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Appendix l:Transportation

Introduction

This appendix contains the transportation analyses completed to
prepare the Auburn Downtown Plan and the Environmental
Analyses. Multiple scenarios were run to aid in the development
of the proposed Downtown Plan, and which are documented
chronologically in this appendix.

Maps of model runs are available for review at the Community
Development Department, City of Auburn City Hall.

The existing Auburn 1996 Transportation Model (TMODEL) was
used as a starting point for transportation analysis which was then
updated with revised downtown land use. Land use outside the
downtown area remained constant. Traffic counts within the
downtown core were updated and included in the re-calibration
process. :

Transportation analyses completed as part of the downtown plan
include:
* Re-calibration of the existing City-wide model in and

around the downtown core area.

« Iterations of the re-calibrated model with and without the
transit/rail station and associated parking structure.

e [Iterations of the re-calibrated downtown model with and
without the extension of A Street to 15th Street NW.

 Iterations of different configurations of the A Street
extension to 15th Street NW.

 Projections of traffic for the preferred Downtown Plan for
6-year and 20-year timeframes.

Because of a need to relate the downtown plan to the areas outside
the downtown core, modifications were made to the existing City-
wide model (1996 calibration) and analyzed for determination of
impacts for areas outside the downtown core.

Appendix l:Transportation 1
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CITY OF AUBURN DOWNTOWN PLAN

Transportation Model

Technical Memorandum (Task 3.6)
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CITY OF AUBURN DOWNTOWN PLAN

Transportation Model

Re-calibrated 1996 Base without Transit Center

Land Use and Zone Changes

The existing City of Auburn transportation model was used as the starting point for this
analysis, with only minor revisions. One of these revisions was to the Transportation Analysis
Zone (TAZ) structure, or the division of the land into identifiable pieces. The calibrated City
model contained seven zones for the downtown area. To allow for a more detailed analysis,
these seven zones were subdivided into sixteen zones. These subdivided zones (shown in
Table 2 and Figure 1) are located along the Main Street corridor and include two zones for the
proposed transit center (one zone located on each side of the existing Burlington Northern &
Santa Fe Railway railroad tracks). Existing land use within the TAZ assignments were also
subdivided into the new zones, with an emphasis on providing updated land use information
for these zones. Therefore, the land use control totals for this model may differ from the
calibrated 1996 model (see Land Use Subdivision Tables 3 and 4).

Transportation Infrastructure Changes

In addition to minor changes in the uses of land in the subdivided zones, one infrastructure
modification was included to allow for more detailed analysis of the study area. This change
was the inclusion of the proposed “C” Street/SR-18 interchange, including the proposed
number of lanes, ramps, and design speed as outlined in the 3rd Street SW Grade Separation

Design Report produced by Earthtech.

Projected Traffic

In comparing the calibrated City model with the re-calibrated downtown area model, the major
differences are located along Main Street and the major north/south corridors (See Figures 2
and 3). Because of the additional zones and links in the re-calibrated downtown model, a direct
comparison cannot be completed. Instead, each model run (the calibrated City model and the
re-calibrated downtown model) is presented for user comparison. As a base of comparison,
Figure 4 shows the traffic counts used in the calibration of both the City model and the re-
calibrated downtown model and Figures 5 and 6 show the difference between the respective
model and the traffic count data. Table 5 shows the differences in tabular form.

Conclusions

Overall, the re-calibrated model more closely resembles existing traffic counts within the
downtown core. NOTE: this analysis did not consider the model generated traffic on segments

of roadway outside the downtown area.

Transportation Model




CITY OF AUBURN DOWNTOWN PLAN .
Transportation Model

¢ Inclusion of the “A” Street loop connecting South Division and the “C” Street/SR-18
interchange loop ramp with “A” Street (2 lanes each direction and a design speed of
25 mph).

e Removal of intersection of “A” Street and 3™ Street SW. This movement will be simulated
using the new “C” Street interchange and the “A” Street loop.

¢ Inclusion of 1st Street SW as a major collector, with 1 lane each direction and a design
speed of 25 mph.

Projected Traffic

The addition of the “A” Street extension to the street network will act as a reliever to “C” Street,
and to a lessor degree, Auburn Way and Auburn Avenue. “A” Street will be constructed to
provide an alternative north/south access link to 15" Street NW and the SR-167 interchange.

Without the Transit Station, the need for the “A” Street extension diminishes. The re-calibrated
downtown model predicts sufficient capacity along the “C” Street corridor to accommodate
1996 traffic. With the traffic delays resulting from intersection closures due to increased rail
traffic, additional traffic is predicted to shift to Aubum Avenue and Aubum Way. Figure 8 shows
the model generated traffic and Table 7 compares roadway links for the affected area with the
re-calibrated 1996 downtown model.

Conclusions

With this analysis, large increases in traffic are projected along Main Street between “C” Street
and Auburn Way. The traffic movement utilizing “A” Street and Division Street to access Main
Street, then travels along Main Street to Aubum Avenue and Aubum Way, and continues
north/south. The projected traffic along “A” Street extension is minimal at the present time.

1996 with Transit Center and “A” Street Extension

Land Use and Transportation Infrastructure Changes

No land use changes other than those presented above were made for this iteration.

Transportation infrastructure changes included in this scenario consisted of:

e Inclusion of the “C” Street interchange.

¢ Inclusion of “A” Street extension to 15th Street NE with 1 lane each direction.and a design
speed of 35 mph.

¢ Inclusion of the “A” Street loop connecting South Division and the “C" Street/SR-18
interchange loop ramp with “A” Street (2 lanes each direction and a design speed of
25 mph).

« Removal of intersection of “A” Street and 3™ Street SW. This movement will be simulated
using the new “C” Street interchange and the “A” Street loop.,

« Inclusion of 1st Street SW as a major collector, with 1 lane each direction and a design
speed of 25 mph.

¢ Inclusion of parking stall configuration for the transit center (431 east/182 west of tracks).

Transportation Model 7




CITY OF AUBURN DOWNTOWN PLAN

Transportation Model

Projected Traffic

Along with the 1996 re-calibration, the downtown model produced a 2020 year forecast of
traffic (See Figure 10). When the projected 2020 City model (See Figure 11. Note in the 2020
City calibrated model, the parking spaces were included in analysis as presented here) is
compared to the re-calibrated downtown model the differences in the projected traffic on
certain links due to the additional detail in the downtown area can be seen. The major
discrepancies between the calibrated City model and the re-calibrated downtown model are
shown in Table 11 and include all major north/south corridors (“C” Street (decreases in relation
to the calibrated City projected traffic volumes), Division Street (overall decrease southbound
and overall increase northbound in relation to the calibrated City projected traffic volumes),
Auburm Way (overall increase northbound and southbound in relation to the calibrated City
projected traffic volumes), and Auburn Avenue (overall increase northbound and overall
decrease southbound in relation to the calibrated City projected traffic volumes)), as well as 1
Street NW (overall decrease northbound and southbound in relation to the calibrated City
projected traffic volumes) and 3" Street NE (overall increase northbound and southbound in

relation to the calibrated City projected traffic volumes).

2020 Capacity of Roadways

The usual measure of capacity (v/c = volume to capacity ratio) provides an easy way to
determine the level of service of roadway segments. The acceptable LOS for the City of
Aubum is LOS “C” or a v/c ratio of less than 0.80. Looking at the projection of the calibrated
City model and the re-calibrated downtown model, 4 locations are projected to exceed that
level. For each location, the re-calibrated downtown model has a lower v/c ratio but still
exceeds the acceptable level. Mitigation measures will have to be instituted to relieve
congestion at these locations and/or the acceptable LOS within the downtown area must be
adjusted. These locations include:

¢ Main Street east and west of “C” Street

SR-18 both directions through the downtown area

Aubum Avenue between 5% Street NE and Main St(eet

o Aubum Way south of 15" Street SW

Conclusions

With the projection of the re-calibrated model, and the slight adjustments to both the land use
and the transportation infrastructure to the year 2020, the model generated traffic volumes
increase at a similar rate making any discrepancy within the 1996 analysis larger in the 2020
analysis. With this in mind, and the supposition that the re-calibrated 1996 downtown model
was a more realistic look at the traffic within the downtown core, it can be postulated that the
2020 projected re-calibrated model as presented above will more accurately project the traffic

conditions seen in 2020.

Transportation Model




CITY OF AUBURN DOWNTOWN PLAN

Transportation Model

 Inclusion of “A” Street extension to 15th Street NE with 1 lane each direction and a design
speed of 35 mph.

¢ Inclusion of the “A” Street loop connecting South Division and the “C” Street/SR-18
interchange loop ramp with “A” Street (2 lanes each direction and a design speed of
25 mph).

e Removal of intersection of “A” Street and 3™ Street SW. This movement will be simulated
using the new “C” Street interchange and the “A” Street loop.

e Inclusion of 1st Street SW as a major collector, with 1 lane each direction and a design
speed of 25 mph.

Projected Traffic

With or without the transit center, the “A” Street corridor becomes a major north/south access
in the year 2020. Figure 13 shows the model generated traffic and Table 13 compares
roadway links for the affected area with the re-calibrated 2020 downtown model. It is projected
that in the year 2020, “A” Street will carry more automobiles than “C” Street, approximately the
same amount as Aubum Way, and ¥ the traffic of Auburn Avenue within the downtown area.

Conclusions

With the additional land use expected in 2020, the “A” Street extension becomes a major
north/south corridor with projected model generated traffic volumes exceeding those on “C”
Street. This condition is largely the result of the inclusion of the “A” Street loop and the delays
associated with the railroad crossings and alternative intersections along “C” Street.
Additionally, approximately 100 vehicles southbound from both Auburn Avenue and Auburn
Way are re-routed along “A” Street.

2020 with Transit Center and “A” Street Extension

Land Use and Transportation Infrastructure Changes

No land use or transportation infrastructure changes other than those outlined below were

included.

¢ Inclusion of the “C” Street interchange.

e “A" Street SW south of Main Street was coded as 2 lanes each direction, 30 mph, and
1,800 peak hour vehicle capacity.

e “A” Street SW north of Main Street was coded as 2 lanes each direction, 35 mph, and
1,800 peak hour vehicle capacity.

¢ Inclusion of “A” Street extension to 15th Street NE with 1 lane each direction and a design
speed of 35 mph.

¢ Inclusion of the “A” Street loop connecting South Division and the “C” Street/SR-18
interchange loop ramp with “A” Street (2 lanes each direction and a design speed of
25 mph).

Transportation Model 11




CITY OF AUBURN DOWNTOWN PLAN

Transportation Model

Tables and Figures

Table 2 List of Original and Subdivided Zones

Original Zone Number Subdivided Zone Number(s)
I 35 35,203
37 37,204
39 39,205
I 40 40,206
48 48,207
49 49,208
I 50 50,209
Transit Center 210,211
I Table 3 Existing Land Use by Subdivided Zones for 1996 including the Transit Center
Dwelling Units Space Special Generators
I Zone# SFDU MFDU Retail Office Educ Indust Univ Mfg. Hotel/Motel P&R
35 4 90 255 182 0 24 0 13 0 0
37 37 8 56 222 9 177 0 382 0 0
l 39 9 15 32 273 0 32 0 0 0 0
40 4 0 82 168 0 0 0 0 0 0
48 79 27 30 140 0 0 0 128 0 0
l 49 20 25 77 145 0 7 0 0 0 0
50 5 0 183 81 2 0 0 0 0 0
I Table 4 Revised Land Use by Subdivided Zones for 1996 Inclu?lTng the Transit Center -
Dwelling Units Space Special Generators
Zone# SFDU MFDU Retail Office Educ Indust Univ Mfg. Hotel/Motel P&R
I 35 196 182 24 35
203 5 90 59 ]
37 18 41 222 175 360
I 204 34 10 15 0 9 2 22
39 7 15 67 294 32
I 205 9 15 79
40 0 22 144
206 4 15 60 24
I 207 20 31 70 42
- 48 59 27 13 42 41
208 0 65 74
l 49 20 25 22 56 7
209 15 42 81 2
50 7 15 141 0
I 210 ’ 182
211 2 0 431

-18




CITY OF AUBURN DOWNTOWN PLAN

Transportation Model

Table 6 Comparison of 1996 Base with inclusion of Transit Center
1996 1996 with Percent Difference
Downtown Transit
Model Center
Roadway Location nb/eb sb/wb nb/eb sb/wb  nb/eb sb/wb
Main St West of “C" St SW 361 289 370 303 2.49%  4.84%
East of “C” St SW 387 247 399 267 3.10% 8.10%
West of Auburn Ave 201 187 208 193 3.48% 3.21%
East of Auburn Ave 246 119 2563 119 2.85% 0.00%
“C” St SW North of “C” St Interchange 111 675 111 640 0.00% 11.30%
South of Main St 182 472 194 471 6.59% 0.21%
North of Main St 61 419 76 410 24.59% -2.15%
North of 3rd St NE 160 351 173 350 8.13% -0.28%
“A” St SW North of 3rd St SW 140 87 158 171 12.86% 96.55%
South of Main St 47 160 177 7 276.6%  -95.63%
South of 3rd St NW 197 135 222 135 12.69% 0.00%
North of 3rd St NW - - 38 3 - -
S. Division North of 3rd St SW 39 2 29 101 -25.64% 4950.00%
South of Main St 29 100 101 29 2483% -71.00%
North of Main St 78 162 77 167 -1.28% 3.09%
Auburn Ave South of 3rd St SW/Cross St 690 948 698 973 1.16% 2.64%
Northof 3rd StSW/Cross St 357 570 356 583 -0.28% 2.28%
South of Main St 321 441 321 437 0.00% 0.91%
North of Main St 324 525 323 526 -0.31% 0.19%
North of 1st St NW 299 524 299 526 0.00% 0.38%
South of 5th St NW 5 541 5 544 0.00% 0.55%
Aubum Way Southof Cross S/ 4thStSE 710 1163 712 1197 0.28% 2.92%
North of Cross St/ 4th StSE 579 938 575 931 -0.69% 0.75%
South of Main St 659 789 556 782 0.54% -0.89%
North of Main St 474 758 472 753 -0.42% -0.66%
South of 2nd St NE 657 747 585 742 5.03% -0.67%
North of 2nd St NE 488 758 487 752 -0.20% -0.79%
South of 5th St NE 837 690 580 688 -30.70% -0.29%
North of 5th St NE 856 1234 881 1231 2.92% -0.24%
3rd St SW East of “C" St SW 712 458 726 503 1.97% 9.83%
West of Aubum Ave 571 511 625 526 9.46% 2.94%
East of Aubum Ave 269 250 312 260 15.99% 4.00%
1st StNW East of “A” St SW 60 11 60 11 0.00% 0.00%
West of Auburn Ave 60 38 60 38 0.00% 0.00%
3rd St NE East of “A” St SW 291 272 294 273 1.03% 0.37%
West of Auburn Ave 372 187 385 186 3.49% -0.53%

— This roadway segment was not coded into the 1996 calibrated model but was included in the 1896 transit center analysis

Transportation Model
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CITY OF AUBURN DOWNTOWN PLAN

Transportation Model

Table 8 Comparison of Projected Traffic for 1996 with Transit Station and without “A”
Street Extension

1996 1996 with Percent Difference
Downtown Transit
Model Center and A
Street
Roadway Location nb/eb sb/wb nb/eb sb/wb  nb/eb sb/wb
Main St West of “C” St SW 361 289 521 313 44.32% 8.30%
East of “C” St SW 387 247 535 265 38.24% 7.29%
West of Auburn Ave 201 187 331 178 64.68% -4.81%
East of Auburn Ave 246 119 308 151 25.20% 26.89%
“C" St SW North of “C” St Interchange 111 575 122 608 9.91% 5.74%
South of Main St 182 472 194 431 6.59% -8.69%
North of Main St 61 419 41 340 -32.79%  -18.85%
North of 3rd St NE 160 351 163 294 1.88% -16.24%
“A" St SW North of 3rd St SW 140 87 122 102 -12.86% 17.24%
South of Main St 47 160 113 111 140.4% -30.63%
South of 3rd St NW 197 135 272 175 38.07% 29.63%
North of 3rd St NW - - 37 69 - -
S. Division North of 3rd St SW 39 2 39 178 0.00% 8800.00%
South of Main St 29 100 32 193 10.34% 93.00%
North of Main St 78 162 78 182 0.00% 12.35%

Auburn Ave South of 3rd St SW/Cross St €90 948 699 991  1.30% 4.54%
North of 3rd St SW/Cross St 357 570 410 670 14.85% 17.54%

South of Main St 321 441 332 807 343% 82.99%
North of Main St 324 525 329 508 1.54% -3.24%
North of 1st St NW . 299 524 305 6506 201% -3.44%
South of 5th St NW 5 541 5 518 0.00% -4.25%

Auburn Way South of Cross St 4th StSE 710 1163 691 1164 -2.68% 0.09%
North of Cross SV 4th StSE 579 938 570 984 -1.55% 4.90%

South of Main St 559 789 547 831 2.15% 5.32%
North of Main St 474 758 465 747 -1.90% -1.45%
South of 2nd St NE 857 747 550 736 -1.26% -1.47%
North of 2nd St NE 488 _758 482 724 -1.23% -4.49% |
South of 5th St NE 837 690 547 685 -34.65% 0.72% -
North of 5th St NE 856 1234 875 1206 2.22% 2.27%
3rd StSW East of “C" St SW 712 458 533 422 -25.14% -7.86%
West of Auburn Ave 571 511 472 450 -17.34% -11.94%
East of Auburn Ave 269 250 218 230 -18.96% -8.00%
1st St NW East of “A” St SW 60 11 73 8 21.67% 27.27%
West of Auburn Ave 60 38 62 10 3.33% -73.68%
3rd St NE East of “A” St SW 291 272 277 297 -4.81% 9.19%
West of Auburn Ave 372 187 375 181 0.81% -3.21%

—~This roadway segment was not coded into the 1996 calibrated model but was included in the 1996 transit center analysis

17
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CITY OF AUBURN DOWNTOWN PLAN

Transportation Model

Table 11 Comparison of Projected Traffic for 2020 for Calibrated City model and Re-
calibrated Downtown Model

2020 2020 Re- Percent Difterence
Calibrated calibrated
City Model Downtown Model
Roadway Location nb/eb sb/wb nb/eb sb/wb nb/eb sb/wb
Main St West of “C” St SW 1380 683 1017 700 -26.30% 2.49%
East of “C” St SW 706 455 870 561 23.23%  23.30%
West of Auburn Ave 546 357 516 370 -5.49% 3.64%
East of Auburn Ave 361 309 461 348 27.70% 12.62%
“C” St SW North of “C” St Interchange 664 1271 237 1336 -63.31% 511%
South of Main St 451 1421 282 1047 -37.47% -26.32%
North of Main St 346 872 93 851 -713.12% 2.41%
North of 3rd St NE 274 698 252 839 -8.03% 20.20%
“A” St SW North of 3rd St SW 109 119 261 86 139.4% -27.73%
South of Main St 92 192 168 354 82.61% 84.38%
South of 3rd St NW 39 60 356 325 812.8% 441.67%
North of 3rd St NW - - - - - -
S. Division North of 3rd St SW 144 7 67 322  -53.47% 4500.00%
South of Main St 95 92 43 225 -54.74% 144.57%
North of Main St 106 189 105 308 -0.94% 62.96%

Auburn Ave South of 3rd St SW/Cross St 890 2486 1101 2338 23.71% -5.95%
North of 3rd StSW/Cross St 338 1520 557 1136 64.79% -25.26%

South of Main St 300 1041 377 754  25.67% -27.57%
North of Main St 364 969 358 701 -1.65%  -27.66%
North of 1st St NW 359 945 350 703 251% -25.61%
South of 5th St NW 4 898 3 686 -25.00% -23.61%

Aubum Way South of Cross S 4th StSE 6532 1617 703 1626 32.14% 0.59%
North of Cross St/ 4th StSE =~ 563 1223 657 1136 -1.07% -7.11%

South of Main St 628 1354 544 1415 -13.38% 4.51%
North of Main St 627 1351 497 1544 -5.69% 14.29%
South of 2nd St NE 572 1290 6593 1569 3.67% 23.63%
North of 2nd St NE 642 1265 611 1581 -4.82% 24.98%
South of 5th St NE 1012 1133 1063 1538 5.04% 35.75%
. North of 5th St NE 1115 2100 1187 2437 6.46% 16.05%
3rd St SW East of “C” St SW 1218 750 1097 1079 -9.93% 43.87%
West of Auburn Ave 1147 805 950 941 -17.18% 16.89%
East of Aubum Ave 457 405 265 435 -42.01% 7.41%
1st St NW East of “A” St SW 139 51 61 11 -56.12% -78.43%
West of Auburn Ave 99 30 29 19 -70.71% -36.67%
3rd St NE East of “A” St SW 280 237 412 364 47.14% 53.59%
West of Aubum Ave 215 53 404 166 87.91% 213.21%

~ This roadway segment was not coded into the projected 2020 City model but was included in the projected 2020 downtown analysis

Transportation Model 19




CITY OF AUBURN DOWNTOWN PLAN

Transportation Model

Table 13 Comparison of Projected Traffic for 2020 with “A” Street but not Transit |

Station
2020 2020 with Percent Difference
Downtown “A" Street
Model
Roadway Location nb/eb sb/wb nb/eb sb/wb  nb/eb sb/wb

Main St West of “C” St SW 1017 700 1028 711 1.08% 1.57%
East of “C” St SW 870 561 866 530 -0.46% -5.53%
West of Auburn Ave 516 370 545 316 5.62% -14.59%
East of Auburn Ave 461 348 504 320 9.33% -8.05%

“C" St SW North of “C” St Interchange 237 1336 241 1482 1.69% 10.93%
South of Main St 282 1047 365 926 29.43% -11.56%
North of Main St 93 851 62 644 -33.33% -24.32%
North of 3rd St NE 250 839 225 58 -10.71% -30.27%

“A” St SW North of 3rd St SW 261 86 113 546 -56.70% 534.88%
South of Main St 168 354 169 710 0.60% 100.56%
South of 3rd St NW 356 325 473 919 3287% 182.77%
North of 3rd St NW - - 230 799 - -

S. Division North of 3rd St SW 67 322 49 370 -26.87% 14.91%
South of Main St 43 225 49 243 13.95% 8.00%
North of Main St 105 308 104 256 -0.95% -16.88%

Auburn Ave South of 3rd St SW/Cross St 1101 2338 1142 2342 3.72% 0.17%
North of 3rd St SW/Cross St 557 1136 504 1045 -9.52% -8.01%

South of Main St 377 754 378 806 027% 6.90%
North of Main St 358 701 353 736 -1.40% 4.99%
North of 1st St NW 350 703 346 738 -1.14% 4.98%
South of 5th St NW 3 686 4 722 33.33% 5.25%

Aubum Way South of Cross St 4th StSE 703 1526 706 1445 0.43% -5.31%
North of Cross St/ 4th StSE 557 1136 567 1327 1.80% 16.81%

South of Main St 544 1415 540 1317 0.74% -6.93%
North of Main St 497 1544 499 1373 0.40% -11.08%
South of 2nd St NE 593 1569 598 1415 0.84% -9.82%
North of 2nd St NE 611 1581 605 1422 -0.98% -10.06%
South of 5th St NE 1063 1538 985 1358 -7.34% -11.70%
. North of 5th St NE 1187 2437 1183 2218 -0.34% -8.99%
3rd St SW East of “C” St SW 1097 1079 1053 1386 -4.01% 28.45%
West of Aubum Ave 950 941 1236 917 30.11% -2.55%
East of Aubum Ave 265 435 182 520 -31.32% 19.54%
1st St NW East of “A” St SW 61 1 61 10 0.00% -9.09%
West of Auburn Ave 29 19 29 20 0.00% 5.26%
3rd St NE East of “A” St SW 412 364 316 369 -23.30% 1.37%
West of Auburn Ave 404 166 322 164 -20.30% -1.20%

- This roadway segment was not coded into the projected 2020 City model but was i\dudedhmepro]ectedzozodowntownanalysls
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CITY OF AUBURN DOWNTOWN PLAN

Transportation Model

Insert figures for report. See coreldraw files r96.cdr and maps_20.cdr
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EDEEEED BUCHER, WILLIS & RATLIFF L MR T2 o
111 [N CORPORATION _ |
ARAL/JACKSON
TO: - Steve Mullen, Jack Locke, Bob Sokol, Paul Krauss (City of Auburn)
CcC: Julia Walton (Arai/Jackson), Janet Shull (BWR)
FROM: Susan Gygi
SUBJECT: A Street Alternative Configuration Analysis
DATE: Friday, March 05, 1999 PROJECT: 97342.02

Step 1 of Task 7.1 of the revised Scope of Services (dated Thursday February 4, 1999) has been
completed. This memorandum will provide analysis of the four configurations as well as results. Outlined
below are descriptions of each of the four iterations. All the alternatives were run using the downtown
revised land use and calibration including: the parking associated with the transit center with a trip
generation rate of 0.70 instead of the 0.41 as used with all other parking stalls in the City, the A Street
loop with the roadway configuration matching that of A Street between Main Street and 3™ Street SW,
and the Auburn Way changes as listed in the revised Scope of Services.

Iteration #1:
e A Street south of Main — 2 travel lanes and on street parking on both sides of the street
e A Street north of 3™ NW — 2 travel lanes with no on-street parking
e A Street between Main and 3™ NW — 2 travel lanes and on-stréet parking on both sides of the street
Iteration 2: -
e A Street south of Main — 3 travel lanes and on street parking on the west side of the street
o A Street between Main and 3™ NW — 2 travel lanes and on- street parking on both sides of the street
o A Street north of 3 NW to 15™ Street — 2 travel lanes with no on-street parking
Iteration 3: : A
e A Street south of Main — 3 travel lanes and on street parking on the west side of the street
e A Street between Main and 3™ NW — 3 travel lanes and on street parking on west side of the street
e A Street between 3™ NW and 15% Street — 2 travel lanes with no on-street parking
Iteration 4: :
e A Street south of Main — 3 travel lanes and on street parkmg on the west side of the street
e A Street between Main and 15" Street — 4 travel lanes and no on street parking
e Auburn Way changes (as listed above) will not be included.
In the tables presented on the following two pages, both the model generated counts and the v/c ratio for
certain roadway segments are presented as well as node capacities at major intersections in the downtown

area. Only segments with v/c ratio and node capacities above 80% of capacity are presented. For
reference:

e Level of Service “D” equates to v/c ratio of 81-90;
¢ Level of Service “E” equates to v/c ratio of 91-100;
e Level of Service “F” equates to v/c ratio of above 100.

® 2003 WESTERN AVENUE, SUITE 100 B SEATTLE, WASHINGTON 98121-2114 W 206/448-2123 8 FAX: 206/441-1622 &




BWR - MEMORANDUM (CONTINUED)

Model Generated Counts and Level of Service

by Iteration for A Street Configuration

March 11, 1999 - Page 2

Mode! Generated Counts v/¢ ratio 1
Northbound or Eastbound Southbound or Westhound Northbound or Eastbound Southbound or Westhound
Street 1 2 13 W4[ml 2 3 wa[ml H2 w3 WA w1 ) W3 ua
( Street north of SR-18 353 360 362 357 [2619 2657 2630 2620 94 95 94\94"
( Street south of Main 1,020 1009 998 997 [ 1987 1926 1977 1977 83 82 8 g
C Street north of Main 404 405 349 345 | 944 909 941 930
C Street north of 3! NW 733 731 761 769 | 778 7181 780 7%
C St south of 15* STNW 780 778 808 817 | 679 682 681 623
A Street Loop 215 190 216 216 110 1271 1241 1298 122 98 95 o4
A Street north of 2% SW 700 706 765 759 11225 1493 1464 1459 136 115 13- mj
A Street south of Main St 1133 1131 1,212 1,231 86) 979 962 970 | 126 & 93 95 | 97
A Street north of Main Street 1266 1231 1552 1585( 720 795 747 743 | 141 137 119 88 88
A Street north of 1% St NW 1174 1165 1472 15301 952 979 969 1037 [ 130 129 113 85 | 106 109
A Street north of 3 St NW 489 485 659 678 | 1171 1177 1185 1,351 130 131 132
A Street south of 15* St NW 21 18 239 41| 491 491 490 539
| Division Street morthof 3YStSW | 257 264 262 261 | 631 631 629 629
[Division Streets south of Main St | 359 345 375 366 | 338 323 34 3
{Division Street north of Main St 705 705 705 705 | 872 868 868 868 97 9% 9% 9%
| Divisioa Street south of 37 NW 41 44 N4 292 [ 200 206 206 206
Avenvesouthof SW | 1,314 1,289 1,208 1300 [ 2098 2133 2124 2123
Auburn Avenue north of 3% SW 790 760 760 760 | 1560 1532 1531 1531
Avburn Avenve south of Main St | 739 745 719 717 | 977 938 955 957
Avburn Avenve north of Main St | 608 509 494 494 | 858 830 848 851
Avburn Avenve south of YNW | 205 205 205 205 | 1,181 1164 1157 1145 98 97 9% 95 |
Auburn Avenve north of 15 NW | 2388 2,388 2,355 2355 [ 2610 2614 2594 2381 | 85 85 84 8 | 93 93 93 @
Aubora Avenve south of 154 NW_ [ 1,163 1,163 1146 1143 [ 1065 1,164 1163 1,160
Way north of Cross St 683 679 678 677 |1412 1395 1391 1391
{Auburn Way south of Main St 121 731 723 719 |1694 1,681 1683 1683 I
Auburn Way north of Main St 685 694 685 684 |2020 2020 2079 2014
Aubucn Way south of SthStNW [ 2098 2099 2080 2080 | 1,376 1365 1364 1358 l
3" Strost SW east of C St 1034 1040 1,053 1,051 [2064 2350 2323 2315 126 131 19 19
3 Stroot SWeast of Division St | 1477 1,539 1532 1529 | 1438 1401 1141 1413 | 82 8 & & | 80
3V Stroot SWeastof AbumAve | 749 748 749 748 | 692 683 683 683 | 83 83 83 83
1* Stroet SW-east of AS1 308 197 18 176 | 168 168 168 168 ,
1# Sireet SW west of A Si. 950 950 950 950 | 450 450 450 450 | 106 106 106 106 | 95 95 95 95
|Main Street west of € St 1,047 1057 1067 1,067 (1334 1351 1359 13388 8 8 8 [ n3 n3 2
| Main Street east of € ST 975 994 1049 10541793 774 746 740 | 81 83 8 88
{Main Street west of A St 956 986 1076 1093| 847 875 744 7% [ 8% 8 90 9
|Main Strest east of A S 42 425 44 431 | STT 598 652 656
[Main Street west of Auburn Ave 708 674 654 643 | 655 662 669 661
Main Street east of Auburn Ave 806 791 759 746 | 641 650 656 640
Main Strecteastof Aubura Way | 1019 994 965 952 | 486 484 491 487 | 85 83 80
17 Stroet NW east of A St 41 732 710 729 | M9 373 430 432 81 81
1"Strest W west of Avbum Ave | 231 225 235 266 | 413 410 398 390
1*Strost MW eonsi of AbumAve | 323 323 323 323 | 689 694 689 688
39 Stroet NW east of C St 432 4277 390 386 [1003 970 1046 1123
37 Stroet NW east of A St 545 543 552 606 | 212 207 178 170 %I
3" Street NW west of AuburnAve | 886 871 849 846 | 117 117 98 101

r97342aub\wpc'\comes\990305bs. iterations.mem.doc




BWR - MEMORANDUM (CONTINUED)

March 11, 1999 - Page 3

Model Generated Node Capacities
by Iteration for A Street Configuration

Node Capadities
Infersection 1 it.2 it.3 It. 4
Auburn Avenue @ 15th Street NW 92 92 92 92
Auburn Avenue @ 5th Street NW 105 105 104 104
Auburn Avenue @ 3rd Street NW 83 82 8l 80
Auburn Avenue @ 1st Street NW 101 101 100 100
Auburn Avenue @ Main Street 98 97 96 95
Auburn Avenue @ 2nd Street SW 102 101 100 100
Auburn Avenue @ 3rd Street SW 106 106 106 106
Auburn Way @ 1st Street NW 93 93 9 92
Auburn Way @ Main Street 81 - 92 9 90
Auburn Way @ Cross Street 81 80 80 80
Division Street @ 15t Sireet NW 141 141 139 139
Division Sireet @ Main Street 101 - 100 101 101
Division Sireet @ 3rd Sireet SW A 122 126 126 129
A Street @ 5th Street NW 106 107 115 80
AStreet @ 3rd Street NW 133 132 143 109
A Street @ 1st Street NW 98 100 109 85
A Street @ Main Street 103 106 112 101
A Street @ 1st Street SW 121 128 129 129
( Street @ 15th Sireet NW 88 88 88 88
( Street @ Main Street 104 103 103 - 103
( Street @ 3rd Street SW 126 127 126 126
( Street @ SR-18 Westhound Ramp 93 Y 93 93
( Street @ SR-18 Easthound Ramp 85 85 85 85

SUMMARY AND NEXT STEPS:

As seen in the model generated count table, the changes in volumes for the roadways within the
downtown Aubumn area in relation to different configurations of A Street do not differ greatly. The list
below outlines the areas where counts differ greatest. The changes in volumes are on the order of 100-300
vehicles during the pm peak hour period. This increase equates to approximately an additional 1.6-5
vehicle increase/decrease on these roadway segments every minute if the increase were to be steady over

the entire peak hour.
Northbound: ' Southbound
e A Street north of Main Street e C Street south of Main Street
e A Street north of 1* Street NW e A Street north of 2™ Street SW
A Street north of 3" Street NW e A Street north of 3" Street NW
e Division Street south of 3 Street NW e Auburn Avenue south of 15 NW
e Auburn Avenue north of Main Street e 3" Street SW east of C Street

r97342aub\wpc'corres\990305bs. iterations. mem.doc




BWR - MEMORANDUM (CONTINUED)

March 11,1999 - Page 4

To further this train of thought, below is a list of roadway links that differ in Level of Service depending
on the iteration used.

Northbound: Southbound

Street Segment It.1 1t.2 It.3 It. 4 Street Segment It.1 It.2 It.3 It. 4

A St. south of Main F D E E A St. Loop F E E E

A St. north of Main F F F D A St south of Main E

A St. north of I* NW F F F D A St. north of Main D

Main St west of A St D D D E A St. north of 1* NW F F
MainStnorthof 3NW F F F

As a final comparison, below is a list of the number of roadway segments for each iteration that exceed
Level of Service C.

Northbound: Southbound

Street Segment It.1 1t.2 It.3 It.4 Street Segment It.1It.2 It.3 It.4
Level of Service D 6 9 6 8 Level of Service D 1 2 1 1
Level of Service E 0 0 1 2 Level of Service E 6 6 6 6
Level of Service F 4 3 3 1 Level of Service F 6 5 4 3

In addition to the above tables, we have included copies of the model-generated volumes for each
alternative for your perusal. The next step is to review the information contained in this memorandum and
the attached plots and decide upon the preferred configuration of A Street. When this is completed, the
20-year downtown plan run with the preferred A Street configuration will be compared with the Existing
20-year Plan Alternative. Increase in traffic over the existing 20-year plan alternative more than a
specified amount will be identified. Mitigation measures for these intersections will be completed in
accordance with the final EIS document. ’

If there are any questions concerning this memorandum, feel free to call.

r97342aub\wpc\cones\990305bs. itcrations. mem.doc
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HP BUCHER, WILLIS & RATLIFF
==I==l{ CORPORATION

MEMORANDUM

TO: Bob Sokal
cC: Joe Welsh, Steve Mullen, Julia Walton, Janet Shull
FROM: Susan Gygi
SUBJECT: A Street Configuration Review of Data
DATE: Friday, March 26, 1999 PROJECT: 97342
e ey s

Boh;

Per our telephane conversation on Wednesday, March 24, 1999, rogarding my March 5*, 1999 transmittal
of data eonceming the alternative roadway configusations for A Sweet as detailed in the February 4% 1999
revised Scope of Services, I have reviewed the wodel and have these jtems to 1epott,

Capacity of 4 Street is 900 vehicleshour/lane. This is based on the classification of A Street as 2 Major
Collector as stated im the City Long-Range Pian and corresponds 1o the capacities used in the citywide
calibrated model. For a short distance south of 15 Street NW, the existing model shows A, Strect as a
Minor Arterial with 2 lanes each direction. This link was maintained at 1,200 vebiclesthour/lage,

1* Strect and Division Street NW link. The inerease in waffic on 1% Street NW is based an teips being
genmtedwmmﬁ(mm@iw.msmhhﬁhgmmmmjmmmu”“
smmmﬁm&mmﬂmmﬁ&'mmmmmmmm,ﬂmm
hﬂmmcmhmnthishmmnimuﬁngwhmmhofﬂmmmimemdaﬁﬂnm
haiance,'Iheﬁ@mhﬂwwﬂﬁﬂﬂmﬂﬂ?ﬂummwmmmmi@m&mm 17 Strect
NW and B Street to Division for [eration #1.

B Stree
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BWR - MEMORANDUM (CONTINUED)

tMarch 26, 1953 - Page 3

Using the tip generation factors for dowmtown, the murgber of trips by trip type for zone 206 are

presented below for the year 2020. The predominance of thesa trips is currently loading ooto Acbum
Way.

Hoine Based Work | Work Raved Home | Home Based Other | Other Based Home | Non Honie Based Yotut
Orig Dicst Ocip Dzl Orig Plest vig Dresr Cr Drest Chig Drest,
124 o7 1.048 126 129 157 464 131 il4 1G7 2081 593

Leoking at the items above, as weil as a preliminary review of the model iwself, we believe the downlown
model and the projections as shown in the previous tansmittal acenritely reflect the projected traffic
given the assumptions stated in the March 5%, 1999 and previous memorandams for the downtowa ares.

Pleass review the iterns as listed sbove, as well as the projections from iterations 24 and datermine the
preferred configuration of A Street,

I there are any questions, feel free to gall.

WY oy s Arares — P mAA
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BWR - MEMORANDUM (CONTINUED)

Apnl 15, 1399 - Page 2

Model Generated Counts and Level of Service

by Ieration for A Street Configuration

l 2070 Citywide Mode! 120 Downtown Medel Generated Counits
Generatad Counts Noctboend or Enstbomnd Southband or Westhound
Giree! NB/B SE/WE h.1 h.? h.1 hi It ! I.? k.3 It 4
€ Siraet north of 3VSW £09 1,740 N8 419 Ay a7 | 7% 1,449 1,759 1,442
C Streal south of Mein R 1126 04 400 2 40 1,174 1,291 1,179 1,064
Sireel aorth of Moia 435 ] 173 148 in 11 1,127 951 1,093 962
*Sm"ﬁrﬂlnﬁ'ﬂw 20 597 2l 7B m 72 §51 547 851 657
C 51 south of 15% St R %35 507 T 788 57 558 567 571
Stroet Loop N . . N5 W0 5 2 7 7 7 7
Street noth of ™ SW 49 344 131 123 13 132 79 M 319 545 |
A Street sauth of Main S R . 97 A7 MW 25 338 ETL 138 505
Streal morth of Mais Sireed .0 285 78] My n 30 799 38 790 581
Cirmed marth of 17 5 WW 19 57 2 W 33 E7E) 470 837 (30%} 470 &50
Strel porth of 3751 W 7 i WM OB B W 38 954 947 1,000
Sioei south of 1 5% 5t W 4 484 150 150 150 152 S44 856 83 849
ision Strwed wocth of 3% St SW 161 I8 7 H i H 530 13 5 497
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Swreet tiorth f Main $t ] I 153 166 135 131 516 &7 540 408
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Joveu south of 3VSW 827 2040 bo%d 026 107 1073 2465 2,464 1463 2467
ben Averws werth of 3 SW 3N 1,384 M AN 4 i 1348 1402 1,354 1
Awsoe south of Main $i 285 934 M 33 37 157 1,031 1,024 1019 1017
Averua narth of Main 51 299 933 ETEE 304 B3 §27 875
Aaburn Avenue south of 3% NW 307 1097 167 166 187 167 48 924 436 934
m Avesve nocth of 5% NW 1064 Lefidegy] L1y L9 LN i | 2Ae@mary 22M0% 0 25 223{30%)
Aveave south of 15% NW 41 964 MY M9 s 548 1,234 1.97 1,213 1,234
Thuburs Way north of Cross 4 543 1,197 59 593 588 589 1,264 1,282 1,290 2267
ten Way south of Min St 545 1208 S0 S43 5% 550 1,428 1414 14% 1428
Way north of Mata St 439 575 05 505 5% 505 1423 1409 1420 1408
Aburn Wiry south of S St W 74l 594 965 7 %% 997 1252 1,253 1,350 1,257
Stroet SW oast of C St o7 905 LR $0 1 LE4TA]  1602180x] LSTRIMA) LesS{0%)
Stroet SW oadl of Diviion St 110 810 L1989 L5 1 1153 1,101 1109 1,10 1,100
3% Strest SW east of Aubuen Ave 1,078 65 159 15 159 159 593 408 0 604
* Strawd W aarst-of & St - - ] 61 T E7] 7] k1] 41
Streed wast of £ St I 252010581 55 ™ W M 79 ) 756 15 731
$treef aast of € 5t 207 b T w1 148 % 38 £05
in Streed sod of A St 517 205 T 93 35 10 30 3
it Siroet weet of Mburm Ave 515 T M5 M7 W7 s 4 M 345 32
i Swroet st of Asbrrn Ave ) 250 474 7 9 77 M 1t 13 299
n Street east of Auburn Way 414 7T 555 5 5% 555 ] 42 342 33
Stract KW easl of A St 3 i 195 305 20 0 bt &7 [ 54
Strect KW eqsl of €1 469 i) 129 1% 1% 130 512 152 47 345
37 Strest KW nost of A 5t 17 104 734 %] 264 245 118 93 76 &7
i‘ Stroal W west of Aubern Ave o) T 29 m_ n 7] 83 &1 &2

*NOTE: Bold volumes indifcate Links that are operating at 80% of capacily ar ahove. {The catculated wie ratio is includad within the parenchesis.)
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BWH - MEMORANDUM (CONTINUED)

June 14, 195% - Page 4

SUMMARY AND NEXT STEPS:

As seen m the companison of 2003 City-wide model resuits, 2005 Downtown model resals, 2020 City-
wide model results, and 2020 Downrown madel resuits, the changes in volumes are not sipnificant outside
the downtown area. The predominant increases occur within the downtown area and on SR-18 as well as
a re-thirection of traffic on Jocal streets to 1ake advantage of the shortest and/or fastest irip.

Per City of Aubum standards, intersectian analysis should occur on any intersection with 10 or more
additional trips for any land use developmen, In previous discussions with City Seaff. the possibility of
Taising this threshald of 10 vehicles 1 50 was discussed. Due to this project having a significant impact
on the downtown area and its land uses, as well as the fact the final product will not be preject specific,
we would suggest a threshold of 50 vehicles. With any significant development (development producing
10 pra peak hounr vehicle trips} & wafific impact study may be required which will look specifically at the
impacts for swrounding intersections related to that development.

For your use, we have included copies of ali model gencrated volumes for barh the no-build and
downtown land use scemarios for the year 2005 and 2020 projected years and for the City-wide and
Downtown models, We have also included differcaces between the no-build and downtown land use
scenarios for both models (Ciry-wide and Downtown) for both projectad years.

The next step is to review the information contained in this memorandum and the attacked plots and
determine whether or nol a tiweshold of un additional 50 vehicles to an intersection is acceptable for
amalysis of that intersection (see Table 3). Mitigation measures for these intersections will be completed
m accordance wirh the final EXS document.

If thege are any questions concerning this memorandum, feel free to call.

TOTAL P.24
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Appendix Il: Public Art

The Auburn Public Art Plan by Vicki Scuri Siteworks

Opportunities

ldentity

Art nurtures and establishes neighborhood and citywide
“ownership.”

Cultural Context

Art integrates history, culture, and social dynamics into the
project, often considering myth, legend and desire.

Spatlal Structure

Art unifies movement and orentation in a fundamental,
episodic way.

Gateways
Art creates a sense of belonging and they define boundaries.

Serendipitous Discoveries

Art reveals and reinvests the city in creativity and surprise
encounters, mirth and hutnor.

Phenomena

Art interacts with environment to create awareness of the
natural world and influences of temporal change.

Lighting
Iumination Art provides beauty and safety, Identity and civie
pride.

Infrastructure

Art acts as a powerful urban artifact which affects quality of life
and wellbeing.

Greening

Landform and Environmental Art directly relates to quality of
life, qualitly of experience, and ecology.

MNoise Mitigation /Drainage

Art water features provide noise mitigation and drainage
apportunities,

Appendix : Public Art



3) Pedestrian Bridge

»

lighting: pedestrian and site lighting reflect seasonal
change, mitigate weather and mark celebrations, create
landmark

environmental design of bridge: all clements

identity statemnent: bridge as metaphor

4} Pedestrian Linkages

phenomena: wind and sound elements

paving: artist designed pavers, patterning and puzzle
inserts

bizs shelters: customn designs

tree guards, tree grates, bollards, beniches: custom
designs

drainage: amenity opportunity

Bghting: pedesirlan and seasonal lighting cclors

5} Parking Lot

greening: pocket park and overhead line-and-vine treilis:
reference hop vine trellises

irrigation: amenity art form and water feature, “dancing”

sprinkler system, agriculture reference
benns: screening and seating opporhsnities

drainage: amenity and water feature
graphics & signage: wayfinding devices
lighting: pedestrian enhancement

&) Parking Garage

>

mitigate mass: custom designed surfaces, and sculptural
building form
trellis structures: greening as art

identity: art panels, environmental graphics and signape
as wayflinding

lighting: safety and appearance

ventilaticn: opportunity for phenomena

7) City Pocket Park

art as landscape design: berming, greening and drainage
as amenlty
custom paving: game motif or patierning

Appendix (l: Public Art




Public Art Examples

Public Art enriches public space, creating opportunities for social
interaction and cultural exchange. This plan broadly looks at (he
city as a palette {or public art and environmental design
investments. Public Art as amenity invests the city in its identity
and cultural contexl, by recognizing spatial structures, gateways,
corridors, pedestrian linkages, infrasiructure, greening, open space,
phenomena, lighting, revealed history and serendipitous
discoveries. Creative opportunities ehnace quality of life issues in
the city.

The examples of public art illusirated on the fellowing pages
demonsirate the types of projects which enrich a city through the
thoughtful integration of art, design and infrastructure. These
prajects, varled and responsive to scale and place, transform

everyday environmets into significant daily experiences.

)

.
LIS
;
*
o
“
Bt
-
.
-
t
!
L
»
’
.
i

Clty Clock as Street
Amenity

Bill Whipple, Guestion
Mark Clock, Seattle, WA

Appendix |I: Public Art



Community Center
Gateway

Ginny Ruffner, South
Commiunity Center,
Seattle, WA

Traffic Median Gateway
Marker

Anita Margrill, The
Meeting of Two Rivers,
Antioch, CA

Infrastructure as a
Public Place

Robert Harrison,
Toumament Players Club
Bridge, Scottsdale, AZ

Appendix It: Publlc Art 7



Bus Shelter
Kevin Berry, Goldwater
&hvd., Scottsdale, AZ

Appendix l: Public Art
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Appendix 1ll: Market Analysis and
Catalyst Project Pro Formas

Introduction

This appendix contains the economic analyses conducted to assist
the preparation of the Auburn Bewntown Plan:

1} the Downtlown Auburn Market Analysis, and
2Y Catalyst Project Pro Formas

The Market Analysis was used to develop the [uiure land use, to
locate and size "calalyst” projects, and to assist in the fong term,
with business recruitment.

The Catalyst Project Pro Formas were developed to determine the
feasibility of key projects in the downtown core. They are heing
used by the Clty of Auburn to identify levels of development and
the need for public stimulation of key projects.

Appendix ill: Mareet Analysis and Catalyst Project Pro Formmas
December 7, 2000
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+ Development Influences - describing the major factors which will affect demand in
Downiown Aubum 1n the future.

» Retail Demand - identifying the type and amount of retail development which
Dawntown might expect to caplure.

e« Office Demand - identifying the type and amount of office developmeni which
Downtown might expect te capture.

¢ Lodging Demand - identifying the type and amouni of hotel and conference facility
development which Downtown might expect to capture.

» Residential Demand - identifying the type and amount of residential development
which Downtown might expect to capture.

The findings of the market analysis are summarized in the remainder of this section.

SUMMARY
MARXKET AREA

The market area for Downtown Auburn is the area from which it will draw 80 to 90
percent of its sales. It is identified as the area shown in Figure 1-1 on the followng page.
It extends from the Auburn City limits at the north into Pierce County on the south, from
I-5 to the west, and expanding to the east along SR-18 and the Avburn-Enumclaw
Highway. This area recognizes the existing concentration of retail development in
Federal Way, Tukwila and Puyallup; the natural boundary of the platean to the west; and
the existing {ransportation routes extending to the east.

» This trade area has a current population of 192, 000, with potential growth to 227,000
by the year 2010, and 258,000 by 2020.

o There were approximately 69,000 houscholds in the market area in 1996, with an
average houvsehold income of $61,000.

* Agpregate personal income in the market area is $4.2 billion.
DOWNTOWN PROFILE

The Auburn Downtown is an established business district with surrounding residential
development.

s The Downtown core area is 78 acres with .8 million square feet of buildings.

AUBURN THOWNTOWN PLAN MARKET STUDY

PROPERTY COUNSELORS CRArTER I, PAGE 2
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« There are 304 businesses in Downtown, of which 84 arc retail, 157 are semnce, and
44 are linance Insurance and Real Estate. Within the service category, there 15 a
large concentrate of health care providers.

e Taxable retail sales in Downtown totaled $38.1 mithion it 1996 and $40.3 million in
1997, representing approximately 4 percent of taxable sales in the City.

e Aubum retail businesses generate approximately $175 per square foot per year in
gross sales, compared to $213 per square foot per year for industry averages for
community shopping centers. On a per square foot basis, apparel outperforms the
averages, grocery stores are comparable to averages, and general merchandise, eating
and drinking, and personal services are lower.

s There are 331 residential units in downtown, of which 20 percent are single family.

DEVELOPMENT IN OTHER COMMUNITIES

The experience of other commumities suggest the kind of opportunities which might be
available to Auburn, and ways it can compete to attract development. Aubum should
increase its intensity of cormmercial and residential development, and attract more office
and high tech develecpment as sites in close in communities become scarce. (ver time,
Auburn will take on a character more similar to the suburban cities on the east side of
Lake Washington. In particular, Auburn should be competitive with Renton for the type
of downtown mixed use development which the latter 15 currently attracting. Aubum’s
location on the commuter rail line, and its compact identifiable downiown compare

favorably to the character of Renton.

DEVELOPMENT INFLUENCES

There are several development trends and opportunities which will influence
development in downtown Auburn. :

¢ Growth in Market Area Population and Spénding. Auburn has a relatively higher
capacity for residential development and wili capture a higher share of regional
growth than it has historically.

s Growth in Downtown Employment and Population. With strong growth outlook for
medical related employment, finance and business services, and City employment,
the additional activity in Downtown should spur further devetopment.

s Commuter Rail will provide the greatest influence symbolically, if not econemically.
The service will establish Aubum as a convenient place to live for those commuting
to employment centers throughout King and Pierce counties. In quantitative terms,

AUBURN DOWNTOWN PLAMN MARKET STUDY

PROPERTY COUNSELORS CHArFTER L, PAGE4 .
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which are prevalent elsewhere in the South End. Office developmcent in Aubum typically
houses tenants serving local residents and businesses. Typical tenants include health care
practitioners, other professional services, and finance/insurance/real estate businesses. Of
the approximately 300,000 square feet of office development in Downtown Aubum, over
one-half of it is health care related, and onc-quarter government. Obly 20 percent 1s
traditional private office space users. These is no Class A office space (new office
buildings with medern building systems and high quality interior and exterior finishes) in
Downtown Auburn.

A Class A office building in Downtown would attract image conscious office tenants
already located in Downtown or elsewhere in the City. A 30,000 to 76,000 square foot
four story building such as the Centennial Building in Kent would meet this need.
Growth in the Auburn Medical Center would support 5,000 sguare feet of absorption per
year. Qverall office absorption should be sustainable over time at approximately 15,000
square feet per year.

LODGING DEMAND

Auburn has approximately 350 hotel or motel rooms. The existing properties are
generally limited service hotels with limited meal service or meeting space. Most are
located in North Auburn. The only large meeting facilities in the City are m the Green
River Community College or fraternal and civic facilities. Auburn would benefit from a
full service hotel with food service and meeting facilities. In the immediate foture, it is
likely that any new lodging will continue to be limited service. It might be possible to
attract a good guality limited hotel, and independent restaurant, and some type of public
meeting facility in a coordinated development project. The overall result would be
equivalent to a small convention hotel, and could attract moderate sized convention of
150 to 200 attendees. The opportunity for such a development is dependent upon:

- Tdentifying a site with access and visibility to SR-18, and

- A strong effort to provide amenities such as the meeting space in a public private
cooperative effort

RESIDENTIAL DEMAND

The Anburn housing market is responding to the nced for higher density, affordable
housing. Ower 50 percent of the new housing built in Auburmn since 1990 has been
multifamily. Aubum is an established apartment market. Aubum apartment vacancy
rates are 4.3 percent. Rental rates are the lowest among South King County
communities, with average rates of $481, 555, and 662 per month for ane bedroom, two
bedraom/one bath, and two bedroom/two bath units, respectively. Auburn single family
home prices at an average of $138,000 are comparable to Federal Way, but lower than

AUBURN DOWNTOWN PLAN MARKET STUDY

PrOPERTY COUNSELORS CHAPTER ], PAGE &
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I1. MARKET AREA CHARACTERISTICS

The City of Aubumn is a part of the larger Central Puget Sound region. The economic
climate for this region has important influences on its various component communities.
The market area for Aubum and its Downtown is also larger in scope than the city itself,
and the economic characteristics of this trade area are directly relevant to the
development potential of the Downtown. This section of the report provides a description
of characteristics of the larger region and of the Downtown trade area iiself.

REGIONAL OVERVIEW

The Puget Sound region is defined generatly as Seattle and its surrounding counties, and
specifically as the Seattle Consolidated Metropolitan Statistical Area (CMSA). The
CMSA contains six counties - King, Pierce, Snohomish, Kitsap, Istand, and Thurston
counties. The four larger counties are members of the Puget Sound Regional Council
(PSRC) and are the subject of extensive economic modeling and forecasting. For the
purpose of this section, the four-county area is considered to be the greater Seattle region.

The economic base of this region is dominated by aerospace, forest products, defense,
and international trade. Software, biotechnelogy, telecommunications, services, and
tourism are increasingly important sectors. While The Boeing Company remains the
largest employer in the state, the economy has diversified extensively over the past two
decades, and the state’s economy comtinued to grow in spite of large cuts in Boeing
employment at the beginning of the 1990s. With Boeing recovered and increasing
employment, all sectors of the economy are strong and employment is projecied to grow
steadily.

The historical and projected levels of population, households, and employment are
summarized in Table Ii-1.

AUBURNMN bc:wrrmwrt PLAN MARKET STUDY
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developed unincorporated areas to the east. The characteristics of this area are shown in
Table 11-3.

Table 11-3
Market Area Characteristics
South King County

19H) 2600 2014 2020
FOPULATION 518,245 594,628 36,554 159,979
HOUSEHOLDS 199 415 234,885 280,344 324,994
AYERAGE HOUSEHOLD SIZE 2.60 2.53 2.38 234
SINGLE FAMILY HOUSERCLDS 139,050 155,238 175,527 184,557
PERCENT SINGLE FAMILY 69.66% 66.09% 62.61% 56.19%
LOWER INCOME 19.2% 19.7%% 17.0%% 19.3%
LOWER MIDDLE 23.4% 23.4% 21.8% 23.%%
UPPER MIDDLE 28.1% 27.2% 26.7% 26.6%
UPFER INCOME 20 3% 29.6% 30.4% 30.3%
TOTAL EMPLOYMENT 282888 331,903 390,686 438,600

Bource: Puget Sound Regional Counc, August 1995,

The area’s population in 1990 of 518,000 represented 34% of King County’s population
with that figure projected to increase to 37% by the year 2020. Approximately 70% of the
housing stock in this area is single-family dwelling units, although that factor is projected
to decline to 57% by 2020. The average houschold size is projected to declme
significantly, as it is projected to do in most areas, although the average size remains
higher than in the county and the region as a whote. The income figures represent the
percentage of households in the area which fall into each of income quartiles defined for
a region as a whole. By definition, 25% of the region’s households fall into each quartile.
If percentage of households in a particular area exceeds 25%, it has proportionately more
households in that category. In the case of South County, there is a proportionately
greater nurpber of upper middle and upper income households.

Current population levels for South King County cities, the County and the region as a
whole are shown in Table T1-4. Aubum is the fourth largest city in Scuth King County.
Auburn grew at a rate faster than the county and region as a whole. It should be noted
that current population levels for the county and region exceed the projected levels for the
year 2000 as shown in Table II-1. Those projections are intended to reflect long term

AURURN DOWNTOWN PLAN MARKET STUDY
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Table H-5

Auburn Area
- Major Employees

The Boeing Company 12,420
Super Mall 3,850
SuperValue (West Coast Grocery) 818
Auburn School District 785
Muckleshoot Indian Casino T00
Aubum Regional Medical Center 560
Social Security Administration 500
General Services Administration 473
Federal Aviation Administration 400
City of Aubum 395
Insulate Industries 375
Fred Meyer 259
Key Bank Processing Center 239
Puget Sound Aute Auction 200
City-Wide (Total) 33,000

Source: City of Aubum and Auburm Chamber of Commense

AUBURN DOWNTOWN PLAN

MARKET STUDY
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The projected market area for the Auburn Downtown i1s shown on the map on the
following page.

Generally, the arca is limited to the west by I-5, extends to the Aubumn city Limits to the
north and into Pierce County in the soulh, and extends eastward, increasing in width to
the edge of the urbanized arca. The basis for this designation 15 as follows:

s Residents o the west of -5 are likely to travel north and south on 1-5 to other
close-by arcas rather than travel farther easi.

« The market area is limited to the north and south by concentrations of competmg
development in Renton, Tukwila, and Puyallup.

o Highway 18 and the Auburn-Enumclaw Highway provide convenient routes from
the unincorporated areas to the east and south into Auburn.

A secondary area extends farther north and ¢ast along SR-18, and south to SR-410 in
Pierce County. The resultant area is approximately ten miles in width (north to south)
and 15 miles east to west. All projections are based on projections by the Puget Sound
Regional Council for Component Subareas (Forecast Analysis Zones).

The characteristics of this market area are summnarized in Table II-7 and 11-8. As shown,
the total market area population was 191,900 in 1996, and is projected to grow to 203,300
by the year 2000. The average household income for the market area is estimated to be
$61,200 in 1996.

Table lI-7

Auburn Market Area
Projected Popuiation

Aversge Annual Growth
1996~ 2000- 2010-

1996 2060 2010 20240 2009 2010 20H)

Market Area
Population

Primary 03,800 100,200 112,700 127,000 1.7% 1.2% 1.2%

Secondary 08,100 162,900 114,200 130,500 1.2 L0 .4
Total 191,900 205,100 226900 357900 14 1.1 1.3

Sowrce: Puget Seund Reglonal Coundll

Property Counselom
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Table II-8
Auburn Market Area
Income
1996 1996
Average HH ~ Apgrepate
Market Area
income
Primary 57,100 2.0 Billien
Secondary 64,60 2.2 Billico
Tatal 41,200 4.2 Billion
m‘ County 63 500

Emuroe:

Pugat Scund Regional Council
Property Coumsedors

Table 11-9 surnmarizes selected population and household characteristics of the primary
and secondary market areas.
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I Enumclaw Plateau (FAZ 3200)
Black Diamond/Lake Sawyer (FAZ 3310)
Lake Heights (FAZ 3420)
l Lakc Tapps/Diegringer {FAZ 806)
Lakeland (FAZ 3030)
l Southwest Soos Creck (FAZ 3426)
Lake Mendian (FAZ 3427)
The subareas projected to show the greatest growth (thereby increasing their share of
l popuiation between 1960 and 2000) are:
I Algona/Pacific (FAZ 3110)
Auburn South (FAZ 3120}
Black Dramond/Lake Sawyer {FAZ 3310}
I Lake Heights (FAZ 3425)
Lake Tapps/Dieringer (FAZ 806)
l Southwest Soos Creek (FAZ 3426}
MiltonvEdgewood (FAZ 1200}
I AUBDRN DOWNTOWN PLAN MARKET STUDY
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1II. DOWNTOWN ECONOMIC PROFILE

This profile provides a description of current economic and land use conditions in
Downtown Auburn. It is intended Lo provide an understanding of thc Downtown and a
basis for projecting future opportunities. This profile is organized in seven sections:

Land Use Inventory
Business Mix
Business Performance
Residential Developmeni
Other Activity Generators
Attitudes Toward Downtown
Land Availability and Price

LAND USE INVENTORY

The area identified as the Downtown for purposes of this study includes 78 acres and 1.8
million square feet of building area as summarized in Table I13-1. As shown, retail is the
single largest land use (as classified by the King County Assessor). Residential and
parking are the next largest categories of use.

AUBURN DOWNTOWN PLAN MARKET STUDY
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Downtown Auburn Business Mix

Table IlI-2

Down town
BIC Typs of Bugineas Total Fercent
L2-50 RETLIL TRADI 84 27.68%
¥ Building Materiala/Hardware ] 2.0%
521-522 Lumber fEuilding Materials 1 0.3%
(23 Paint, Glass, Wallpaper 2 0.7%
5245 Hardware S5toras 1 0.3%
526 Nurseriec/Garden Supplies 1 0.3%
527 Mokile Home Dealers 1 0.3%
Qther - 0.0%
g3 General Merchandizs 2 0.7%
5311 Deparcment Stores " 0.0%
533 Tariecy Stores 2 0.7%
Cther General Merchandise - 0.0%
54 Food 2 0.7%
541 Grocery Stores 2 0.71%
S42-543 Fruit/Vegetable /Meak - f.0%
544 Candy/Hut /Confectionery - 0.0%
545 Dairy Ergducts - 0.0%
Sd6 Eakeries - . 6%
Orher Food Storss - 0.0%
55 Auto DealerafGas Stations 7 2.3%
551=552 dute Doalers (HNew/ zed) -
E53 Accessory Dealers 3 1.0%
554 gaervice Stations 4 1.3%
Marine/dircraft, Inc. -
58 Apparel/Bcocessories a x_ 0%
561-565 Cloathing 4 1.3%
Sen Shoes 1 0.3%
569 thar hoceascries 1 0.3%
57 Furniture/Purnishing/Equirmant ¥l 2.3%
571 Furniture z 0.7%
572 Appliances 3 1.0%
573 Blectronics/Music Stores z a.7%
Orher - 0.0%
5B Eating/Tirinking Flaces 23 7.6%
53 Miscallanecus Retail Stores it 10.2%
531 Drug Stores 1 0.3%
594 Kizcellaneous Shopping Goods 16 5.3%
594 Konstore Retailars 1 0.3%
598 Fuel/Ice 1 G.3%
599 Other Retail Stores 12 1.5%
70-89 SERVICES 157 51.6%
70 Hotels/Motels, Ebc. - 0.0%
72 rersonal Services 28 9.2%
T3 Business Sarvices 1z 3.9%
137 Compiiter Services - 0.0%
75 Autemokive/Repair Services 33 10.9%
7Y Ocher Services B4 27 .6%
15-17 CONTHACT ING 5 1_6%
19-35 MANURACTURING 2 0.7%
40-4% TRANSE, /COMM . /OTILITIES 7 2.3%
50-51 WHOLESARL ING 1 0.3%
&0-8B7 FINANCE/ INSURANCE/FEAL ESTATE 44 14.5%
0-14 & 90'3y ALL OTHER PUSINESSES 4 1.3%
TOTAL: ALL INDUSTRIES A04  100.0%
Source: Proparty Counselors
AUBURN DOWNTOWN PLAN MARKET STUDY
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T2 Oeher Sarvices £4 AR4 q.0%7 2.B23
6,396
15-17% CORNTRACTING 5 0.061 {.090
1,870 11,99
0
19-2% MANUFACTIURING 2 ZH3 0.1af 0,137
3,139
4043 TRANSE. /COMM. FUTILITIES 7 184 970 H.HB61 1_%51
50-51 PHOLESALING 1 0,017 0_031
1,316 6,864
g0-a7 FINANCE/ INSURANCE/REAL 44 95 803 10.48 10.5%490
ESTATE Ll
0-14 &ALI. OTHER BUSINESSES 4 239 0n_3749 0.333
a0'= 2,281
Total A1l Industries 304 5,879 45,33 1.000 1.0006
7
Source; Washington State Depariment of Revenue, Quarterty Businass Reports
Froperty Counselors
AUBURN DOWNTOWN PLAN MARKFET STUDY
FROFERTY COUNSELORS CHAPTER ITL, PAGES
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Table {li-4

Auburn Downtown
Retail Sales Tax Collected by Business Type

1996 1997

SIC Descoription Totals Totals
Retail
Trade

EZ2Retaill Bldg.$31,67 $38,758

Matarials 7 3

S3Retail Gen.%13,92 $10,27

Merchandise 4 g

54 Retail Food Stores 557,78 %60,86

2 8

E5 Retail 825,36 525,72

Automotive/Gas 9 7

5ERetail Apparel &S530,64 531,14

Accessories 0 9

57 Retail Furniture S14,01  $8,533

5
f8Retail Eating &%$29,10 529,49
Drinking 7 4

E9Misc. Retail Trade 542,58 544,83

=] 1
Services
72 Business Services £10,31 510,68
5 3
73 Persconal Services 57,260 £8,201
75 Autcomotive Repailr 518,02 $22,30
9 7
76 Mige. Repalr 52,801 52,810
79 amusement /Recreatic $1,425 51,5%0
n
80 Medical /Health 56,080 $6,029
Service
g6 Membership 5156 £140
Qrganizations
87 Eng/Arch/Accountant 540 2103
=3
Misge.
15 General Building $3,118 $2,835
Contractor
17Special Trade 55,562 55,286
Contractor
AUBURN DOWNTOWN PLAN MARKET STUDY
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Table 11I-5

Auburn Downtown Businesses
Sales Performance

Gross Buildi Sales

ng per
5IC baescription Receipte Area Bg.
Ft.
Retail
Trade
cZRetail Bldg. 31,306 170.78
Materials 5,346, 81
5
S3Retail Gan. 14,340 103.86
Merchandise 1,48%,29
&
4 Retail Food Stores 47,556 434.73
20,6741
A0
55 Retail 32,944 152.01
2utomotive/Gas 5,007,886
B
6 Retail Apparel & 26,112 257.32
Accessories 6,719,02
2
57 Retail Furniture 14,880 94.15%
1,400,94
2
58 Retail Eating & 42,287 BH5.97
Drinking 3,635,36
59 Misc., Retail Trade 90,852 8%.46
£,128,60
¥
300,28 174.51
52,402,0 4
&0
Bervices
72 Business Services 32,720 3z2.71
1,070,28
o
12 Perscmal Services 32,193 56.78
1,828,056
&
75 Automotive Repair 25,578 110.78
AUBURN DOWNTOWN PLAN MARKET STUDY
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Comparing gross receipts and building area provides an estimate of sales per square foot.
This measure reflects how efficient a business is in generating sales. These figures can
be compared to data from community shopping centers as reported in Dollar and Cents of
Shopping Centers by the Urban Land Institute {ULI). Figures reported from these
surveys indicate the following median sales performance in 1993, with an adjustment to

1997 price levels.

$per SF

1993 1997
Total Community Shopping Centers 5187 213
General Merchandise {Discount Dept.) 136 135
Grocery Store 395 450
Apparel and Accessories (Men’s) 1829 215
Eating and Drinking {(Restanrant with Liquor) 184 210
Personal Services (Cleaners) 107 222

Comparing Downtown performance measures to these averages leads to the following
conclusions:

« Downtown Auburn retailers outperform the average figures for apparel. This reflects
the strength of Rottle’s.

o Downtown Auburmn retailers are comparabie to the averages for grocery stores. This
reflects the strength of Safeway. '

» Downtown Auburn retailers fall behind the averages for total retail, general
merchandise, eating and drinking, and personal services.

RESIDENTIAL USES

The Downtown Auburn planning arez includes a mix of singie family and multifimily
dwelling units. As shown in Tabie I1[-6, there are approximately 331 residential units in
the area. Approximately 20 percent of those units are single family units. These units are
generally located west of C St. or east of Auburn Way.

The muitifamily units are provided in duplex, triplex, and 4-plex buildings as well as
several larger apartment complexes. The larger buildings are listed in Table IlI-7. As
shown, the only apartments built since 1960 are the two King County Housing Authority
complexes - Wayland Arms and Gustaves Manor.

AUBURN DOWNTOWN FLAN MARKET STUDY
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The average asswmed valuation for single family residences in the area is $75,000.
Actual listings and recent sales are in the range of $60,000 to $120,000.

Rents are affordable, falling in the range of $300 to $400. On a per square foot basis this
15 equivalent to §0.60 to $1.00 per month.

ACTIVITY GENERATORS

There are many facilities, businesses or activities which attract people to the Downtown.
The existing businesses which provide a strong attraction include:

Rottle’s clothing store

Safeway grocery store

Aubumn Regionat Medical Center
City Hall

Post Office

Commercial Banks

Auburn Performing Arts Center
Aubum Dinner Theater

There are several major events and festivals held each year:

Springfest, a celebration of spring

Good O]’ Days, an anonal event in August attracting 30,000 people
Downtown Auburn Street Fair i June and July

Veteran’s Day Parade, the 7 largest such parade in the nation
Christmas, including a parade, a festival, and tree lighting

There are several facilities in the greater Auburn area which attract people whe might
visit the Downtown.

Emerald Downs, a 160-acre thoroughbred racing track
Muckleshoot Indian Casino, offering poker, craps, roulette, and blackjack

SuperMall of the Great Northwest, a regional shopping center featuring
factory outlets and off-price retail establishments, as well as a 17 screen

cinema

Muckleshoot White River Amphitheater, a 25,000 seat outdoor performance

AUVBURN DOWNTOWN PLAN MARKET STUDY
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Employers: Bike patroi, aesthetics, sense of community

What do you dislike?

Citizens: Taverns, traffic lights, traffic

Businesses: Short hours, taverns, safety

Service/Civic: Lack of department stores, drugstores, strectscape
Employers: parking, homeless, lack of diversity

What types of business would you like to see?
Citizens: Fine dining, teen clothes and sporting poods
Business: Bakery, upscale ice cream, candy
Service/Civic: Bakery, Department siore, {amily dining
Employers: Family clothing, specialty restaurant, bakery

What would you like to see bappen?

Citizens: Service businesses, teen place, police presence
Business: Develop RTA station area, night time activities
Service/Civic: Restanrants, anchor business, iandscape
Ermployers: More events, more parking, close B St. Plaza

AUBURN DOWNTOWN PLAN

MARKEY STUDY
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Percent Multifamily: This measure reflects at least two factors: the extent of
affordable rental housing and higher density. With the exception of Bellevue and
Auburn, the cities shown have more multifamily than single family dwelling units,
Auburn has relatively few multifamily umts.

Household Income: The citics fall into two general income categories: the FHastside
communities with higher incomes and the south County cities. The City of Auburn is
at the low end of the latter rangc.

Downtown Growth: Each of the cities has an identifiable downtown, and each
downtown has or is experiencing a significant level of development. The natwre of
thewr development is summarized below.

Kent has experienced a major increase in office development since the completion
of the regional justice center. That facility has created demand for attorneys and
justice related services. Additional retail development should ultimately follow as
well. Like Auburn, the Kent downtown will provide a siation for the RTA
commuter rail. The rail service should attract new residential development
downtown.

Renton: Renton downfown is experiencing significant redevelopment at least
partly through the aggressive marketing efforts of the City’s economic
development manager. New upscale eating and drinking establishments have
located downtown. A mixed use “condominium style™ 104 unit apartment project
is planned on a site assembled by the City through relecation of several auto
dealers.

Bellevue: Bellevue’s downtown has been the focus of considerable attention by
the City since the late 1970°s. There was much investment in retail and office
space in the early 1980’s. The City made 2 major investment in a downtown

. park, transit center, pedestrian improvements, and a convention cenfer.

Residential development has oconrred throughout the downtown. Currently, there
are 3 or 4 major hotel, restaurant, cinema, and entertainment projects proposed in

dowatown.

Issaquah: The City has experienced a tremendous level of retail development on
both sides of Interstate 90. The pedestrian scale downtown core has benefited for
the private development of a new performance space for the Village Theater, and

. a major multiuse community center.

Kirkland: Kirkland's downtown has been 50 successfil in atiracting residential
and commercial development, that the City passed a moratorium allowing time to

AUBURN DOWNTOWN PLAN MARKET STUDY

PROPERTY COUNSELORS CHAFTERTY, PAGE 4



CrAFT: FOR BEVIEW ANDCOMMENT ONLY

V. DEVELOPMENT INFLUENCES

The market support for additional development in Downtown Aubum will result from
conlinuation of existing trends and responses to ncw opportunities. These trends and new
opportunities arc addressed in this section.

Growth 1n Market Area Population and Spending
Growth in Downtown Employment and Population
Commuter Rail Service
Mixed Use Development
Summary

GROWTH IN MARKET AREA POPULATION AND
SPENDING

Section II provided a description and projections for demographic conditions in Aubum
and its trade area. It is nseful to step back from those specifics, and think instead about
Auburn’s role in the region. With passage of the Growth Management Act in the early
19907s, the State and regions are being forced o channel population growth and new
development into existing urbanized areas. Auburn is a logical candidate for a notable
share of that growth. Table V-1 compares Auburn’s current household count to vacant
residential capacities in King County.

Table V-1
Regional Development Capacity
King County
Share of Share of Vacant
Households - 1997 Housing Capacity
Auburn 2.2% 3.4%
Suburban Cities 407 37.5
All Cities 77.4 62.1
King County 100.0 100.0
AUBURN DOWNTOWN PLAN inmxsr STUDY
PROPERTY COUNSELORS {CAAFTER V, PaGE. 1
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Growth in downtown population will also support growth in retail and service businesses.
Considering the types of purchases typically made within a 1 to 3 mile radius - food,
convenience retail, personal services, the average spending per household in support of
near-by businesses is approximately $5,000 anmnually. This spending would largely be
captured by downtown businesses.

COMMUTER RAIL SERVICE

A commuter rail station in Downtown Auburn is planned as part of the Regional
Transportation Aunthority (RTA) project in King, Pierce, and Snohomish couniies. The
commuter rail service will provide peak hour commuter rail service between Lakewood,
Tacoma, Seattle, and Everett, using existing ttacks and new locomotives and passenger
cars, The segment from Tacoma to Seattle will be one of the first elements in the
transportation system. Stations at the Tacoma Dome, Puyallup, Sumner, Auburn, Kent,
Tukwila, and Boeing Access should be in place for service beginning in the year 2000,

The service will run at peak hours of 6AM - 9AM and 4PM to 9PM every 30 minutes.
The rail station will include a park and ride facility for 500 cars, connections with local
bus service, and facilities for passenger drop off. Projections for the system call for 900
boardings per day in Auburn at stabilized operation in 2010. The projected mode split by
uses is:

40 percent bus transfer
55 percent Park and Ride
5 percent other (walk or bike)

This facility should establish Auburn as a convenient area to live for commuters to
employment centers throughout south King County and north Pierce County. The station
and rail service should:

- Encourage population growth in Auburn generally

- Encourage population growth in dowatown Auburn within walking distance
of the station

- Support retail services

The level of potential demand estimated for residential and commercial development 13
estimated below.

AUBURN DOWNTOWN PLAN MARKET STUDY
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« There are strong incentives favoring construction of single-use housing at higher
densities including lower equity requirements, tugher returm on investment and
lower nisk.

e The higher costs of mixed-use development put pressure on rents. To the extent
that the market won't support those renls, the projects won'’t be built,

Generally, the economic conditions which contribute to opportunities for successfut
mixed-use development are:

e strong demand for both residential and commercial uses within a district.

» land prices which are high enough to encourage density. Generally, a land price of
$8 per square foot requires densities of 35 units per acre to keep land costs below
$10,000 per unit.

e rents in the range of $0.85 per square foot per month are necessary to recover the
development costs. Commercial renits of $12 per square foot per year, tniple net,

are required.

Conditions do not yet exist in Downtown Auburn to encourage large scale development
of mixed-use housing. However, there is demand for single-use housing, particularly
housing for seniors where the requirements for parking are not as great.

SUMMARY

These influences will combine to provide opportunities for additional developtnent in
downtown Auburn. The strength of the various influences snggests the following
overview of development opportunities.

» Office development related 1o health services and a Class A building for other
professional services is the strongest immediate opportumity.

. Residential development will become increasingly popular in the downtown,
with a particular stimulus from comruter rail.

. Incremental development of retail will continue, building vpon the success of
existing strong retailers and attractions and the addition of new employers and
residents.

. Additional development of all types will occur, as each development creates

demand for others and provides an overall inctrease in vitality and interest.

Actuzl development potential for each of several types of uses is presented in the sections
which foflow. '

AUBURN DOWNTOWN FLAN MARKET STUDY
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VI. RETAIL DEMAND

The potential for additional retail development in Kent will be related to the development
influences described in the previous section and the Downtown’s ability to capture sales
related to those opportunities. 1n particular, potential demand will be determined by total
market area sales, the Downtown competitive position, and ils associated market share.
The contribution of those factors are considered and guantified in this section. The
conclusions are not intended to be a forecast of future development, rather an estimate of
what could occur under a set of assumnptions and possible actions. The projections of
retail demand as well as the demand for other uses, are an important element, but only
one elements in identifying a physical plan, and economic strategy for Downtown
Aubum. The projections are presented in five subsections as follows:

Overview of Retail Development
Regional Market Conditions and Shopping Pattems
Retnil Sales Trends
Auburn Retail Centers
Existing Downtown Retail Development
Projected Downtown Retail Development

OVERVIEW

Retail development occurs either in a stand-alone building or in a shopping center with 2
or more retail businesses. Shopping centers fall into several categones, which differ
according to the number and type of stores, the amount of space and site area, and the
size of the market area it serves both in terms of population and distance. Table VI-1
summarizes the characteristics of several types of shopping centers.

Downtown Aubumn has the general scale and business mix of a community scale
shopping centers. It has the potentiat to serve a market area which could support a
regional shopping center. Downtown Aubum azlso has the potential to serve as a
specialty center. The extent to which Auburn can maximize its capture in any of these
roles will depend upan competitive as well as market area characteristics. The regional
market conditions are discussed in the following sections.

AUBURN DOWNTOWN Fi AN MARKET STUDY
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REGIONAL MARKET CONDITIONS

Retail market conditions in the southend are improving. As shown in Table V1-2, the
arca showed strong absorption in the first half of 1997, Vacancy rates arc low in all

building types except community neighborhood and strip specialty. With the strong
cconomy in the arca, and continued strong absorption, these vacancy rates should drop.

Tahle VI-2
Southend Retail Market Conditions

AVAILABILITY

Building Type Leasable SF Vacant SF % Vacant
Regional 6970400 155266  2.23
Community/Neighborhood 12,798,759 1,317,443 10.29
Strip/Specialty 1,178,379 179,425 15.23
Fresstanding 4,816,138 255,241 5.30
Power Center 1,776,809 125,032 7.04
Southend Total 27540484 2032407 7.38
ABSORPTION Sq. Ft.

Year Total 1997 T50,000

Year Total 1996 262,852

Year Total 1995 1,410,478

Year Total 1994 178,567

Year Total 1993 -163,375

Year Total 1992 -127,13%

LEASE RATES

Southend Average 10.50 per Sq. Ft.

Source: CB Comumercial, Second Quarter 1997 Mavket Report

There are several major shopping centers in South King County and North Pierce County,
which shape shopping patterns. The characteristics of four major centers are summarized
in Table V1-3.

AUBUERN DOWNTOWN PLAN ) MARKET STUDY
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all these centers overlap to some extent and also compete strongly within the Auburn
roarket area.

The presence of these centers is reflected in data on current shopping patterns in South
King County. Table V14 summarizes the shopping patterns of residents of several South
King County communities according to research prepared for the Valley Daify News. As
shown in the table, 86 percent of Auburn residents shop in Auburn itself and 52 percent
shop in Federal Way. Residents of cities to the north favor Southeenter. Only 23 percent
of residents of the areas identified as new growth, mostly areas to the east shop in
Aubum. Generally, residents shop close to home except for major purchases, or
comparison shopping items.

Table VIi-4

South King County
Shopping Patterns

Town Araa Fhopped In
Lived In

Renitan Eent Aubnun Coyingt Sonthes Federal Beatkblo Factorl

oTL near Way a
Rentaon B8l.2 31.2 7.5 G.d ]: 9} l.6 a.1 48.1
Kent 22.7 g6.2 270 20.3 .5 52.0 23.7 2.0
Aulmrn 7.5 46 .43 86_2 6.5 22.2 c1.9 T.5 0.0
Hew 31.4 T2.0 7.8 54.9 E4.7 3z2.3 9.2 {6
Grm:th
Source: Consunmer Markat Study; Glark, Martire & Bartolomeo, May 1985 Base: 458,500 suburban Seattie adults.

These results are similar to results of the Chamber ﬁf Commerce Survey i 1993, While
patterns have undoubtedly changed somewhat with the opening of the SuperMall, Auburn
residents established the following pattens in 1993:

&§7% of grocery purchases made in Auburm

59.1% of professional care in Auburn

50.2% of professional services in Auburn

47.5% of clothing purchases in Federal Way and 26% in Auburn

33% of major household items in Auburn and 33% in Federal Way

AUBURN DOWNTDWN PLAN MARKET STUDY
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ancher storc was an cvent beyond the Mall’s control, but has aileeted marketing of the
mall. Development of the second phase of the project is uncertain at this time. The
SuperMall has generated significant increased retail sales in the City and does attract
shoppers from throughout the Puget Sound region.

AUBURN DOWNTOWN PLAN MARKET STUDY

PROPERTY COUNSELORS CHAFTER 1V, PAGE 7



VRS LANAY Y

NV NAVOLNAVO NMNEYY

WBWAEEUE Y BB LD .B_Ec ‘BN UOHSH SERLIENE AUaLENT 'BnusAsy 1O 18] BAp BNOT

097G 6+ 65 609'E 690 281'L 6581 909t &08°6 NETTTY)
§7L'7 LBTF s 10£'0 LE8 7ot L06'1 LT8's oy
9EET1 LEG'ES 161°F $66'C1 chD'g 091°L b f' 9E9'ST eydedqieray
OL6°LLT OER'P 011 0LI'CHk TSL {(T0'ET 08E°09 0£1'9€ vopendog
LSSERCTOER'T  TRCORCLBR  BSLSOFEE  DTEI9E'TOE  BOTLOR'ONS QICE8L°Tr SFPLRST6SF  SE1°98EFSE EEL Ty
PrL'G0'EL $67'G6L'E9 EBEBISZT  TLETIOWET  OFICISTHY 1EF'v16'9 BTETSIC1L  $68'9TS01T oy
(B 6ER8TF'E LLO'LLE'ISE  TPE'PEG'SE  TRI'GLE'98S  BFEOZE'SOR 1PLLTL 6F L5811 FLS REGTIS'FRS #pEa), [1899Y
FOS PO L0 L TSP CLL L8] SHOTIVOLE SLTS6LE3l1  LDESLiT 806 BLUSEZTOT GRS PSCERLT BE[STO9CE $9)50pU] ||V |RI0L
sEO'G[EiLr CFYCLY( 108°L7L" L BRT'6IS'S 6T 5P Po191EE 1SSPEE'T] BE6°6LE'E sRaIsng KD
LALTBED L BLOTLFD 050°066 BPOERT 11 606980 AN LEN'TOL'ET FOO'EZE'Y it b I
GFT ERL10E4 ] CRO'CUOGET  EORLLYCE  RL'SOA'6ST  §58°606'09 LSE6LL'F 901 [08'PES  9PSLTPIST apeL] AESIOYM
612897197 6ZLBEY6] Le¥OE0'6s  CLPOTYRY 95T PeL 0 AT TL1'685°85 05588 0E ndal
FTO'TIF LT BTE 966 LE £oF'SLO LES'ELI'ET 165" #OI'EY SFE0GET E63'CLT 08 996°L36'61 BuprmdefnugTy
FLE'RT0E0L TEULOI'90T  9I0'6T8'LE  BET'GIE'T6l  9bL'SL6'SS SEERI 102 PSL'968°65C  TTL'98L'S6 duprenue)
LBL OIS STON] TEOOLE Sl TOUPFEGEE PLLC6E6S]  £6Z086 IS LELBRTE E06SCIP6] SB6LIDPE RALIG [EI0],
priEnggll SLOERSTL LPOTISE' Y BPTLLEOE £Th'686'FT Q0ZZEL’) $50'0z0'z LBB'EFE 1T £201A135 12110)
TP 9y SuL HEZ 60851 DLF'L9L60T  TTFI0'RE (4 A% TLETPE'F LBI'BLO'LE 019°198°LZ §ANAIISH vdoY 010y
pE Ll BOE 01T'962°%L 9s0°19T°L  STO'RLE'PY LE8°18L°1E SISErE'r LEESER'T01I  CEE'GLICGE SAVAIIG SEaLISNY
TISTFEr IFT 1619 9ST'5O0'S  PERI9E'ZI LOG'L00'L 98E'6E8 L19S6L L 058'e9's FAI 4IRS K105
CT0'TEE LS S16'0S7°0F TET'6H2'601  RIS'WOL'LL £8TL99's £56°ZPF'( L89°06Z01 C60'999°Z SIPIO0H
WEAFTRIFE  LLOLLETI56 TPEPO6SH  I6] GL6 085 GFL O:f SUY 1P LEL 6F ELC1IFPLS  BTOEL6P9S IPRLL WY 1RI0L
LTLHIY TS FIE9L6'TE CRLBOTL LOLLOL Lk FTOEL'CE ZrPEopL LLT'TOR'DSL  19L*ERS'EL WerRy 9K
LY LIT I LET'RGE 08 FES'ZR0ED  LIZ'6RECO 1SEFE5 LR $00'8£0'L1 POL'EB1PL TLL'ENE LY Sunjong/aspey
SCTLC O L6530 (6] EE0FLE DLL'ELR'ER LPS QLS PP £T6'C0T'T BEC'S26'9L FEO'LB1ES seauefddy 2anpuang
ZOWSSOSET GTHIOG O] 98P 60S 769°518's LSL'TESDE £96'¢L0'E TER'ELLET 9EF'THE 65 SALI0SFAND Y J2reddy
PELSEREL CEF96L Y CRCBISTI  TLE'EISPRT OF'CISHO LLP' P66'D TYCEI'CIT  §68975°01Z UOIBLG SEORIIBA] Ny
§19'665 992 10£°096°C 1 CLLGES'E  BOD6ALEY TE0'ET519 LBEBIT T OLLLBL'SY ZEL'e5L 08 poog
N £€1°L69°16T STER66'9T SPL'BEEDLI [EFEve 6F 0L8'518°6E AIPUB Y] JEIUID)
LETis0°Tal BLBCOLTO BEICaD"T 166'T19°CT OIL0p9'08 BLECEL] LI TEr'ST BOF'PLL'E] HEMPIER)/S[|32)E Suiplng
SALID HEAOS v 1IMNIL 2 DVLIVAS NOINAH  AVATVIA0Ed SANIOW 530 INT NHUIRNY AHOTIALYD

$aU1) Auno) Fupy YPIN0S io0J sajes [(e)ay 3[qexe], jo uosueduwo)

uingny jo 1)
SISA|BUY SI|eg 1¥19Y

91IA qEL

EEEITEE R LPMITEITEIAL L ETLEEP o E L EE A F 0= ba v



DIRAFT: LOR BEVIFW AN COMMEN T COINLY

Auburn North

Auburn North is a neighborhood scale shapping center at Auburn Way N. and 15" St. NE
in north Auburn. The center is a part of the growing commercial district in this area,
Total gross icasable area is 152,000 sguare feet with Alberlsons as the anchor tenant, as
well as a Payless drugstore. With ihe closure of Emst Home Improvement Centers
throughout the region, the center does have significant amount of vacant space. Other
retail development in this general area includes a Food Pavilion north of 15" St. NE, and
several hotels and restaurants along 15" NW,

Fred Meyer is a2 major stand-along retailer several blocks south of Aubum Nerth on
Aunburn Way.

Auburn South

There is another major neighborhood scale shopping center south of Downtown along
Auburn Way South. Albertsons and PayLess are the major tenants af this center at

Harvey Road. There is a QFC store at 2902 South Auburn Way.
Auburn Auto District

Auburn features several auto dealers along Aubum Way north of 157 St. NE. Know as
the Little Detroit of the West these dealers generate a large share of taxable retail sales in
Auburn as shown in Table VI-5.

PROJECTED DEMAND

Downtowny Auburn hag the potential to expand its retail activity in several ways:
- Provide goods and services to empioyees and visitors to non-retail businesses.
- Provide goods and services to users of commuter rail.

- Tncrease market area capture by attracting businesses that cornplement existing strong
retailers such as Rottle’s, antique stores, and miscellaneous retail businesses.

- Build cn drawing power of popular restaurants such as Sunbreak, particularly in its
new facility,

- Build on success of performing arts ceater and Aubnrn Dinner Theater, with
additional entertainment businesses.

AUBURN DOWNTOWN PLAN MARKET STUDY
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DRAFT: FOR BREVIES AMLACOMMENT ONLY

« Businesses such as general merchandise (variety stores), apparelfaccessories,
furniture and appliances, eating drinking and miscellancous retail have the potential
to increase iheir market shares significantly as the Downtown grows and develops in
response to the influences identified earlier.

The projccted levels of retail development are estimated in three stages.

- Market area spending is cstimated as the product of projected households, average
household income (with real growth at less than 1 percent per year).

- Downlown share is calculated as the product of market area spending and assumed
market share.

- The increased level of sales is franslated into square feet using a factor of $200 per
square foot.

As shown, the demand for new retail space would vary from §9,000 to 296,000 square
feet by the year 2010, equivalent to average annual absorption of 6,000 to 20,000 square
feet. The range in demand is quite wide reflecting a range of future outcomes.
Generally, the low end of the range is consistent with steady improvements to Downtown
market conditions. The high end of the range is consistent with aggressive actions to
attract employers, residents, businesses, and shoppers to the Downtown. The Downtown
will have to compete for all of these factors, but the sectors identified are ones where
Auburn can be competitive.

AUBURN DOWNTOWN PLAN MARKET STUDY
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The zero vacancy rate in Auburn is due to the fact that there are few Auburn oftice
buildings in the data base. In fact, the annual Pugel Sound Leasing Guide prepared by
the Puget Sound Business Journal and ihe Building Owners and Managers Association
{(BOMA) does not include any Auburn office buildings. The office space which does
cxist in Auhum is cither owner occupied, smaller than 10,000 square feet, or classified as
industrial.

LOCAL OFFICE MARKET CONDITIONS

The smaller office buildings which do exast in Aubum generally serve local residents and
businesses. Typical tenants in such buildimgs are:

Heazlth care practitioners (doctors and dentists)
Other professional services (attorneys, accountants, architects) and
Finance/Insurance/Real Estate businesses

As presented in Table II-I there are 298,000 square feet of buildings in Downtown
Auburn classified as office by the King County Assessor. That space can be forther
classified as:

Government 69 476
Medical/Dental 171,575
Other Office 57867

298,918

As shown, the traditional office space portion is orily 20 percent of the total amount.

Much of the medical office space is in s1% buildinés. The size and vacancy status of these
buildings is shown in Table VII-3.

AUBURN DOWNTOWN PLAN MARKET STUDY
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City. The Centennial Building in Kent is an example of such a Class A office
building. It is full with average rents of $18.50 to $19.50 per square foot per year.

+ Medical office space will grow with the market area populatien and the Auburmn
Medical Center. The Center plans to add 5 to 6 physicians per year for the
foreseeable future. This growth alone would support 5,000 square feet of new office
development per year.

» Absorphon of other office space will continue after the space vacated by relocating
tenants 15 backfilled. A 5 percent growth rate for occupied office space 15 typical for
stable office markets, as it reflects overall growth in jobs, increases in office using
jobs, and replacement of funchonally obsolete space.

AUBURN DOwWNTOWN PLAN MARKET STUDY
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LIRAFT: FOR BEVIEW AND COMMENT Oy

L.OCAL MARKET CONDITIONS

There are several lodging properties in Auburn as shown in Table VIII-2. The five hotels
shown offer 346 rooms. All of the lodging is located in North Auburm around 15™ St.
NE. Further, all the properiics are lunited service hotels or motels. There 15 a restaurant
immediately adiacent to the Howard Johnson property, but it is not operating at this time.
The average corporate rate for a donble room varies from $45 to $64.

Table Viil-2
Auburn Area Lodging

Rooms Room Rate Features

Howard Johnson 1521 D &t 66 $64 B, G
Corfort Inn 1 - 16® NE 52 $63 A.B,D,E
Microtel Inn and Suites  16% and B St. 97 $50 A F
Nendels 102 15" NE 35 $45
Value Inn 9- 14" NE 96 $55
346

A. Suites

B. Continantal Braakiast

C. Pool

0. indoor Pool

E. Mecinyg Room

F. Computar Data Port

S, Reslzuranl

Source: Froperty Counselors

The Comfort Inn and Microtel Inn have been developed in the past year and their
development can be attributed at least partly to the development of Emerald Downs.
There is an additional limited service hotel planned for the North Auburn area, and there
are hotel sites available around the SuperMall.

None of the lodging properties offers significant meeting facilities. The Comfort Inn
offers one small boardroom. The major mecting facilities in the City are located in public
buildings, churches and service clubs, or halls, Tabie VIIH-3 summarizes the capacity of
these facilities. As shown, the Community College offers space for groups up to 350, and
the VFW Hall has a capacity of 300. But none of the buildings has the ability to offer a

AUVBURN DOWNTOWN FLLAN MARKET STUDY
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Such a hotel could not rely solely on the meeting or group marked segment. 1t would
also have to capture comimercial traveler business, and general fourist travelers. A
suecessful facility would need io be located along a major state highway such as SR-167
or SR-18. Prefcrred locations in order of attractiveness would be:

SE-167 at North Auburn {near Emerald Downs and employment centers).
SR-167 and SR-18 {at confluence of tajor highways and ncar SuperMall).
Downtown off SR-18

SR-164, Aubwm-Enumclaw Road (near Muck]e.shmt Casino and Amphithcater}.

A Downtown location could benefit from the business travel in the Green River Valley
and the increased visitor traffic along SR-164.

In summary, the opportunity exists for a lodging facitity with approximately 150 rooms.
This opportunity is dependent upon:

- Identifying a site with access and visibility to SR-18, and

- A strong effort to provide amenities such as meeting space in a public private
cooperative effort.

AUBURN DOWNTOWN PLAN MARKET STUDY
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APARTMENTS

Auburm is an cstablished apartmient market i South King County. Table IX-2 compares
apartment market conditions among several sites in South King Ceounty. As shown,
Auburn has rental rates of $481, $555, and $662 per month for 1 bedroom, 2 bedroom |
bath, and 2 bedroom 2 bath units, respeciively. These are the lowest rents of the
communitics shown, although they are comparable on a per square foot basis, The
vacancy rate is 4.3 percent, reflecting a tight market, although the rate 15 somewhat
higher than in the other communities.

Table 1X-2
South King County Apartment Market Conditions - 1997

Anhorn Kent  Des Moines Enumclaw  Federal Way  Renton  Total

Vacancy 2% o0 o5 o 0a % %
1 BR 3.7 1.9 2.4 ] 32 340 27
2BR/l BA 3.1 33 21 4.8 3.1 36 3.3
2BR/2BA 63 31 4.3 . ik 38 3.3
All Units 473 2.7 2.0 1.9 34 36 33
Actnal Rent 5 ¥ 3 b3 b 3 3
1 BR 481 534 427 518 510 541 516
2 BR/1 BAa 555 5%7 581 607 576 621 5%6
2BR/2 BA 662 622 607 - 679 749 675
Act. Reat/NREF g s 5 3 5 3 3
1 BR 0.75 0.75 0.74 0.7 0.72 0.8l 0.75
ZBR/ BA 0.66 0.69 0.67 .65 0.66 0.72 0.68
JBERZBA 0.67 .69 0.66 - 0.66 075 0.66

Source: Dupret+Scott, dpartment Vacancy Report, Fall 1997

The change in rental rates and vacancy rates is shown in Table IX-3. Vacancy rates have
fallen since 1995 when they exceeded 8 percent. The average rental rate dropped in that
vear but has increased steadily since that time. The average annual increase was 3.2

percent, shightly igher than mfilation.

AUVBURN DOWNTOWN PLAN MARKET STUDY
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IRAFT: IFOR REVIEW Ak CCOMMENT ONLY

Federal Way oilers the Village Green and Evergreen Lodge. The Village Green
opened in September 1997 and i1s renting at rates of 51,200 to $2,500 per month.

The surrounding communities of Kent and Renton have also attracted scveral privately
developed federally subsidized projects. The two citics have 5 and 3 projects
respectively, developed by Senior Housing Assistance Grounp, each providing 160 units.

PROJECTED DEMAND

Auburn has demonstrated an ability to attract new single and multifammly development.
The lower prices in Aubum reflect its greater distance from the employmeni centers of
the Puget Sound region. The provision of the commuter rail service to Auburn witl
increase the accessibility and convenience of commuting to employment from Auburm,
and the lower prices should represent a bargain. This will be true for residents
throughout Aubum, but particulariy true for new residents of Downtown within walking
distance of the commuter rail station.

New residential development in Downtown Auburn has three strong selling points:
- A small town feel
- Proximity to goods, services, and amenities
- Convenient access to employment centers

With completion of the commuter rail station and service, Downtown should be able to
attract many rtail users. Based on the projected ridership in 2010 of 930 boardings, and
the estimate that 40 percent of the riders will arrive by bus and represent a more likely -
potential group for living downtown, a 25 percent to 30 percent share of these riders
would support 90 - 110 units. A project this size would be comparable in size to the
proposed new mixed use project near the transfer station in downtown Renton.

Over the longer term, a capture of 10 - 20 percent of the multifamily hﬂusing'. demand in
the City would support 25 - 50 units of new housing in the Downtown each year,

Downtown is also an attractive place for senior housing. The Auburmn Medical Center is a
strong factor, as are the goods and services of the business disfricts. The Downtown
wonld benefit from the potential spending of residents in market rate senior housing and
assisted living projects. A 50 - 60 unit project should be supportable over the next 3 - 5

years,

AUBURN DOWNTOWN PLAN MARKET STUDY
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AUBURN DOWNTOWN STUDY
IMPLEMENTATION PROJECTS

TO: Julia Walton, Arai Jackson

FROM: Ed Starkie, Leland Consulting Group
DATE: 19 Aupust, 1999

SUBJECT: Tavem Block, Truitt Site and Housing Site Downtown

Leland Consulting Group has evaluated the feasibility of development options for three
sites in downtown Auburn. The sites are the Tavem Block, the block with the Truitt

fagade, and the housing site across from the proposed King County parking structure.

Tavern Block
Property Acquisitions Land Area Land  Imprvet Total
Square Feet Value Vahue Value
3 Main St 302 3 29500 3105504 3 138,702
9 Main St 1498 § 11200 % - $ 12,698
13 Main 5t 2,700 3 20300 E187200 $ 210,200
21 Msin 5t 2,700 § 20300 § 72600 95600
25 Main St 2,700 3 20300 § 72600 5 95600
33 Main St 2,700 $ 20300 § 12,000 $ 35000
37 Maia St 8955 3 67200 § 6,700 £ B2E55
15 Auburn Ave 12600 % 31,900 5365200 3 459700
18 1stNE 5400 3 35100 5139600 $ 130,104
Totals 43,155 3305900 3961400 3 1267300
1 ist NE (Cityowned) 10,800 $ 70200 3 6,500 $ 37500
The Tavern Block '

Leland Consulting Group evaluated two scenarios for the Tavemn Block. The analysis
considers whether the proposed uscs provide sufficient financial return to offsct the cost
ufhudaﬂdmuhﬁmgmﬂgunpmumm&ﬁcmﬁufhnﬂmdwtsfm
the Tavern Block is shown in the table below.

The cwrrent assessed value (not including the city-owned parce] at 17 Street NE) is
$1,267,300. The high value of the buildings, at $361.400, makes redevelopment
difficult. Redevelopment must create sufficient value to offsct the value lost through
building demolition. The value lost is approximately the value needed to create

LEtasm CONSULTING GO
Keal Estate Ecomomics, Development Advicory Services aud Project Management




Costs for acquisition, demolition and construction for the second scenano ace shown
below. Tolal building costs are accounted for with a combination of hard construction

costs, saft costs (costs for design, permitting, financing, ete.), parking cost and Lenant

improvements. In

this scenario. tenant Tavern Elock Option 2
improvemf:n’ts for Hospital Offices
doctors offices are | Const CosUSE 51,786 $ 6800 3 3521448
placed at twice the | Ol CosUSF s1786 §$ 1360 § 704,290
value usual due to Parking Structure Cost 28000 § 3500 % SEQGOD
the specialized Office Ti 1786 % 5000 3 1,98%200
namure of medical Recail TI 12000 % 2000 % 240000
office space. Total Bulding Cost T 7435038
Land Acquisition $ 1,267,300
In typical market Demolition $ 125000
evaluation, refurn Total Cost of Land, Site and Building § 8,827,338
on asset for office

(8.5 percent) is low for 2 market developer, while return en asset for is too low for retail
to be built by a market developer. Howeves, the hospital is not a market developer. As
an institution with expansion requirements the hospital may view real estate as a non-

gma?f Tavern Black Oplion 2
doing business. As  {Fro Forma
such, theability to | Retail Cost 12,000 3 £28 § 1545828
ensure that the Medical Office Cost 39,786 $ 158 _$ 6305510
building retail is | Total 51,786 ¥ 152§ 7247338
self-supporting may
be the oply criterion  {Retail Rent 12000 $ 1200 % 1440600
necessary for the Less Vacaney 5% b (7,200)
hospital to consider Effective Gross £ 136R00
building office Less Expense 0% §  (41,040)
space. Cash Flow b 4 95,760
Availability of City [Retail Return on Asset 62%
land for parking Office Rent NNN 37538 § 1500 § 563071
also actstomake |y oo vacancy 5% $_ (28,154)
this scetiario Effective Gross 5 534918
aftractive. Parddng
on the City site Expenses ) .
Cash Flow 3 5345818
allows a more
efficient use of the Offfice Retum on Assel 5%
land acquired. Combined Return 7.1%

An office building may be feasible because of the higher valuc of the structure and the
specializad nature of the rental market (doctors). According to the return on assct
measure, this scenario may be feasible.'

LErarm CoMSUCTING Ol
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On the development side, the housing unit would sell for $125,000, a price atfordable to
a share of the market currently renting. The project is self-parking for owners and

tenants. The total project

cost of the units doss not Truitl Building Site

include a special tenant-

improvement package for SF Cost Tolal
the retail. At a total cost Building Cost 7500 % 0% 525,000
of $700,000, the sale Soft costs 20% § 105,000
value allows a developer Land Cost 3 70,000
profit of $150,000 or Tatal 3 700,000
approximately 21% return Units  Per Unit Total
an myvestneant. .

Retail Space Value 5 5 45,000 $ 225,000

Unit Sales Valoe 5 3125000 %5 625000

Total : $170,000 5 850,000

5 Infill Units on the Treikt Site

The Pastime

The Pastirne is an attractive building that is worth restoration. Restoration will require a
seismic structural upgrade, some interior demolition and interior improvernents. Costs

Trultt Building Site i‘;ﬁg"::b‘l‘:ﬂm‘d in the
Pastime Building Renovation '

SF Cost Total | Seismic upgrade and interior
Seismic Upgrade 2800 § 1000 $ 28,000 | demolition are necessary to
Interior Gat 2800 § 300 § 2,400 | bring the building into current
[mproverments 2800 § 2560 $ 70,000 | construction code status,
Subiotal $ 106400 | lmprovements assume thet basic
Saft Cosis 20% § 21280 | building systems need only
Contingency 15% § 15960 | minor change and that all
Renovation Cost § 143,640 | portions of the interior with

sound structure will be retajned.

To evaluate the feasibility of this option, it is necessary to look at the purchase value
generated by the renovation. Purchase value can be ascertained by calculating the equity -
and debt Giat can be supported by the finished project. The first step is fo find net

operating income and caleulate
debt. Given rent of $15 per
square foot with cxpenses,
rents can support $27,300 of
debt at a debt coverage ratio of
HER

Maxirnum equity is calculated
by capitalizing Cash Flow
Before Tax by the target retum
rate, 12 percent.

Trniti Buildiny Site

Pastime Building Renovation

Gross Rent 2800 $ 1500 $ 42000 )

Vacancy 5% § _ (2,100)

Effective Gross £ 319900

Less Exponses $ 450 % (126000

Net Operating Incoms $ 27300

Debt at 1.3 Ratio § {21.000)

Cash Flow Before Tax $ 6300
LELANT CONSULTING OROUF
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AUBURN DOWNTOWN STUDY
IMPLEMENTATION PROJECTS

TO: Julia Walton, Arai Jackson
FROM: Ed Starkie, Leland Consulting Group
DATE: 13 August, 1999

SUBJECT: Housing Site Downtown

Leland Consuliing Group has evaluated the feasibility of development options for three

sites in downtown Anbumn. The sites are the Tavern Block, the block with the Truitt
facade, and the bousing site across from the proposed King Cosmfy parking structure.
This memotandum discusses the housing site adjacent to the proposed King County Park

& Ride lot.

The Block Opposite the Park & Ride

The scenario for the block opposite the park & ride near commutes rail is for two-story
residentia! development. The proposal is for 67 umits with a mix of studios, one
bedroom and two bedroom units. The building footprint is able to use approximately 80
percent of the site because parking is assumod to take place on a shared basis with the

by using the asset value ta calculale

park & ride and on strect parking. :
Housing Block Across from the Park & Ride
Rents shown are taken from the
Auburn Downtown Plan Market Study | Site Area 43,200.
and reflect current market rates. Total Acquiition Cost £ 13 5 TR000
building arca is 43,200 square feet Buiiding Footprint 14,400
with 67 units averaging a size of 550 Floors 3
_ square feet. The building is standand Building Spaxce 43,200
stick construction and we assume Common Space 15% 6,480
there arc no site problems that would Parking 926 28,800
cause cxtraordinary costs. Parking Cost $ 144,000
Apartment Squar: Feet 36,720
The pro forms projects act operating | Nymber of Units 67
inootme to determine feasibility, Average Unit Size 550
applying a capitalization fate t0 25SIBN |y g, poe, Rent per Square Foot $ 1.20
asset vafue. Feasibility is determined Moxthly Rent per Unit 5 650

the cost per square foot that can be paid for construction.

As shown in the following table, net operating income was arrived at by the standard
means of calculating gross income, and subtracting vacancy and operating expenscs.

Le amt ConsDLTRO GROUE
Real Exuaie Eronomics, Development Adwisory Sarvices and Profery Mawagewest - -
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Appendix IV:Potentially Significant
Historic Properties

Introduction

All downtown pruperties were evaluated for historic significance
during the preparation of the Downtawn Flan.

Conclusions reached about historic significance are summarized
in the body of the downtown plan document, and (he full detail ol
properties analyzed are presented in this Appendix.

Appendix 1V: Potentially Significant Historic Properties
Florember 7 00000
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