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Section 1

INTRODUCTION




Spread over some 75 acres in the heart of
Seattle, Washington is the unique con-
glomeration of cultural, public assembly,
and entertainment facilities jointly
known as Seattle Center. The complex, a
legacy of the 1962 World's Fair. is the
city’s premier leisure destination as well
as a major conference and exhibition
venue, Though still a powerful force in
the regional marketplace, it has not been
immune to the ravages of time and inten-
sive public use while, at the same time,
newer and more glamorous rivals
threaten to pare off a liberal slice of its
attendance and cvent base. Sympto-
matic of the problems confronting Seattle
Centeris the relentless inerease in build-
ing maintenance and administrative
service requirements that has occurred
over the past several vears. Despite their
cost in manpower and financial re-
sources, these corrective measures have
failed to compensate for the flaws inher-
ent in the physical plant. The gap be-
tween income and expenses has conse-
quently continued to widen, with the
annual operating deficit now approach-
ing $4 million. In addition. the backlog of
deferred maintenance and needed capi-
tal improvements has been estimated at
some $65 million over the near term and
will grow to $150 million over the longer
term, representing expenditures re-
quired simply to preserve the status quo
with no likelihood of improved competi-
tive position or operating performance.

Recognizing that conceried remedial
action is imperative if the Center is to
endure and prosper in the future. the
City of Seattle retained Walt Disney
Imagineering. Inc. and Harrison Price
Company to prepare a master conceptual
and economic development plan for Se-
attle Center that would identify a mix of
facilities and activities enabling greater

competitive strength, enhanced service
to the community, and a better financial

result. The work program, initiated in
December 1987, was divided into three
phases. Phase | encompassed a thor-
ough examination of the physical condi-
tion, attendance and use characteristics,
and financial performance of Seattle
Center buildings and grounds, together
with extensive surveys of Seattle area
residents as to their perceptions of and
aspirations for the Center. Interviews
were also conducted with management ol
all major user organizations and many
public officials as well as representatives
of the community at large. With this data
base established, Phase I1 then began to
define conceptual alternatives, including
assoclated attendance projections,
culminating in the presentation of three
options. each focusing on a different
philosophy of development. The Seattle
City Council subsequently approved one
of those options—known as the "Reglanal
Family Entertainment Center” concept—
for further study and articulation in
Phase 11l. This third and final phase of
the work program included a series of
public workshops on programming,
transportation and design, and econom-
ics, which brought together a wide range
of interests and expertise in these critical
aspects of the master plan.

This report contains the findings of Phasc
Ill. Itis in part a synthesis and refine-
ment of all previous phases of work and
in part an assessment of the economic
implications of the design concept as
developed by Walt Disney Imagineering,
pictorial and narrative descriptions of
which have been submitted under sepa-
rate cover. Following this introduction,
Section 2 highlights the study’s principal
findings and conclusions. Section 3 is
devoted to attendance projections and
demand for key visitor services, while
Section 4 addresses operating revenue
and expenses for all component facilities,

0]




both individually and collectively. The
report concludes in Section 5 with an
analysis of the expected capital cost of
the redevelopment program.

The study is a product of a joint venture
between Walt Disney Imagineering, Inc.
as conceptual designer, represented by
Juliann Juras and Gordon Hoopes, and
Harrison Price Company as economic
consultant, represented by Harrison A.
Price and Nicholas S. Winslow. In the
capacity of subcontractors, Peter Moy &
Associates and Sharon J. Dalrymple
provided analytical support.

The conclusions reached in this report
are based on the study team’s present
knowledge of the Seattle market and
competitive environment as of comple-
tion of field work in March 1988, Asin all
studies of this type, projected results are
predicated on competent and efficient
management of the Center’s component
attractions and presume no significant
difference in competitive position from
that set forth in this and previous re-
ports. Since annual operating results are
based on estimates and assumptions
that are subject to an indeterminate
amount of uncertainty and variation,
particularly at this early stage in the
planning process, they are explicitly not
represented as results that will actually
be achieved. Financial estimates, fur-
thermore, reflect the physical plan inde-
pendently developed by Disney Imagi-
necring. Just as the physical plan is
illustrative and suggestive only and is not
intended as a definitive design statement
(a task which will fall to the architect
sclected for the project), the economic
analysis is likewise preliminary in the
sense that any changes in the mix, size or
programming of facilities will have finan-

clal consequences that are not rellected
here. Finally, the study does not include

the possible impact of government re-
strictions on the subject development

except those identified in the report.

The study team wishes to expressils deep
appreciation to the many organizations
and individuals in the City of Seattle who
generously donated their time and assis-
tance in completing the work program.







Briefly highlighted in this section are the
principal findings and conclusions of the

Phase lll consulting program. No at-
ternpt is made here to provide supporting
documentation or to present detailed
findings. which are fully set forth in the
main body of the report. The reader is
encouraged to refer to later sections for
explanatory comments and underlying
assumptions that are not expressly iden-
tified in this summary presentation.

ATTENDANCE PROJECTIONS AND
DEMAND FOR EKEY VISITOR SERV-
ICES

Attendance is a basic measure of the
performance and competitive impact of
any entertainment-oriented complex,
and the master plan accordingly encom-
passed a comprehensive attendance
analysis. Where applicable, attendance
estimates were then converted into ca-
pacity requirements and demand for key
visitor services. The following para-
graphs describe principal findings.

Revised Attendance Estimates

. The existing attendance base for

Seattle Center, shown in Table 2-
1, amounts to approximately 7.2

million visits annually as of 1986.
In addition to these visits, which

are known to be generated by the
specific facilities listed, it is esti-
mated that as many as 800,000
unallocable visits may also be
taking place, bringing the overall
total to some 8 million.

- This attendance base is in serious

jeopardy. Among other factors, the
Seattle Supersonics will soon va-

cate the Coliseum, many conven-

tion and trade show events will be
[ 2~1

lost to the new Convention Center
and other competing venues,
competition for food and retail
business is increasing markedly,
several of Seattle Center’s cultural
organizations have facility con-
straints that severely hamper ef-
forts to expand their programs and
audience, and many Center facili-
ties are losing appeal as they be-
come more and more outmoded
and/or deteriorated. There is
growing concern among the gen-
eral public, meanwhile, for the
safety of the Center's grounds.
particularly at night. Without a
comprehensive redevelopment
program such as formulated in
this study. a pronounced and
irreversible decline in total visita-
tion can be anticipated.

Projected attendance under the
master redevelopment plan is
summarized in Table 2-2. As indi-
cated, ongoing facilities in tandem
with new or refurbished attrac-
tions will generate an aggregate
volume of 6.7 to 7.7 million visits
through the first four phases of the
plan, before allowing for unallo-
cable visits. If the size of the Coli-
seum is reduced to 7,500 seats, an
option proposed for the final
phase, combined attendance will
decrease moderately to a range of
6.5 to 7.5 million.

In short, by eliminating marginal
operations and adding significant
new attendance-generators, the
master plan preserves the Center's
existing visitor base despite liberal
allowances for increased competi-
tion for selected programs, with

the mid-range planning estimate
of 7.2 million for Development




Table 2-1

EXISTING ATTENDANCE BASE
AT SEATTLE CENTER

1986
Total
Estimated
Attendance
Facllity {thousands)
Publie Access Facllitles
Collscum 748
Grounds/Mural Amphitheater! 520
Opera House2 481
Arena 323
Bagley Wright Theater 173
Northwest Rooms 149
Exhibition Hall 134
Flag Pavilion 96
Mercer Forum 88
NASA Building 52
Center House Conference Center 41
Playhouse 31
Center House Theater 16
Poncho Forum 15
PAC Hall u
Subtotal 2.867
Privately Sponsored Facilities
Space Needle 1.159
Pacific Science Center 911
Fun Forest 400E
Seattle Children's Museum 108
Seattle Art Museum Pavilion na
Veteran's Hall na
Subtotal 2.578




Table 2-1
(continued)

Facility

Center House
Retail and Food Service Operations
Stage and Court
Subtotal

Total

1 Includes major festivals.

2 |ncludes Rehearsal Hall and other miscallaneous assembly spaces.
ma means nol avaiiabie.

E means estimated.

* Less than 100 visits.

Total
Estimated
Attendance

[{thousands)

1. 400K
319

Source: Seattle Center Finance Division, Space Needle Corporation, Pacitic Science Center, and

Harrison Price Company.



Table 2-2

SUMMARY OF ESTIMATED TOTAL ATTENDANCE

UNDER THE SEATTLE CENTER
REDEVELOMENT PROGRAM

(Stabilized Year)
Attendance Planning
Range Estimate
Program Component (thousands] (thousands]
DEVELOPMENT UNIT 1
Ongoing Facilities! 3.585-3.911 3,750
New or Refurbished Facilities
Metro Site Complex
Family Amusement Park 541-709 625
Entertainment Center (increment) Bl-142 110
Collseum (14,000 seats) 468-527 500
Meeling Rooms?2 391-446 420
Public Program Area
Center House Programs 332-339 335
Theater 56-60 60
Sealtle Children's Theater 179-191 185
Sealtle Children's Museum 163- 169 165
Children's Ride Area 126-176 150
Pavilion lee Rink 136- 164 150
Puget Sound Theater 70-105 85
Intiman Playhouse G1-85 75
Pacific Northwest Ballet School e2-26 25
Subtotal 2.626-3.139 2,885
TOTAL UNIT 1 6.211-7.050 6.635
DEVELOPMENT UNIT 2
Children’s Play Area® - -
Concert Hall 252-281 265
DEVELOPMENT UNIT 3
Reglonal Exhibition Center 139-279 210
DEVELOPMENT UNIT 4
Crafls Museum 70-139 105
TOTAL UNITS 1-4 6.672-7.749 7.215
DEVELOPMENT UNIT 5
Coliseum (7.500 seats. net change) (164-208) (190}
TOTAL UNITS 1-5 6.508-7.541 7.025

' includes Space Neadle, Pacific Sclence Canter, Opera House, Bagloy Wright Theater, Pancho Forum,
and grounds at large including major festivals and Mural Amphithaalor
2 Includes Morthwost Rooms, Marcer Forum, Exhibition Hafl, and Public Program Area meeting lacilities.

3 Included with childran's nides.
Source: Harrison Pricae Company.




Units 1-4 virtually identical to
present experience.  While the
absolute volume of visitation is the
same, there will be important
qualitative differences in the mix of
attendance favoring a more even
distribution of activity over the
range of seasons and over the daily
operating schedule due to in-
creased nighttime patronage.

Implications for Supporting Facilities
and Services

Aresurgence in Monorail ridership
is anticipated on implementation
of the Seattle Center redevelop-
ment plan. From a current level of
some 1.1 million riders, volume is
projected to grow to between 1.7
and 2 million over the 10-year
planning period utilized in this
study. There will be a temporary
dislocation of Monorail patronage
while the terminal at Seattle Cen-
ter is refurbished and relocated,
when ridership will drop to about 1
million. but steady increases are
expected thereafter in response to
the Center's new image and pro-
gram offerings.

An analysis of probable atten-
dance patterns for the aggregate of
all activities at Seattle Center re-
veals a need for approximately
4,600 parking spaces on an
average peak day, or "design day.,”
basis (a typical weekend day in
summer). Average peak require-
ments during the evening amount
to a lesser 3,100 spaces. While
there are several advantages to be
gained from providing all needed
parking on-site. this may not be

necessary in view of the generally
substantial availability of on-

street spaces and commercial lots
on the site periphery that absorb
an appreciable portion of the
Center's parking demand. The
analysis has accordingly assumed
that roughly 80 percent of the total
requirement, or about 3,700
spaces, will be provided on-site
(existing lots plus three new ga-
rages) over the course of the plan-
ning period. The parking situation
should be continually monitored,
however, since the future status of
off-site parking is uncertain.

. Visitor spending at Seattle Center,
estimated at $5.00 per capita in
constant 1988 dollars, will gener-
ate demand for some 40,000
square feet of food service area and
10,000 square feet of retail sales
area. An additional increment of
5.000 square feet of sales space is
estimated for arts and crafts. Itis
suggested that food service area be
divided equally between full-serv-
ice restaurants and convenience
food /snack stand outlets.

. The envisioned redevelopment
program will generate a net in-
crease in Seattle Center employ-
ment of 315 [ull-time equivalent
jobs, distributed among all compo-
nent facilities as well as Seattle
Center Department. This repre-
sents an increment of slightly more
than 20 percent to the existing
base.

ESTIMATED OPERATING REVENUES
AND EXPENSES

As noted in the introduction to this re-
port, the financial performance of Seattle
Center has steadily worsened over the
past several years. One of the strategic

2-5]
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Table 2-3

GENERAL FUND SUPPORT
FOR SEATTLE CENTER OPERATIONS

1982-1987

General Fund
Support As
Adopted General Percent

Year  Adopted Budget = _Fund Support  of Budget

1982 $ 8.510.512 5 206,645 2%
1983 9,087,703 903,806 10%
1984 13.609.306 2,002,723 15%
1985 12,069,140 3.652,091 30%
1986 11.945.713 3.610,715 30%
1987 12,974,314 3.788,318 29%

Source: City of Seattle Adopted Budgets 1982-1987 and
Harrison Price Company.




Toble 2-4

SUMMARY OF CONSOLIDATED OPERATING PERFORMANCE
FOR SEATTLE CENTER
(Theusends of Consiamt 1988 Doliars)

1908
Faclilty 1 Actual Yanr 1 Year 2 Yenar 3 Year 4 Year & Year & Yanr T ar & Year & Yanr 10
TOTAL OPERATING REVENUE
Public Access Facilties §4.283 202 £2 BT 52 063 53 843 §4,002 §4132 £4.183 4,188 54,102 §4.247
Exciusinve Use Facilities $1.488 §$2.239 £2 Taa £3. 707 £3.745 £3.947 $3 996 §4 276 $4.323 $4.309 $4.284
Transponation §2.360 £2.512 B2, 0dd 2.0 $3.223 £3,447 $3.674 Faa4v 33,9892 $4.047 £4.333
Public Space and Grounds £158 E160 $i68 $168 £168 $£168 §1E8 £168 $1EE £168 A
Total §B8. 188 §r. 722 £8.423 £5.7TA £10.970 £i1, 504 511,670 12 474 12,671 £12. 746 $13.132
TOTAL OPFERATING EXFENSES
Pubdic Access Facililes 55,185 4,307 4,330 §d 440 §5185 $5,537 $5. 084 §5 732 §5. 728 £5,738 55,804
Exclusive Use Fociliies 5804 §1.,081 955 $1.245 1,222 $1.283 $1.287 $1.405 $1.407 5474 £1.4
Transparation $1.807 $2,044 $2.101 $2,201 §2.342 §2.447 §2.554 §2.628 §2.701 $2,733 $2.86%
B Public Space and Grourds §3,004 $3 4R7 3,561 £3 561 £3 &8 £3 g1 £3 851 £33 581 $3.561 £3 881 §3 581
i
L Tolal §11.800 $10, 089 $10.837 £11.447 12320 §12.878 513,086 $13.316 §$13.387 E13.4a94 13,651

MET GPERATING INCOME

e (51.565) (S1.448) ($1.477] ($1.352) ($1.50%5) ($1.,552) (§1.539) (§1.540) ($1.544} ($1,5857)

Transpariation $453 ‘;‘-IH £543 730 $881 §1.000 §1,120 1,219 $1.281 $1,214 §1.468
Pubsie Space and Grounds [$2 846] _($3.268] _($3.383] _($3.393] [$3.393] _ ($3.383) _(§3.393) _($§3.383] (§3.303) _($3.393} ($3.383)
Tatal ($3.711) {53.26T) ($2.514]) ($1.66%) ($1.341) (E1.234) (51,116) [$E42) [§T28) (5688} {§518)

1 Beo Tables 4-43 thecugh 4-45 Sor cGoiaded b ol Lacilifies Inchadnd in Bach calegony

Scurco: Mardson Price Company



compared to $941.000 in 1986),
new Food and Retail Operations
($106,000 to $1.4 million over the
period, compared to $299,000 for
the Center House in 1986). and the
Family Amusement Park and
Children's Ride Area [$762,000 to
$1.1 million over the period, com-
pared to $498,000 for the Fun
Forest in 1986). Other net income
sources, which have no present
counterpart, are the Entertain-
ment Center (5175,000 to
217,000 over the period) and the
Ice Rink ($86,000 to $125,000 over
the period).

With respect to nonprofit
operations, the alorementioned
assumption that rental payments
will equal operating costs results
in a breakeven scenario—zero net
income and no operating deficit.

Income from the major generators
noted above will increasingly offset
the cost ol Center-sponsored ac-
tivities, including the Pavilion and
Public Program Areas [operating
deficit of $1.9 million annually,
compared to a loss of $1.8 million
in 1986) and Landscaping and
Grounds (deficit of $1.4 million per
year, compared to a $1 million loss
in 1986). The operating deficit for
the Monorail will amount to
$650,000 in Year 1, compared to
$488.000 in 1986. but will decline
with Increased ridership to
$375.000 by the end of the plan-
ning period.

On a line of business basis as
shown in Table 2-4, Public Access
Facilitlies (Opera House, Bagley
Wright Theater. Coliseum, Meet-
ing Rooms, and so on) will continue

Iiu record a loss, but one of some-
hat reduced magnitude due to
e restructuring of selected pro-

prams. Exclusive Use Facilities (a
ategory which encompasses all of
e new commercial leases) will be
¢ major source of income, fol-

owed by the Transportation cate-
gory (Parking and Monorail). The
argest deficit will be associated
th Public Space and Grounds as
as historically been the case.

ESTIMATED CAPITAL COSTS

The

dete
with
Walt
para
men

al task of the work program was a
nination of capital costs associated
e conceptual plan developed by
Msney Imagineering. Subsequent
gaphs describe lunding require-

Scattle Center has recently com-
pleted a comprehensive survey of
deferred maintenance and capital
improvement needs that must be
lundertaken regardless of whether
¢ subject redevelopment pro-
gram Is implemented. Known as
ithe Capital Asset Management
Program (CAMP), these require-
Iments are summarized in Table 2-
(6. The requirement over the next
five years amounts to nearly $65
million, as shown, and grows to a
cumulative total of almost $150
million in 20 years. These expen-
ditures, though vital to the contin-
ued functioning of Seattle Center,
Il not halt the downward trend in
performance—attendance will
ontinue to decline, attrition of
onvention and trade show activity
Il continue to grow. cultural
iprogram expansion will still be
facility-constrained, and the reve-
inue/expense gap will continue to




Table 2-5

SUMMARY OF CAMP REQ MENTS
FOR SEATTLE CE R!

1989-2008
(Thousands)
Total

Period Requirement
1989-1993 $64,452
1994-1998 25,695
1999-2003 29,692
2004-2008 29,852
Cumulative Total $149,691

1 Caplial Asset Management Program (includes delerred mai ncd and needead capital
improvemants).

Sourca’ Seattla Centar Finance Division.




widen.

The costs of the redevelopment
program should accordingly be
viewed in light of the reality that
there is no “do nothing no cost™
option for Seattle Center—sub-
stantial reinvestment in the physi-
cal plant is mandatory under any
reasonable scenario as to the
Center's future,

Table 2-6 summarizes estimated
capital budget requirements for
the redevelopment program,
stratified by Development Unit and
potential source of funding. The
Public Investment category in-
cludes those [acilities with little or
no revenue potential that must be
funded by general obligation
bonds, levy, or Capital Improve-
ment Program sources. The
Public:Revenue-Supported cate-
gory encompasses facilities that
are at least 50 percent revenue-
generating and thus partially or
fully self-supporting (and thus
potentially fundable with revenue
bonds or conventional financing).
Facilities in whole or in part fund-
able through private philanthropy
comprise the Private Nonprofit
category, while the Private Com-
mercial category includes facilities
identified in this analysis as at-
tractive investment opportunities
for private enterprise. All
amounts, it should be noted, are

expressed in constant 1988 dol-
lars.

Estimated costs of Development
Unit 1.1 (which corresponds to
Year 1 of the planning period),

amount to some $75 million, plus
near-term CAMP requirements

lated with ongoing facilities
only (as opposed to the total CAMP
dget for this period as previously
iscussed. which includes facili-
scheduled for demolition un-
er the master plan) of about $30
illion, for a total of roughly $105
fllion. Development Unit 1.2
corresponding to Year 2] will en-
all a cost of $115 million plus $5

pment Unit 2 (corresponding to
car 4) has an estimated capital
quirement of $50 million plus 54
illion in CAMP costs, for a total of
54 million. Some $11.5 million
Il be required for Development
nit 3 {corresponding to Year 5)
ncluding CAMP expenses: cosls
jated with Development Unit
(corresponding to Year 7) total
million including CAMP ex-
nses. Finally, Development Unit
5 (corresponding to Year 8)—re-

seum situations at a later date—
will require approximately $16

million including CAMP expenses.

‘'The cumulative capital investment
requirement for all five phases of
development accordingly comes to
£335 million. Of this total, 39
percent will be incurred as Public
Investment, 35 percent as
Public:Revenue-Supported, 18
percent as Private Nonprofit ([most
of which is associated with the new
Concert Hall in Unit 2), and the
balance of 8 percent by Private
Commercial enterprise.

The most essential components of

the redevelopment program—{a-
cilities and infrastructural im-



Table 2-6

SUMMARY OF

ESTIMATED CAPITAL INVESTMENT REGUIREMENTS
[Thousands of Constanit 1988 Dollars)

PFrogram Compononi

DEVELOPMENT UMIT 1.1

Linification Package and Landscaping
Auslocaie Treasured Objects

Purchase "Basil's™ Proparny

Madro 5fe Garage (250 spaces, 100 bus spaces)
Family Amusemant Park

Entartainmant Cantar

Demalition ol Fun Forest and Bullding 50
Broad Sires Enirance

Sistor City Cour

Sealtle Children's Museum

Theater District Restaurants

Purchasa State Proparty Mear Coliseuem
Purchase Propartes on Concirt Hall Site
Temporary Raefocation of Lhilities
Aelwbish Collseum (14,000 soats)

TOTAL UMIT 1.4
Add: CAMP Reguiramients 19891983

TOTAL UNIT 1.1 PLUS CAMP

DEVELOFMENT UMNIT 1.2

Damalition of Momaorial Stadiurm and Valaran's Annex
Pavilign Garage (1,000 spacas)

Pavillon Garage Lid'Community Souare

Pawilion

Harrison Strest and 5ih Avenue MNorth Entrances
Pedestrian Walkways

Aedavelop Monorndl Terminal

Public Program East

Public Program West

Soaitle Children's Theater (500 seats)

Pugist Saund Theater

Children's Rida Area

Opera House AnrexSeatle Center Offices {Arana sita)

TOTAL UNIT 1.2
Add; CAMP Heguirements 1924-1895

TOTAL UNIT 1.2 PLUS CAMP

Public:
Publie Aevenue- Private
Iinvesiment Supporied Monprofit

Privais Grand

Cammercial Total

519215 £19.215
298 594
£2,200 52,200

£0,448 59,448

15,048 516,048

53,200 53,203

5173 =173
5B £621
£305 £305
£6.859 56,6850

£2.803 £2.242 50045

£850 S850
&1, 500 51,500
EG8A s8R
§7.824 57 824

£23,348 522275 L5, 859 £22.293 £T4.875
$12.620  _ 517083 . = . T
£35.077 538,368 L5, 859 £22 393 L1042, 557
S283 £283
518,004 £18.084

£2,075 £2.075
$18.160 2,883 £1.702 E22.754
£1.921 £1,921
54,804 £4, 804
£11,360 £11,360

£8,108 $663 L1687 g414 £0.347
£6.050 £2.819 sa84 £6.782
56,614 L6.G14

L1471 £1.471

£1 658 51,658

575,038 £25,016
$EE6.450 £35,824 £08.2582 £4 658 5115,188
§2.340 £2.043 - - 55,283
$68.760 £38,711 £8,085 £4 650 5120471

e |

.T'_.:,l
L2-12]]



Tabla 2-&
(eantinuad)

Public:
Publie Revenue- Private Private Grand
Program Component Invesiment Supported Nonprofit Commercial Total
DEVELOPMENT UNIT 2
Coneart Hall (2,800 seats) £42 BOO L42.800
Demalition of Centar House and Flag Pavilion £1,251 $1,251
Children’s Play Aren 220 201
Faziival Commans £175 5175
Purchasa "Cale Loc™ Proparty 51,000 £1.000
Purchase 711 Block® Proparty 1,700 51,700
Aedavelop Mural Amphitheater £175 5175
Pacilic Arts Conlar 52,395 52,285
TOTAL UNIT 2 4,502 £2,395 £42 800 - - 49,687
Add: CAMP Rogquirormaents 1906 £173 £4 367 - s = §4.540
TOTAL UMIT 2 PLUS CAMP 54675 56,762 542 800 .= Sb4 2ar
DEVELOPMENT UNIT 3
Redawvelop Intarnatonsl Foumain §1.821 §1.921
Plaza of tha Siates S6040 £609
Regional Exhibition Cantar (Nile Temple) 583 £2.084 faTd £4.051
Dovalop *Cale Loc™ and *711 Block™ Propertias % '
TOTAL UNIT 3 $2.530 §582 £2,064 £474 $6,581
Add: CAMP Reguirements 19971508 51,673 £3 268 - - = = £4 929
TOTAL UNIT 3 PLUS CAMP £4.213 £3,859 §2.964 54T 511,520
DEVELOPMENT UMNIT 4
Demalition of NASA Building and Blue Spruce Bullding $124 124
Crafts Museum £3.,026 $3.026
Cratts Village £6,706 56,708
Colisaum Staraga 2498 $2.4598
Wes! Coliseum Entranca £85 §a5
Ralwbish Morihwesi Fooms 6,726 56,725
TOTAL UMIT 4 $12,429 56,725 . s + - 519,164
Add: CAMP Reqéremants 1099 $2,352 56,534 s = - - 55,886
TOTAL UNIT 4 PLUS CAMP 14,7701 513,250 - = £28.050




Program Componant
DEVELOPMENT UNIT §
Raconfigura Colisaum to 7,500 Seats
Thomas Stresl Garage (1.000 spaces)
TOTAL UMNIT &
Add: CAMP Requiraminis B000
TOTAL UNIT 5 PLUS CANP
CUMULATIVE TOTAL UNITS 1-5
CUMULATIVE TOTAL CAMP

CUMULATIVE TOTAL UMITS 1-5 PLUS CAMP

Tabls 32-6
(continusd)

CAMP maans Elpﬂ.ll Aspir Manapemant I-’rnqr.lm.

1 Dwvelopmisnt lunded by goanaral obligation bonds, levy, or Capltal kmprovemisnt Program,

2 Development lundod in whole of in pan by private philanthropy; degree ol public invalvement subject io megollation on a

case-by-case basis.
1 Dovalopmant lunded by privale enbedprise.
4 Estimates prepared by Seaftle Center Finanoe Division.

5 Cost inchuted in overall landscapeng and uniication packape Remiped in Lnh 1.9
Source: Various (see Table 53 lor complete list of sources).

Publie:

Public Aevenue- Private Privale Grand

Invesiment Supporied MNonprofit Commercial Tatsl
$1.601 51,601
$12,105 £12,108
s %$13,706 . a £13.708
$1.140 040 £2,080
§1.140 $14 GdR - = . 516, THE
$100.268 81,522 $60.895 527,525 £278,21
£20.307 £315.142 §$55 450
$120.576 118,665 $60.805 527.525 £334. 681




provements considered manda-
tory to enhance the image and
performance of Seattle Center—
are contained in Development
Units 1.1 and 1.2, combined costs
for which amount to $225 million.
The Public Investment portion of
this total is about $105 million. If
CAMP expenses required with or
without the redevelopment pro-
gram are deducted, the net public
cost of these essential components
is reduced to $90 million.

The cholee for the City of Seattle
thus becomes one of expending
$65 million for CAMP items over
the next five vears that will do
nothing to reduce the annual oper-
ating deficit now standing at $4
million and rising, or expending
$105 million for a program that
will, within 10 or 15 years. virtually
erase that deficit if the project is
implemented as set forth in this
analysis,




Section 3

ATTENDANCE PROJECTIONS AND
DEMAND FOR KEY VISITOR SERVICES




Attendance is a basic measure of the per-
formance and competitive impact of any
entertainment-oriented complex, and
the study program accordingly encom-
passed a comprehensive attendance
analysis, both historical and as projected
under the master plan concept. In this
section of the report, the process of esti-
mating attendance is described and revi-
sions are made to preliminary figures
submitted in the earlier Phase 1l report.
Where applicable, attendance estimates
are then converted into capacity require-
ments and demand for key visitor serv-
ices, including parking and food /retail
space. The impact of the redevelopment
program on Monorail patronage and
employment is also assessed.

ESTIMATED SEATTLE CENTER AT-
TENDANCE

Using the existing attendance base at
Seattle Center as a framework, the fol-
lowing paragraphs determine probable
attendance volume associated with the
various Individual components of the
master plan, together with physical ca-
pacity requirements where appropriate
as input to the design concept independ-
ently articulated by Walt Disney Imagi-
neering.

Existing Attendance Base

An estimate ol aggregate visitation to
Seattle Center is presented in Table 3-1,
based on actual results for various facili-
ties where available coupled with ex-
trapolations by Center management or
Harrison Price Company where official
records are absent (not all user organiza-
tions reliably supply attendance figures,
while exact attendance at festivals and
other free events is difficult or impossible
to ascertain), As shown, the Center drew

1986 (the latest year for which complete

operating data are available), with the
Center House retail/food service
operations, the Space Needle, and the
Pacific Science Center being the major
attendance generators, each of which
contributed around a million or more to
the total. Attendance was also substan-
tial at the Coliseum, at about 750,000,
along with the grounds at large (the esti-
mate for which includes major festivals
and the Mural Amphitheater), the Opera
House, and the Fun Forest.

Given that an indeterminate number of
visits—those associated with casual
exploration of the site and with minor
festivals and other miscellaneous activi-
ties—is unaccounted for, it is not unrea-
sonable to conclude that Seattle Center is
drawing close to 8 million visils per year
overall. This is a remarkable accomplish-
ment placing Seattle Center on a par with
preeminent American recreation attrac-
tions located in markets of vastly greater
slze,

While current attendance performance is
impressive, Seattle Center is neverthe-
less highly vulnerable to changing mar-
ket conditions, and the task of maintain-
ing attendance volume somewhere near
the present level should not be underes-
timated. The Seattle Supersonics will
soon vacate the Coliseum, many conven-
tion and trade show events will undoubt-
edly be lost to the new Washington State
Convention Center and other competing
venues, competition for food and retail
business is increasing markedly, several
of Seattle Center’s cultural organizations
have facility constraints that severely
hamper efforts to expand their programs
and audience. and many Center facilities
are losing appeal as they become more

approximately 7.2 million visits during




Table 3-1

EXISTING ATTENDANCE BASE
AT SEATTLE CENTER

1986
Total
Estimated
Attendance
Facility [thousands)
Public Access Facilities
Collseum 748
Grounds/Mural Amphitheater! 520
Opera House? 481
Arena 323
Bagley Wright Theater 173
Northwest Rooms 149
Exhibition Hall 134
Flag Pavilion 96
Mercer Forum 88
NASA Building 52
Center House Conference Center 41
Flayhouse 31
Center House Theater 16
Poncho Forum 15
PAC Hall u
Subtotal 2,867
Privately Sponsored Facilities
Space Needle 1,159
Pacific Science Center 911
Fun Forest 400E
Seattle Children’'s Museum 108
Seattle Art Museum Pavilion na
Veteran's Hall na
Subtotal 2.578




Table 3-1
[continued)

Facility

Center House
Retail and Food Service Operations
Stage and Court
subtotal

Total

na maans nol availabis,
E means estimatad.
* Less than 100 visits,

1 includes major festivals.
2 Includes Rehearsal Hall and other miscellaneous assembly spaces.

Total
Estimated
Attendance

(thousands)

1.400E
319

1,719

7.164

Source: Seaflle Center Finance Division, Space Needle Corporalion, Pacific Science Center, and

Harmson Price Company.



and more outmoded and /or deteriorated.
There is growing concern among the
general public, meanwhile, for the safety
of the Center's grounds, particularly at
night. Without a comprehensive redevel-
cpment program such as formulated in
this study, a pronounced and irreversible
decline in total visitation can be antici-
pated.

Projected Attendance Base

Projected attendance under the master
redevelopment plan encompasses a wide
variety of separate components, which
are described subsequently. All esti-
mates, it should be noted, refer to a
typical stabilized year of operation. which
usually occurs three to four years after
the opening of each component facility.
Attendance prior to stabilization will
likely be substantially less than esti-
mated here due to the necessary period of
build-up in market response and tempo-
rary dislecations caused by the construc-
tion program; attendance after stabiliza-
tion will increase in general accordance
with overall market growth to the extent
possible given inherent capacity con-
straints on selected operations.

* Ongoing Facilities are those at-
tractions to be retained essentially
unchanged under the master plan
and include the Space Needle,
Pacific Science Center, Opera
House, Bagley Wright Theater/
Poncho Forum, and the Grounds/
Mural Amphitheater (in the sense
of use for festivals and other spe-
cial events). Attendance volume
for these facilities as of 1986 to-
taled approximately 3.2 million, as
indicated in Table 3-2. Given
publicity generated by the grand
reopening of Seattle Center after

redevelopment, the provision of

new and different entertainment
opportunities at the Center, and
civic pride in the “crown jewel” of
the Emerald City, it is reasonable
to expect an incremental increase
in attendance for these facilities
collectively estimated on the order
of 10 to 20 percent, for an ultimate
stabilized volume of 3.6 to 3.9
million in the aggregate. This in-
crease will not occur across the
board, but will instead vary widely
among the individual facilities in
consideration of capacity limita-
tions and/or financial constraints
on program expansion.

Table 3-3 shows estimated market
penetration and attendance for the
Family Amusement Park. As in-
dicated, this attraction is expected
to capture a healthy share of the
regional resident/tourist mar-
ket—estimated at 8 to 10 percent
on an overall basis—in recognition
of its uniqueness in the market-
place and lack of significant com-
petition. This capture rate trans-
lates into an absolute volume of be-
tween 541,000 and 709,000 at sta-
bilization, for a mid-range plan-
ning estimate of 625,000. It will
subsequently be noted that atten-
dance for the Children's Ride Area
is estimated at 150,000, yielding a
combined ride park wvolume of
775,000, which compares with
400,000 at the existing Fun Forest.
As a further point of reference on
expected performance, attendance
volume at amusement parks in
comparably sized markets [includ-
ing both residents and tourists)
elsewhere in the country includes
1 million at Valleyfair in Minneapo-
lis, 850,000 at Elitch Gardens in
Denver, 750,000 at lowa Adven-




Table 3-2
ESTIMATED ATTENDANCE FOR
ONGOING FACILITIES
(Stabilized Year)
Total
Attendance
Facility (thousands)
Space Needle 1.159
Pacific Science Center 911
Grounds/Mural Amphitheater] 520
Opera House 481
Bagley Wright Theater 173
Poncho Forum 15
Subtotal 3,259
Estimated Incremental Increase 10-20%
Induced by Redevelopment Program
Adjusted Total 3.585-3.911
Planning Estimate 3.750

V' Includes major lestivals.

Source: Seattle Center Finance Division, Space Needle Corporation, Pacific Science Cenler, and
Harrizon Price Company.




Table 3-3

ESTIMATED ATTENDANCE FOR THE
FAMILY AMUSEMENT PARK
(Stabilized Year)

Total Market Size (thousands)
Primary Resident Market
Secondary Resident Market
Tourist Market

Total

Estimated Market Penetration Rate
Primary Resident Market
Secondary Resident Market
Tourist Market

Estimated Annual Attendance
Primary Resident Market
Secondary Resident Market
Tourist Market

Total

Planning Estimate

Source: Harrison Price Company.

Amount/

1,362
1,104

6.966

25-30%
10-15
2-3

340,500-408,600
110.400-165,600

20,000-135.000
540,900-709,200

625,000




tureland in Des Moines, and
700,000 at Bob-Lo Island in De-
troit.

An illustrative operating schedule
for the Family Amusement Park is
contained in Table 3-4. It is envi-
sioned that the park would be open
approximately 170 days per year,
with daily operation during the
summer and weekend/holiday-
only operation in the spring and
fall. The park would be closed
during the coldest and wettest
months of January and February,
but would operate over the
Thanksgiving and Christmas holi-
days in November and December.
The peak months of July and
August are expected to contribute
20 percent and 25 percent, respec-
tively, of total annual attendance.

In Table 3-5, estimated capacity
requirements for this attraction
are derived. Attendance on the
“design day"™—a term referring to
the average of the 10 to 15 highest
attendance days of the schedule—
is estimated at 7,800 people.
Based on an average length of stay
of about four hours spread over a
14-hour operating period (10 am to
midnight), the peak in-grounds
crowd will amount to 4,300 people.
A standard planning factor for
major ride parks is that aggregate
entertainment capacity—the com-
bined hourly capacity of all rides,
shows, and other attractions—
should be on the order of 1.5 units
per peak hour visitor. On this
basis, some 6,400 total units will
be required at stabilization, with
the requirement growing over time
in accordance with gains in total
attendance volume.

(7]

),

As an aid to local traffic planners,
Table 3-6 presents a typical distri-
bution of crowd flows on design
day (a Saturday in August, for
example) by hour. As indicated,
arrivals build up rapidly during the
early hours of the operating sched-
ule, with the in-grounds crowd
peaking at 55 percent of the day’s
total between 2 and 3 pm. A secon-
dary peak is reached between 7
and 8 pm. The peak period of de-
parture takes place between 3 and
6 pm, when 39 percent of the day's
crowd will leave. The pattern of
attendance on weekdays during
the summer season would be simi-
lar, except that the peak departure
period will tend to occur earlier as
visitors seek to avoid rush-hour
commuter traffic.

The Entertainment Center to be
located adjacent to the Family
Amusement Park is estimated to
have a total attendance volume of
216,000 to 319,000, as shown in
Table 3-7, with 266,000 as a plan-
ning target. This estimate was
factored at a 15 to 20 percent in-
crement to the ride park, plus 25
percent of ride park attendance
(meaning that one out of four
amusement park visitors will stay
on to enjoy the Entertainment
Center, while additional visitation
will be generated in the market at
large). The incremental atten-
dance induced by this attraction
accordingly amounts to some
110,000 on a mid-range basis,
comparable to reported experience
at Knott's Berry Farm in Los Ange-
les when it added a facility of this
type to its ride offering. The Enter-
tainment Center would probably




Month

January
February
March!
April

May

June

July

August
September
October
November?
December?

Total

Table 3-4

ILLUSTRATIVE OPERATING SCHEDULE
FOR THE FAMILY AMUSEMENT PARK

Number of
Operating
_Days

10
11
40
31
11

9

A3
170

' Includes Easter week

2 Includes Thanksgiving weekend.
3 Includes Christmas-New Year holiday.

Source: Hamison Price Company.

Percent of
Annual

Attendance




Table 3-5
ESTIMATED CAPACITY REQUIREMENTS

FOR THE FAMILY AMUSEMENT PARK
(Stabilized Year)

Estimated Annual Attendance
Peak Month Attendance (at 25 percent)

Average Peak Week Attendance
(at 4.43 weeks)

Design Day Attendance (at 22
percent of week)!

Peak In-Grounds Crowd (at 55
percent of design day)?

Hourly Ride/Attraction Capacity
Required (at 1.5 units per person)3

' Average of 10 to 15 highes! altendance days.
2 Based on an average length of stay of 4 hours.
3 Combined hourly capacity of all rides and atiractions.

Source: Harmison Price Company.

—_——

Amount
625,000
156.300

35,300

7.800

4,300

6,400




Table 3-6

ILLUSTRATIVE ARRIVAL AND DEPARTURE
PATTERNS FOR THE FAMILY AMUSEMENT PARK!

(Stabilized Year)

—Arrivals __Departures In-
Time of Grounds
Day Hourly Cumulative Hourly Cumulative Crowd
10-11 am 7 % 7 % == == 7 %
11-Noon 14 21 - -- 21
Noon-1 pm 15 36 1 % 1 % 35
1-2 pm 13 49 2 3 416
2-3 pm 12 61 3 6 55
3-4 pm 6 67 10 16 51
4-5 pm 4 71 12 28 43
5-6 pm 3 74 17 45 29
6-7 pm 7 81 5 50 31
7-8 pm 12 93 7 57 36
8-9 pm 6 99 8 65 34
9-10 pm 1 100 9 74 26
10-11 pm - -- 12 86 14
11-Midnight - -= 14 100 0

! Typical pattem for design day (average weekend day in summer) assuming a 4-hour average length of
siay and a 14-hour operating schedule.

Source: Harrison Price Company.




Table 3-7

ESTIMATED ATTENDANCE FOR THE

ENTERTAINMENT CENTER
(Stabilized Year)

Attendance Base For Family Amusement Park
Range
Planning Estimate

Estimated Increment Induced By
Entertainment Center

Estimated Incremental Attendance
Induced By Entertainment Center
Range
Planning Estimate

Estimated Combined Attendance of Family
Amusement Park and Entertainment Center
Range
Planning Estimate

Total Attendance at Entertainment Center!
Range

Planning Estimate

' Increment plus 25 parcent of amusement park altendance
Source: Harrison Price Company.

Amount/
Factor

540.,900-709,200
625.000

15-20%

81,100-141,800
110,000

622,000-851,000
736,000

216,300-319,100
266.000




operate during evening hours plus
weekend afternocons—every day
during the summer and three or
four days per week at other times of
year (Thursday through Sunday).

Nonsports programming at the
Coliseum amounted to 98 event-
days in 1986, as presented in
Table 3-8, and an additional 85
nonsports event-days were re-
corded at the Arena to be converted
to other use or demolished under
the redevelopment program for
Seattle Center. The combined ex-
isting activity base is thus 183
events. Assuming that the refur-
bished Coliseum in its present
14,000-scat configuration makes
provision for flexible capacities
enabling transfer of much of the
Arena’s nonsports calendar but,
on the other hand taking into ac-
count increased competition in the
market area, a net loss of 25 to 35
percent of the combined base is
considered realistic. Table 3-9
shows that the remaining 120 to
135 event-days will generate an
estimated attendance volume of
468,000 to 527,000 at stabiliza-
tion at an average of 3,900 visitors
per event (the weighted average of
the existing Coliseum and Arena
nonsports programs). One-half
million represents the planning
estimate and compares to 750,000
now with the Sonics in residence.

Table 3-10 reveals that Meeting/
Exhibit Facilities at Seattle Cen-
ter (including the Northwest
Rooms, Center House Conference
Center, Mercer Forum, Exhibition
Hall, Flag Pavilion, and NASA
Building) generated an aggregate
of 1,550 event-days during 1986

[13-12

Combined attendance came to
560,000, for an average of 360 per
event, as indicated in Table 3-11.
The redevelopment concept calls
for a net reduction in available
meeting space at the Center. When
this displacement is coupled with
heightened competition in the
marketplace, a 20 to 30 percent
attrition of the existing event base
is forecast, as presented in Table
3-12, resulting in an overall event
load of 1,085 to 1,240 days and an
estimated attendance of 391,000
to 446,000 under the plan. The
mid-range planning target is
420,000 visits.

The present event load of the Cen-
ter House Stage and Court area
will be transferred essentially in-
tact to the new Public Program
Area and Pavilion called for in the
master plan. Since this public
programming is already intense at
almost three events per day on
average, no appreciable program
expansion Is envisioned in the fu-
ture, particularly in view of the
financial implications of these
subsidized events. Table 3-13
allows for a modest addition of 30
to 50 events (or up to one addi-
tional program per week), which
will result in a stabilized atten-
danece volume averaging 335,000
annually.

The Public Program Area Thea-
ter, asindicated in Table 3-14, will
have a capacity of 200 seats under
the master plan. Information
supplied by potental user groups
(including children's theater, festi-
vals, and Seattle Center itself as
part of the public program offering)
suggests that the overall event load




Table 3-8

NONSPORTS PROGRAMMING AT THE SEATTLE CENTER

COLISEUM AND ARENA

Event Type

Trade/Consumer Shows2 39

Family/Community Shows® 17

Conventions /Meetings 12
Concerts 20
Miscellaneous? _10

Total 898

na means not avallabla,

1986
Coliseumn Arena
Average Percent  Average
Percent of Atten- Total of Total Atten-
Total Total dance Per Atten- Atten- dance Per

Event UHHI Attendance Attendance

94,576
70,817
65,070
195,005

—na
425,468

Event Event Daysl

22% 2,400 -
17 4,200 16
16 5,400 29
46 9,750 20
_na e —20
100% 4,800 85

1 Excludes move-in and move-oul days and other nonpublic uses.

2 So-called *Nat floor” events.

3 Includes ica shows, circus, animal shows, truckAractor pulls, motocross, graduation ceremonies, and so on.
4 Includes major lestivals, examinalions, private parties, and other evenls nod elsewhere classified

Source: Seatlle Center Finance Division and Harrison Price Company.

dance Attendance Event

49, 876 29% 3,100
62,565 = d 2,150
58,521 34 2,900
—na —na —na
170,962 100% 2,600




Table 3-9

ESTIMATED ATTENDANCE FOR THE
SEATTLE CENTER COLISEUM
AT 14,000 SEATS POST-SONICS
(Stabilized Year)

Existing Nonsports Program Base
(total event-days)

Coliseum

Arena

Total

Estimated Attrition Due to Increased
Competition in Market Area

Net Nonsports Program Base
(total event-days)

Average Attendance Per Eventl

Estimated Total Coliseum Attendance

Planning Estimate

! Weighted average of existing Coliseum and Arena programs.

Source: Harrison Price Company.

14

Amount/
Factor

25-35%

120-135

3,900

468,000-526,500

500,000



Table 3-10

PROGRAMMING OF MEETING FACILITIES

AT SEATTLE CENTER

1986
Type of Event
Festivals/
Meetings/ Exhibits/ Dances/ Performing Special

Meeting Venue Seminars Shows Parties Arts Events Mise.! Total

Total Event-Days?
Center House Conference Center 491 9 3 14 75 15 G607
Northwest Rooms 437 85 36 2 3 5 568
Flag Pavilion 28 65 9 -- 24 9 135
Mercer Forum 95 27 1 3 - 7 133
= Exhibit Hall 11 68 7 -- -- 11 a7
- NASA Building < 10 e am -a “s 10
Total 1,062 264 56 19 102 47 1.550

Total Attendance
Center House Conference Center 18,598 1.190 120 930 19,168 1,055 41,061
Northwest Rooms 76,582 50,803 15,119 2,800 1.780 2,735 149,819
Flag Pavilion 12,885 57.519 1,573 -- 19.810 4,130 95,917
Mercer Forum 11,623 74,796 50 250 -- 1.135 87.854
Exhibit Hall 23,350 01,436 12,084 -- -- 6,835 133.705
NASA Building -- 51.575 -- == - 21.575
Total 143,038 J27.319 28,946 3.980 40.758 15.890 559,931

! Includes examinations, graduations, and other events not elsewhere classified.
Excludes movea-in and move-out days, other nonpublic uses, and events for which attendance was nol repored.

Source: Seatlle Center Finance Division and Harrison Price Company.




Table 3-11

ATTENDANCE PROFILE OF MEETING FACILITIES
AT SEATTLE CENTER

1986
Type of Event
Festivals/
Meetings/ Exhibits/ Dances/ Performing Speclal
Meeting Venue Seminars Shows  Parties Arts Events Misc, Total
Total Event-Days
Center House Conference Center 45% 3% v 2% 4 7% 3% 100%
Northwest Rooms 51 34 10% 2 1 2 100
Flag Pavilion 13 G0 2 -- 21 4 100
Mercer Forum 13 85 = ’ -- 1 100
Exhibit Hall 18 68 L -- - 5 100
NASA Building -s 100 e _=a .- - 100
Total 26% 59% 5% - 7% 3% 100%
Average Attendance Per Event
Center House Conference Center 40 130 40 65 255 70 70
Northwest Rooms 175 600 420 1,400 595 550 265
Flag Pavilion 460 B85 175 -- B25 460 710
Mercer Forum 120 2.800 50 85 - 160 660
Exhibit Hall 2.100 1.350 1.700 -- -- 620 1.400
NASA Bui'ld:lng - a2.000 - -a “s - 2,200
Total 135 1.250 020 210 400 340 360

* Less than 1 percent.

Source: Harrison Price Company.




Table 3-12

ESTIMATED ATTENDANCE FOR
MEETING FACILITIES
(Stabilized Year)

Existing Program Base (total event-days)
Center House Conference Center
Northwest Rooms
Flag Pavilion
Mercer Forum
Exhibit Hall
NASA Building

Total
Estimated Attrition Due to Decreased
Meeting Space and/or Increased Competition
in Market Area
Net Program Base (total event-days)

Average Attendance Per Event

Estimated Total Attendance

Planning Estimate

Source: Harrison Price Company.

£a
s
=]

607
o686
135
133
a7
10

1.550

20-30%

1.085-1.240

360
390,600-446,400

420,000




Table 3-13

ESTIMATED ATTENDANCE FOR THE
SEATTLE CENTER PUBLIC PROGRAM AREA
(Stabilized Year)

Amount/
__Factor
Existing Center House Program
Number of Event-Days! 1,025
Total Attendance 319,200
Average Attendance Per Evenl 315
Estimated Incremental Increase in Event Days! 30-50
New Program
Total Number of Event-Days! 1.055-1.075
Average Attendance Per Event 315
Estimated Annual Attendance 332.300-338.600
Planning Estimate 335.000

' Excludes move-in and move-out days.

Source: Hamison Price Company.

{




Table 3-14
ESTIMATED ATTENDANCE FOR THE

PUBLIC PROGRAM AREA THEATER
(Stabilized Year)

Total Number of Seats
Estimated Annual Number of Event-Days!
Average Seat Occupancy Rate

Estimated Annual Attendance

Planning Estimate

Amount/Factor
200
400-425
70%

56,000-59,500

60,000

1 Inciudes children’s theater, major festival events, and miscellaneous public programs.; excludes

rehaarsals and othar nonpublic use.

Sourca; Piccoll Junior Theatar, World Molher Goose, and Harrigson Prica Company.




would be on the order of 400 to 425
days per year. At an average seat
occupancy rate of 70 percent
based on present experience in the
Center House Theater, total an-
nual attendance should be roughly
60,000 people.

A 500-seat auditorium is proposed
for Seattle Children's Theater.
Management of this organization
estimates 420 to 450 days of use
annually and an 85 percent
average seal occupancy rate, as
shown in Table 3-15. Using these
factors, estimated annual atten-
dance will range from 179,000 to
191,000, with the planning
average forecast at 185.000.

The mid-range Children’s Mu-
scum/Library estimate of
165,000 at stabilization presented
in Table 3-16 was based on
management’s expectation of an
incremental increase of 30 to 35
percent over existing volume given
enlarged facilities and an up-
graded program,

Projected attendance for the
Children's Ride Area, indicated in
Table 3-17, has been based on an
overall resident/tourist market
capture rate of 2 to 2.5 percent.
The latter translates into an
absolute volume of between
126,000 and 176.000, which is
consistent with experience of
children’s ride componenis of
major theme parks. On the basis of
the planning estimate of 150,000
visitors per year and an operating
schedule akin to that of the Family
Amusement Park, Table 3-18 de-
rives design day planning criteria
for this attraction. Assuming an

average length of stay of 1.5 to 2
hours given comparable experi-
ence, the peak in-grounds crowd
will amount to some 650 people.
Children’s rides commonly
average 300 to 400 persons per
hour in capacity and are very short
in duration. To ensure an
adequate entertainment value, the
aggregate hourly capacity goal
should be double that of the
Amusement Park, or three units
per hour, yielding a requirement
for some 2,000 units of total ride
capacity.

With respect to the Pavilion Ice
Skating Rink., the attendance
projection for which is delineated
in Table 3-19, polls conducted by
the Gallup Organization reveal
that the mean participation rate in
ice skating in the western United
States is 4 percent of the popula-
tion. Applying this factor to the
local King County market yields a
total of some 54,500 regular skat-
ers. The average frequency ol
participation, again according to
Gallup, 1s 10 days per year, indi-
cating that the local skating mar-
ket generates 545,000 annual
skating visits. A substantial 25 to
30 percent penetration of this
market is estimated in recognition
of the high-exposure location af-
forded by Seattle Center and the
fact that there is only one compet-
ing rink in King County. Total
attendance, accordingly, will
amount to a planning average of
150,000. As a test of the reasona-
bleness of this projection, the lce
Skating Institute of America re-
ports that the minimum popula-
tion necessary to support a recrea-
tion-oriented rink is 250,000




Table 3-15

ESTIMATED ATTENDANCE FOR THE
SEATTLE CHILDREN'S THEATER

(Stabilized Year)
Amount/Factor
Total Number of Seats 500
Estimated Annual Number of Event-Days 1 420-450
Average Seat Occupancy Rate 85%
Estimated Annual Attendance 178,500-191,300
Planning Estimate 185,000

! Includes childran's theater and major festival evenls; excludes rehearsals and other nonpublic use..

Source; Sealtle Children’s Theater and Harrison Price Company



Table 3-16

ESTIMATED ATTENDANCE FOR THE

SEATTLE CHILDREN'S MUSEUM/LIBRARY

(Stabilized Year)

Existing Attendance Base (1987)

Estimated Incremental Increase Induced
by Redevelopment Program

New Attendance Base

Planning Estimate

Amount/
Factor

125,000

30-35%

162,500-168,800

165,000

Source: Seattle Children's Museum and Harrison Price Company.

B2



Table 3-17

ESTIMATED ATTENDANCE FOR THE
CHILDREN'S RIDE AREA

(Stabilized Year)
Amount/
Factor
Total Market Size (thousands)
Primary Resident Market 1,362
Secondary Resident Market 1,104
Tourist Market 4,500
Total 65,966
Estimated Market Penetration Rate
Primary Resident Market 6-8%
Secondary Resident Market 3-4
Tourist Market 0.25-0.5
Estimated Annual Attendance
Primary Resident Market 81,700-109,000
Secondary Resident Market 33,100-44,200
Tourist Market 11,.200-22.500
Total 126,000-175,700
Planning Estimate 150,000

Source: Harrison Price Company.




Table 3-18

ESTIMATED CAPACITY REQUIREMENTS
FOR THE CHILDREN'S RIDE AREA
(Stabilized Year)

Estimated Annual Attendance
Peak Month Attendance (at 25 percent)

Average Peak Week Attendance
(at 4.43 weeks)

Design Day Attendance (at 22
percent of week)!

Peak In-Grounds Crowd [at 35
percent of design day)?

Hourly Ride/Attraction Capacity
Required (at 3 units per person)3

' Average of 10 to 15 highest attendance days
2 Based on an average length of stay of 1.5 10 2 hours
3 Combined hourly capacity of all rides and attractions

Source: Hamison Price Company.

Amount
150,000

37,500

8,500

1.900

650

2,000




Table 3-19

ESTIMATED ATTENDANCE FOR THE
PAVILION ICE SEATING RINK
(Stabilized Year)

Primary Resident Market Population

Average Participation Rate in lce Skating

Estimated Number of Regular Skaters

Average Frequency of Participation
(days per vear)

Total Skating Visits Generated By
Primary Resident Market

Estimated Market Penetrationn Rate

Total Skating Visits to Seattle Center

Planning Estimate

Source: Harrison Price Company.

Amount/
__Factor

1,362,000

10

545,000

25-30%

136,300-163,500

150,000



within 5 or 10 miles, suggesting
that King County could theoreti-
cally support as many as five rinks
provided that mileage radii do not
overlap, averaging slightly more
than 100.000 visits per year
(545,000 total skating visits di-
vided by five or, alternatively,
250,000 population times 4 per-
cent participation times 10 visits
per year). Since there is only one
other rink in the area, the projec-
tion for this atiraction appears
conservative,

The Urban Land Institute, a re-
spected nonprofit urban planning
authority, describes ice rinks as
highly desirable in large mixed-use
projects since they draw visitors
who might not otherwise come to
the site and provide an important
visual amenity creating a sense of
movement and activity in public
spaces. Ironically, they are gener-
ally more suitable to mild-winter
climates, ULl maintains, because
they serve as a novelty and a sig-
nificant destination for skaters
and spectators in areas where ice
does not naturally form. Program-
ming is critical to the success of an
ice arena—special promotions,
“theme” events (skating in cos-
tume on Halloween Eve, for ex-
ample, or gospel music sessions),
training and lessons, Little League
hockey, parties on ice, “date
nights,” tie-ins with the physical
education program at local
schools, exhibitions by profes-
sional skaters, and corporate ice
skating functions are all part of the
picture. Unlike ice arenas in the
Midwest and East, where hockey is
king, rinks in mild climates are by
and large recreation-oriented.

With this background in mind,
Table 3-20 contains an illustrative
scheduling of the Pavilion lce Skat-
ing Rink developed by Mrs. Sherry
Winder, a Seattle resident and ice
skating instructor. The proposed
schedule is presented graphically
in Figure 1 by day of week. As
indicated, general public sessions
would comprise about half of the
overall skating program, followed
by figure skating (so-called “pri-
vate lce” rentals to competitive
skaters and trainees) at roughly
one-third. Public school programs
and junior hockey would each
represent 8 percent of the sched-
ule, with special events and parties
making up the balance of 4 per-
cent.

The Seattle Center Foundation has
proposed the development of the
Puget Sound Theater, a sophisti-
cated audio-visual attraction that
would serve both as a tourist draw
and as an expression of civic pride
among local residents. Table 3-21
presents the attendance estimate
for this Center component,
amounting to some 85,000 annu-
ally as a planning target, which is
based on an overall market pene-
tration rateof 1 to 1.5 percent. The
most successful existing attrac-
tion of this type is the New York Ex-
perience located in midtown Man-
hattan, where attendance cur-
rently amounts to approximately
750,000 per year. Given a New
York City market of about 25 mil-
lion (7.5 million residents and 18
million overnight visitors), the
attraction’s gross market capture
rate is 3 percent. However, the
attendance base in this instance
includes 300,000 visits generated




Table 3-20

ILLUSTRATIVE SCHEDULING OF THE
PAVILION ICE SKATING RINK

Total
Hours Per Percent
Week! of Total
General Public Sessions G0 48 %
Figure Skating? 40 32
Public School Programs3 10 8
Junior Hockey*4 10 8
Special Events and Parties$ 5 4
125 100 %

' Typical distribution during October-Apvil peak season; total operating hours would be reduced in
SUMmer

2 Private ice “palch” rentals.
3 Free admission program.
4 Private ice full-rink rentals

Source: Mrs. Sharry Winder and Harrison Price Company.




Figure 1
ILLUSTRATIVE DAILY MIX
OF ICE SKATING USES
18 «
16 &
14 4
12 &
Lifs Lt | fﬁﬁ:;u
Total Hour ol .‘-';.-:.5.;.:,.-",.-‘,-'.‘:
4 | g T
Y V y/ﬂ"’
5 , 7

e
Monday  Tuesday Wednesday Thumday Frickay Saturday Surnlay

O public sesslon B Jr. hockey class lessons
B public schools @ figure skating

Source: Harrison Price Company (based on programming concept suggested by Mrs. Sherry Winder).



Table 3-21

ESTIMATED ATTENDANCE FOR
THE PUGET SOUND THEATER
(Stabilized Year)

Total Market Size [thousands)
Primary Hesident Market
Secondary Resident Market
Tourist Market

Total
Estimated Overall Market
Penetration Rate
Estimated Annual Attendance

Planning Estimate

Source: Harrison Price Company.

Amount/
Factor

1.362
1.104
'1 5 ﬂ

6.966

1-1.5%
69,700-104,500

85,000




through the public school system
which, if netted out of the equa-
tion, results in a penetration rate of
the general market of 1.8 percent.
The New York Experience, further-
more, is a very elaborate—and
expensive—production utilizing
45 projectors, 16 screens, and
quadraphonic sound. The more
conservative penetration rate of up
to 1.5 percent is considered realis-
tic for Seattle given the much
smaller school enrollment base
and the assumption that the capi-
tal cost of this preduction must be
contained within acceptable lim-
its.

Table 3-22 derives capacity re-
quirements for the theater based
on the 85,000 attendance figure.
Design day attendance, as shown,
is estimated at 1,000 persons.
Assuming 10 screenings per day
and a 65 percent seat occupancy
rate (which compares to 60 to 75
percent at the New York Experi-
ence depending on the season), a
150-seat theater is indicated.

The mid-range attendance esti-
mate of 75,000 indicated in Table
3-23 for the Intiman Playhouse is
based on guidelines supplied by
the Intiman Theater Group.

Likewise, management of the Pa-
cific Northwest Ballet School
supplied the planning factors
vielding the estimate of 25,000
visits for this operation., as pre-
sented in Table 3-24.

Table 3-25 contains the atten-
dance projection for the Concert
Hall based on programming and
operating characteristics envi-

sioned by the primary tenant,
Seattle Symphony Orchestra. At
252,000 to 281,000 wvisits, or
265,000 as a planning average,
this facility will be a major atten-
dance generator at Seattle Center.

Estimating attendance for the Re-
gional Exhibition Center pro-
posed under the master plan is
problematical in that no precise
definition of program scope and
content is available at this point in
time—the possibility exists of at-
tracting a major museum tenant;
failing this, the building may fune-
tion as a replacement for the Flag
Pavilion to be demolished. Assum-
ing a high-profile museum with
moderate admission prices and
strong membership support,
Table 3-26 shows that overall
market penetration will probably
range from 2 to 4 percent, resulting
in 139,000 to 279,000 annual vis-
its. The 210,000 planning average
should be regarded as preliminary
and subject to revision once more
is known about the facility pro-
gram,

The Crafts Museum at Seattle
Center, as indicated in Table 3-27,
is estimated to have an overall
market penetration rate on the
order of 1 or 2 percent. This cap-
ture rate translates into an
absolute patronage of 70,000 to
139,000, with 105,000 set as the
planning average. Market pene-
tration is presumed to be lower
than the possible Regional Exhibi-
tion Center museum owing to the
comparatively narrow focus and
hence more limited market appeal
of the Crafts Museum offering.



Table 3-22

ESTIMATED CAPACITY REQUIREMENTS FOR THE
PUGET SOUND THEATER

Estimated Annual Attendance
Peak Month Attendance (at 25 percent)

Average Peak Week Attendance
{at 4.43 weeks)

Design Day Attendance (at 20 percent of week)!

Average Attendance Per Screening
(at 10 shows per day)

Seating Capacity Required (at 65 percent
average occupancy)

1 Average of 10 to 15 highest attendance days.
Source: Hamison Price Company.

85,000
21.300

4,800

1.000
95

150



Table 3-23

ESTIMATED ATTENDANCE FOR THE
INTIMAN PLAYHOUSE
(Stabilized Year)

Total Number of Seats

Estimated Annual Number of Event Days!
Intiman Theater Group
Other Users

Total

Average Seat Occupancy Rate
Intiman Theater Group
Other Users

Estimated Annual Attendance
Intiman Theater Group
Other Users

Total

Planning Estimate

1 Excludes rehearsals and other nenpublic use.

Source: Intiman Theater Group and Hamison Price Company.

Amount/

424

150-175
60-120

210-295

T0%
65

44,500-51,900
16.500-33,100

61,000-85,000

75.000



Table 3-24

ESTIMATED ATTENDANCE FOR THE
PACIFIC NORTHWEST BALLET SCHOOL
(Stabilized Year)

Number of Weeks Per Instruction Program
Fall Semester
Spring Semester
Summer Session

Total

Average Number of Students Per Week
Children's Classes
Adult Classes
Summer Session (children only)

Estimated Annual Attendance

"all Semester
Children's Classes
Adult Classes

Spring Semester
Children's Classes
Adult Classes

Summer Session

Total 21

Planning Estimate

Source: Pacific Northwest Ballet and Harrison Price Company.

Amount/

20
20

44

325-375
200-250
150-200

6,500-7.500
4.000-5,000

6.500-7,500
4,000-5,000

—600- 800
.600-25,800

25.000




Table 3-25

ESTIMATED ATTENDANCE FOR THE
CONCERT HALL
(Stabilized Year)

Taotal Number of Seats

Estimated Annual Number of Event-Days!
Seattle Symphony
Other Users

Total

Average Seat Occupancy Rate
Seattle Symphony
Other Users

Estimated Annual Attendance
Seattle Symphony
Other Users

Total

Planning Estimate

! Excludes rehearsals and other nonpublic use
Source: Saallle Symphony Orchestra and Harrison Price Company.

Amount/
__Factor

2,800

80-85

40-5
120-135

80%
65

179,200-190,400
_72.800-91,000

252,000-281,400

265,000




Table 3-26

ESTIMATED ATTENDANCE FOR THE
REGIONAL EXHIEBITION CENTER

(Stabilized Year)
Amount /
Factor

Total Market Size [thousands)
Primary Resident Market 1,362
Secondary Resident Market 1.104
Tourist Market 4,500
Total 6.966
Estimated Overall Market Penetration Rate! 2-4%
Estimated Annual Attendancel 139, 300-278.600
Planning Estimate 210,000

' Nature and scope of Exhibition Center ollering is yel to be delined; attendance estimales are
accordingly very preliminary.

Source: Harmison Price Company.




ESTIMATED ATTENDANCE FOR
THE CRAFTS MUSEUM
(Stabilized Year)

Total Market Size (thousands)
Primary Resident Market
Secondary Resident Market
Tourist Market

Total
Estimated Overall Market
Penetration Ratel

Estimated Annual Attendance!
Planning Estimate

Table 3-27

Amount/
Factor

1,362
1.104
4,500

6.966

1-2%
70.000-139,300
105,000

1 Mature and scope of this offering is yet to be defined; attendance eslimales are accordingly very

prefiminary,

Source: Harrison Price ﬂﬂmn'j.
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The final individual facility at Se-
attle Center for which an atten-
dance projection can be derived is
the Celiseum in a 7,500-seat con-
figuration, an option proposed for
the last phase of the master plan.
Table 3-28 shows that using the
program base of the 14,000-seat
facility (refer to Table 3-9) as a
starting point, the event loss asso-
ciated with the size reduction is es-
timated at 15 to 25 days, primarily
major rock concerts but also in-
cluding large convention gather-
ings. The net event load at 7,500
seats is accordingly 105 to 110
days. Average attendance per
event will also drop (by roughly
1,000 people) to a level of 2,900, for
total attendance of 310,000 per
yvear as the mid-range estimate.
The latter is nearly 200,000 visits
less than projected under the
14,000-seat configuration.

The preceding attendance fore-
casts for various individual facili-
ties at Seattle Center are summa-
rized in Table 3-29 by master plan
Development Unit. As indicated,
ongoing facilities in tandem with
new or refurbished attractions will
generate an aggregate volume of
6.7 to 7.7 million visits through the
first four phases of the plan, before
allowing for unallocable visits. 1If
the size of the Coliseum is reduced
to 7.500 seats, combined atten-
dance will decrease moderately to
a range of 6.5 to 7.5 million.

In short, by eliminating marginal
operations and adding significant
new attendance-generators, the
master plan preserves the Center's

existing visitor base despite liberal
allowances for increased competi-

tion for selected programs, with
the mid-range planning estimate
of 7.2 million for Development
Units 1-4 virtually identical to
present experience. While the
absolute volume of visitation is the
same, there will be important
qualitative differences in the mix of
attendance favoring a more even
distribution of activity over the
range of seasons and over the daily
operating schedule.

IMPLICATIONS FOR SUPPORTING
FACILITIES AND PROGRAMS

The attendance projections just dis-
cussed have important implications on
demand for key visitor services, such as
the Monorail and parking and food /retail
operations. An impact will also be felt on
the Seattle Center employment base. In
the paragraphs to follow, these ancillary
effects are evaluated.

Monorail Patronage

L

J=-37

During the 1962 World's Fair, the
Seattle Monorail recorded a total of
more than 6 million rides over the
six-month fair run. Post-fair rider-
shipdeclined to a base of about one
million annually, but then steadily
increased during the early 1970s
when no fee was charged, reaching
a peak of about 2.7 million rides in
1976, as shown in Table 3-30. A
fare of 10 cents was instituted in
1977, inducing a 5 percent drop in
ridership. In the following year,
the fare rose to 25 cents; however,
possible losses in passenger vol-
ume due to this increase were more
than offset by the staging of the
singular “Treasures of Tutankha-
mun” exhibit at Seattle Center,
and an increase of 14 percent to




Table 3-28

ESTIMATED ATTENDANCE FOR THE
SEATTLE CENTER COLISEUM AT 7,500 SEATS
(Stabilized Year)

Amount/
Factor
Net Nonsports Program Base at
14,000 Seats (total event days)! 120-135
Estimated Event-Day Loss Due to
Reduction in Seating Capacity 15-25
Net Event Load at 7,500 Seats 105-110
Average Attendance Per Event2 2,900
Estimated Total Coliseum Attendance 304,500-319,000
Planning Estimate 310,000

! From Table 3-9.
2 Weighted average of adjusted Coliseum and Arena programs.

Source: Hamrison Price Company,




Table 3-29

SUMMARY OF ESTIMATED TOTAL ATTENDANCE

UNDER THE SEATTLE CENTER
REDEVELOMENT PROGRAM

(Stabilized Year)

Program Component
DEVELOPMENT UNIT 1
Ongoing Facilities!
New or Refurbished Facilities
Metro Site Complex
Family Amusement Park

Entertainment Center [increment)

Coliseum (14,000 seats)
Meeting Rooms?
Public Program Area
Center House Programs
Theater
Seattle Children's Theater
Seattle Children's Museum
Children's Ride Area
Pavilion Ice Rink
Pugel Sound Theater
Intiman Playhouse
Pacific Northwest Ballet School
Subtotal

TOTAL UNIT 1

DEVELOPMENT UNIT 2
Children's Play Area?
Concert Hall

DEVELOPMENT UNIT 3
Regional Exhibition Center

DEVELOPMENT UNIT 4
Crafts Museum

TOTAL UNITS 1-4

DEVELOPMENT UNIT 5
Collseum (7.500 seats, net change)

TOTAL UNITS 1-5

Attendance
-

Planning
Estimate

[thousands] [thousands)

+.085-3.911

541-709

8Bl1-142
468-527
391-446

332-339
56-60
179-191
163-169
126-176
136-164
70-105
61-85

22-26
2.020-2.132

6.211-7,050

252-281

139-279

70-139
6.672-7,749

(164-208)
6,508-7.541

3.750

625
110
500
420

335
60
185
165
150
150
85

75

25
2,885

6,635

265

210

1035
7.215

7.025

' Includes Space Needle, Pacific Science Center, Opera House, Bagloy Wright Theater. Poncho Farum,
and grounds af large including major festhvals and Mural Amphitheater.
2 includes Norlhwest Rooms, Mercer Forum, Exhibition Hall, and Public Program Area maeting facilities.

3 Included with childran's rides.
Source: Harrison Price Company.




Table 3-30

HISTORICAL AND PROJECTED

Year

1973

1974

1975

1976

1977

1978

1979

1980

1981

1982

1983

1984

1985

1986

1987

1988 Estimated?2
1989 Projected

Projection Under
Redevelopment Program
Years 1-23
Years 3-10

Prevailing

One-Way
Fare!

Free
Free
Free
Free
10¢
25¢
25¢
25¢
35¢/10¢
35¢/10¢
50e¢/15¢
50¢/15¢
60¢/15¢
60¢/15¢
60¢/15¢
60¢ /25¢
60¢/25¢

60¢ /25¢4
G0¢ /25¢4

MONORAIL RIDERSHIP
1973-1989

Total
Riders
{thousands)

1,754
1,996
2,450
2,657
2,514
2,870
2,373
2,147
1,833
1.784
1,722
1.665
1,457
1,255
1.317
1.100
1.250

1,000

1.700-2,000

Percent
Change From
Prior Year

13.8%
23.8
8.5
(5.4)
14.2
(17.3)
(9.5)
(14.6)
(2.7)
(3.5)
(3.3)
(12.5)
(13.9)
(11.0)
(1.5)
13.6

! Where two figures are shown, first fare is full rale, second fare Is senior citizen and handicapped rale.

2 Based on olal ridership through July.
3 Period during which manorail terminal at Seattle Center is relocated and refurbished.

4 Constant 1988 dollars.

Source: Sealtle Center Transporation Services Division and Harmison Price Company.




nearly 3 million riders was re-
corded in 1978. The trend since

1978 has been consistently down-
ward. with 1987 volume amount-
ing to 1.1 million. This trend is
partly the result of continuing fare
increases, but is also due to the
waning novelty of the ride experi-

ence [at least among local resi-
dents) and the absence of incen-

tives to attend Seattle Center com-
parable to the "King Tut” event. In
1987 and this year, there is the
additional factor of dislocation

caused by the construction project
at the Westlake end of the line.

A resurgence in Monorail patron-
age is anticipated on implementa-
tion of the Seattle Center redevel-
opment program. Volume is pro-
jected to grow to between 1.7 and 2
million over the 10-year planning
period utilized in this study. There
will be a temporary disruption of
Monorail patronage while the ter-
minal at Seattle Center is refur-
bished and relocated, when rider-
ship will drop to about 1 million,
but steady increases are expected
thereafter In response to the
Center's new image and program
offerings.

Estimated Parking Requirements

As a first step in estimating park-
ing requirements under the rede-
velopment program, Table 3-31
distributes projected overall atten-
dance at Seattle Center by time of
day. Maximum parking demand,
as shown, will occur during day-
time hours, at which time a
weighted average of 70 percent of
total visits to the site will oceur,
equivalent to some 4.8 million

people at stabilization. The local
market survey conducted as part
of the first phase of this study
program revealed an average
length of stay of about 2.8 hours.
New entertainment opportunities
provided at the site under the
master plan should produce an
upward trend in stay times, con-
servatively forecast at 3 to 3.5
hours.

On this basis and further allowing
for a 16-hour effective operating
schedule for the Center as a whole,
Table 3-32 presents an illustrative
distribution of hourly crowd flows
similar to that shown earlier for the
Family Amusement Park. Data in
the table are charted graphically in
Figure 2. As indicated, the design
day peak in-grounds crowd is
expected to amount to 45 percent
of the daily total, or 18,800 people
on completion of Development
Units 1-4, as set forth in Table 3-
33.

Arrivals by automobile currently
amount to roughly 90 percent of
total attendance as determined in
the Phase 1 local market survey.
This ratio is presumably higher
than historical experience in view
of the present low of Monorail
usage. With revived Monorail
operations and the possibility of a
future trolley link to Seattle Cen-
ter, the auto proportion should
decline. For conservative planning
purposes, a range of 80 to 90 per-
cent auto arrivals has been used in
this analysis.

The local market survey also re-
vealed an average party size of 3.5
persons for most activities, with a




Program Component

New

Table 3-31

ESTIMATED ATTENDANCE DISTRIBUTION
AT SEATTLE CENTER BY TIME OF DAY

(Stabilized Year)
Estimated Total Attendance!
Attendance Split {thousands)
Day/Evening Day Evening
DEVELOPMENT UNIT 1 2
Ongoing Facilities

Space Needle 80/20% 930 230
Pacific Science Center 75/25 680 230
Grounds/Mural Amphitheater 95/5 495 25
Opera House 25/75 120 360
Bagley Wright Theater/
Poncho Forum 25/75 50 140
Subtotal 70/30% 2,275 985
Incremental Increase 70/30 45 145
in Attendance
Total 70/30% 2,620 1,130
or Refurbished Facilities
Metro Site Complex

Family Amusement Park 60 /40% 375 250

Entertainment Center (increment) 0/100 -- 110
Coliseum (14,000 seats) 79/25 375 125
Meecting Rooms 75/25 315 105
Public Program Area

Center House Programs 70/30 235 100

Theater 80/20 50 10
Seattle Chidren's Theater 80/20 150 b3
Seattle Chidren's Museum 100/0 165 -
Children’'s Ride Area 100/0 150 -
Pavilion Ice Rink 65/35 100 50
Puget Sound Theater 65/35 25 S0
Intiman Playhouse 25/75 20 55
Pacific Northwest Ballet School 65/35 15 10
Subtotal 70/30% 2.005 880




FPro nent

TOTAL UNIT 1

DEVELOPMENT UNIT 2

Children's Play Area®
Concert Hall

DEVELOPMENT UNIT 3
Regional Exhibition Center

DEVELOPMENT UNIT 4
Crafts Museum

TOTAL UNITS 1-4

DEVELOPMENT UNIT 5

Table 3-31
(continued)

Coliseum (7,500 seats, net change)

TOTAL UNITS 1-5

1 Mid-range planning estimates.

Estimated
Attendance Split

Day/Evening

70/30%

25/75%

75/25%

75/25%
70/30%

79/25%
70/30%

Total Attendance!
[thousands)

Day Evening
4,625 2.010
65 200
160 50
80 25
4.930 2.285
(145] (45])
4,785 2,240

2 Based on exirapolations from Seatile Center Duty Manager's Log and interviews with tenanl organizations

4 |ncluded with children's ridas.

Source: Hamison Price Company.




Table 3-32

ILLUSTRATIVE ARRIVAL AND DEPARTURE
PATTERNS FOR SEATTLE CENTER!

(Stabilized Year)

Arrivals Departures In-
Time of Grounds
Day Hourly  Cumulative Hourly Cumulative Crowd
B-9 am 2 % 2 % -- -~ 2 %
9-10 am ) ) 1 % 1 % 6
10-11 am 10 17 1 2 15
11-Noon 14 31 2 4 27
Noon-1 pm 16 47 3 7 40
1-2 pm 8 55 3 10 45
2-3 pm 4 59 10 20 39
3-4 pm 3 62 16 36 26
4-5 pm 6 68 12 48 20
5-6 pm 9 77 6 54 23
6-7 pm 12 89 3 57 32
7-8 pm 8 a7 T 64 33
8-9 pm 2 99 10 74 25
9-10 pm 1 100 14 8B 12
10-11 pm -- -= 8 96 4
1 1-Midnight -- -- 4 100 0

' Typical pattern for aggregate of all activities on design day (average weekend day in summer) assuming
a 3- to 3.5-hour average length of stay spread over a 16-hour oparating period

Source: Harrigon Price Company.




Figure 2
Mlustrative Arrival and Departure Patterns
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Source: Harrison Price Company.




Table 3-33

ESTIMATED DAYTIME PARKING REQUIREMENTS
FOR SEATTLE CENTER

(Stabilized Year)
Total Unit 5 Total

Estimated Total Daytime Attendance! 4,625,000 305,000 4,930,000 (145,000) 4,785,000
Average Peak Month Attendance 693,800 45,800 739,600 (21,800) 717.800
(at 15 percent)

Average Weekly Attendance During 156,600 10,300 166,900 (4,900) 162,000
Peak Month (at 4.43 weeks)

Peak Day Attendance 39,200 2,600 41,800 (1.200) 40,600
{at 25 percent)

Average Peak In-Grounds Crowd 17.600 1,200 18,800 (550) 18,300
(at 45 percent)?

Estimated Arrivals by Car 14,100-15,800 900-1,100 15,000-16,900 (450-500) 14,600-16,400

(at 80-90 percent)

Number of Parking Spaces Required 4,030-4,525 265-310 4,295-4,835 (125-140) 4,170-4,695
[at 3.5 persons per car)3

Planning Estimate 4,280 290 4,570 [130) 4,440

! Mid-range planning estimates
2 Based on an average length of stay of 3 to 3.5 hours spread over a 16-hour operating period.
3 Excludes employee parking and provision for major festivals.

Source: Peter Moy & Associales and Harrison Price Company.




smaller average of just over 2 per-
sons indicated for performing arts
events, as would be expected.
Using 3.5 persons as the daytime
average, roughly 4,600 parking
spaces will be needed to support
Center operations through Devel-
opment Unit 4. If the size of the
Coliseum is reduced, the require-
ment decreases to about 4,400
spaces.

By means of a similar analysis,
evening parking demand at the
Center is estimated in Table 3-34
at 3,100 spaces through Develop-
ment Unit 4. Here, planning fac-
tors included an 80 percent peak
in-grounds crowd (a high concen-
tration of on-site patronage associ-
ated with the truncated five-hour
evening demand period) and 2.25
persons as the nighttime average
party size (which includes per-
forming arts as well as other activi-
ties with somewhat higher party
sizes).

Parking requirements as just iden-
tified, it should be mentioned. do
not take into account potential
shared visitation (attendees who
undertake more than one activity
on a single visit). On the other
hand. unallocable attendance was
also excluded from the analysis.
The latter offsets the former to an
unknown degree; as a conservative
planning guideline, therefore, no
net reduction in parking needs due
to shared visitation was assumed.
Estimated requirements, further-
more, do not include employee
parking or provision for major fes-
tivals.

While there are several advantages
to be gained from providing all
needed parking on-site (including
visitor convenience, easing of traf-
fic congestion on the site periph-
ery, and reduced conflict with resi-
dents of surrounding neighbor-
hoods). this may not be necessary
in view of the generally substantial
availability of on-street spaces and
commercial lots in the area that
absorb an appreciable portion of
the Center's parking demand. A
preliminary inventory reveals that
some 1,100 commercial spaces are
available within a two-block ra-
dius, supplemented by another
400 spaces in business parking
lots allowing public parking after
office hours and on weekends. The
analysis has accordingly assumed
that 80 percent of the total require-
ment, or some 3,700 spaces, will
be provided on-site [existing lots
plus three new garages) over the
course of the planning period. The
parking situation should be con-
tinually monitored, however, since
the future status of off-site parking
is uncertain.

Demand for Food and Retail Space

Findings of the Phase I local mar-
ket survey relative to visitor spend-
ing at Seattle Center are contained
in Table 3-35. The overall average
expenditure, as shown, is about
$16.50 per party per visit exclud-
ing entrance fees and tickets where
applicable but including parking.
Extrapolations from current park-
ing revenue at the site suggest that
parking fees account for approxi-
mately $1 of the total expenditure
(a substantial proportion of visi-
tors park free of charge), leaving a




Table 3-34
ESTIMATED EVENING PARKING REQUIREMENTS
FOR SEATTLE CENTER
(Stabilized Year)
Cl:muhttu
Unit 5
Unit1  Units 2-4 !J_i.!i_l:i (Net Change]

Estimated Total Evening Attendance! 2,010,000 275,000 2,285,000 (45,000)
Average Peak Month Attendance 201,000 27.500 228.500 (4.500)
(at 10 percent)
Average Weekly Attendance During 45,400 6,200 51,600 (1.000])
Peak Month (at 4.43 weeks)
Peak Day Attendance 9,100 1,200 10,300 (200)
(at 20 percent)
Average Peak In-Grounds Crowd 7.300 1,000 8,300 (150)
(at 80 percent)?
Estimated Arrivals by Car 5.800-6,600 800-900 6.600-7.500 (130-140)
(at 80-90 percent)
Number of Parking Epaces Required 2,580-2,935 355-400 2,935-3,335 (60-65)
(at 2.25 persons per car)3

Planning Estimate 2,760 380 3.140 (60)

! Mid-range planning estimates

2 Weighted average ol perlorming arts events at 100 percent in-grounds and ofher activities at 70 percent in-grounds spread over a S-hour operating period.

3 Excludes employee parking and provision for magor festivals
Source: Peler Moy & Associales and Hamison Price Company

Total
Units 1-5

2,240,000
224,000

50,600

10,100

8.150

6.470-7,360

2,875-3,270

3.080



Table 3-35

PER CAPITA SPENDING AT SELECTED
SEATTLE CENTER ATTRACTIONS!

Facility

Performing Arts Facilities
Concerts (Popular Music)
Children's Activities
Center House

Festivals

Meetings/Trade Shows
Sports Events

Pacific Secience Center
Fun Forest

Space Needle

Fine Arts/Crafts Activities

Average

Less: Estimated Parking
Expenditure

Net Spending on Food and

Merchandise

1987

Total
spendin
Per Party

$11.00
16.12
16.22
18.38
17.81
17.21
16.05
17.22
19.78
22.71

16.37
$16.47

1.00

$15.47

§

Average
Party Size
(persons)

2.10
3.62
2.99
3.64
3.59
3.44
3.20
3.90
4.19
3.88
3.40

3.52

3.52

Average
Per Capita
Expenditure

I

$4.39

' Based on telephone survey of Seallle area households conducted during Phase | of this study.
2 Includes parking, but excludes admission fees and tickets.

Source: Peler Moy & Associates and Harrison Price Company.




balance of $15.50 for food and
merchandise. Dividing the latter
figure by an average party size of
3.52 persons as determined in the
survey yields a mean food and
merchandise expenditure of
roughly $4.40 per capita.

Present experience at the Center
House suggests that roughly 70
percent of this total, or slightly
more than $3, is expended on food
and the balance on merchandise.
Modest net increases in spending
levels are expected under the rede-
velopment program given the
concept’s somewhat greater orien-
tation to comparatively high-reve-
nue activities. In constant 1988
dollars, average food spending is
projected at $3.50 per capita, while
average merchandise spending is
projected at $1.50 per capita.

Table 3-36 determines food serv-
ice demand based on the estimated
average visitor expenditure. Gross
food sales are projected at slightly
more than $25 million, as shown.
Alter allocations to the new com-
mercial attractions at the site (food
sales of which will be discussed in
Section 4 of this report), the net
sales pool available to additional
facilitics comes to $21 million. To
ensure an adequate range of food
service options for Center visitors,
it is suggested that 40 percent of
this sales pool be assigned to full-
service restaurants and 60 percent
to convenience food outlets and
snack stands. Applying target
sales ratios of $300 per square foot
for restaurants and #$500 per
square foot for the fast food
operations, total space require-
ments amount to 27,500 square

feet of restaurant space and
24,700 square feet of fast food
space. A final adjustment neces-
sary to these estimates is the net-
ting out of existing and /or planned
food service area located in the
Space Needle and Pacific Science
Center. The table reveals a net
demand for 40.000 square feet,
which is about evenly divided be-
tween restaurants and conven-
ience food outlets.

A comparable analysis is pre-
sented for merchandise sales
space in Table 3-37. After all
necessary adjustments to pro-
jected overall merchandise sales
approaching $11 million and in-
corporation of a sales ratio of $425
per square foot, net demand for
new retall facilities amounts Lo
slightly more than 10,000 square
feet.

Not included in this figure is sales
space envisloned for the Cralis
Museum and Village at the site,
potential crafts sales not being
fully reflected in the visitor expen-
diture base in the absence of a
present-day counterpart to this
attraction (the existing Northwest
Crafts and Pottery Northwest
operations are relatively limited in
comparison to the scale and range
of the Village as proposed in the
design conceptl. For planning
purposes, a crafts sales area of up
to 5,000 square feet is estimated
based on a conservative allocation
of roughly 10 percent of total
Museum and Village area (44,000
square feet in the design concept)

to this purpose.



Table 3-36

ESTIMATED DEMAND FOR FOOD SERVICE FACILITIES

AT SEATTLE CENTER
(Stabilized Year)

Estimated Total Attendance Units 1-41
(thousands)

Average Per Capita Expenditure?
Total Gross Food Sales (thousands)?

Less Allocations to (thousands):
Other On-Site Facilities
Family Amusement Park
Entertainment Center
Children’s Ride Area
Pavilion lce Rink
Catering. Concessions, and Major Festivals

Net Sales (thousands)

Estimated Distribution of Net Sales

By Type of Service (thousands)
Full-Service Restaurant (at 40 percent)
Convenlence Food/Snack Stands (at 60 percent)

Total Supportable Net Floor Area (square feet)
Full-Service Restaurants (at $300 per square foot)
Convenlence Food/Snack Stands (at $500 per square foot)

Less: Existing or Planned Food Service Facilities
Full-Service Restaurants (Space Needle)
Convenlence Food/Snack Stands (Pacific Science Center)

Net Demand for New Food Service
Facilities (square feet)
Full-Service Restaurants
Convenlence Food/Snack Stands

Total

T Mid-range planning estimate.
2 Constan! 1988 dollars.

3 Stabilized-year projections for these facilities discussed in Section 4 of this repor.
Source: Harrison Price Company.

Amount/
Factor

7.215

$3.50
$25,250
51,563
798

150

150

2.000
$20,589

58,236
12,353

27.000
24,700

7.000
5.000

20,500

40.200




Table 3-37

ESTIMATED DEMAND FOR RETAIL FACILITIES

AT SEATTLE CENTER
(Stabilized Year)

Estimated Total Attendance Units 1-41
(thousands)

Average Per Capita Expenditure?
Total Gross Retail Sales (thousands)?

Less Allocations to Other On-Site
Facilities [thousands)®
Family Amusement Park
Entertainment Center
Children's Ride Area
Pavilion Ice Rink

Net Sales (thousands)

Total Supportable Net Floor Area At Average
Sales of $425 Per Square Foot (square feet)

Less: Existing or Planned Retail Facilities
Space Needle
Pacific Science Center

Net Demand for New Retall Facilities

! Mid-range planning estimate.
2 Constant 1988 dollars.

3 Siabilized-year projections for these facilifies discussed in Section 4 of this report

Source: Harrison Price Company.

Amount/

7.215

%1.50

£10.800

$1,250
133

75

68
$9,274

21,800

5,000
6,500

10,300



Impact on Employment

Total current employment at Se-
attle Center, highlighted in Table
3-38, amounts to about 935 per-
manent jobs and some 1,600 sea-
sonal or part-time jobs. Major
employers are the Space Needle,
Seattle Center Department, the
Center House retail and food com-
plex, the Pacific Science Cneter
and, during the summer, the Fun
Forest. If seasonal and part-time
labor is expressed as a full-time
equivalent, overall employment is
on the order of 1,475 jobs (the
typical part-time worker records
about 600 hours per year, or
roughly one-third of a full-time
worker's 2,020 hours).

Under the redevelopment concept,
the Center House and Fun Forest
will be domolished, resulting in a
loss of 300 full-time equivalent
jobs, as shown in Table 3-39,
Other scheduled demolitions are
unlikely to result in an employ-
ment decrease since the functions
of these structures are largely
being transferred to other facili-
ties.

Employment added by major new
commercial operations, on the
other hand, is estimated at 495
jobs in the aggregate. Jobs gener-
ated by the Amusement Park and
Children’s Ride Area were factored
on the basis of 65 percent of the
annual operatin g budget (dis-
cussed in Section 4) representing
payroll divided by an average wage
of 515,000 per year ($5 per hour
plus 256 percent in benefits).
Based on typical industry stan-

dards, food service employment

was based on one worker per 200
square feet of area and merchan-
dise sales employment at one
worker per 500 square feet of area.
Projections for the ice rink and
etnertainment center are simply
estimates of reasonable staffing
levels required to mainage,
operate, and maintain these at-
tractions.

. Given expanded programs and
several new buildings at the Cen-
ter, the existing employment based
can also be expecied to increase,
with the forecast calling for 120
new jobs. This represents a 10
percent increase over the existing
basenetofjobslost(1.475FTE less
300 jobs times 10 percent).

. The overall net employment in-
crease with redevelopment of Se-
attle Center thus amounts to 315
jobs, an Increment of slightly more
than 20 percent to the existing
base.

In the context of employment, there are
opportunities for Seattle Center to work
more actively with the Seattle School
District and other agencies in cooperative
employment programs. Programs for at-
risk youths for example are available
under the Department of Human Re-
sources and these programs provide jobs
for young people in other city depart-
ments. The school district. meanwhile,
offers a variety of vocational education
courses and has work-experience pro-
grams developed jointly with wvarious
employers, public and private. Before
any specific relationships can be estab-
lished, however, some basic research is
needed that would identify the type and
scope of employment programs available

within the city, the school district, and at




Table 3-38

ESTIMATED CURRENT EMPLOYMENT
AT SEATTLE CENTER

1988
—Number of Employees
Seasonal/
— Employer Permanent Part-Time
Major Employers
Space Needlel! = e 2552 —eeemeeeanees
Seattle Center 225 540
Center House Retail/Food Complex T e | [
‘acific Science Center 100 250
Seattle Opera Association 559 na
Fun Forest a5 400
Seattle Symphony Orchestra 304 10
Bagley Wright Theater 25 175
Intiman Theater 15 150
Subtotal 875 1.925
All Other Employers (estimate)5 60 105
Total 935 1,630

' includes off-site employment
2 Expressed as full-time equivalent.

3 Administrative and production personnel only.
4 Excludes 90-member orchestra.
% Excludes Seattle Supersonics.

Source: Seatile Center Finance Division and Harrison Price Company.,




Table 3-39

PROJECTED SEATTLE CENTER EMPLOYMENT
UNDER REDEVELOPMENT PROGRAM

(Stabilized Year)

Employer

Existing Employment Base
Permanent
seasonal/Part-Time Expressed

As Full-Time Equivalent!

Total

Jobs Lost Through Removal of

sSelected Activities
Center House Retail/Food Complex
Fun Forest!

Total

Jobs Added by Redevelopment Program
Family Amusement Park
Entertainment Center
Children's Ride Area
Pavilion Iee Rink
Food Service Facilities
Retail Sales Facilities

Subtotal

Incremental Increase to
Existing Employment Base

Total

Net Employment Increase With Redevelopment

Number of
Full-Time

Equivalent
Employees

935

—240
1,475

(135)
(165)

(300)
235
10
20

10
200

495

Glo
315

| Assumes a part-lime/seasonal employee is equivalent to ene-third of a full-ime employee

Source: Harrison Price Company,



other training and employment organiza-
tions. An appropriate role must then be
determined for Seattle Center that would
establish the benefits and any con-
straints, such as personnel rules or labor
agreements, on the Center's participa-
tion and possible job categories and work
assignments that would be consistent
with the training goals of a particular
program.
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ESTIMATED OPERATING REVENUES AND EXPENSES




This section of the report is addressed to
the future operating performance of
Seattle Center under the master plan for
redevelopment. Included is an historical
overview that establishes a context for
projected operating revenues and ex-
penses during the first ten years of the
long-range plan. Estimates are derived
for each component facility at Seattle
Center, culminating in a consolidated
statement of financial results based on
the design and program concept and on
the attendance and sizing guidelines
developed In Section 3. While every effort
has been made to ensure that the projec-
tions are realistic and conservative, the
"dismal science” of economic forecasting
is inherently imprecise, and there are
varying degrees of confidence attached to
specilic estimates. This caveat notwith-
standing. the analysis presented in these
pages is believed to represent a reliable
assessment of the master plan’s impact
in light of pivotal assumptions employed.

HISTORICAL PERFORMANCE OF
SEATTLE CENTER

As a prelude to the economic forecast,
subsequent paragraphs recapitulate and
expand findings relative to Seattle

Center's financial performance as origi-
nally delineated in Phase [ of this study.

Level of General Fund Support

Over the past five years, an increasingly
greater injection of General Fund mo-
nies—derived primarily from real prop-
erty and business taxes—has been nec-
essary to cover the operating deficit at
Seattle Center, Table 4-1 shows that
despite the Center’s intensive level of use,
much of which is revenue-producing, the
annual General Fund allocation has bal-
looned from only $207,000 in 1982 to
$3.8 million in 1987. In relative terms,

the Fund has supplied 30 percent of the
total operating budget in each of the last
three years, up from a modest 2 percent
in 1982. The underlying cause of this
growth in tax subsidy is the expanding
gap between revenues and expenses, il-
lustrated graphically in Figure 3. The
total increase in revenues over the 1982-
1987 period amounted to 14 percent,
while the corresponding gain in expenses
was 40 percent. External market condi-
tions, the deteriorating physical condi-
tion of many of Seattle Center’s facilities,
long-term contracts perpetuating low
rental fees, and policy decisions to sup-
port nonprofit cultural organizations
have all played a role in creating the
present disparity between revenues and
expenses.

The current trend suggests a sustained
broadening of the earnings gap. the ulti-
mate consequence of which is either
increased General Fund (tax) support or
steadily decreased maintenance levels
and disinvestment in the Center’s facili-
ties and operations.

Sources of Earned Revenue

Earned revenue presently furnishes 70
percent of Seattle Center’s total operating
budget and amounted to $9.2 million in
1987, with some 75 separaie revenue
generators identified in financial reports.
Adistribution of earned revenue by broad
source category for the 1983- 1987 period
is presented in Table 4-2, and it can be
seen that the leading source of income Is
rents charged for the use of public access
facilities (Coliseum, Opera House, North-
west Rooms, and so on), which ac-
counted for about one-fourth of the total
last year. Next in significance is parking,
contributing a 20 percent share, followed

by reimbursements (for services such as
box office and security) at 14 percent, and




1982
1983
1984
1985
1986

1987

Source:

Table 4-1

GENERAL FUND SUPPORT
FOR SEATTLE CENTER OPERATIONS

1982-1987

Adopted Budget
S B.510.512

9,087,703
13,609,306
12,069,140
11,945,713
12,974,314

General Fund
Support As
Adopted General Percent

_Fund Support  of Budget

& 206,645 2%
903,806 10%
2,002,723 15%
3.652,091 30%
3.610.715 30%
3,788,318 29%

City of Seattle Adopted Budgets 1982-1987 and
Harrison Price Company.




Figure 3

SEATTLE CENTER
EARNED REVENUE AND EXPENSES
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Table 4-2

DISTRIBUTION OF EARNED REVENUE BY SOURCE
FOR SEATTLE CENTER

1983-1987

Re tego 1983 1984 1985 1986 1987
Catering & Concessions 8% 7% 8% 10% 1 2%
Leases 3 -, 3 1 4
Center House Leases Fi 9 8 8 8
Fun Forest 7 7 6 G G
Fees and Charges 9 9 10 2 3
Monorail 10 9 9 7 Fé
Parking 16 17 15 20 20
Reimbursables 10 12 13 15 14
Rent - —aT _28 28 __26

Total 100% 100% 100% 100% 100%

Source: Seattle Center Revenue Summaries 1983-1987 and Harrison Price
Company.

(=]



calering and concessions, generating 12
percent.

In viewing the changes that have oc-
curred since 1983 in the relative contri-
bution of each of these revenue catego-
ries, two [actors have been instrumental.
Firstly, the return of the Seattle Super-
sonics to the Coliseum in the 1985-86
season had a favorable impact on several
revenue sources, such as concessions
and parking, Conversely, the creation of
an independent Bumbershoot Commis-
sion in 1985 had a negative effect on the
fees and charges category since admis-
sion tickets for this major festival were no
longer handled by Seattle Center after
that point: currently, the only revenues
associated with Bumbershoot are negoll-
ated charges for the use of the Center's
grounds to stage the event.

Components of Operating Expense

Seattle Center distributes operating ex-
penses across three broad categories: 1)
direct expenses, or labor and materials
directly allocable to a given activity or line
of business; 2) facility services costs,
comprised of labor, materials, and utili-
ties needed to operate and maintain vari-
ous facilities and programs: and 3) indi-
rect overhead, or the cost of administra-
tion and management. In 1986, direct
expenses represented 34 percent of the
total, while facility services accounted for
46 percent and general overhead for the
balance of 20 percent. Revenues from
nearly every facility at Seattle Center
cover their respective direct costs of
operation, the two exceptions being the
Monorail and the Center House stage and
court area (public program space). After
prorated addition of facility services and
indirect overhead, however, only the Fun
Forest, Center House food and retail
operations, and parking generate a net

profit.
Performance By Line of Business

Six general lines of business comprise
Seattle Center operations, as set forth in
Table 4-3. The nature and relative net
income generation of each of these activ-
ity categories is described below:

. Property Management encom-
passes the administration of ex-
clusive use facilities such as the
Center House retall and food serv-
ice complex, the Fun Forest,
KCTS-Channel 9, Northwest
Crafts Center and Pottery North-
west, and office space. In 1986,
this line of business accounted for
17 percent of total earned revenue
and 7 percent of total operating
expenses, for a net income of
$656.000.

. Included in the Public Assembly
Facilities line of business are the
Coliseum, Opera House, Arena,
Exhibition Hall, and all of the
meeting rooms available at the
site, The single largest share of
Seattle Center’s activity was gener-
ated by this line during 1986—52
percent of earmned revenues, 49
percent of total expenses, and 34
percent of the aggregate net oper-
ating deficit. An absolute loss of
£1.7 million was recorded by these
facilities in 1986.

. The Center House stage and court
and the grounds at large are the
principal components of the Pub-
lic Space and Grounds category,
which represents the park func-
tions of Seattle Center. Nominal
revenue accrues from this activity,
while it gencrates 18 percent of




(Ex3]

Line of Business

Property Management

Public Assembly Facilities

Public Space & Grounds

Seattle Center Productions
Transportation Services

Capital Improvement Program/Adm.

Total

Line of Business

Property Management

Public Assembly Facilities

Public Space & Grounds

Seattle Center Productions
Transportation Services

Capital Improvement Program/Adm,

- .
Table 4-3
SEATTLE CENTER FINANCIAL SUMMARY
BY LINE OF BUSINESS
1985 and 1986
1986
Total Earned Total Total
Revenue Expenses Net Income
$1.486.505 $830.031 #656,.474
4,412,615 6.119,400 (1,706,785)
17.079 2.184.919 (2,167 ,840)
12.245 958,538 (946,293)
2,259,505 1,806,644 452,861
316,219 578,532 262,313
$8.504,168 $12.478,064 £3,973,896
1985
Total Earned Total Total
Revenue Expenses Net Income
81,463,101 $1.006.274 $456.827
4,201,401 5.652.449 (1.451,048)
0 1,393,518 (1,393.518)
819,137 2,094,350 1,275,213
2,031,931 1,576,798 455,133
238,642 679,283 [440.641)
$8.754.212 $12.402.672 ($3,.648,.460)

Total

Source: Seattle Center Cost Accounting Reports 1985 and 1986 and Harrison Price Company.




overall operating expenses and 43
percent of total net losses.

. The public program functions of
the Center are lodged in the Se-
attle Center Productions line of
business. The Center sponsors
much of its own programming and
also co-promotes events with out-
side sponsors. During 1986, this
line of business accounted for less
than 1 percent of total earned reve-
nue, 8 percent of total operating
expenses, and 19 percent of the
total deficit.

. Operation of the Monorail and
parking facilities is accomplished
under the Transportation Serv-
ices umbrella, which in 1986 pro-
vided 27 percent of overall earned
revenue and incurred 14 percent of
overall expenses: some $453,000
in net income was generated by
this line of business (all of which
accrued from parking after netting
out losses on the Monorail).

. The final general line of business at
Seattle Center is Capital Improve-
ment Program and
Administration, which provides
for the management of capital
projects. About 4 percent of total
carned revenue, 5 percent of total
expenses, and 5 percent of the total
deficit was associated with this line
of business.

The direct or secondary effects of Seattle
Center’s public service mandate are felt
in all of the above lines of business. In
fulfilling its mission to serve as a major
provider of free entertainment and as an
underwriter of nonprofit institutions
enriching the cultural life of the city, the
Center has an enormous public program-

ming responsibility. In 1986, Center-
sponsored events totaled some 680 sepa-
rate programs encompassing 1,450 indi-
vidual performances, including free con-
certs, cultural heritage festivals, senior
citizens" dances, special children’s
events, and holiday celebrations. The
Center is also an urban park and fur-
nishes a setting where the public can
relax, go for a stroll, or play a quiet game
of checkers. In addition, recognizing the
financial constraints under which per-
forming arts organizations commonly
operate, the Center's traditional policy
has allowed for substantially discounted
rental rates, although more recently,
there has been a move toward recovering
a greater proportion of operating ex-
penses from nonprofit tenants as re-
flected in new lease agreements with
such organizations as Intiman Theater
Group,

The multitude of subsidized public uses
at Seattle Center, highlighted in Table 4-
4, has contributed heavily to the Center's
operating deficit, with the aggregate 1986
burden for these activities amounting to
$3.8 million—the equivalent of the over-
all Center operating loss in that vear.
While making money has never been the
objective of these programs, the failure of
revenue earned from profit-based activi-
ties to subsidize their cost is an increas-
ingly onerous problem. Residents of
Seattle and their elected representatives
are steadfastly opposed to the institution
of a general gate charge for Seattle Cen-
ter, the most obvious solution to the
deficit dilemma. and rightfully so. be-
cause an admission fee would by defini-
tion preclude the attendance of an appre-
ciable segment of the population (the
impact of use fees, however nominal, on
patronage can be clearly observed from
the experience of the Monorail as dis-
cussed in the last section of this report).

4-7 |
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Table 4-4

NET DEFICIT ASSOCIATED WITH MAJOR PUBLIC PROGRAMS
AT SEATTLE CENTER

1985 and 1986

Type of Use 1985 1986
Nonprofit Performing Arts (5616.908) ($590.712)
Bumbershoot (255,994) (171,941)
Ethnic Programs (75.587) (165,443)
Folklife (101,.420) (153.759)
Seattle Center Holiday Display (129,913) (220.275)
Seattle Center Special Events (320,211) (167.969)
Seattle Center Ongoing Programs  (108,302) (115,834)
Whirligig (131,054) (93.594)
Public Spaces and Grounds (1,393,518) (2,167,840]

Total ($3.132,907) ($3.847.367)
Source: Seattle Center Cost Accounting Reports 1985 and 1986 and

Harrison Price Company.



For all practical intents, this leaves only
two other options: increased public
subsidies or greater orientation to facili-
ties and leasing strategies that push
more net income to the bottom line. The
subject master plan is directed to the
latter and should be evaluated in that
light.

PROJECTED ECONOMIC PERFORM-
ANCE

In the following pages, a facility-by-facil-
ity projection is made of expected total
operating revenues and expenses over
the 10-year planning period of this study.
The analysis takes into account both
ongoing and new or refurbished facilities,
stratified by principal line of business.
Consolidated statements of revenue,
expenses, and net operating income are
then presented. The following general
assumptions are pertinent to the analy-
Si5:

- All revenues and costs have been
expressed in constant 1988 dol-
lars. Where projections have been
made on a 1986 data base (the
most recent year for which full
accounting reports are available),
an inflation adjustment of 7 per-
cent was applied, which corre-
sponds to the approximate in-
crease in the Seattle Consumer
Price Index over the 1986-1988
period.

* Whenever possible and appropri-
ate, revenue and cost factors have
been drawn from current experi-
ence at Seattle Center. In those
instances where present experi-
ence is misleading or irrelevant,
forecast assumptions were based
on generalized industry standards
and/or the experience of simila

facilities in other areas.

. The treatment of nonprofit

operations represents a significant
departure from historical practice.
At the instruction of the client, it
has been assumed that rental
rates for new or redeveloped non-
profit activities will be geared to
recovering the Center’s full cost of
maintaining and servicing these
faciliies. This is in accordance
with Seattle Center's recent leas-
ing philosophy, but is nevertheless
subject to negotiation on a case-
by-case basis. To the extent that it
is necessary or desirable for the
Center to underwrite some of these
costs (a factor in part contingent
on what arrangement is ultimately
made relative to the funding of
capital improvements to be dis-
cussed in Section 5), overall finan-
cial performance will be less favor-
able to an indeterminate degree
than estimated here.

- Another pivotal assumption is that
there will be a number of new
commercial leases at the site,
which will be significant income-
generators. Such leases are sub-
ject to negotiation and may or may
not conform to the parameters
utilized here (these guidelines,
however, are consistent with typi-
cal industry experience).

Other key assumptions specific to indi-
vidual instances are cited in the footnotes
to the various tables. Further explana-
tory comments will be noted in the dis-
cussion to follow.,




Public Access Facilities

The first broad line of business addressed
in this analysis is Public Access Facili-
ties. Performance expectations for each
of the facilities in this group is subse-
quently deseribed.

The forecast for Bagley Wright
Theater, contained in Table 4-5. is
simply a translation of actual 1986
results to 1988 dollars. This facil-
ity already operates on a near-
capacity basis, suggesting that
little change may be anticipated in
attendance or revenue perform-
ance, The primary tenant, Seattle
Repertory Theater, 18 moreover
locked into a long-term lease, the
provisions of which will not change
over the forecast period. As shown,
this operation will generate an
average annual net loss of some
$276.000.

An income statement for the Cen-
ter House Conference Center is
presented in Table 4-6. Although
this facility will be removed under
the master plan, it will still con-
tinue to operate through the first
year of the planning period. A net
loss of $109,000 is estimated
based on an update of actual expe-
rience in 1986.

Table 4-7 shows that the Center
House Theater, which will also
remain through the first year of the
planning time frame, is expected to
represent a net loss of $80,000
given present experience.

Operating parameters for the
Coliseum and Arena during 1986
are illustrated in Table 4-8. These
data, limited to the nonsports

components of the respective pro-
grams and thus net of the Sonics
and other sports users, were em-
ployed in developing the projection
for the Coliseum under the master
plan at the 14,000-seat capacity
level, Contained in Table 4-9, this
projection is based on a combina-
tion of the two programs—aArena
experience was used as the model
for partial-facility rentals envi-
sioned for the refurbished Coli-
seum, while Coliscum experience
was the model for full-facility rent-
als. No significant real-dollar in-
crease in average rental fees was
provided for on the assumption
that the only appreciable competi-
tive edge open to this facility is
cheaper rates than other venues (n
the area. A further assumption
was that present relationships
between revenues and costs and
between the major components of
each of these budget items remain
essentially constant (certainly,
opportunities exist to enhance
revenue in such areas as conces-
sions but, to be conservative, these
opportunities were not taken into
account). Event loading estimates,
finally, are drawn from the atten-
dance analysis in Section 3. As
indicated. net losses associated
with the Coliseum range from
$153.000 to $187.000 over the
planning period. Atstabilization in
about Year 3. the deficit will total
$175,000 (which compares with
$112,000 in 1986 net of sports
programming and $186,000 in-
cluding sports).

Table 4-10 presents a pro forma
analysis of the Coliseum In the
7.500-seat configuration proposed
as an option for Development Unit




Table 4-5

TEN-YEAR PRO FORMA INCOME STATEMENT FOR
BAGLEY WRIGHT THEATER!

(Thousands)
Equivalent
in Constant
1986 1988 Dollars?
Actual Year 1-10
Operating Revenue
Facllity Rentals S8BT 593
Reimbursements 92 98
Catering and Concessions ) 5
Total S1E4 S196
Operating Expenses
Direct Costs S107 S114
Facility Services 255 273
Indirect Overhead 79 __85
Total 5441 $472
Net Operating Income $(257) $(276)

' Includes Poncho Forum
< Based on an inflation adjustment of 7 percent over tha 1986-1988 parod

Source; Seattle Center Finance Division and Harmrison Price Company




Table 4-6

INCOME STATEMENT FOR THE
CENTER HOUSE CONFERENCE CENTER

(Thousands)
Equivalent
in Constant
1986 1988 Dollars'
Actual Year 1
Operating Revenue
Facility Rentals S26 528
Reimbursements . o
Catering and Concessions . .
Total S26 528
Operating Expenses
Direct Costs $11 $12
Facility Services 94 100
Indirect Overhead 23 25
Total $128 $137
MNet Operating Income 5(102) $(109)

! Based on an inflation adjustment of 7 percent over the 1986-1388 pericd.
* Less than $1,000.

Source: Seattle Center Finance Division and Harrison Price Company.



Table 4-7

INCOME STATEMENT FOR THE
CENTER HOUSE THEATER

[Thousands)
1986
Actual
Operating Revenue

Facility Rentals 513
Reimbursements =
Total $13

Operating Expenses
Direct Costs $ 1
Facility Services 71
Indirect Overhead 16
Total $88
Net Operating Income S(75)

! Based on an inflation adjustment ol 7 percent over the 1985-1988 pariod
* Less than $1,000.

Source: Seatile Center Finance Division and Harmrison Price Company.

Equivalent
in Constant
1988 Dollars’
Year 1

514

514



Table 4-8

FINANCIAL PERFORMANCE OF THE
SEATTLE CENTER COLISEUM AND ARENA 1

1966
Coliseum Arena
Equlva- Equiva-
lent in lent In
Average Constant Average Constant
1966 Per Use- 1968 1966 Per Use- 1988
Actual Day 2 Daollars 3 Actual Day 4 Dollars 3
Operating Revenue
Facility Rentals §608.411 84,753 $5,086 8155816 £2.024 $2.166
Relmbursements £334,010 $2.609 $2.792 $145573 §1,891 2,023
Concessions $185.020 $1.445 $1.547 §22 075 $287 307
Total $1,127 441 S8.807 $9,425 5323464 $4.202 4,406
Operating Expenses
Direct Costs 8518918 $4.054 §4,338 $164,193 $2,522 $2,699
Facility Services 8492428 £3.847 84,116 $165.575 $2,150 $2.301
Indirect Overhead $228.324 517684 $1.900 £80.329 1,160 $1.241
Total $1.239.670 §9.685 $10.363 84490097 85,832 56,241
Net Operating Income S112.229) [S87TH) ($938) ($125.633) ($1.630) ($1.745)
1 Nonsports programs only.
2 Based on 128 days including moving days.
4 Based on an inflation adjustment of 7 percent over the 1986-1988 period.
4 Based on 77 days including moving days.

Source: Seattle Center Finance Division and Harrison Price Coampany.,



Table 4-8

TEM YEAR PRD FOAMA INCOME STATEMENT FOR
THE COLISEUM AT 14,000 SEATS POST-SONICS
{(Constant 1988 Dollars)

Yanr 1 Year 2 Year 2 Y¥ear 4 Year 5 Yoar 6 Year 7 Yonr 8 Year 8 Year 10
Estimated Mumbar of Usa-Days
Full Facility Usa
Event Days 65 Ta - Th 75 TS T 17 Tr -1
Mawa-InfMeve-Out Days 1/ 26 28 ao aa 30 30 31 a1 a1 32
Subioiasl 81 g4 105 105 105 105 108 108 108 112
Partial Facility Uso
Event Days 50 53 -1 65 55 55 57 57 ) &0
Move-InfMove-Oul Days 27 5 ] -] i) b i1 L] i 3 B
Subtoinsl 55 58 1 1 ] g1 63 63 63 66
Tolal 146 1586 166 166 166 188 171 171 171 178
Tiotad Grass Rovenue (thousands)
Facikly Rentals 3/
Full Facility 5455 £450 £525 4525 $525 5525 5540 g540 £540 £560
Partial Facility $121 5128 $134 £134 $134 $134 i35 £138 £134 £145
Subtotal 5576 618 §659 650 $6ED £654 SETH LT SE74 LFpL
Amimbursemenis 47
Full Facility L5 £2T0 g289 $260 §285 a8 s257 S297 §297 £308
Partial Facility 100 2115 121 £121 g 51 5125 £135 £125 £
Subteial 5350 £385 LR L H10 5410 2410 Fazz §a22 5222 £435
Concpssions 5
Full Facility $137 5147 §158 §158 $158 554 g2 §182 §152 §168
Partial Facility %10 £10 $20 §20 %20 %20 £21 =21 £21 -
Sublotal %155 166 _!1?'5 £178 2178 1748 £1R3 3183 %183 L1680

Total 51,080 £1.160 £1.247 £1.2a7 51,247 £1,2a47 £1,264 £1.284 51,284 31,334




Table 4.5
feanilnued)]
Year 1 Year 2 Year 3 Wear 4 Year 5 Year @ Year T Year B Year 9 Year 10
Estimaled Operating Expenses [ihousands)
Direei Costs &/
Full Faeility £3a9 £421 £452 £482 g452 2452 5464 S4E84 5464 £482
Partial Facility $138 £145 £153 £153 £153 5153 158 5158 5158 £165
Subtotal £529 L1201 SED5 L£805 $605 $605 Had L6522 5622 547
Facility Services T/
Full Facility £352 £aTe £407 £407 £407 La07 $418 $418 5418 £434
Partiml Facllity a4 131 5138 £i1a8 5138 5134 142 §1a2 5142 5145
Subtoial £47E £510 $545 £545 5545 5545 5560 8560 SE&0 L5077
Imdirect Owarhead 87
Full Facility $176 S18G 203 5203 §203 S203 209 2209 - gul] =?7
Partinl Facility LE2 255 %59 £69 %69 55 571 571 - 2| 274
Subtolal R L) 5254 gara g2r2 272 o7 280 280 L2680 L2581
Taotal £1,243 21,330 §1.422 $1.422 £1.422 $1,422 1,482 31,482 §1,.462 $1.521
Wet Operaiing Incoma (thousands) {$153) [$161) (5175} {5175} {5175} {5175) {5178} [(§178) {178} {187}

-t

Al 40 percent ol event-days

2 Al 10 percent of evont-days

3 At an average of 55000 por uso-day for Rull facilty events and $2,200 por use-day lor parbal facdlity events (includes minimum ronis plus an allowance for
pefceniage overndes and discounts lor moving days)

4 At 55 parcent of rental revenud lor full Iacility events and 80 perceni of roental revenue for partial facility avents

5 At 30 parcont ol renal revenua fer full lesility evens and 15 percent of rental revanue Por pastial |scility cvents

& At an average of $4300 per use-day for full facility events and 52 800 peor use-day for padtial lscdty Evani

T Al 90 parcent of direct costs

& A! 45 porcont of direct cosls

Sourca: Seatths Cemer Finance Ovegion and Harrison Priod Company




Table 4-10
TEN-YEAR FRO FORMA INCOME STATEMENT FOR
THE COLISEUM AT 7.5600 SEATS POST-SONICS
(Constant 1988 Dollars)

Year 1 Year 2 YearJ Tear § Year 5 Year# Year7 Tear 8 Year®  Year 10

Estimated Number of Use-Days
Ewveni Days e - = . - 105 107 110
Mowve-In Move- Ot Days | - - - 42 43 44
Total - - 147 150 154
Total Groas Revenue [thousanda)
Facility Rentals 2 - W7 S405 8418
Retmbursements 3 - - B218 w220
Concessions 4 wes 0 8101 8104
Total §714 8720 #740
Estimated Opemating Expenses [Lhousands)
[Mrect Costs 5 aad o et - ai — e &L1R #3125 L]
Facility Services @ e - HMA &IT5 BHG
Indirect Overhead 7 152 8155 8150
Total - GRER BHTH Lot
Net Operating lnoome [ souisands) - - - E144] [B144 140

I A mpuﬂ-m al eveni-days.
AL $2.700 per use-clay [nchodes mintmum rents plus an allowance for
pereentage overrides and discounts for moving days).
Al 55 percent af rental reveniee,
At 25 pereent of rental revenie.
At 82,300 per use-day.
At 82,500 per une-day,
AL 45 pereent of direct costa.

P

= 3@ W = 2

Source: Seattle Center Finance Division and Harrison Price Company.




5. Revenue and cost factors cited
in the footnotes are again extrapo-
lated from present experience.
with events that are too large for
this configuration netted out of the
equation. The annual operating
deficit is shown to amount to some
$149,000 in the third year (Year
10) of operation for this facility.

A number of new theater facilities
are envisioned under the master
plan. To furnish a basis for esti-
mating operating costs associated
with operations of this type, Table
4-11 relates the present experi-
ence of existing Seattle Center
theaters. It can be seen that while
considerable wvariances are re-
ported in the relative distribution
of expenses across the three ex-
pense categories, the total expense
burden on a per-foot basis is re-
markably similar despite differ-
ences in comparative facility size.
Excluding Bagley Wright Theater,
where overall unil costs are con-
siderably higher than those of the
other three facilities listed due to
its extremely high level of use (cost
allocation formulas utilized at
Seattle Center assign expenses in
proportion to both facility size and
event loading), the average operat-
ing expense per square foot
amounts to some $5.50. Inflated
to 1988 dollars. the average cost
becomes about $5.90 per square
foot.

Anincome forecast for the Concert
Hallis presented in Table 4-12. As
indicated. the assumption that
rentals to nonprofit users will be
equivalent to total Seattle Center
costs of maintaining and servicing
the facility results in an annual

revenue from this operation of
$963,000 based on the aforemen-
tioned $5.90 per square foot unit
cost factor. Breaking even on
costs, then, net income is zero.

The Flag Pavillon will remain in
operation during the first three
years of the planning period. Ad-
justing actual 1986 experience to
1988 dollars, Table 4-13 shows
that the annual deficit associated
with this facility will amount to
$105,000 assuming no significant
change in the present level of use.

Current operating parameters for
various Meeting and Exhibit Fa-
cilities at Seattle Center are set
forth in Table 4-14 to enable a
perspective on probable future
performance, Average inflation-
adjusted ratios have been applied
to meeting/exhibit facilities under
the master plan in Table 4-15,
based on event loading estimated
in the prior attendance analysis.
As in the case of the Coliseum, no
measurable real-dollar increases
are assumed in rental rates in
order to maximize competitive
appeal, and historical relation-
ships between revenues and costs
and within revenue and cost cate-
gories have been assumed to re-
main essentially stable. The net
operating deficit associated with
these operations accordingly
ranges from $439,000 to $501,000
per year over the time frame of the
master plan and amounts (o
$4.39,000 at stabilization in Year 3.
The latter compares to$491,000 in
1986 (it is refterated that there will
be a net decrease in available
meeting space under the master
plan).




Table 4-11

OPERATING COSTS FOR
SEATTLE CENTER THEATER FACILITIES

1986
Total
Operating Operating
Costs Cost Per

Eacility (thousands) Square Foot
Opera House (223,206 square feet)

Direct Expense $369 $1.65

Facility Services 647 2.90

Indirect Overhead 222 1.00

Total $1,238 $5.55
Bagley Wright Theater (69,213 square feet)

Direct Expense $106 $1.54

Facility Services 255 3.68

Indirect Overhead 79 1.14

Total 5440 $6.36
Playhouse (42,064 square feet)’

Direct Expense $93 g2.21

Facility Services 93 2.21

Indirect Overhead 41 p.og8

Total $227 $5.40
Center House Theater (15,768 square feet)

Direct Expense $ 1 $0.07

Facility Services 71 4,50

Indirect Overhead 16 1.01

Total $88 $5.58

V' Prior 1o residency of Intiman Theater Company.
Source: Seatfle Center Finance Division and Harrison Price Company.
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Table 4-12
TEN-YEAR PRO FORMA INCOME STATEMENT FOR

THE CONCERT HALL
(Constant 1988 Dollars)

Amounl (Years 4-10)

Other
Seatlle Nonprolit Commercial
Symphony Users Users Tolal
Estimated Number of Use-Days
Event Days 85 25 25 135
Rehearsals and Miscellaneous 1 128 B 1 135
Total 213 31 26 270
Operaling Revenue (thousands) 2 s 596 $96 $963
Operating Expenses (thousands) 3 $7T1 596 $96 $963

Net Operating Income (thousands)

1 Al 1.5 rehearsals per performance for the Seatlle Symphony,
25 percent of performance days for other nonprofil users,
and 5 percen! of parformance days for commercial users.

2  Assumes thal the annual rental paymant Is equivalent to
Seatlle Center costs of maintaining and servicing the facility,
including administrative overhead.

3 At $5.90 per square foo!l (based on data contained in
Table 4-11); assumes that costs are distributed among users
in proportion to their respective share of the total event load.

Source: Seattle Center Finance Division and Harrison Price Company.



Table 4-13
INCOME STATEMENT FOR THE
FLAG PAVILION
(Thousands)
1986
Actual
Operating Revenue
Facility Rentals $63
Reimbursements 20
Catering and Conecessions 5
Total S88
Operating Expenses
Direct Costs S75
Facility Services 78
Indirect Overhead __J3d
Total 5186
Net Operating Income $(98)

! Based on an inflation adjustment of 7 percent over the 1986-1988 period.

Source: Seatle Center Finance Division and Harison Price Company.

(2]

Equivalent
in Constant
1988 Dollars’
Year 1-3

&

67
21

594

S80
83
36

$199

$(105)



Table 4-14
FINANCIAL PERFORMANCE OF SELECTED
SEATTLE CENTER MEETING/EXHIBIT FACILITIES'

1986
Equivalent in
Average Constant
1986 Per Use- 1988
Actual Day?3 Dollars?
Operating Revenue
Facility Rentals $394,600 $240 $257
Reimbursements 104,007 63 GB
Catering and Concessions 47,204 29 21
Total $545,991 $332 $356
Operating Expenses
Direct Costs $223,899 $136 $146
Facility Services 627,305 382 409
Indirect Overhead 185,088 113 121
Total $1,037,182 $631 S676
Net Operating Income $(491,201) $(299) $(320)

1 Aggregale revenues and costs associated with Northwes! Rooms, Exhibition Hall, Center House Conference Center and Mercer Forum,
2 pased on an inflation adjustment of 7 percent over the 1986-1888 period.
3 Based on 1,642 combined use-days including moving days

Source: Seattle Center Finance Division and Harrison Price Company.




Table 4-15
TEN-YEAR PRO FORMA INCOME STATEMENT FOR

MEETING/EXHIBIT FACILITIES 1
[Constant 1988 Dollars)

Year 1 Year 2 Year 3 Year 4 Year 5 Year8 Year7 Year B Year & Year 10

Estimated NMumber of Use-Days

Event Days 1.085 1,125 1,160 1. 160 1170 1. 1590 1L.210 1,220 1,230 1.240
Move-In/Move-Cut Days 2 163 165 174 174 174 172 152 1E3 183 186G
Total 1.248 1,204 1,334 1,334 1.346 1,369 1,352 1.403% i.415 1428
Total Gross Revenue [thouwsands)
Facility Rentals 3 5312 5324 53 b 8337 &iad A5 E 835] S354 8357
Retmbursements 4 5TH 81 B4 B4 B85 885 857 &h5 BB S0
Catering and Concessions 5 547 540 B850 550 &5] £51 &5 853 £53 554
Total 8437 S0 5468 2468 2473 2470 sq87 402 406 S501
Eattmated Operatng Expenses [thousands)
Direct Costs 6 al&r S194 E200 &300 5202 5205 &308 5210 5212 5214
Factlity Services 7 2530 2550 8557 8567 s572 A Bhark Sh0G 5601 BEDEG
Indirect Cverhend B B1E5 B8165 S170 S170 5172 S5174 &17TH S170 S1B0 S182
Total E8TG =000 ST 557 6 S961 20749 985 000 S1.0002
Net Operating Income [thousands] [8430)  [8455]  [S469)  [S468)  [$473) [S482) ($402)  [8493) (8407 (8501

1 Includes Northwest Hooms, Exhibition Hall, Mereer Forum. and
Public Program Area meeting and exhibil spaces.

AL 15 percent of event-days.

At 8250 per use-day [Includes minimum rents plus an allownsmnes
for percentage overrides and discounts for moving days).

Al 25 peroent of rental revenue,

At 15 percent of rental revenue.

At 8150 per usc-day.

AL 8425 per vise-dimy.

AL 8BS pereent al direct costs.

2 B2

& =) & e

Source: Seattle Center Finance Diviston and Harrisen Price Company.



Remaining in operation through
Year 6 of the redevelopment pro-
gram is the NASA Bullding, an
income statement for which is
contained in Table 4-16. An
average annual deficit of $35,000
is estimated based on an update of
present experience and assuming

no substantive change in the cur-
rent type and level of use.

Table 4-17 presents the existing
financial performance of the Opera
House, both with and without the
Seattle Symphony. to determine
potential impact when the latter
organization moves to the new
Concert Hall in Development Unit
2. The Opera House forecast is
then delineated in Table 4-18. The
Symphony will remain in resi-
dence through Year 3; thereafter, it
has been assumed that dates va-
cated by the Symphony are filled
with new full-rate commercial
programming as directed by Se-
attle Center management. All
usage and cost factors are derived
from historical experience and
exclude potential real-dellar in-
creases in average rental fees in
consideration of the fact that most
major user organizations operate
under fixed long-term agreements.
Neither has an increase in prevail-
ing commercial rental rates been
incorporated in order to preserve
competitive status (admittedly,
there is an unknown degree of
flexibility here depending on over-

all market conditions; manage-
ment of Seattle Center should
pursue the highest rates possible
in this context since it has an out-
standing, well located facility to
offer touring professional attrac-
tions). Like the Coliseum. the
Opera House could also poten-
tially realize more income from
concessions, but no allowance has
been made for this in the analysis.
The table indicates that given
these assumptions, the overall
deficit for this facility will range
from $399,000 to $464,000 annu-
ally over the planning period,
which compares to $373,000 in
1986.

The Public Program Area Theater
called for in the master plan is the
replacement facility for the Center
House Theater and will be used
both by nonprofit tenants and by
Seattle Center itself for its own
public programming. Using the
previously noted average theater
cost factor of $5.90 per square foot,
Table 4-19 shows that operating
expenses are expected to total
some $34,000 per year. Rentals
from nonprofit users (prorated to
cover their share of total operating
costs) will partially offset the deficit
associated with public programs,
for a residual annual loss of
%19,000.



Table 4-16
INCOME STATEMENT FOR THE
NASA BUILDING
(Thousands)
Equivalent
in Constant
1986 1988 Dollars'
Actual Year 1-6
Operating Revenue
Facility Rentals $11 $12
Reimbursements ] D
Total 816 517
Operating Expenses
Direct Costs S 4 S5
Facility Services a5 38
Indirect Overhead M S |
Total 548 $52
Net Operating Income $(32) 5(35)

! Based on an inllation adjusiment of 7 percent over the 1986-1988 pariod
Source! Seattle Center Finance Division and Hamrison Price Company




Table 4-17

FINANCIAL PERFORMANCE OF THE
OPERA HOUSE 1

1966
Including Seattle Symphony Excluding Seattle Symphony
Equiva- Equiva-
lent in lent in
Average Constant Average Constant
1986 Per Use- 1988 1986 Per Use- 1988
Actual Day 2 Dollars 3 Actual Day 4 Dollars 3
Operating Revenue
Facllity Rentals 440,754 &760 £813 £361.834 £806 SB62
Relmbursements 2359355 $620 5663 S299.797 668 &714
Catering and Concesslon:  $64,139 $111 $118 $53.265 $119 8127
Total S864 248 1,491 $1.504 £714,896 1,593 £1,703
Operating Expenses
Direct Costs 2368 507 S635 S680 5306.508 S683 §730
Facility Services £647,230 51,116 £1.1%4 £514,872 $1.147 81227
Indirect Overhead £221,939 $383 409 §179.472 400 5428
Total $1,237 676 $2,134 $2,283 51,000,852 $2.230 $£2.385
Net Operating Income ($373.428) $643) (56809 ($285,956) [BE637) (B682)

e L8 B e

Source: Seattle Center Finance Division and Harrison Price Company.

Includes Rehearsal Hall and other miscellancous spaces,

Baszed on 580 days including rehearsals and other nonpublic uses.
Based on an Infaltion adjustment of 7 percent over the 1986-1988 period
Based on 449 days including rehearsals and other nonpublic uses.




Tabkle 4-18
TEN-YEAR PRO FORMA INCOME STATEMENT FOR
THE OFERA HOUSE 1
[Constant 1988 Dollars)

Year 1 Year 2 Year 3 Year 4 Year 5 Year & Year 7 Year 8 Year O Year 10

Estimated Number of Use-Days 2

Event Days 244 244 244 200 230 240 245 245 245 245
Rehearsals /Miscellaneous Uses 3 336 336 J36 280 08 336 33 343 343 343
Total 580 &R0 &R0 480 528 576 5848 588 588 oE8
Total Gross Revenue [thousands] 4
Facility Rentals 5 B2 8472 8472 &350 5528 8576 5588 #5585 8588 584
Reimbursemenis 6 5354 S84 2354 B384 8422 61 2470 g470 870 470
Catering and Concessions 7 &G0 $60 $60 gr2 &70 586 £88 £88 888 L
525 8025 £925 £036 &1.029 1,123 #1,146 21,146  £1,146 51,146
Total
Estimated Operating Expenses (thousands) 4
Direct Costs 8 B304 8304 8304 8432 5 ] 2518 8520 500 520 520
Facility Services 9 600G &003 503 il | 686 749 8764 &7E4 5754 s7ed
Indirect Overhead 10 8237 8237 s23y 250 £085 311 2317 2317 2317 5317
Total 21,324 %1324 21,324 51,315 51446 51.578 $1.610 21LE10 &£1.610 £1.610
Net Operating Income (thousands) 4 {5394] 133949) (535949 (5373 [B41T7) (3455 [S464) (=464) [#464) [F464)

Includes Hehearsal Hall and other miscellaneous spaces.
2  Includes Seatile Symphony through Year 3; thereafier, it Is assumed that
performance dates vacated by the Symphony are gradually replaced with commercial rentals.
3 Experience in 1988 Is held constant through Year 3; therealler, rehearsals are
factored at 1.4 per event-day.
Assumes continuation of 1986 experience through Year 3, with an Inflation
adjustment of 7 percent owver the 1856-1888 period.
5 Al 51,000 per use-day in Years 4-10,
& Al B0 percent of rental revenue in Years 4-10.
7 AL 1S5 percent of rental revenue In Years 4-10.,
8
L]

[

<.

Al $900 per use-day in Years 4-10,
Al 51,300 per use-day In Years 4-10.
10 AL G0 percent of direct costs.

Saurce; Seattle Center Finance Divislon and Hardson Price Company.




Table 4-19

TEN-YEAR PRO FORMA INCOME STATEMENT FOR
THE PUBLIC PROGRAM AREA THEATER
(Constant 1988 Dollars)

Amount

Years 2-10
Total Building Area (square feet) 5,800
Operating Revenue (thousands)! % 15
Operating Expenses (thousands)? $ 34
Net Operating Income (thousands) S (19)

T Assumes revenue is equivalent 1o 45 percent of estimaled operaling costs (based on current Center
House Theater expenence).
2 A1$5.90 per square loot (based on data contained in Table 4-11).

Source: Seattle Center Finance Division and Harrison Prica Company.




» A prediction of economic perform-
ance for the Regional Exhibition
Center cannot be made with a high
degree of confidence at this time
owing to uncertainties surround-
ing its ultimate program (refer to
the discussion in Section 3). Se-
attle Center management has ac-
cordingly instructed the study
team to base estimates on current
experience at the Flag Pavilion, for
which it may be a replacement
facility. Based on data presented
carlier for the latter [refer to Table
4-13), then, Table 4-20 reveals
that this operating unit will gener-
ate a net annual loss of some
$111,000.

Aggregating all of the preceding esti-
mates for Public Access Facilities, com-
bined revenue from these operations will
total $2.8 million in Year 1 and grow to
$4.2 million by Year 10. Combined ex-
penses, meanwhile, are estimated at $4.4
to $5.8 million over the period, yielding a
net operating deficit for this class of facili-
ties amounting to $1.6 million across the
10-year time frame. The deficit does not
increase over time, it should be noted.
owing to the assumption pertaining to
new or redeveloped nonprofit operations.

Exclusive Use Facllities

The second and largest category of facili-
ties under the master plan is the exclu-

sive use group—those operations occu-

pying land or building space devoted to a
single purpose. All major commercial
leases and a number of nonprofit leases
are contained in this classification, the
financial implications of which are high-
lighted subsequently.

. Center House Retail/Food
Operations will be preserved
through Year 1 of the planning
period until this facility is demol-
ished. As shown in Table 4-21, il
actual 1986 operating results are
translated to 1988 dollars, some
$319,000 in net income would be
generated in that year. This fore-
cast implies that no above-normal
attrition would oceur among these
existing businesses over the im-
plementation period of the master
plan (until the demolition program
forces them out of the building). If
the attrition rate is high, this pro-
jection would be optimistic; how-
ever. this is not a readily predict-
able factor. On the assumption
that the extremely favorable lease
rates enjoyed by these tenants will
be difficult to find anywhere else in
the city, it is considered reasonable
to expect that most of them will
stay on as long as permitted.

. An Iincome statement for the first of
the major new commercial facili-
ties at Seattle Center. the
Children's Ride Area, is pre-
sented in Table 4-22.  As indi-




Table 4-20

TEN-YEAR PRO FORMA INCOME STATEMENT FOR
THE REGIONAL EXHIBITION CENTER

(Constant 1988 Dollars)

Amount

Years 5-10
Total Building Area (square feet) 22,100
Operating Revenue (thousands)! 5 91
Operating Expenses (thousands)? $ 202
Net Operating Income (thousands) S (111)

1 Assumes revenue is equivalent to 45 percent of estimaled operating costs (based on current Flag
Pavilion experience).
2 At $9.15 per square fool (based on data contained in Table 4-13).

Source: Sealile Center Finance Division and Hamison Price Company




Table 4-21

INCOME STATEMENT FOR THE

CENTER HOUSE RETAIL/FOOD OPERATIONS

(Thousands)

Operating Revenue

Lease Revenue
Fees and Charges

Total

Operating Expenses
Direct Costs
Facility Services
Indirect Overhead
Total

Net Operating Income

' Based on an inflation adjustment of 7 percent over the 1986-1988 period.

1986
Actual

$695
12

$707

5116
219

$408
299

Source: Seattle Center Finance Division and Hamison Price Company.

|44;1!

Equivalent
in Constant
1988 Dollars'

Year 1

$743

5706

5124
235

5437
5319



Table 4-22

TEN-YEAR PRO FORMA INCOME STATEMENT FOR
THE CHILDREW'S RIDE AREA
{Constant 1088 Dollars)

Yoar 1 Yoar 2 Year 3 Your 4 Yoar 5 Yoar 6 Yaar 7 Year B Year 8 Year 10
Estimated Attendance (housands) 125 140 150 150 160 160 1685 170 170
Estimated Per Caplla Revenua
Rides 1 . £3.20 £3.20 £3.20 £3.20 £3.20 £3.20 £3.20 £3.270 £3.20
Food and Beverage == $1.00 $1.00 $1.00 $1.00 $1.00 $1.00 51.00 $1.00 $1.00
Maorchandizss - £0.50 20,50 50.50 =0.50 §_ﬂ.5|:l =0.50 %050 50,50 £0. 50
Total = sw s £4.70 4,70 £4.70 54.70 £4.70 £4.70 £4.70 4. 70 T4.70
Total Gross Rovenue [thousands)
Fidas v wowo $400 448 480 480 5512 512 5528 5544 5544
Food and Bevorage S L 5128 £i40 £150 £150 S160 £160 5165 5170 170
Wurchandise Sk £63 §70 £75 £75 £80 3] a3 8% A5
Total R LT S654 §T05 §705 §752 5752 §77E E799 57949
Estimated Opevating Expenses (thousands)
Cosliol Goods Sold
Food and Beverage 2 .- 238 542 £45 £45 S48 S48 £50 851 £51
Morchandiza 3 - £32 535 £38 £38 £40 540 542 43 £43
Operatng Expanses 4 T 204 £329 £353 5353 537E 376 $3B8 400 400
Lease Payment 1o Seatle Center § sees $59 $66 571 571 375 575 $78 a0 SE0
Total . nn £423 e 507 507 5530 L $558 2574 5574
Mot Operating Incoma (thousands) - S1ES 188 £108 168 5213 £213 £218 £225 £225

7 Based on an average ol 5 rides per visior a1 an average price of $0.75 per ride and a 15 percent discaunt alowance
2 At 30 percent of foodbeverage revenu,

3 At 50 parcent of merchandise reverua.

d At 50 parcant of 1otal gross fevienue.

5 AL 10 percant ol tolal gross revenue.

Source: Hamison Price Compary.



cated, the estimated average per
capita expenditure is projected at
$4.70, about 70 percent of which
will be derived from admission
charges for the rides (based on an
average of five rides per visitor at a
mean price of 75 cents less a 15
percent discount). Total gross
revenue generated by this attrac-
tion thus comes to approximately
$705.000 in the third, stabilized
vear of operation. Deducting the
cost of food and merchandise
goods sold and all other costs of
operation as suggested by compa-
rable experience as well as a lease
payment to Seattle Center equiva-
lent to 10 percent of total gross
revenue, net income to the
operator will amount to $198,000
at stabilization and grow to
$574.000 by Year 10. Lease reve-
nue to Seattle Center, as shown, is
estimated at $59,000 to $80,000
per year over the planning period.
Since the operator will have full
responsibility for all maintenance
and services, Seattle Center’s cost
of operation will be limited to
administrative overhead in man-
aging the lease. Present experi-
ence with the Fun Forest suggests
that this general overhead should
not exceed about 2 percent of reve-
nue, yielding net income to Seattle
Center of between $58,000 and
78,000 per year.

The potential financial perform-
ance of the Crafts Museum and
Village proposed for one of the
later phases of the master plan is
presented in Table 4-23. This
nonprofit operation is assumed to
pay rent equivalent to total annual
operating expenses. or 599,000
per year, for zero net income to
Seattle Center. Costs of operating
artists’ studios were estimated at
$2.00 per square foot based on
present (inflation-adjusted) expe-
rience for the closest comparable,
the existing Northwest Cralts
Center, while museum costs were
assumed to be twice as great in
reflection of the heavier public use
that will occur in this instance,

Another major new commercial
operation, the Entertainment
Center adjoining the Family
Amusement Park on the Metro
site, is analyzed in Table 4-24. In
this instance, net admissions reve-
nue has been estimated at $3.40
per capita, with another $3.00 per
capita estimated for food and bev-
erage sales. With respect to the
latter, it has been assumed that no
alcoholic beverages would be sold
in keeping with the wholesome
image of this attraction and the
fact that most of its patrons would
be young people under the legal
drinking age. The total per capita
expenditure is estimated at $6.90,




Table 4-23

TEN-YEAR PRO FORMA INCOME STATEMENT FOR
THE CRAFTS MUSEUM AND VILLAGE
(Constant 1988 Dollars)

Amount
Years 7-10
Total Building Area (square feet)
Museum 10,500
Artists’ Studios! 28.500
Total 39.000
Operating Revenue [thousands)?
Museum S42
Artists' Studios a7
Total $99
Operating Expenses (thousands)
Museum? 542
Artists’ Studios? 87
Total $99

Net Operating Income (thousands) i

1 Excludes 5,000 square feet of retail sales space, which is separately accounted for,

2 assumes annual rental payment is equivalent to Seatile Center cosls of maintaining the facility,
including administrative overhaad.

3 At $4.00 per square fool.

4 At $2.00 per square fool (based on current Northwest Crafts experience).

Source: Seatlle Center Finance Division and Harrison Price Company.



Estimated Aftlendanca [thousands)
From Theill Ride Park 1
Incramental Visiation

Total

Estmated Per Capfin Reverue
Admissions 2
Food and Beveraga 3
Merchandss
Tatal

Totad Gross Revenue (thousands)
Admissions
Food and Beverage
Marchandisa
Tolal

Estimated Operating Expensas {thowsands)
Cost of Goods Sold
Food and Bevorage 4
Marchandisa 5
Operating Expensas &
Lessza Paymant 1o Seattls Cantar 7
Total

Mat Cporating Income (thousands)

Al 25 porcent of ride park afiendance,

Table 4.24

THE ENTERTAINMENT CENTER

[Constant 1988 Dollars)

TEN-YEAR PRO FORMA INCOME STATEMENT FOR

Yoar 1 Year 2 Year 3 Year 4 Year 5 _Year & _Yoar 7 Year 8 Year 9 Year 10
125 141 1566 156 160 166 168 171 171 175
a0 80 110 110 120 120 130 140 140 145
185 221 266 266 280 286 296 311 311 320
$3.40 340 $3.40 240 2340 +3.40 53.40 $3.40 $3.40 £3.40
$3.00 £3.00 $3.00 $3.00 £3.00 £3.00 $3.00 £3.00 £2.00 £3.00
£0.50 £0.50 50.50 50.50 $0.50 $0.50 50.50 £0.50 #0.80 £0.50
$6.00 $6.90 56.90 56,50 $6.00 £6.060 £6.90 $6.00 86,80 56.90
$629 §751 £004 5904 §952 s972 §1,008 $1.087 $1.057 51,088
555 3663 §708 $198 £840 $858 p2:0: 2933 5833 2860
£93 £111 £133 £133 $140 5143 §148 5156 £156 160
.297 51,525 $1.835 $1,8356 $1,932 1,973 52,042 2,146 £2,146 §2,208
£167 100 $239 §230 252 §257 5266 $280 5280 268
AT £56 a7 567 570 572 74 §78 §78 80
$639 §763 e 918 S0ch s94a7 §1,021 $1.073 $1.073 51,104
128 $153 $184 §184 §193 §197 §204 §215 $215 §221
081 an 1,408 21408 2148 1,513 51,565 51,648 §1.646 §1,603
296 Lkl 27 w427 51 w450 =T $500 £500 5515

Basod on an average admission price of 54,00 per person and a 15 parcent discount allowance.

1

2

3 Assumes no almoholic beverages amo ofonad,
4 At 3D parcant of locdbavaraga ravanue,

5 At 50 percent of merchandise revenua.

& At 50 percant of 1otal gross revenua.

7 AL 10 percent of 1otal gross revenue,

Spunce: Harrison Prica Company,



for an aggregate gross revenue of
some $1.8 million at stabilization.
Deducting all projected operating
expenses including the lease pay-
ment to Seattle Center yields net
income to the facility operator in
the stabilized year of $427,000.
Seattle Center’s revenue from this
source will range from $128,000 to
$221,000 over the course of the
planning period; after a 2 percent
allowance for administrative over-
head, net income amounts to be-
tween $125,000 and $217,000 per
year,

In Table 4-25, a comparable
analysis is presented for the Fam-
ily Amusement Park, another of
the major new commercial attrac-
tions. A pay-one-price admission
policy is recommended; experience
elsewhere suggests that park visi-
tors prefer to pay a single fee at the
gate rather than constantly dole
out cash for each ride or attraction.
Furthermore, from the operator’s
standpoint, this policy simplifies
cash-handling procedures and
helps to prevent theft. Based on
gross admission prices of $11.00
per adult and $9.00 per child in
keeping with prevailing prices at
other parks of similar scope, net
admissions revenue amounts to
$9.05 per capita. Addition of esti-
mated visitor expenditures on
food. merchandise, games and

arcade, and other miscellaneous
items brings total per capita reve-
nue to $15.55. Total gross reve-
nue, accordingly. amounts to $9.7
million in the third, or stabilized,
year. Net income to the operator
will amount to $2.1 million at sta-
bilization after subtracting the
cstimated costs of operation. Se-
attle Center will realize substantial
lease revenue from this operation,
projected at $778,000 to $1.09
million over the period based on a
lease rate equivalent to 10 percent
of total gross revenue. Again, a 2
percent deduction for administra-
tive overhead will vield net Seattle
Center income ranging from
$762,000 in Year 1 to %1.06 mil-
lion by Year 10. When combined
with net income generated by the
Children’s Ride Area, the two ride
parks will generate an aggregate of
slightly more than 1 million in
Year 3—twice as much as contrib-
uted by the Fun Forest now.

Another important revenue-pro-
ducer for Seattle Center will be the
New Food Service Facilities
proposed under the redevelop-
ment program. Gross sales of
these establishments, as shown in
Table 4-26, will total $1.65 million
to $16 million. The analysis as-
sumes a “triple net” lease arrange-
ment, whereby tenants pay all
prorated charges for common area



Table 4-25

TEN-YEAR PRO FORMA INCOME STATEMENT FOR
THE FAMILY AMUSEMENT PARK
(Conatanmi 1988 Dallars)

Year 1 Year 2 _Yesr 3 Year 4 Year 5 Year & Year 7 Your 8 Year 8 Year 10

Estrnated Afmrcianos [thousands | 500 565 825 625 s40 EES 665 Gas% {117 700
Estmated Per Capta Reverue
Adrrigsons 1 £5.05 56805 $0.05 $0.05 $5.05 58,05 $9.05 $6.05 $5.05 £8.05
Food and Deverags $2.50 $2.50 $2.50 $2.50 $2.50 §2 .50 $2.50 $2.50 §2.50 §2.50
Marchandise $2.00 $2.00 $2.00 $2.00 §$2.00 £2.00 $2.00 $2.00 $2.00 $2.00
Games and Arcade $1.25 $1.25 $1.2% $1.25 $1.25 $1.25 $1.25 $1.25 $1.25 $1.25
Roentaby and Maoallansous $0.75 §0.75 $0.75 $0.75 £0.75 #0.75 §0.75 §0.75 $0.75 S0.75
Tatal F15.55 515,55 515,55 16.55 $15.55 515585 $15.58 §156548 1585 $15.55
Total Gross Aevenus [thousands)
Admissions $4.525 55,112 55,650 §5.658 55,702 §6,018 $6.018 BG, 106 $E.199 $6.335
Garres and Areados $625 $706 s701 §7T01 $800 $a31 811 $856 $856 $B7S
Food and Beverage $1.250 $1.413 §1.562 $1.563 $1,600 §1,663 $1.063 $1,713 $1.113 $1,750
Maerchandise $1,000 $1.130 §1.250 $1.250 $1.280 §1,330 $1.330 $1,370 $1.370 $1.400
Rartals and Miscellanaous $375 $424 §469 §469 $480 _  $400 409 3514 §514 §525
Taoinl 1776 $8,788 $9.710 s $9.8952 $10.341 sgsmd 510,852 $10,852 $10.885
Estimated Oparating Expensas [thousands)
Coez of Gooes Soikd
Food and Beverage 2 $375 2424 B4ET 465 480 M 489 5514 5514 5525
Merchandse 3 5500 5565 $025 $625 840 SEES 550 5545 SE85 ST00
Gy el Arcacs 4 $125 141 382 §156 5160 516 $168 $1H $1h 5175
Rertaly and Miscelareous 5 $75 $as §4 554 555 $100 $100 $103 §$103 $105
Operating Erperses & $4.27% $4.832 $5.345 §5.245 §5.472 §5.688 $5.688 $5.850 $5.859 §5.087
Leass Payment 1o Seatte Center 7 s778 87 gere  ___ @2 $905 _ f$1.0M $1,024 _.,L.,%__‘ ~JLOSS = 51,080
Toinl W . 5926 §7.661 §7.660 57.8a5 £8,152 58,162 8,39 $8.397 58,581
Kot Oparating Income [Thousands) 51.646 51.860 §2.088 §2,068 $2.107 s2.189 52.189 §2.258 $2.255 52,304

1 Based on admission prices of $11.00 per adult (age 12 and oved) and $9.00 per child with an anendance mix of 5 adults o 1 child and & 15 percent disoouni.

2 A 30 parobid of Modd Bavist B HEvihE.

3 A1 50 porcnnd ol marchandiss Mevenue,

4 A 20 percant of games and arcade revenus.

§ A1 20 parcont of rental and miscellandous revenu,
6 At 55 porcent of tolal gross mvenud,

7 A 10 parcont of iolal gross mvenud,

Bource: Haitlson Prica Campany.




Cumulatve Total Loasable Area (sguars foaf) 1
Flastaisranis
Commnmncs FoodSnack Stands
Teial

Taotal CGross Salos [thousands)
Festauranta 2
Commonloncn FoodSnack Siands 3
Taial

Esvmated Anrual Lease Fevenue (thousands) 4
Fastaurants
Commnipnos FoodSnack Stands
Teinl

Estrmated Operatng Erpenses (Thousands)
Dwect Cosm §
Faciday Servces &
inchract Overhoad 5
Tatnl

A . N S S R S S B B S BB B . ==
Table 4&-I8
TEN-YEAR PRO FORMA INCOME STATEMENT FOR
FOOD SERVICE OPERATIONS
(Canstant 1988 Dallars)
Yemr 1 Yeur 3 ¥ear 3 Year d Year S Year & Year 7 Year 8 Year & Year 10
5.500 5. 500 14,000 14_000 14, 000 14 000 20,500 20, 800 20,500 20, 500
12 700 1 1§ 300 19,700 19, 700 18,700 18,700 18,700 18, 700
5.500 18,200 30,3006 30,300 33,700 33,700 40,200 40,200 40, 200 40,200
51,650 $1.650 $4,200 $4.200 $4.200 54,200 $6.150 #8150 $6, 150 $6,150
- §6, 350 §8,150 $0,150 59,850 $9. 850 50 850 §0.050 §8 050 §9 850
$1.650 58,000 312,350 $12.350 $14,050 $14 050 £16,000 18 000 $16, 000 £16,000
$165 §165 $i420 $420 §420 $420 $E15 AL §615 S615
- = _i63% 815 $815 $585 5585 5585 §ons §5985 5965
3111 $600 §1.335 $1.235 5$1.405 51.405 31,600 §1.800 §1.600 51,600
T 80 $ida $124 f1a $1a1 $180 $1&60 4160 $160
25 §1:30 $184 $185 $211 211 240 $iad $240 $240
17 80 §134 124 $141 $141 $180 &0 180 380
458 §200 $433 #4313 $a%3 453 $360 f LT 5] L2 550
2105 1520 §8032 a0 $312 foi2 §1.040 $1.040 $1,045 §1,040

Met Operating Income |thousands |

Al B avarage of $300 por square foot
Al Bh avornge ol $500 pod aguare lood,

AL 10 porcant ol lotal leake roevene,
Ay 18 peresnt ol lotal leste rovenue,

;o kD

Based on domand mnalysis i Section 3; does not nocessarily correepond directly o dedign masied plan

Al an waraga ol 10 percont ol sales wiple net; incledes minimem onl plus an allowance lor petceniage averrides

Boures: Seatile Conter Finance Division and Marrison Price Compary




maintenance, utilities, insurance,
and so on in contrast to the present
situation at the Center House,
where no common area assess-
ments are made. Though subject
to negotiation with individual ten-
ants, the average rental payment
was assumed at 10 percent of sales
in light of typical industry stan-
dards, a rate which will generate
between $165,000 and $1.6 mil-
lion in lease revenue to the Center
during the 10-year planning pe-
riod. The Center's total costs of
servicing these leases were drawn
from industry experience and then
distributed across the three Cen-
ter-designated expense categories
in a manner believed to represent a
reasonable scenario—there is
greater confidence attached to the
relative magnitude of overall costs,
however, than the division of these
costs between major expense
items. As indicated in the table,
after allowing for expected operat-
ing expenses, net income to Seattle
Center comes to $106,000 in Year
1 to more than $1 million by the
end of the planning period.

The corresponding analysis for
New Retail Facilities at the site is
contained in Table 4-27. Here,
total gross sales are projected to
range from $1.3 million to $4.8
million over the forecast period.
The triple-net lease rate, further,

4-3

]

B

was setat an average of 12 percent.
All other factors are the same as
employed in food facility analysis.
Net income ranging from $100,000
to $370,000 per year will accord-
ingly be generated by this group of
Exclusive Use tenants. Combined
net income from food and mer-
chandise operations as a whole is
thus projected at $106,000 to
some $1.4 million under the mas-
ter plan, which compares with
$299,000 for the Center House in
1986.

In Table 4-28, an income state-
ment is shown for the Opera
House Annex/Seattle Center Of-
fices facility. Hall of the total
building area will be devoted to
performing arts support activities
and the other half to Center ad-
ministration. Assuming that resi-
dent arts groups pay rental fees for
their portion of the space that is
equivalent to the annual cost of
operation, total lease income will
amount to 5118000 per year
(based on an allowance of $2.00
per square foot as suggested by
existing office facilities).
has been charged to the Center-
occupied space as these costs are
part of the indirect overhead bur-
den allocated to all other facilities
at the site. On an overall basis,
then, zero net income is associated
with this facility.

Mo cost



Table 4-27

TEN-YEAR PRO FORMA INCOME STATEMENT FOR
RETAIL SALES OPERATIONS
(Constant 1988 Dallars)

Year 1 Year 2 Year 3 Year 4 Year 3 Year & Year T Year 8 Year 9 Year 10
Cumulatrre Total Loasable Area (sguare foesl) 1
Gills/Souvanirs . u anoo 10,300 10,300 10,300 10,300 10,300 10,300 10,300 10,300
Arts and Crafs o s is P F3H - 2. 000 2,000 3,500 5000
Tatal .. a0o0 10,200 10,300 10,300 10,300 12.300 12.300 13,800 15.000
Toiad Geoss Sales (thousands)
Gilts'Souvenirs 2 - $1.275 $4.378 £4 378 84 370 §4,378 £4,378 $4.378 $4.378 $4.378
Arns and Cralts 3 = v . + = T x = 150 150 L2653 -3 i
Total - - £1.275 4,378 £4.378 £4.a78 4,378 £4. 528 54,528 $4.841 54, 753
Estimated Annual Lisase Rovenu (thousands) 4
Gilts/Souvanirs .. 3153 5528 $525 $525 5525 4525 2525 525 £525
Arts and Craits ww - = i " - = - 518 F18 §32 345
Tainl == £153 £525 E525 535 E525 E543 £543 Lt £570
Estimated Operating Expanses (lhousands)
Direct Costs 5 - $15 53 £53 L] £53 554 £54 £58 557
Facdity Services B == $23 £ 579 TS 7o £81 £481 84 285
Indirect Cworhoad 5 - 515 553 553 £53 253 554 54 558 557
Tatal == £53 S185 2185 L1085 2185 184 158G 2106 £200
Mot Opotating Incoms [theusands) . 5100 5340 £340 £340 £340 $354 $354 S361 £370

Based on demand anafysis in Secbon 3; does not nocassarly correspond directly e design master plan

Al an avarage of 5425 per squara foot

A1 an avorage of S5 por square jood

A1 an average af 12 percent of zales iriple net; includes minimum rent plus a0 allowance lor percentage ovoestides
Al 10 percent of total lease revenua

Al 15 percant of total leaso revenua

B bh B Ly RS =

Source; Seatile Center Finance Devision and Hamson Prce Company



Table 4-28

TEN-YEAR PRO FORMA INCOME STATEMENT FOR
THE OPERA HOUSE ANNEX/SEATTLE CENTER OFFICES

[Constant 1988 Dollars)

Total Building Area (square feet)
Opera House Support
Seattle Center Offices
Total

Operating Revenue (thousands)
Opera House Support!
Seattle Center Offices?
Total

Operating Expenses (thousands)
Opera House Support?
Seattle Center Offices?
Total

Net Operating Income (thousands)

Amount
Years 2-10

59,000
29,000

118,000

$118

$118

s118

5118

' Assumes annual rental payment is equivalant to Seattle Center costs of maintaining the facility.

£ Mo revenue derives lrom this space; operaling costs are pro-raled among all other facilties as part of

indirect overhead charges.
3 At $2.00 per square ool

Es-uun:e: Seatlle Cenler Finance Division and Harrison Price Company.




Anticipated financial performance
for the Pacific Arts Center is pre-
sented in Table 4-29. This
operation will be housed in its ex-
isting facility during the first three
years of the master plan. For these
years, present lease arrangements
are assumed to continue, generat-
ing an annual deficit of some
$47,0001in 1988 dollars. When the
Arts Center moves to new quarters
in Year 4, however, the assump-
tion is that the lease payment will
be structured to cover all costs of
operation.  Carrying over the
average 1986 costof $3.40 per
square foot in the existing building
Lo the new structure and adjusting
for the size differential, an annual
rental payment of $44,000 is esti-
mated and the operation becomes
a breakeven proposition.

Table 4-30 contains an income
statement for the Pavilion Ice
Rink, the last of the new commer-
cial entertainment attractions
envisioned under the master plan.
Estimated visitor expenditures
amount to $5.85 per capita, as
shown, with about three-fourths of
this total derived from the admis-
sion charge. Of the total 150,000
attendance at stabilization, it has
been assumed that 125,000 ad-
missions are paid and 25,000 free
in a public service program offered
to area schools. Applying the per

capita expenditure only to the paid
admission portion of total atten-
dance and incorporating an allow-
ance for rentals of “private ice”
(estimated at 500 hours per year at
an average fee of $150 per hour],
some $585.000 to $852,000 in
gross revenue will be recorded over
the period. Private ice revenue
represents whole-rink rentals for

junior hockey, ice skating exhibi-

tions, private parties, and the like,
but also includes an allowance for
so-called "patch” rentals to figure
skaters, the estimated rate for
which is about $3.50 per hour.
After deducting operating ex-
penses, the commercial sponsor of
this attraction will receive a net
operating income of between
$60,000 to $96,000 annually.
Seattle Center, meanwhile, will
realize some $88,000 to $128,000
per year in rental revenue. Using
the 2 percent cost assumption for
servicing this lease, net rental in-
come will come to $86,000 in Year
1 and $125,000 in Year 10. The
general provisions of this analysis
were reviewed with Weisiger Man-
agement Company, an operator of
eight rinks in the eastern United
States and was determined to be
reasonable, if not conservative.

The Puget Sound Theater is as-
sessed relative to financial per-
formance in Table 4-31. Admis-



Table 4-29

TEN-YEAR PRO FORMA INCOME STATEMENT FOR
THE PACIFIC ARTS CENTER

[Constant 1988 Dollars)

Years 1-3 1

Equivalent
1986 Constant in
Actual 1988 Dollars? Years 4-10°

Total Building Area (square feet) 20,224 13,000

Operating Revenue (thousands)

- Lease Revenue 820 $21 544
Reimbursements ] ] s
Total 521 $22 5444

Operating Expenses (thousands)

Direct Costs 52 52 s 2
Facility Services 50 54 34
Indirect Overhead 12 13 B
Total 564 S69 8445
Net Operating Income (thousands) $(43) $(47) 8---

Parod during which Ars Center remains in present faciity (Nile Templa),

Based on an inflation adjustment of 7 percent over the 1986-1988 period.

Parod during which Aris Cenler is housed in new guarters

Assumas annual lease payment is equivalent to Seattle Center costs of maintaining the facifity, including administrative overhead
Based on estimated operating costs of $3.40 per square 100t as per current expenance

B b L3 Ry ==

Source: Seatle Center Finance Division and Harnson Price Comparny




Tabla 4£-30

TEN-YEAR PRO FORMA INCOME STATEMENT FOR
THE PAVILION ICE SKATING RINK
(Constant 1988 Dollars)

Yoar 1 Yenr 2 Year 3 Yoar 4 Year § _ Year & Yanr 7 Yosr B Yanr @ Year 10
Esfimated Attendanca (thousands)
Paid Admissions 100 116 125 125 125 130 130 130 140
Fren Admissions 20 20 25 25 25 25 25 30 3o
Toltal e 120 136 150 150 150 165 165 160 160
Estimated Per Capita Ravenua
Admisslons 1 p L £4.25 §4.25 £4.25 5425 £4.25 £4.25 $4.25 £4.25 £4.25
Food and Beveraga s nmn £1.00 §1.00 £1.00 51,00 £1.00 £1.00 $1.00 $1.00 £1.00
Pra Shop Merchandiza 3 sess 2045 £0.45 §0.45 B0.45 §0.45 5045 5045 §0.45 £0.45
Lockers and Miscallansous 3 “ss s £0.15 %015 $0.156 £0.15 £0.15 5015 $0.15 $0.15 $0.15
Total £ren £5.85 55,85 55.85 55.85 £5.85 £5.85 £5.B5 £5.85 £5.85
Total Gross Feveanue [thousands) 4
Admissons R £425 5489 531 £53 £531 £553 5553 5553 £553
Food and Beverage “aea £100 115 £125 £125 $125 5130 5130 130 £130
Pre Shop Merchandisa sama £45 52 556 E66 %56 350 358 554 554
Lockers and Miscellaneous SR 215 v £19 518 £ 1] 520 S20 520 &30
Private lce Renals 5 ‘s e s $50 $o0 560 $80 $90 $20 580 $00 £20
Tolal < e 585 £FG63 ga 821 BN $852 852 5852 £852
| Estimated Operating Expenses (thousands)
Cost of Goods Soid
Food and Boverage § R 30 $35 538 %38 538 533 538 £33 535
Pro Shop Merchandisa 7 “eas 527 1 a4 534 534 535 % 1 535 $35
Operating Expanses B — 380 5406 £534 £534 £534 5554 5554 5554 554
Lease Payment 1o Seartle Center 8 saea sea $114 §123 §123 §123 5128 5128 5128 $128
Total rons $526 $678 §720 5729 §720 £756 $756 §756 $758
Nat Operating Incomn (thausands) rase B0 £87 502 582 $g2 506 506 596 508

1 Basod on an admission peice of 54,50 ncluding skate rental; aliows lor group and promotional discounts averaging 25 percent on 25 percent of admissions,
2 Al 10 parcant of admissions mvenw

a3 Al 3 percant of admisslons revenue,

4 Based on paid admissions.

5 Assumes 600 hours of private rentals annually at an average rate of 150 per hour.

6 At 30 porcent of food/beverage revenus,

7 Al B0 parcont of pro shop vk,

8 A1 B5 porcent of fotal gross revanue,

9 A1 15 parcent of total gross revenua.



Table 4-31

TEN-TEAR FRO FORMA INCOME STATEMENT POR
THE PUGET SOUND THEATER
(Comatant 198 Dollars)

Estimated Attendance [thousands)
Eatimate Per Capita Admisaslons Hevenue
Tatal Cross Hevenue [(housands)
Estimated Operating Expennca
Oporating Expenses 3
Lease Payment io Beatile Center 3
Total

Net Dperating Income [thousands)

Year 1 Tenrd Year 3 Yeur 4 Year5  Yearf Year 7 Year B
TO 0 A5 HS 20 85 o0 100 105
5235 §2.35 8205 8225 5235 5235 §2.35 §2.25 8295
BlE5 8184 B2 200 5211 21 5235 BZ16 B247
B 875 40 880 ] 880 gk g B
B15 B2 B B30 832 £33 &5 &5 17
58] B0 Bl10 8110 &ll6 sl 3 b Bl 8126
- £T4 L) L S0 LA ] &100 B0 #1104 8111

T Dased on admission prices of S3.00 per adult {age 12 and over] and 81.50 per child with an attendanee mix of 5 adults to | child and a

15 pereent discount allowance.
2 AL 40 percent of total gross revenue.
3 A 15 percent of total gross revenue.

Source: Sealile Center Foundation, Seatile Center Finance Divislon, and Harrison Price Company.




sion charges of $3.00 per adult and
$1.50 per child were assumed,
which implies a high-quality pres-
entation. It was further assumed
that no food or merchandise would
be offered in this facility in recogni-
tion of its proximity to the Pavilion
and Public Program Area, where a
diversity of such facilities will be
available. Total gross revenue
accordingly amounts to $165,000
to $247,000 over the planning
period. Deduction of operating
expenses consistent with compa-
rable experience in New York and a
lease payment to Seattle Center
representing 15 percent of gross
revenue yields a net income to the
theater operator of $74,000 to
$111,000 per year. The Center's
net income from this operation will
be zero in that the rental fee is
assumed to be the same as the
annual cost of servicing this non-
profit operation.

Table 4-32 contains a financial
analysis for the Seattle
Children's Museum/Library fa-
cility. The Museum's existing
quarters in the Center House do
not present a reliable model for
estimating operating costs in the
new structure, which is much
larger and presumably involves
much more sophisticated exhib-
itry. Itwas shown earlier that costs
for the Pacific Arts Center amoun

to $3.40 per square foot, while
costs for performing arts facilities
average $5.90 per square foot.
Assuming that the Museum falls
somewhere in that range and
closer to the former than the latter,
a cost ratio of $4.00 per square foot
was utilized in this analysis. The
expense of maintaining the play
area component of this attraction
was estimated on the basis of
comparable experience at 50 cents
per square foot. Total expenses—
and hence the total rental payment
for this nonprofit facility—thus
amount to $98,000 annually, for
zero net income to Seattle Center.

The final major facility in the Ex-
clusive Use category is the Seattle
Children’s Theater, and Table 4-
33 presents the income statement
for this attraction. The performing
arts facility average operating cost
factor of $5.90 per square foot was
utilized, as shown, for $156.000 in
cost-equivalent rental revenue.

Net operating income accruing
from the grab-bag of miscellane-
ous tenants in the Exclusive Use
Category was based on updated
continuation of present experience
through whatever period these
tenants remain at Seattle Center.
The Blue Spruce Bullding will
continue to operate through Year
6, for example, and will entail a net



Table 4-32

TEN-YEAR PRO FORMA INCOME STATEMENT FOR
SEATTLE CHILDREN'S MUSEUM
(Constant 1988 Dollars)

Amount
Years 1-10
Total Bullding Area (square feet)
Museum 24,000
Play Area 3,600
Total 27.600
Operating Revenue (thousands)’ $98
Operating Expenses (thousands)
Musecum? $96
Play Area’ —
Total 598

Net Operating Income (thousands)

! Agsumes annual lease payment is equivalent 1o Seattle Center costs of mainiaining the lacility,
including administrative overhead.

2 A1 $4.00 per square fool.

3 A1 $0.50 per square fool.

Source: Seattle Center Finance Division and Harrison Price Company.




Table 4-33

TEN-YEAR PRO FORMA INCOME STATEMENT FOR
SEATTLE CHILDREN'S THEATER
(Constant 1988 Dollars)

Amount

Years 2-10
Total Building Area (square feet) 26,500
Operating Revenue (thousands)! 5156
Operating Expenses (thousands)?2 $156

Net Operating Income (thousands] -

1 Assumes annual lease paymenl is equivalent lo Seattle Cenler cosis of maintaining the facility,
including adminisirative overhead.,
2 Al $5.90 per square foot (based on data contained in Table 4-11).

Source: Seattle Center Finance Division and Hamison Price Company.




deficit of $9,000 per year. KCTS-
Channel 9 has a long-term lease
generating $65,000 in annual net
income, while Northwest Crafts is
a breakeven proposition. The re-
cently enacted lease for the Pacific
Northwest Ballet School will
generate some 56,000 per year in
net income on a long-term basis,
and Pottery Northwest [assumed
to remain in its present quarters
for the duration of the planning
period] represents a net annual
loss of $5,000. The final group of
miscellaneous tenants and facili-
ties, most of which are located in
the Center House, will continue
only through Year 1 of the redevel-
opment program. Table 4-34 indi-
cates that an aggregate net deficit
of $164,000 will be associated with
these operations in that year.

The Exclusive Use Facilities categoryasa
whole will, on the basis of the various
assumptions described in preceding
paragraphs, generate total revenue to
Seattle Center of $2.2 million in Year 1,
rising to $4.4 million by Year 10. Com-
bined operating expenses in these years
will amount to $1.1 million to $1.4 mil-
lion. respectively, while net operating
income is projected at $1.2 million to
about $3 million over the planning pe-
riod.

Transportation

Economic performance of the Seattle
Monorail and parking facilities at Seattle
Center is discussed below.

. A pro forma income statement for
Monorail operations is contained
in Table 4-35 based on the rider-
ship analysis discussed in the last
section of this report. Per capita
fare revenue assumes no real-dol-
lar change over the forecast period;
any future increase in fares above
and beyond inflation adjustments
would obviously affect this analy-
sis. As indicated, total gross reve-
nue ranges from $550,000 in Year
1 to $1.1 million in Year 10. In
Years 1 and 2, when Monorail serv-
ice will be unavoidably disrupted
by the redevelopment program.
present operating cost relation-
ships are assumed to continue.
Thereafter, improved cost charac-
teristics should result from in-
creased ridership—the direct cost
of operation, for example, should
not increase appreciably in con-
stant-dollar terms. The operating
deficit associated with the Mono-
rail will therefore decline over time,
amounting to $650,000 in Year 1
and decreasing to $375,000 by
Year 10.

. Expected Parking availability by
lot location at Seattle Center is



Table 4-34

INCOME STATEMENT FOR

MISCELLANEOUS TENANTS AT SEATTLE CENTER?

Operating Revenue?

Operating Expenses
Facility Services
Indirect Overhead
Total

Net Operating Income

(Thousands)

1986
Actual

$97
$204
_45
249
$(152)

Equivalent
in Constant
1988 Dollars?
Year 1

£103
$219
48
267
${164)

' Includes office tenants in Center House, storage space, coin lockers, bank teller machine, and other

miscellaneous space rentals.
2 Based on an inflation adjustment of 7 percent over the 15986-1988 period

3 AN revenue lor this class of lenants is derived lrom leases.

Source: Seallle Center Finance Division and Harrison Price Company.




Estimated Number of Riders [thousands)
Estimated Per Capiia Revenue
Total Grozs Ravenua (Ihousands)
Estimated Operating Expensas

Direct Cosis 1

Facility Services 2

Indirect Crvarhead 3

Tolal

Net Operating Income (thousands)

Table 4-35

TEN-YEAR PRO FORMA INCOME STATEMENT FOR
THE SEATTLE MONORAIL
(Constant 1988 dollars)

1 Based on an inflation adjustment ol 7 parcent to aciual 1986 direct (fined) costs.
2 At 30 percent of total gross revenuo i Years 1 and 2, doclining 1o 25 percent theraalter,
3 At 40 percant of total gross revenue in Years 1 and 2, declining to 35 percent theraaltor,

Source: Seatile Center Finance Division and Harrison Price Company.

Year 1 Year 2 Year 3 Year 4 Year 5§ Year 6  Year 7 Year 8 Year 9 Year 10
1,000 1,000 1,300 1.500 1,600 1,700 1,700 1,800 1,900 2,000
$0.55 $0.55 $0.55 50.55 $0.55 $0.55 §0.55 §0.55 §0.55 £0.55
$550 $550 $715 $825 $880 $935 $935 $990  §1,045 $1,100
5815 $815 5815 2815 £815 £815 5815 £815 5815 £815
$165 5165 2178 208 $220 £234 5234 5248 £261 $275
$220 $220 $250 $289 £308 $327 $3g7 £347 $366 £385

$1.200 $1.200 51,244 $1.310 £1,343 %1376 51,375 1,410 51,442 $1.475

(S5E50) (5650} (5529) (5285) [5483) (5441} [5441) (§420) [$397) ($375)




listed in Table 4-36 and shown in
Figure 4. New garages scheduled
under the master plan are in-
cluded in the space inventory as
well as existing surface lots and the
Mercer Garage. Lots 1 and 2, Lots
6 and 7, and the Memorial Sta-
dium are scheduled for removal
under the master plan, while all
other facilities are assumed to
remain. Including all existing and
proposed garages, the total space
inventory will vary from 2,243
spacesinYear 1 to 4,119 spaces in
Year 10. Some of these spaces will
be dedicated to monthly permits,
reserved parking, and other spe-
cial programs and will thus not be
available to the Center's visitors.
Dedicated parking currently totals
some 350 spaces and is assumed
to increase moderately to between
400 and 450 spaces over the plan-
ning period. As a basis for estimat-
ing space utilization rates under
the master plan, Table 4-37 shows
that in 1983, the overall utilization
rate amounted to an average space
turnover of 0.53 cars daily per
space, with the rate increasing to
an average of 0.66 cars daily per
space in 1987, It should be noted
that these rates are annual
averages and do not reflect turn-
over during peak attendance peri-
ods, which is presumably much
higher.

Parking inventory and space turn-
over data form the basis for a pro
forma analysis of revenues gener-
ated by parking operations in
Table 4-38. The table reveals that
the utilization rate of available
spaces is expected to rise in Year 1
of the master plan owing to the
removal of three lots to accommo-
date the construction program
(which will increase demand for
remaining lots). In Year 2, the new
Pavilion Garage will be completed
and the utilization rate will drop
temporarily, then rise thereafter in
accordance with attendance in-
creases at Seattle Center. Poten-
tial addition of the Thomas Street
Garage in Year 8 will again cause a
drop in the overall rate, with an
increasing trend again thereafter.
The utilization rates shown trans-
late into an annual number of cars
parked totaling 569,000 vehicles
in Year 1 and growing to 937,000
vehicles by Year 10. Assuming no
constant-dollar rise in the present
$3 per car Center parking fee, total
parking revenue will therefore
amount to between $2 million and
$3.2 million over the period, an
estimate which includes an incre-
mental addition to public parking
fees covering monthly permits and
other special programs. Operating
expense ratios shown are based on
present experience at Seattle Cen-
ter which, when subtracted from




Table 4-30
PARKING SPACE AVAILARILITY BY LOCATION
AT SEATTLE CENTER
hﬂ-‘unﬂm Yearl Year 2 Year 3 Teamr 4 Year5 Year® Year 7 Year 8 Year @  Year 10
Surface Lols
Lt I J1
Lot 2 [Metro Site) /1 = - - .
Lot 3 40 240 240 240 240 240 240 240 240 240
Lot 4 .43 102 102 102 102 12 102 102 102 102
Lot & x7 F §) F ¥ 7 ar ar T v ar 7
Lot@ /1 &l 51 Bl - - -
Lt 7 /1 B4 =
Memorial Stadium Lot S s -
Subtoin] 484 430 430 G aea 365 365 k] Sia S63
Mercer Garage 1.500 1.500 1,500 1500 1.500 1,500 1,500 | 500 10O |, 600
Metro Siie Gamge /1 250 250 250 250 250 250 250 50 250 250
Pavilion Carage - 1000 1,000 1.000 1 Oy 1000 1.000 1,000 1,000 1000
mmm“ mw e - - sam e 1,@ |.l:|:ﬂ I.m
Subtotal 1.750 2.750 2.T50 2.750 L.750 2.750 2,750 3,750 4,750 3,750
Tatal 233 alro 2170 3119 I L] 2119 b ) 4119 4119 &£119
Less: Declicmted Spaces 3 SO0 SO0 S 00 ] SO0 S0 450 450 450
Net Public Parking 1834 1770 .70 .78 2.718 2719 2,719 3 880 3,660 3.660

1 Existing lota displaced by redevelopment program.

2 BExhides 100 bus spaces,

3 Spaces allocated 1o monthly permits, reserved parking. and other special programs,

Source; Seattle Center Tranaportation Services Divislon and Harrinon Price Company,
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Table 4-37
PARKING SPACE UTILIZATION AT SEATTLE CENTER
1983 and 1987
1983 1987
Numberof Numberof No. of Cars Number of Number of No. of Cars
Number Cars Parked Cars Parked  Per Day Number Cars Parked Cars Parked Per Day
Parking Facllity of Spaces Per Year PerDay  PerSpace! of Spaces Per Year PerDay  Per Spacel
Lot 1 138 85.894 236 1.71 130 96,200 264 2.03
Lot 2 (Metro Site) 200 30,838 85 0.43 4692 101,787 288 0.61
Lot 3 203 29 498 81 0.40 240 39,5659 108 0.45
Log 4 98 24.170 66 0.67 102 35,822 98 0.96
Lot 5 28 9,540 26 0.93 27 10,767 29 1.07
Lot 6 46 15,541 42 0.91 51 28,009 77 1.51
Lot 7 == == .= -- 64 14,952 41 0.64
Mercer Garage 1.500 235,576 645 0.43 1,500 239,369 675 0.45
Total 2,213 431.057 1,181 0.53 2,343 566,47 15 1,552 0.66

Annual average nol indicative of space tumaver during peak perods

Excludes lestival parking (up to 750 additional spaces available during lestivals)

Includes Courtside Club,

Incluedes reservied parking program.

Excludes monthly parking, employee parking in Mercer Garage and Lol 2, courtesy parking all locations, and billed sales all localions

B LD Ry -

Source: Seattle Center Transporiation Services Division.



Table 4-38
TEN-YEAR PRO FORMA INCDME STATEMENT FOR

PARKING FACILITIES
(Constani 7088 Deollars)

Year 1 Year 3 Year 3 Year 4 Year 5 Year & Yeur T Year B Yenr # Year 10

Total Pubiic Spaces Available On-Sie 1,834 2,770 2.7TTa 2. T8 2. 718 2,716 2. 718 1. BE9 3. 669 3. 8E5
dyernge Daily Temover Por Space 1 0.85 060 085 .78 0.75 0.80 0.8 0,85 0.65 070
Annual Mumber ol Cars Pafid [ihousands) 141 eav G458 605 Ta4 Tod Bd4 aro B70 Ra7
Total Groas Revonue (thousands)
Public Parking 2 £1,707 $1.821 $1.038 2 085 £2.232 %2 382 §2 532 $2.810 $2.610 52811
Manthly Parmitn/Other Programs 3 $255 £33 1390 313 2335 £347 £380 $382 5392 %422
Taial $1.963 52,004 82225 $2.298 $2. 567 2. 738 52012 $3.002 $3,002 $3.233
Estmated Opbrating Experses (Ehousands)
Dewct Couts 4 401 $524 $556 S600 $542 685 4728 1751 T LE0a
Facility Sorviees § §166 209 23 $240 5257 T4 20 $300 3300 5323
Imgeect Dyverhead B $157 $1E8 $178 182 1205 5218 $333 440 5240 $253
Toial 524 801 T $1.032 $1,104 21,78 §1.253 1.0 1.8 $1,390
Not Dperabng Income (Thousands) $1.018 $1.183 .48 §1.384 $1.4583 $1.581 $1.880 #1711 B 710 $1.843

Annual average nol indcatve of EpacE Tumover dunng poak panodl
At §1 per oo

At 15 porcant of public parking revenes

At 25 percent of fotal parking rovenue

At 10 porcent of fotal parking revenus

A B porcant of total pafing rovenue

Source! Soaimle Conter Finance Division and Hasrrison Price Company,



revenue, yvield some $1.1 million in
annual net operating income in
Year 1 and more than $1.8 million
in net income by Year 10.

The combined operating result for the
Transportation category is thus net in-
come of $469,000 to $1.5 million over the
10-year time frame, which compares to
$453.000 during 1986.

Public Space and Grounds

Last among the broad lines of business
addressed in this analysis is the category
encompassing the various public spaces
at Seattle Center. Operating perform-
ance for this group is subsequently de-
scribed.

. Remaining in operation during
Year 1 of the master plan is the
Center House Stage and Court.
Assuming continuation of actual
1986 experience through this year,
the deficit associated with this
space will remain at about $1.8
million, as presented in Table 4-
39.

. A pro forma income statement for
Landscaping and Grounds is
shown in Table 4-40. The net
annual deficit in this instance is
also based on 1986 experience, but
takes into account the increased
amount of landscaped area called
for under the master plan as well

as heightened maintenance levels
for that area. Upgrading of irriga-
tion systems and other landsecap-
ing improvements may result in
greater operational efficiency.
which will partially offset the cost
of increased area; for purposes of
this analysis, a net cost increase of
20 percent over the 1986 based
was assumed, bringing the overall
deficit for this category to about
$1.4 million annually.

Current experience at the Center
House provided a frame of refer-
ence for projecting costs associ-
ated with the Pavilion and Public
Program Areas called for under
the master plan. It was mentioned
in the last section of this report
that programming levels of these
spaces are not anticipated to in-
crease measurably since they are
already both intensive and
extensive. Operating costs, mean-
while, have been factored at Center
House averages on a per-foot basis
on the assumption that the im-
proved energy efficiency and other
characteristics of modern build-
ings relative to the Center House
will tend to offset potential in-
creases in maintenance costs of
more sophisticated building
“hardware.” On this basis, the
annual operating deficit associ-
ated with the Pavilion amounts to
some 988,000, as shown in Table



INCOME STATEMENT FOR THE

Table 4-39

CENTER HOUSE PUBLIC SPACE/STAGE/COURT

Operating Revenue
Facility Rentals
Reimbursements
Catering and Concessions
Fees and Charges

Total
Operating Expenses
Direct Costs
Facility Services
Indirect Overhead
Total

Net Operating Income

° Lass than $1,000

' Based on an inflation adjustment of 7 percent over the 1986-1988 period

1986
(Thousands)

$11

$440
962

206
$1,708

$(1,697)

2 Represents amounts refunded on cancellation of events.

Source: Seafile Center Finance Division and Harrison Price Company

Equivalent in
Constant
1988

Dollars!

Year 1

$I
B
7

(4)2
$11
$471

1,029
—328

$1,828
$(1,817)




Table 4-40

TEN YEAR PRO FORMA INCOME STATEMENT FOR
LANDSCAPING AND GROUNDS'

1986
(Thousands)
Equivalent in
Constant
1988
1986 Dollars?
Actual Years 1-10
Operating Revenue
Reimbursements $59 $63
Catering and Concessions 51 54
Fees and Charges ¥ 40
Total $147 $157
Operating Expenses
Direct Costs $171 183
Facilty Services 802 858
Indirect Overhead 213 227
Subtotal 1,186 $1,268
Add: Adjustment for
Increased Maintenance
Requirements? seeos 254
Total $1,186 $1,522
Net Operating Income $(1,039) $(1,365)

! includes Mural Amphitheater and major festivals.
2 Based on an inllation adjustment of 7 percent over the 1986-1988 period.
3 At 20 percent of 1986 base costs.

Source: Seattle Cemer Finance Division and Hamison Price Company.,




Table 4-41

TEN-YEAR PRO FORMA INCOME STATEMENT FOR
THE PAVILION
(Constant 1988 Dollars)

Amount
Years 2-10
Total Building Area (square feet)!

Lower Level 38,000
Upper Level 40,000
Subtotal 78,000
Less: lee Rink and Ancillary Facilities 22,000
Net Public Space 56.000

Estimated Operating Expenses (thousands)?
Direct Costs? $255
Facility Services* 557
Indirect Overhead® 176
Total $988
Net Operating Income (thousands) $(988)

Excludes food service, retail sales, and theater space, which has been separately accountad for.

Basad on data contained in Table 4-39; includes all normal operating costs plus programming
expenses.

Al $4.55 per square loot.
Al §9.95 per square lool.
Al $3.15 per square fool.

Source: Seattle Center Finance Division and Hamison Price Company.

B ok D




4-41, while the deficit for the Pub-
lic Program Areas is estimated at

$923,000 per year, as shown in
Table 4-42.

A combined annual operating deficit of
$3.3 million will be generated by the
Public Space and Grounds category over
the ten-year planning period.

Consolidated Statement of Financial
Performance

Tables 4-43, 4-44, and 4-45 contain
summaries of, respectively, aggregate
operating revenues, operating expenses,
and net operating income generated by
all of the component facilities of Seattle
Center. A simplified presentation of the
same material is shown in Table 4-46.
As indicated, the mix of facilities and
programs envisioned under the master
plan coupled with key assumptions
employed in this analysis have the poten-
tial to produce a dramatic turnaround in
Seattle Center’s overall operating per-
formance. As indicated, the total operat-
ing deficit in Year 1 will amount to about
$3.3 million, compared to $3.7 million
presently. By Year 5, the deficit drops to
51.2 million, while by the end of the
planning period in Year 10, the deficit will
have declined to a modest $519,000.
This reduction of deficit is possible be-
cause income from the major generators
discussed in this analysis will increas-
ingly absorb the cost of Center-spon-
sored public programming. Public Ac-

| 4-nu

cess Facilities will continue to record a
loss. but one of somewhat reduced mag-
nitude due to the restructuring of se-
lected programs. Exclusive Use Facilities
(the category encompassing all of the new
commercial leases] will be the major
source of income, followed by the Trans-
portation category. The largest deficit
will be associated with Public Space and
Grounds as has historically been the

CAase.



Table 4-42

TEN-YEAR PRO FORMA INCOME STATEMENT FOR

PUBLIC PROGRAM AREAS
(Constant 1988 Dollars)

Total Building Area (square feet)!
Public Program East
Public Program West
Subtotal
Less: Meeting Rooms
Net Public Space
Operating Revenue (thousands)2
Estimated Operating Expenses (thousands)?
Direct Costs?
Facility Services®

Indirect Overhead®

Total

Net Operating Income (thousands)

L ]

gxpenses

Al §4.55 per square lool.
Al £0.95 per square fool.
At $3.15 per square 1001,

A B L3RS

Source: Seattle Center Finance Division and Harrison Price Company.

Amount
Years 2-10

44,000

76,900

24.000

52,900

511

$241
526

167
$934
$(923)

Excludes food service, refall sales, and theater space, which has been separately accounted for.
Based on data contained in Table 4-33; includes all normal operaling costs plus programiming



Tabla 4-43

CONSOLIDATED STATEMENT OF OPERATING REVENUE FOR
SEATTLE CENTER FACILITIES
(Thousands of Constani 1588 Dollars)

Year 1 Year 2 Yaur 3 Yaar 4 Year 5 Year 6 Your 7 Your 8 Yeur & Year 10
PUBLIC ACCESS FACILITIES
Bagley Wright Theater/Ponche Forum 5196 5196 §198 $194 5196 §198 168 $196 $188 5186
Comar Housa Conferancs Carer o .= w = “noa . & o= —_— . w o PR e
Cartar Housa ThHadbar S14 -nw - e - R dETe
Collsoum 1 51,090 $1.168 $1. 247 $1.247 $1.247 $1.247 1,284 $1.284 $1.284 $1.334
Cancor Hall . £043 $063 5663 5563 §043 $063 £983
Flag Pavilion 554 §04 $04
infiman Playhouse 51 §1 §1 §1 51 1 B # §1 51
Maoling/Exhibdt Faclites 2 5437 $454 gd6a §408 473 470 s4a7 $402 $404 $501
HASA Building 28117 2817 v 817 817 817 == . = = -
Oporn Houss 3 2925 $928 §025 906 §1,020 51,123 $1,148 $1,148 1,148 21,146
Public Program Area Theater “a s 515 §15 §15 £15 15 §15 15 %15 515
Reglonal Exhibition Center i e - £51 81 £01 §9 591 p1-0
Sublotal 22.802 s2.8M §2.962 $3.842 84,032 £4.132 £4,183 £4,188 002 54247
EXCLUSIVE USE FACILIMES
Bluw Spruce Buildng 535 §38 51 $18 £36 536 e | [ | L [
Certee Houte FletalTood LTEE g P . w
Chicrens Aide Area 59 e T $71 75 §7Ts §78 $80 $80
Crafs Museum & Vilage 5% 1] 1] 533
Erserairement Corter 5128 $153 31 2 $184 5193 $197 $204 218 $215 g2
Family Amugement Park §iTa $aT9 $re §oTa $085 $1.034 $1.004 1,085 §1.085 §1.089
HETS-Chamnal § $130 $130 $130 $130 $130 $130 $130 3130 $130 $130
Mew Food Service Faolites $185 £800 $1.235 $1.235 $1.405 $1.405 1,600 $1,600 $1.600 $1.600
Maw Fotal Facilitos e §153 525 $525 §525 5525 §543 §543 $557 5570
Maorthwast Cralia 59 k1 1 59 £9 k4 -
Oparn House Annox/Seaftia
Carmar Officos ses $118 $118 5118 £118 £118 118 §118 $118 $118
Pacific Aris Conjor 4 22 §e22 22 Lida L4 L4 E44 44 44 $44
Pacifie Morthwest Ballet School L1 56 84 L] L1 5B L1 56 56 56
Pavillon lea Rink 3. 1.1 £114 $121 £123 §123 siza §1m §128 £128
Patlery Northwest 58 1] 5] A 58 58 4 L1 1] g8
Pugit Sound Thanter ... §25 b ¥ §i0 530 a2 | $35 $35 837
Senattle Children's Musoum $58 1] §oa 598 £98 598 508 00 §98 598
Seatla Chidnro's Thoater . $156 §158 §156 §156 $156 §156 §156 §156 5156
m‘rml 2103 . w o o« wom & omoa "o - .o K “ o= o - o

Subrotal §2.2308 52,740 £1.707 §3.7a8 53847 52,908 =.2TH #4200 $4.328 $4.38a




Table 4-42
{Continuead)
Year 1 Year 2 =~ Year 3 Year d Year S Year 6 Year 7 Yoor 8 Year 8 Year 10
TRANSPORTATION
Maonorail 5550 450 T L] $625 880 5935 $335 b ] $1.045 $1.100
Parking 51,863 §2. 004 32,225 32368 52,567 52,739 §2912 H,m EIE $3.233
Subtoisl $2.513 £3,844 $2,840 #3283 $3,447 $36T4 2,847 1092 4,047 $4.333
PUBLIC SPACE AMD GROUNDS
mmpmmm 211 L R L TR §aas LT e L TEE L TN L TR
Fauniaine PR s & & P &= s & & " wow . wow " @ om o . m o
Landscaping and Grounds B $167 $167 167 $167 $157 5157 5157 $187 $167 5157
Pavillan e e = gl e,
Publiz Program Arans - £11 £11 £11 £11 211 £11 IH £11 t 14
Sublotal §168 $168 g1e8 $168 $168 £168 $168 $168 $168 §168
Tatal §7T.72R2 30422 29,778 $10.870 $11.504 $11.970 12474 $12.6M §12.T46 $13.132

Based on 14,000-seat configuration.

Inciudes Morifrwesi Fooma, Exhibifion Hall, Mercer Forum, and Public Program Afea meeting spaces

Inciusdes Ssatthe Symphany though Year 3.

Aaflects locaBon in exisiing bulding (Mile Temple) trough Year 3 and location in new guariers thereafer.

irciudes offca space in Conter Housa, coen lockera, bank teller maching, storage space, and other miscellanecus rentals,
includas Mural Amphifheator and major festhvals.

o R LR =

Source; Harrisen Price Company,




Table 4-44

CONSOLIDATED STATEMENT OF OPERATING EXPENSES FOR
SEATTLE CENTER FACILITIES
(Thousands of Constant 1588 Dollars)

Yonr 1 Year 2 Yaar 3 Year 4 Year & Year & Yonr 7 Year B Year O Year 10
PUBLIC ACCESS FACILITIES
Bagley Wright TheaterPonche Forum 472 5472 5472 5472 2a72 saT2 £472 TAT2 L8472 £472
Contr Houza Conlenencs Canter s1a7 .- S R
Center Housa Thaater 594 .- ... .. ...
Coliserm 1 51,243 51,230 1,422 51,422 £1,422 £1.422 51.462 51.462 51462 $1.621
Concart Hall SR = - SoED 563 S963 £963 =1k | 963 £083
Flag Pavilicn 2188 199 £199 = s s
IHUmmPﬂMu - - 5 8 . i m . e P o o i
Meating/Exhibit Facilities 2 S8FE £005 5837 5837 $845 5961 079 £085 2983 $1.00:2
MHASA Buliding 52 £52 552 552 552 552 ot CRp T B el
Dpara House 3 51,324 51,324 51,324 51,318 51,446 51,578 31,610 51.610 $1.6810 1,810
Public Program Area Thealer - £34 4 £a4 £3a £34 224 534 534 B34
Regional Exhibition Centes - = - w 202 sa02 202 202 s202 $202
Sublotal 54,387 £4 320 24,440 55,195 55,637 55,684 §5. 722 L5.728 £5,736 6,804
EXCLUSIVE USE FACILITIES
Biun Spruce Building £45 £45 545 545 545 545 . J— . — | -
Conter Housa RetalFood €437 e R i -5 Pl o e e i, i T
Children's Rida Area S 5 £1 81 £1 -1 2 g2 §2 £2
Cratts Musewm & Village - e 7] 80 £09 o0
Entertabvment Canber £3 £ £4 1] 54 4 54 24 g4 2 ]
Family Amusemant Park $16 $18 $19 $19 520 £ $21 s21 21 g2
KCTS-Channel 8 &85 65 65 555 S65 65 65 EES 11 5
how Food Sorvios Fadilitios 559 £280 433 5433 2463 5483 S560 ZEEQ 580 S560
Wew Retall Facilities == £53 185 5185 5185 §185 189 5168 §156 5200
Horthwest Cralts 1] £0 £9 3] 59 o R R .- - -
Opera Housa AnnexSeatila
Canter Offices - £118 £118 £118 5118 £118 £i18 £118 £118 £118
Facilic Afs Cenler 4 £69 $E8 569 44 T44 44 a4 £a4 a4 L4
Facilic Marthwas) Ballet School . - aa o oo e + mom s - TR &
Pavilion lca Rink . g2 52 52 52 52 x| 33 5 53
Pattary Northwast £13 $13 513 513 513 $13 £13 £13 £13 £13
Puget Sound Theater e £08 £ 830 £330 £32 £33 £35 L35 $a7
Saattle Childran's Mussum £a4a £o8 £98 £04 £98 £o08 Lo $58 L6848 £68
Saattla Children's Thaater s £156 £166 156 5166 £156 S156 Z156 £$156 £156
Cihar Tenants 5 SOET q i

Subtotal £1.081 $055 51.245 222 51.283 s.z2a7 51.405 $1.407 51,414 51,421




Table 4&4-44
{Contimuad}

Yanar 1 Year 2 Yanr 3 Year 4 Yoar S Year 6 Yoar 7 Year B Year § Year 10
TRANSPORTATION
Monorall 1,200 51,200 $1,244 §1.310 $1,343 $1,378 $1.378 §1.410 51,442 §1,475
Parking 844 5901 §957 $1,032 $1,104 §1,178 $1,252 $1,201 51,261 £1,380
Subtlotal £2.044 210 $2.20 52342 52447 52,554 $2.628 52,7 §2,733 52,885
PUBLIC SPACE AND GROUNDS
Conmer Houso Public Space/Slage 51,828 e $--- $--- RS §-e- $--- $--- §--- §---
Fountains 2117 $7 5117 $117 7 7 v My 2117 117
Landscaping and Grounds & $1,522 §1,522 1622 §1,622 $1,622 §1,622 $1.622 §1,622 §1,622 §1,622
Pavillon .ua £988 5988 s6en £50a fsem £908 %504 $088 $988
Public Program Aroas - 5934 5834 5534 =834 834 824 834 5934 5934
Subtotal $3,467 $a581  _ $3561 _ S3.561 53,561 53,561 53,561 53,561 3,561 3,581
Total £10,005 £10,937 511,447 $12.320 $12.828 $13.086 $13,216 $13,397 13,444 £13,651

Based on 14,000-spat configuration,

Includes Morthwest Rooms, Exhibition Hall, Meresr Ferem, and Public Program Area medting spaces,

Includes Seatthe Symphony thicugh Year 3.

Raflects location in existing bufiding (Mile Temple) through Year 3 and location in new quarters therealer.

Includes offico space in Center House, coin lockers, bank toller machane, storage space, and other miscellanaous rentals,
Includas Mural Amphitheatar and major laslivals.

Oy iR o o RO =

Sourca: Harrison Prica Company,




Table &-45

CONSOLIDATED STATEMENT OF HET OPERATING IMCOME FOR
SEATTLE CENTER FACILITMES
[(Thousends of Conatani 1088 Dollars)

Yaar 1 Year 2 Year 3 Year 4 Year 5§ Yesr & Year 7 Year B Yesr # Year 10

PUBLIC ACCESS FACILITIES
Bagley Wrigh! TheaterPonche Forum ($278) ($278) ($278) [$278) ($278) [$278) [5278) (5278) ($278) ($276)
Conter House Conference Cante {$10%)
Contes House Thaator i$80)
Colissum 1 (5153) {s181) (8178) ($175) {$175) {3175) ($178) ($178) [($178) is187)
Concart Hall 22 s ¥ Ew s a s T ' . W x & n = =
Flag Pavilion {$105) {$108) {$108) .
Intiman Playhouss 1 $1 1] §1 51 1 $ 1] | 51
Meating/Exhiblt Facllisas 2 (5439 [§455] ($480) [$480) ($473) (5482) ($402) ($403) ($407) [$501)
MASA Bullding (%35]) ($35) (838} {$35) (§35) (%35) .5 “e s e P
Oporn Housa 1 [§388) ($300) ($300) (8370 ($417) [$455] (SaG4) [Band) [§and) [S464)
Public Program Aroa Theatos .. [§18) ($10) ($19) (§19) ($18) (510) ($10) ($19) ($18)
Anglonal Extibiien Cented === s == = = ($111) (111} (2111} (§111} [$111] (51111
Sublotal (51.505) (S1.449) (1. 477) (81,082} ($1,805) ($1.552) ($7.839) (§0.6540) (§1.544) ($1,557)

EXCLUSIVE USE FACILITIES
Blun Spruce Bulding (5%) (59) (59) (59) ($9) [$5) - $-- $-as §asa
Contor Houss Rt Food $31% - - . - - = . o
Chilean's Risde Area - == $58 45 ] $T0 E 3] b e e £
':I‘-_ml“ PR b PR P A i 2 PRI
Entertainment Conber 5128 150 180 180 1839 5151 200 211 211 217
Famiy Amusement Pak §TE2 L T $553 1952 $975 $1.013 1,013 §1.044 §1.044 51,067
KCTS-Chanrei G $65 $65 145 65 55 365 §45 j 1L B3 585
How Food Service Facites $106 $520 1802 802 902 212 $1.040 #1040 $1 040 51 040
Hew Rotml Faciides "o $100 3348 3140 50 5340 354 2354 5341 Sy

Opeda Housd AnnouSaarts
Pacific Arts Contor 4 ($47) {§47) (847} x
Pacific Morthwest DBallet School 56 1] b 5] 4 ] 56 3 2 L 55
Pavilion (oo Rink - - - a8 $112 1 $1a 13 $128 $125 $135 $125
Pottary Morhwos| [%5) [$5) i88) [§5) (55) (%5) (88) {85) [§5) (55)

Soatie Chidron's Thamios
Oither Tonanis § {3164}

Subioial $1.158 $1.788 $2.402 $2.623 $2.664 52.T00 g2.amn F2.01a L Ak $2.883




Table 4-43
(Contlnued)
Year 1 Year 2 Year 3 Yeor 4 Year 5 Yeor & ¥ear 7 Year & Year B Year 10
TRAMSPORTATION
Monorall (5650) [(S850) ($520) ($485) (483) (441} (5441 ($420) (5397} (§375)
Parking §1.118 $1,193 51,268 51386 £1 483 £1 Ei1 £1,660 81 711 31,711 $1,843
Sublatal $a80 £543 5730 sa81 $1.000 1.2 $.210 31.294 51,314 31,468
PUBLIC SPACE AND GROUNDS
Camior Houss Publiz Spact/Stage (51,817 $--- | R  Ja. | R [ P .- $ovs | T B
Fourtains (5117) ($117) ($117) ($117) [($117) ($117) ($117) ($117) (5117} ($117)
Lendacaping mnd Grounds & ($1.365) ($1.365) (%1,385) (%1.385) (51,385) (%1,385) (%1.385) ($1.3685) (%1.385] (%1.365)
Pavition it (§923) (5923) ($923) [($m23) [§023) ($023) (5923) [§823) ($923)
Public Program Anoas =rats [§888) ($GEA] (SB8B (0B8] (5084} (5006 {SDBE) [($888]) [SOB8)
Sublotal ($3.299] (53,383} ($3,383) ($3.363) _ (53 393] _{($3.393] _(53.393) ($3.383) _($3.393] [§3.383)
Tatnl ($3.267) (52.514) ($1.668) (51,3471} (54,234) i51.116) (5842} (ST26E) [SE88]) [S516)

1 Based on 14,000-s0al configuraton,

2 Incluides Morttwest Roams, Exkibigon Holl, Meveor Forem, and Pubdc PrOginm mediing Spaces

3 Includes Seatte Symphomy through Yaar 3.

& Aefects location in exisiing bullding (Nile Tempha) throwgh Year 3 and localion in new quanms thereafier

5 Includes oifico space in Contor House, ooin lockors, bank il maching, sicrage space, and other miscolangous rontals,
8 Includes Mural Amphitheator and major fostivals.

Sounce. Harison Prica Comparny,




Table 4406

SUMMARY OF CONSOLIDATED OFERATING FERFORMANCE
FOR SEATTLE CENTER
(Thousands of Constant 1958 Dallam]

1088
Fucllity 1 Actnal Year 1 Year T Year 3 Year 4 Year 5 Year 8 Yoar 7 Year B Year @ Year 10
TOTAL OFERATING REVENUE
Public Access Facilities #4280 #1,E02 2871 L O 3,841 84,002 84,10 B 1A B4, 188 4,192 84,247
Exchastve Use Facilities $1 4588 1 .1509 52750 $3.7T07 KLT45 1047 £ Tl 4270 $4.353 4,100 e, ey
Transporialion L300 #1513 2644 S2540 8221 B3447 51674 83847 .00 54047 B4, 313
Public Space and Growunds #1585  31: $168 $168 §] 6 2163 $168 $1 $168 S168 i 168
Total L L = e ] p-_ K ] ®8TIe 810579 811,554 $11.970 SLL4TE 11671 S12. 746 lin
TOTAL OPERATING EXFENSES
Publie Access Facilities &, 10 wET 320 84 440 85,105 85537 S5, 68y 85,75 5.7 85,708 5, Akl
Exclushee Une Fucilithes f i #1.081 ;55 80,245 8232 21,383 81,287 81,406 81407 Bl.414 81,4321
Tranaportation #1607 044 &210]1 82201 #2342 22,447 #1.554 92,028 #1701 5571 #2868
Public Space and Crounds #3, 00 3457 &3.561 83,58 1,50 $158] 1,561 83,5401 £1.561 S3.561 &, 581
Total 811,800 00, Tl 810637 811,447 213,330 812824 813,084 213,000 810,397 213,444 §13,851
NET OFERATING INCOME
Public Access Facilities 31,813 (#1505 #1449 [#1.477) . 353 181,505 1,553 [ A [%1.540] 5] .544) 1.587)
Enclusive Use Facilitics et 81,158 1,785 S2.402 .55 £2654 &1 700 BT E1L816 2005 2, i)
Transportation  JL5 ) L £543 7N BAA ] 81,000 $1.120 81,210 $1.291 §1.314 #1468
Publc Space and Grourds BaseE _ [0.29% 3,308 [#3.303) [ ] Bi3o B3R 00N 350N 92,393 3, 253)
Tetal LT L2367 51514 8] a6 w2 m23s BELIE (BAST) BTaE ] L]
T Hee Tables 4-43 through &-45 Tor detatled list af facilities incladed (n each category.

Spumce: Harrison Price Compary.
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The final task of the work program was a
determination of capital costs associated
with the conceptual plan developed by
Walt Disney Imagineering. Projected
investment magnitude, stratified by de-
velopment phase and potential source of
funding, is set forth in this section of the
report. To establish a framework within
which to evaluate these costs, the dis-
cussion of the master plan’s implications
is preceded by a brief review of public
capital investment requirements at Se-
attle Center, both past and future.

CAPITAL IMPROVEMENT PROGRAM

A variety of public funding instruments
have been utilized to finance Seattle
Center capital improvements in the past,
the most important of which are de-
scribed in subsequent paragraphs. In
addition, the Center has recently under-
taken a comprehensive survey of needed
improvements over the next 20 years,
which are also subsequently highlighted.

Historical Perspective

A 1977 Seattle Center Improvement
Bond of $19 million has been the primary
source of funding for most of the Center’'s
capital projects in recent years. With the
exception of improvements to the Fun
Forest, all of the items originally slated in
this issue have been completed, provided
for, or assessed as infeasible and, exclud-
ing the Fun Forest reserve, this fund isfor
all intents and purposes exhausted.
Seattle Center also received some $4
million under a 1984 City Facilities Reno-
vation and Improvement Bond issue,
with all but approximately $970,000 in
interest earnings remaining to be allo-
cated. Since 1982, tax (nonbond) financ-
ing has ranged from a high of $3 million
in 1984 to a low of roughly $200,000 in
1983 and has averaged just over $1 mil-

lion annually; the Center's 1988 alloca-
tion amounts to $1.9 million. The latter
funding encompasses contributions
from a number of sources, primarily the
city’s Cumulative Reserve Fund, which is
in turn supported by the Real Estate
Transfer Tax, a General Fund allocation,
a surcharge on rent charged by the De-
partment of Administrative Services, sale
of surplus property, and interest earn-
ings on the fund balance.

Over the past six years, combined total
appropriations from these wvarious
sources have ranged from a low of
roughly %1 million in 1987 to a high of
nearly 55 million in 1984, yielding an
overall average of some $2.5 million per
yvear. This average level of lunding is not
inconsequential, especially when paired
with the sizable operating deficits dis-
cussed in the previous section of this
report, yet it is insufficient to prevent
continued accumulation of the deferred
maintenance backlog.

Capital Asset Management Program
(CAMP)

An indication of the significance of this
rapidly mounting backlog is provided by
the data in Table 5-1, which summarizes
needed maintenance and capital im-
provements over the next 20 vears. As
indicated, the requirement for the next
five years is estimated at nearly $65
million and grows to a cumulative total of
almost $150 million by 2008. In 1989
alone, some $42.5 million in capital out-
lays is needed for current and deferred
projects. As shown in the table, major
near-term (within five years) needs em-
brace an estimated $7.8 million in Coli-
seum improvements, $7.5 million in
general site improvements, $7.3 million
in repairs and improvements to the Cen-
ter House, almost $7 million for the




Table 5-1

SEATTLE CENTER CAPITAL ASSET MANAGEMENT PROGRAM
FACILITY MAINTENANCE REQUIREMENTS

1989-2008
(thousands)

Administration $17 S517 517 817 368
Arena 6,969 2,066 2.107 3.062 14,204
Art Museum Pavilion 457 208 165 232 1,062
Bagley Wright Theater 831 678 615 665 2,789
EBlue Spruce Building 748 -- 236 362 1.3406
Building 50 500 . - -= 500
Center House 7.318 a985 4,229 1,592 14,117
Central Plant 2.031 239 747 162 3.179
Coliseum 7.824 5.828 4,361 7.512 25,525
Exhibition Hall 3,232 487 954 424 5.097
Flag Pavilion 2,014 325 589 875 3.803
Flag Plaza 37 -- .- = 37
Fountains

Coliseum 32 68 16 16 132

Dupen -- 168 -- - 168

Fitzgerald 96 96 -- -- 192

International 1,697 5 Ts] 736 1489 2.650

Lagoon 234 47 47 47 475

Lang 16 = - -- 16

Mural 174 87 87 87 435

Step 178 == 42 == 220
Gardener's Complex 75 76 134 37 322
General Site 7.549 3,050 4,560 4,364 19,523
Grounds 1,350 330 1.020 330 3.030

Mercer Forum 1,142 135 973 437 2,687




Table 5-1
(continued)

Facility 1989-1993 1994-1998 1999-2003 2004-2008 Total
Monorail

Trains and Guideway £1.094 108 $1.094 S108 $2.404

Seattle Center Terminal 3.565 -~ -- 65 3.630

Westlake Terminal 147 205 237 552 1,141
Multi-Facility 221 - 112 - 333
Mural Amphitheater Stage - 40 40 .= 80
Northwest Craflts Annex 217 G0 73 137 487
Northwest Rooms 2,798 5.579 1,136 892 10,405
NASA Bullding 72 156 119 111 458
Opera House 5,472 2.152 1.995 2,821 12,440
PAC Hall 742 659 432 751 2,584
Parking

General -- 240 -- 240 480

Mercer Garage 1,983 582 740 935 4,240

Surface Lots 1-7 2.167 291 1.474 178 4.110
Playhouse 672 48 456 2,029 3.205
Veteran's Annex 108 593 83 372 1,156
Warchouse 273 24 73 291 961

Total 564,452 $25.695 $29,692 $20.852 8$149.,891

Source: Seattle Center Finance Division,



Arena, $5.5 million for the Opera House,
$4.8 million for the Monorail, and a little
more than $4 million for parking facili-
ties, among major items. Overall short-
range requirements average some 513
million annually, while beyond 1993, the
$86 million cumulative total requirement
is equivalent to an annual outlay of
roughly $6 million.

Clearly, ifall of these CAMP expenditures
were in fact funded, the average annual
level of capital support for Seattle Center
would triple—&7.5 million per year over
the indicated 20-year period compared to
the recent historical average of $2.5 mil-
lion annually. If not funded, or funded
only in part, the backlog would continue
to swell, perhaps ultimately to the point
that it is no longer economically feasible
to maintain the physical plant. It is
particularly distressing that these CAMP
expenditures, though vital to the contin-
ved functioning of Seattle Center, will not
halt the downward trend in perform-
ance—because nothing of substance in
the facility inventory or program sense
would be changed, there will still be in-
creasing vulnerability to attendance loss,
attrition of convention and trade show
activity will continue unabated, cultural
program expansion will still be facility-
constrained and, most importantly, the

revenue/expense gap will continue to
widen.

The cost of the redevelopment program
should accordingly be viewed in light of

the reality that there is no "do nothing, no

cost” option for Seattle Center. Substan-
tial reinvestment in the physical plant is

mandatory under any reasonable sce-
nario as to the Center's future.

ESTIMATED CAPITAL COSTS OF THE
MASTER PLAN

Table 5-2 and the paragraphs to follow
present estimates of the level of capital
investment required to implement the
master redevelopment program, ex-
pressed in constant 1988 dollars. It
should be noted that projections are
based on the design concept articulated
by Disney Imagineering which. as noted
in the introduction to this report. is not
intended to be a definitive architectural
statement. Rather, it represents a sug-
gested direction as to the general size,
mix, and quality standard of physical
development, To the extent that any of
these general design parameters change
on detailed architectural exposition, the
magnitude of the assocliated capital
budget will also change. The reader is
urged to consult the separate report
submitted by the Disney team for a nar-
rative and pictorial description of each
item in the capital budget as these de-
scriptions will not be reiterated here.

Capital cost estimates have been divided
into four categories of potential funding:

. The Public Investment category
includes those facilities with little
or no revenue potential that must
be funded by general obligation
bonds, levy, Capital Improvement
Program, and similar instruments.

. The Public:Revenue-Supported
category encompasses facilities
that are at least 50 percent reve-
nue-generating and thus partially
or fully self-supporting. Such fa-
cilities are potentially fundable by
means of revenue bonds or con-
ventional financing.



Table 5-3

ESTIMATED CAPMTAL INWESTMENT REQUIREMENTS FOR THE
SEATTLE CENTER REDEVELOPUENT PROGRAM
(Thousands of Constani 1888 Dallars)

Program Compansnt

DEVELOPRMENT WHIT 1.1 a
Unification Pachage and Landscaping

Developmant Entity
Public:
Publie Revanue- Privats Private Grand

Irw el masni MEEHH H-m-uei--mllll1 Comm -nu:lnla Taisl

Lardscigrg §5 250
irrlgation Syatoms $1,500
Walkways §1, 600
Hndrally (1,000 18, a1 $500) 500
Girmphecs $150
Banimors $150
Pilantors 3275
Electiical mnd Lighting (75 acs. o 75em.1) 52475
Subtatal §12.000
Desigh and Engineering {10%) $1, 200
Contmgency [10%) $1,200
Simo Sabes Tan (B 1%) 157>
Total 5372
City Admanettiafivos Overfead [29%) $3 843
Crand Tolal $1ans 8. s
Relocate Treasured Objects®
Aalocation (7 objocts at $10,000) $70
Coniingency |10%) 37
Tolal 177
ity Adminisbiative Ovarhoad |(25%) §ig
Qrand Toial 304 506
Purchase “Danil's” Frnp-rl_-.-" 52,200 £2,200
HMeiro Sile Garage
Auis Parking Stals (250 =i 511, B06) $2.050
Bus Packing Sialls (100 at $20,500) !1 EEI‘.‘I
Sublatel #4900
Detign and Enpginpenng | 10°%) FL00
Conimgency |10%) 500
Swio Sales Tas (8 1%) —IE
Tolsl 37558
City Admsnmiratve Ovorhsad [25%) J— N .
Grand Toisl 6. 448 $9. 448
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Add: CAMP Requiremenis 1988-1083
Bagley Wright Thaater
Caviral Pland
Exhibitien_ Hall
Fountams®
Gardanor's Complox
Ganoral Site
Grounds
Marcar Forsm
Multi-Facility
Morttwast Crafis Annox
HNorwes! Rooms
Cpora Holsg
Parking

Morcos Garaga

Surlace Lots 3-8
Playhousg
Wirnhouse

TOTAL CAMP
TOTAL UNIT 1.1 FLUS CAMP
DEVELOPMEMNT UHIT 1.2
Demalition w0

Momorial Stadiem
Valerams Anney

Subtotal
Contingency | 10%)
City Administrative Owerhaad [25%)
Grand Tolnl
Pavillen Gerage
Parking Stalls {1,000 at $t3800)
Less” Savings on Excavation

Subtolal

Design and Enginearing (10%)
Contingancy {10%)
Siats Soles Tax [619%)
Total
City Adminisiraive Chemhaad (25%)

Grand Tofal

Tabla B5-2
{eontinusd]

Development Entily

Public:
Publie Revanue- Private Frivate Grand
Invesimenl Supporied Henprolit® Commerciol Toalal
2431
200
£3.232
830
T
§7.540
$1.3E5D
1,142
LR |
s217
32,7898
55472
51,083
L7458
5573
£12 E20 517,003 - £38, 723
€35 677 £39.368 4 A5G 522,392 5104, 5097
$115
00
£205
g2
L2236
557
£XE] £283
£13,800
; g2 i S00)
211 30D
51,130
$1,130
5015
14 478
$3.610
18,004 218,004




Pl'ﬂﬂrll'll CnmEn-n!

Pavilion Garage LidiCammunity Square
Sito knprovemenis (518000 si ai $2 54)
Dasign and Engincmsing (10%)
Contingency (10%]
Stato Sales Tax [8.1%)

Tolal
City Administrative Cvorhead [(25%)
Grand Totsl
Pavilion -
Batie Structune (78000 6.1 ot $140)
Food Sorvice (9,700 s1 ot $140)
Cmnidoor Food Seewvice (3,000 sf ai $125)
Subiaial
Dasign and Engineaning [15%)
Conlingency (10%]
State Sakos Tax [B.1%)
Toial
CHy Administraive Ovorhead (25%)
Grand Toial
Tanani Improsvemants
Food Servics (8,700 =1, at $90)
Owidoor Food Serace (3,000 s 1. af §75)
ico Rink FFE
Sublcial
Design {109%)
Cantingensy {10%)
Staby Sales Tax (8.1%)

Tolal

Harrison Stroet and Sth Avenue
Matfih Entrances®
Dasign and Engineating (10%:)
Contingency {10%)
Seo Sales Tax (8.1%)

Tolal
City Administratres Overhosd (25%)

Grand Total

Toble 5=
[continuad)

Dll\liluEmnnl Enftity

Public

1,205
5130
3130
105

31,660
£415

32,075

$10.020

Public:
Revenua-

Inwastmant! Su ppori wd HnnErnllli Coammercial”

$1,358
1175

$10.920

£1.,5348
$1,062
3885

51,733

260
%173
$1490

£14 535

$1.634

12,308

§577

£18,169

$1.200
5120
20

1 537

P I

$1.02

§2.882

Privaile

600
225
500

$1.328

Frivate

£133
3133

S108

$1.702

Grand
Total

§2.,075

$21.052

$1.702

1.8921



Program Companent

Pedestrian Walkways?
Ssh A Cheorpins
All Onrar Waloways

Sublalal

Design and Engifwaring |10
Contngancy |109%)
Slabe Sales Tax (8.1%)
Taial
City Adrmsnisteative Oworbiead [25%)
Crand Tolnl
Redevelop Monorsil Terminai?
Faw Tweo-Lovel Tormina
Aoakgn 700 A Doutde Boamway
Roturtssh Cars (4 a1 $550,000)
Sublotal

Ciagn anad Enpragringg (10%)
Contingncy (10%)
State Salés Tas (81%)
Tatal
Gty Admensstrative Cworboad [25%)
Grand Total
Publie Pragram Easi
Busding (44,000 0 o1 $115)
Food Sorvico (1,600 af o $115)

Design and Enginsaring [10%)
Conlingoncy (109
Wimte Sales Tan (8 1%)
Toisl
City Asmanisirateos Oworbasd [25%)

Grand Tolal

Takls B5-3
jeontinusd)
.- Developmeni Entity
Publie:
Public Hevenue- Privaie 2 Privals Girand
Invesimenl Supparisd Manprofit t:um-r:hlj Tatal
§2.000
1,000
$1.000
£3100
$200
241
3 843
Sr1ey|
54 B4 s4.004
$3 560
$1.000
32600
$7.000
§T10
$T10
!5-?5
50 095
§2.374
§11. 380 211,360
$5.000
414
10 ] 414
500 41
B0 41
410 £33
$0.an2 $530
§1 671 £123
8,103 p LA ] 8. TEH




Program Componsni

Tonan |mpnowmons
Food Sorvice (3,600 si. al $00)
Valerans Hall (6,500 =1 a1 $20)

Subtolal
Design {(10%)
Contingancy {10%)
Sinio Sales Tax (B.1%)
Grand Tolal
Publie Pragram Wesl
Building (32600 sf ai $118)
Food Service (6000 50 ot $115)
Marchandme Sales (3,000 sl at $115)
Litle Thoator (5803 51, a1 §125)
Subtlotal
Dosign and Engineening §10%)
Canlingancy [10%)
State Sales Tax [(8.1%)
Toial
City Adminisirabve Ovorhoad (35%)
Grand Total
Tepant Improvements
Food Sorvice (5,000 &1 ai $&0)
Morchandizo Salos (3,000 si. at $50)
Subicial
Dezign {109%)
Cantingency (10%)
Slate Sales Tax (8.1%)
Crand Tolal

Seattle Children's Theatler [500 seats)
Building and FFE (26 500 s.f a1 $150)
Design and Englnososing [15%)

Contingency (10%)
State Sales Tax [B.1%)

Tolal
City Administratve Chorhoad (35%)

Grand Tolal

Tabla 5-2
{eantinuad)

D-IH'I'IIEIHII“ El;l_l_llml

Public:
Publie Revenue- Privale Privele Girand
|Ave sl maml EuEEﬂHld MNa np h:||]1.2 Commarcial Teinl
2324
£130
#1230 £324
13 32
13 232
£11 £24
$167 S41d 5561
31,784
E660
£345
8725
£33, 704 1,760
178 E1TE
£a7e Ly
£307 £143
4 84T £2.265
£1,212 £564
5,059 $2.819 8,878
5540
150
LLG0
£60
09
—
AL TLE] cana
51,975
5596
F304
322
&5 201
!IIB-E:I-
SEE614 56,614



Program Component

Pugel Sound Theater (200 seals)
Building (4,700 =1, at $85)
FFE (4,700 s.f. at §20)
Audie-Visual Eqguipmant
Slide Show Production

Sublolal
Design and Enginaaring {10%)
Contingoney {10%)
Stale Sales Tax (8.1%)
Tatal
City Administrative Oworbaad [(25%)
Grand Teotnl
Children's Ride Area
Sine Propasation (1.7 acs al $85,000)
Rides and Alractons (2000 uits at 500
Food Service (300 s af $125)
Morchandisa Salos (175 s at 580)
Tichod Boaths (250 8@ at $90)
Suppart Faclipes (1,000 s.1. a1 $60)
Restroom (a1 £75,000)
Subtolnl

Design and Ergonocring (10%)
Contingancy (10%) &
Disle Sakws Tax [B.1%)
Grand Tolal
Opera House Annex/Soatile Cenior
Olfices (Arens sho)l2
Buliding and FFE (118,000 s.1 at $115)

Technical Equipmant for Opasa Assn
{59,000 s a1 $3513

Sublaoial

Dasign and Engineoving [ 10%)
Continganey {10%)
Stato Sales Tax (8.1%)
Toial
City Administratve Cverhoad |2589%)
Grand Tolal

TOTAL UNIT 1.2

Table 5-2
(eoanlinuad)

Developmeni Entity

Public:
Publie . Revenue- Privaie Private Grand
Investment Supported _MHonprotit” Commercial Tolal
4040
594
200
225
SH
£42
92
§7d
L1977
204
$1.4M £1,471
145
£1.000
£38
gie
£23
g&0
£TE
$1.357
2136
g138
—l
$1,658 F1.658
S13.8T0
12 085
£15,835
T1. 584
£1 554
5",2‘5‘5
320,029
£5.007
$25,035 535,036
365, 450 L35 628 58,252 %4 658 115,188
———
5-12 |



Program Componant

Add. CAMP Requiremants 1994-1995
Baglay Wright Theaier
Cental Plant
Colisaem
Exhilwtion Hall
Faurtaing
Giardoners Compiox
Gonaral Sitn
Marces Forum
Manarail
Harthwosl Crafts Annox
O Hosa
Parking

Wi cor Garage
Lois 3-5
Playhouse

TOTAL CAMP
TOTAL UNIT 1.2 PLUS CAMP

DEVELOGPMENT UMNIT 2

Concerlt Hall (2 B00 '"“}ﬁ

Demalilien
Canbor Houso
Flag Pavilion
Sublalal
Contingency (10%)
Toial
City Adminisiratve Ovorhoad (25%)
Orand Tolal
Children's Fll'_l' Ares
Sile Imphovamonts (5,000 s, a1 $250
Design and Enginaaring (10%)
Contingancy {10%)
Simo Sales Tax (B, 1%)
Teial
Cily Administrative COvorhosd [25%)

Grand Tolal

Tabla S8-2
[(eantinued)
Developmaent  Endily
Public:
Public Revanue- Privals Privale Grand
|I1'|'I-I'I‘I1'Ii-r11:1 Supporied Honproflt Enmmlrnlnla Tolal
$237
142
51,502
si4
2318
546
%1.,838
£a5
513
56
T2
148
£130
328
52,340 $2.943 55,283
268,700 38,7 =8,0485 54 EEB s120.4M
542 BOO £42 800
44850
50
2910
g0
51,001
5350
$1.251 51,251
s128
£13
$13
£10
2161
—0
£201 2201




Program Componenl

Festival Commons
Sim Improvemenis (1 Bc &b $2 B0 1)
Dersign and Engincedng [10%)
Contingency [10%,)
Siate Sales Tax (8.1%)

Total
City Administrabive Ovoehaad [25%)

Grand Total

Purchase "Cafe Log™ F"l'l'.|-|£|I'.lr|.1.||'5

Purchase “711 Block® Fmpnl‘rE

Redovelop Mural Amphitheator
Sile Improwemenis (1 ac al 52 5051}
Dasagn and Engineasting (10%%)
Contingeney [10%]
Siate Sales Tax (8.1%)

Tolsl
City Administrative Chvarhigad (25%)
Grand Tolal

Pacillic Arts Center
Buiilding and FFE (13,000 .1 at $115)
Dasign and Enginoeding [10%)
Cantingency {109%)
Sabe Sales Tax (8.1%)

Tatal
Gty Adminstrative Owverhaad [25%)
Grand Tolal
TOTAL UNIT 2
Add: CAMP Roguiremoents 10996
Bagley Wright Thoator
Contral Plant
Cphspum
Gonaral Siln
Moo Fodum
Wanghouse
TOTAL CAMP

TOTAL URIT 2 PLUS CAMP

Table 5.2
feantinuad)

Dave InEman! Enftity

5 e

Public;
Public Revenue- Privaie Privale Grand
investment Supporiad Hanpralit® Coammercial Talal
$104
LAR]
211
9
S140
£35
% S17s
51,000 1,000
31,700 1,700
3109
510
11
=0
2140
335
5175 2175
$1,405
$150
5150
121
51,816
478
QE 105 £2. 34958
54, 502 $2.305 $42.800 - - $49.607
F245
§24
g4 072
2125
550
24
5173 387 - - £4,.540
g4 675 4 183 42 B £54. 227




Program Companani
DEVELCPMENT LNIT 3 o

Redevelap Internniional Feuntain
Hopairs and Improvomants
Dasign and Engineesning (1096)
Contingency [10%)
Stabe Sales Tax (8 1%)
Totlal
Cily Administralive Cvorhoad (25%)
Grand Total
Plaza of the States
Snp Improvemants (2 acs al $3 500 1)
Decormlive Embellishments
Sublolal

Design and Enginoaring (109}
Contingoncy (107%)

Tatal
City Administralive Owverhead (25%)
Grand Total
Regional Exhiblilon Center (Mile Temple)
Rofurbish Parl of Existing StructureS
{11,300 =1 ni $58)
Bullding Addition and FFE (10800 &1 at $115)
Sidewalk Cafe (3,700 s.f ot $100)
Sublatal
Dasign and Enginoaring (10%:)
Contingency (10%)
Sime Sakos Tax (B.1%)
Tolal

City Administralive Owarhoad [25%)

Grand Toial

Tabla 5-2
[continued)

Developmen! Entity

Euhlll::
Publle Revenue- Private Frivale Grand
Imwve sl ment EuEEurI-d l'-h:n-n|:|.n;|.1‘l|‘IE -l::u-mm.r:.-if Tolal
£1,300
$120
120
ga7
$1,537
2304
1.9 51,821
5305
5100
L4058
241
T4
2487
$122
609 $600
8.3
51,242
£370
3370 51,884
£37 £185
537 Si88
330 s151
474 £3 347
5115 £5a7T
563 $2.084 £3.57T
| == |
I 5-15




Fl'ﬂi ram Cam Eﬁﬂl‘l‘l'

Tesnant Imphaements
Sidewalk Cabe (3,700 51, a1 §100)
Deslgn [10%]
Conlingency [ 10%)
Sioto Sakes Tax [5.1%)

Grand Tolal

Develop “Cale Loe™ and “T11 Block™ FMPII‘H-I!‘

TOTAL UNIT 3

Add: CAMP Roquirsmonts 16971968
Bapglay Wright Thealer
Cantral Phant
Colisgum
Exhibdtion Hasl
Feurtains?

Gamdenor's Complex
Ganoral Sile
Grounds
Moetivwapsl Crafls Anmox
Mordwiasl Rocms
Opira Hous
Parking

Gaonoval

Meorcor Garaga

Playhousa
TOTAL CAMP
TOTAL UNRIT 3 PLUS CAMP
DEVELOPMEMNT UMNIT 4
Deamalitien

MASA Bulding
Blueo Spruce Building

Sublatal
Contingency (10%)

Tolsl

City Adminisiraive Chivhoead (25%)

Grand Total

Table §-2

[eontinued]

ﬂ-l'i'ilﬁEl‘l‘lll‘H: Enmtity

Public:
Publie Revenue- Private Private Grand
Invesimenl’ Supporied Monpralli® Commercial Tatal
£370
a7
237
£30
474 474
g2 530 .14 ] £2 604 474 £5.501
5196
$74
LAEL
S4T4
150
L0
51,089
2330
g52
2111
§1 481
240
430
-
£1,6713 21 268 24,939
4,200 3850 52,0404 SATd 211,520
285
!EE
90
£8
$09
—_— %5
£124 S124




Program Component

CraMs Mussum
Rofurbish A Musoum Pawilicn (10,500 5.0 a1 $480)
Exhibitry (10500 s.f at S100)

Sublolial
Dasign and Engineaiing (10%)
Contingency [10%)
Stale Sales Tax {8.1%)

Tatal

ity Adminisirabve Cwehoad [25%)

Grand Tolal

Crafts Yillage
Bulldings ({33,500 =0 ai $00)
Artints Studios FFE (33,500 a1 ar §15]

Subloisi
Design and Engineoting (10%)
Contingoney (107%)
Slale Sales Tax {8.1%)
Tolal
City Administratve Cwvorhead [259%)
Grand Tolal

Coliseum Siarage
Building (24,000 s.f a1 $65)
Design and Engineering (107%)
Contingoney [10%)
Staber Sales Tax [B.1%)

1T

Tolal

Clty Adménsstative Ovorhead {25%)

Grand Total

Table S5-2
{continuad)

Davelopment  Entity

Publle:
Revenue-
Supporied

Publie
investment

Privale
Commarcial

Private
Honprofil

Grand
Tolal

5440
$1.050

£1.8590
Ea i
L1859
L0153

12421

23,015
21,173

%4,188
5418
5419
339

5,365

!1. 441

38,700

51,560
2156
2158
5126

51,698

S50

32 498

31,026

36,7106

$2.498




Program Component

Wesl Coliseum Enirance
Silo tmprowements (0.5 acs al $2 5001
Design and Enginoaring [10%)
Contingoncy [107%)
State Sales Tax {8.1%)

Tatal
City Adminisiraives Chadhead [25%)
Grand Total

RAelurbizh Morthwest Rooms
Repairs and FFE (70000 5.1 a1 $50)
Design and Enginaaring {10%)
Contingensy {109}
Stata Sales Tax (8.1%})

Tatal

City Administrative Oworhead [25%)

Grand Tolal
TOTAL UNIT 4

Add: CAMP Roquircmonts 1659
Baglay Wiight Thoator
Contral Plani
Ciolizpum
Exhibdtion Hall
i i Sl by
Grounds
Marcar Fosum
Multi-Facillty
Cipera Houmo
Parking {Maoroor Garaga)
Planyhousae
Warahousa

TOTAL CAMP

TOTAL UNIT 4 PLUS CAMP

Table 5-2
(eantinued)

ﬂl'i'ilelﬂi:I‘l‘l Enmtity

Public;

Public Revenue- PFrivals Grand
Invesiment’ Supporied HnnErnIHH Cammercial Tatal
£54
£5
55
I
$68
£17
$0:5 5835
54 200
420
2400
3340
£5.384
1,385
§6,725 5,728
512, 439 55,725 S18. 164
$1a
5275
£33 508
£818
5
£1.020
120
112
$1.230
F240
5384
14
2238562 5 534 S0 aaG
£14, 7701 $13,.250 528,050



Program Component

DEVELOPM NIT
Reconligure Collseum lo T.500 Sestn
Dwsign and Engincarnng [10%)
Contingancy {10%)
State Sales Tax (8 1%

Tatal
City Admenslrative Ovorliesd |25%)
Crand Toltal
Thamas Siresl Qarage
Subierranean Parking Stalls (200 al $11,800)
Stuciured Parking Stalis (800 at §5.500)

Subtaial

Dosagn and Engnoornng [107%)
Consngency [10%)
Sate Sakes Tax (8 1%)
Tatal
Cify Adminisirative Cvorhoad (5%
Grand Tolal
TOTAL UNIT §
Add CAMP RAsguiremanis 2000
Bagley Wikght Thoabor
Caniral PLani
Exhibdtion
Gonaral Siin

kladond Fodum
Cipee i s

TOTAL CAMP

TOTAL UMIT § PLUS CAMP
CUMULATIVE TOTAL UMITS 1-5
CUMULATIVE TOTAL CamP

CUMULATIVE TOTAL UMITS 1-5
PLUS CAMP

Table &2
jeaniinued)

Developmenl Enlily

Publie

invastmant! Supported  Monprotie?

240

600

Fublie:
Ravenus- Privals Grand

L‘.n--lltlll:l' Tatal

Privails

§1,000
§100
$100

$1.001 $1.601

$12,10%

#1123, 706

$324
M

2513
| 1]

1,140
$1.040
$100_269

§20.0T

2 STe

a0 §2.,000

§14 548 . . S$15.Tasd

80 532 D BEFS 2278200

135, 143 355,450

$1968, 658 60 895 2334, 881




FOOTHOTES TO TABLE $-2

CAMP moans Capital Assat Maragoment Program

FFE maans herefengs, Avunm and equipment

T Dovelopment funded by ganeral abliigation bonds, kevy, o Capital improvemant Program

2 Dovelopment lunded in whole of in part by private philanSiwopy, degres of public nvolement subject b regotation on a
case-by-Cade basn

1 Devvalopmend hended by privato snispiise

4 Estimaiod by Wall Disney Imaginoaring, knc

§ Estimaiod by Soatfle Enginosting Dopartmont Appraisal Division; sxcludas cost of relocating exdslng fenants, if any

6 Calculaton @xclutad ridos mnd afrsctons

T Calculntion exckiden axhibiry,

B Basmd on ostimabed 1080.1093 CAMP requiremonis

9 Excludes Insornationnl Founlaln, which i elsewhore provided for

10 Excludes proporty moguisilion

11 Includos ko rnk on lowor bulldeng lovel

12 Assumas rodovelapmonl of ousting stuciune, cost of now ConStuction would s comgarabile

1.3 Assurmes nd magor purchanass of hav oguipemen

14 Extimaiod by LMN Archimcts, includes professional fees, contingency, and sials sakos Las

15 indudes demoltion of Exitting becond foor. exchedes exhibitry # any

18 Comt includod in overall Wedscaping and undcation package temized o Lini 1 1

17 incudes afiowancs for normingl oucvaton regured

Sosce. Hatrssn Prce Company (oncept as ciod n lotnotes), Soatioe Condes Feundd Desason (CAMP rogqueesmants)
ard Clvirlinad Wiocking Company (demolton aoeis)




. Facilities in whole or in part fund-
able through private philanthropy
comprise the Private Nonprofit
calegory.

. Finally, the Private Commercial
category includes facilities identi-
fied in the last section of this report
as attractive investment opportu-
nities for private enterprise and

would likely be conventionally fi-
nanced,

The assignment of various individual
facilities to a particular category should
be regarded as preliminary and illustra-
tive. Obviously, there are alternatives in
some cases, while others (the Private
Nonprofit group in particular) are contin-
gent on the resources of the philan-
thropic community and are hence sub-
ject to discussion and negotiation with
candidate sponsoring entitics. Financ-
ing of nonprofit facilities is further linked
to arrangements ultimately made relative
to operating costs as discussed in Section
4. Participation of private commercial
interests, linally, is also open to negotia-
tion. The distribution of capital expendi-
tures across these categories is conse-
quently only a guide to the implementa-

tion phases of the redevelopment pro-
gram.

Other broad explanatory comments per-
tinent to the cost estimates are as follows:

b Each component item includes the
basic "hard” cost of construction,
plus allowances for architectural
and engineering services (10 per-
cent of hard costs in most in-
stances and 15 percent in the case

of especially complex buildings)
and contingency (10 percent of

hard costs across the board), Unit

costs per square foot, acre, or other

measure are based on comparable
experience, adjusted as necessary
to reflect the design concept or the
idiosyncrasies of a particular
structure.

The prevailing Washington state
sales tax rate of 8.1 percent has
been assumed to apply to the total
cost of construction, including all
labor and materials, with a few
notable exceptions as cited in the
table lootnotes. This implies that
100 percent of the required pur-
chases are made within the state.
Undoubtedly, the bulk of materials
expenditures and services will be
purchased within Washingion;
nonetheless, the magnitude of the
sales tax burden is overstated to
the extent that “leakage™ of some
expenditures will occur. The three
specific exceptions to this assump-
tion are ride purchases for the
Family Amusement Park and
Children's Ride Area and exhibitry
for the Seattle Children’s Museum.
Rides and interactive exhibitry of
the type envisioned will almost
certainly be purchased outside the
state of Washington (the world's
two leading ride manufacturers,
for example, are located in Califor-
nia and Switzerland). While items
of this type may be subject to sales
tax wherever they are purchased,
it will most likely be at a considera-
bly lesser rate than in Washington,
which has one of the highest sales
tax assessments in the nation; for
the time being. no allowance for
sales tax was made in these three
cases, Also assumed to be exempt
from sales tax are building demoli-
tions and the temporary relocation
of utilities at the site as needed
during the construction program.




A city administrative overhead
factor of 25 percent was applied to
the combined cost of construction,
design, contingency, and sales tax
for all facilities except those envi-
sioned as private commercial de-
velopment. This allocation pro-
vides for such required public
services as contract management,
legal and accounting, Design
Commission review, public hear-
ings, and other components of the
public process. The costs of prop-
erty acquisitions called for in the
redevelopment program were sup-
plied by the Seattle Department of
Engineering and are assumed to
be already fully loaded with city
administrative overhead. Simi-
larly, CAMP costs are fully loaded.

Each development unit has been
assigned a portion of the previ-
ously discussed CAMP require-
ments for ongoing lacilities since
elimination of the deferred mainte-
nance backlog is an essential pre-
requisite to the attendance and
financial performance objectives of
the redevelopment concept. Unit
1.1 was assigned the 1989-1993
complement, while Unit 1.2 covers
the 1994-1995 complement, Unit
2 the 1996 complement, Unit 3 the
1997-1998 complement, and Unit
4 the 1999 complement. The op-
tional Unit 5 CAMP requirement
pertains to 2000. No additions
were made for the balance of the
20-year CAMP projection period as
they are outside the time frame of
this study.

Costs for some projects were split
between two different investment
categories. It was assumed, for
example, that the City would build

the shell for such facilities as food
and merchandise space, while pri-
vate entrepreneurs would furnish
and equip the interiors. A similar
provision applies to the ice rink
located on the lower level of the
Pavilion.

. Area allocations for food service
and merchandise sales space, and
hence associated costs, are based
on the economic analysis con-
tained in Section 4 and do not
necessarily correspond exactly
with the Disney site plan (which,
again, is illustrative and not defini-
tive). The ride capacity assump-
tion for the Family Amusement
Park also differs from the design
scheme,

. Estimates for certain [acilities,
notably the two ride parks and ice
rink, refer to initial capital only.
Preservation of market share and
profitability in the vears ahead will
be contingent on regular expan-
sion and upgrading of the facility
and program offering—a rule of
thumb is that the rate of reinvest-
ment should be equivalent to
average annual depreciation.

Other assumptions and explanations
pertaining only to specific facilities will be
deseribed in the following narrative for
each development phase; most of these
assumptions are also cited in the table
footnotes.

Development Unit 1.1 (Year 1)

Contained in the first phase of the rede-
velopment plan are a number of funda-
mental improvements to Seattle Center’s
physical plant, including a eomprehen-
sive landscaping and unification pack-

r
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age, the relocation of treasured objects
such as the Kobe Bell, demolition of the
Fun Forest and Building 50. develop-
ment of the Broad Street Entrance and
Sister City Court, and completion of all
deferred maintenance and other im-
provements to the Coliseum as estimated
under the previously referenced CAMP
budget for the next five years (refer to
Table 5-1). Also included are construc-
tion of a new home for the Seattle
Children's Museum, Theater District
Restaurants, and the purchase of several
properties directly adjacent to the exist-
ing Seattle Center site. The major focus
of this initial unit. however, will be the
development of the old Metro Bus Barn
property across 5th Avenue from the
Center proper. The Family Amusement
Park, Entertainment Center, and a major
underground parking garage (providing
spaces lor 250 cars and 100 buses) are
scheduled for this site.

Aggregate capital investment required for
this development phase is approximately
$75 million, as shown. With the addition
of CAMP expenses, total costs rise to
roughly $105 million. The basis for the
various estimates is indicated in the
table, either as a lump sum estimate or as
a factored cost relating to building or land
area. Specific comments necessary for
clarification are as follows:

. In the case of the Entertainment
Center, the £3.2 million estimate
shown is not so much a projection
as a recommended budget—this
project would not be feasible as a
commercial venture if develop-
ment costs exceed the recom-
mended level. The prototype at-
traction—Videopolis at the Disney
parks—cost much more than this;
on the other hand, a smaller and

comparable) attraction at Knott's
Berry Farm was accomplished for
a few hundred thousand dollars. A
budget of $3 to $3.5 million is
considered realistic to achieve the
standard of development neces-
sary to meet attendance objectives
and should accordingly be re-
garded as a maximum level of
investment.

. An explanatory note pertinent to
the Metro Garage is that a bus
space is equivalent to 2.5 auto
spaces; estimated costs for the
100-space bus component are
thus the equivalent of developing
250 auto spaces. The per-space
allowance is based on the assump-
tion that all parking is provided on
one subterranean level with some
earth moving required.

. Costs for the Children’s Museum
are based on the assumption that
of the total 24,000 square feet of
bullding area, about 10,000
square feet would be devoted to
exhibitry; a precise design plan
may alter this proportion. Exhib-
itry costs, in addition, include an
allowance for special exhibit de-
sign services over and above the
general architectural and engi-
neering fee—this is a highly spe-

cialized and relatively expensive
professional service.

Development Unit 1.2 (Year 2)

In the second development phase, the
central theme structure and public areas
of the master plan concept would be
completed, including the Pavilion, Public
Program Areas East and West, and the
Community Square. Also part of this

less elaborate (but nevertheless Ehasn is the 1,000-car underground




Pavilion Garage. relocation and refur-
bishment of the Monorail, the Harrison
Street and 5th Avenue entrances, Pedes-
trian Walkways (the major one being the
5th Avenue overpass linking the Metro
site to Seattle Center proper), new quar-
ters for the Seattle Children’s Theater in
a 500-seat house, the Puget Sound Thea-
ter, the Children’s Ride Area, and the
Opera House Annex/Seattle Center Of-
fices complex on the existing Arena site,
Demolitions scheduled for Unit 1.2 are
the Memorial Stadium and Veteran's
Annex.

The overall cost of this phase amountis to
some 5115 million, plus about

55 million in CAMP expenses, for a grand
total of $120 million. Supplementary
comments include the following:

. Demolition costs for Memorial
Stadium exclude property acquisi-
tion costs, if any. The City of
Seattle is presently holding discus-
sions with the School District as to
a mutually acceptable agreement
for the disposition of this property.

. Two adjustments have been made
to capital investment require-
ments for the Pavilion Garage.
First, normal unit costs for an
underground parking stall have
been increased by a factor of 20
percent given provision in the de-
sign concept for later expansion of
the size of this garage by dividing
the space horizontally in half. The
20 percent incremental cost re-
flects extra structural reinforce-
ment necessary to accomplish this
objective. Conversely, because the
site for this facility is already well
below surrounding grade, a con-
siderable savings will be realized in

excavation costs. The total esti-

mated hard cost has thus been
reduced by an amount reflecting
savings in excavation expense.

A rather high unit cost factor ($140
per square foot) has been applied
to the Pavilion, based on the as-
sumption that this structure will
be heavily themed and entail more
than a customary amount of deco-
rative embellishment. Less elabo-
rate architectural treatment would
likely reduce this cost factor, al-
though there would be a concomi-
tant decrease in the standard of
development.

The tenant improvement allow-
ance for the Pavilion Ice Rink is a
budgeted sum rather than a fac-
tored cost. A wide variance in ice
arena fixturing costs can be ob-
served around the country, rang-
ing from a “no frills” approach to
the exquisite (the outstanding rink
at Plaza of the Americas in Dallas,
for example, includes a beautifully
landscaped “island” in the center
in tandem with sophisticated light-
ing and sound systems that engen-
der a fantasy-on-ice atmosphere).
The allowance of $500,000 in this
instance, which is consistent with
the profit potential of this attrac-
tion as a private enterprise, as-
sumes a fairly high standard of
quality and decorative amenities in
keeping with the Pavilion structure
as a whaole.

The cost of developing the Puget
Sound Theater likewise assumes a
high-quality presentation, ap-
proaching that of the prototype
New York Experience. In the study
team's opinion, a less sophisti-
cated production would fail to have



the desired market impact and is
probably not worth undertaking.

. Capital investment associated
with the Opera House Annex pre-
sumes refurbishment of the exist-
ing structure rather than new
construction. Unit costs of divid-
ing the interior space horizontally
in half were drawn from the com-
parable project now underway in
the Exhibition Hall for the Pacific
Northwest Ballet School (the total
cost of which is currently expected
to surpass $5 million), adjusted to
account for the Arena’s greater
size, seriously deteriorated physi-
cal condition, and the nature of
both the existing and future uses
(which are radically different). The
cost of a new building would
probably be similar even after al-
lowing for the cost of demolishing
the present structure. Also in-
cluded in this estimate is a moder-
ate allowance for technical equip-
ment in the performing arts sec-
tion of the complex, which as-
sumes no major new purchases of
equipment (any such purchases
would logically be the responsibil-
ity of tenant organizations).

Development Unit 2 (Year 4)

The primary component of Development
Unit 2 is the concert hall proposed for the
Kreielsheimer site across Mercer Street
from the Opera House. Other compo-
nents include a new home for the Pacilic
Arts Center, the Children’s Play Area,
Festival Commons, and redevelopment of
the Mural Amphitheater. The largest
single demolition project in the master
plan—the Center House— is also con-
tained in this phase and the Flag Pavilion

will also come down. A total of roughly _

$50 million will be required for Develop-
ment Unit 2, along with about $4 million
in CAMP expenses, for an overall budget
of $54 million. Eighty percent of the
latter is associated with the Concert Hall.
No special comments appear required for
Unit 2 facllities, except the note that
Concert Hall costs were independently
developed by LMN Architects and include
all pertinent add-ons for professional
services, contingency, and state sales
Tax.

Development Unit 3 (Year 5)

Encompassed by the third master plan
unit are redevelopment of the Interna-
tional Fountain, creation of the Plaza of
the States, and the combination of refur-
bishment and new construction that will
result in the Regional Exhibition Center
at the Nile Temple site. The overall cost of
this phase amounts to roughly $6.5 mil-
lion. When CAMP expenses of almost
$5 million are added, the aggregate
budget comes to $11.5 million. It should
be noted that a generous allowance of
$3.50 per square foot has been applied to
the Plaza of the States, plus an extra
budget of $100,000 for special decorative
amenities. These costs could be reduced
if a lesser standard of development were
assumed. Also, costs of the Exhibition
Center include an allowance for demoli-
tion of the second floor of the Nile Temple,
but do not allow for potential museum
exhibitry. Since it is not yet assured that
Seattle Center can attract a major mu-
seum tenant for this venue, nor is the
nature of such a museum predictable,
any projection of exhibitry costs would
amount to sheer speculation at this stage
of planning. It must suffice to say that
costs shown are net of this relatively
costly component.




Development Unit 4 (Year 7)

The Crafts Museum and Village complex,
a new storage facility for the Coliseum,
development of the West Coliseum En-
trance, and thorough refurbishment of
the Northwest Rooms comprise the
fourth unit of the master plan. Sched-
uled demolitions encompass the Blue
Spruce Building and the NASA Building
(present Coliseum storage [acility).
Combined Unit 4 costs. as shown, are
estimated at $19 million, while CAMP
expenses associated with this phase
amount to slightly less than $9 million,
for a grand total investment of some $28
million. The Crafts Museum projection
includes a moderate allocation for exhib-
itry (attractions of this type do not ordi-
narily entail elaborate display equip-
ment), while refurbishment costs for the
Northwest Rooms are derived from pro-
jected 1997 CAMP requirements for this
facility. No incremental allocations for
tenant improvements have been made for
merchandise sales space in the Crafts
Village on the assumption that artists’
studios can serve a dual production/
sales purpose and no special retail fixtur-
ing is hence required. Finally, the Coli-
seum storage facility projection incorpo-
rates a small excavation allowance in
accordance with the nominal earth mov-
ing required.

Development Unit 5 (Year B)

The last unit of redevelopment, which is
viewed as optional and contingent on a
reevaluation of the need for these proj-
ects In the years ahead, has just two
components—reconfiguration of the
Coliseum to 7,500 seats and develop-
ment of the 1,000-space Thomas Street
Garage (comprised of one underground
and four above-ground levels). Com-
bined costs of these optional components

amount to around $14 million, most of
which would be incurred in the garage
construction program. CAMP costs for
this phase are projected at about $2
million, for an overall total of $16 million.

Cumulative Capital Investment Re-
quirements

Table 5-3 presents a summary of cumu-
lative capital investment for the Seattle
Center master plan. As indicated, the
aggregate cost of all facilites, including
the optional Unit 5. comes to some 5335
million. Of this total, 39 percent ($130
million) will be incurred as Public Invest-
ment, 35 percent ($117 million] as
Public:Revenue-Supported, 18 percent
(%61 million) as Private Nonprofit (most of
which is associated with the new Concert
Hall in Unit 2), and the balance of 8
percent ($27 million) as Private Commer-
clal enterprise. As a benchmark on the
magnitude of these overall costs, the
existing real property assets of Seattle
Center were recently valued at $322
million—the master plan, then, repre-

sents an equivalent value in constant
dollars.

The most essential components of the
redevelopment program—{facilities and
infrastructural improvements consid-
ered imperative to enhance the image
and performance of Seattle Center—are
contained in Development Units 1.1 and
1.2, combined costs for which amount to
$225 million. The Public Investment
portion of this total is about $105 million.
If CAMP expenses required with or with-
out the redevelopment program are de-
ducted, the net public cost of these es-
sential components is reduced to $80
million. The choice for the City of Seattle
thus becomes one of expending $65 mil-
lion for CAMP projects over the next five
ears that will do nothing to diminish the




Table 5-3

SUMMARY OF
ESTIMATED CAPITAL INVESTMENT REQUIREMENTS
{Thousands of Constant 1988 Dollars)

Publie:
Publie 4 Revenue- Private Private Grand
Program Componani Investment Supporied Monprofit 2 Commareial? Total
DEVELOPMENT URIT 1.1
Linification Package and Landscaping 519,215 518,215
Ralocate Traaswurad Objects 306 06
Purchase *Basil's® Proparty L2 200 L2 200
Matro Site Garage {250 spaces, 100 bus spaces) 20448 £9.444
Family Amusamant Park 516,048 S16.048
Entartainmant Cantar $3.204 $3.203
Demadfition of Fun Forest and Budlding 50 5173 $173
Broad S Entranco &521 552
Sister City Cour 5305 2305
Soatta Children's Mistaurm L6, BED S0 BED
Thoater Distriel Aestauranis £2.803 52,242 55,045
Purchase State Properly Noar Colisaum 5850 850
Purchasde Fropenies on Concorn Hall Site 51,500 £1,500
Termporary Felocation of Utilities 888 SEE8
Rafurbish Coliseum (14,000 seats) §7.824 g7 B24
TOTAL UNIT 1.9 §231 348 £22.275 55,859 §22.383 §T4.875
Add: CAMP Reguirements 1889-1003% $12 620 517,003 = - - - s29.722
TOTAL UNIT 1.1 PLUS CAMP $35.977 $39,3E8 £6,850 §$22.383 £104,597
DEVELOPMENT UNIT 1.2
Demalition of Memarial Sadium and Veloran’s Annax $283 281
Pavilion Garage (1,000 spaces) £18,004 18,004
Pavillon Garage Lid'Commienity Square £2.075 £2.075
Pavilion £18,169 £2.883 £1.702 £22.754
Harrison Street and Sth Avenue North Entrances £1.821 s1.02
Padasirian Walkways 54,6804 $4.804
Redevelop Monorall Terminal $11,369 511,369
Public Program East £8.103 11 ] 86T 414 £5.347
Public Program WWes) £6.050 20,810 SAR4 59,762
Sealla Children's Theater (500 seats) £6.614 58,614
Puget Sound Theater 21,471 51471
Children's Ride Area $1.658 51,658
Opera House AnnexSearte Center Offices [Arena sie) £25 035 5§25 036
TOTAL UMNIT 1.2 $66.450 £35.828 £8.252 £4 G5B 115,184
Add: CAMP Requiremanis 1504-1 gas® £2,340 £2.943 - - - - 55 263
TOTAL UNIT 1.2 PLUS CAMP £68,7090 £38. 711 $8,085 £4 858 S120.471




Table 5-3
{cantinued)
Public:
Public Rovonuo- Private Privale Grand
Program_Componant Investment Supporied Huumlltz Commarcial Toinl
DEVELOPMENT UMNIT 2
Concart Hall (2,800 seats) §42.800 £42.800
Damolition of Center Howsa and Flag Pavilion £1.251 $1.251
Children's Play Area 201 201
Fasiival Commdons 175 5175
Purchasa “Cale Loc® Propaddy 51,000 51,000
Purchaza "711 Block™ Pr 21,700 £1.700
Redevelop Mural Amphitheatar £178 5175
Pacific Arts Cantar £2.295 52.285
TOTAL UNIT 2 54 502 £2.395 £42 800 - = 540,897
Add: CAMP Reguiremants 19'?3-. 5173 =4 367 4 540
TOTAL UNIT 2 PLUS CAMP £4.675 B, 762 542 800 64 237
DEVELOPMEMNT UNIT 3
Redeweiop Internatfonal Foumaln 51,921 1.9
Plaza of the Stajes $609 %609
Reglonal Exhibition Center (Mile Templa) £593 L0 084 474 24 051
Davelop “Cale Loc® and *711 Block® Prn-pan}ass' ) .
TOTAL UNIT 3 £2,530 593 £2.084 D474 55 581
Add: CAMP Requirements 1987-1608 " £1673 $3,266 = - £4 539
TOTAL UNIT 3 PLUS CAMP £4.213 £3.859 £2.084 4T £11.530
DEVELOPMENT UNIT 4
Darmalition of NASA Building and Blue Spruce Building s124 124
Cralts Musoum £3.028 £3,028
Crafts Villagae £6.706 E£,706
Coliseum Storage $2.488 £2.408
Wt Colisoum Entranca 85 a5
Hafurbish Norhwest Roams §6,725 56, 725
TOTAL UNIT 4 £12.438 £6.725 - - £19,164
Add: CAMP Reguiremanis Iﬁm‘ £2.352 $6.534 . = 50.886
TOTAL UNIT 4 PLUS CAMP 14,791 $13,259 28,050




Program Componeni

DEVELOPMENT UNIT 5
Reconfigure Coliseun 1o 7,500 Seats
Thomas Sthest Garage (1,000 spaces)

TOTAL UNIT &

Add: CAMP Regquiromaents 2000

TOTAL UMIT & PLUS CAMP
CUMULATIVE TOTAL UNITS 1-5
CUMULATIVE TOTAL CAMP

CUMULATIVE TOTAL UNITS 1.5 PLUS CaAMP

CAMP moans Capiial Assel Managemen Program.
1 Developmani lunded by general obligation bonds, kevy, of

2 Developmani funded in whola of in par by private philanthropy; degres of public involvement subjed! 1o negotiation on &

cass-biy-case basls,
3 Developmeni funded by piivale enterprise
4 Estimates propared by Goatte Cener Fnanos Dndsen,

Capital Improvismant Program

5 Cost mcludad in ovedrall landecaping and unification packasge Bemized in Unit 1.1

Sourcl; Vanoud (e Table 52 for complete Esi ol sources).

Table 5-3
(eantinued )
Publie:

Publis Aevenue- Private Private Grand

Investment Supported MNonprofit” Commercial Tatal
§1.601 £1.8010
$12.108 §12,105
§13.708 §13.706
£1.140 Lo40 £2 080
1,140 14 648 . = a £15.788
100,269 £81 522 $60.895 527.525 §z2re.2n
§20.307 $15,143 $55.450
5128576 $116.665 §60.805 527525 £3134 661




annual operating loss now standing at $4
million and rising, or expending $105
million for a program that will, within 10
or 15 years, virtually erase that deficit if
the project is implemented as set forth in
this analysis.

POTENTIAL MEANS OF FUNDING
REQUIRED PUBLIC INVESTMENT

The estimated Public Investment and
Public:Revenue-Supported shares of
total master plan costs may be funded in
a number of ways, with chiefinstruments
encompassing the following:

. Both the City of Seattle and King
County have authority to propose
financing of capital improvement
projects with Unlimited General
Obligation (GO) Bonds. Bond
issues of this type must be ap-
proved by popular vote, with a
margin of 60 percent in favor. A
further stipulation is that the total
number of votes recorded. pro and
con, must equal at least 40 percent
of the total vote in the previous
general election. Debt service on
the bonds is funded by increased
real estate taxes.

. The city and county also have
authority to issue Limited Gen-
eral Obligation Bonds, also
known as "Councilmanic™ Bonds.
In contrast to Unlimited GO
Bonds, approval is eflected by the
legislative body of the respective
jurisdiction rather than by popular
vote. Debt service on this type of
bond is paid out of current reve-
nues, taxes, fees, and other
charges.,

. Avallable only to the
Public:Revenue-Supported group

of capital improvement projects
are Revenue Bonds. These bonds
do not require voter ratification
and are issued only where a reve-
nue stream is generated that is
sufficient to cover debt service on
the bonds.

Local jurisdictions may submit for
voter consideration a Special Pur-
pose Levy allowing an increase in
property tax rates, provided that
the total rate for the jurisdiction in
question does not exceed the cur-
rent statutory limit of $3.60 per
$1.000 of assessed wvaluation.
Measures of this type have recently
been utilized in linancing the new
Seattle At Museum and har-
borfront improvements.

State Funding in the form of
grants or the extension of taxing
authority to local jurisdictions for
special-purpose projects is an-
other potential source of funding.
An increase in the Seattle transient
occupancy tax, for example, was
facilitated in this manner to pro-
vide for part of the debt service on
bonds sald to construct the King-
dome.

Lastly, a number of Federal
Grants are potentially available,
including Economic Development
Administration (EDA) grants for
projects that stimulate private
investment and generate in-
creased local employment. Simi-
larly, Urban Development Action
Grant (UDAG) funding can be se-
cured for projects inducing local
economic gains.

Currently missing from the list of
typical public funding sources is




tax increment financing. A com-
mon instrument in many commu-
nities across the country. tax in-
crement uses the difference be-
tween the current tax-generation
capability of a given tangible asset
and its potential tax generation
when developed to its “highest and
best use™ use as a means of servic-
ing debt on the development of the
designated higher use.. Real prop-
erty tax, sales tax, and any other
applicable taxes can be used to
establish the inerement. The
study team understands that the
state legislature has debated the
adoption of enabling statutes on
several occasions, but has vet to
take aflirmative action.

Given the size of the capital investment
requirement for Seattle Center, it is likely
that a variety of funding sources must be
tapped. In those instances where voter
approval is necessary, moreover, a con-
certed public information ecampaign
must be launched that would demon-
strate substantial residual benefits, both
quantitative and qualitative, to be de-
rived from the master plan program,
which seeks to transform Seattle Center
from fading star and drag on the local
economy to financially sound, vibrant
SUPernova.
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HARRISON PRICE COMPANY

Nicholas S. Winslow
President

Education: BA, Pomona College, 1964
Concentration: Mathematics
MBA, Stanford University, 1966
Concentration: Marketing and Finance

Related Work Experience:

1967-1975 Economics Research Associales, Vice President

1975-1979 Paramount Pictures Corporation, Hollywood, California
Vice President-Technical Subsidiaries (President -
Future General)

1979-1980 United Video Industries, Inc., Hollywood, California
Executive Vice President

1980- Harrison Price Company, Los Angeles, California

President
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1972-1973 Greater Miami Chamber of Commerce, Chairman, Tourist
Development Commitlee

1881-1982 President, Pomona College Alumni Association, Ex-officio
trustee, Pomona College

1982- Director, Los Angeles Master Chorale
1982-1985 Director, Liaison Citizens, Inc.
1983- Member, Los Angeles Economic Round Table
1985 Director, Live Aid Foundation

Background:

Mr. Winslow brings to his projects an extensive background in leisure time and real estate
economics. As the founder and manager of the Florida and San Francisco offices of
Economics Research Associates, he conducted and managed studies throughout the
world for both private and public sector clients. At Paramount, Mr. Winslow was
responsible for the corporation's activities in the application of new technology to the
entertainment and commercial recreation industries. In the field of tourism analysis and
development, Mr. Winslow has conducted studies for the states of South Carolina,
California and Louisiana, the Mount St. Helens' region of Washington, and East Central
Florida. Theme park and attractions clients have included The Walt Disney Company, Six
Flags, Inc., Knott's Berry Farm, Hershey Entertainment and Resort Company, MGM/UA
Home Entertainment, Norfolk Recreational Facilities Authority/The Cousteau Society,
Pavilion Recreation Ltd. (England), and Beekse Bergen (Holland). Exposition and special
event work has included studies for the Louisiana World Exposition, Durban Expo 85 and
Brisbane Expo 88. In the performing arts, Mr. Winslow has conducted management and
feasibility studies for Fairfax County (Virginia) Aris Center, the City of New Orleans
(amphitheater) and assessment of redevelopment alternatives for the Santa Monica Civic
Auditorium. Specialty attraction clients include the Maryland Science Center, Louisiana
Science Center, Oregon Agri-Center, Indiana Transportation Museum and Duluth IMAX.
Resort projects which Mr. Winslow has studied include Pan American World Airways
(worldwide), Sierra Reflections (Nevada), Snow Summit (California) and Sea Pines
Plantation on Hilton Head Island, South Carolina.
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1967-1974 mME Rescarch Associales, Los Angeles, Senlor Associate
1978- Independent consulting economist, Galt, California
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Ms. Dalrymple has had 20 years of research experience concentrated in the field of recreation and
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One arca In which she has developed substantial expertise is that of specialty
shopping/enlertalnment center development. She has analyzed the polential markel and
financial performance of such facilities in several Callfornia communities, including Burbank,
San Francisco, Redondo Beach. Cerritos, San Jose, Universal City, Irvine, San Bernardino, and
downtown Los Angeles, and has also evalualed speclalty center development potentials in
Hartford. Connecticut; Fort Lauderdale and Miami, Florida; Tucson, Arizona; Marlton, New
Jersey, Lahaina and Honolulu, Hawail; Norfolk, Virginia, and Monterrey, Mexico.

Among Ms. Dalrymple’s other recreational research assignments are a complete master plan for
tourism development In the area around the Mount 5i, Helens volcano In north-western
Washington; a feasibility and planning study for a bolanical gardens attraction in Hilo, Hawall; a
comprehensive analysis and planning study for a tourist-oriented ethnic/cultural center on the
island of Maul in Hawall; feasibility studies of theme parks proposed for Chicago, Honolulu,
Brownsville (Texas), and the San Francisco Bay area; market studies for the Waterville Valle
(New Hampshire), Provo (Utah) and Telluride (Colorado) ski areas; and economic planning wor
for the 1984 Loulsiana World Exposition in New Orleans. Her experience in the field of performing
arts and cullural centers encompasses feasibility studies of the Orange County (California) Music
Center, rehabilitation of the Philharmonic Auditorium in downtown Los Angeles, a
muscum/auditorium In Fullerton, Callfornia, a cullural/conference center in the San Fernando
Valley area of Los Angeles, and a civic/convention center in Toledo, Ohio.

Internationally, Ms. Dalrymple was a principal member of the economic planning team engaged
to prepare a comprehensive master plan for the first major themed amusement park and
erwvironmental zoo to be developed in Seoul, Korea. She has also analyzed the feasibility of theme
park development on the island of Mallorca in Spain, investigated tourism development
opportunities along the Pan American Highway In Central America, and analyzed the feasibility
ol proposed theme attraction development in Denmark. Major entertainment center development
was evaluated by Ms. Dalrymple in Vancouver, British Columbia. and Acapulco. Mexico, while
large-scale resort development was the subject of a comprehenstve study on the Red Sea coast of

Egypt
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