.f. (Gross) Assumes State to lease

Anytime $700,000 Nursing Home 45,000 $40 per s.f. (Gross) Assumes State to lease
Subarea 6 total ($88.27) ($11,900,000) 102,000 3.09 Structured parking costs required to accommodate densities

Total ($26.51) ($26,990,000) Dwelling Units 385 23.37
Operations and Office s.f. 343,700

Less: Sitewide Demolition ($1,127,000)
Less: Infrastructure Investments ($987,000)
Net value ($28.59) ($29,104,000)

Expected Land Value Land Use & Quantity
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Discussion and Policy Considerations 

• Open space and public use benefits. The design plan common to 
all options would provide public open spaces and walking paths 
connecting Hamlin Park to the north with and Shorecrest High 
School and other natural open space to the east, providing 
significant new amenities to neighbors and other Shoreline 
residents.  

• Local fiscal benefits. Direct tax and fee revenues to the City 
would increase under each option and would vary based on the 
differing levels of residential and commercial space developed. 
County and State fiscal benefits would generally occur elsewhere 
in the County and State, regardless of the actions planned for 
Fircrest.  

Option 0 would generate the greatest local revenue at 
approximately $12.1 million in total present-value revenue 
through 2036 (30 year horizon), shown in Exhibit 32. The actual 
value of benefits would vary depending on absorption and 
changes in construction costs and other variables over time. The 
relative benefits of each option are summarized in the exhibit 
below, varying primarily due to the intensity of built space 
assumed in each option.    

Exhibit 32 
Summary of Fiscal Benefits 

 Local Fiscal 
Benefits* 

Option 0 $12.1 million 
Option 0.5 $8.7 million 
Option 1 $10. 1 million 
Option 2 $6.4 million 
Option 3 $5.2 million 
Recommended 
Hybrid Option $5.6 million 

 
*Note: Present value of direct and gross benefits only, meaning 
no indirect impacts have been calculated, nor have increases in 
municipal service costs been calculated or weighed against the 
direct revenues shown.  
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Specific revenue sources would vary by the uses developed, but in 
general the greatest revenues would come from real estate excise 
taxes, sales taxes, and permit and user fees.  

While Option 0 generates higher fiscal returns in dollar terms, other 
options would include unquantified public and social benefits that 
would accrue to City residents. These would include the greater 
presence of social services, affordable housing, local employment, and 
publicly accessible open and recreational space featured in Options 2 
and 3.
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APPENDIX A: ASSUMPTIONS AND FINANCIAL MODEL DETAILS 

Approach and Assumptions 
Approach 

Development costs and income are calculated for each use and scenario 
based on current market conditions. Additional analysis compares the 
financial return for apartment and office space developments under varying 
income and cost assumptions, to assess the impact of reduced rents for 
below-market affordable apartments and for a range of possible lease rates 
for office rented to private-sector, governmental agency, and nonprofit 
organization tenants. 

Assumptions and Inputs  
Market assumptions and development inputs represent values that were 
either researched specifically for this model or developed through 
discussions with other key project team members. Values seen in actual 
development proposals may vary (perhaps considerably) from initial 
assumptions based on factors unique to each developer, the specifics of the 
proposed development program, and market conditions at the time. 

General Design and Parking Assumptions Common to All Scenarios 

• Small lot houses and townhouse/duplex configurations are assumed 
to have driveway/garage parking. All other uses are modeled with 
both surface and structured parking to reflect different possible 
configurations. 

• Residential units are modeled separately for for-sale condominiums 
and rental apartments. An average unit size is identified for each 
based on a percentage allocation among different unit types (studio 
and 1-, 2-, and 3-bedroom units), based on estimates of recent market 
sales trends.  

• No rental parking income is modeled; all parking is assumed to be 
free for building users, tenants, and residents.  

Cost Assumptions 

Values for hard costs are estimated for site development and building 
construction for each building type. Building hard cost estimates were 
provided by Rider Levett Bucknall based on building programs developed 
by AHBL (Exhibit A-1). Soft costs such as design, permitting, and financing 
expenses are assumed to be relatively constant across all product types, and 
are estimated at 35% of hard costs based on recent development projects in 
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the market. Building efficiency estimates based on market averages are made 
to relate gross building square footage, which informs cost calculations, to 
net leasable square footage, which inform revenue projections. 

Exhibit A-1 
Cost Assumptions 

Space Type
Hard Cost / 

SF
Site Development 6$                  
Residential
   Small Lot House  $             135 
   Townhouse ./ Duplex  $             135 
   Tract Housing  $             120 
   Condo  $             165 
   Apartments (market rate)  $             165 
Commercial
   Retail 145$              
   Strip Retail 100$              
   Office 145$              
   Police Office 220$              
   Food Lifeline 200$              
   Firlands 200$              
   Fircrest Admin & Training 250$              
   Nursing Home 325$              
Parking
   Driveway / Garage Parking 57$                
   Surface Parking 11$                
   Structured Parking 86$                

 
The model does not explicitly consider the effect of financing structure 
(debt) on feasibility. Different financing structures could make a given 
project more or less feasible to a given developer. However those effects 
would be similar across all scenarios rather than being a function of a 
specific site or use program. 

Tenant Improvement (TI) costs are assumed to be factored into the cost and 
lease rate calculations for commercial buildings and thus are not identified 
separately. As with the element of financial structuring noted above, 
separating out TIs would add little if any net effect on the difference in 
feasibility between scenarios.  
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Revenue Assumptions 

Revenues are based on expected market values based on current market 
research and calculated per net leasable square foot (Exhibit A-2). Vacancy 
losses and Operating Expenses are likewise based on current market 
averages, both expressed as a percentage of gross rental revenue.  

Exhibit A-2 
Revenue Assumptions 

Space Type
Gross Rent / Net 

Leasable SF Vacancy Rate
Operating 
Expenses

Net Rent / Net 
Leasable SF

Residential
   Apartment (Market rate) $21.00 5% 34% $12.81
   Apartment (Workforce) $14.40 5% 34% $8.78
   Apartment (Low Income) $10.80 5% 34% $6.59
   Apartment (Very Low Income) $6.00 5% 34% $3.66
Commercial
   Retail $32.00 5% 34% $19.52
   Strip Retail $30.00 5% 34% $18.30
   Office (Market rate) $32.00 5% 34% $19.52
   Office (State agency) $30.00 5% 34% $18.30
   Office (State agency) $32.00 5% 34% $19.52
   Office (State agency) $35.00 5% 34% $21.35
   Office (Social service) $32.00 5% 34% $19.52
   Police Office $30.00 5% 34% $18.30
   Food Lifeline $35.00 5% 34% $21.35
   Firland $35.00 5% 34% $21.35
   Fircrest Admin & Training $35.00 5% 34% $21.35
   Nursing Home $40.00 5% 34% $24.40

Residential Sales Gross Sales Price / SF Sale Expenses Net Sale Income / SF
   Small Lot House $300.00 10.0% $270.00
   Townhouse / Duplex $333.33 10.0% $300.00
   Tract House $238.64 10.0% $214.77
   Condo $489.13 10.0% $440.22

 

Financial Assumptions 

Basic financial inputs reflect current market averages.  

Cap rates. Capitalization rates, or cap rates, determine how revenues are 
converted to an overall market value, and reflect the investment market’s 
appetite for risk given current real estate market rents and revenues. 
Outcomes and analysis are highly sensitive to changes and cap rates. 
Moreover, cap rates range broadly at any given point in time, further 
challenging this type of “disinterested” analysis required for policy decisions. 

Key financial factors incorporated in the model include: 
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• A 6.5% discount rate is used in the model for calculation of present 
values, reflecting private sector borrowing costs.  

• Construction cost inflation is set at 4.0% annually; rental income 
inflation is set at 3.0% and sale price inflation at 5.0%. 

• “Initial” cap rates, used to calculate pro forma market values based on 
current operating income, are set at 5.5% for residential projects and 
6.5% for commercial projects based on market expectations of near-
term cap rate levels. An “exit” cap rate, used to calculate market 
values based on future income streams, is set at a 0.75% premium 
over those “initial” rates to reflect greater uncertainty about future 
conditions. 

• Operating cost projections in the cash flow model are based on 
average annual growth of 2.5%. 

• Building capital expenditures of $0.25 per building square foot, and 
Tenant Improvement and leasing commission charges of $1.75 per s.f. 
for each lease renewal, are included in operating expense figures. 

• The developer’s required return on investment is labeled 
“entrepreneurial return” in the model, and set at 10%.  

While the model could be structured to incorporate financial leverage 
(loans), at present it is structured as if the project were entirely equity-
financed. In reality most development projects would be largely debt 
financed. However the primary focus here is on comparing the relative 
financial return of similar projects at different density levels, and thus 
financing structure is not addressed. 

Timing Assumptions 

Several assumptions were made regarding the timing of construction and 
absorption based on current market trends: 

• Construction is assumed to take one year for each building 
project, and to begin in 2009, varying by scenario and use. In 
practice, construction would not begin for at least two years, 
given permitting and entitlement processes; however that delay 
would not materially affect the calculations or comparative 
outcomes identified in the model, so for simplicity’s sake a single 
2-year permitting and construction period is modeled. 
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• Condominium and market-rate apartments are assumed to sell or 
lease up at a rate of 30 units per year, with below-market rentals 
at 40 units per year. Townhomes and single family homes are 
assumed to sell slightly slower at 20 units per year. The model 
does not account for pre-sales that would likely make that 
number higher in the first year of sales, thus introducing a slight 
conservative bias to revenue calculations. 

• The entire property is assumed to be held by the initial 
owner/developer throughout the entire 30-year study period. In 
practice some or all of the commercial projects would likely 
change hands one or more times during that period. Incomes 
from such sales would increase Real Estate Excise Tax revenue to 
the City but would not significantly affect market return from a 
developer’s or investor’s perspective, as sales would be based on 
the projected value of the same future income modeled. The only 
uncertainty this leaves out is the possible effect of future cap rate 
fluctuations; however those are unpredictable trying to model 
them would require too much uncertainty to add analytical value.  
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APPENDIX B: MODEL DETAILS 

The key assumptions and schedules included are described as follow: 

• Market Data showing key cost, revenue, and financial variables 
common to all site and development scenarios. These data points 
inform the detailed scenario calculations. (p. B-1) 

• Single Use Financial Return analysis of the financial return of each 
building use type considered across the three development scenarios, 
comparing the cost to build the structure and associated parking with 
the revenue projected to flow from each program. (p. B-2)  

• Pro Formas by Scenario, summarizing the financial return of each 
building type for each scenario. (p.B-23) 

The models are presented with standard conventions such as: 

• Formatting Standards. Throughout the model, cells highlighted 
in light yellow and/or with blue font represent user inputs that 
can be changed to model different development programs or 
scenarios. Unformatted values represent model calculations. 
Certain cells have conditional formatting rules that will change 
the formatting to alert the user when a calculation goes above a 
predetermined limit such as in calculating parking configuration 
allocations in the Site Detail spreadsheets. 

 

 

 

 

 



PRO FORMA VALUE CALCULATIONS

SPACE & COST COST VALUE PARKING

Avg. Unit SF Building Efficiency # Stories
Construction 

Begins
Buildout Rate (# 

/ yr)
Absorption Rate 

(# / yr) Hard Cost / SF
Assessed Value / 

SF Parking Ratio SF / Job Population / D.U.
Small Lot Houses 1,800                          100% 2                      2009 40                      20                         $135.00 $300.00 2 2.5
Townhouses 1,500                          100% 2                      2010 50                      20                         $135.00 $333.33 2 2.0
Tract Housing 2,200                          100% 2                      2010 50                      20                         $120.00 $238.64 2.0 250
Condos 920                            90% 5                      2010 100                    30                         $165.00 $489.13 1.8 1.7
Apartments 920                            90% 4                      2010 100                    30                         $165.00 $190.00 1.8 1.7
Market Apts. 920                            90% 4                      2010 100                    30                         $165.00 $190.00 1.8 1.7
Workforce Apts. 920                            90% 4                      2010 100                    40                         $150.00 $180.00 1.8 1.7
Low Income Apts. 920                            90% 4                      2010 100                    40                         $140.00 $180.00 1.8 1.7
Very Low Income Apts. 920                            90% 4                      2010 100                    40                         $130.00 $180.00 1.8 1.7
Workforce Townhouses 1,500                          90% 4                      2010 100                    40                         $135.00 $180.00 1.8 1.7
Low Income Townhouses 1,500                          90% 4                      2010 100                    40                         $130.00 $180.00 1.8 1.7
Very Low Income Townhouses 1,500                          90% 4                      2010 100                    40                         $125.00 $180.00 1.8 1.7
Mixed‐Use Retail 5,000                          90% 1                      2010 20,000              20,000                 $145.00 $180.00 3.0 400
Strip Retail 1,000                          90% 1                      2010 50,000              50,000                 $100.00 $200.00 2.0 250
Market Ofc. 20,000                        90% 4                      2010 30,000              30,000                 $145.00 $200.00 3.0 250
State Ofc. 20,000                        90% 4                      2010 50,000              50,000                 $145.00 $200.00 3.0 250
Social Service Ofc. 10,000                        90% 4                      2010 50,000              50,000                 $145.00 $200.00 3.0 250
Police Ofc. 10,000                        90% 4                      2010 50,000              50,000                 $220.00 $200.00 2.0 250
Food Life Line 10,000                        90% 4                      2010 50,000              50,000                 $200.00 $200.00 2.0 250
Firlands 10,000                        90% 4                      2010 50,000              50,000                 $200.00 $200.00 2.0 250
Fircrest Admin & Training 10,000                        90% 4                      2010 50,000              50,000                 $250.00 $200.00 2.0 250
Nursing Home 10,000                        90% 4                      2010 50,000              50,000                 $325.00 $200.00 2.0 250
Other Ofc. 10,000                        90% 4                      2010 50,000              50,000                 $145.00 $200.00 2.0 250
Site Work / Open Space 1                                  $6.00
Surface Parking 350                            $11.43 $4,000
DW Garage 350                            $57.14 $20,000
Structured 350                            $85.71 $30,000

INCOME
Gross Rent / SF / 

Mo. Gross Rent / SF
Rent / Unit / 

Yr. Rent / Unit / Mo. Vacancy % OpEx % NOI / Unit NOI / SF / Yr. Sale Price Net Sale Revenue Sale Price / SF Sale Price / Net SF
Small Lot House $540,000 $486,000 $300.00 $300
Townhouse $500,000 $450,000 $333.33 $333
Tract House $525,000 $472,500 $238.64 $239
Condo $450,000 $405,000 $489.13 $440
Market Apts. $1.75 $21.00 $19,320.00 $1,610.00 5% 34% $11,785.20 $12.81
Workforce Apts. $1.20 $14.40 $13,248.00 $1,104.00 5% 34% $8,081.28 $8.78
Low Income Apts. $0.90 $10.80 $9,936.00 $828.00 5% 34% $6,060.96 $6.59
Very Low Income Apts. $0.50 $6.00 $5,520.00 $460.00 5% 34% $3,367.20 $3.66
Workforce Townhouses $1.40 $16.80 $15,456.00 $1,288.00 5% 34% $9,428.16 $10.25
Low Income Townhouses $1.00 $12.00 $11,040.00 $920.00 5% 34% $6,734.40 $7.32
Very Low Income Townhouses $0.60 $7.20 $10,800.00 $900.00 5% 34% $6,588.00 $4.39
Retail $32.00 5% 30% $20.80
Strip Retail $30.00 5% 30% $19.50
Market Ofc. $32.00 5% 34% $19.52
State Ofc. $35.00 5% 34% $21.35
Social Service Ofc. $32.00 5% 34% $19.52
Police Ofc. $30.00 5% 30% $19.50
Food Life Line $35.00 5% 30% $22.75
Firlands $35.00 5% 34% $21.35
Fircrest Admin & Training $35.00 5% 34% $21.35
Nursing Home $40.00 5% 34% $24.40
Surface Parking
Structured Parking

RESIDENTIAL UNIT SIZE MIX (SF/Unit)
Residential Re‐sale Frequency 5 20.0% Studio 1‐BR 2‐BR 3‐BR Avg. SF
Commercial Property Sale in Year 30 600                       800                           1,000                   1,200                     
Commercial Re‐sale Frequency 30 3.3% Condo 0% 40% 60% 0% 920                        

Apartment 0% 40% 60% 0% 920                        
Townhouse / duplex 0% 0% 0% 100% 1500

FOR‐SALE RES. AFFORDABILITY
% of mkt price

Small Lot House 80% TAX & FEE RATES
Townhouse 80% Retail Sales
Condo 80% TRS per Capita $800.00 Share of retail

Retail ‐ specialty $400.00 30%
Retail ‐ convenienc $300.00 70%

FINANCIAL Retail ‐ grocery $185.00 0%
Cost of Residential Sale 10.0% Office $15.00
Soft Cost % 35% Sales Tax to City 0.85%
Residential Cap Rate 5.500%
Commercial Cap Rate 6.500% REET ‐ Capital Facilities 0.25%
Exit Cap Rate Spread 0.75% REET ‐ Transportation 0.25%
Developer Return Req'd 10.00% Gambling Tax 55.46$                  pop.
Hurdle Rate (Land Cost / SF) $40.00 State Revenue 13.64$                  pop.

Parks & Recreation Revenue 17.99$                  pop.
Building Permit‐ and related Fees 1.95%

INFLATION Initial Property Tax Millage Rate 2.4659                
Market Discount Rate 6.50% Property Tax Share Rec'd by City 10.80%
City Discount Rate 4.50% Property Tax on Revaluations 1.00% assumes I‐747 cap
General Inflation 3.00%
Construction Cost Infl. 5.00% Utility & Franchise Fee Revenues
Res. AV Inflation 4.00% Natural Gas Utility 6% 268.16$                pop.
Cml. AV Inflation 3.00% Sanitation Utility T 6% 104.42$                jobs & pop

Cable Utility Tax 6% 151.43$                pop.
Cable Franchise Fe 5% 36.34$                  pop.
Telephone / Cell U 6% 466.91$                pop.
Water Franchise Fe 6% 157.74$                jobs & pop
Sewer Franchise Fe 6% 200.80$                jobs & pop
Storm Drainage Ut 6% 51.27$                  pop.
Electricity Contract Payment 16.09$                  pop.

MISC.TIMINGSPACE

Exhibit B‐1: Market Data Assumptions and Inputs
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PRO FORMA VALUE CALCULATIONS

Exhibit B‐2: Single Use Feasiblity Analsysis

Small Lot 
House Townhouse Condo

Market 
Apartment Retail Market Office

SIZE Unit Size 1,800              1,500             920                 920                 5,000              10,000            
Parking Ratio 2 2 1.8 1.8 3 3

COST Hard Cost / SF $135 $135 $165 $165 $145 $145
TDC / SF * $200 $200 $245 $245 $215 $215
Building TDC $360,855 $300,713 $225,423 $225,423 $1,076,625 $2,153,250
Parking Req'd 2 2 1.8 1.8 15                   30                   
Pkg Cost / Bldg SF if Driveway/Garage $22 $27
Pkg Cost / Bldg SF if Surface $8 $8 $12 $12
Pkg Cost / Bldg SF if Structured $59 $59 $90 $90
* TDC includes soft costs and developer return

TDC incl. DW/Garage Parking / BLDG SF $233 $240
TDC incl. Surface Parking / BLDG SF $257 $257 $233 $233
TDC incl. Structured Parking / BLDG SF $332 $332 $349 $349

INCOME Gross Income / Net SF $21.00 $32.00 $32.00
Vacancy Rate % 5% 5% 5%
Operating Cost % 34% 30% 34%
NOI / SF $12.81 $20.80 $19.52
Sale Price / Net SF $300 $333 $440
Sale Cost $30 $33 $44

Net Sale Price, Market Value / SF $270 $300 $396 $205 $287 $269

FAR Surface Parking 0.35                0.9                 0.35                0.35                0.50                0.35                
Structured Parking 2.5                  2.5                  2.5                  2.5                  

RESIDUAL LAND VALUE
By Parking Configuration

RLV / SF - Driveway/Garage Parking $13 $54
RLV / SF - Surface Parking $49 -$18 $27 $13
RLV / SF - Structured Parking $160 -$318 -$155 -$199

Fircrest Plan Evaluation
Technical Appendix

DRAFT
January 2008

Single Use Feasibility
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PRO FORMA VALUE CALCULATIONS

12 per s.f.

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost 63,210               40$                         2,528,400$            -                   40$                         -$                       -                    40$                         -$                       -                   40$                         -$                       

Site Work & Demolition 63,210               6$                             379,260$                -                     6$                             -$                        -                     6$                             -$                        -                     6$                             -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Residential Subtotal 96                      15,840,000$            15,840,000$           

-                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal 5,948,000$             -$                        -$                        -$                        

Surface Parking 77                      308,000$                 -                     ‐$                          -                     ‐$                          -                     ‐$                         
Structured 188                    5,640,000$              -                     ‐$                          -                     ‐$                          -                     ‐$                         
DW Garage -                     ‐$                          -                     ‐$                          -                     ‐$                          -                     ‐$                         

Total Hard Costs 22,167,260$           -$                        -$                        -$                        

Soft Development Costs 7,758,541$                ‐$                            ‐$                            ‐$                           
Total Project Costs (incl. Land) 32,454,201$          -$                       -$                       -$                       

Entrepreneurial Return   @ 10.00% 3,245,420$                ‐$                            ‐$                            ‐$                           

=  Total Development Cost  (TDC) 35,699,621$           -$                        -$                        -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income) (3,180,379)$           -$                       -$                       -$                       
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required (174,921)$              -$                       -$                       -$                       
Actual Rental NOI Achieved -$                       -$                       -$                       -$                       

Net Operating 
Income M k t V l S bt t l

Net Operating 
Income M k t V l S bt t l

Net Operating 
Income M k t V l S bt t l

Net Operating 
Income M k t V l S bt t l

M.1.a  5-story Condos over 1-story Pkg S.1.a  5-story Condos over 1-story Pkg L.1.a  5-story Condos over 1-story Pkg H.1.a  5-story Condos over 1-story Pkg

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

Income Market Value Subtotals Income Market Value Subtotals Income Market Value Subtotals Income Market Value Subtotals

Rental Income ‐$                            ‐$                            ‐$                            ‐$                           
Commercial -$                   ‐$                             -$                   ‐$                             -$                   ‐$                             -$                   ‐$                            
Residential -$                   ‐$                             -$                   ‐$                             -$                   ‐$                             -$                   ‐$                            

Residential Sale Income 38,880,000$      38,880,000$               38,880,000$             -$                   ‐$                             ‐$                            -$                   ‐$                             ‐$                            -$                   ‐$                             ‐$                           

TOTAL MARKET VALUE -$                   38,880,000.00$         38,880,000$           -$                   ‐$                             -$                        -$                   ‐$                             -$                        -$                   ‐$                             -$                        

OUTCOME Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       
Value of Unit Sales 38,880,000$          Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value 38,880,000$          Total Property Value -$                       Total Property Value -$                       Total Property Value -$                       
Net Project Value 3,180,379$            Net Project Value -$                       Net Project Value -$                       Net Project Value -$                       

Effective Cap Rate 0.0% Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0!
RLV 5,708,779$            RLV -$                       RLV -$                       RLV -$                       

RLV per SF 90.31$                   RLV per SF -$                       RLV per SF -$                       RLV per SF -$                       
Required RLV/SF 1.59$                          Required RLV/SF ‐$                            Required RLV/SF ‐$                            Required RLV/SF ‐$                           

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost 9,750                 40$                         390,000$               54,300             40$                         2,172,000$            93,600               40$                         3,744,000$            -                   40$                         -$                       

Site Work & Demolition 9,750                 6$                              58,500$                  54,300               6$                              325,800$                93,600               6$                              561,600$                -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Residential Subtotal 4                        810,000$                 810,000$                93                      18,832,500$            18,832,500$           44                      8,910,000$              8,910,000$             65                      13,162,500$            13,162,500$           
Parking Subtotal 40,000$                  800,000$                336,000$                1,560,000$             

Surface Parking 10                      40,000$                    200                    800,000$                  84                      336,000$                  65                      260,000$                 
Structured -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           65                      1,300,000$             

Total Hard Costs 908,500$                19,958,300$           9,807,600$             14,722,500$           

Soft Development Costs 317,975$                    6,985,405$                 3,432,660$                 5,152,875$                
Total Project Costs (incl. Land) 1,616,475$            29,115,705$          16,984,260$          19,875,375$          

Entrepreneurial Return   @ 10.00% 161,648$                    1,698,426$                 1,987,538$                

=  Total Development Cost  (TDC) 1,778,123$             29,115,705$           18,682,686$           21,862,913$           

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income (21,878)$                29,115,705$          18,682,686$          15,112,913$          
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required (1,203)$                  1,601,364$            1,027,548$            831,210$               
Actual Rental NOI Achieved -$                       626,299$               289,872$               374,198$               

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             11,387,258$             5,270,400$                 6,803,607$                
Commercial -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             
Residential -$                   ‐$                              626,299$           11,387,258.18$         289,872$           5,270,400.00$           374,198$           6,803,607.27$          

Residential Sale Income 1,800,000$        1,800,000$                  1,800,000$                 -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             6,750,000$        6,750,000$                  6,750,000$                

TOTAL MARKET VALUE -$                   1,800,000.00$           1,800,000$             626,299$           11,387,258.18$         11,387,258$           289,872$           5,270,400.00$           5,270,400$             374,198$           13,553,607.27$         13,553,607$           

-$                  

OUTCOME Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value No, Development Cost Exceeds Property Value No, Development Cost Exceeds Property Value

METRICS Value of Rental NOI -$                       Value of Rental NOI 11,387,258$          Value of Rental NOI 5,270,400$            Value of Rental NOI 6,803,607$            
Value of Unit Sales 1,800,000$            Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales 6,750,000$            

Total Property Value 1,800,000$            Total Property Value 11,387,258$          Total Property Value 5,270,400$            Total Property Value 13,553,607$          
Net Project Value 21,878$                 Net Project Value (17,728,447)$         Net Project Value (13,412,286)$         Net Project Value (8,309,305)$           

Effective Cap Rate 0.0% Effective Cap Rate 39.1% Effective Cap Rate 28.2% Effective Cap Rate 31.1%
RLV 411,878$               RLV (15,556,447)$         RLV (9,668,286)$           RLV (8,309,305)$           

RLV per SF 42.24$                   RLV per SF (286.49)$                RLV per SF (103.29)$                RLV per SF -$                       
Required RLV/SF 0.24$                           Required RLV/SF 1.36$                           Required RLV/SF 2.35$                           Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

M.1.b  2-story Townhouses S.1.b  2-story Townhouses L.1.b  2-story Townhouses H.1.b  2-story Townhouses

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost 90,950               40$                         3,638,000$            -                   40$                         -$                       -                    40$                         -$                       -                   40$                         -$                       

Site Work & Demolition 90,950               6$                              545,700$                -                     6$                              -$                        -                     6$                              -$                        -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Residential Subtotal 90                      18,225,000$            18,225,000$           -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal 4,002,000$             -$                        -$                        -$                        

Surface Parking 23                      92,000$                    -                     ‐$                           -                     ‐$                           -                     ‐$                          
Structured 65                      1,950,000$              -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage 98                      1,960,000$              -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs 22,772,700$           -$                        -$                        -$                        

Soft Development Costs 7,970,445$                 ‐$                             ‐$                             ‐$                            
Total Project Costs (incl. Land) 34,381,145$          -$                       -$                       -$                       

Entrepreneurial Return   @ 10.00% 3,438,115$                 ‐$                             ‐$                             ‐$                            

=  Total Development Cost  (TDC) 37,819,260$           -$                        -$                        -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income (2,680,741)$           -$                       -$                       -$                       
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required (147,441)$              -$                       -$                       -$                       
Actual Rental NOI Achieved -$                       -$                       -$                       -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             ‐$                             ‐$                             ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income 40,500,000$      40,500,000$               40,500,000$             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   40,500,000.00$         40,500,000$           -$                   ‐$                              -$                        -$                   ‐$                              -$                        -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       
Value of Unit Sales 40,500,000$          Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value 40,500,000$          Total Property Value -$                       Total Property Value -$                       Total Property Value -$                       
Net Project Value 2,680,741$            Net Project Value -$                       Net Project Value -$                       Net Project Value -$                       

Effective Cap Rate 0.0% Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0!
RLV 6,318,741$            RLV -$                       RLV -$                       RLV -$                       

RLV per SF 69.47$                   RLV per SF -$                       RLV per SF -$                       RLV per SF -$                       
Required RLV/SF 2.28$                           Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.2.a  3-story Townhouses over 1-story Parking S.2.a  3-story Townhouses over 1-story Parking L.2.a  3-story Townhouses over 1-story Parking H.2.a  3-story Townhouses over 1-story Parking
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       194,475           40$                         7,779,000$            -                    40$                         -$                       194,475           40$                         7,779,000$            

Site Work & Demolition -                     6$                              -$                        194,475             6$                              1,166,850$             -                     6$                              -$                        194,475             6$                              1,166,850$             

Construction Costs
Commercial Subtotal -                     -$                         -$                        154,800             22,446,000$            22,446,000$           -                     -$                         -$                        154,800             22,446,000$            22,446,000$           
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal -$                        12,932,000$           -$                        12,932,000$           

Surface Parking -                     ‐$                           83                      332,000$                  -                     ‐$                           83                      332,000$                 
Structured -                     ‐$                           420                    12,600,000$            -                     ‐$                           420                    12,600,000$           
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        36,544,850$           -$                        36,544,850$           

Soft Development Costs ‐$                             12,790,698$             ‐$                             12,790,698$            
Total Project Costs (incl. Land) -$                       57,114,548$          -$                       57,114,548$          

Entrepreneurial Return   @ 10.00% ‐$                             5,711,455$                 ‐$                             5,711,455$                

=  Total Development Cost  (TDC) -$                        62,826,002$           -$                        62,826,002$           

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       62,826,002$          -$                       62,826,002$          
Commercial Capitalization Rate 6.500% 5.500% 6.500% 5.000%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       3,455,430$            -$                       3,455,430$            
Actual Rental NOI Achieved -$                       3,304,980$            -$                       3,304,980$            

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             60,090,545$             ‐$                             66,099,600$            
Commercial -$                   ‐$                              3,304,980$        60,090,545.45$         -$                   ‐$                              3,304,980$        66,099,600.00$        
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        3,304,980$        60,090,545.45$         60,090,545$           -$                   ‐$                              -$                        3,304,980$        66,099,600.00$         66,099,600$           

OUTCOME Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI 60,090,545$          Value of Rental NOI -$                       Value of Rental NOI 66,099,600$          
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value 60,090,545$          Total Property Value -$                       Total Property Value 66,099,600$          
Net Project Value -$                       Net Project Value (2,735,457)$           Net Project Value -$                       Net Project Value 3,273,598$            

Effective Cap Rate #DIV/0! Effective Cap Rate 95.6% Effective Cap Rate #DIV/0! Effective Cap Rate 105.2%
RLV -$                       RLV 5,043,543$            RLV -$                       RLV 11,052,598$          

RLV per SF -$                       RLV per SF 25.93$                   RLV per SF -$                       RLV per SF 56.83$                   
Required RLV/SF ‐$                             Required RLV/SF 4.88$                           Required RLV/SF ‐$                             Required RLV/SF 4.88$                          

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.2.b  3-story Office over 1-story Parking S.2.b  3-story Office over 1-story Parking L.2.b  3-story Office over 1-story Parking H.2.b  3-story Office over 1-story Parking
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       168,075           40$                         6,723,000$            -                    40$                         -$                       168,075           40$                         6,723,000$            

Site Work & Demolition -                     6$                              -$                        168,075             6$                              1,008,450$             -                     6$                              -$                        168,075             6$                              1,008,450$             

Construction Costs
Commercial Subtotal -                     -$                         -$                        100,200             14,529,000$            14,529,000$           -                     -$                         -$                        100,200             14,529,000$            14,529,000$           
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal -$                        9,724,000$             -$                        9,724,000$             

Surface Parking -                     ‐$                           16                      64,000$                    -                     ‐$                           16                      64,000$                   
Structured -                     ‐$                           322                    9,660,000$              -                     ‐$                           322                    9,660,000$             
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        25,261,450$           -$                        25,261,450$           

Soft Development Costs ‐$                             8,841,508$                 ‐$                             8,841,508$                
Total Project Costs (incl. Land) -$                       40,825,958$          -$                       40,825,958$          

Entrepreneurial Return   @ 10% ‐$                             4,082,596$                 ‐$                             4,082,596$                

=  Total Development Cost  (TDC) -$                        44,908,553$           -$                        44,908,553$           

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       44,908,553$          -$                       44,908,553$          
Commercial Capitalization Rate 6.500% 5.500% 6.500% 5.000%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       2,469,970$            -$                       2,469,970$            
Actual Rental NOI Achieved -$                       2,139,270$            -$                       2,139,270$            

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             38,895,818$             ‐$                             42,785,400$            
Commercial -$                   ‐$                              2,139,270$        38,895,818.18$         -$                   ‐$                              2,139,270$        42,785,400.00$        
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        2,139,270$        38,895,818.18$         38,895,818$           -$                   ‐$                              -$                        2,139,270$        42,785,400.00$         42,785,400$           

OUTCOME Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value

METRICS Value of Rental NOI -$                       Value of Rental NOI 38,895,818$          Value of Rental NOI -$                       Value of Rental NOI 42,785,400$          
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value 38,895,818$          Total Property Value -$                       Total Property Value 42,785,400$          
Net Project Value -$                       Net Project Value (6,012,735)$           Net Project Value -$                       Net Project Value (2,123,153)$           

Effective Cap Rate #DIV/0! Effective Cap Rate 86.6% Effective Cap Rate #DIV/0! Effective Cap Rate 95.3%
RLV -$                       RLV 710,265$               RLV -$                       RLV 4,599,847$            

RLV per SF -$                       RLV per SF 4.23$                     RLV per SF -$                       RLV per SF 27.37$                   
Required RLV/SF ‐$                             Required RLV/SF 4.22$                           Required RLV/SF ‐$                             Required RLV/SF 4.22$                          

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.2.c  2-story Office over 1-story Parking S.2.c  2-story Office over 1-story Parking L.2.c  2-story Office over 1-story Parking H.2.c  2-story Office over 1-story Parking
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       -                   40$                         -$                       98,363               40$                         3,934,500$            -                   40$                         -$                       

Site Work & Demolition -                     6$                              -$                        -                     6$                              -$                        98,363               6$                              590,175$                -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        44                      7,260,000$              7,260,000$             -                     -$                         -$                        
Parking Subtotal -$                        -$                        5,342,000$             -$                        

Surface Parking -                     ‐$                           -                     ‐$                           38                      152,000$                  -                     ‐$                          
Structured -                     ‐$                           -                     ‐$                           173                    5,190,000$              -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        -$                        13,192,175$           -$                        

Soft Development Costs ‐$                             ‐$                             4,617,261$                 ‐$                            
Total Project Costs (incl. Land) -$                       -$                       21,743,936$          -$                       

Entrepreneurial Return   @ 10.00% ‐$                             ‐$                             2,174,394$                 ‐$                            

=  Total Development Cost  (TDC) -$                        -$                        23,918,330$           -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       -$                       23,918,330$          -$                       
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       -$                       1,315,508$            -$                       
Actual Rental NOI Achieved -$                       -$                       148,157$               -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             ‐$                             2,693,760$                 ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             
Residential -$                   ‐$                              -$                   ‐$                              148,157$           2,693,760.00$           -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        -$                   ‐$                              -$                        148,157$           2,693,760.00$           2,693,760$             -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI 2,693,760$            Value of Rental NOI -$                       
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value -$                       Total Property Value 2,693,760$            Total Property Value -$                       
Net Project Value -$                       Net Project Value -$                       Net Project Value (21,224,570)$         Net Project Value -$                       

Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate 11.3% Effective Cap Rate #DIV/0!
RLV -$                       RLV -$                       RLV (17,290,070)$         RLV -$                       

RLV per SF -$                       RLV per SF -$                       RLV per SF (175.78)$                RLV per SF -$                       
Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF 2.47$                           Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.2.d  Transitional Housing over 1-story Pkg S.2.d  Transitional Housing over 1-story Pkg L.2.d  Transitional Housing over 1-story Pkg H.2.d  Transitional Housing over 1-story Pkg
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       -                   40$                         -$                       30,000               40$                         1,200,000$            -                   40$                         -$                       

Site Work & Demolition -                     6$                              -$                        -                     6$                              -$                        30,000               6$                              180,000$                -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        20,000               4,400,000$              4,400,000$             -                     -$                         -$                        
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal -$                        -$                        -$                        -$                        

Surface Parking -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
Structured -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        -$                        4,580,000$             -$                        

Soft Development Costs ‐$                             ‐$                             1,603,000$                 ‐$                            
Total Project Costs (incl. Land) -$                       -$                       7,383,000$            -$                       

Entrepreneurial Return   @ 10.00% ‐$                             ‐$                             738,300$                    ‐$                            

=  Total Development Cost  (TDC) -$                        -$                        8,121,300$             -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       -$                       8,121,300$            -$                       
Commercial Capitalization Rate 6.500% 6.500% 5.000% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       -$                       446,672$               -$                       
Actual Rental NOI Achieved -$                       -$                       390,000$               -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             ‐$                             7,800,000$                 ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              390,000$           7,800,000.00$           -$                   ‐$                             
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        -$                   ‐$                              -$                        390,000$           7,800,000.00$           7,800,000$             -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI 7,800,000$            Value of Rental NOI -$                       
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value -$                       Total Property Value 7,800,000$            Total Property Value -$                       
Net Project Value -$                       Net Project Value -$                       Net Project Value (321,300)$              Net Project Value -$                       

Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate 96.0% Effective Cap Rate #DIV/0!
RLV -$                       RLV -$                       RLV 878,700$               RLV -$                       

RLV per SF -$                       RLV per SF -$                       RLV per SF 29.29$                   RLV per SF -$                       
Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF 0.75$                           Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.2.e  Police Station S.2.e  Police Station L.2.e  Police Station H.2.e  Police Station

Fircrest Plan EvaluationTechnical Appendix DRAFTJanuary 2008 Pro Formas 2.ePage B‐10



PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       -                   40$                         -$                       120,713             40$                         4,828,500$            -                   40$                         -$                       

Site Work & Demolition -                     6$                              -$                        -                     6$                              -$                        120,713             6$                              724,275$                -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        61,200               8,874,000$              8,874,000$             -                     -$                         -$                        
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal -$                        -$                        6,534,000$             -$                        

Surface Parking -                     ‐$                           -                     ‐$                           36                      144,000$                  -                     ‐$                          
Structured -                     ‐$                           -                     ‐$                           213                    6,390,000$              -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        -$                        16,132,275$           -$                        

Soft Development Costs ‐$                             ‐$                             5,646,296$                 ‐$                            
Total Project Costs (incl. Land) -$                       -$                       26,607,071$          -$                       

Entrepreneurial Return   @ 10.00% ‐$                             ‐$                             2,660,707$                 ‐$                            

=  Total Development Cost  (TDC) -$                        -$                        29,267,778$           -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       -$                       29,267,778$          -$                       
Commercial Capitalization Rate 6.500% 6.500% 5.000% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       -$                       1,609,728$            -$                       
Actual Rental NOI Achieved -$                       -$                       1,194,624$            -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             ‐$                             23,892,480$             ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              1,194,624$        23,892,480.00$         -$                   ‐$                             
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        -$                   ‐$                              -$                        1,194,624$        23,892,480.00$         23,892,480$           -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI 23,892,480$          Value of Rental NOI -$                       
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value -$                       Total Property Value 23,892,480$          Total Property Value -$                       
Net Project Value -$                       Net Project Value -$                       Net Project Value (5,375,298)$           Net Project Value -$                       

Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate 81.6% Effective Cap Rate #DIV/0!
RLV -$                       RLV -$                       RLV (546,798)$              RLV -$                       

RLV per SF -$                       RLV per SF -$                       RLV per SF (4.53)$                    RLV per SF -$                       
Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF 3.03$                           Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.2.f  Social Service Offices and Library S.2.f  Social Service Offices and Library L.2.f  Social Service Offices and Library H.2.f  Social Service Offices and Library
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       -                   40$                         -$                       9,563                40$                         382,500$               -                   40$                         -$                       

Site Work & Demolition -                     6$                              -$                        -                     6$                              -$                        9,563                 6$                              57,375$                  -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        12,750               1,848,750$              1,848,750$             -                     -$                         -$                        
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal -$                        -$                        -$                        -$                        

Surface Parking -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
Structured -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        -$                        1,906,125$             -$                        

Soft Development Costs ‐$                             ‐$                             667,144$                    ‐$                            
Total Project Costs (incl. Land) -$                       -$                       2,955,769$            -$                       

Entrepreneurial Return   @ 10.00% ‐$                             ‐$                             295,577$                    ‐$                            

=  Total Development Cost  (TDC) -$                        -$                        3,251,346$             -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       -$                       3,251,346$            -$                       
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       -$                       178,824$               -$                       
Actual Rental NOI Achieved -$                       -$                       248,880$               -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             ‐$                             3,828,923$                 ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              248,880$           3,828,923.08$           -$                   ‐$                             
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        -$                   ‐$                              -$                        248,880$           3,828,923.08$           3,828,923$             -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI 3,828,923$            Value of Rental NOI -$                       
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value -$                       Total Property Value 3,828,923$            Total Property Value -$                       
Net Project Value -$                       Net Project Value -$                       Net Project Value 577,577$               Net Project Value -$                       

Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate 117.8% Effective Cap Rate #DIV/0!
RLV -$                       RLV -$                       RLV 960,077$               RLV -$                       

RLV per SF -$                       RLV per SF -$                       RLV per SF 100.40$                 RLV per SF -$                       
Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF 0.24$                           Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.2.g  Social Service Office S.2.g  Social Service Office L.2.g  Social Service Office H.2.g  Social Service Office
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       58,144             40$                         2,325,750$            -                    40$                         -$                       58,144             40$                         2,325,750$            

Site Work & Demolition -                     6$                              -$                        58,144               6$                              348,863$                -                     6$                              -$                        58,144               6$                              348,863$                

Construction Costs
Commercial Subtotal -                     -$                         -$                        10,000               1,450,000$              1,450,000$             -                     -$                         -$                        10,000               1,450,000$              1,450,000$             
Residential Subtotal -                     -$                         -$                        48                      7,128,000$              7,128,000$             -                     -$                         -$                        48                      7,128,000$              7,128,000$             
Parking Subtotal -$                        2,814,000$             -$                        2,814,000$             

Surface Parking -                     ‐$                           51                      204,000$                  -                     ‐$                           51                      204,000$                 
Structured -                     ‐$                           87                      2,610,000$              -                     ‐$                           87                      2,610,000$             
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        11,740,863$           -$                        11,740,863$           

Soft Development Costs ‐$                             4,109,302$                 ‐$                             4,109,302$                
Total Project Costs (incl. Land) -$                       18,175,914$          -$                       18,175,914$          

Entrepreneurial Return   @ 10.00% ‐$                             1,817,591$                 ‐$                             1,817,591$                

=  Total Development Cost  (TDC) -$                        19,993,506$           -$                        19,993,506$           

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       19,993,506$          -$                       19,993,506$          
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       1,099,643$            -$                       1,099,643$            
Actual Rental NOI Achieved -$                       356,826$               -$                       356,826$               

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             5,941,724$                 ‐$                             5,941,724$                
Commercial -$                   ‐$                              195,200$           3,003,076.92$           -$                   ‐$                              195,200$           3,003,076.92$          
Residential -$                   ‐$                              161,626$           2,938,647.27$           -$                   ‐$                              161,626$           2,938,647.27$          

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        356,826$           5,941,724.20$           5,941,724$             -$                   ‐$                              -$                        356,826$           5,941,724.20$           5,941,724$             

OUTCOME Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value

METRICS Value of Rental NOI -$                       Value of Rental NOI 5,941,724$            Value of Rental NOI -$                       Value of Rental NOI 5,941,724$            
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value 5,941,724$            Total Property Value -$                       Total Property Value 5,941,724$            
Net Project Value -$                       Net Project Value (14,051,782)$         Net Project Value -$                       Net Project Value (14,051,782)$         

Effective Cap Rate #DIV/0! Effective Cap Rate 29.7% Effective Cap Rate #DIV/0! Effective Cap Rate 29.7%
RLV -$                       RLV (11,726,032)$         RLV -$                       RLV (11,726,032)$         

RLV per SF -$                       RLV per SF (201.67)$                RLV per SF -$                       RLV per SF (201.67)$                
Required RLV/SF ‐$                             Required RLV/SF 1.46$                           Required RLV/SF ‐$                             Required RLV/SF 1.46$                          

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.2.h  3-story Apts over 1-story SS Office & Pkg S.2.h  3-story Apts over 1-story SS Office & Pkg L.2.h  3-story Apts over 1-story SS Office & Pkg H.2.h  3-story Apts over 1-story SS Office & Pkg
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost 65,006               40$                         2,600,250$            -                   40$                         -$                       -                    40$                         -$                       65,006             40$                         2,600,250$            

Site Work & Demolition 65,006               6$                              390,038$                -                     6$                              -$                        -                     6$                              -$                        65,006               6$                              390,038$                

Construction Costs
Commercial Subtotal 11,900               1,725,500$              1,725,500$             -                     -$                         -$                        -                     -$                         -$                        11,900               1,725,500$              1,725,500$             
Residential Subtotal 60                      8,910,000$              8,910,000$             -                     -$                         -$                        -                     -$                         -$                        60                      8,910,000$              8,910,000$             
Parking Subtotal 1,206,000$             -$                        -$                        1,206,000$             

Surface Parking 69                      276,000$                  -                     ‐$                           -                     ‐$                           69                      276,000$                 
Structured 31                      930,000$                  -                     ‐$                           -                     ‐$                           31                      930,000$                 
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs 12,231,538$           -$                        -$                        12,231,538$           

Soft Development Costs 4,281,038$                 ‐$                             ‐$                             4,281,038$                
Total Project Costs (incl. Land) 19,112,826$          -$                       -$                       19,112,826$          

Entrepreneurial Return   @ 10.00% 1,911,283$                 ‐$                             ‐$                             1,911,283$                

=  Total Development Cost  (TDC) 21,024,108$           -$                        -$                        21,024,108$           

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income 21,024,108$          -$                       -$                       21,024,108$          
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required 1,156,326$            -$                       -$                       1,156,326$            
Actual Rental NOI Achieved 954,632$               -$                       -$                       954,632$               

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income 16,664,582$             ‐$                             ‐$                             16,664,582$            
Commercial 247,520$           3,808,000.00$           -$                   ‐$                              -$                   ‐$                              247,520$           3,808,000.00$          
Residential 707,112$           12,856,581.82$         -$                   ‐$                              -$                   ‐$                              707,112$           12,856,581.82$        

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE 954,632$           16,664,581.82$         16,664,582$           -$                   ‐$                              -$                        -$                   ‐$                              -$                        954,632$           16,664,581.82$         16,664,582$           

OUTCOME No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value

METRICS Value of Rental NOI 16,664,582$          Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI 16,664,582$          
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value 16,664,582$          Total Property Value -$                       Total Property Value -$                       Total Property Value 16,664,582$          
Net Project Value (4,359,526)$           Net Project Value -$                       Net Project Value -$                       Net Project Value (4,359,526)$           

Effective Cap Rate 79.3% Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate 79.3%
RLV (1,759,276)$           RLV -$                       RLV -$                       RLV (1,759,276)$           

RLV per SF (27.06)$                  RLV per SF -$                       RLV per SF -$                       RLV per SF (27.06)$                  
Required RLV/SF 1.63$                           Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF 1.63$                          

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

M.3.a  3-story Apts over 1-story Retail/Pkg S.3.a  3-story Apts over 1-story Retail/Pkg L.3.a  3-story Apts over 1-story Retail/Pkg H.3.a  3-story Apts over 1-story Retail/Pkg

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost 22,150               40$                         886,000$               -                   40$                         -$                       33,225               40$                         1,329,000$            22,150             40$                         886,000$               

Site Work & Demolition 22,150               6$                              132,900$                -                     6$                              -$                        33,225               6$                              199,350$                22,150               6$                              132,900$                

Construction Costs
Commercial Subtotal 5,800                 841,000$                 841,000$                -                     -$                         -$                        5,800                 841,000$                 841,000$                5,800                 841,000$                 841,000$                
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal 3,300,000$             -$                        3,300,000$             3,300,000$             

Surface Parking -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
Structured 110                    3,300,000$              -                     ‐$                           110                    3,300,000$              110                    3,300,000$             
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs 4,273,900$             -$                        4,340,350$             4,273,900$             

Soft Development Costs 1,495,865$                 ‐$                             1,519,123$                 1,495,865$                
Total Project Costs (incl. Land) 6,655,765$            -$                       7,188,473$            6,655,765$            

Entrepreneurial Return   @ 0.00% ‐$                             ‐$                             ‐$                             ‐$                            

=  Total Development Cost  (TDC) 6,655,765$             -$                        7,188,473$             6,655,765$             

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income 6,655,765$            -$                       7,188,473$            6,655,765$            
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required 366,067$               -$                       395,366$               366,067$               
Actual Rental NOI Achieved 113,216$               -$                       113,216$               113,216$               

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income 1,741,785$                 ‐$                             1,741,785$                 1,741,785$                
Commercial 113,216$           1,741,784.62$           -$                   ‐$                              113,216$           1,741,784.62$           113,216$           1,741,784.62$          
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE 113,216$           1,741,784.62$           1,741,785$             -$                   ‐$                              -$                        113,216$           1,741,784.62$           1,741,785$             113,216$           1,741,784.62$           1,741,785$             

OUTCOME No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value No, Development Cost Exceeds Property Value

METRICS Value of Rental NOI 1,741,785$            Value of Rental NOI -$                       Value of Rental NOI 1,741,785$            Value of Rental NOI 1,741,785$            
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value 1,741,785$            Total Property Value -$                       Total Property Value 1,741,785$            Total Property Value 1,741,785$            
Net Project Value (4,913,980)$           Net Project Value -$                       Net Project Value (5,446,688)$           Net Project Value (4,913,980)$           

Effective Cap Rate 26.2% Effective Cap Rate #DIV/0! Effective Cap Rate 24.2% Effective Cap Rate 26.2%
RLV (4,027,980)$           RLV -$                       RLV (4,117,688)$           RLV (4,027,980)$           

RLV per SF (181.85)$                RLV per SF -$                       RLV per SF (123.93)$                RLV per SF (181.85)$                
Required RLV/SF 0.56$                           Required RLV/SF ‐$                             Required RLV/SF 0.83$                           Required RLV/SF 0.56$                          

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.3.b  3 story Parking with Office frontage S.3.b  3 story Parking with Office frontage L.3.b  3 story Parking with Office frontage H.3.b  3 story Parking with Office frontage
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost 139,920             40$                         5,596,800$            -                   40$                         -$                       79,980               40$                         3,199,200$            139,920           40$                         5,596,800$            

Site Work & Demolition 139,920             6$                              839,520$                -                     6$                              -$                        79,980               6$                              479,880$                139,920             6$                              839,520$                

Construction Costs
Commercial Subtotal 23,000               3,335,000$              3,335,000$             -                     -$                         -$                        23,000               3,335,000$              3,335,000$             23,000               3,335,000$              3,335,000$             
Residential Subtotal 108                    14,256,000$            14,256,000$           -                     -$                         -$                        112                    14,784,000$            14,784,000$           108                    14,256,000$            14,256,000$           
Parking Subtotal 816,000$                -$                        352,000$                816,000$                

Surface Parking 204                    816,000$                  -                     ‐$                           88                      352,000$                  204                    816,000$                 
Structured -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs 19,246,520$           -$                        18,950,880$           19,246,520$           

Soft Development Costs 6,736,282$                 ‐$                             6,632,808$                 6,736,282$                
Total Project Costs (incl. Land) 31,579,602$          -$                       28,782,888$          31,579,602$          

Entrepreneurial Return   @ 10.00% 3,157,960$                 ‐$                             2,878,289$                 3,157,960$                

=  Total Development Cost  (TDC) 34,737,562$           -$                        31,661,177$           34,737,562$           

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income 34,737,562$          -$                       31,661,177$          34,737,562$          
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required 1,910,566$            -$                       1,741,365$            1,910,566$            
Actual Rental NOI Achieved 1,751,202$            -$                       1,798,342$            1,751,202$            

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income 30,501,847$             ‐$                             31,358,953$             30,501,847$            
Commercial 478,400$           7,360,000.00$           -$                   ‐$                              478,400$           7,360,000.00$           478,400$           7,360,000.00$          
Residential 1,272,802$        23,141,847.27$         -$                   ‐$                              1,319,942$        23,998,952.73$         1,272,802$        23,141,847.27$        

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE 1,751,202$        30,501,847.27$         30,501,847$           -$                   ‐$                              -$                        1,798,342$        31,358,952.73$         31,358,953$           1,751,202$        30,501,847.27$         30,501,847$           

OUTCOME No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value No, Development Cost Exceeds Property Value

METRICS Value of Rental NOI 30,501,847$          Value of Rental NOI -$                       Value of Rental NOI 31,358,953$          Value of Rental NOI 30,501,847$          
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value 30,501,847$          Total Property Value -$                       Total Property Value 31,358,953$          Total Property Value 30,501,847$          
Net Project Value (4,235,715)$           Net Project Value -$                       Net Project Value (302,224)$              Net Project Value (4,235,715)$           

Effective Cap Rate 87.8% Effective Cap Rate #DIV/0! Effective Cap Rate 99.0% Effective Cap Rate 87.8%
RLV 1,361,085$            RLV -$                       RLV 2,896,976$            RLV 1,361,085$            

RLV per SF 9.73$                     RLV per SF -$                       RLV per SF 36.22$                   RLV per SF 9.73$                     
Required RLV/SF 3.51$                           Required RLV/SF ‐$                             Required RLV/SF 2.01$                           Required RLV/SF 3.51$                          

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.3.c  4 story Apts over 1-story Retail S.3.c  4 story Apts over 1-story Retail L.3.c  4 story Apts over 1-story Retail H.3.c  4 story Apts over 1-story Retail

Fircrest Plan EvaluationTechnical Appendix DRAFTJanuary 2008 Pro Formas 3.cPage B‐16



PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       -                   40$                         -$                       68,813               40$                         2,752,500$            -                   40$                         -$                       

Site Work & Demolition -                     6$                              -$                        -                     6$                              -$                        68,813               6$                              412,875$                -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        11,900               1,725,500$              1,725,500$             -                     -$                         -$                        
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        60                      8,910,000$              8,910,000$             -                     -$                         -$                        
Parking Subtotal -$                        -$                        2,076,000$             -$                        

Surface Parking -                     ‐$                           -                     ‐$                           69                      276,000$                  -                     ‐$                          
Structured -                     ‐$                           -                     ‐$                           60                      1,800,000$              -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        -$                        13,124,375$           -$                        

Soft Development Costs ‐$                             ‐$                             4,593,531$                 ‐$                            
Total Project Costs (incl. Land) -$                       -$                       20,470,406$          -$                       

Entrepreneurial Return   @ 10.00% ‐$                             ‐$                             2,047,041$                 ‐$                            

=  Total Development Cost  (TDC) -$                        -$                        22,517,447$           -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       -$                       22,517,447$          -$                       
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       -$                       1,238,460$            -$                       
Actual Rental NOI Achieved -$                       -$                       954,632$               -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             ‐$                             16,664,582$             ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              247,520$           3,808,000.00$           -$                   ‐$                             
Residential -$                   ‐$                              -$                   ‐$                              707,112$           12,856,581.82$         -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        -$                   ‐$                              -$                        954,632$           16,664,581.82$         16,664,582$           -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI 16,664,582$          Value of Rental NOI -$                       
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value -$                       Total Property Value 16,664,582$          Total Property Value -$                       
Net Project Value -$                       Net Project Value -$                       Net Project Value (5,852,865)$           Net Project Value -$                       

Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate 74.0% Effective Cap Rate #DIV/0!
RLV -$                       RLV -$                       RLV (3,100,365)$           RLV -$                       

RLV per SF -$                       RLV per SF -$                       RLV per SF (45.06)$                  RLV per SF -$                       
Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF 1.73$                           Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.3.d  3-story Apts over 1-story Retail & 2-story Pkg S.3.d  3-story Apts over 1-story Retail & 2-story Pkg L.3.d  3-story Apts over 1-story Retail & 2-story Pkg H.3.d  3-story Apts over 1-story Retail & 2-story Pkg
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost 32,310               40$                         1,292,400$            -                   40$                         -$                       -                    40$                         -$                       32,310             40$                         1,292,400$            

Site Work & Demolition 32,310               6$                              193,860$                -                     6$                              -$                        -                     6$                              -$                        32,310               6$                              193,860$                

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Residential Subtotal 34                      8,415,000$              8,415,000$             -                     -$                         -$                        -                     -$                         -$                        34                      8,415,000$              8,415,000$             
Parking Subtotal 4,860,000$             -$                        -$                        4,860,000$             

Surface Parking -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
Structured 162                    4,860,000$              -                     ‐$                           -                     ‐$                           162                    4,860,000$             
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs 13,468,860$           -$                        -$                        13,468,860$           

Soft Development Costs 4,714,101$                 ‐$                             ‐$                             4,714,101$                
Total Project Costs (incl. Land) 19,475,361$          -$                       -$                       19,475,361$          

Entrepreneurial Return   @ 10.00% 1,947,536$                 ‐$                             ‐$                             1,947,536$                

=  Total Development Cost  (TDC) 21,422,897$           -$                        -$                        21,422,897$           

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income 7,652,897$            -$                       -$                       7,652,897$            
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required 420,909$               -$                       -$                       420,909$               
Actual Rental NOI Achieved -$                       -$                       -$                       -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             ‐$                             ‐$                             ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income 405000 13,770,000$      13,770,000$               13,770,000$             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             13,770,000$      13,770,000$               13,770,000$            

TOTAL MARKET VALUE -$                   13,770,000.00$         13,770,000$           -$                   ‐$                              -$                        -$                   ‐$                              -$                        -$                   13,770,000.00$         13,770,000$           

OUTCOME No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       
Value of Unit Sales 13,770,000$          Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales 13,770,000$          

Total Property Value 13,770,000$          Total Property Value -$                       Total Property Value -$                       Total Property Value 13,770,000$          
Net Project Value (7,652,897)$           Net Project Value -$                       Net Project Value -$                       Net Project Value (7,652,897)$           

Effective Cap Rate 0.0% Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate 0.0%
RLV (6,360,497)$           RLV -$                       RLV -$                       RLV (6,360,497)$           

RLV per SF (196.86)$                RLV per SF -$                       RLV per SF -$                       RLV per SF (196.86)$                
Required RLV/SF 0.81$                           Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF 0.81$                          

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.3.e  3-story Condos over 2-story Pkg S.3.e  3-story Condos over 2-story Pkg L.3.e  3-story Condos over 2-story Pkg H.3.e  3-story Condos over 2-story Pkg
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       -                   40$                         -$                       -                    40$                         -$                       -                   40$                         -$                       

Site Work & Demolition -                     6$                              -$                        -                     6$                              -$                        -                     6$                              -$                        -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal -$                        -$                        -$                        -$                        

Surface Parking -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
Structured -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        -$                        -$                        -$                        

Soft Development Costs ‐$                             ‐$                             ‐$                             ‐$                            
Total Project Costs (incl. Land) -$                       -$                       -$                       -$                       

Entrepreneurial Return   @ 10.00% ‐$                             ‐$                             ‐$                             ‐$                            

=  Total Development Cost  (TDC) -$                        -$                        -$                        -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       -$                       -$                       -$                       
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       -$                       -$                       -$                       
Actual Rental NOI Achieved -$                       -$                       -$                       -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             ‐$                             ‐$                             ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        -$                   ‐$                              -$                        -$                   ‐$                              -$                        -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value -$                       Total Property Value -$                       Total Property Value -$                       
Net Project Value -$                       Net Project Value -$                       Net Project Value -$                       Net Project Value -$                       

Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0!
RLV -$                       RLV -$                       RLV -$                       RLV -$                       

RLV per SF -$                       RLV per SF -$                       RLV per SF -$                       RLV per SF -$                       
Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.3.f  DOH expansion S.3.f  DOH expansion L.3.f  DOH expansion H.3.f  DOH expansion
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       -                   40$                         -$                       20,250               40$                         810,000$               -                   40$                         -$                       

Site Work & Demolition -                     6$                              -$                        -                     6$                              -$                        20,250               6$                              121,500$                -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        13,500               2,700,000$              2,700,000$             -                     -$                         -$                        
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal -$                        -$                        -$                        -$                        

Surface Parking -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
Structured -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        -$                        2,821,500$             -$                        

Soft Development Costs ‐$                             ‐$                             987,525$                    ‐$                            
Total Project Costs (incl. Land) -$                       -$                       4,619,025$            -$                       

Entrepreneurial Return   @ 10.00% ‐$                             ‐$                             461,903$                    ‐$                            

=  Total Development Cost  (TDC) -$                        -$                        5,080,928$             -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       -$                       5,080,928$            -$                       
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       -$                       279,451$               -$                       
Actual Rental NOI Achieved -$                       -$                       307,125$               -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             ‐$                             4,725,000$                 ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              307,125$           4,725,000.00$           -$                   ‐$                             
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        -$                   ‐$                              -$                        307,125$           4,725,000.00$           4,725,000$             -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI 4,725,000$            Value of Rental NOI -$                       
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value -$                       Total Property Value 4,725,000$            Total Property Value -$                       
Net Project Value -$                       Net Project Value -$                       Net Project Value (355,928)$              Net Project Value -$                       

Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate 93.0% Effective Cap Rate #DIV/0!
RLV -$                       RLV -$                       RLV 454,072$               RLV -$                       

RLV per SF -$                       RLV per SF -$                       RLV per SF 22.42$                   RLV per SF -$                       
Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF 0.51$                           Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.4.a  Food Life Line S.4.a  Food Life Line L.4.a  Food Life Line H.4.a  Food Life Line
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       -                   40$                         -$                       11,700               40$                         468,000$               -                   40$                         -$                       

Site Work & Demolition -                     6$                              -$                        -                     6$                              -$                        11,700               6$                              70,200$                  -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        7,800                 1,560,000$              1,560,000$             -                     -$                         -$                        
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal -$                        -$                        -$                        -$                        

Surface Parking -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
Structured -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        -$                        1,630,200$             -$                        

Soft Development Costs ‐$                             ‐$                             570,570$                    ‐$                            
Total Project Costs (incl. Land) -$                       -$                       2,668,770$            -$                       

Entrepreneurial Return   @ 10.00% ‐$                             ‐$                             266,877$                    ‐$                            

=  Total Development Cost  (TDC) -$                        -$                        2,935,647$             -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       -$                       2,935,647$            -$                       
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       -$                       161,461$               -$                       
Actual Rental NOI Achieved -$                       -$                       166,530$               -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             ‐$                             2,562,000$                 ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              166,530$           2,562,000.00$           -$                   ‐$                             
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        -$                   ‐$                              -$                        166,530$           2,562,000.00$           2,562,000$             -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI 2,562,000$            Value of Rental NOI -$                       
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value -$                       Total Property Value 2,562,000$            Total Property Value -$                       
Net Project Value -$                       Net Project Value -$                       Net Project Value (373,647)$              Net Project Value -$                       

Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate 87.3% Effective Cap Rate #DIV/0!
RLV -$                       RLV -$                       RLV 94,353$                 RLV -$                       

RLV per SF -$                       RLV per SF -$                       RLV per SF 8.06$                     RLV per SF -$                       
Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF 0.29$                           Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.4.b  Firlands S.4.b  Firlands L.4.b  Firlands H.4.b  Firlands
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       -                   40$                         -$                       -                    40$                         -$                       -                   40$                         -$                       

Site Work & Demolition -                     6$                              -$                        -                     6$                              -$                        -                     6$                              -$                        -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal -$                        -$                        -$                        -$                        

Surface Parking -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
Structured -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        -$                        -$                        -$                        

Soft Development Costs ‐$                             ‐$                             ‐$                             ‐$                            
Total Project Costs (incl. Land) -$                       -$                       -$                       -$                       

Entrepreneurial Return   @ 10.00% ‐$                             ‐$                             ‐$                             ‐$                            

=  Total Development Cost  (TDC) -$                        -$                        -$                        -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       -$                       -$                       -$                       
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       -$                       -$                       -$                       
Actual Rental NOI Achieved -$                       -$                       -$                       -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             ‐$                             ‐$                             ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        -$                   ‐$                              -$                        -$                   ‐$                              -$                        -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value -$                       Total Property Value -$                       Total Property Value -$                       
Net Project Value -$                       Net Project Value -$                       Net Project Value -$                       Net Project Value -$                       

Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0!
RLV -$                       RLV -$                       RLV -$                       RLV -$                       

RLV per SF -$                       RLV per SF -$                       RLV per SF -$                       RLV per SF -$                       
Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.4.c  Department of Health S.4.c  Department of Health L.4.c  Department of Health H.4.c  Department of Health
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost 28,800               40$                         1,152,000$            -                   40$                         -$                       -                    40$                         -$                       -                   40$                         -$                       

Site Work & Demolition 28,800               6$                              172,800$                -                     6$                              -$                        -                     6$                              -$                        -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Residential Subtotal 13                      2,632,500$              2,632,500$             -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal 108,000$                -$                        -$                        -$                        

Surface Parking 27                      108,000$                  -                     ‐$                           -                     ‐$                           -                     ‐$                          
Structured -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs 2,913,300$             -$                        -$                        -$                        

Soft Development Costs 1,019,655$                 ‐$                             ‐$                             ‐$                            
Total Project Costs (incl. Land) 5,084,955$            -$                       -$                       -$                       

Entrepreneurial Return   @ 10.00% 508,496$                    ‐$                             ‐$                             ‐$                            

=  Total Development Cost  (TDC) 5,593,451$             -$                        -$                        -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income (724,550)$              -$                       -$                       -$                       
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required (39,850)$                -$                       -$                       -$                       
Actual Rental NOI Achieved -$                       -$                       -$                       -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             ‐$                             ‐$                             ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income 6,318,000$        6,318,000$                  6,318,000$                 -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   6,318,000.00$           6,318,000$             -$                   ‐$                              -$                        -$                   ‐$                              -$                        -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       
Value of Unit Sales 6,318,000$            Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value 6,318,000$            Total Property Value -$                       Total Property Value -$                       Total Property Value -$                       
Net Project Value 724,550$               Net Project Value -$                       Net Project Value -$                       Net Project Value -$                       

Effective Cap Rate 0.0% Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0!
RLV 1,876,550$            RLV -$                       RLV -$                       RLV -$                       

RLV per SF 65.16$                   RLV per SF -$                       RLV per SF -$                       RLV per SF -$                       
Required RLV/SF 0.72$                           Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.4.d  Small Lot Single-family housing S.4.d  Small Lot Single-family housing L.4.d  Small Lot Single-family housing H.4.d  Small Lot Single-family housing
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       66,488             40$                         2,659,500$            -                    40$                         -$                       -                   40$                         -$                       

Site Work & Demolition -                     6$                              -$                        66,488               6$                              398,925$                -                     6$                              -$                        -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Residential Subtotal -                     -$                         -$                        60                      8,910,000$              8,910,000$             -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal -$                        2,970,000$             -$                        -$                        

Surface Parking -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
Structured -                     ‐$                           99                      2,970,000$              -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        12,278,925$           -$                        -$                        

Soft Development Costs ‐$                             4,297,624$                 ‐$                             ‐$                            
Total Project Costs (incl. Land) -$                       19,236,049$          -$                       -$                       

Entrepreneurial Return   @ 10.00% ‐$                             1,923,605$                 ‐$                             ‐$                            

=  Total Development Cost  (TDC) -$                        21,159,654$           -$                        -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       21,159,654$          -$                       -$                       
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       1,163,781$            -$                       -$                       
Actual Rental NOI Achieved -$                       363,658$               -$                       -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             6,611,956$                 ‐$                             ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             
Residential -$                   ‐$                              363,658$           6,611,956.36$           -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        363,658$           6,611,956.36$           6,611,956$             -$                   ‐$                              -$                        -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI 6,611,956$            Value of Rental NOI -$                       Value of Rental NOI -$                       
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value 6,611,956$            Total Property Value -$                       Total Property Value -$                       
Net Project Value -$                       Net Project Value (14,547,697)$         Net Project Value -$                       Net Project Value -$                       

Effective Cap Rate #DIV/0! Effective Cap Rate 31.2% Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0!
RLV -$                       RLV (11,888,197)$         RLV -$                       RLV -$                       

RLV per SF -$                       RLV per SF (178.80)$                RLV per SF -$                       RLV per SF -$                       
Required RLV/SF ‐$                             Required RLV/SF 1.67$                           Required RLV/SF ‐$                             Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.4.e  2-story Apartments S.4.e  2-story Apartments L.4.e  2-story Apartments H.4.e  2-story Apartments
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       127,650           40$                         5,106,000$            -                    40$                         -$                       -                   40$                         -$                       

Site Work & Demolition -                     6$                              -$                        127,650             6$                              765,900$                -                     6$                              -$                        -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Residential Subtotal -                     -$                         -$                        90                      13,365,000$            13,365,000$           -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal -$                        3,840,000$             -$                        -$                        

Surface Parking -                     ‐$                           150                    600,000$                  -                     ‐$                           -                     ‐$                          
Structured -                     ‐$                           48                      1,440,000$              -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           90                      1,800,000$              -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        17,970,900$           -$                        -$                        

Soft Development Costs ‐$                             6,289,815$                 ‐$                             ‐$                            
Total Project Costs (incl. Land) -$                       29,366,715$          -$                       -$                       

Entrepreneurial Return   @ 10.00% ‐$                             2,936,672$                 ‐$                             ‐$                            

=  Total Development Cost  (TDC) -$                        32,303,387$           -$                        -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       32,303,387$          -$                       -$                       
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       1,776,686$            -$                       -$                       
Actual Rental NOI Achieved -$                       545,486$               -$                       -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             9,917,935$                 ‐$                             ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             
Residential -$                   ‐$                              545,486$           9,917,934.55$           -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        545,486$           9,917,934.55$           9,917,935$             -$                   ‐$                              -$                        -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI 9,917,935$            Value of Rental NOI -$                       Value of Rental NOI -$                       
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value 9,917,935$            Total Property Value -$                       Total Property Value -$                       
Net Project Value -$                       Net Project Value (22,385,452)$         Net Project Value -$                       Net Project Value -$                       

Effective Cap Rate #DIV/0! Effective Cap Rate 30.7% Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0!
RLV -$                       RLV (17,279,452)$         RLV -$                       RLV -$                       

RLV per SF -$                       RLV per SF (135.37)$                RLV per SF -$                       RLV per SF -$                       
Required RLV/SF ‐$                             Required RLV/SF 3.20$                           Required RLV/SF ‐$                             Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.5.a  2-story Apartments over 1-story parking S.5.a  2-story Apartments over 1-story parking L.5.a  2-story Apartments over 1-story parking H.5.a  2-story Apartments over 1-story parking
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost 115,725             40$                         4,629,000$            76,125             40$                         3,045,000$            -                    40$                         -$                       -                   40$                         -$                       

Site Work & Demolition 115,725             6$                              694,350$                76,125               6$                              456,750$                -                     6$                              -$                        -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Residential Subtotal 59                      11,947,500$            11,947,500$           35                      7,087,500$              7,087,500$             -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal 376,000$                280,000$                -$                        -$                        

Surface Parking 94                      376,000$                  70                      280,000$                  -                     ‐$                           -                     ‐$                          
Structured -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs 13,017,850$           7,824,250$             -$                        -$                        

Soft Development Costs 4,556,248$                 2,738,488$                 ‐$                             ‐$                            
Total Project Costs (incl. Land) 22,203,098$          13,607,738$          -$                       -$                       

Entrepreneurial Return   @ 10.00% 2,220,310$                 1,360,774$                 ‐$                             ‐$                            

=  Total Development Cost  (TDC) 24,423,407$           14,968,511$           -$                        -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income (4,250,593)$           14,968,511$          -$                       -$                       
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required (233,783)$              823,268$               -$                       -$                       
Actual Rental NOI Achieved -$                       329,986$               -$                       -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             5,999,738$                 ‐$                             ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             
Residential -$                   ‐$                              329,986$           5,999,738.18$           -$                   ‐$                              -$                   ‐$                             

Residential Sale Income 28,674,000$      28,674,000$               28,674,000$             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   28,674,000.00$         28,674,000$           329,986$           5,999,738.18$           5,999,738$             -$                   ‐$                              -$                        -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI 5,999,738$            Value of Rental NOI -$                       Value of Rental NOI -$                       
Value of Unit Sales 28,674,000$          Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value 28,674,000$          Total Property Value 5,999,738$            Total Property Value -$                       Total Property Value -$                       
Net Project Value 4,250,593$            Net Project Value (8,968,773)$           Net Project Value -$                       Net Project Value -$                       

Effective Cap Rate 0.0% Effective Cap Rate 40.1% Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0!
RLV 8,879,593$            RLV (5,923,773)$           RLV -$                       RLV -$                       

RLV per SF 76.73$                   RLV per SF (77.82)$                  RLV per SF -$                       RLV per SF -$                       
Required RLV/SF 2.90$                           Required RLV/SF 1.91$                           Required RLV/SF ‐$                             Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.5.b  Duplex/Small Lot Single-family S.5.b  Duplex/Small Lot Single-family L.5.b  Duplex/Small Lot Single-family H.5.b  Duplex/Small Lot Single-family
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       -                   40$                         -$                       -                    40$                         -$                       -                   40$                         -$                       

Site Work & Demolition -                     6$                              -$                        -                     6$                              -$                        -                     6$                              -$                        -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal -$                        -$                        -$                        -$                        

Surface Parking -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
Structured -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        -$                        -$                        -$                        

Soft Development Costs ‐$                             ‐$                             ‐$                             ‐$                            
Total Project Costs (incl. Land) -$                       -$                       -$                       -$                       

Entrepreneurial Return   @ 10.00% ‐$                             ‐$                             ‐$                             ‐$                            

=  Total Development Cost  (TDC) -$                        -$                        -$                        -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       -$                       -$                       -$                       
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       -$                       -$                       -$                       
Actual Rental NOI Achieved -$                       -$                       -$                       -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             ‐$                             ‐$                             ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        -$                   ‐$                              -$                        -$                   ‐$                              -$                        -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value -$                       Total Property Value -$                       Total Property Value -$                       
Net Project Value -$                       Net Project Value -$                       Net Project Value -$                       Net Project Value -$                       

Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0!
RLV -$                       RLV -$                       RLV -$                       RLV -$                       

RLV per SF -$                       RLV per SF -$                       RLV per SF -$                       RLV per SF -$                       
Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.5.c  3-story Office S.5.c  3-story Office L.5.c  3-story Office H.5.c  3-story Office
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       -                   40$                         -$                       -                    40$                         -$                       -                   40$                         -$                       

Site Work & Demolition -                     6$                              -$                        -                     6$                              -$                        -                     6$                              -$                        -                     6$                              -$                        

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal -$                        -$                        -$                        -$                        

Surface Parking -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
Structured -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        -$                        -$                        -$                        

Soft Development Costs ‐$                             ‐$                             ‐$                             ‐$                            
Total Project Costs (incl. Land) -$                       -$                       -$                       -$                       

Entrepreneurial Return   @ 10.00% ‐$                             ‐$                             ‐$                             ‐$                            

=  Total Development Cost  (TDC) -$                        -$                        -$                        -$                        

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       -$                       -$                       -$                       
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       -$                       -$                       -$                       
Actual Rental NOI Achieved -$                       -$                       -$                       -$                       

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             ‐$                             ‐$                             ‐$                            
Commercial -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        -$                   ‐$                              -$                        -$                   ‐$                              -$                        -$                   ‐$                              -$                        

OUTCOME Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value -$                       Total Property Value -$                       Total Property Value -$                       
Net Project Value -$                       Net Project Value -$                       Net Project Value -$                       Net Project Value -$                       

Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0!
RLV -$                       RLV -$                       RLV -$                       RLV -$                       

RLV per SF -$                       RLV per SF -$                       RLV per SF -$                       RLV per SF -$                       
Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF ‐$                            

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.5.d  2-story Office S.5.d  2-story Office L.5.d  2-story Office H.5.d  2-story Office
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       -                   40$                         -$                       -                    40$                         -$                       78,750             40$                         3,150,000$            

Site Work & Demolition -                     6$                              -$                        -                     6$                              -$                        -                     6$                              -$                        78,750               6$                              472,500$                

Construction Costs
Commercial Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        70                      14,175,000$            14,175,000$           
Parking Subtotal -$                        -$                        -$                        2,800,000$             

Surface Parking -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
Structured -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           140                    2,800,000$             

Total Hard Costs -$                        -$                        -$                        17,447,500$           

Soft Development Costs ‐$                             ‐$                             ‐$                             6,106,625$                
Total Project Costs (incl. Land) -$                       -$                       -$                       26,704,125$          

Entrepreneurial Return   @ 10.00% ‐$                             ‐$                             ‐$                             2,670,413$                

=  Total Development Cost  (TDC) -$                        -$                        -$                        29,374,538$           

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       -$                       -$                       29,374,538$          
Commercial Capitalization Rate 6.500% 6.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       -$                       -$                       1,615,600$            
Actual Rental NOI Achieved -$                       -$                       -$                       659,971$               

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             ‐$                             ‐$                             11,999,476$            
Commercial -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              659,971$           11,999,476.36$        

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        -$                   ‐$                              -$                        -$                   ‐$                              -$                        659,971$           11,999,476.36$         11,999,476$           

OUTCOME Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value

METRICS Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI -$                       Value of Rental NOI 11,999,476$          
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value -$                       Total Property Value -$                       Total Property Value 11,999,476$          
Net Project Value -$                       Net Project Value -$                       Net Project Value -$                       Net Project Value (17,375,061)$         

Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate #DIV/0! Effective Cap Rate 40.8%
RLV -$                       RLV -$                       RLV -$                       RLV (14,225,061)$         

RLV per SF -$                       RLV per SF -$                       RLV per SF -$                       RLV per SF (180.64)$                
Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF ‐$                             Required RLV/SF 1.98$                          

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.5.e 2-story Townhouses S.5.e 2-story Townhouses L.5.e 2-story Townhouses H.5.e 2-story Townhouses
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       79,425             40$                         3,177,000$            -                    40$                         -$                       79,425             40$                         3,177,000$            

Site Work & Demolition -                     6$                              -$                        79,425               6$                              476,550$                -                     6$                              -$                        79,425               6$                              476,550$                

Construction Costs
Commercial Subtotal -                     -$                         -$                        57,000               14,250,000$            14,250,000$           -                     -$                         -$                        57,000               14,250,000$            14,250,000$           
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal -$                        388,000$                -$                        388,000$                

Surface Parking -                     ‐$                           97                      388,000$                  -                     ‐$                           97                      388,000$                 
Structured -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        15,114,550$           -$                        15,114,550$           

Soft Development Costs ‐$                             5,290,093$                 ‐$                             5,290,093$                
Total Project Costs (incl. Land) -$                       23,581,643$          -$                       23,581,643$          

Entrepreneurial Return   @ 10.00% ‐$                             2,358,164$                 ‐$                             2,358,164$                

=  Total Development Cost  (TDC) -$                        25,939,807$           -$                        25,939,807$           

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       25,939,807$          -$                       25,939,807$          
Commercial Capitalization Rate 6.500% 5.000% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       1,426,689$            -$                       1,426,689$            
Actual Rental NOI Achieved -$                       1,216,950$            -$                       1,216,950$            

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             24,339,000$             ‐$                             18,722,308$            
Commercial -$                   ‐$                              1,216,950$        24,339,000.00$         -$                   ‐$                              1,216,950$        18,722,307.69$        
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        1,216,950$        24,339,000.00$         24,339,000$           -$                   ‐$                              -$                        1,216,950$        18,722,307.69$         18,722,308$           

OUTCOME Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value

METRICS Value of Rental NOI -$                       Value of Rental NOI 24,339,000$          Value of Rental NOI -$                       Value of Rental NOI 18,722,308$          
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value 24,339,000$          Total Property Value -$                       Total Property Value 18,722,308$          
Net Project Value -$                       Net Project Value (1,600,807)$           Net Project Value -$                       Net Project Value (7,217,499)$           

Effective Cap Rate #DIV/0! Effective Cap Rate 93.8% Effective Cap Rate #DIV/0! Effective Cap Rate 72.2%
RLV -$                       RLV 1,576,193$            RLV -$                       RLV (4,040,499)$           

RLV per SF -$                       RLV per SF 19.85$                   RLV per SF -$                       RLV per SF (50.87)$                  
Required RLV/SF ‐$                             Required RLV/SF 1.99$                           Required RLV/SF ‐$                             Required RLV/SF 1.99$                          

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.6.a  Fircrest Administration and Adult Training Prog S.6.a  Fircrest Administration and Adult Training Prog L.6.a  Fircrest Administration and Adult Training Prog H.6.a  Fircrest Administration and Adult Training Prog
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PRO FORMA VALUE CALCULATIONS

# SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals # SF / Units Cost Subtotals

Site Market Value / Acquisition Cost -                     40$                         -$                       111,600           40$                         4,464,000$            -                    40$                         -$                       111,600           40$                         4,464,000$            

Site Work & Demolition -                     6$                              -$                        111,600             6$                              669,600$                -                     6$                              -$                        111,600             6$                              669,600$                

Construction Costs
Commercial Subtotal -                     -$                         -$                        45,000               14,625,000$            14,625,000$           -                     -$                         -$                        45,000               14,625,000$            14,625,000$           
Residential Subtotal -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        -                     -$                         -$                        
Parking Subtotal -$                        336,000$                -$                        336,000$                

Surface Parking -                     ‐$                           84                      336,000$                  -                     ‐$                           84                      336,000$                 
Structured -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          
DW Garage -                     ‐$                           -                     ‐$                           -                     ‐$                           -                     ‐$                          

Total Hard Costs -$                        15,630,600$           -$                        15,630,600$           

Soft Development Costs ‐$                             5,470,710$                 ‐$                             5,470,710$                
Total Project Costs (incl. Land) -$                       25,565,310$          -$                       25,565,310$          

Entrepreneurial Return   @ 10.00% ‐$                             2,556,531$                 ‐$                             2,556,531$                

=  Total Development Cost  (TDC) -$                        28,121,841$           -$                        28,121,841$           

RENTAL MARKET VALUE
Minimum Rental Market Value (= TDC - Res. Sale Income -$                       28,121,841$          -$                       28,121,841$          
Commercial Capitalization Rate 6.500% 4.500% 6.500% 6.500%
Residential Capitalization Rate 5.500% 5.500% 5.500% 5.500%
=  Minimum Rental NOI Required -$                       1,546,701$            -$                       1,546,701$            
Actual Rental NOI Achieved -$                       1,098,000$            -$                       1,098,000$            

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Net Operating 
Income Market Value Subtotals

Rental Income ‐$                             24,400,000$             ‐$                             16,892,308$            
Commercial -$                   ‐$                              1,098,000$        24,400,000.00$         -$                   ‐$                              1,098,000$        16,892,307.69$        
Residential -$                   ‐$                              -$                   ‐$                              -$                   ‐$                              -$                   ‐$                             

Residential Sale Income -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                             -$                   ‐$                              ‐$                            

TOTAL MARKET VALUE -$                   ‐$                              -$                        1,098,000$        24,400,000.00$         24,400,000$           -$                   ‐$                              -$                        1,098,000$        16,892,307.69$         16,892,308$           

OUTCOME Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value Yes, Property Value Exceeds Development Cost No, Development Cost Exceeds Property Value

METRICS Value of Rental NOI -$                       Value of Rental NOI 24,400,000$          Value of Rental NOI -$                       Value of Rental NOI 16,892,308$          
Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       Value of Unit Sales -$                       

Total Property Value -$                       Total Property Value 24,400,000$          Total Property Value -$                       Total Property Value 16,892,308$          
Net Project Value -$                       Net Project Value (3,721,841)$           Net Project Value -$                       Net Project Value (11,229,533)$         

Effective Cap Rate #DIV/0! Effective Cap Rate 86.8% Effective Cap Rate #DIV/0! Effective Cap Rate 60.1%
RLV -$                       RLV 742,159$               RLV -$                       RLV (6,765,533)$           

RLV per SF -$                       RLV per SF 6.65$                     RLV per SF -$                       RLV per SF (60.62)$                  
Required RLV/SF ‐$                             Required RLV/SF 2.80$                           Required RLV/SF ‐$                             Required RLV/SF 2.80$                          

TVM Calculations TVM Calculations TVM Calculations TVM Calculations
Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         Project NPV: (17,629,512)$         

IRR 4.5% IRR 4.5% IRR 4.5% IRR 4.5%
ROI -10.2% ROI -10.2% ROI -10.2% ROI -10.2%

Market Scenario State Benefit Scenario Local Benefit Scenario Hybrid Scenario

M.6.b  Nursing Home (108 beds) S.6.b  Nursing Home (108 beds) L.6.b  Nursing Home (108 beds) H.6.b  Nursing Home (108 beds)
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Appendix A: Capital Budget Proviso 
 
ESHB 1092 Sec. 2037. (Chapter 520, Laws of 2007) requires: 
 
(1) The department shall resume and complete a master plan of the portion of the 

Fircrest campus that is not utilized by the Fircrest School or the department of health. 
(2) In drafting the master plan, the department shall consult with the following: 

(a) The city of Shoreline; 
(b) The department of natural resources; 
(c) The department of health regarding their master planning effort; 
(d) Representatives of institutions of higher education with whom the department 

has a partnership; and ESHB 1092.PL p. 62 
(e) Representatives of the Shoreline community and neighboring communities. 

(3) The master plan must include a plan for the future of the property, including 
recommendations for alternative uses such as affordable housing and smart growth 
options. 

(4) The department must report to the appropriate committees of the legislature and the 
office of financial management by January 1, 2008. 

 



 



Fircrest Campus
Excess Property
Master Plan

Circulation and Access
Improve pedestrian safety and •	
pedestrian connections through 
and around the campus in 
order to minimize pedestrian-
vehicular conflicts and to 
provide linkages to adjacent 
neighborhoods.
Further separate access and •	
circulation to address the needs 
of each user. 

Community Benefit
Consider and integrate local •	
community benefits (such as 
affordable housing, community 
services, and open space 
connections).

Balancing Priorities
Balance financial return to the •	
State with benefits to the local 
community. 
Retain Fircrest School  as an •	
“open campus” where the 
residents can safely be outside 
and walk around.
Ensure compatibility with •	
Fircrest School, Department of 
Health, and other future uses.

Physical Features
Retain key campus features •	
(hillsides, trees) to preserve 
the quality of the campus and 
provide amenity.
Improve natural and engineered •	
drainage systems on the 
campus.
Reduce impervious surfaces on •	
the campus. 
Integrate green building •	
principles into new development 
on the campus.

Uses
Provide for multiple and mixed •	
uses on the campus through 
appropriate design.

Fact Sheet
Project Goals (Draft)

10/10/07

For more information see www.cityofshoreline.com/cityhall/projects/fircrest/index.cfm
or contact Ed Valbert at valbeel@dshs.wa.gov or (253)476-7022.

Appendix B: Project Goals



 



Appendix C: Market Potential for Fircrest Campus Excess Property 
 
 
[forthcoming] 



 



 
Appendix D: Public Open House Advertisements and Flyers 



 









Wednesday, October 10, 2007      5:00-8:00 PM
Fircrest  Campus  Activities  Center
15230  15th Ave  NE  in  Shoreline

The State Department of Social and Health Services (DSHS), 
in partnership with the City of Shoreline, is conducting long-
range planning for property which is currently being 
underutilized by the State at the Fircrest School Campus.

An  opportunity  to learn about 
the  excess property  at the 

Fircrest Campus and provide 
input on potential future uses.

The Fircrest Campus is located at the 
northeast corner of 15th Ave NE and NE 
150th Street in Shoreline, Washington.

There are no plans to close or move the 
Fircrest School to another location.

For more information see www.cityofshoreline.com/cityhall/projects/fircrest/index.cfm
or contact Ed Valbert at valbeel@dshs.wa.gov or (253)476-7022.

Open
House

Fircrest Campus
Excess Property
Master Plan

E
N evA ht 51

NE 155th
Activities
Center 

Building



Thursday, November 8, 2007      5:00-8:00 PM
     Fircrest  Campus  Activities  Building Gymnasium

15230  15th Ave  NE  in  Shoreline

The State Department of Social and Health Services (DSHS), 
in partnership with the City of Shoreline, is conducting long-
range planning for property which is currently being 
underutilized by the State at the Fircrest School Campus.

The Fircrest Campus is located at the 
northeast corner of 15th Ave NE and NE 
150th Street in Shoreline, Washington.

There are no plans to close or move the 
Fircrest School to another location. 

For more information see www.cityofshoreline.com/cityhall/projects/fircrest/index.cfm
or contact Ed Valbert at valbeel@dshs.wa.gov or (253)476-7022.

Open
House

Fircrest Campus
Excess Property
Master Plan

E
N evA ht 51

NE 155th
Activities
Building

Come at any time during the open house
An overview of the project will be presented at 5:45 PM

Learn about and help shape options for 
future use of the excess property.

The Department of Social and Health Services does not discriminate on the basis of disability in any of its programs or 
services.  Upon request, special accommodations will be provided.  Please notify us at least five (5) business days before 
the Open House, by contacting (360) 902-8164 (voice).

The open house will
be in the gymnasium
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Appendix E: Public Comments  
 
Following the summary of public comments below are all the public comments as 
they were received at the two Open Houses, via the project website, and the 
mail. 
 

Fircrest Campus Excess Property Master Plan – Phase I 
Summary of Public Comments from Open House #1,  

October 10, 2007 
 
The first open house for the Fircrest Campus Excess Property Master Plan 
project was conducted on October 10, 2007. Comments were requested through 
a written comment form, which asked three open-ended questions. Fifty-four 
people signed in at the meeting, and 20 of these provided written comments. The 
following is a summary of the responses.  
 
Question 1: What features and aspects of the Campus are 
important and should be considered in the planning process? 
 
Features mentioned 
(number of 
commenters) 

Specific comments mentioned 

Open Space (7) Campus-like setting, for community use, preserved and 
enhanced, natural and open character should be 
maintained 

Public Ownership (3) No excess property should be sold, primary purpose 
should be to serve persons with DDs, nothing but state 
agencies 

Trails/walking trails 
(2) 

Connections to Hamlin Park 

Respite Care (2)  
Fircrest School (2)  
Trees (3) Enhance the natural and built environment with 

additional natural amenities 
Gardens (1)  
Residential (1)  
1510 Court (1)  
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Question 2: What are your comments about potential new uses 
on the Campus? 
Uses mentioned are grouped by general use category, followed by the 
number of commenters in parentheses.  
 
Housing 
• Senior (6) 
• Low-income (5) 
• General (3) 
• Emergency/transitional (3) 
• Temporary (2) 
• Mixed use (2) 
• Refuge housing for women (2) 
• Rental (2) 
• Cottage (1) 
• Low-cost/free student housing for work exchanges (1) 
 
Office Uses 
• State agencies (2) 
• DSHS (2) 
• State Patrol (1) 
 
Commercial Uses 
• Neighborhood-serving retail (3) 
 
Health Services 
• Public health clinic(s) (4) 
• Respite services for DD population (3) 
• 24-hour (behavioral) triage center (1) 
• Alcohol rehabilitation center (1) 
 
Educational Uses 
• Training/Education center for those working with persons with DDs (3) 
• Environmental learning center (in conjunction with botanical garden/nursery in 

SE corner of campus) (1) 
• Arts education and other art experiences (performance, public art) for 

residents and visitors (1) 
 
Community Services 
• Community garden (particularly in SE corner of campus) (2) 
• [Multi] cultural center(s) for various ethnic populations (2) 
• NRF-like facility (2) 
• Social service center (1) 
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• Convention center/ community meeting rooms (1) 
 
Recreational Uses 
• Playground, including a “boundless playground” for persons with DDs (2) 
• Parks and Open Space (2) 
• Trails (2) 
• Botanical gardens (2) 
• Cooperative use of Activities Building (City of Shoreline Parks Dept, Fircrest 

School) (1) 
 
Other Potential Uses and Comments 
• More work opportunities for persons with DDs (3) 
• Low/zero impact development (1) 
• Pedestrian connections (1) 
• Public benefit (1) 
• No commercial (1) 
• Structured parking (2) 
• Bird sanctuary (1) 
• Artist Studios, artists in residence (2) 

Question 3: What other comments do you have? 
Comments are followed by the number of commenters in parentheses.  
 
• Do not sell to private developers.  All land should remain under public 

ownership (4) 
• Lease properties to serve DD community (4) 
• Create a “Development Disabilities Community Trust” rather than maintain the 

CEP&RI trust on RHC campuses state-wide. Assures state land on RHC 
campuses continues to benefit persons with DDs (1) 

• Save 1510 Court (2) 
• No special treatment for any special interests group by their race (1) 
• Build relationships with Universities/Colleges (1) 
• Building 54 area developed to benefit RHC population (1) 
• State uses only (1) 
• See “Friends of Fircrest” proposals (previously submitted) (1) 
• Affordable housing must be compatible with safety of Fircrest residents (1) 
• Most people in community do not understand persons with DDs – mistake to 

place condos, apartments on campus for safety reasons (1) 
• Better, more separated circulation is needed (1) 
• Look into swapping some properties not in Excess Property if developer 

agrees to rebuild an aging [Fircrest School] facility somewhere else on 
campus (1) 

• Fircrest Campus could be a catalyst to invite other businesses into the area of 
15th Ave – need restaurants, shops, etc 
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Fircrest Campus Excess Property Master Plan – Phase I 
Summary of Public Comments received via Project Website 

(following Open House #1) 
 

Six comments were received via the project’s website. Comments generally fall 
under two categories: features of Fircrest campus that should be retained, and 
potential future uses for excess property. 
 
Important features of Fircrest campus that should be considered in the 
planning process: 
 

• Secluded layout of inner campus 
• Healing garden 
• Activities Building (swimming pool) 
• Chapel 
• Existing trees 
• 1510 court 

 
Potential futures uses for excess property: 
 
Health Services 

• Medical/dental center 
• Therapy building that would include physical therapy, speech pathology, 

occupational therapy, wheelchair/adaptive equipment repair 
• Health clinic 

 
Educational Uses 

• UW research center 
• College site 
• New building for Adult Training Program ATP 

 
Community Services 

• Meeting center (expansion of Activities Building) 
• Community cultural center 
• Summer programs for special needs children 
• Community Center that would consolidate family and community services 

i.e. food banks, clothing banks, Back to Work training, etc. 
• Use 1510 Court buildings for day programs 
• Respite programs (for parents of children with special needs) 

 
Housing 

• Senior housing, including tenant support living units 
• Increase number of homes for people with DD, especially nursing homes 

for the aging DD population 
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Office Uses 
• Locate Region 4 Developmental Disabilities Office to save funds used for 

leasing space in downtown Seattle 
 
Recreation 

• Special Olympic track 
• Soccer fields (SYSA, TOPS program) 

 
 
Other 

• Convention Center 
• Redesign 1520 Court buildings following “Gillman Village” model with 

small shops, community gathering space, farmers market space, etc. 
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Fircrest Campus Excess Property Master Plan – Phase I 
Summary of Public Comments from Open House #2,  

November 8, 2007 
 
The second open house for the Fircrest Campus Excess Property Master Plan 
project was conducted on November 8, 2007. Comments were requested 
through a written comment form, which asked attendees to comment on each of 
the three presented options as well as other features and uses they felt are 
important to consider during the planning process. Eighty-two people signed in at 
the meeting, and 19 of these provided written comments. The following is a 
summary of the responses.  
Comments are grouped into the general categories of “Benefits”, “Concerns” and 
“Additional Ideas” to capture the broad range of comments received. Comments 
are followed by the number of commenters in parentheses, if more than one. 

 
Question 1: What do you like best about Option 1 and why? 
 
Benefits 

• Financial return to State 
• Affordable housing 
• Could add to tax roll 
• Opportunity for large development of new housing in Shoreline 

 
Concerns 

• Entrance through Hamlin Park is viable/advantageous, but needs to be 
more than one entrance for Fircrest School for emergencies 

• Multi-family development south of 155th ok, but not north where it would 
encroach on Fircrest School resident safety (2) 

• Too much residential housing 
• May cause parking/traffic problems 
• May give up public control and use 
• Too intense of use 
• Opens Fircrest property to developers and real estate speculation 

 
Additional ideas/Comments 

• Expand mixed use to 155th St with walking boulevard between buildings 
and structured parking 

• Housing west of chapel should be eliminated or reduced 
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Question 2: What do you like best about Option 2 and why? 
Benefits 

• Improvements to Fircrest School 
• Public/Affordable housing (2) 
• Expanding land use for DSHS mission and services that are highly 

needed (2) 
• Consolidation of “Y” buildings 
• Nursing home building is an excellent idea – should replace “Y” buildings 
• Like update of ATP facility 
• Will save State money 
• Access onto 15th Ave NE 
• Trail connections 

Concerns 

• Should not have public housing or any kind of new housing 
• Invasive and too close to Fircrest residents 
• Very little viability 
• New development replacing “Y” buildings should be shown white [on 

option diagrams], currently not excess property 
• Takes away part of Fircrest School – you promised Fircrest would not be 

touched 
• Oppose destruction of “Y” buildings – they are excellent design for quality 

of life of residents 
• Retain “Y” buildings 

 
Question 3: What do you like best about Option 3 and why? 
Benefits 

• One stop shop for social services – streamlining service 
availability/visibility 

• Public/affordable housing (2) 
• Open space adjacent to South Woods is nice addition (2) 
• Keeping green/open space (2) 
• Transitional housing 
• Best option – good balance of uses 
• The best option – benefits local community, preserves open space 
• Like integration of Fircrest School with City of Shoreline 
• Mixed use excellent and should be expanded 

 
Concerns 

• Shift Housing/city purposes south – invades “Y” buildings 
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Additional Ideas/Comments 

• Some blend of options 1 and 3 would be good 
• Put human services near Food Lifeline 
• Keep “Y” buildings 
• No improvements to “Y” buildings long–term expense 

 

Question 4: What other uses and/or features do you feel need to 
be considered in planning for Excess Property?  
Fircrest School 

• Fircrest client safety 
• Provide jobs for DD population 
• If/when “Y” buildings are addressed, options could be considered for more 

efficient nursing facility 
• Protecting vulnerable Fircrest population 
• Keep Fircrest residents safe from trail users 
• Keep northwest corner free for Fircrest resident use to 155th St 
• Preserve 1510 Court 

  
Uses 

• One-stop Human Services Center that may contain HopeLink, Food 
Lifeline, Center for Human Services, and other human service providers 
(2) 

• Emergency/homeless shelters (2) 
• Transitional housing (2) 
• Consider wider community 
• Reduce open space 
• Four-story misdemeanor jail similar to NRF – partner with suburban cities 
• Social services/meet community needs 
• Daycare for elderly and DD population 
• Do not expand State DOH lab 
• 2 soccer fields with artificial turf accessible to handicap, a multiple use 

indoor facility 
Natural Features/Environment 

• Daylight Hamlin Creek (3) 
• Use gray water 
• Increase natural surface water capacity/infiltration 

 
 

Fircrest Excess Property Master Plan – Phase I  Page 8 of 12 
Appendix E – Public Comments  DSHS / AHBL Inc. 
 



  DRAFT 

Fircrest School 

• Fully utilize Fircrest School – can serve people better than group homes, 
economies of scale 

• Is there room in any option for expansion of Fircrest school? This may be 
needed in future 

• Fircrest School needs to be able to continue its mission 
• Separate Fircrest residents for safety 

Activity Building 

• Reserve room for public parking and handicapped parking near Activity 
Building 

• Easy access from 15th Ave to Activity Building important 
• Maximize public access to pools  

 

5. Other Comments? 
• Don’t let NIMBYs limit the project 
• No private developers doing projects on public land 
• No small lot homes, mixed use, retail 
• Pedestrian/bicycle paths a superb part of plan 
• Southeast portion of property preferable for open space 
• Don’t make money making a top priority 
• Structured parking to serve multi-cultural building near pool – a public-

private partnership 
• Fircrest School losing main entrance demonstrates low priority for Fircrest 

Residents 
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Fircrest Campus Excess Property Master Plan – Phase I 
Summary of Public Comments received via Project Website 

(following Open House #2) 
 

The following comments were received via the project’s website following the 
second open house.  
 
General  
 

Fircrest School 
 

• Keep the “Y” buildings – a new nursing facility would negatively affect 
residents’ health and quality of life. Also, moving nursing facilities would 
shrink Fircrest School acreage. 

• Income generated from property leases should be used to offset costs of 
services at Fircrest School 

• ATP/work program should be expanded 
 

Recreation 
• Indoor recreation facility (soccer, basketball, volleyball, kickball, etc.)  

o Would accommodate special needs and developmentally disabled 
population 

o Could be used by Seattle Youth Soccer Association, Outreach 
Program for Soccer (TOPS), and recreation for Fircrest Residents 
and other exercise programs. 

o Offices to share with other recreational organizations such as 
Special Olympics, Ski for All, etc. 

 
• “Boundless” playground that could be used by Fircrest residents and 

visitors to Hamlin Park 
• Recreational facility geared towards needs of individuals with 

development, physical and mental disabilities 
• Any new sports facilities should be located south of Fircrest School 

property to avoid safety risks to Fircrest residents 
 

Affordable Housing 
• Affordable housing is key to the health of our region 
• Build more affordable housing, consider at least 50% or more 

affordable units 
• Fircrest campus presents the perfect opportunity to provide a range of 

affordable housing opportunities for the community 
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State Ownership 
• “Excess” Fircrest property should be kept as state-owned property and 

under state operation and for the public use. Plan for improvement and 
expansion – do not sell land to private interests. 

 
Community Services 

• Good idea to have on-site support like a gym, a clinic, or community 
center 

 
Option 1 
• Small section of multi-family housing in southeast corner (Option 1) good 

because is set back from R-6 zoning 
• Multi-family housing along 15th Ave (Option 1) is too dense, overwhelming 

for neighborhood 
• Move housing from northwest section to the South Campus, and this 

should be housing for low income seniors and people with DD from larger 
community. 

• Not good because it gives up state land 
• Fits best with the legislative directive emphasis on affordable housing and 

smart growth  
• A large site like Fircrest Campus lends itself well to a nice mix of housing 

types for a mix of different income levels 
• Vehicular traffic from new development could impact safety of Fircrest 

residents 
 
Option 2 
• Retain the healing garden (in Option 2) – it was promised that this would 

not be infringed upon by new construction 
• Better land use for Fircrest housing 
• Like the idea of allowing DOH to expand, they have been a good neighbor 

and this facility is less likely to disrupt neighborhood visually 
• Concerned about types of people coming to Fircrest Campus and 

neighborhood for social services; could create a dangerous combination of 
people 

• Should include public use and support senior and low income housing, not 
private development 

• Leasing land to non-profits such as food banks or treatment programs are 
a great use 

• Improving Fircrest School operations is great 
• If this option were chosen, it should include affordable housing 
• Impractical – State unlikely willing to support a new skilled nursing and 

adult training program facility – State is split ideologically on the existence 
of institutional care 
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Option 3 
• In Option 3 use land directly west of healing garden for outpatient 

services, i.e. health clinic, PT, OT, ST, Adaptive Technologies, dental. 
Could also incorporate classrooms, labs for training health professionals 

• Like the best 
• Open space is good 
• Mixed-use on corner of 150th & 15th is acceptable 
• Offering affordable housing provides significant community benefit and 

should be more emphasized in this option 
• Open space would allow for more outdoor activities for people living in 

watershed 
• Open space would allow for more creativity in the design of the stream 

daylighting. 
• Good that it allows for low income housing of a lot of people 
• This option is too short-sighted – need to effectively use urban land to 

address housing needs and other community needs 
• Could be best option – adds financial return while breathing life into the 

community 
• Having social services in one location makes sense 
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Comments from Open House #1 
October 10, 2007 



 

















































 



 
 
 
 
 
 
 
 
 
 

Comments from Open House #2 
November 8, 2007 



 

























































 



 
 
 
 
 
 
 
 
 
 

Comments from Website 
Received October 11th  - November 30th, 2007 



 









































































 



 
 
 

Appendix F: Agency Comments 
 

 
 

Agency Comments 
 
 
The following comments were received from public agencies in response to Fircrest Campus 
Excess Property planning efforts. 

 
 
 
 
 
 

 



 















Appendix G: Affordable Housing Definition. 
 
This plan uses the Washington State Department of Community, Trade, and Economic 
Development’s (CTED) definition for affordable housing.  CTED oversees the state 
affordable housing programs, including the Housing Trust Fund.  In CTED’s regulations 
for The Affordable Housing Program, they define “affordable housing” as follows: 
 

(1) “Affordable housing” means residential housing for rental or private individual 
ownership which, as long as the same is occupied by low-income households, 
requires payment of monthly housing costs, including utilities other than 
telephone, of no more than thirty percent of the family’s income. 
 
(2) “Low-income” means a family or household earning eighty percent or lower of 
county median income.”  WAC 365-200-030. 
 
 
 

 



 



Appendix H: Comparison of Benefits of Options 
     

d = High benefit  2 = Medium benefit   / = Low benefit 
Benefits Option 1 Option 2 Option 3 Hybrid 

Option 
Local Community Benefits     

• Neighborhood serving 
retail  d / d d 

• Improved access to 
Activities building  d d d d 

• Increased housing choices d d d d 

• Improved market rate 
housing choices in terms 
of type and size for 
changing demographics 

d 2 / d 

Social Benefits     

• Affordable housing / 
Senior housing / d d d 

• Mix of income levels / 2 2 d 
• Emergency / transitional / 

respite / foster care 
housing 

/ d d d 

• Social services hub  / 2 d 2 
• Community gathering 

spaces 2 2 d 2 

• More vibrant community 
from mix of uses  d 2 d d 

Benefits to Fircrest School     

• Safer circulation and 
improved wayfinding d d d d 

• Defined edges of campus 
and gateways d d d d 

• Newer, more efficient 
nursing home and Adult 
Training Program buildings 

/ d / d 

• Continued educational 
partnerships d d d d 

• Increased opportunities to 
integrate DD population 
with community  

d d d d 

• Reduced nuisances with 
programmed/active use of 
underutilized areas (“eyes 
on the street”) 

d d d d 
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Benefits Option 1 Option 2 Option 3 Hybrid 
Option 

Benefits to Department of 
Health     

• Separation of access and 
reduction of vibration from 
trucks 

d d d d 

• Expansion to adjacent 
property / d / / 

Transportation / Access / 
Circulation Benefits     

• Improved internal 
circulation for pedestrians, 
vehicles, and bicyclists 

d d d d 

• Separate circulation for 
trucks and different uses  d d d d 

• Improved connections 
between campus and 
adjacent uses 

d d d d 

• Better linkages to transit  d d d d 
Recreational Benefits     

• Trail system with 
connections to nearby 
schools and parks  

d d d d 

• Open space for present 
and future generations / 2 d 2 

Public Health Benefits     

• Improved walkability and 
safety d d d d 

• Healing garden continues 
and becomes more 
accessible 

d d d d 

Energy / Green Building / 
Sustainability Benefits     

• Low impact 
development/Use of 
natural drainage 

d d d d 

• Tree retention d d d d 
• Energy efficiency from 

compact development and 
green building 

d d 2 d 

Growth Management / Smart 
Growth Benefits     

• New uses close to transit d d d d 
• Housing close to goods 

and services d 2 d d 
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Benefits Option 1 Option 2 Option 3 Hybrid 
Option 

• Opportunity to reduce 
reduce vehicle trips d 2 d d 

• Targets development for 
most environmentally 
suitable portions of the site 

d d d d 

Benefits to the Natural 
Environment     

• Improve infiltration, reduce 
run-off and downstream 
flooding 

d d d d 

• Improved habitat d d d d 
• Increased canopy 

coverage 2 2 d 2 

State Operational Benefits / 
Efficiencies     

• Increased flexibility and 
efficiency for housing State 
offices 

/ d / d 

Economic Benefits     

• Fiscal benefits to state and 
city:     

o Construction tax 
increase d d 2 d 

o Retail sales tax 
increase d / d d 

o Property tax increase d 2 2 d 

• State revenue from lease 
or sale of land d 2 2 d 

• State ownership of more 
office space rather than 
leasing 

/ d / d 

• Increased population base 
to support area businesses d d 2 d 

• Potential increase in non-
construction employment 2 d 2 d 
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Appendix I
Summary of Uses and Financial Analysis, All Options

Option 0 - Single 
Use –

Townhousesa

Option 0.5 - 
Single Use -
Townhouses 

with Trails and 
Tree 

Preservationb

Option 1 - 
Emphasis: 

Financial Return 
to the State

Option 2 - 
Emphasis: 
Benefit to 

Governmental 
Operations

Option 3 - 
Emphasis: 

Benefit to Local 
Community

Recommended 
Hybrid Option

Number of Housing Units 

Market-rate 650 426 464 0 172 217

Affordable (including workforce housing) 0 0 326 88 168

Total 650 426 464 326 260 385

Other Uses (sq ft)

Retail (within Mixed Use development) 0 0 40,700 0 40,700 40,700

Governmental office 0 0 0 255,000 0 255,000

Public service usesc 0 0 0 10,000 115,250 10,000

Total Non-Residential New Uses 0 0 40,700 265,000 155,950 305,700

Reconstructed Fircrest School Uses 0 0 0 102,000 0 102,000

Total 0 0 40,700 367,000 155,950 407,700

Excess Property and Area Deductions (acres)

Excess Property 35.5 35.5 35.5 43.8 35.5 43.8

Area for Elements Common to All 0.0 12.3 12.3 12.3 12.3 12.3

Roads and infrastructure  (30%), additional open space, 
and retained lease aread 10.6 6.9 8.0 11.3 14.3 8.1

Developable Area (Net Acres)e

Net Developable Area for New Market Rate Uses 24.9 16.3 15.2 2.7 4.0 5.7

Net Developable Area for New Non-Market Rate Uses 0.0 0.0 0.0 14.4 4.8 14.6

Total Net Developable Area for New Uses 24.9 16.3 15.2 17.1 8.9 20.3

Net Developable Area for Reconstructed Fircrest School 
Uses 0.0 0.0 0.0 3.1 0.0 3.1
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Option 0 - Single 
Use –

Townhousesa

Option 0.5 - 
Single Use -
Townhouses 

with Trails and 
Tree 

Preservationb

Option 1 - 
Emphasis: 

Financial Return 
to the State

Option 2 - 
Emphasis: 
Benefit to 

Governmental 
Operations

Option 3 - 
Emphasis: 

Benefit to Local 
Community

Recommended 
Hybrid Option

Total Net Developable Area 24.9 16.3 15.2 20.2 8.9 23.4

Financial Analysis

Expected Land Value Per Square Footf $41.00 $41.00 $11.46 ($73.34) ($92.69) ($28.59)

Infrastructure cost (includes demolition costs and cost for 
development of Elements Common to All)b,e,f $1,800,000 $1,500,000 $1,520,000 $2,110,000 $1,120,000 $2,110,000 

Total Expected Land Value of Net Developable Areah,i $63,200,000 $41,100,000 $7,590,000 ($64,570,000) ($35,820,000) ($29,100,000)

Fiscal Analysis

Fiscal Benefit to City of Shorelinej $12,100,000 $8,700,000 $10,100,000 $6,400,000 $5,200,000 $5,600,000
a Does not include trails or retained trees/vegetation.
b Includes elements common to  options 1, 2, 3 and Hybrid (trails and retained trees/vegetation). See Figure 4.1
c Includes Firland/Food Lifeline expansion in Option 3.
d Leased area is retained in Options 1, 2, 3 and Hybrid.

e Developable area shown is in net acres (i.e., land for roads, infrastructure, trails and open space have been deducted).

h Infrastucture costs and total expected land value are rounded to the nearest $10,000.

f Weighted average for all net developable areas. Accounts for cost of infrastructure, demolition, and Elements Common to All; however, Elements Common to All is not 
included in Option 0. See Appendix C.
g Infrastructure costs are for infrastructure associated with developable land, although the amount of developable land shown and associated value excludes land needed 
for roads and utilities.

i Options 2, 3 and the Recommended Hybrid Option would have some uses that would return a positive expected land value. However, these options inlcude significant 
amounts of public benefit uses which would require financial support. The actual financial return would depend on the amount of financial support.

j Present value of direct and gross benefits only (over a 30-year period), meaning no indirect impacts have been calculated, nor have increases in municipal service costs 
been calculated or weighed against the direct revenues shown. Revenues to the County or State governments were not estimated because any development activity at the 
Campus could likely occur somewhere else in the County or State; thus, the development on the Campus is not a driver of net new impacts to the County or State. 
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