
Building 2 Charrette 

January 26, 2013 

Hosted by:   Magnuson Park Advisory Committee  

Panelists:  John Koppe, Koppe Wagoner Architects  

Deb Twersky, 4Culture 

Meredith Wirsching,  Clark Design Group 

Eugenia Woo, Historic Seattle 

Parks staff: Kevin Bergsrud, Isabel Hamilton 

Q&A Summary following building tour: 

What is your first impression of this building/project potential? 

John: Big building, lots of money. There are two ways to engage a developer; a private 

developer, or a Public Development Authority (PDA). My example of University Place 

was an instance where the city hired a private developer who would then sell or lease 

the property back to the City upon completion. They tended to drive decisions in ways 

that were not in the best interest of good urban design, and repeatedly developers 

backed out when it ceased to make sense to them. At least in the economic 

environment we were working in, it was not an entirely successful approach. A PDA with 

a clear mission statement, and development expertise on staff would retain more 

control of the project vision. Money will drive it. This is probably a $20 million project. 

There could be bonds. Also talk to the National Development Association.  

Meredith: Would probably be a private developer like with Arena Sports in Building 27. They are 

able to use historic tax credits which are an important part of the financing piece, equal 

to about 20% of the development costs. Building 27 was simple compared to 2. Building 

2 has Unreinforced Masonry (URM), which is a big part of the building and the cost. 

John: You could put smaller spaces inside the larger spaces. All that glass – you can’t keep that 

and meet energy code.  

Deb: The cost seems overwhelming. To ask for funding, there needs to be a use driving it. 

Maybe Parks could convey the property to a PDA to facilitate because this will require so 

many partners and have shared uses - it will need to be coordinated. This is tricky, but 

not impossible. 

John: Any developer investing that much money will want control.  

 

 



Does the estimated $20 million to renovate the building include the haz mat remediation? 

Meredith: No, but the Navy is taking care of some of that (Building is closed indefinitely while Navy 

remediates). There is other hazardous material in the building that will need to be 

addressed when the building is renovated (asbestos, lead paint, etc)… 

How competitive are the dollars available from 4Culture? 

Deb: The biggest funder for capital projects in Washington is the state’s Building for the 
Arts program, which have around $10 - $12 million for capital projects in arts and 
heritage categories every two years. $1 mill is usually the largest award but groups can 
come back again. There are also state legislative earmarks possible through working 
over a period of time with a legislator. 4Culture, as the county’s provider, has annual 
programs but only awards up to around $100,000. This will need someone directing the 
cobbling together of partners. That’s the only way stuff like this happens, when public 
benefit is an important part. 

 
What are current ongoing costs of maintaining Building 2 the way it is? How much money does the 

Parks Department need to have the building generate for maintenance? 

Isabel:   Do not know, will find out. Answer forthcoming from Parks. 

What about utilities to the building? 

Kevin: Good news, there is money to upgrade the Park’s WWII era electrical and utilities to 

Building 2 will be there, just needs to be connected. 

What about parking requirements? 

 That could be an issue.  Arena Sports fills its lots on the weekends. Parking is one thing 

that makes storage an appealing option for building use because it doesn’t create a 

problem in that regard. 

Can you put solar panels on these hangars and generate some money? 

 Yes. 

Could Hangar 2 be mothballed or demolished? 

Meredith: It is a contributing building and you’d be hard pressed to make a successful case for 

demolition unless the building was shown to be completely structurally unsound. Yes, it 

could be mothballed, but the same costs apply when it comes out of mothball status. 

Seismic, fire sprinklers, ADA plus a ton of improvements need to be made.  

What about demolishing the building? 

Meredith: That has high costs of its own. 



John: Mothballing also costs money. What budget does  Parks have for mothballing the 

building? 

Kevin: No Parks budget, but the building envelope needs to be protected. We’re looking at 

repairing the roof in one section (NW part) – that alone is $1.2 million, comprising about 

15% of the roof area. There is a high cost to mothball. 

Meredith: Vandalism is still a concern. It’s much better to have the building in use than mothballed 

in that regard. 

John: Need to deal with moisture inside. 

Could a group develop just one part of the building? 

Meredith: You’d trigger upgrades to the whole building per DPD. 

John: How many buildings is this really? 2? 5? 

Meredith: Any connection between the 2 would have to be fire safety rated. 

John:  Could use some short-term leases to get some revenue, like storage, until a better use is 

found. 

If Parks fixes the entire roof or mothballs, where does the money come from? 

Meredith: You.  (Seattle tax payers) 

Can interior be gutted? Seattle Public Schools has $10 mill slated to build a new school at Thornton 

Creek. They could spend that money here instead if it were possible to have a school.  

Deb: We are hearing from a lot of youth groups needing arts/cultural/educational space. 
Seattle Youth Symphony, Broadway Bound youth theater and other youth arts programs 
are all in need of space. These groups recognize that parents like Magnuson Park 
because of all the organizations on campus, they can pick up and drop off, it’s 
considered safe. That would trigger a lot of codes, with the kids and parking issues.  

 
Coalition? What does a PDA do? How do we form one? 

Eugenia: You can create a new PDA just for this building, or the district. Or you can use an existing 

PDA if your missions are aligned. The unreinforced masonry is an issue being addressed 

by the city right now -  I’m on the committee. The city needs to address its URM – 

hospitals, fire stations, they are on the priority list. Lower urgency buildings will take a 

lower priority on the list.  

 Also, the time frame is problematic. Lots of different issues need addressing at different 

times which can’t always take place in the order they should. 



Julianna: MPAC has had preliminary meetings with Councilmember Sally Bagshaw and the 

attorney, Gerry Johnson, who has managed the legal side of most of Seattle’s PDAs, 

including the aquarium, the zoo, the market, etc.  

Aaron: Does DPD have more leeway because of the historic status? Codes relaxed? 

Meredith: We designed a renovation in Pioneer Square that dealt with URM in 2003 and DPD was 

more flexible than they are now. But they will still show some flexibility around energy 

code– historic properties may not have to fully comply. There are NO life/safety 

exemptions, however. 

What did Arena Sports do? 

Meredith: Only the health club portion is fully conditioned. We just had to do the roof on the rest. 

Where we had to condition, we insulated the exterior walls and put second windows 

inside the originals. 

This analysis I have in hand shows this is actually 2 buildings. Using the $20 - $40 million estimate, 

would that then mean it could be broken into two? Say $15 million x 2 as a development cost? Some 

of us want the big hangar as arts space, rotating exhibits, a museum. This space we’re meeting in is 

heated and if it was a school, they could use the north hangar as their gym.  

John: One fun idea would be to have the UW School of Architecture do a studio on this. 

(Secretary’s note: this idea was very well received) 

What kind of use can you have in an unheated space? 

Deb: We’ve had people wanting a velodrome. Other ideas have included an equestrian 

center, indoor cycling center. A rock climbing gym, which would be the largest in the 

world. A pool, but a pool is heated and nobody’s figured out how to do that in an 

unheated space.  (Secretary’s note: at the end of the meeting, several people brought 

up another development option, Hydroponics. This could enable an indoor urban farm 

growing a variety of crops.) 

Kevin: The Department of Parks and Recreation (DPR) hears that there are enough indoor 

athletic facilities and leans toward supporting more arts/cultural uses within the park. 

Luke from NW Crafts Alliance says maybe Magnuson buildings don’t have to be built out to the full 

extent if not doing so helps keep the spaces affordable, because when space is 

affordable, groups have more money for the temporarily needed things like heat and 

restrooms.  

Parking – if this is event space, and Building 30 has events too, how will the park and neighborhood deal 

with 1,000+ additional parking space needs? The Arena Sports lot fills on the weekends. 

(Secretary’s note: duly noted was the almost always empty west lot of Arena Sports.) 



John: How is the Park’s relationship with the neighborhoods, like View Ridge? They are an 

important part of the equation. 

Julianna: MPAC is always looking for ways to engage more frequently and effectively with the 

neighborhoods and thinks that the relationship is pretty good and always improving. 

Is there a rule of thumb for financing in development like there is for regular people, like the old “Up 

to 30% of one’s income should be spent on housing costs” etc.? 

John:  Not really.  

Isabel: We had to have a very good fiscal plan showing how the money would be paid back 

before the financing was approved for Building 30.  

Aaron: Well, we are out of time. Are there any last thoughts from our panelists? 

Eugenia: No matter how anyone decides to move forward, it should be known the roof is a 

paramount first step to any progress. The city must keep it from getting worse because 

that just makes any work more expensive.  

Julianna: This has been a great discussion. Is it OK if I keep this group connected via emails given 

on the sign-up sheet? 

Affirmative. 

Meredith: It makes more sense to have people using the building, not mothballing. I think the PDA 

idea has promise. 

Deb: I am willing to facilitate the coming together and meetings with the 

youth/culture/education groups. 

John: Thanks everyone, this has been an exciting discussion. 

 

  

 

 

 

 

 

 


