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SUBJECT: The proposed sale of the Transit Division’s North Lake Union Maintenance Facility and relocation of the maintenance crews based there.
BACKGROUND: The Executive is seeking authorization to sell a parcel of land adjacent to Lake Union in the Wallingford neighborhood of Seattle. The property is currently occupied by the Transit Division’s North Lake Union maintenance facility (NLU) and has been declared surplus on condition that the maintenance crews can be relocated elsewhere as part of the sale.  

The Executive proposes to sell the upper parcel at Lake Union to the Touchstone Corporation in return for at least $3M and a replacement maintenance facility (land and a building to be constructed by Touchstone to Transit Division specifications). The Touchstone Corporation would redevelop the Lake Union property for its client consistent with conditions included in the proposed purchase-and-sale agreement. If the sale is approved, it is estimated that the Transit Division would vacate the Lake Union property and move to the replacement facility at Aurora Avenue North and North 125th Street in two years.

The proposed legislation was previously discussed in the Capital Budget Committee on April 19, May 3, and May 17. During those discussions, the committee heard from citizens who urged that the property be kept in public ownership for eventual development as a community facility. A representative of the Touchstone Corporation addressed the committee on the proposed development of the property and the extent to which they have addressed community concerns. Representatives of the Transit Division described the benefits of the proposed land sale and replacement maintenance facility and responded to issues raised by committee staff. 
ANALYSIS: Several issues with regard to the alternative of relocating the crews to a site in North SeaTac Park were only partially address at the committee’s May 17th meeting. This alternative, to use vacant land adjacent to the Parks & Recreation Division’s Sunset Shops, was identified by committee staff as a way to maximize the benefit to the transit capital program from the sale of the North Lake Union property.
In a May 12th letter (attached) and at the May 17th CBC meeting, Executive staff raised concerns regarding the suitability of the Sunset Shops maintenance facility.

Soil Contamination at Sunset Shops
Per the Department of Ecology, none of the existing buildings can be removed or relocated unless the property is cleaned up to DOE standards. There is a fair amount of contaminated material, due to the 
fact that the property was used as a Navy munitions and waste oil dump during WW II. The cost of any clean up at this site would be potentially significant.

(Desmond/Brown letter, 5/12/06, Attachment 1, Page 4)
This is a very unlikely scenario. 

· Discussions with staff from King County’s Brownfields Program and the Washington State Department of Ecology (DOE) indicate the DOE typically becomes involved in soil contamination issues only when there is a clear threat to public health or when requested to by a property owner seeking DOE certification of a successful clean-up. 
· While a number of contaminants have been identified on portions of the 18-acre North SeaTac Park property (which includes the four-acre Sunset Maintenance Facility), there is no evidence of a threat to public health.

· A maintenance shop would be built on a concrete slab with minimal soil disturbance. There is no reason to think that this would create a threat to public health on any portion of the site, which is the only basis for the Department of Ecology to become involved and require soil clean-up.

· Approximately one-third of the Sunset Maintenance Facility was subject to a county-funded voluntary clean-up in 1997. Soil was removed and replaced with clean fill to a depth of 20-30 feet and groundwater monitoring is ongoing there. There would be no reason for the DOE to require further clean-up before a new building could be constructed on that portion of the site. 

· A history of soil contamination from leaking fuel tanks and unregulated landfills would be a concern if the county were considering the purchase of this land. But the county already owns the land and has spent a substantial amount to clean it up. If it is not now appropriate for a maintenance facility, it is not clear what use it could be put to in the future.

Restrictions on Use of the Sunset Property
This property was purchased with Current Expense funds for the express purpose of the acquisition of land to be used for park purposes. Therefore, if the county were to deviate from using this property as a parks function, the Transit Division would probably need to replace the park property.
(Desmond/Brown letter, 5/12/06, Attachment 1, Page 4)
This is not accurate. 

· The 18-acre North SeaTac Park, which includes the four-acre maintenance facility, was dedicated for park uses by a resolution of the county commissioners.

· All that is required to convert the property to a non-park use is that it be declared surplus by the Parks & Recreation Division and the parks-only restriction be removed by the Council.

· The 4 acres occupied by the Sunset Shops have never been used for recreational purposes. The shops are topographically separated and screened by trees from the active recreation areas of North SeaTac Park.  
All-Cash Purchase of the North Lake Union Maintenance Facility

· An all-cash sale would make available as much as $3M more for other transit capital needs. 

· The Touchstone Corporation has declined to submit an all-cash offer out of concern that the Transit Division might require the entire 905 days allowed by the purchase-and-sale agreement to vacate its Lake Union facility. By providing the replacement facility itself, the Touchstone Corporation can largely control the timing of the Lake Union property handover.

· To address the Touchstone Corporation’s concerns without committing to the purchase of a $3M parcel of land, the current proposal could be restructured to: 
· require that the replacement facility be constructed on the vacant, county-owned land adjacent to the Parks & Recreation Division’s Sunset Maintenance Facility, and 
· increase the amount of cash required from the Lake Union property sale to reflect the avoided land purchase costs.
· If these changes necessitated reissuing the RFP, it could be done and responses received within four weeks.
REASONABLENESS: Based upon discussions that have taken place to-date, the committee has several options for recommended actions to the full council.
Approve as proposed Authorize the executive to enter into a purchase-and-sale agreement to sell the Lake Union property to the Touchstone Corporation, subject to development conditions, in return for at least $3M and land and a replacement maintenance facility elsewhere. The land transfer and relocation of the maintenance crews would occur in 2008.

Retain the Lake Union property The Transit Maintenance Crews would remain based at Lake Union for the foreseeable future. The Public Transportation Fund’s 2008 revenue projection of $610M would be reduced by $3M. The projected $560,000 20-year increase in maintenance crew operating costs would be avoided. The Transit Division estimates that the Lake Union facility would require $2M in improvements over the next 20 years. The Lake Union property would likely continue to increase in value and could be sold in the future when the Council might have the benefit of a Transit Facilities Master Plan to gauge the capacity of existing and planned transit facilities to accommodate the long-term needs of the maintenance crews.

Pursue an all-cash sale of the Lake Union property and an alternative to the proposed replacement maintenance facility Redirect a substantial portion of the $3M land cost in the Touchstone proposal to other transit capital needs by relocating the crews to a new or remodeled building on county-owned property. To the extent that existing buildings could be modified for less than the $5M - $7.7M cost of the Touchstone-provided building, additional revenue would be available for other transit capital needs. A replacement facility more centrally located than Touchstone’s North Seattle site would reduce the annual operating expenditures for the maintenance crews.

· Central Property (Atlantic/Central Bus Base area east of Safeco Field) Explore the potential for long-term reuse of a large Transit-owned warehouse which was identified as vacant in a 2005 consultant study but is temporarily being used for storage and some offices. Request documentation of the Transit Division’s concerns that:

· it would cost more to bring the warehouse up to code than to demolish it and construct a new facility, and

· the land occupied by the warehouse will be needed at some point in the future to park buses. 

· Sunset Maintenance Facility (North SeaTac Park) Construct a maintenance facility on vacant land purchased from the Parks & Recreation Division adjacent to its Sunset Shops.

INVITED:
Kevin Desmond, General Manager, Transit Division


Judy Riley, Manager, Design and Construction Section, Transit Division

Dave Crippen, Managing Engineer, Design and Construction Section
ATTACHMENTS:
1. Proposed Ordinance 2006-0051
2. Transmittal Letter, dated January 26, 2006
3. Fiscal Note
4. Map: Transit Maintenance Facility Existing and Potential Relocation Sites, Maintenance Crew Worksites, and Limited Access Highway Network

5. Aerial Photo: Sunset Maintenance Facility
6. Letter and attachments from Kevin Desmond and Kathy Brown, dated May 12, 2006 
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