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Executive Summary 

The Saint Edward Seminary building sits in the middle of a 316-acre state park on Lake 
Washington in the city of Kenmore. The building and surrounding property was originally a 
Catholic seminary that was acquired by Washington State Parks in 1977. Through the years, the 
state Parks and Recreation Commission (Commission), city of Kenmore, residents, and 
businesses have discussed or developed proposals for use of the Seminary building. 
 
This study assesses the economic feasibility of potential public and nonprofit development 
scenarios and concepts. It was required by the 2016 Washington State Legislature in Engrossed 
Second Substitute House Bill 2667 (Chapter 103, Laws of 2016, Section 3). The Department of 
Commerce (Commerce) was directed to work in consultation with the Commission to complete 
the study within a 60-day window. In addition, Commerce contracted with a consultant for 
technical guidance regarding public/nonprofit  partnerships. 
 
The Legislature limited this study to considerations of economic feasibility of potential public 
and nonprofit uses, and existing cost estimates from previously considered uses. Commerce 
analyzed development scenarios and four citizen concepts received during the course of this 
study.  
 
For research purposes, Commerce relied on or contacted a variety of sources, including Bastyr 
University, the University of Washington, the King County Historic Preservation Program, the 
state Department of Archaeology and Historic Preservation, the city of Kenmore, Municipal 
Research and Services Center, Commission staff, and sources familiar with the redevelopment 
of Pacific Tower in Seattle. No public or nonprofit entities submitted proposals for the 
redevelopment of the Seminary to Commerce during the course of this study.  
 
This study does not approve or reject any given concept or favor any development scenario. It 
provides an analytical framework that was used to assess potential scenarios and citizen 
concepts. 
 
None of the scenarios that were studied have a dedicated funding source available. This study 
assumes that no state appropriation is available to fund restoration of the Seminary. While 
citizen concepts for the Seminary did not provide sufficient detail to meet study criteria 
necessary to evaluate their economic feasibility, three of the four concepts have the potential 
to meet federal historic preservation standards. The citizen concepts were not sufficiently 
developed to yield a funding gap analysis. 
 
The Financial Feasibility Toolkit and accompanying Outline of Financial Feasibility 
Considerations, which comprise the analytical framework, are adaptable for use by 
public/nonprofit  partnerships that seek to rehabilitate historic properties. Market-based 

http://lawfilesext.leg.wa.gov/biennium/2015-16/Pdf/Bills/Session%20Laws/House/2667-S2.SL.pdf
http://lawfilesext.leg.wa.gov/biennium/2015-16/Pdf/Bills/Session%20Laws/House/2667-S2.SL.pdf
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placeholder assumptions, using standard industry practices, were developed for the scenario 
analyses by an industry consultant.  
 
Those analyses show that all of the scenarios may be financially feasible if an appropriate level 
of funding is available. Baseline restoration cost estimates begin at $23.4 million and would 
increase depending on the proposed use. Although scenarios are potentially financially feasible, 
there are other factors involved in determining whether a proposal is viable and can move 
forward, which include, but are not limited to governance structure, funding strategy, timing, 
compatibility with the Commission’s mission, and consistency with city planning requirements. 
 
Commerce’s research revealed key considerations in evaluating any redevelopment proposal 
for the Seminary building: 

 The Seminary building is legally protected by the National Park Service Land and Water 
Conservation Fund (LWCF), and the U. S. Secretary of the Interior’s (SOI) Standards and 
Guidelines for Preservation Planning and Treatment of Historic Properties. Together, the 
federal conservation and preservation requirements for the Seminary are in place to 
sustain conservation of public recreational space, and preserve historic and cultural 
resources. 

 Public/nonprofit partnership development scenarios for the Seminary are “adaptive 
reuses" and would require a “rehabilitative” treatment approach. Rehabilitation is one 
of four federal standards of treatment for historic properties. 

 Process- and cost-related considerations in rehabilitating historic properties are 
considerable: land use planning and development that involves historic resources is 
regulated at federal, state and local levels. Appendix C contains a high-level regulatory 
process map for the Seminary.  

 Both preservation and rehabilitation standards could be applied to the Seminary, but 
the preservation approach does not apply to scenarios that would cause alterations of 
the property for alternative uses.  
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Overview 

The purpose of this study is to assess the economic feasibility of potential public and nonprofit 
development scenarios and concepts for the Seminary building at Saint Edward State Park in 
the city of Kenmore. Generally, economic feasibility studies are conducted to define a problem 
or opportunity to be studied, and to gather information to make an informed decision.  

In conducting this study, pursuant to Engrossed Second Substitute House Bill 2667 (Chapter 
103, Laws of 2016, Section 3), the Department of Commerce (Commerce) was directed to work 
in consultation with the state Parks and Recreation Commission (Commission). ESSB 2667 
further requires the study address the following:  

a. Existing cost estimates for building renovation. 

b. Maintenance costs. 

c. Traffic implications of potential uses. 

d. Potential limitations in uses imposed by the U. S. National Park Service as a result of 
land, water, and conservation funding and land use codes. 

e. Data developed by the Commission, the city of Kenmore, and independent third parties 
that have previously studied potential uses of the building.  

 
Separately, the bill authorizes the Commission to lease the Seminary building and adjacent 
property at the park for up to 62 years upon an affirmative vote of five of the seven 
commissioners. The Commission may only enter into a lease if the Commission finds this study 
fails to identify an economically viable public or nonprofit use for the property that is consistent 
with the Commission’s mission and could proceed on a reasonable timeline. The 
decision-making process of the Commission is not the subject of this study; however, 
Commerce recognizes this study will be used as a tool in that process.  
 
Limitations 
This study is limited to considerations of economic feasibility of potential public and nonprofit 
uses, and must use existing cost estimates from previously considered uses. Further, there is no 
public or nonprofit pro forma proposal currently available for evaluation. Private development 
scenarios, other than nonprofit scenarios, are outside the scope of this study.  
 
Public/Nonprofit Partnerships 
This study characterizes public and nonprofit economic development uses as public/nonprofit 
partnerships. Broadly, public/nonprofit partnerships utilize both direct public investment and 
private financing to achieve economies of scale by drawing from government, community, and 

http://lawfilesext.leg.wa.gov/biennium/2015-16/Pdf/Bills/Session%20Laws/House/2667-S2.SL.pdf


 

Saint Edward State Park Seminary Economic Feasibility Study 
          

  4 

private resources, in order to provide multiple income streams: grants, donations, subsidies, 
rebates, tax credits, private fundraising, and state and local dollars when available.  
 
Public/nonprofit partnership development scenarios for the Seminary represent adaptive reuse 
of the building and would require a rehabilitative approach. While both the preservation and 
rehabilitation standards could be applied to the Seminary, the preservation approach does not 
apply to scenarios that would cause alterations of the property for alternative uses. 
 
Rehabilitation is one of the four federal standards of treatment for historic properties. The 
Secretary of the Interior (SOI) defines rehabilitation as “the act or process of making possible a 
compatible use for the property through repair, alterations, and additions while preserving 
those portions or features which convey its historical, cultural, or architectural values.” 
 
In Washington State, ground leases for adaptive reuse development is a common economic 
development model in which a tenant is permitted to develop a piece of property during the 
term of the lease. This is done throughout the state in a variety of capacities, e.g., transit 
services and charter schools. The adaptive reuse model has evolved, in part based upon the 
state’s restrictive constitutional limit per Article 8, Section 7, regarding how public funds may 
be utilized for private investment purposes, known as the lending of credit clause.1  
 
There is no statutory definition for economic development; although there are a variety of 
statutes that describe its goals and provide authority for certain economic activities, e.g., the 
state’s economic development planning goal under the Growth Management Act per RCW 
36.70A.020 (5).2 Economic feasibility considerations depend upon a wide array of estimates, 
information, and assumptions, or factors, given within a particular development proposal.  
 
Clarity on Cost Drivers 
The analytical framework developed for this study captures in-depth practical considerations of 
economic development for potential public and nonprofit proposals for historic preservation 
redevelopment scenarios. Given the complexity of this type of development, the study 
attempts to provide clarification around cost drivers, including:  

1. Legal requirements for conservation and preservation, building and land use codes. 
2. How different land agreements impact public ownership. 
3. Usability considerations related to levels of investment. 
4. Necessary considerations for the development of actionable proposals. 

                                                 
1
 Municipal Research Services Center. Washington Statues Relating to Financing Economic Development. 

http://mrsc.org/Home/Explore-Topics/Economic-Development/Economic-Development-Basics/Washington-
Statutes-Relating-to-Financing-Economic.aspx 

2
 Municipal Research Services Center. Economic Development in Washington State: An Introduction. 

http://mrsc.org/Home/Explore-Topics/Economic-Development/Economic-Development-Basics/Economic-
Development-in-Washington-State-An-Introd.aspx 
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Methodology 

Analytical Framework  
The analytical framework created for this study is, in part, a financial modeling tool designed to 
assist in the evaluation of proposals for the Saint Edward State Park Seminary; and by itself 
does not determine whether or not a particular proposal is viable. Although scenarios are 
potentially feasible, there are other factors involved in determining whether a proposal is viable 
and can move forward, which include, but are not limited to: governance, funding strategy, 
timing, compatibility with the Commission’s goals, and city planning requirements. 

The framework is comprised of the Financial Feasibility Toolkit (Toolkit) and accompanying 
Outline of Economic Feasibility Considerations (Outline). Existing renovation and seismic 
upgrade estimates are incorporated as a baseline cost consideration for any proposals or 
development scenario. The Toolkit includes instructions and a glossary section. 

In total, the analytical framework is designed to be adaptable within the context of 
public/nonprofit partnerships that seek to rehabilitate historic properties. This study 
recommends the Outline (Appendix D) and Toolkit (Appendix E) be used together in the course 
of evaluating proposals.  

Outline of Financial Feasibility Considerations  
In the context of this study, the Outline provides comprehensive financial feasibility 
considerations, by category, to inform the dialogue process for decision making purposes.  

The line-item considerations contained in the Outline are technical in nature, and are meant to 
be in-depth practical and answerable questions for any proposal. See Appendix D for the 
complete Outline of Financial Feasibility Considerations for Public and Nonprofit Proposals.  

Traffic considerations and costs will vary by treatment approach and the proposed use, and are 
described in further detail beginning on page 15.  
 
Financial Framework – Toolkit  
The Toolkit is a high-level discussion tool that incorporates analysis of various proposals in the 
form of an Excel workbook. The workbook contains baseline restoration cost estimates, 
potential development scenario worksheets, instructions, and a glossary.  

The costs and work described in the Baseline Restoration Costs Estimate represent the first 
level of investment necessary to make the Seminary accessible and safe to the public based on 
a current assessment of existing building conditions. Therefore, this estimate denotes the 
approximate cost to make the Seminary useable for any development scenario or project 
proposal. Baseline cost estimates for renovation and maintenance, including seismic and other 
related upgrades and capital costs for the Seminary are estimated at $23.4 million (Appendix E). 
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Appendix F includes a selection of photos that show typical and systematic repairs needed 
throughout the building.  
 
Approach  
This study does not approve or reject any given concept or favor any development scenario, but 
does provide an analytical framework to assist local decision makers and the public in 
evaluating the economic feasibility of public and nonprofit development of the property in 
question, and for comparable historic properties statewide.  
 
Commerce worked in consultation with the Washington State Parks and Recreation 
Commission and other interested stakeholders to compile existing data relevant to potential 
public and nonprofit uses of the Seminary building. In addition, Commerce relied on or 
contacted a variety of sources, including Bastyr University, the University of Washington, the 
King County Historic Preservation Program, the state Department of Archaeology and Historic 
Preservation, the city of Kenmore, Municipal Research and Services Center, Commission staff, 
and sources familiar with the redevelopment of Pacific Tower in Seattle.  

Upon careful review of this data and feedback, a research question and methodology were 
developed. The research question answered by this study is “What factors bear on the 
economic feasibility of proposed public and nonprofit uses of the Seminary building at Saint 
Edward State Park?” 

Using this framework, the study assesses five potential development scenarios including two 
affordable housing scenarios, and one each for community center, dormitory/classrooms, and 
offices. Potential development scenarios were selected for this study by examining the 
outcomes of comparable Washington-based projects, to broadly address community-based 
ideas for the property.  

Four citizen concepts received between May and June 2016 are described and assessed using 
study criteria and, where possible, the analytical framework provided by this report.  

The analytical framework in total was created by examining factors of consideration for 
one-time and ongoing sources of cost and revenue, and associated traffic, preservation, 
conservation, and land use implications. Comparable development projects in Washington 
State were examined in order to triangulate and augment the information presented in the 
framework. The analytical framework attempts to provide explicit insight to the realm of 
public/nonprofit partnerships, and is meant to be user friendly and adaptable for any future 
development proposals received by the Commission.  

The analytical framework provided herein was created in consultation with a third party 
consultant, Jonathan Rose Companies, LLC, hired by Commerce to provide expertise and 
technical guidance in the field of public/nonprofit partnerships for the purposes of this study. 
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Assumptions  
The analytical approach and framework provided by this study include the following 
assumptions:  

1. Development of the Seminary must meet the Secretary of the Interior’s Guidance 
and Standards, and local preservation standards if designated as a city landmark. 

2. Development scenarios will be impacted by local planning requirements, including 
zoning, building codes, traffic, fire protection, surface water and environmental 
review under the State Environmental Policy Act.  

3. The Saint Edward State Park Seminary is owned by the State of Washington and 
project sponsors would lease the building from the State. Lease payments would be 
included in ongoing operating expenses for a project.  

4. Mitigation efforts resulting from uses that negatively impact the Seminary’s historic 
designation would result in additional land use implications and costs pursuant to 
Executive Order 05-05 (GEO 05-05), the Washington State Environmental Policy Act 
(SEPA), and the Code of Federal Regulations Title 36 Section 106.  

5. Any public development proposal would be subject to prevailing wages as 
administered by the Department of Labor and Industries.  

 
Evaluation Criteria  
Based upon the legislative requirements for this study, the following five criteria were 
developed to analyze public and nonprofit development proposals and scenarios:  

1. Must be a public or nonprofit sponsored entity.  
2. Must be an entity that wants to invest in and use the Seminary building. 
3. Any proposal must identify its specific funding source for capital investments, and 

ongoing operating and maintenance costs. 
4. Cannot be a non-use. 
5. Must comply with land use and building designation codes. 
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Historic Preservation Considerations 

Overview  
Broadly, the preservation of historic properties is both a national- and state-level movement 
that works to sustain and create cultural and community values around land use planning and 
development. Stated another way, historic preservation is a tool for building identity of place. 
In our state, Native American tribal governments have been at the forefront of this movement 
concerning the establishment, treatment, and repatriation of heritage properties, objects, and 
resources.3  
 
The National Historic Preservation Act of 1966 (NHPA) defines historic preservation as “the 
active process of protecting and preserving our built environment for study, use, and 
enjoyment by present and future generations.”4 In 1971, the state established the Washington 
Heritage Register as an alternative to the National Historic Register to address the need for a 
“more comprehensive inventory.”5 Today, the state Department of Archaeology and Historic 
Preservation (DAHP) is the primary contact for both registers, including the new Heritage Barn 
Register.6 DAHP is also the designated State Historic Preservation Office (SHPO). 
 
The process for nominating a property to the national or state registers is to submit the 
nomination to DAHP. A review is conducted by DAHP, and completed nominations are 
scheduled for consideration by the Governor’s Advisory Council on Historic Preservation 
(ACHP). If approved, the nomination is forwarded by ACHP to the National Park Service (NPS) 
for listing on the register.7 Nominations for the Washington Heritage Register are also approved 
or denied during these meetings, which occur three times a year.8 
 
In 1972, Washington voters approved the Shoreline Management Act, which, in part, requires 
counties to establish procedures to protect buildings, sites, and areas having historic, cultural, 
educational, or scientific value. Further, the Washington State Growth Management Act (GMA) 
of 1990 includes a goal for historic preservation. In 2005, the state Department of Community, 
Trade, and Economic Development (now Commerce) and DAHP published Historic Preservation: 
A Tool for Managing Growth, a technical guide that provides a model for historic preservation 
planning when a change in land use is proposed for a site where cultural resources may be 
present. See, footnote 4, also included as Appendix A.  
 

                                                 
3
 Executive Order 05-05. (Geo 05-05). November 2005.  

4
 Historic Preservation: A Tool for Managing Growth (June 2005). Washington State Department of 

Community, Trade, and Economic Development.  
5
 Summary Minutes. Twelfth Meeting of the State Of Washington Advisory Council on Historic 

Preservation. Executive Session. March 19, 1971.  
6
 Department of Archaeology and Historic Preservation website. Historic Register. 

http://www.dahp.wa.gov/historic-register 
7
 Email from King County Historic Preservation Officer dated June 30, 2016.  

8
 Email from State Historical Architect at DAHP dated June 30, 2016. 
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Cities and counties planning under the GMA must consider and incorporate the following 
historic preservation goal: “Identify and encourage the preservation of lands, sites, and 
structures that have historical, cultural, and archaeological significance.”9  
 
Additionally, the State Environmental Policy Act (SEPA) requires identification and review of 
possible environmental impacts resulting from government decisions, including construction of 
public facilities. Under SEPA, a “planned action” is a development project where impacts are 
addressed by an Environmental Impact Statement (EIS).10  
 
Today, there are more than 70 towns, cities and counties in our state that have created local 
historic preservation programs, each certified by DAHP under the Certified Local Government 
Program. Under this program, local jurisdictions play a fundamental role in local preservation 
actions, including maintaining a commission; surveying properties; enforcing state and local 
laws; reviewing nominations; and providing for public participation.11  
 
See Appendix B for information concerning the economic value of historic preservation. 
 
Budgetary and Fiscal Constraints  
There are more than 300,000 historic sites recorded in the state’s Inventory of Cultural 
Resources. Approximately 1,800 of these sites have been placed on either the Washington 
Heritage Register or National Register of Historic Places.12 Of these historic properties, 786 are 
within the Washington state park system, and 492 of those are listed are on the National 
Historic Register. 
 
How the Washington state park system is funded has changed significantly since 2007. The 
funding model has shifted from revenue provided from citizen taxes through General Fund 
appropriations, to user fees and donations, such as through the Discover Pass. The legislative 
intent of the Discover Pass was to make the park a self-supporting system; however, a 100 
percent self-sustaining model has not been achieved. The agency has undergone major 
reductions in staff levels, and has taken steps to minimize costs and maximize revenues where 
possible in order to adjust to the limitations of its operating budget.  
 
To illustrate the shift in fiscal policy, in the 2007-2009 Biennium the state appropriated 
approximately $94.5 million from the state General Fund to Washington State Parks, compared 
to $21 million from the state General Fund for the 2015-2017 Biennium. The majority of the 

                                                 
9
 Municipal Research Services Center website: Historic Preservation. http://mrsc.org/Home/Explore-

Topics/Planning/Specific-Planning-Subjects,-Plan-Elements/Historic-Preservation.aspx 
10

 Municipal Research Services Center website. Planned Action. http://mrsc.org/Home/Explore-
Topics/Planning/Land-Use-Administration/Planned-Action.aspx 

11
 Department of Archaeology and Historic Preservation website. “Certified Local Government Program.” 

http://www.dahp.wa.gov/programs/certified-local-government-program 
12

 Department of Archaeology and Historic Preservation website. Historic Buildings. 
http://www.dahp.wa.gov/programs/historic-buildings 
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operating budget is now supported by earned revenues deposited into the Parks Renewal and 
Stewardship Account.13 
 
Historically, the use of Certificates of Participation was explored by the agency as a tool to 
accomplish self-financing for capital improvements by pledging a stream of operational 
revenues. However, the Commission has not made a significant use of this financing tool.  
 
The Washington state park system has nearly $500 million in building and infrastructure 
deficiencies. 14 The State Parks Commission hopes to achieve a statewide facilities condition 
index of 80 percent (B grade), which is estimated to require a capital investment of roughly 
$390 million. To address this work in 15 years will require capital funding between $50 million 
and $80 million per biennium. State Parks’ 2015-17 biennial capital budget totaled $60,942,000, 
primarily from state General Obligation bonds. The average cost for 72 standalone projects was 
$3.1 million.15 Assuming a similar level of capital funding in the future, using state bonds to 
renovate the Seminary would likely require a significant reduction or delay in work at other 
parks across the state.  
 

 

 

 

 

 

 

 

 

 

                                                 
13

 Biennial budget data provided by Washington State Parks staff via email dated July 1, 2016. 
14

 Email correspondence with Washington State Parks staff. Dated June 29, 2016. 
15

 Email correspondence with Washington State Parks staff. Dated July 28, 2016.  
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Saint Edward State Park Seminary Building 

Saint Edward State Park was purchased by the state in 1977, using a combination of state funds 
and federal Land and Water Conservation Fund (LWCF) grant dollars. Approximately $3 million 
was provided by a state-issued outdoor recreation bond, and approximately $4 million was 
received in the form of a LWCF grant.16 Lands purchased using LWCF funding are legally 
protected public recreational properties under the LWCF Act Section 6(f)(3).17  
 
This section creates an “anti-conversion” requirement in order to protect the “national 
recreation estate.” Development proposals that cause a conversion from recreational to 
non-recreational use must be approved by the National Park Service, except when the state 
liaison officer determines the proposed use supports the outdoor recreation purpose of the 
protected area.18  
 
In 2006, the Seminary building was listed on the National Register of Historic Places, classified 
as historic contributing.19 Historic refers to the period of significance between 1931 and 1958, 
and contributing means that a structure is capable of yielding important information about the 
period (footnote 16). Development of the Seminary is subject to the criteria listed in the 
National Register of Historic Places nomination. In particular, character-defining features of the 
building identified under criterion “C” as the Late Romanesque Revival style (footnote 19).  
 
Treatment approaches outside of the SOI standards are not generally eligible for federal and 
state historic tax incentive programs, and are less likely to be approved through state and local 
channels. In short, SOI rehabilitation standards place restrictions on new additions and 
alterations of significant, character-defining features of the property, while LWCF requirements 
restrict potential uses of the property.  
 
Together, the federal conservation and preservation requirements for the Seminary are in place 
to sustain conservation of public recreational space, and preserve historic and cultural 
resources at Saint Edward State Park. Land use planning and economic development that 
involves historic resources is complex and varied. A high-level process map that illustrates these 
regulatory considerations for the Seminary is provided in Appendix C.  
 

                                                 
16

 Washington State Parks and Recreation Commission Memo “Item E-2: Saint Edward Seminary 
Management Options – Requested Action.” September 18, 2014.  

17
 National Park Service website. Land & Water Conservation Fund. Legal Protection for Grant-Assisted 

Recreation Sites. https://www.nps.gov/ncrc/programs/lwcf/protect.html. 
18

 Letter to State Liaison Officers from the United States Department of the Interior Chief of State and 
Local Assistance regarding “Allowable Uses of Buildings Located on LWCF 6(f)(3) Protected Lands.” Dated 
January 16, 2014.  

19
 United States Department of the Interior National Park Service form. National Register of Historic Places 

Registration Form. Saint Edward Seminary. Dated November 14, 2006.  
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After the state’s acquisition of the property, the Seminary has been in use by the public in 
limited capacities. Beginning in 1978, the Young Adult Conservation Corps housed and paid 
minimum wages to people between the ages of 16 and 23, to perform work in the area’s parks, 
including Saint Edward State Park. The residents moved out of the Seminary in 1980 due to a 
loss of funding (footnote 16). The Grand Dining Hall continues to be rented out to small groups 
(under 50), and the building has also been used several times by movie production 
companies.20 Up until 2015, the building provided park ranger housing.  
 
Although not associated directly with the Seminary, since 2008 the Saint Edward Environmental 
Learning Center (SEELC), an all-volunteer nonprofit organization, has been active at the park 
providing a series of free educational courses for children, families, and adults focused on the 
environment and the arts. The Commission approved the learning center’s proposal in 
November 2006.21 
 
A sampling of previous development proposals for the Seminary is provided in Table 1. 
Historically, parties interested in using part or all of the facilities at the Seminary have not been 
able to afford the high costs to rehabilitate, maintain, and operate the facility (footnote 20).  
 
Table 1: Sampling of Previous Development Proposals for the Seminary 

Development Proposal Group Type Year 

Administration Building Northshore 
School District 

Public 1981 

Community Center with Public Offices Natural Health 
Foundation 

Nonprofit 1984 

Restaurant and Bar McMenamins Private  2006 

Cybersecurity Company Kidder Mathews Private  2013 

Classrooms and Student Housing  Bastyr University Private Nonprofit 2014 

Source: Washington State Parks and Recreation Commission as provided in footnotes 16 and 20.  

 
The SOI Standards and Guidelines for Treatment of Historic Properties (1995) are administered 
by the National Park Service and include four treatment approaches: preservation, 
rehabilitation, restoration, and reconstruction.22 The State and local jurisdictions have the 
authority to apply these standards and guidelines, including cities, counties, agencies, and 
preservation offices and review boards as described in the prior Historic Preservation 

                                                 
20

 Letter to Washington State Parks Commission. B-4 Saint Edward State Park – Update – Report. April 23, 
1998. 

21
 Saint Edward Environmental Learning Center website. About us. http://www.seelc.org/about-us 

22
 National Park Service website. Archaeology and Historic Preservation: Secretary of the Interior’s 

Standards and Guidelines. https://www.nps.gov/history/local-law/arch_stnds_0.htm 
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Considerations section. Local jurisdictions follow and apply the above referenced standards and 
guidance as part of their decision-making process captured by ordinance (footnote 28). 
 
The Seminary is listed on both the Washington Heritage Register and the National Historic 
Register. “Listing on the Washington Heritage Register is strictly an honorary designation . . .”23 
DAHP oversees applications for both registers and administers associated federal and state tax 
incentive programs. Further, the Seminary is located within the state’s park system, and any 
development proposal is subject to review and approval by the Commission in accordance with 
its mission and management goals.24  
 
At the local level, development proposals for the Seminary are directly subject to, and must be 
consistent with, the city of Kenmore’s Comprehensive Plan and Kenmore Municipal Code 
(KMC). Saint Edward State Park is currently designated as “Public/Private Facilities” in 
Kenmore’s comprehensive plan, and zoned as “Parks.” Kenmore Municipal Code (KMC) 
18.115.060, provides criteria to re-zone a property. Zone reclassification is a Type 4 land use 
decision per KMC 19.25.020. A Type 4 land-use decision requires a City Manager 
recommendation to the Hearing Examiner, subsequent Hearing Examiner recommendation to 
City Council, and final decision on the zone reclassification by Council.”25  
 
Any development proposal must undergo a pre-application process with the City of Kenmore’s 
development review program team. Upon completion of the pre-application review, an intake 
appointment is scheduled as part of filing final permit applications.26 Development of the 
Seminary that changes its use designation from “Parks” requires a structural analysis be 
performed, and seismic upgrades; the installation of a fire sprinkler system, as well as all 
mechanical, plumbing and electrical codes to be brought to current code specifications, 
including all life safety, egress, accessibility and energy codes. Additionally, any applicant would 
be required to prepare studies, plans, and other documents relating to the State Environmental 
Policy Act per KMC 19.35.070 (footnote 25).  
 
The Seminary is also eligible to be designated as a local landmark.27 In 1998, the city of 
Kenmore designated the King County Landmarks and Heritage Commission to act as the 
Landmark Commission for historic properties and resources within the city limits of Kenmore.28 

                                                 
23

 The Department of Archaeology & Historic Preservation website. Washington Heritage Register. 
http://www.dahp.wa.gov/washington-heritage-register 

24
 The Department of Archaeology & Historic Preservation website. Late Romanesque Revival. Washington 

State Examples. http://www.dahp.wa.gov/styles/late-romanesque-revival 
25

 City of Kenmore Responses to WA Department of Commerce. Dated June 2, 2016, and June 30, 2016. 
26

 Letter from City of Kenmore Development Services re: Development Review Team Pre-Application 
Meeting “FINAL” Comments PRE16-0043 The Lodge at Saint Edwards. Dated May 19, 2016.  

27
 City of Kenmore website. Historic Preservation. http://www.kenmorewa.gov/content/historic-

preservation 
28

 1998 Interlocal Agreement for Landmark Services between King County and the City of Kenmore. And 
City of Kenmore Ordinance No. 98-0008.  
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If the Seminary were designated a city landmark, the Kenmore special commissioner would be 
assigned to serve on the King County Landmarks Commission to review and make decisions 
concerning the property.29 The City Council appoints the special member to serve on the 
Commission only when a Kenmore property is being deliberated by the Commission.30 
 
The King County Historic Preservation Program is a regional program that provides services and 
expertise to cities within the county, including the city of Kenmore. The program is listed as a 
Certified Local Government Program by DAHP, meaning the program meets both federal and 
state standards for historic preservation.31 Responsibilities of the program include enforcing 
state and local preservation laws, which often involves environmental review according to 
SEPA. 

                                                 
29

 Telephone interview with King County Historic Preservation Officer. June 27, 2016.  
30

 Email from Assistant City Manager of Kenmore dated June 30, 2016. 
31

 Department of Archaeology and Historic Preservation website. Certified Local Government Program. 
http://www.dahp.wa.gov/programs/certified-local-government-program 
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Traffic Considerations 

Saint Edward State Park is located on the eastern shore of Lake Washington, approximately 
2.5 miles south of Bothell Way NE (along SR 522), the main thoroughfare connecting Kenmore, 
Bothell, and Lake Forest Park. Juanita Drive NE is the one road that provides access to the Park. 
The internal access road, NE 145th Street, leading up to the Seminary from Juanita Drive NE, is 
registered as a historic area of the park; and therefore, any alterations of the access road are 
subject to SOI standards.  
 
Juanita Drive NE is a popular travel route between Kenmore and Kirkland. The annual daily 
traffic on Juanita Drive NE from 2011 to 2014 was 14,000 trips.32 Traffic on the roadway 
increased by 10 percent when tolling was introduced to the SR 520 Bridge (footnote 25). 
Following the opening of the new Interstate 405 toll lanes, traffic did not noticeably increase in 
the city of Kenmore.33  
 
Public transportation options on Juanita Drive NE near Saint Edward State Park are limited. The 
closest available bus stop (King County Metro No. 234) is approximately 0.7 miles away at 
NE 153rd Place. The bus stop can be accessed on foot by taking the Arrowhead Trail through 
the property. There is currently no bus service provided on NE 145th Street. The closest 
shopping center is located approximately two miles away with no direct bus route.  
 
The city of Kenmore analyzes traffic impacts for projects using a total concurrency system per 
Ordinance 16-0420, in which city staff determines the mobility units that a project generates. 
Those units are deducted from the available bank, or capacity available, per a citywide analysis. 
If a project does not generate more mobility units than are available in the bank, it is 
considered concurrent per (revised) KMC 12.80. If a project does not exceed the available 
mobility units, it must analyze all portions of NE 145th Street, and the intersection of Juanita 
Drive NE and NE 145th Street for safe site access. If a project does exceed available mobility 
units, it must also analyze existing city roads (footnote 25). 
 
Per the 2008 Classification and Management Plan adopted by the Commission, the sponsor of a 
new or expanded use must provide a plan to address parking needs (footnote 16). There are a 
total of 211 parking stalls at Saint Edward State Park; central lot-36; gym lot-57; ballfield-15; 
former sport court lot-47; and north lot-56.34  

                                                 
32

 City of Kenmore Arterial Traffic Volumes. Average Annual Daily Traffic (AADT). 
http://www.kenmorewa.gov/sites/default/files/PublicWorks/Arterial%20Traffic%20Volumes%202015.pdf 

33
 City of Kenmore website. The City continues to monitor Interstate 405 express lane tolling traffic effects 

in Kenmore. November 6, 2015. http://www.kenmorewa.gov/content/city-continues-monitor-interstate-405-
express-lane-tolling-traffic-effects-kenmore 

34
 Email from Washington State Parks staff dated July 13, 2016. 
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The city of Kenmore requires applicants to perform a parking needs assessment for their 
proposal. Parking needs can be estimated using Table 2 following (footnote 25). 
 
Table 2: Minimum Parking Spaces Required by Land Use Type  

Lane Use 
Minimum Parking Spaces Required Citywide 

Except in Downtown Residential Zones West of 68th Avenue NE 

Micro-housing dwelling units Within ¼ mile of SR-522: 0.75 per dwelling unit. Otherwise, 1.2 
per dwelling unit 

Studio units 1.2 per dwelling unit 

One bedroom units 1.5 per dwelling unit 

Two bedroom units 1.7 per dwelling unit 

Three bedroom units or larger 2.0 per dwelling unit 

Guest parking 1 space for every 5 units 

Mobile home park 2.0 per dwelling unit 

Senior citizen assisted living 1 per 2 dwelling or sleeping units 

Community residential facilities 1 per 2 bedrooms 

Dormitory, including religious 1 per 2 bedrooms 

Hotel/motel including organizational hotel/lodging 1 per bedroom 

Bed and breakfast guesthouse 1 per guest room, plus 2 per facility  

Source: Kenmore Municipal Code 18.40 

In the event a proposal does not meet standards for historic adaptive reuse, full frontage 
improvements along the entire park frontage on Juanita Drive NE would be required. Frontage 
is defined as the stretch of public right-of-way equal to the widest dimension of the parcel. The 
city of Kenmore uses their sidewalk program to estimate potential costs for frontage 
improvements as follows:35 
 
Example A: Construct new sidewalk, curb & gutter, and storm drains (i.e. only shoulder exists) = 
$700 per linear foot 
 
Example B: Construct new sidewalk, and curb & gutter (i.e. only shoulder & storm drains exist) 
= $500 per linear foot 
 
Example C: Construct new sidewalk (i.e. curbing & storm drains exist) = $400 per linear foot 

                                                 
35

 Email from City of Kenmore staff dated June 15, 2016. 
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In addition to full frontage improvements, proposals that do not qualify as historic adaptive 
reuse must improve the internal access road, NE 145th Street, to current standards, including 
curb, gutter, and sidewalk, between the Seminary and Juanita Drive NE.  
 
Additional development requirements for the Seminary provided by the city of Kenmore’s 
development review program team for a historic adaptive reuse proposal are paraphrased 
below.36 Please note the below statements apply only to proposals qualifying as historic 
adaptive reuse and do not involve expansion of the building.  

 Applicants must demonstrate that adequate site access for vehicles and pedestrians is 
provided between Juanita Road and the project site, which may require additional text 
in the traffic analysis and/or a combination of proposed mitigation measures (traffic 
calming measures, additional striping, reflective markers, etc.)  

o If additional nighttime drivers are expected as a result of the change in use, 
the road may need to include additional lighting or reflective markers. 
Lighting shall be provided as may be necessary for safe circulation of vehicles 
and pedestrians (KMC 18.28.050.C; 18.52.140). 

o The entrance to the road prior to the split with Bastyr does not include any 
traffic calming measures and has fading striping; staff observed speeding 
along this stretch and believe additional striping or traffic control measures 
may be warranted.  

o A pedestrian path appears to exist nearly parallel to the entrance road but 
the trail would need to be surfaced with an appropriate material, potentially 
widened to minimum ADA widths in several locations, and potentially add 
handrails where retaining walls create a drop off.  

o Where the pedestrian path crosses the access road, cross walk striping and 
lighting must be provided. 

o Where adjacent to the roadway, a barrier (curb, bollard, or the existing rock 
markers) shall be maintained between pedestrian and vehicle travel ways. 

o The pedestrian path shall be continuing up through the parking areas and up 
to the entrance of the building with appropriate striping/markers as needed.  

 Plans must be developed to demonstrate how access gates are controlled, who by, and 
hours of closures; circulation of the state park visitors must be considered and no public 
access to turnaround points will be obstructed during park hours.  

 A signage plan must be developed to direct visitors to appropriate locations, pathways, 
and parking areas.  

                                                 
36

 City of Kenmore, Development Services letter re: Development Review Team Pre-Application Meeting 
“FINAL” Comments PRE16-0043 – The Lodge at Saint Edwards. Dated May 19, 2016. 
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 Surface parking lot landscaping standards are detailed in KMC 18.35.070. The site plan 
application shall include a conceptual landscape plan pursuant to KMC 18.35. 

 The City encourages the use of pervious pavements in the private road and parking area 
and/or public or private sidewalks.  

 A flow control facility is required if more than 2,000 square feet of impervious area is 
added and/or replaced. 

 A critical areas report must be provided because portions of the Saint Edward State Park 
are designated within landslide hazard areas and erosion hazard areas per 
KMC 18.55.620. Alterations of landslide hazard areas are not permitted.  
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Comparable Projects 

This study incorporates a sampling of historic preservation redevelopment projects in 
Washington State to illustrate and provide relevant context for the considerations and factors 
provided in the analytical framework from the previous sections. The following project 
descriptions provide legal, governance, and funding-related information, including: uses, 
management structures, treatment approaches, legal designations, and funding mechanisms 
and sources. 
 
Legal protections and standards at federal, state, and local levels concerning historic 
preservation and conservation create land use limitations and impact land use development 
scenarios for potential sites of development. Governance, or the method for making decisions, 
defines development pathways for specific sites. And lastly, funding considerations, such as 
capacity and composition, are informed by access to financial expertise and services, i.e. grant 
writing, the development and execution of fundraising strategies, and administrative and 
management resources.  
 
Building 9 – Affordable Housing 
Building 9 is an ongoing rehabilitation project, located in Seattle’s Sand Point neighborhood, to 
provide affordable housing to low-income households. The 87-year old 223,000 square foot 
building will provide 128 rental units and 80 parking stalls. Rehabilitation of the site began in 
2012, with an expected completion date in 2018.   
 

Building 9 

Governance Legal Funding  Occupants 

 University of Washington 
(owner) 

 Department of Commerce 
(lessee)  

 Mercy Housing Northwest 
(sub-contractor) 

 National Register of Historic 

Places (2010) 

 City of Seattle Historic 

Landmark (2011) 

 Sand Point Naval Air Station 

(NAS) Landmarks Preservation 

District (2011) 

 Sand Point Historic District 

(1997) 

 Seattle MC 25.12  

 King County MC 20.62 

 Low Income Housing Covenant 

 

 State 

appropriation 

 State & local 

housing trust 

funds 

 Low Income 

Housing Tax 

Credit 

 Historic 

Rehabilitation 

Tax Credit 

 Private fund 

raising 

N/A 
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Gas Works Park – Partial Redevelopment Outdoor Recreation 
Gas Works Park, located just north of downtown Seattle, was originally a gasification plant 
supplying gas to the city of Seattle for 50 years. The 20-acre site closed down in 1956, and was 
re-opened as a public park using federal grant funding from the Land and Water Conservation 
Fund in 1975. The site is one of the first examples of post-industrial conversion to public space 
in America.37  

 

Gas Works Park 

Governance Legal Funding  Occupants 

City of Seattle Parks and 
Recreation (owner) 

 Land & Water 

Conservation Fund  

 City of Seattle Historic 

Landmark (2002) 

 Seattle MC 25.12  

 King County MC 20.62 

 Seattle Parks & 

Recreation 

 

 Land & Water Conservation 

Fund grant dollars 

 City of Seattle appropriation 

 Community Development 

Block Grant (CDBG) 

 King County Forward Thrust 

Bonds 

 Housing & Urban 

Development funds 

N/A 

 
Fort Worden State Park – Public and Nonprofit Programs and Services 
Fort Worden State Park, located in Port Townsend, was formerly a military defense post at the 
turn of the 20th century. Many of the facilities and areas within the park are now managed by 
the Fort Worden Public Development Authority, which offers a range of public and nonprofit 
programs and services. Site rehabilitation is ongoing, but initially spanned more than two years. 
The site is approximately 434 acres, 114 years old, and has more than 100 parking stalls.  

 

Fort Worden State Park 

Governance Legal Funding  Occupants 

 Washington State Parks (owner) 

 Fort Worden Public Development 
Authority (lessee) 

 National Historic 

Landmark Register (1976) 

 Port Townsend MC 17.30 

 Local 

Lodging Tax 

 Rentals 

 Leases 

 Fees 

 8 

nonprofit 

 4 public 

 
  

                                                 
37

 University of Washington Press Blog. https://uwpressblog.com/2015/04/15/gas-works-park-a-brief-
history-of-a-seattle-landmark/ 
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Pacific Tower – Public and Nonprofit Programs and Services  
Pacific Tower, located on Beacon Hill in Seattle, is an ongoing rehabilitation project owned by 
the Pacific Hospital Preservation & Development Authority. Pacific Tower was formerly a 
medical center and also served as headquarters for Amazon. Pacific Tower was built in 1932, 
and has 125 parking stalls and encompasses 16 floors with over 260,000 square feet.  

 

Pacific Tower 

Governance Legal Funding  Occupants 

 Pacific Hospital Preservation & 
Development Authority (owner) 

 Department of Commerce (lessee) 

 City of Seattle 

Historic Landmark 

(1992) 

 Seattle MC 25.12  

 King County MC 

20.62 

 State 

appropriation 

 Program 

services  

 Fundraising 

 Tax subsidies 

 10 

nonprofit 

 5 public 

 
Good Shepherd Center – Community Center  
The Good Shepherd Center, located in the Wallingford neighborhood in Seattle, was formerly a 
shelter providing educational and training services to women. The building is now a community 
center with a mix of public and nonprofit uses ranging from health services to community 
gardens and artist studios. The city of Seattle transferred ownership to the Historic Seattle 
Preservation Development Authority in 1975. The 87,000 square foot building is 108 years old 
and has 125 on-site parking stalls. 

Good Shepherd Center 

Governance Legal Funding  Occupants 

Historic Seattle Preservation 
Development Authority (owner) 

 National Register of 

Historic Places (1978) 

 City of Seattle Historic 

Landmark (1984) 

 Seattle MC 25.12  

 King County MC 20.62 

 King County Forward 

Thrust Bonds 

 Federal Revenue 

Sharing funds 

 Private fundraising 

 Rentals 

 Leases 

 Fees 

 21 

nonprofits 
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Potential Development Scenarios 

There are five development scenarios included in the Toolkit: two affordable housing scenarios, 
and one each for a community center, dormitory/classrooms, and offices. Each scenario 
assumes a baseline cost estimate of $23.4 million for required restorative work, and eligibility 
for historic rehabilitation tax credits. Each scenario also includes market-based placeholder 
assumptions that were developed using standard industry practices for illustrative purposes 
only.  
 
Each scenario is briefly introduced below, and compiled in further detail in the attached Toolkit 
in Appendix E. The Toolkit worksheets contain placeholder assumptions which are blue 
highlighted figures that can and should be changed for individual proposals. Each worksheet in 
the Toolkit is a financial framework for the scenarios described below, and contains existing 
data and market-based placeholder assumptions for operating cash flow, use of capital funds, 
and sources of capital funds.  
 
Operating funds or cash flow is used to determine whether the required operation and 
maintenance of a proposal is fully or partially covered.  

Use of capital funds provides figures for required baseline restoration, program hard and soft 
costs, and financing costs.  

Sources of capital funds provide figures for subsidies and possible debt capacity.  

Conventional debt is typically underwritten based on a property’s independently generated net 
operating income, the stability of that income, and the nature of the assets. Community 
development debt is typically targeted for nonprofit uses and community facilities, where 
additional sources such as grants and fundraising may be a part of underwriting considerations.  
Examples of lenders for this type of debt include: Washington State Housing Finance 
Commission, Enterprise Community Foundation, Impact Capital, and Craft3.  

A more in depth discussion of each of these categories is provided in the instructions and 
glossary that accompany the Toolkit found in Appendix E.   

Please note that all potential development scenarios are assumed to meet the five criteria 
developed for this study (see page 7). 
 
Affordable Housing  
The Washington State Housing Finance Commission (WSHFC) is the designated authority for 
allocating housing tax credits in the state, including the 4 percent and 9 percent Low-Income 
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Housing Tax Credit (LIHTC) programs.38 There is a limit on the total development cost for 
projects applying for the 9 percent LIHTC program. Section 3.2.7 of the Total Development Cost 
(TDC) Limit Policy provides the TDC per Unit Limit Schedule, while Section 3.2.8 pertains to TDC 
waivers for projects exceeding the schedule.39  

Other important tenant-related considerations for where to site affordable housing projects 
include access to public transportation and community-based resources, such as shopping and 
medical services.  

There are two worksheets provided for this scenario in the Toolkit, for both the 4 percent and 
9 percent Low-Income Housing Tax Credits (LIHTC) programs. More background about these 
programs is included in the Toolkit instructions and glossary found in Appendix E.  

Dormitory/Classroom  
Social integration and student engagement with the campus community are critical 
considerations in the procurement of a site for student housing. Additional cost considerations 
for dining facilities and food services, cost of rent for students, proximity to campus, and 
availability of public transportation services are further impacted by increases in the full-time 
student population and the resulting demand for housing.  

Additionally, renovation projects exceeding $200,000 for capital projects of K-12 public schools, 
colleges and universities, are required to pay .5 percent of capital appropriations to the state 
art collection. In the context of this study, renovation projects relating to the 
dormitory/classroom use of the Seminary may be subject to this requirement.40  

Community Center 
For community centers that include a variety of programs, capacity to provide planning 
coordination, lease management, and administrative support for related procurement activities 
and processes is a significant consideration. For comparison purposes, administration and 
coordination related to the Pacific Tower project involved a team working across multiple 
agency divisions with a variety of experts and consultants. The team included a real estate firm 
for lease management, construction team, coordinator, consultants for transportation-related 
planning and fundraising, and legal counsel. Multiple requests for proposals were conducted 
during the course of the Pacific Tower project.  

Offices  
In addition to the coordination and administrative costs, understanding tenant amenity and 
client-related needs are important cost-related considerations for office spaces. Outreach and 

                                                 
38

 Washington State Housing Finance Commission’s 2016-2017 Housing Finance Plan. 
http://www.wshfc.org/admin/2016hfp.pdf 

39
 Washington State Housing Finance Commission. 9% Competitive Housing Tax Credit Policies 2016. 

http://www.wshfc.org/mhcf/9percent/2016application/c.policies.pdf 
40

 Art in Public Places (AIPP) program website. http://www.arts.wa.gov/public-art 
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fundraising efforts to support construction costs for tenant improvements is highly 
recommended for all scenarios.  
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Citizen Concepts 

During the course of this study, four citizen concepts for the development of the Seminary were 
received by Commerce. These concepts are further described and evaluated to the greatest 
extent possible below using the study’s evaluation criteria (see page 7), analytical framework, 
and existing and available data sources (as described in the Methodology section). Please note 
that full descriptions are paraphrased below.  

Concept 1 
Description 
Open the south dormitory wing to the sky for an open air, small concert, small wedding, and 
small public venue experience. Create updated space for the public in the grand dining hall, the 
bell tower, the kitchen, and the rooms of the north wing. By demolishing the south wing, 
maintenance costs will be lower, and events held on the property would provide a rental 
income stream to Parks. The north wing would be gradually renovated with funding coming 
from either the state or a regional park district.41 In 2014, Parks estimated a partial tear down 
of the classroom/dormitory section of the Seminary would cost approximately $1.04 million.42 
 
Additional information in support of this concept was received during the week of June 20, and 
is provided in Appendix G. In summary, the information received pertains, in part, to the initial 
granting of LWCF funding to purchase the Seminary building in 1977, and subsequent 
communication between the National Park Service and the state Recreation and Conservation 
Office, which includes discussion about demolishing the building. A separate statement was 
also provided that speaks to the purpose of the state acquiring Saint Edward State Park for 
outdoor recreation. The statement provides that nonprofit uses, e.g., a social service agency or 
training academy, would likely trigger a LWCF conversion, and would unlikely be considered 
viable.  
 
Does this concept meet study evaluation criteria?  
This concept does not identify an eligible entity that wants to invest in and use the Seminary 
per criteria 1 and 2.  
 
Per criteria 3, no specific funding source is identified for capital investments, and ongoing 
operating and maintenance costs for the purpose of evaluation for economic feasibility. 
However the concept notes that the state’s choice not to fund a capital project for the 
Seminary thus far “does not constitute a prohibition against future funding…” (see Appendix G). 
 
 
 

                                                 
41

 Email received from Ann Hurst dated May 13, 2016.  
42

 Excel worksheet received via email from Ann Hurst dated June 29, 2016. Draft demolition cost 
estimates previously provided by Washington State Parks staff to citizens.  
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What is the treatment approach? 
At this time, the federal regulatory framework does not provide for intentional demolition of 
historic properties. Removal of the south wing could cause the Seminary to be delisted from the 
National Historic Register.43 Removal of materials from sites is permitted under a restorative 
approach when a contemporary depiction is required to understand and interpret a property’s 
historic value (footnote 44). 
 
Per the rehabilitation standard, any “exterior alterations…will not destroy historic materials, 
features, and spatial relationships that characterize the property.”44 
 
Economic feasibility assessment  
Baseline renovation cost estimates provided in this study cannot be configured to apply directly 
to this concept. One-time demolition costs are estimated at $1.04 million for the 
classroom/dormitory section. Cost estimates for improvements to the north wing are not 
provided.  
 
It is anticipated that maintenance costs for the Seminary would not necessarily be lower under 
this concept because of exposure impacts to historic walls (footnote 43).  
 
Further, this concept is unlikely to qualify for federal historic tax credits pursuant to the Code of 
Federal Regulations Title 36 Section 60.2 (c)-Effects of listing under Federal law: 
 

If a property is listed in the National Register, certain provisions of the Tax Reform Act of 
1976 as amended by the Revenue Act of 1978 and the Tax Treatment Extension Act of 
1980 may apply. These provisions encourage the preservation of depreciable historic 
structures by allowing favorable tax treatments for rehabilitation, and discourage 
destruction of historic buildings by eliminating certain otherwise available federal tax 
provisions both for demolition of historic structures and for new construction on the site 
of demolished historic buildings.  

 
Financial factors described in the Outline of Financial Considerations (Appendix D) can be used 
to further assess economic considerations for this concept.  
  

                                                 
43

 Email from Department of Archaeology and Historic Preservation State Historical Architect dated June 
30, 2016.  

44
 National Park Service website. Technical Preservation Services. 

https://www.nps.gov/tps/standards/four-treatments/treatment-rehabilitation.htm 
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Concept 2  
Description 
The Joel Pritchard Library, a branch of the federal government, a county, or state agency could 
rent the Seminary to store artifacts. Development costs would be paid by rental storage fees by 
the renting agency. This scenario would not require renovating the entire building (footnote 
41). 
 
Does this concept meet study evaluation criteria?  
This concept identifies eligible entities per criteria 1, which either were in the past, or may in 
the future become interested in the use of the Seminary building. This information does not 
constitute a desire to invest in the building per criteria 2.  
 
Rental storage fees are identified as a type of funding source that would be used to pay for 
development costs. Because no specific capital sources are identified, this concept does not 
meet criteria 3 for the purpose of evaluation for economic feasibility.  
 
What is the treatment approach? 
Adaptive reuse of the Seminary as a curation center would be considered “rehabilitation” under 
the SOI standards.  
 
Economic feasibility assessment  
This concept has the potential to meet SOI standards. For the purpose described, it is necessary 
to identify interior spaces that are well suited for storing governmental artifacts. Subdividing 
larger spaces is generally problematic. Alterations to significant interior spaces that require new 
utility lines should be carefully designed such that extant character defining features are 
preserved and new interventions blended in or hidden (footnote 43).  
 
Baseline restoration cost estimates are provided in Appendix E at $23.4 million. It is unclear 
which portion(s) of the building would be renovated under this concept. 
 
Financial factors provided in the development scenario for offices in the Toolkit and further 
considerations provided in the Outline can be used to address economic considerations for this 
concept. 
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Concept 3 
Description 
Convert the Seminary into a model boarding school for homeless youth, ages 12 to 18, and/or 
homeless young adults, ages 18-22, for a 4-to 6-year term. Retired professionals and other 
community resources could be brought to bear for this underserved population. The setting of 
the park would lend itself to environmental studies for youth. This project could also obtain 
federal funds to serve this population.45  
 
Does this concept meet study evaluation criteria?  
This concept does not identify an eligible entity that wants to invest in and use the Seminary 
per criteria 1 and 2.  
 
Federal funds are identified as the type of funding source that could be obtained to fund this 
concept. Because no specific capital sources are identified, this concept does not meet criteria 3 
for the purpose of evaluation for economic feasibility. 
 
What is the treatment approach? 
Adaptive reuse of the Seminary as a training center or boarding school would be considered 
“rehabilitation” under the SOI standards.  
 
Economic feasibility assessment  
This concept has the potential to meet SOI standards. It would be necessary to identify interior 
spaces that are well suited for this use (footnote 43).  
 
Baseline restoration cost estimates at $23.4 million provided in Appendix E apply to this 
concept. 
 
Financial factors provided in the development scenario for dormitory/classroom in the Toolkit 
and further considerations provided in the Outline can be used to address economic 
considerations for this concept. 
 
 
  

                                                 
45

 Email received from Patty Litwin dated June 3, 2016. 
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Concept 4 
Description 
This concept would use the Seminary as a school for visually-impaired youth. The advent of 
different visual abilities of youth has been challenged by the onset of juvenile diabetes. These 
young students need a place early-on where they can become self-reliant as our future citizens. 
There is not enough science or math taught to our blind community, and we need to increase 
the probability of a greater number of blind college graduates in the field of technology.46  
 
Does this concept meet study evaluation criteria?  
This concept does not identify an eligible entity that wants to invest in and use the Seminary 
per criteria 1 and 2. This concept does not identify its specific funding source for capital 
investments, and ongoing operating and maintenance costs per Criteria 3. 
 
What is the treatment approach? 
Adaptive reuse of the Seminary as a school for visually-impaired youth would be considered 
“rehabilitation” under SOI standards.  
 
Economic feasibility assessment  
This concept has the potential to meet SOI standards. It would be necessary to identify interior 
spaces that are well suited for this use (footnote 43).  
 
Baseline restoration cost estimates at $23.4 million provided in Appendix E apply to this 
concept. Additional considerations should be made for compliance with the Americans with 
Disabilities Act (ADA) concerning vision impairments.  
 
Financial factors provided in the development scenario for dormitory/classroom in the Toolkit 
and further considerations provided in the Outline can be used to address economic 
considerations for this concept. 
 

 

 

 

 

 

 

                                                 
46

 Email from Dori Zitting dated May 22, 2016. Received as forwarded message on June 6, 2016. 
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Analytic Conclusions 

The analytical conclusions of the potential development scenarios and citizen concepts reveal 
no identified or available specific funding sources for capital investments, and ongoing 
operating and maintenance costs. 
 
Scenario analyses created for this study may be financially feasible if an appropriate level of 
funding is available. Baseline restoration cost estimates begin at $23.4 million and would 
increase depending on the proposed use.  
 
Although all of the scenarios are potentially financially feasible, there are other factors involved 
in determining whether a proposal is viable and can move forward. These include, but are not 
limited to governance structure, funding strategy, timing, compatibility with the Commission’s 
mission, and consistency with city planning requirements. 
 
While citizen concepts for the Seminary did not provide sufficient detail to meet study criteria 
for the purpose of evaluating their financial feasibility, three of the four concepts have the 
potential to meet federal historic preservation standards. 
 
There are no active public/nonprofit development proposals for the Seminary available to 
evaluate; during the course of the study, no public or nonprofit sponsored entity submitted 
redevelopment proposals. 
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Appendix A:  
Historic Preservation: A Tool for Managing Growth 
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location 

http://www.commerce.wa.gov/wp-content/uploads/2016/07/Commerce-historic-preservation-2007report.pdf
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Appendix B: Historic Preservation Economic Impacts 

What is the Economic Value of Historic Preservation?  
In 2005, The Brookings Institution published Economics and Historic Preservation: A Guide and 
Review of the Literature. The review found that there was an existing dilemma in how to assess 
the value of historic buildings because historic preservation activities provide both private and 
public goods, such as real estate and jobs, and intrinsic values of broader community use and 
aesthetics.  
 
The review identifies intrinsic values to include sustaining and creating cultural values, e.g., 
sense of place, cultural symbolism, and aesthetic and artistic community qualities or 
community distinction from other places. Additionally, the review describes common methods 
used in economic studies as: financial calculations, development of pro formas, audits of 
existing preservation programs, and cost-benefit analysis.  
 
In 2007, the Department of Archaeology and Historic Preservation and (DAHP) issued The 
Economic Benefits of Historic Preservation in Washington State, which compiled data from 2000 
to 2004 on 197 Washington-specific projects that leveraged federal and state historic 
rehabilitation tax incentive programs. Direct spending on historic preservation was estimated at 
an average of $83.5 million per year over that time period in 2004 dollars. Projects were 
concentrated in Seattle, Tacoma, and Spokane, and ranged from renovation of single family 
homes to conversions of warehouses and industrial buildings for office and residential uses.  
 
From 2005 to 2015, there have been 460 historic preservation projects in the state that utilized 
federal and state historic rehabilitation tax incentive programs, with the majority of these (397) 
utilizing the state-level Special Valuation Program.47 To illustrate fluctuations in spending from 
pre to post-recession, new figures for direct spending were obtained from DAHP for the period 
2005-2015, and are provided in the below table and chart. All figures were adjusted for 
inflation to 2009 dollars for comparability.  
  

                                                 
47

 Data provided by DAHP staff via email dated June 23, 2016.  
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Table : Historic Rehab Total and Average Direct Spending in Millions (2009$) 

Time period Total Spending 5-year Annual Average  

2000 to 2004 $468.5 $93.7 

2005 to 2009 $573.1 $114.6 

2010 to 2014 $396.4 $79.3 

Source: Department of Archaeology and Historic Preservation  

 

Spending on historic rehabilitation declined after 2008, then spiked in 2012. This may be 
attributable to projects that were halted at the start of the Great Recession, a portion of which 
were later completed in 201248.  
 

 
Source: Department of Archaeology and Historic Preservation  

 

  

                                                 
48

 Department of Archaeology and Historic Preservation email from staff dated June 23, 2016.  
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Appendix C: Regulatory Process Map 

 
  



 

Saint Edward State Park Seminary Economic Feasibility Study      
   
          

  60 

Appendix D: Outline of Financial Feasibility Considerations 

  

FINANCIAL FEASABILITY FRAMEWORK FOR SAINT EDWARD STATE PARK SEMINARY BUILDING | JONATHAN ROSE COMPANIES 

 
OUTLINE OF FINANCIAL FEASIBILITY CONSIDERATIONS  
 

For all categories below, these are guidelines to determine if the following are appropriately 

addressed in assumptions and costs 

 

1. Project Program 

a. Use assumptions 

i. Is the proposed use allowed per existing land use regulations? 

ii. If not allowed as of right, are extraordinary zoning changes required? Are 

the costs of that reflected? 

b. Parking Assumptions 

i. Is additional parking required by code for this use? Is the provision of 

required parking feasible? 

ii. Are costs of providing that included? Is there traffic mitigation required? 

c. Critical Areas appropriately addressed? 

i. For example: are there alterations of a Landslide Hazard area in Saint 

Edward State Park envisioned by the proposal? 

d. Other special or unique considerations addressed? 

i. Hazardous materials? 

ii. Environmental considerations? 

2. Project Costs: 

a. Hard Costs in addition to the direct preservation and project proposal costs: 

i. Are baseline hard costs backed by contractor cost estimate? 

ii. Are adequate escalation assumptions included? 

iii. Are there funds for parking & traffic impact costs? 

iv. Is 0.5% for Art included, if required? 

b. Soft Costs 

i. Are rezoning costs included and adequate? 

ii. Are environmental costs included and adequate? 

iii. Are SEPA due diligence costs included and adequate? 

c. Financing costs, other capitalized costs 

i. Are legal fees budgeted adequate for required financial structuring? 

ii. Are fundraising costs budgeted adequate for required fundraising? 

iii. Are Operational Transition costs budgeted adequate for required 

fundraising costs?  
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iv. Is operating reserve enough to satisfy financial requirements? 

v. Is the construction and stabilization period interest reserve adequate? 

d. Historic Rehabilitation Tax Credits 

i. If leveraging Historic Rehabilitation Tax Credits, are application and 

consultant costs included and adequate? 

e. Low Income Housing Tax Credits 

i. If leveraging LIHTC, are reserves, fees, and ongoing fees during operations 

adequately budgeted for? 

f. Is there appropriate total project cost contingency? 

3. Revenues: 

a. What are the proposed project’s projected annual operating revenues?  

b. What are the variables that drive the revenue projection? What are any impacting 

factors and known risk? 

c. What is the expected growth rate of those revenues, annualized? 

4. Expenses: 

a. What are the proposed project’s projected annual operating expenses?  

i. What are the proposed project’s fixed projected annual operating expenses? 

ii. What are the proposed project’s variable projected annual operating 

expenses? 

iii. What are risks or potential impacts for the operating budget? 

1. Do any components of the budget with effect of being a subsidy 

burn-off, e.g. tax exemptions? 

5. Sponsor or guarantor 

a. What is the collateral that will be posted to secure the loan? 

b. Is there a party willing to guarantee? 

i. Does that party have an adequate balance sheet? 

ii. Does that party own other real estate – is there a schedule of real estate 

included? 

iii. What are the liquidity requirements? Can the sponsor/guarantor satisfy 

them? 

iv. Is there a cost to the project for the guarantee? 

v. What other guarantees or liabilities does this party have that would reduce 

their capacity to be the guarantor for this project? 

6. Financing 

a. What sources of debt and equity will the project seek? 

i. Historical Tax Credit Equity Process and Considerations 

ii. LIHTC (4%) Equity Process and Considerations 

iii. LIHTC (9%) Equity Process and Considerations 

iv. Conventional Debt Process and Considerations 

v. Community Development Financial Institution Debt Process and 

Considerations 

vi. Foundation Grants 
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vii. Other Government Subsidies 

viii. Private capital 

ix. Private contributions 

b. Who will provide loan Guarantees (see 5. Balance Sheet above, for each guarantor)? 

c. How do these sources interact? 

d. Equity: Developer Capital 

i. What is the Developer’s investment in this project? What is the assumed 

return threshold? 

e. Equity: Historic Tax Credits 

i. Is the project scope eligible for Historic Tax Credits? 

ii. Historic Tax Credit investor identified? 

f. Equity: Low Income Housing Tax Credits 

i. Is a low Income Housing Tax Credit investor identified? 

ii. Does the developer have Income Housing Tax Credit experience? 

iii. Is a Low Income Unit Breakdown including percentage of units of each 

income level and percentage of floor area at each income level provided? 

g. Subsidy from State Capital Appropriation 

i. What is the subject or purpose of the subsidy? 

ii. What deadlines are required to be met? 

iii. What is the process required to receive the appropriation funds? 

iv. What are the known of perceived risks associated with the receipt of those 

funds? 

h. Subsidy from Fundraising/Philanthropy 

i. What is the timeline for such fundraising? 

ii. What is the purpose of the philanthropic funding (i.e. mission oriented, 

preservation oriented, specific program focus or requirements)? 

i. Other Subsidy 

i. Are there miscellaneous or additional sources of subsidy for the proposed? 

ii. What are the source’s requirements? 
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Appendix E: Financial Feasibility Toolkit 

FINANCIAL FEASABILITY FRAMEWORK FOR SAINT EDWARD STATE PARK SEMINARY BUILDING | JONATHAN ROSE COMPANIES 

 

 
FRAMEWORK FOR EVALUATION OF FINANCIAL FEASIBILITY 
FOR NON-PROFIT AND PUBLIC USES OF SAINT EDWARD STATE 
PARK SEMINARY BUILDING 
 

FRAMEWORK BACKGROUND  
This framework toolkit is designed to be used during the consideration of a public or non-profit 

building program. 

 
INSTRUCTIONS 
Blue figures highlighted with blue background can and should be changed for individual proposals, 

based on the specific requirements of each project proposal evaluated. Where blue highlighted 

figures are filled-in, they are placeholders and are denoted as such. The output of the framework for 

each proposal type is the identification of the amount of additional capital needed to complete the 

proposed project; this output is highlighted in yellow. For each capital source included in the gap 

analysis, specific calculations are explained in the boxes below.   

 
OWNERSHIP ASSUMPTIONS 
This framework assumes project’s ownership remains with the State of Washington (fee simple 

ownership). The framework assumes the proposed project developer or sponsor would lease the 

improvements from the state and that lease would be included in ongoing operating expenses of 

the project proposal. Savings on annual property taxes are assumed to be directly offset by lease 

payments to the Washington State Parks Commission. 

 

OPERATING FUNDS 

 
OPERATING CASH FLOW 
Operating Cash Flow is used to determine whether operating income fully or partially covers the 

required operation and maintenance expenses of the proposed project, and allows for the 

possibility that some debt may be placed on the project.  However, availability of cash flow does not 

insure debt placement, as there are other underwriting considerations, including who/what is 

guaranteeing the debt.  

 
OPERATING SUBSIDIES 
Conventional operating cash flow excludes direct operating subsidy. Where subsidy might be 

necessary, in the case of a funding gap between income and operating expenses, the proposal 

should identify the source of subsidy to cover all operating expenses in order to be considered 

financially feasible. 
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USES OF CAPITAL FUNDS 
 

PRIORITY HISTORIC STRUCTURE WORK COSTS 

Priority Historic Structure Work Costs are included in the project costs for each of the proposal 

framework worksheets. Due to the age of the project and the location of infrastructure interior to 

the project’s decaying plaster walls, the project will most likely need extensive testing and 

mechanical, electrical, and plumbing work completed in order to create a complete, usable 

structure. These rehabilitation costs are based on the most recent estimate available for project 

restoration (the Excel tool calls these costs: “Required Baseline Restoration Costs”). The estimate 

for the direct construction costs was provided to Bastyr University and was created by their 

consultants in 2014. The work is divided into three general sections: seismic, historic preservation, 

and core and shell. The estimate itself provides breakdowns of each of the sixteen divisions of 

direct construction work as defined by the Construction Specification Institute in its 1995 format. 

Not all divisions are applicable to each of the three sections of the estimate. These costs total $16.6 

million.  

 

The framework adds an additional escalation estimate to this figure of $1.0 million accounting for 

an industry standard 0.25% per month escalation for 24 months between 2014 and 2016. A 20% 

allowance is included to pay for study, design, permit, inspection, and other items excluded in the 

estimate provided, this $3.5 million figure should be considered a placeholder and must be fully 

vetted based on the proposal requirements. An additional 10% or $2.1 million overall project 

contingency is added for additional requirements as they arise. Given the often unexpected nature 

of additional project requirements and the high probability of a project of this age and condition to 

have additional needs, it is important to fully fund this project contingency budget. 

 

PROPOSAL COST 

For the purposes of this high level financial feasibility vetting process, the framework workbook 

input on a per-square-foot cost as applied to the 80,000 square feet of the Seminary building, 

similar to applying Tenant Improvement (“TI”) costs in a conventional commercial project. For 

housing proposals, costs are calculated on a per unit cost basis. In the case of any historic adaptive 

reuse project, the line between Tenant Improvements and structural preservation can often be 

blurred. Projects can be timed to have all design work done at once and make program 

considerations during the structural engineering and upgrade work. This creates cost efficiencies in 

both design and during construction work. In this case, the Proposal cost line items refers to any 

changes above and beyond the minimal structural preservation that would have to be undertaken 

to make the structure suitable for the program-related long term occupancy. 

 

HARD COSTS 
The total hard costs of any program proposal will need to address two main components: first is 

Priority Historic Structure Work based on the 2007 report to the Washington Parks Commission, 

which is the fundamental work required in order to preserve and use the structure, 
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including the required seismic and building envelope upgrades (the Excel tool calls this line: 

“Required Baseline Restoration Costs”). Second is the renovation costs for any given program 

proposal for the 80,000 square-foot structure.  This framework includes an estimate of escalation 

for the increase in construction costs from 2014 to present for the Historic Structure Work. 

Additionally, any program that significantly altered the use from the current configuration will 

require additional construction costs to cover the renovation costs required to change the program.  

 
TOTAL PROJECT COSTS 
In addition to hard costs, there are many other elements that need to be considered in order to 

clearly identify all the Project Costs – including any fundraising or financing costs, any operating 

transition costs, and a project contingency. Please see accompanying Outline for Economic 

Feasibility Considerations found in Appendix E. 

 

 

SOURCES OF CAPITAL FUNDS 
 
HISTORIC REHABILITATION TAX CREDIT EQUITY  
Because the entire site is listed on the National Historic Registry with special emphasis on the 

Seminary building itself, rehabilitation of the building would be eligible for the federal historic 

rehabilitation tax credit (HTC) program managed by the National Park Service, through the 

Washington State Department of Archaeology & Historic Preservation (DAHP), which is the 

designated State Historic Preservation Office (SHPO).  An application is submitted outlining a scope 

of work consistent with the historic intent, and credits are applied based on an evaluation of the 

qualified rehabilitation expenses for the preservation project (20% of the qualified rehabilitation 

expenses.) These credits are sold to investors, usually at close to par or dollar-for-dollar, and the 

equity can be invested in the project. HTC Investors are party to the transaction for five years, and 

then the agreements contemplate an exit.  

 

The Historic Tax Credit amount must be subtracted from the cost basis or total project costs for the 

Low Income Housing Tax Credit application.  

 

LOW INCOME HOUSING TAX CREDIT (4%) EQUITY 
The 4% Low Income Housing Tax Credit (LIHTC) program is for the creation of housing for low 

income households making less than or equal to 60% of Area Median Income. Generally, the annual 

credit percentage for these tax credits is less than the 4% rate they are named for, currently 

approximately 3.2%. These credits are purchased by investors, and the credits are allocated for a 

ten-year period and typically trade for between $0.90 and $1.05 for each dollar of tax credit.  (In 

this framework they are assumed to be sold on a dollar-for-dollar basis.) The costs that comprise 

the eligible basis for these credits exclude certain costs, including building and land acquisition, and 

non-residential costs. Additionally, the eligible basis excludes historic tax credit allocation. The 

income restriction lasts for thirty years. 
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LOW INCOME HOUSING TAX CREDIT (9%) EQUITY 

Similar in structure to the 4% LIHTC program, the 9% Low Income Housing Tax Credit Equity in 

King County is intended for low income households making less than or equal to 45% of Area 

Median Income as a project weighted average, but never more than 60% of Area Median Income as 

individual households. The annual credit percentage for these tax credits is less than the 9% rate 

they are named for, currently approximately 7.4%. These credits are purchased by investors, and 

the credits are allocated over the course of ten years and typically trade for between $0.90 and 

$1.05 for each dollar of tax credit. (In this framework they are assumed to be sold on a dollar-for-

dollar basis.) The costs that comprise the eligible basis for these credits exclude certain costs, 

including building and land acquisition, and non-residential costs. Additionally, the eligible basis 

excludes historic tax credit allocation. 

 

The creation of new affordable housing units through the adaptive reuse of an existing non-

residential building is considered to be a “new production project” as required by the Washington 

State Housing Finance Commission (WSHFC) for 9% LIHTCs. WSHFC has a maximum total 

development cost policy based on unit size and quantity. This policy often makes the higher project 

costs per unit for historic structure retrofit and adaptive reuse a hurdle to project approval and 

decreases the competitiveness of adaptive reuse proposals for 9% credits. 

 

 

SOURCES OF CAPITAL FUNDS - DEBT 
 

DEBT CAPACITY 
The available cash will be used to determine how much ‘debt service’, or payment, of the project’s 

loan is available; this will determine the amount of debt that can be placed on the property. This 

framework assumes a 1.25 debt service coverage ratio, meaning that cash will cover 125% of debt 

service costs. Once debt capacity is determined, the project can be matched to available debt 

sources. These capital sources may have additional hurdles including Loan-to-Value ratios, 

collateral in the property (i.e. rights to the property upon a default), or a guarantee by a person or 

entity with adequate assets. 

 

CONVENTIONAL DEBT PROCESS AND CONSIDERATIONS 

Conventional debt is debt placed on the property and underwritten based on the property’s 

independently generated net operating income, the stability of this income, and the nature of the 

assets that will guarantee the debt.  Construction and permanent debt products may both be 

available, depending on the program, and the strength of the developer party.  The terms of 

conventional debt will be subject to market conditions. 

 

 

COMMUNITY DEVELOPMENT FINANCIAL INSTITUTION DEBT 
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This debt is typically targeted for non-profit uses and community facilities, where additional 

sources of income, grants, and fundraising are all part of the underwriting considerations.  This 

debt may be able to have a higher loan to value, have a longer amortization period, be collateralized 

with different assets, or have capital fundraising pledges considered as equity sources. With 

multiple sources of debt there is always a negotiation over who is in first lien (first rights to cash 

flow or collateral) position. However, this debt might be able to be used as a second loan to provide 

additional capital for smaller portions of the project like Tenant Improvements. Examples of 

lenders for this debt type include: Washington State Housing Finance Commission for Housing 

Bonds, Enterprise Community Foundation, Impact Capital, Craft3, and other community 

development financial institution lenders. Each will have different criteria for their financial 

products. 
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FINANCIAL FEASABILITY FRAMEWORK FOR SAINT EDWARD STATE PARK SEMINARY BUILDING | JONATHAN ROSE COMPANIES 

 

 

FRAMEWORK FOR EVALUATION OF FINANCIAL 

FEASIBILITY FOR NON-PROFIT AND PUBLIC USES OF 

SAINT EDWARD STATE PARK SEMINARY BUILDING – 

GLOSSARY 

 
  Amortization (Years) The number of years until the loan would be fully paid off 

Annual Debt Service The annual debt service on the possible debt paid in 
monthly installments for conventional debt or  

Area Median Income ("AMI") Area Median Income: based on HUD data for the county 

Cash Flow Available The NOI minus the debt service for the conventional debt, 
which usually has the first claim to NOI 

CDFI Debt Loans subsidized by various sources or with more relaxed 
standards that are easier for not-for-profit projects to meet 

Conventional Debt Loans that are based solely on the income the property 
generates 

Credits Percentage, Historic* In the case of the seminary structure: 20% tax credits 

Credits Percentage, Low 
Income Housing (current 
actual) 

The underwritten credit percentage annually, updated 
monthly for both 4% and 9% tax credit programs 

Debt Service Coverage Ratio The multiple that the NOI must cover the debt service for 
the lender to be comfortable with the risk of reduced net 
income during the life of the loan 

Design Contingency* Percentage for design contingency for the renovation 
project determined by the Historic Structures Report dated 
October 25, 2007 

Eligible Percentage, Historic 
Tax Credit 

% of total project costs qualified for the rehabilitation tax 
credit 

Eligible Percentage, Low 
Income Housing Tax Credit 

the percentage of the total project costs that can be applied 
towards the housing tax credit 

Escalation* Escalation of construction costs estimated between October 
25, 2007 and 2016, estimate only, should be verified by 
contractor bids at time of project implementation. 



 

Saint Edward State Park Seminary Economic Feasibility Study      
   
          

  69 

Financing Costs The cost of third party reports, title, escrow, legal, interest 
reserves and fees and other charges involved in the raising 
of capital funds, especially debt and philanthropic 
contributions, to complete the project. 

General Contractor OH&P* Percentage for contractor overhead & profit of the 
renovation project determined by the estimate dated 2014 

Hard Costs Hard Costs are tangible costs of assets and labor that must 
be acquired to complete the physical construction of the 
project, including associated fees and expenses. 

Historic Tax Credit Equity For certified historic structures, such as the Seminary, a 20% 
tax credit is available to investors for the rehabilitation of 
historic, income producing buildings. This credit acts as 
equity without a return requirement. 

Historic Tax Credit Equity 
Estimate Calculation 

The "QRE" amount multiplied by the annual credit 
percentage and by five years of that annual credit: equals 
tax credit investor contribution to the project 

HTC Qualified Rehabilitation 
Expenses 

("QRE") dollar amount of total project costs qualified for the 
rehabilitation tax credit 

LIHTC Qualified basis The dollar amount of total project costs qualified for the 
low income housing tax credit 

Loan to Cost ("LTC") % Ratio The maximum percentage of the ration of the loan divided 
by the cost for the project 

Low Income Housing 4% Tax 
Credit 

4% low income housing tax credits are purchased by 
investors for 10 years of credits at the specified credit 
percentage, project must contain at least 40% of units at or 
below 60% AMI households 

Low Income Housing 9% Tax 
Credit 

9% low income housing tax credits are purchased by 
investors for 10 years of credits at the specified credit 
percentage, project must contain households below 46% 
AMI 

Low Income Housing Tax 
Credit Equity 

10 years of the qualified basis at a given percentage credit, 
assumes investors pay $1 per $1 of tax credit 

Net Operating Income Income for the property after expenses 

NOI Net operating income, see above 

Operating Cash Flow (Deficit) The cash flow or (deficit) from operating revenues less 
expenses and debt service: must be positive or have subsidy 
source identified to break-even. 

Operating Expenses Recurring expenses related to operating and maintaining 
the property 
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Operating Income Income derived from operating the property, revenues 
generated from rent and user fees 

Possible Debt The lower of the two loan amounts between the LTC loan 
amount test and the DSCR loan amount test 

Qualified basis See “LIHTC Qualified basis” above 

Required Baseline Restoration 
Costs* 

Costs determined by the Historic Structures Report dated 
October 25, 2007 

Soft Costs A contractor accounting term for an expense item that is 
not considered to be a direct construction cost, including 
architectural, engineering, permitting, and other pre- and 
post-construction expenses. 

Uses of Funds The total cost of the project renovation, the uses of raised 
capital from various sources. 

  

*project specific inputs  
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Appendix F: Saint Edwards State Seminary Building Photos 

 
EXISTING CONDITION 

On July 1, 2016, a property tour was conducted by the Washington State Park Service’s park 

manager for St. Edward State Park. A selection of photos from the tour are included below as 

examples of typical and systematic repairs that need to be completed throughout the project, 

identifiable without expert inspection. Additional expert inspection should be completed to identify 

a specific and complete list of needs for the project in the context of the specific proposal. 

 

 
Left: window damage and temporary anti-water intrusion and security measures 

Right: failing interior wall systems 
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Left: Interior ceiling tile damage and double-hung window disrepair 

Right: Interior wall systems failure, likely due to pluming infrastructure failure in wall 

 
Left: MEP Infrastructure failing and damaging interior plaster walls 

Right: Water damage to interior ceilings 

 

  



 

Saint Edward State Park Seminary Economic Feasibility Study      
   
          

  79 

Appendix G: Citizen Concept 1 Supporting Documents
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