APPENDIX 1
LAKE SAMMAMISH STATE PARK FACILITIES DEVELOPMENT PLAN –

DRAFT FACILITIES CONCEPT PLAN
December 4, 2003

Finding the Balance

The Draft Lake Sammamish State Park Facilities Concept Plan has been crafted after reviewing public comment received to date, understanding the site’s assets/opportunities and analyzing market and financial data.  This plan represents State Parks staff’s best effort to incorporate a wide variety of recreation opportunities and facilities that meet projects goals.  State Parks acknowledges that some of the proposed facility development opportunities in this planning process are a departure from traditional, resource-based opportunities typically found throughout the state park system.  State Parks further understands the agency, and individual parks within the system have been called upon to investigate opportunities to become self sufficient while meeting recreation, cultural and environmental goals.  These goals are not mutually exclusive.

Project Goals

The overarching purpose of this project is to comprehensively and creatively plan for long-term development of Lake Sammamish State Park in a manner that:

· Primarily provides demanded, high-quality recreational opportunities for park visitors, 

· Primarily protects important natural and cultural features, and 

· Secondarily, promotes financial self-sufficiency of the park and broader agency.

Planning Process

In September 2003, agency staff held an initial “hopes and concerns” public workshop to provide general information, gain insight into facilities-related issues facing the park and, in very general terms, better understand what existing features are important to park stakeholders.  Since that time, Part 1 - Facilities Concept Planning has been underway.  Project staff and consultants have conducted market analysis, researched environmental assets of the site and explored a wide range of development options with the public.  Based on public input, staff blended three master plan scenarios into a single Preliminary, and then a Draft Facilities Concept Plan, that incorporates the desires of park stakeholders and appears to be economically and environmentally feasible for the agency and potential community partners to implement.

Following Commission action on the facilities concept plan, staff will proceed with Part 2 of the planning project.  Part 2 is a more detailed planning/schematic design/permitting effort intended to define the type, size and location of all facilities, thoroughly analyze financial information and market data of project components, understand baseline environmental and traffic conditions, assess project impacts, and determine on and off-site mitigation costs.  A minimum of one additional public workshop during Part 2 of the project will allow for highly specific participation by park stakeholders and other community partners.

Market & Financial Analysis

The program elements for the Draft Facilities Concept Plan are based upon public input and the Market and Financial Analysis prepared by Landerman-Moore Associates under separate cover.  This analysis identifies nine potential enterprise recreation menu projects.  Eight of the projects are incorporated into the staff recommendation,  while one project will require further feasibility analysis.

Development Opportunities Not Included for Further Consideration

Internal and public review during the planning process resulted in the removal of several Enterprise Recreation and Development Opportunities from further consideration.  

Commercial Office Complex: as proposed for the Fleet Maintenance Area  shows long term potential for generating revenue for the Park but removed from the Enterprise Recreation Menu.  Another recreation opportunity, Urban RV Campground, was recognized instead, as more compatible with project goals and adjacent development opportunities.

Fueling Dock: This development opportunity has been removed because even with the highest level of spill prevention controls, the potential for environmental impact remains a significant concern.  Additionally, the cost of development in relation to potential revenue does not merit further consideration of the project.

Softball Fields at Athletic Complex:  Insufficient available upland cannot accommodate both soccer and softball fields.  Participation rates for soccer far exceed softball thereby justifying retaining soccer as the primary sport fields user group.  Little league fields, by contrast, remain sited in their existing location.

General Commercial Areas:  Use of these areas for commercial purposes has been deferred pending Commission policy development concerning commercial land uses.

Lakeside Village:  The extensive lakeside village explored in earlier planning has been deferred pending future feasibility study.  Instead, a boardwalk with significantly re-scaled amenities is recommended.

Lake Sammamish Park – Draft Facilities Development Plan

The Classification and Management Planning (CAMP, adopted, December, 2001) defined three land use classifications for Lake Sammamish State Park: Natural, Resource Recreation and Recreation.  Natural Areas and Resource Recreation Areas constitute 75% of the park acreage while Recreation Lands account for the remaining 25%.  In general, the Draft Facilities Concept Plan coincides with the adopted land classifications, although some modification of recreation area at the Hans Jensen areas may be necessary to accommodate recommended facilities.

Natural and Resource Recreation Areas 
No enterprise recreation development is proposed for Natural and Resource Recreation areas (Figure 1).  Improvements for the these areas include extensive enhancement of wetlands and riparian areas associated with Issaquah and Tibbetts Creeks, upgrading of the trail link between the Sunset Beach and the Boat Services Area to a multi-purpose trail, and development of new pedestrian only trails to form loop trails and connections with other trails.  Habitat restoration/enhancement includes selective removal of exotic species and native plantings along portions of Issaquah and Tibbetts Creeks, currently devoid of native vegetation and interplanting amongst native stands.  Improving the trail between the Boat Launch Service Area and Sunset Beach will improve a high-use existing east/west trail connection for pedestrian and bicyclists.  New pedestrian only trails are envisioned to form loop trails resulting in a variety of trail experiences and choices.  To accomplish this objective a new pedestrian crossing over Issaquah Creek is proposed.
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Recreation Areas 

Intensive facility development is proposed to occur within the upland portions of the recreation classified areas (Figure 1).  In all, eleven areas have been proposed for new/modified uses under the Draft Facilities Concept Plan (Figure 2).  Four of the uses--Boat Launch Service, Hans Jensen Retreat and General Commercial East/West--are geographically isolated from the “Recreation Core” of the park.  Seven land uses form the park’s Recreation Core: Park Gateway, Athletic Complex, Park Headquarters, RV campground, Indoor Water Park, New Beach Day-Use area, and Sunset Beach Day-Use area.

Three habitat enhancement/restoration projects are also envisioned.  These include, Issaquah Creek habitat enhancement, Issaquah Creek buffer/habitat restoration and the East Soccer Fields habitat restoration.  These habitat improvements total approximately 17.8 acres.  
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Boat Launch Services Center improvements include redesigning the parking and circulation within the existing upland area to foster a higher level of organization and efficiency while gaining a modest increase in parking capacity.  A small shop offering food, beverages and boating incidentals is envisioned to accommodate user needs.  Environmental improvements include treatment of stormwater runoff from the parking area.  Improvements noted will occur within the upland area of the existing boat launch: No wetland fill is proposed.  

The Hans Jensen Area is envisioned to continue as a day-use group camp (scouts, etc.) while accommodating a retreat center.  The retreat center includes a 5,000 square foot, low profile center supported by parking with 10-15 small cabins along a loop trail system.  The center will house a meeting hall, kitchen, restrooms/showers and office.  An outdoor skills challenge course will be lightly interwoven amongst the hillside forest, offering individual and team building challenges.  A group picnic shelter will support both the retreat center and group camping.  Paved trails will provide pedestrian connections between the retreat center and cabins.  Unpaved trails will loop through the hillsides providing round trip walking opportunities.  An improved access road and a small parking lot are required to support the facility.  A Park Residence is proposed to provide housing and security for the facility.  

The Athletic Complex comprises the existing soccer fields and related parking and the eastern third of the Kitchen Shelter area (east of park entrance road).  The 31 acre area is envisioned to consolidate sport fields into one area, thereby resulting in access and parking improvements and reduction in development maintenance, capital costs, maintenance cost and management costs.  Improvements envisioned to enhance durability and usable period may consist of improved turf grass, drainage, irrigation, parking, restrooms, concessions, vendor sales and food court.  Anchoring the complex will be an Indoor soccer arena designed to accommodate multiple uses including soccer, basketball, inline hockey, volleyball, concessions, event programming and offices.  Picnic shelters and individual picnic table pads will support team and family outings.  

Sunset Beach Infrastructure Improvements will consist of basic renovation intended to improve the quality of the recreational experience.  Improvements in Sunset Beach consist of enhancing and restoring the beach area for swimming, organizing picnic sites and adding new shelters and renovation of all turf grass areas (soil mix, drainage, irrigation).  Constructing a dock for boat access to shore and a second dock to further define the swimming area will further enhance the area. 

To further protect Issaquah Creek, a 100-foot buffer south of Issaquah Creek in the Sunset Beach area will be created.  This buffer improvement will include restroom building, shelter, and turf grass removal, road reconfiguration, grading and native habitat plantings.

“Lakeside Village” was an enterprise opportunity  considered for Sunset Beach, but is not presently proposed.  Parks Staff will conduct further research to understand the market and economic performance before this program element can be pursued.  A feasibility study for this enterprise element is programmed in the last development phase.  However, the concept to offer limited enterprise opportunities in an earlier phase remains.  “Sunset Beach Boardwalk”, located outside of the 200-foot shoreline zone, is envisioned to be a 30,000 square foot, elevated (ADA compliant) boardwalk/deck.  The Boardwalk and its immediately surrounding turf area can be programmed to accommodate vendor tents and/or trailers during warmer months.  Linear in shape, the Boardwalk will be anchored by a concessions/restroom/showers and food court building.

New Beach improvements consist of organizing and constructing new group picnic areas with 13 new shelters (Group/Corporate Picnic Shelters: allows various group sizes and permits rental of all new shelters simultaneously), enhancing and restoring the swimming beach, constructing the Marine Activities Center which may include concessions, restroom, food court, rowing/kayak boathouse and nonmotorized boat rental buildings.  A new dock is proposed to define a safe swimming area and to provide a launching platform for nonmotorized watercraft.  Existing parking would remain unchanged.

Indoor Water Park is a 45,000 square foot, indoor water-based fun house with zero-depth spray apparatus, wave pool and multiple slides.  This facility is not a lap, swimming and diving pool designed for swim team and individual league and sporting events and training.  Supported by party rooms, concessions, water play apparatus rental, apparel sales, outdoor sun deck, outdoor play area and outdoor volleyball courts, the Indoor Water Park will be 12 hour per day, 365 day/year regional attraction.  Parking will be shared with the Athletic Complex.  The location of this facility provides close proximity to complimentary Athletic Complex, Urban RV Park, Sunset Beach and New Beach Area land uses.  

State Parks Fleet Maintenance Shops will be relocated elsewhere to permit this area (presently light industrial) to serve as an Urban Recreation Vehicle.  Unlike typical State Park RV campgrounds, this Urban RV Park is designed to attract RV groups who prefer the social aspects and conveniences of urban recreational vehicle parks.  Each individual site will offer paved pads, full hook-ups, a picnic table and grass area for tent camping.  The 120 RV sites will be sited around an open space anchored by the Clubhouse that provides space for a social room, laundry facilities, office, and manager’s residence.

The sport fields located at the southeast corner of the park (56th Avenue) are envisioned to be consolidated within the Athletic Complex.  The short-term land use for this area, referred to as General Commercial East, initially will be for day-use activities requiring a large turf field.  Short-term improvements include group picnic shelter, water, parking and restrooms.  Short-term use may also consist of overflow parking for other seasonal park special events.  Long-term use may be general commercial use with a focus on recreational goods and services.  This portion of the park appears to be isolated from other park functions and the current condition of the land offers no native habitat.  With ample street frontage, good traffic counts, and close proximity to utilities, this 3-acre area is ideally situated for commercial lease and development for commercial land uses.  The northern portion of this area offers habitat restoration opportunities totaling 1.6 acre.  Restoration improvements may include turf removal, exotic plant removal and extensive native plantings.

The Little League Fields south of Tibbetts Creek will remain with no proposed improvements.  Parking will remain available at New Beach.

General Commercial West is a half-acre parcel separated from the Recreation Core of the park by NW Sammamish Road.  The small parcel size and irregular configuration is not conducive to recreational use and may not be suitable for commercial enterprises either.  Further analysis in Part 2 may uncover more information to guide its best use.

Economic Performance

One of the goals of this planning effort is to identify compatible recreation and economic opportunities capable of generating revenue for the park and the broader statewide park system.  Specifically, revenue generated should cover all operations and maintenance costs, contribute to a operating reserves (dedicated for long-term repair and replacement for the park), and contribute to operation of the state park system.  
Preferably, the cost of developing new park facilities will not be borne by taxpayers.  Rather, new facilities should be capable of generating sufficient income to capitalize themselves and cover operating expenditures.  Table 1 (reference Market and Financial Analysis prepared under separate cover) illustrates the results of this preferred scenario.  “Net Revenue After Debt Service” for all project components is projected to be approximately $997,463.  It is probable State Parks will not operate all of these facilities, consequently Parks will not receive the full amount of Net Revenue After Debt Service, however, for facilities operated by others, Parks will receive a positive revenue based upon ground leases or any number of negotiated contract arrangements.  
	Table 1

New Facilities Improvement Program Economic Performance Summary

	(2003 dollar values)
	
	
	
	
	
	
	

	Project Component
	Capital Improvement Cost
	Annual Gross Revenue
	Annual Operating Expenditures
	Annual Net Disposal Revenue
	Annual Operating Reserve (5%)
	Annual Cash Available for Debt Service
	Annual Debt Service
	Annual Net Revenue After Debt Service

	Sunset Beach Infrastructure Improvements
	$3,000,000
	$900,000
	$558,000
	$342,000
	$17,100
	$324,900
	$209,000
	$115,900

	Indoor Water Park
	$12,100,000
	$3,661,571
	$2,636,331
	$1,025,240
	$51,262
	$973,978
	$844,000
	$129,978

	Marine Activities Center
	$400,000
	$296,530
	$29,653
	$266,877
	$13,344
	$253,533
	$28,000
	$225,533

	New Beach (Group/Corporate Picnic)
	$4,800,000
	$264,500
	$105,800
	$158,700
	$7,935
	$150,765
	$334,000
	-$183,235

	Sunset Beach Boardwalk
	$1,700,000
	$2,592,000
	$1,607,040
	$984,960
	$49,248
	$935,712
	$118,000
	$817,712

	Athletic Complex
	$9,000,000
	$480,350
	$220,000
	$260,350
	$13,018
	$247,333
	$626,000
	-$378,668

	Urban Group RV Park
	$2,900,000
	$954,000
	$620,100
	$333,900
	$16,695
	$317,205
	$202,000
	$115,205

	Retreat/Conference Center
	$2,400,000
	$1,172,300
	$890,948
	$281,352
	$14,068
	$267,284
	$167,000
	$100,284

	Boat Launch Services Center
	$900,000
	$440,800
	$317,376
	$123,424
	$6,171
	$117,253
	$62,500
	$54,753

	Totals
	$37,200,000
	$10,762,051
	$6,985,248
	$3,776,803
	$188,840
	$3,587,963
	$2,590,500
	$997,463

	Source: Robert W. Droll, Landscape Architect, PS  and Landerman-Moore Associates

Note: Annual debt service amounts are based on 25-year tax exempt revenue bonds with an AA rating @ 4.8% interest.  Other financing methods may be used depending upon the individual project and/or partnership agreements with other public and private entities


Project component costs include, but are not limited to, demolition, utilities, sitework, buildings, equipment, habitat restoration, stormwater, design, project/construction administration, taxes, traffic mitigation, contingencies and related work presently anticipated.  

General Commercial East/West are not identified in table 1 because their respective revenue projections are unknown at this time.

Operating Expenditures 

“Operating expenditures” for each project component include some tasks that are currently undertaken by State Parks.  State Parks will probably continue those operations, however the cost of these maintenance tasks is accounted for in Operating Expenditures, rather than from Net Revenue.  For example, Operating Expenditures generated through Gross Revenues from Group/Corporate Picnic at New Beach will pay for the costs of turf, irrigation, sidewalk, parking, concessions, trash collection, restroom and all site maintenance costs as well as the costs of operating picnic shelters, organizing work tasks and all tasks associated with marketing and managing the assets of New Beach.  The objective is to design and program each Project Component to be a revenue center capable of paying for its own operations and maintenance, generating an operating reserve, service annual capitalization debt and produce a net revenue after debt service.

Net Revenue After Debt Service

“Net Revenue After Debt Service” represents net revenue to the operating entity.  Analysis of Table 1 indicates the Group/Corporate Picnic (New Beach) and Athletic Complex Project Components generate insufficient revenues to service annual debt.  If the State operates some or all of the project components, sufficient Net Revenue from other Project Components can be used to offset the costs for these project components.  State Parks will likely seek public/private and/or public/public partnerships to enter into agreements to capitalize, construct, operate and manage some project components.

	Table 2 – Net Revenue Example #1
	

	Project Component
	Net Revenue After Debt Service

	New Beach (No Debt Service)
	$150,765

	Urban Group RV Park (Includes Debt Service)
	$115,205

	Retreat/Conference Center (Includes Debt Service)
	$100,284

	Boat Launch Services Center (Includes Debt Service)
	$54,753

	Total
	$421,007


Two options to offset the net costs of developing and operating these two Project Components should be considered.  Traditional funding of capital recreation improvements should not be ruled out.  For example, if both of these Project Components did not have to service a capital debt then each should generate sufficient income to pay for their operational expenses.  Athletic Complexes-typically county/city recreation facilities-have historically been funded by state grants and matching funds, local funds, and a wide variety of funding means.  The type of improvements slated for New Beach are normally programmed and funded through legislative appropriations.  Both of these opportunities, when funded through these sources, have not been required to generate income to service a capital debt.  Recently however, more and more recreation providers throughout the United States are seeking to enhance revenue as a producing means to pay for the operational expenditures of recreational facilities.  Table 2-Net Revenue Example #1 illustrates the potential annual Net Revenue to the State if the State manages the four Project Components listed and if the New Beach improvements are funded by means that do not require debt service (legislative appropriations for example).  This example assumes the Athletic Complex and the remaining Project Components, are managed by others who would receive the Net Revenue after Debt Service.  These other Project Components would pay the State a ground lease, or ground lease plus a percentage of Gross Income or some other negotiated contract arrangement resulting a income for the State.

Another option to cover the cost of Project Components that are not self-sustaining is for State Parks to manage a number of Project Components whose sum of Net Revenue after Debt Service is positive.  For example, if Parks managed the Project Components shown in Table 3 and chose to service debt for the payment of the capital improvements for the listed Project Components, the potential Net Revenue to the State could be $87,000.  Table 2 and 3 are examples only; State Parks will examine many scenarios and policy decisions will be made to determine the appropriate mix.

Project Challenges

Traffic 

With any on-site development there is a potential for changing existing traffic volumes associated with the park uses.  A net increase of 3 or more day-use peak hour trips over current levels will require a traffic impact analysis and coordination with both the City of Issaquah and King County.  Typically, traffic is based upon trip generation for uses within the park.  Change of park land uses such as an Indoor Water Park or commercial use may require traffic mitigation for off-site intersections impacted by the project and will require frontage improvements along adjoining public roadways to the park.  The location of a project within the park will determine which government agency is the permitting agency.  Traffic mitigation fees can be required for both government agencies.  Preliminary estimates from both agencies indicate that full build-out of the Master Plan (excluding the Lakeshore Village) could require an estimated payment of  $550,000, plus possible construction of other off-site improvements relating to the project.  

Current traffic in the vicinity of the park ranges from level of service (LOS) B to LOS E, based on the draft City of Issaquah Transportation Plan (HDR Engineering, October, 2003).  Some intersections adjacent to Interstate 90 in the vicinity of Exit 17(Front Street) currently exhibit LOS F at the weekday PM peak hour (typically the hour of the day which experiences the greatest levels of congestion).  Depending on the timing and phasing of Project Components and future roadway improvements in the area, mitigation impact fees and associated costs will be tied to road projects listed on the King County Mitigation Program and could impact overall development costs of the park improvements.  As each project applies for a permit, mitigation fees will be developed at that time for impacted intersections.  Future planning will include a Traffic Impact Analysis to fully understand the number of Average Daily Trips (ADT) associated with each project component will be in addition to the park’s current ADT and to ascertain the type, location and cost of improvements required to compensate for the additional traffic.

Stormwater

Lake Sammamish State Park was developed at a time when the storm water requirements were substantially different than today’s regulations.  Presently, of all of the impervious surfaces in the park, only a small portion of the New Beach parking lot has storm water treatment and retention facilities and even those facilities would not comply with today’s standards.  State Parks understands Lake Sammamish is listed as a “Sensitive Lake” Treatment Area, which requires higher treatment levels.  State Parks is also cognizant of the annual blooms of toxic cyanobacteria and water quality issues in Lake Sammamish.  Through the development of these new facilities, it is the goal of State Parks to develop storm water facilities for new and existing impervious surfaces in compliance with the latest regulations.  All storm water plans will need to address direct oil and other pollutant removal, run-off retention to slow the rate of discharge to pre-development levels, and water treatment to improve discharge quality to near pre-development levels.  State Parks, throughout the design process, will seek ways to reduce impervious surfaces and will employ the latest in storm water treatment and retention to achieve full regulatory compliance.  State Parks understands the systems must demonstrate measurable performance and be maintainable.

Critical Areas

Wetlands are an important asset to Lake Sammamish State Park.  At this stage of planning, project components were configured to minimize wetland impacts.  Future planning efforts will include wetland delineation and functional analysis to fully understand how to avoid, minimize and/or mitigate wetland impacts.  

King County maps indicate the park is in a basic Level 1 Flow Control Zone.  The proposed Hans Jensen Retreat area is shown as a stormwater run-off landslide hazard area that also has special requirements.  In addition, Tibbetts and Issaquah Creeks are major drainage basin conveyance routes that handle most of the storm water from developed areas of the City of Issaquah.  

Portions of project components are within the floodplains of Issaquah, Tibbetts and Laughing Jacob’s Creeks.  A HEC/RAS Flood Plain Analysis may need to be conducted to ascertain a post-development condition, gain information to design site improvements to avoid flood conditions, and to determine the nature and extent of improvements necessary to minimize impacts.

Zoning

Two jurisdictions regulate land use and zoning in Lake Sammamish State Park.  The Hans Jensen Area, which is east of East Lake Sammamish Parkway, is within the city limits of Issaquah, whereas the remainder of the park is in unincorporated King County.  King County’s Comprehensive Plan designates the park as “Other Parks/Wilderness” and Issaquah designates the park as residential.  Issaquah has the Hans Jensen Area zoned R-1 and King County has the remainder of the Park zoned R-4.  Both residential zoning designations are inappropriate for Lake Sammamish State Park, resulting in nonconforming land uses for a number of existing facilities.  To implement the Draft Facilities Concept Plan, State Parks will be required to seek a zoning amendment and perhaps a Comprehensive Plan amendment in both Issaquah and King County.

Issaquah has expressed interest in annexing Lake Sammamish State Park.  State Parks should work with Issaquah and King County to examine and resolve annexation issues.  Through this effort, comprehensive plan and zoning amendments can be pursued to create a mosaic of zoning districts within the park or preferably create a Special Use Zone allowing concept plan recommended uses and excluding other types of land uses.  If annexation into Issaquah does not materialize, then a zoning amendment with King County will be required to accomplish plan goals.

Utilities

Public Water and Sewer, power and phone utilities are available on site.  Preliminary investigations indicate these utilities should have available capacity to accommodate Project Components.

Part 2 Planning/Schematic Design/Permitting

Part 2 Planning will commence with the collection of baseline environment and traffic data, delineation and functional assessment of wetlands, analysis of flood conditions, detailed design survey and geotechnical investigations.  Schematic designs of architectural improvements and site plans will be prepared in response to environmental and regulatory requirements.  Investigations to minimize impacts, reduce costs, restore habitat and to create a fun, safe and attractive Lake Sammamish State Park will be conducted.  Through the entire process State Parks will work with local governing agencies to attain a mutually beneficial state park.  Such an effort will culminate in documentation compliant with regulatory and environmental review and permitting requirements.

Development Phasing

Planning, designing, permitting and development of the Draft Facilities Concept Plan may occur over a 12 –20 year period and be pursued by the State, local interests, private developers, public/public partnerships, non-profit corporations, private/public partnerships or other interest groups.  Project development phasing is as follows:

Phase 1 Facilities Improvements (three to five year time frame)

1.
Sunset Beach Infrastructure /Basic Amenities Improvements

2.
Schematic Design/Permitting

Phase 2 Facilities Improvements (three to five year time frame)
1. Indoor Water Park

2. Sunset Beach Boardwalk

3. New Beach Improvements

4. Marine Activities Center

5. Habitat/Trails Improvements

Phase 3 Facilities Improvements (three to five year time frame)

1.
Athletic Complex 

2.
Retreat/ Conference Center

3.
Urban Group RV Park

Phase 4 Facilities Improvements (three to five year time frame)
1. Boat Launch Services Center 

2. Lakeside Village Feasibility Study

Your Opportunity to Comment

No doubt, some of what you’ve seen has either captured your imagination or perhaps even upset you.  Please be aware that what may seem like a great idea to you might seem entirely inappropriate to others.  The agency’s task is to get as much public input as possible and carefully weigh this to determine what the public truly wants and what also makes good sense for administration of the park.

There are several ways for you to give us your thoughts or to get more information.  You may direct written correspondence to Peter Herzog, the project’s principal planner, c/o Washington State Parks and Recreation Commission P.O. Box 42668 Olympia, WA 98504-2668; e-mail Peter.Herzog@Parks.Wa.Gov; or call him at (360) 902-8652.  You may also contact the agency’s Puget Sound Regional Resources Manager, Steve Hahn at (253) 288-2569.  Agency staff will schedule additional public workshops to gain input during future steps in the planning process.  If you would like to be notified of these meetings, contact us and we’ll put you on our park mailing list.  Workshops will generally be held in the Issaquah area and will be announced in local newspapers.

Next Steps and Final Decision Making

The Draft Facilities Concept Plan will be presented to the Washington State Parks and Recreation Commission, the agency’s seven-member policy board, for action at its scheduled December 4, 2003 meeting at the Rattlesnake Lake Interpretive Center, near North Bend.  Commission meetings are open to the public and comment on agenda items is always encouraged.  State Environmental Policy Act (SEPA) environmental review also forms an integral part of the planning process and as such, environmental documentation will be completed and made available for public comment. 

We hope you find this process interesting and that you choose to become an active participant.  This is your park!  With your help Lake Sammamish State Park will become a lasting legacy for our grandchildren and a treasure of which we can all be proud.
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Transmittal
November 1, 2003

Mr. Pete Herzog

Washington State Parks & Recreation Commission

7150 Clearwater Lane

PO Box 42650

Olympia,  WA  98504-2650

RE:
Part 1:  Market & Financial Analysis   -  ( Final  D R A F T )


Lake Sammamish State Park

Dear Mr. Herzog,

The Market & Financial Analysis of a Part 1- Facilities Development Program for Lake Sammamish State Park has been organized with departmental staff and public input and is presented for your consideration.

The analysis examines existing uses and economic performance of the park, its primary market/service area, a development menu and economic performance projections.

I/we look forward to a review and presentation of this work to the State Parks & Recreation Commission

Sincerely,

Norman J. Landerman-Moore

cc:   Robert W. Droll, Landscape Architect

Authorization
On August 8th 2003, the Washington State Parks & Recreation Commission issued a request for proposals to prepare the Lake Sammamish State Park Facilities Development Plan:  Part 1, Facilities Concept Plan Options.

The assignment was awarded to Robert W. Droll, LLC, Landscape Architect with Landerman-Moore Associates, Strategic Planning and others as sub consultants.  

The work was initialed on September 9th 2003 with the requirement that Part 1 be completed by November 1st 2003.  Upon approval of Part 1, the Washington State Parks & Recreation Commission will authorize Part 2, preparation of a Facilities Development Plan for Lake Sammamish State Park.  

Part 1 includes a Preliminary Market and Economic Performance Analysis incorporating site, financial/ market and development options related to enterprise or revenue generating activities.   The study is to be presented to the State Parks & Recreation Commission on December 4th 2003.

Introduction
The Washington State Parks & Recreation Commission operates Lake Sammamish State Park, a 512-acre property, situated at the south end of Lake Sammamish in King County.

The park has been in operation for 53 years providing outdoor recreation for swimming, boating, water-skiing, picnicking, fishing, bird-watching and other passive or day use leisure activities.  Lake Sammamish State Park also provides space for youth and adult soccer, baseball, food and beverage concessions, a youth group camp for overnight camping and is programmed for special events involving the boating community and other social interests.

Records indicate that over the past decade annual park attendance has remained relatively flat, fluctuating between 1.2 million to slightly over 1.4 million.  

Operating budgets indicate that expenditures exceed revenue by an average of 40% over the past three years (2000 to 2002).    However, the FY 2003 operating budget indicates that expenditures were $437,812 compared to $370,859 in revenue, a difference of <$66,953>, or about 18% more than revenue.  This reduction in operating deficit is due, primarily, to increased parking fees.  It should be noted that recent revenue reports indicate stronger than expected performance, which may further reduce the operating deficit by close of the 2003 calendar year.

In terms of per capita economic performance value, as a recreation venue, the property generates 26½¢ per person annual.  This indicates that a significantly undervalued public or enterprise recreation asset exists within an established and growing urban population with relatively high disposable incomes.

The Commission recognizes that since Lake Sammamish State Park is situated in a highly urbanized, economically stable environment, recreation diversity, demand and uses are influenced by a broad range of recreation interests of people living within a small geographic service area, estimated to be about 1.2 million.

While respecting the value of current recreation activities, constraints of wetlands, habitat and other environmental sensitivities, evident within the property, there is a need to examine facility and use enhancements that respond to market/ user interests and the diversity of leisure activities that could be made available to the public.   These may include existing facilities improvements and enterprise recreation development, implementation of public/ private partnerships and possibly commercial or non-recreation development options.

This document addresses Part 1 of a Market & Financial Analysis for concepts related to thematic enterprise recreation and commercial (non-recreation) development options.    The report responds to existing site uses, service area and market information and identifies a facilities development menu.   It also examines preliminary financial and economic performance projections, with the concept of establishing some degree of economic self-sufficiency and a State Urban Regional Park, an “enterprise park” at the Lake Sammamish State Park site.

LANDERMAN-MOORE ASSOCIATES

SECTION 1
Existing Site Use Profile
Lake Sammamish State Park is located at the south end of Lake Sammamish, adjacent to the I-90 corridor, bordering the City of Issaquah, and is approximately in the middle of King County, Washington.

The park is about 512 acres in size with 6,858 feet of waterfront and has, for the last 53 years, been a valued outdoor recreation resource to the residents of communities within King County, other surrounding jurisdictions and visitors to the Seattle, Tacoma and Bellevue metropolitan area.

1.1
Historical & Existing Use

The area, now known as Lake Sammamish State Park, was once the gathering place for several Native American tribes.    It was here that the tribes held their Potlatch, counseled together regarding tribal affairs, played games, gathered berries and hunted and fished for food stores for the winter season.  

During the late 19th and early 20th Centuries, the area was an important coal mining operation, supplying coal to Seattle by rail transport, and later became a dairy farm.   Between May of 1950 and August 1968, the area was acquired by the State of Washington.   In 1990, a DNR Trust Land acquisition was completed and thus, the present-day park has emerged for public recreation uses.

Currently, Lake Sammamish State Park offers a mix of outdoor recreation opportunities.  They include:

· League Sports (softball and soccer)

· Individual Sports

· Interpretive/ Passive Recreation

· Children’s Play

· Picnicking

· Swimming

· Fishing 

· Boating

· Youth Camping

The Park is predominantly a day-use facility with some overnight camping provided in a youth-group camp in the Hans Jensen area.

Access into the park is through three (3) portals known as ‘The Main Gate’, ‘Boat Launch Gate’ and ‘Soccer Field Gate’, which combines Costco fields and main soccer fields.   Attendance counts are taken by car count technology.   The data is converted to number of persons by multipliers of 3.0 and 3.5.  The following table indicates total attendance for a three-year period.

TABLE  1-1

Lake Sammamish State Park

Annual Visitors

(Main Gate, Boat Launch Gate, Soccer Field Gate)



GATE
2000
2001
2002


Main
731,721
720,387
675,237

Boat Launch
266,943
451,557
365,835

Soccer Field
297,900
(est.)
310,600
(est.)
308,805


1,296,564
(est.)
1,473,544
(est.)
1,349,877
SOURCE:
Lake Sammamish State Park, Car Counter Data
NOTE:
Car count data is multiplied by a factor of 3.0 persons per vehicle for the Main Gate, 3.0 for the Boat Launch Gate, and 3.5 for the Soccer Field Gate.   Estimates were used for the Soccer Field Gate for the years 2000 and 2001 due to the lack of car counter technology at that particular gate.  As of September 2003, the total visitors for the soccer fields was 233,447.

Over the past eight (8) years, total park attendance has remained relatively flat, varying between 1.2 million and approximately 1.5 million.  Attendance at the park, for each gate and/or recreational use, fluctuates seasonally.   Generally, peak use occurs during the five-month period of May through September.  During this period, 70% of total park attendance is realized.   Peak use for the Main Gate is June and July;  peak use for the Boat Launch is June, July and August;  peak use for the Soccer Field Gate, however, is during the Spring and early Fall months or up to October reflecting a double peak season.

Recreation data for day use/picnic activities provided by the Washington State Parks Commission for the period of 2000 through 2003, and data from the soccer leagues has been evaluated to provide an indicator of the primary service/ market area.  Also, information provided by Lake Sammamish State Park staff, concessionaires and the soccer field operator has been factored into an assessment of the most probable geographic area and related populations that make up the primary service/ market area.

These evaluations revealed that 92% of boat users come from the local area, 95% of soccer teams playing at the site come from Issaquah, and 86.8% of day use/ picnic reservations come from cities and towns within a 20 mile radius.  The balance comes from other communities, predominantly in Western Washington, and less that 1% comes from out-of-state.

The following table indicates user points of origin within a 5-mile, 10-mile, 15-mile, 20-mile and beyond the 20-mile radius of Lake Sammamish State Park.

TABLE  1-2
Lake Sammamish State Park

Day Use Facilities

Primary User Point-of-Origin
(0 to 20-mile radius)

2000 - 2003


CITY/
RADIUS MILE





POINT-OF-ORIGIN
DISTANCE
FREQUENCY
% TOTAL


Seattle 
10-mile
185
23.0%

Bellevue
5-mile
139
17.3%

Issaquah
5-mile
138
17.2%

Redmond
10-mile
91
11.3%

Lake Sammamish
5-mile
39
4.9%

Kirkland
10-mile
26
3.2%

Renton
10-mile
23
2.9%

Kent
15-mile
19
2.2%

Bothell
15-mile
15
1.9%

Auburn
20-mile
13
1.6%

North Bend
20-mile
11
1.3%

 
698
86.8%

SOURCE:
Washington State Parks Commission, Financial Services


Landerman-Moore Associates
NOTE:
79.8% of total users come from within a 10-mile radius of the site.  7% of users come from communities between a 10 and 20-mile radius.  Users who make up the additional 13.2% of total use come from 40 other cities outside the 20-mile radius.  Four (4) points-of-origin were from other states.  The following graphically represents user points-of-origin by distance traveled.  
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1.2
Recreation Demand & Needs
An expression of localized recreation needs is found in the August 2003, City of Issaquah, Parks, Recreation & Open Space Plan (draft).   The Issaquah Plan indicates that walking and trail use is the highest user interest.   It should be noted that Lake Sammamish State Park provides trail facilities to the public.  Some of the needs expressed as deficiencies in recreational facilities and programs are listed as follows:

· Baseball & Softball Fields
· Soccer Fields
· Open Play Areas

· 
Volleyball Courts

· Swim/ Aquatics

· Picnic/ Barbecue

(Please refer to the City of Issaquah, Parks Recreation and Open Space Plan, August 2003 draft)

Public recreation needs expressed as a continuing un-met demand, relative to existing use of Lake Sammamish State Park, fall into the following categories.

· Swim/ Aquatics

· Picnicking

· Boating & Water Sports

· League Sports

· 
Bird Watching

· Interpretation

· Youth Group Camping

· Special Events

NOTE:
The reader is referred to the Parks & Recreation Comprehensive Plans prepared by the cities listed in the service area definition (Table 1-2), the Interagency Committee for Outdoor Recreation, and King County for detailed descriptions of recreation demand, needs and deficiencies.
1.3
Current Economic & Financial
Operating revenue is generated by parking fees, leases, discretionary expenditures by users and a number of other sources identified by the Financial Services Division of Washington State Parks & Recreation Commission.

The FY 2003 budget indicates per capita revenue at 26½¢ per visitor.   To achieve economic self-sufficiency i.e., a “zero-based” budget, per capita revenue will need to be 32 cents.   At current attendance levels, there would be a need to generate an additional $77,000 in revenue, thus, eliminating operating deficiencies.  If, however, the economic objective is to achieve earnings sufficient to self- capitalize, a per capita rate of $1 or more would be needed.   

The following table summarizes annual operating revenue budgets for the fiscal years 2000 through 2003, as reported by the Financial Services Division of Washington State Parks & Recreation.   A budget detail for the same time period is found on the following page.

TABLE  1-3
Lake Sammamish State Park

Operating Budgets - SUMMARY

FY 2000 - 2003

BUDGET CATEGORY
2000
2001
2002
2003


	Operating Expenses:  
	$ 395,703.00
	$ 392,254.00
	$ 439,778.00
	$ 437,812.00


	Operating Revenues:  
	$ 251,660.91 
	$ 251,168.72 
	$ 229,175.24 
	$ 370,859.30 


	Fund Balance  
	<$144,042.09>
	<$141,085.28>
	<$210,602.76>
	<$66,952.70>


	% Deficiency 
	57%
	56%
	48%
	18%


SOURCE:
Washington Parks & Recreation Commission, Financial Services


Landerman-Moore Associates

NOTE:
Additional revenues reported for the balance of the 2003 operating year show a significant increase and may be sufficient to have further reduced the 18% operating deficit indicated above.

TABLE  1-4
Lake Sammamish State Park

Operating Revenue & Expense Budgets

FY 2000 - 2003

BUDGET CATEGORY
2000
2001
2002
2003


	Operating Expenses:  
	$ 395,703.00
	$ 392,254.00
	$ 439,778.00
	$ 437,812.00


	Operating Revenues:  
	
	
	
	

	Camping
	11,208.27 
	16,080.00 
	15,607.00 
	19,382.09 

	Day Use Reservations
	31,942.00 
	42,802.00 
	36,827.00 
	40,110.90 

	Off Season Passes
	30.00 
	90.00 
	60.00 
	60.00 

	Coin Operated Meters
	469.08 
	598.34 
	491.75 
	508.94 

	Concessions
	1,388.22 
	1,864.36 
	1,521.68 
	1,663.81 

	Easements, Road Permits, Damage Recovery
	 
	 
	1,500.00 
	0.00 

	Film Permits
	350.00 
	0.00 
	0.00 
	100.00 

	Credit Card Clearing
	60.00 
	(60.00)
	0.00 
	(8.80)

	Camping Refunds
	(750.00)
	(286.00)
	(792.00)
	(793.00)

	Daily Launch Site
	59,248.70 
	54,440.76 
	64,169.21 
	71,603.57 

	Annual Launch Site Permits
	2,740.00 
	2,532.00 
	2,730.00 
	480.00 

	Trailer Dump
	3,008.15 
	3,118.66 
	4,271.24 
	3,383.09 

	Utilities
	250.00 
	250.00 
	530.67 
	760.85 

	Reservation Fees
	 
	 
	91.00 
	140.00 

	Coupons/Discounts
	(512.00)
	(12.00)
	
	

	Special Recreational Event Permits
	660.00 
	3,557.00 
	3,445.00 
	8,487.60 

	Reservation Cancellation Fees
	24.00 
	0.00 
	4.00 
	4.00 

	Reservation Forfeited Site Fees
	
	
	140.00 
	4,060.00 

	Commercial Leases
	300.00 
	0.00 
	300.00 
	0.00 

	Resources Leases
	0.00 
	300.00 
	
	

	Vehicle Parking Permit - Daily
	 
	 
	0.00 
	96,791.50 

	Vehicle Parking Permit - Annual
	 
	 
	0.00 
	28,326.62 

	Parking Fees-Non Recreational Vehicles
	135,610.00 
	125,700.00 
	96,000.00 
	96,000.00 

	Commercial Recreation Use Fees
	542.00 
	64.00 
	10.00 
	208.00 

	General Donations
	67.00 
	25.00 
	1,917.00 
	0.00 

	Vending
	10.37 
	(10.37)
	50.00 
	100.00 

	Misc. Enterprise
	
	
	50.00 
	100.00 

	Coca-COLA Concessions
	0.00 
	155.78 
	169.12 
	318.39 

	Cash Over & Short
	(80.81)
	(71.47)
	132.57 
	(72.26)

	Miscellaneous Revenue
	5,000.00 
	0.00 
	0.00 
	350.00 


	Revenue Total  
	$ 251,660.91 
	$ 251,168.72 
	$ 229,175.24 
	$ 370,859.30 


	Fund Balance  
	<$144,042.09>
	<$141,085.28>
	<$210,602.76>
	<$66,952.70>


SOURCE:
Washington Parks & Recreation Commission, Financial Services
NOTE:
Since implementation of access fees, revenues have increased significantly.  Late 2003 revenue reports indicate that the park’s revenue performance is improving, resulting in further deficit reductions.  
SECTION 2   
Service Area & Market Profile
The most probable geographic market or service area includes the Sammamish and Issaquah Plateaus, portions of Seattle, Bellevue and several contiguous communities situated within a 20-mile radius of Lake Sammamish State Park.  A determination of the primary service/ market area has been made on the basis of user points-of-origin by frequency and percent of total day use reservations.  Data shows that 86.8% of users come from within a 20-mile radius, thus, 13.2% of total annual users come from beyond a 20-mile radius.   The geographic market area within the 20-mile radius has a resident population of 1,230,363, as of the 2000 US Census.

A major east-west transportation corridor serving Lake Sammamish State Park is US Interstate 90.   This east-west freeway system has a daily traffic volume of about 120,000 vehicles.   I-90 connects with the I-405 and I-5 freeways, a short distance to the west of the site, which has a significant influence on accessibility to the site.   Other state and county roadways include East and West Lake Sammamish Parkways, State Route 900 and other local surface streets.

2.1
Preliminary Market Data
The following is an overview of Lake Sammamish State Park visitors and the market/ service area for which the site functions as a recreational resource.

Annual Visitors:    

Lake Sammamish State Park

Annual Visitors

(Main Gate, Boat Launch Gate, Soccer Field Gate)



GATE
2000
2001
2002


Main
731,721
720,387
675,237

Boat Launch
266,943
451,557
365,835

Soccer Field
297,900
(est.)
310,600
(est.)
308,805


1,296,564
(est.)
1,473,544
(est.)
1,349,877
SOURCE:
Lake Sammamish State Park, Car Counter Data
NOTE:
Car count data is multiplied by a factor of 3.0 persons per vehicle for the Main Gate, 3.0 for the Boat Launch Gate, and 3.5 for the Soccer Field Gate.   Estimates were used for the Soccer Field Gate for the years 2000 and 2001 due to the lack of car counter technology at that particular gate.

Activity by User Point of Origin:    

· Day Use/ Picnic/ Interpretive
86.8%
(20 mi. radius)

· Boating & Fishing
92.0%
(20 mi. radius)

· Soccer/ Sports
95.0%
(10 mi. radius)

· Youth Camping
?

Primary Service Area Communities:    

Seattle

Bellevue

Issaquah

Redmond

Renton

Lake Sammamish

Kirkland

Kent

Inglewood-Finn Hill

Bothell

Auburn

North Bend

East Gate

Newcastle

Demographic Characteristics:    

· Total Service Area Population  
1,230,363

· Sex:

Male
49.8%

Female
50.2%

· Age:

0-19
25.0%

20-64
64.5%

65 +
10.5%

· Median Age:
35.7 years

· Race:

White
73.4%

Asian
12.5%

African American 
6.5%

Hispanic
5.5%

American Indian/ Alaskan
1.2%

Hawaiian & Pacific Islander
0.9%

· Household:
Family Households
59.1%

Average Household Size
2.39

Average Family Size
3.03

Social Characteristics:    

· Population Enrolled in School (all grades)
25.6%

· Education Attainment:

Less than 9th Grade
3.4%

High School Graduate
19.2%

College Graduate
34.1%

Graduate/ Professional
13.3%

· Language:

English
81.6%

Asian
9.6%

European
4.6%

Spanish
4.2%

Economic Characteristics:    

· In Labor Force (male and female)
70.1%

· Occupation:

Professional
43.4%

Sales/ Office
26.4%

Service
12.9%

Production, Transportation
10.1%

Construction
6.9%

Farming/ Fishing/ Forestry
0.3%

· Income:

Median Household
$ 59,657

Per Capita Personal
$ 34,125

At or Below Poverty Level
10.6%

Above $100,000 Annually
18.7%

TABLE  2-1
Lake Sammamish State Park

Service/ Market Area Population
(Year 2000 US Census)



JURISDICTION
TOTAL  POPULATION


Seattle
563,374

Bellevue 
109,569

Eastgate
4,558

East Renton Highlands
13,264

Inglewood – Finn Hill  
22,661

Issaquah
11,212

Newcastle
7,737

Redmond
45,256

Renton
50,052

Sammamish
34,104

Kirkland
45,054

Kent
79,524

Bothell
30,150

Auburn
40,314

North Bend
4,746

Unincorporated Areas
168,788

 1,230,363

SOURCE:
US Census Bureau, Census 2000


Landerman-Moore Associates
NOTE:
Potential users beyond the 20-mile radius include a population of about 500,000.  If site improvements and operations are sufficient to penetrate the added market area, the site would serve a 1.7± million population.

SECTION  3 
Enterprise Recreation & Commercial Development Opportunity Analysis
During the early 1990’s,  a nationwide study * of the perceptions of the American public regarding the benefits of park and recreation services was commissioned by NRPA and the National Recreation Foundation.  The study revealed that few individuals associate recreation and park services with economic benefits.

However, the same study revealed that 75% of the population, say that “local recreation and park services are worth $45.00 or more per member of household”.   The study concludes that recreation services are “overwhelmingly thought to be a worthwhile economic investment”;  this by a broad cross-section of the American public. 

A more recent study, authorized by the Washington State Parks & Recreation Commission and prepared by Dean Runyan Associates in June of 2002, identified the “Economic Impacts of Visitors to Washington State Parks”.   This study revealed that the direct economic impact of Washington State Parks was about $1.2 billion in the year 2000.   The study further reveals that the Average Daily Spending of Visitors (per capita) to Washington State Parks in the year 2000 was $29.80 for overnight in park, $69.40 for hotel/motel, $42.50 for campsite, $15.70 for day visitor and $9.80 for a “local day” user.

The reality of today’s fiscal limitations, in terms of public (tax-based) funding, coupled with an explosion of recreation diversity, interests and demand, have motivated public recreation service providers, especially in urban settings, to find new ways to capitalize facilities, fund O&M and expand recreation services.

*   The Benefits of Local Recreation and Park Services, June 30 1992
One course of action is user fees.   Viewed as an equitable approach to creating revenue, the “user pays doctrine” has been adopted by many federal, state, county, city and special district recreation service providers throughout the nation.   This has resulted in a reduction of operating deficits, but has done little to capitalize land acquisition, develop recreation facilities or improve maintenance.

Since the mid-1970’s, public recreation professionals began to experiment with the concepts of public/ private partnerships for recreation services on public land.   The principles involved center on the public’s role as landlord and/or co-producer of selected facilities and services.  The challenge is determining the appropriate development activities, operational guidelines and economic relationships that lead to agreements with private industry to build, operate, maintain and manage “enterprise recreation” facilities and services.

Additionally, public entities are examining non-recreation development programs which support public policy related to economic development, jobs creation, improved tax base and increased prosperity for a given geographic service area.   It has been found that all “enterprise  development” activities must be market-driven and predicated on business and economic performance principles, while serving a specific set of public purposes.

The following menu suggests enterprise recreation and other non-recreation or commercial revenue generating development activities to be considered for the Lake Sammamish State Park property.   This menu is conceptual but is organized on the basis of market and economic performance principles.
3.1
Enterprise Recreation/ Development Activities Menu

Several factors have been considered in organizing an enterprise recreation and non-recreation activities menu.  These include urban recreation diversity, market/business development options, existing recreation services, topography, property/area size, land use opportunities, environmental constraints, area needs, operational requirements and potential economic/ public benefit.

A.
ENTERPRISE  RECREATION:   Recreation attractions providing a menu of activities which are developed and operated under partnership agreements.  Depending on scope and operational characteristics of a particular project and agreements entered into by public and private parties, enterprise recreation may or may not require public funding or subsidies.
1.
Indoor Water Park:    (up to 3 acres)
A public or privately developed and operated aquatics ‘fun house’.
· Wave pool

· Giant slides

· Children’s ‘spurt’ pool

· High dive plunge pool

· Exercise and training pool

· Viewing platforms 

· Food and beverage concessions

· Equipment rental

2.
Athletic Complex:    (up to 30 acres)
A private/public partnership to develop and operate a multi-purpose athletic complex.
· Baseball

· Softball

· Volleyball

· Soccer  (including indoor soccer arena)
· Food and beverage concessions

· Merchandise and equipment rental and sales

3.
Marine Activities Center:    (up to 1 acre)
A multi-functional marine activities facility for rowing, sail, sculling and other non-motorized marine enthusiasts, crafts and sports activities.

· Boat house

· Sanitation station/ lockers

· Rental concession

· Floating dock

· Boat storage

· Minor fabrication, storage and services
4.
Boat Launch Services Center:    (up to ½ acre)
A facility that provides minor parts, repairs, services and concessions for the motorized boating community.

· Boat docks

· Marine parts and services facility

· Food, beverage and merchandise concession

5.
Retreat/ Conference Center:    (up to 5 acres)
A small (up to 100 delegates) retreat architecturally designed in the classic “craftsman lodge” character, facilitating small conferences, video conferencing, meetings, banquets, parties and other retreat activities.

· Main assembly/ dining room

· Meeting break-out rooms (4)

· Video conferencing

· Computer/ internet stations

· Full-service kitchen

· Lounge, reading and recreation room

· Ten cabins with four sleeping rooms each @ 2-person per room  

· Outdoor instruction areas

· Recreation facilities

· Parking

· Service area

6.
Urban Recreation Vehicle Park:    (up to 9 acres)
A 120-site RV group/ club campground facility designed for the group market participating in club activities, meetings and rendezvous in an urban area.

· 120 full service sites

· Clubhouse and merchandise

· Recreational amenities

7.
Group-Corporate Picnic Facility:    (up to 7 acres)
A group and corporate picnic facility with 12 shelters of various sizes with a design capacity of 1,750 visitors.
· 5 shelters serving 50 people each

· 3 shelters serving 100 people each

· 2 shelters serving 200 people each

· 2 shelters serving 400 people each
8.
Sunset Beach Boardwalk:    (overall size may vary)          
A special use facility that accommodates day use, special events, festivals and other activities, which require space, temporary structures and infrastructure.
· 30,000 sq.ft. boardwalk
· Boat docks

· Bathhouse/ restrooms

· Concession hook-ups

· Concession stands area
B.
NON-RECREATION  DEVELOPMENT:   Commercial development linked to thematic or special uses of the park, which is responsive to market demand and related to leisure activities. 
1.
Single or Multi-tenant, Net Lease Space:    (up to 40,000 sq.ft.)
A mix of uses, office, fabrication and warehousing properties managed by one master tenant or multi-tenants with business interests themed to the Park, within the Costco Field or Marine Activities Center.  May include:

· Outdoor recreation equipment

· Aquatics equipment

· Power boats and marine

· Rowing and kayaking equipment

· Swim and scuba

· Marine products fabrication

2.
Fitness Center:    (up to 2 acres)
A full service family fitness and health facility designed for all age groups, operated by private industry and located in commercially dedicated space as part of Costco Field. 

· Aerobics

· Body cycling 

· Boxing

· Cardio theater

· Wall climbing

· Fitness library

· Group classes

· Health foods and beverages

· Health screening

· Jazzercise

· Martial arts

· Matrix fitness

· Medicine ball

· Rowing

· Spa

· Treadmill

3.
Lakeshore Village:    (up to 6 acres)          
A thematic designed adaptation of a traditional “pleasure pier”, a family entertainment center, amusement, specialty retail and commercial recreation activities facility with architecturally themed structures.
This project is conceptual only and will require significant additional evaluations before a final implementation decision.
· Amusement, games and rides/ carousel

· Entertainment/ cultural performances/ storytelling

· Food and beverage concessions 

· Merchandise, novelties and crafts shops

· Virtual reality firing range concession

· Feature boardwalk

· Arts bazaar

· Special events

C.
NON-FACILITIES DEPENDENT ACTIVITIES:   Special events, festivals, exhibitions and other activities that utilize site facilities, infrastructure and amenities, but do not require permanent or specialized structures.   
1.
Holiday/ Seasonal Festivals:    (space requirement varies)
Activities produced by private entities or co-produced by the state and private parties which celebrate holidays or seasonal events.   Such activities are produced on flat areas, parking lots, on the water or mixed within other site amenities.

2.
Cultural & Arts Festivals:    (space requirement varies)
Activities and/ or events that celebrate and interpret fine arts, cultural arts, history and various ethnic cultures. 

Such festivals may be produced on flat space such as parking areas or turf areas, or mixed within other outdoor spaces.  Production of such events may also occur within and around large structures such as an indoor soccer arena.

3.
Exhibitions, Competitions & Demonstrations:    (space requirement varies)
Activities that extol or promote products, hobbies, outdoor recreation, sports, and other leisure activities.  Events may include automobile shows, outdoor recreation demonstrations, fly casting contests, sports equipment shows, model aircraft/ car exhibits, etc.

Such events may be produced on flat space or on the beach areas or mixed with other enterprise and commercial developments on the site.

Special events, festivals, exhibitions and similar activities are normally produced by private for-profit and non-profit organizations.  Such activities typically include an admission fee and offer amusements, food and beverage concessions, merchandise and other specialty items as part of their production program.  The Department may choose to produce or co-produce certain events related to holidays or seasonal celebrations.   A set of special event production guidelines will need to be established articulating size, character, quality, operating hours and pricing.

SECTION  4 
Preliminary Financial & Economic Performance Analysis
The following analysis examines prospective economic performance for the development activities identified in categories A, B and C of the development activities menu.    All projections are considered on the basis of per capita expenditure values, rental rates or lease values and draw from a primary market area population of 1,230,363.  Revenue projections are provided in 2003 dollar values for the Seattle SMSA consumer price index.

4.1
Enterprise Recreation Development
Recreation attractions providing a menu of activities which are developed and operated under partnership agreements.

Indoor Water P ark
The Indoor Water Park concept represents a water oriented fun house with attractions and programs for all age groups and aquatic interests.  When compared to other regional or community indoor swim facilities, emphasis is placed on fun and frolic and a much lesser emphasis on competition, training or exercise swim programs.  The reason is that a far greater number of people are interested in, and participate in, un-structured aquatic experiences than swimming teams or individuals with Olympic aspirations.

The 45,000 s.f. indoor facility would operate 365 days a year at about 12 hours a day, marketing itself in the Seattle, Tacoma and Bellevue urban areas.              The following participation projection from within the primary market includes populations within a 20-mile radius.    Comparable analysis of an Oregon facility, and other US water park facilities, indicate similar penetration rates.   The penetration rate reflects total visitors where one person may visit the facility more than once during an operating year.

TABLE  4 - 1
Indoor Water Park

Attendance Origins & Participation Rates
(assumes 1,230,363 primary market population)



DISTANCE
 % PENETRATION
ANNUAL PATRONS


0-5 miles
3.5%
43,063

5-10 miles
6.0%
73,822

10-15 miles
8.0%
98,429

15-20 miles
6.5%
79,974

 
24.0%
295,288

SOURCE:
Landerman-Moore Associates
The average annual per capita revenue includes admissions, food & beverage sales, merchandise sales, games, and equipment rental.    The following table provides a breakdown of per capita revenue rates by expenditure category and projected total annual gross revenue.

TABLE  4 - 2
Indoor Water Park

Per Capita Revenue Rates


CATEGORY
RATE


General Admissions Average
$
8.60

Food & Beverage
$
1.85

Merchandise
$
0.45

Games
$
0.50

Equipment Rental
$
1.00
Average Per Capita Revenue
$
12.40
SOURCE:
Landerman-Moore Associates


World Waterpark Association
The following table is a projection of economic performance in terms of annual gross revenues for the indoor water park.    A total annual attendance of 295,288 is used as the basis for projecting gross revenues by the respective per capita rates for each revenue source identified.
TABLE  4 - 3
Indoor Water Park
Economic Performance Projection
(based on 295,288 annual attendance)


PER CAPITA
GROSS 



ACTIVITY
 RATE
REVENUE 


	General Admissions
	$ 8.60
	$   2,539,476  

	Food & Beverage
	$ 1.85  
	$      546,283     

	Merchandise
	$ 0.45  
	$      132,880 

	Games
	$ 0.50  
	$      147,644     

	Equipment Rental
	$ 1.00  
	$      295,288     


Total Projection
$ 12.40
$
3,661,571  
 
  
 

SOURCE:

Landerman-Moore Associates


World Waterpark Association

NOTE:
This project may be developed and operated by private industry, the State, a non-profit entity or a special district.  The State should examine the possibility of entering into a lease agreement with a private party of form a partnership with another public or private entity for development of the Indoor Water Park.
Athletic Complex
The current level of service, and facilities available for league sports, as reported in Comprehensive Parks & Recreation Plans prepared by communities throughout the market area, is deficient.

The use of parks, schools, churches and un-structured fields for league sports activities is at a maximum.  Over use, deficient maintenance capacity and a severe lack of capital funding contribute to deterioration of physical resources and impede league sports participation by youth and adults in a growing urban population.

The dominant league or sports activities, in terms of interest, participation and un-met demand are soccer, baseball, softball, basketball and volleyball.  Attracting league and tournament play within these sports activities to a athletic complex is not foreseen as a challenge.   The challenge will occur in designing a multi-purpose athletic complex that is operationally and economically efficient.  And, a facility of sufficient size given space limitations evident at Lake Sammamish State Park.

Revenues generated through players involved in league sports include league fees, concessions, parking, miscellaneous product sales and equipment rental.  The player per capita value projected is $1.20.   The per capita value for spectators attending league sports games or events is projected at 55¢.   The player and spectator participation rates for per capita value of each sport previously listed is indicated in the following tables.

League sports participation is based on statistical data and analysis provided through the National Sporting goods Association,  the US Statistical Abstract, for the Pacific Northwest Region, and analysis provided by the 2002 Entertainment, Cultural & Leisure Market Research Handbook, by Richard K. Miller & Associates, Inc. Net league sports player and spectator participation at the Lake Sammamish State Park site considers the availability and use of existing sports facilities located throughout primary market/ service area.   For each player, 2.6 spectators are counted as an average annual ratio!

TABLE  4 - 4
Athletic Complex
Annual Participation
(based on 1,230,363 market population)


SPORT
%  
 PLAYER

CATEGORY
 PARTICIPATION
PARTICIPANTS
SPECTATORS
TOTAL


Baseball 
9.8%
46,754
74,806
121,560

Basketball
5.5%
25,838
 41,341
67,179

Soccer
24.8%
78,743
 226,957
305,700

Softball
7.3%
34,450
 55,120
89,570

Volleyball
3.8%
18,455
 29,528
47,983


204,240
427,752
631,992

SOURCE:
Landerman-Moore Associates
TABLE  4 - 5
Athletic Complex
Player Per Capita Revenue Values
(based on $1.20 per capita rate @ 2003 dollar values)



SPORT
PLAYER
PER CAPITA




CATEGORY
 PARTICIPANTS
VALUE


Baseball 
46,754
$
56,105

Basketball
25,838
$
31,006

Soccer
78,743
$
94,492

Softball
34,450
$
41,340

Volleyball
18,455
$
22,146


204,240
$
245,089
SOURCE:
Landerman-Moore Associates
TABLE  4 - 6
Athletic Complex
Spectator Per Capita Revenue Values
(based on 55¢ per capita rate @ 2003 dollar values)



SPORT
SPECTATOR
PER CAPITA




CATEGORY
 PARTICIPANTS
VALUE


Baseball 
74,806
$
41,143

Basketball
41,341
$
22,738

Soccer
226,957
$
124,826

Softball
55,120
$
30,316

Volleyball
29,528
$
16,240

Totals
427,752
$
235,263
SOURCE:
Landerman-Moore Associates
The combined player and spectator annual per capita revenue value is projected at $480,352.   It is highly probable that a public/ private partnership will be organized whereby the private entities will participate in capital costs and operating revenues.   

Marine Activities Center
The Marine Activities Center draws its participants from the non-motorized boating community including clubs and individuals.  The facility is conceived to be multi-purpose serving those interested in rowing, kayaking, canoeing, sailing, sculling and other non-motorized (paddle or sail powered) boating activities. 

For the team or individual rowing enthusiast, who is viewed as a dominant user of the Marine Activities Center, there are two general classifications – Juniors and Masters.  Juniors are typically individuals between the ages of 13 and 18, while Masters are individuals from age 19 to 75.   The development of a Marine Activities Center, as a multi-purpose facility, will significantly enhance participation and visitor populations. The following table is a projection of annual participation (visitors) to the Marine Center by user category.

TABLE  4 - 7
Marine Activities Center
Annual Participation by User Category
(assumes 1,230,363 market population)



 
  %
ANNUAL




CATEGORY
 PARTICIPANTS
USERS


Rowing 
0.002%
3,000

Kayaking
0.003%
3,700

Canoeing
0.005%
6,150

Sailing
0.001%
1,500

Spectators
0.020%
25,830

Total
40,180
SOURCE:
Landerman-Moore Associates
NOTE:
Does not include spectators and non-motorized boating enthusiasts who do not participate in a particular event.

Marine Activities Center per capita revenues are based on use fees, club fees, marine equipment rental, food and beverage and special events.   

The following is a projection of per capita expenditure values associated with these revenue categories.

TABLE  4 - 8
Marine Activities Center

Per Capita Expenditure Values

(assumes 40,180 annual visitors)


PER CAPITA
 



CATEGORY
 RATE
REVENUE 


	Use Fees
	$ 1.80         
	$    72,324  

	Marine Equipment Rental
	$ 1.10  
	$    44,198 

	Food & Beverage Sales
	$ 0.90  
	$    36,162     

	Merchandise Sales
	$ 0.78  
	$    31,340     

	Special Events
	$ 2.80  
	$   112,504     


Total  
$ 7.38 
$
296,528  
 
  
 

SOURCE:

Landerman-Moore Associates

The following is a current Rowing Club Budget as provided by the owners and is for general information purposes only.   The Rowing Club reports that they serve about 300 people annually.

TABLE  4 - 9
Rowing Center Budget

Year  2003

REVENUE  SOURCE
AMOUNT


Storage   ( $25.00/ boat/ month )
$
2,580

Membership Fees
$
20,000

Class Fees
$
176,500

Private Lessons
$
2,000

Merchandise Sales
$
25,000

Total
$
226,080

SOURCE:
Rowing Club


Landerman-Moore Associates
Boat Launch Services Center 
The Boat Launch Services Center is conceived to improve services for the motorized boating community by providing parts and minor repair services, merchandise and food and beverage concessions convenience items throughout the operating year.

The projected annual visitors entering or passing through the Boat Launch area is 380,000.  Of this total, the Park staff estimates that about 70% or 266,000 visitors are directly involved in motorized boating.   The number of boats launched at the facility is projected to average about 36,000 annually.   The following is a projection of per capita expenditure values for the revenue categories identified as convenience services to motorized boating users.

TABLE  4 - 10
Boat Launch Services Center

Per Capita Expenditure Values

(assumes 380,000 annual visitors)


REVENUE
PER CAPITA
 TOTAL



CATEGORY
 RATE
REVENUE 


	Parts & Services


	$ 0.32     
	$   121,600            

	Merchandise


	$ 0.55  
	$   209,000 

	Food & Beverage  


	$ 0.46  
	$   174,800     


Totals:   
 $ 1.33
$ 
440,800  
 
  
 

SOURCE:

Landerman-Moore Associates

Retreat/ Conference Center    

The Retreat/ Conference Center serves a market niche for small meetings, symposiums and conferences requiring tele/ video and web conferencing capabilities as well as traditional meeting space for up to 100 delegates.

Considering a sampling of other area retreats, and the unique location this Retreat & Conference Center project will occupy, it is projected to operate at 72.5% occupancy generating 264 operating days and averaging 13,200 delegates annually.  The room rates are designated for double occupancy.   Thus, there is an assumption of 6,850 room rentals annually.  The averaged number of delegates per day of use or operating day is 50 persons.   

The following is a projection of annual gross revenue generated by this project.  

TABLE  4 - 11
Retreat/ Conference Center 

Projected Annual Revenue

( based on 13,200 delegates annual )


REVENUE  SOURCE
 RATE
AMOUNT


	Room Rental  (double occupancy)


	$ 56/night         
	$     383,600  

	Meeting Space Rental


	$ 1,300/day     
	$     343,200            

	Food & Beverage


	$28.50/per capita
	$     376,200 

	Communications


	$1.90/per capita
	$       25,080     

	Minor Dept. Operations


	$2.06/per capita
	$       27,192     

	Rentals & Other


	$1.29/per capita
	$       17,028     


Total  
 $ 
1,172,300  
 
  
 

SOURCE:

Landerman-Moore Associates

Urban Recreational Vehicle Park    

A group/ club campground facility, this project is conceived to respond to a market niche pertaining to RV groups and clubs seeking camping and rendezvous opportunities in an urban area.   Corporate RV clubs, manufacturer clubs, church clubs, association clubs and numerous others make up a significant portion of the RV market.    Groups and clubs may utilize an on-site clubhouse or the indoor soccer arena for meetings and special events.  The RV Park also serves traveling clubs who wish to gather in the Seattle region, hold rendezvous and experience tourist attractions, as well as serve those needing overnight RV camping facilities for sports tournaments or special events.

The Group/Club RV Park is projected to operate at 68.5% occupancy generating 30,000 site/night rentals annually.  The site rental rate is $28.00 per RV.  Additional revenues are generated from food, beverage and merchandise sales, service fees and miscellaneous charges.  The amount of additional revenue is projected to be $3.80 per site/night rental.

The following is a projection of gross revenues for this project.

TABLE  4 - 12
Urban Recreation Vehicle Park

Group/Club Facility

Projection of annual Revenues

(based on 120 sites @ 68.5% occupancy)

REVENUE  CATEGORY
AMOUNT


Site Rental   ( 30,000 @ $28.00/night )
$
840,000

Misc. Charges, Fees & Revenue    ( 30,000 @ $3.80 )
$
114,000

Total Gross Revenue
$
954,000

SOURCE:
Landerman-Moore Associates
Group/Corporate Picnic Facility 
Enhancement of the group and corporate picnic facilities is an integral part of the recreation improvement concepts.  The physical improvements envisioned will increase available space and the number of smaller group, corporate and family gatherings within the operating year.    At present there are three (3) group picnic shelters, which utilize about 6.0 acres, described as follows:

· Rotunda Shelter  
(1 Ac.)   
Capacity:  100 people
· Creek Shelter  
(1 Ac.)   
Capacity:  200 people
· Kitchen Shelter  
(3.5 Ac.)   
Capacity:  400 people
The current charges for group picnic facilities are:

· Rotunda Shelter  
$ 100.00/ day


· Creek Shelter  
$ 200.00/day


· Kitchen Shelter  
$ 400.00/day

The 2002 reservation records indicate that the three (3) existing shelters were rented a total of 256 times, primarily from May through October.   The following indicates current annual rental frequencies and probable number of persons at the present level of design capacity.

·  Rotunda Shelter  
105 times @ 100 persons =
10,500 visitors
 

· Creek Shelter  
74 times @ 200 persons =
14,800 visitors
 

· Kitchen Shelter  
77 times @ 400 persons =
30,800 visitors
 

Totals  
256 times    
56,100 visitors
 

The planned improvements for group and corporate picnic activities would focus on increasing facilities serving smaller groups (up to 50 people) and enhancing larger group picnic shelters.  The following identifies the net square feet and occupancy for each group/corporate picnic shelter facility category.

TABLE  4 - 13
Group/ Corporate Picnic Shelters
Facilities Program


NUMBER
 SPACE 
PER  UNIT 
TOTAL
NET


OF  SHELTERS
 PER  UNIT
CAPACITY
CAPACITY
AREA


5  
3,500 S.F.
@
50 ea.
250
17,500 S.F.

3  
8,000 S.F.
@
100 ea.
300
24,000 S.F.

2  
15,000 S.F.
@
200 ea.
400
30,000 S.F.

2  
35,000 S.F.
@
400 ea.
800
70,000 S.F.

12 Shelters
141,500 S.F.


( 3.25 Net Acres)
SOURCE:
Landerman-Moore Associates
NOTE:
If all shelters were occupied at the same time, the total number of people would be 1,750.  This would generate a parking demand for about 460 vehicles.

The proposed rental rate schedule for the improved Group/Corporate Picnic Facility is based on a $2.00 per capita value.   The following applies:

TABLE  4 - 14
Group/Corporate Picnic Facility

Facility Rent Schedule


FACILITY  SIZE
RENTAL  RATE


Size ‘A’  -  
50 person capacity
$ 100.00/day

Size ‘B’  -  
100 person capacity
$ 200.00/day

Size ‘C’  -  
200 person capacity
$ 400.00/day

Size ‘D’  -  
400 person capacity
$ 800.00/day

SOURCE:
Landerman-Moore Associates
The following table indicates frequency of use, rental rates and total annual revenues for the Group/Corporate Picnic Facility.   Use frequency for the smallest shelter, up to 50-person capacity, is estimated to be 65 times per year.  Large shelters will increase in use at a moderate rate depending on marketing and operational practices.

TABLE  4 - 15
Lake Sammamish State Park

Group/ Corporate Picnic Facility
Annual Revenue Projection


SHELTER
 TOTAL  ANNUAL
RENTAL 
 


FACILITY
 USE  FREQUENCY
RATE
TOTAL


Size ‘A’
(5 shelters)
325
$ 100.00
$
32,500
 
 

Size ‘B’
(3 shelters)
300
$ 200.00
$
60,000
 
 

Size ‘C’
(2 shelters)
150
$ 400.00
$
60,000
 
 

Size ‘D’
(2 shelters)
140
$ 800.00
$
112,000
 
 

Totals
915
$
264,500

SOURCE:
Landerman-Moore Associates
4.2
Non-Recreation   Development:   

Commercial development linked to thematic uses of the park in terms of leisure activities and based on service area/ market demand. 
Facilities improvement concepts discussed in the “Non-Recreation Development” category relate to the use of leisure time and expenditure of an individuals leisure budget for a variety of interests.   Such interests include entertainment, amusements, games, dance, dining out, exercise, specialty retail purchases and numerous other so-called non-traditional or commercial recreation activities.   The projects or physical improvements, operations and maintenance requirements are typically carried out by private entities on the basis of a lease.

For the Lake Sammamish State Park market/service area (population estimated at 1,230,363), the US Department of Commerce census data and Washington State, Department of Finance, demographic reports indicate that of the current annual per capita disposable income, estimated at $26,855, about 5% or $1,336 is spent on non-traditional recreation and commercial leisure activities.  Assuming a market area annual per capita expenditure rate of $1,336 for leisure activities, the total annual value of this market is approximately $1.64 billion.   

Siphonage of discretionary dollars spent on non-traditional recreation activity by populations throughout the primary market/ service area is considered highly probable.  This is due, in part, to the unique qualities of Lake Sammamish State Park, its location and accessibility, and opportunities for waterborne as well as land-based recreation.     

Single or Multi-tenant, Net Lease Space    

This improvement concept includes office, minor fabrication, storage, and product(s) display facilities to be integrated with other commercial development such as Marine Activities Center and/or commercial area.  Lease rates for this activity will vary significantly depending on size, location, facility finish quality and function.

It is projected that approximately 40,000 square feet of space be designated for single or multi-tenant use.  The lease rate need to arrive at a gross value is based on current square footage rates averaged for the type of space considered in this facilities development category.

The Economic Development Council of Seattle & King County reports that the  current average asking lease rates for Class ‘A’ office space on the eastside, including the Issaquah area, is about $22.70 per square foot annual.   The pricing for a lesser class of office space, envisioned for the site would be about $19.50 per square foot annual.   Thus, the gross revenue from 40,000 s.f. of office space integrated with other venues would generate about $780,000 annual at 100% occupancy.  The current vacancy rate for the area is about 20%.  Therefore, an adjusted gross is estimated on an 80% occupancy rate, which yields a gross lease value of $624,000 annual.
Fitness Center     

Unlike club or membership facilities, this project focuses on families, youth, adults and seniors pursuing traditional health, exercise and fitness activity but also includes therapeutic recreation, senior activities, after school recreation programs and community events and other social, cultural and recreation programs.

The Fitness Center (also serving as an urban regional recreation center) borrows from the best elements of a Health & Fitness Club, a Community Recreation Center, Boys & Girls Clubs, athletics, individual sports, senior activities and other indoor health and fitness programs that are available to the public on a user fee basis and do not require memberships or initiation fees.

The facility should be designed to sustain a capacity of 600 “workout” or users per day on a 7-day a week, 365-day operating calendar.  Thus, the annual averaged user count is projected to be 219,000.   The following table identifies per capita rates for the various use categories associated with this facility.   Additional revenues, not evaluated, may be generated through special programs, events and uses not defined in this preliminary analysis.

TABLE  4 - 16
Fitness Center
Annual Revenue Projections
( based on 219,000 annual visitors )


USE
 
  PER CAPITA

CATEGORY
USERS
%
RATE
TOTAL


Fitness Workouts
146,730
(67%)
$ 3.30
$
484,209 

Exercise Classes
32,850
(15%)
$ 1.30
$ 
42,705

Therapeutic Recreation
 6,570
(3%)
$ 0.58
$
3,811

Children’s Health
 4,380
(2%)
$ 0.45
$
1,971

Seniors Programs
 4,380
(2%)
$ 0.45
$
2,102

Youth Activities
24,090
(11%)
$ 1.56
$
37,580

Totals
219,000
(100%)
$
572,378

SOURCE:
Landerman-Moore Associates
NOTE:
Health and fitness workouts, all mechanical and non-mechanical body fitness and weight control programs.  Youth activities may include individual and group sports, dance, crafts and other activities.
4.3
Lakeshore Village  
Lakeshore Village is conceived as a 120,000 s.f. to 210,000 s.f. thematically designed mixed use development.   This venue is dependent upon the leisure, entertainment and specialty retail markets.  The primary market area population for this venue is 1,230,363.   However, this property will likely have high attraction value to populations living within a 1-hour drive zone and tourist market.   The Lakeshore Village annual market penetration rate is estimated to average 28% of the total market population.  Revenue projections are on a per capita expenditure rate basis by the respective activities identified in the Lakeshore Village development concept.
The following table indicates a probable economic performance identified by five major consumer activities associated with Lakeshore Village.   This projection assumes a 1,230,363 market population and customer of visitor participation in four or more of the activities listed.   Average annual market penetration rates and the average annual visits are indicated below.

TABLE  4 - 17
Lakeshore Village
Economic Performance Projection
(assumes consumer participation/ expenditures in 4 or more activities)


 %  MARKET
 ANNUAL
PER CAPITA
GROSS 



ACTIVITY
PENETRATION 
VISITS
RATE
REVENUE 


	1. Amusement, Games, Rides/Carousel:
	47%
	578,271
	$ 3.60
	$ 2,081,776

	2. Entertainment, Cultural, Storytelling:
	15%
	184,554
	$ 1.80
	$    332,197

	3. Food & Beverage Concessions:
	38%
	467,538
	$ 2.85
	$ 1,332,483

	4. Merchandise, Novelties/ Crafts:
	22%
	270,680
	$ 3.40
	$    920,312

	5. Arts & Crafts Bazaar/ Special Events:
	18%
	221,465
	$ 2.10
	$    465,077


Total Projections
140%
373,225
$13.75
$  5,131,845

Annual Averages:
28%
344,502
$13.75
$  4,736,903
NOTE:
Customer participation and expenditures for the purchase of goods, products or services in the five activities listed is projected to yield an annual averaged per capita expenditure rate of $13.75.  If a 6.5% lease were to be established, the State may realize approximately $308,000 annual.  
SOURCE:
Washington State Department of Finance


US Census Bureau, Statistical Abstract: 2002


Landerman-Moore Associates
4.4
Non-Facilities Dependent Activities  
Special events, festivals, exhibitions and other activities that utilize site facilities, infrastructure and amenities, but do not require permanent or specialized structures.   
The number and type of non-facilities dependent activities produced at Lake Sammamish State Park will vary with the interests and capacity of event producers.   It is conceivable that a growing demand for festivals, exhibitions, competitions and demonstrations, i.e. “special events”, and sites to produce them will have an influence on events production at the site.  

In terms of economic performance, it should be remembered that not all special events are organized as profit schemes.   Many events serve a public purpose, social or community benefit or are organized to facilitate financial assistance for various service organizations.  Such activities cannot be viewed as “revenue producing”.  Rather, they serve a public service purpose.

Visitor per capita spending at revenue producing special events is generated by admissions, parking, food and beverage concessions, merchandise, and spending on other specialty items.  The amount of money typically spent by a special event visitor ranges from $12 to $42 and is on average $27.

The International Association of Fairs & Expositions and Amusement Business 2002 reports for per capita expenditures at fairs, festivals and special events indicate the following. 

· Parking 
$
0.54

· Admissions
$
3.78
· Amusements & Games
$
1.62
· Food & Beverage
$
5.67
· Merchandise
$
11.34

· Specialty Products
$
4.05
Actual per capita expenditures will vary significantly depending upon production quality, purpose and content of the special event.

The following figure indicates visitor spending patterns at special events.
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SOURCE:   
International Association of Fairs & Expositions


Landerman-Moore Associates
It is projected that approximately eight (8) major special events averaging 12,000 visitors per event could be produced within the Sunset Beach Boardwalk area annually.   This would generate about 96,000 visitors.  Using the $27 per capita expenditure rate discussed above, the total projected annual gross revenue from special events and festivals would be $2,592,000.  

4.5
Economic Performance Assessment
The facilities improvement concepts described previously have been listed in the following series of tables with their respective revenues, expenditures, capitalization, projected net disposable revenue and net revenue after debt service.  

TABLE  4-18

Lake Sammamish State Park

Phase I:   Infrastructure

Estimated Project Proforma 

(Assumes 25-Year Tax Exempt AA Revenue Bonds @ 4.8%)


FUNCTION
STABILIZED YEAR
 

	Gross Revenues  (180,000 cars @ $5.00 per capita)
	$
	900,000

	Operating Expenditures  (62% of gross)
	$
	558,000 

	Net Operating Income
	$
	342,000 

	Less: Operating Reserve (5%)
	$
	17,100

	Project Capitalization
	$
	3,000,000 

	Cash Available for Debt Service
	$
	324,900

	Annual Debt Service
	$
	209,000 

	Net Income After Debt Service
	$
	115,900


SOURCE:
Landerman-Moore Associates
TABLE  4-19
Lake Sammamish State Park

Phase II:   Indoor Water Park

Estimated Project Proforma 

(Assumes 25-Year Tax Exempt AA Revenue Bonds @ 4.8%)


FUNCTION
STABILIZED YEAR
 

	Gross Revenues   ($12.40 per capita)
	$
	3,661,571

	Operating Expenditures  (72% of gross)
	$
	2,636,331

	Net Operating Income
	$
	1,025,240 

	Less: Operating Reserve (5%)
	$
	51,262 

	Project Capitalization
	$
	12,100,000 

	Cash Available for Debt Service
	$
	973,978 

	Annual Debt Service
	$
	844,000 

	Net Income After Debt Service
	$
	129,978


SOURCE:
Landerman-Moore Associates
TABLE  4-20
Lake Sammamish State Park

Phase II:   Sunset Beach Boardwalk

Estimated Project Proforma 

(Assumes 25-Year Tax Exempt AA Revenue Bonds @ 4.8%)


FUNCTION
STABILIZED YEAR
 

	Gross Revenues  (96K visitors @ $27.00 per capita)
	$
	2,592,000

	Operating Expenditures  (40% of gross)
	$
	1,036,800 

	Net Operating Income
	$
	1,555,200 

	Less: Operating Reserve (5%)
	$
	77,760 

	Project Capitalization
	$
	1,700,000 

	Cash Available for Debt Service
	$
	1,477,440 

	Annual Debt Service
	$
	118,000 

	Net Income After Debt Service
	$
	1,359,440 


SOURCE:
Landerman-Moore Associates
TABLE  4-21
Lake Sammamish State Park

Phase II:   Group Picnic Shelters

Estimated Project Proforma 

(Assumes 25-Year Tax Exempt AA Revenue Bonds @ 4.8%)


FUNCTION
STABILIZED YEAR
 

	Gross Revenues   (per rental rates)
	$
	264,500

	Operating Expenditures  (40% of gross)
	$
	105,800 

	Net Operating Income
	$
	158,700 

	Less: Operating Reserve (5%)
	$
	7,935 

	Project Capitalization
	$
	4,800,000 

	Cash Available for Debt Service
	$
	150,765 

	Annual Debt Service
	$
	334,000 

	Net Income After Debt Service
	$
	<183,235> 


SOURCE:
Landerman-Moore Associates
TABLE  4-22
Lake Sammamish State Park

Phase II:   Marine Activities Center

Estimated Project Proforma 

(Assumes 25-Year Tax Exempt AA Revenue Bonds @ 4.8%)


FUNCTION
STABILIZED YEAR
 

	Gross Revenues   ($7.38 per capita rate)
	$
	296,528

	Operating Expenditures  (10% of gross)
	$
	29,653 

	Net Operating Income
	$
	266,875 

	Less: Operating Reserve (5%)
	$
	13,344 

	Project Capitalization
	$
	400,000 

	Cash Available for Debt Service
	$
	253,531 

	Annual Debt Service
	$
	28,000 

	Net Income After Debt Service
	$
	225,531 


SOURCE:
Landerman-Moore Associates
TABLE  4-23
Lake Sammamish State Park

Phase III:   Athletic Complex

Estimated Project Proforma 

(Assumes 25-Year Tax Exempt AA Revenue Bonds @ 4.8%)


FUNCTION
STABILIZED YEAR
 

	Gross Revenues   ($1.20 per capita)
	$
	480,352

	Operating Expenditures   
	$
	220,000 

	Net Operating Income
	$
	260,352 

	Less: Operating Reserve (5%)
	$
	13,018 

	Project Capitalization
	$
	9,000,000 

	Cash Available for Debt Service
	$
	247,334 

	Annual Debt Service
	$
	626,000 

	Net Income After Debt Service
	$
	<378,666> 


SOURCE:
Landerman-Moore Associates
NOTE:  Economic performance of this project is dependent on capitalization and operating agreements with other public and/or private partners.
TABLE  4-24
Lake Sammamish State Park

Phase III:   Retreat/Conference Center

Estimated Project Proforma 

(Assumes 25-Year Tax Exempt AA Revenue Bonds @ 4.8%)


FUNCTION
STABILIZED YEAR
 

	Gross Revenues   (per rental rates)
	$
	1,172,300

	Operating Expenditures  (76% of gross)
	$
	890,948 

	Net Operating Income
	$
	281,352 

	Less: Operating Reserve (5%)
	$
	14,068 

	Project Capitalization
	$
	2,400,000 

	Cash Available for Debt Service
	$
	267,284 

	Annual Debt Service
	$
	167,000 

	Net Income After Debt Service
	$
	100,284 


SOURCE:
Landerman-Moore Associates
TABLE  4-25
Lake Sammamish State Park

Phase III:   RV Park

Estimated Project Proforma 

(Assumes 25-Year Tax Exempt AA Revenue Bonds @ 4.8%)


FUNCTION
STABILIZED YEAR
 

	Gross Revenues   (per rental rates)
	$
	954,000

	Operating Expenditures  (65% of gross)
	$
	620,100 

	Net Operating Income
	$
	333,900 

	Less: Operating Reserve (5%)
	$
	16,695 

	Project Capitalization
	$
	2,900,000 

	Cash Available for Debt Service
	$
	317,205 

	Annual Debt Service
	$
	202,000 

	Net Income After Debt Service
	$
	115,205 


SOURCE:
Landerman-Moore Associates
TABLE  4-26
Lake Sammamish State Park

Phase IV:   Boat Launch Services Center

Estimated Project Proforma 

(Assumes 25-Year Tax Exempt AA Revenue Bonds @ 4.8%)


FUNCTION
STABILIZED YEAR
 

	Gross Revenues   ($1.33 per capita)
	$
	440,800

	Operating Expenditures  (72% of gross)
	$
	317,376

	Net Operating Income
	$
	123,424

	Less: Operating Reserve (5%)
	$
	6,171 

	Project Capitalization
	$
	900,000 

	Cash Available for Debt Service
	$
	117,253 

	Annual Debt Service
	$
	62,000 

	Net Income After Debt Service
	$
	55,253 


SOURCE:
Landerman-Moore Associates
TABLE  4- 27

Lake Sammamish State Park

New Facilities improvement Program

Economic Performance Summary

 (2003 dollar values)

	
	PROJECT COMPONENT
	CAPITAL COST

(MILLIONS)
	GROSS REVENUE
	OPERATING EXPENDITURES
	NET DISPOSAL REVENUE
	LESS OPERATING RESERVE (5%)
	CASH AVAILABLE FOR DEBT SERVICE
	ANNUAL DEBT SERVICE
	NET REVENUE AFTER DEBT SERVICE

	1
	Phase 1 Infrastructure Improvements
	$3.0
	$900,000
	$558,000
	$342,000
	$17,100
	$324,900
	$209,000
	$115,900

	2
	Indoor Water Park
	$12.1
	$3,661,571
	$2,636,331
	$1,025,240
	$51,262
	$973,978
	$844,000
	$129,978

	3
	Marine Activities Center
	$0.4
	$296,530
	$29,653
	$266,877
	$13,344
	$253,533
	$28,000
	$225,533

	4
	Group/Corporate Picnic
	$4.8
	$264,500
	$105,800
	$158,700
	$7,935
	$150,765
	$334,000
	-$183,235

	5
	Sunset Beach Boardwalk
	$1.7
	$2,592,000
	$1,036,800
	$1,555,200
	$77,760
	$1,477,440
	$118,000
	$1,359,440

	6
	Athletic Complex  
	$9.0
	$480,350
	$220,000 
	$260,352
	$13,018
	$247,334
	$626,000
	-$378,666

	7
	Urban Group RV Park
	$2.9
	$954,000
	$620,100
	$333,900
	$16,695
	$317,205
	$202,000
	$115,205

	8
	Retreat/Conference Center
	$2.4
	$1,172,300
	$890,948
	$281,352
	$14,068
	$267,284
	$167,000
	$100,284

	9
	Boat Launch Services Center
	$0.9
	$440,800
	$317,376
	$123,424
	$6,171
	$117,253
	$62,500
	$54,753

	
	Projected Totals:
	$37.20 
	$10,762,051 
	$6,415,008 
	$4,347,045 
	$217,353 
	$4,129,692 
	$2,590,500 
	$1,539,192 


SOURCE:   Robert W. Droll, PS, Landscape Architect


Landerman-Moore Associates

NOTE:   
Annual debt service amounts are based on 25-year tax exempt revenue bonds with an AA rating @ 4.8% interest.   Other financing methods may be used depending upon the individual project and /or partnership agreements with other public and private entities.

4.6
Facilities Improvement Program Phasing
Projects determined appropriate and feasible should be developed in a series of two to four year phases which may require up to a 20-year time frame from start of pre-development activity.

Pre-development activities include schematic design, value engineering, final economic and financial analysis, funding, development/lease or operating agreements, environmental studies, permitting, re-zoning and infrastructure engineering/design.   These preparatory activities, may require up to two (2) years to complete.  Once completed, a development phasing program can be implemented.  The following indicates projects organized by phase and capital cost.  

TABLE  4 - 28
Lake Sammamish State Park
Phase I Initial Facilities Improvements
( two to four year time frame )


PROJECT
CAPITAL COST 
 
 

1.
Infrastructure & Site Improvements
$
3,000,000

 

Total 
$
3,000,000

NOTE:  
The total annual debt service for Phase I is based on tax exempt revenue bonds with an AA rating @ 4.8% interest and is $209,000.   Net revenue after debt service is projected to be $115,900 in a stabilized operating year.
TABLE  4 - 29
Lake Sammamish State Park
Phase II Facilities Improvements

( two to four year time frame )
 

PROJECT
CAPITAL COST 
 
 

1.
Indoor Water Park
$
12,100,000

2.
Marine Activities Center
 $
400,000
  
3.
Group/Corporate Picnic
 $
4,800,000

4.
Sunset Beach Boardwalk  
$
1,7000,000

Totals
 $
19,000,000

NOTE:  
The total annual debt service for Phase II is based on tax exempt revenue bonds with an AA rating @ 4.8% interest and is $1,324,000.   Net revenue after debt service is projected to be $1,531,716 in a stabilized operating year.
TABLE  4 - 30
Lake Sammamish State Park
Phase III Facilities Improvements

( two to four year time frame )
 

PROJECT
CAPITAL COST 
 
 

1.
Athletic Complex * 
 $
9,000,000


2.
Urban Group RV Park
 $
2,900,000

3.
Retreat/ Conference Center
 $
2,400,000

Totals
 $
14,300,000

*  
Economic performance of the Athletic Complex is dependent on capitalization and operating agreements with other public and /or private partners.
NOTE:  
The total annual debt service for Phase III is based on tax exempt revenue bonds with an AA rating @ 4.8% interest and is $995,000.   Net revenue after debt service is projected to be <$163,177> in a stabilized operating year.  This deficit is attributed to the Athletic Complex project.
TABLE  4 - 31
Lake Sammamish State Park
Phase IV Facilities Improvements
( two to four year time frame )


PROJECT
CAPITAL COST 
 
 

1.
Boat Launch Services Center
$
900,000

Totals
 $
900,000
NOTE:  
The total annual debt service for Phase IV is based on tax exempt revenue bonds with an AA rating @ 4.8% interest and is $62,500.   Net revenue after debt service is projected to be $54,753 in a stabilized operating year.
All calculations and economic performance projections identified in this document are subject to data provided by the Washington State Department of Parks & Recreation and other sources.   Revisions may result from further data research, analysis and administrative or policy decisions by the Washington State Parks & Recreation Commission.

*  *  *  *  *  *  *

Figure 1 - Lake Sammamish State Park Land Classification and Long Term Boundary, Approved December 13, 2001








Figure 2: Draft Facilities Concept Plan
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