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City of £ 2 4t
Bellevue 723255 MEMORANDUM
ING
DATE: 10 June 2008
TO: Parks & Community Services Board Members
FROM: Brian Krause , Project Manager - Parks & Community Services

Glenn Kost, Planning & Development Manager — Parks & Comm Services
SUBJECT: Bellevue Youth Theatre Expansion - Pre-Architectural Feasibility Study

At your meeting on June 10, we will update the Park Board on the status of the BYT
Site Feasibility Study, report findings and present a building location recommendation
for approval consideration. James McClain, Bellevue Youth Theatre Program Manager,
and Shelley Brittingham, Assistant Director, will provide background on the history of
the program — where it started, what it has grown to, and how the proposed construction
of a new theatre at Crossroads Community Park will address current and future needs.

ACTION REQUESTED: Endorse Bellevue Youth Theatre Expansion on the northeast
side of Crossroads Community Center

BACKGROUND:

Staff last briefed the park board with basic plans for expanding the youth theatre at
Ivanhoe. Theatre expansion objectives at Ivanhoe were to improve storage,
rehearsal/class rooms, green room, work shop, and outdoor spaces. The Bellevue
Youth Theatre board recommended comfortable pursuing an expansion option that at
the time was estimated to cost approximately $2.0 m, with roughly half of the project
costs going to code related upgrades.

Since the last update, Becker Architects was selected by a competitive process to
develop architectural plans for theatre renovations at Ivanhoe. The initial phase of the
architectural process was to analyze the lvanhoe structural and mechanical systems,
and determine how 2006 changes to the International Building Code (IBC) would impact
the theatre expansion project. The study revealed that remodeling existing lvanhoe
structures would trigger code upgrades significantly more extensive than anticipated at
the project outset. The 2006 code update combined with construction cost escalation,
raised the expansion estimate to roughly $3 - $3.5 m.

Costs associated with remodeling Ivanhoe facilities and the City’s inability to come to an
agreement with Bellevue School District (BSD) over storage related issues prompted
staff to take a step back and consider other expansion alternatives. Staff considered -
other city owned sites, properties for sale, and lease opportunities; 26 properties in total.
Staff reviewed the sites and directed Becker Architects to further study options at
lvanhoe, Crossroads Community Park and in the Bel-Red Corridor. Becker Architects
study analyzed three options for the Ivanhoe site, five options at Crossroads Community
Park, and one option in the Bel-Red Corridor.
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RECOMMENDATION:

The Becker study recommends, and staff concurs, locating the theatre on the northeast
side of Crossroads Community Center as depicted in Options B4 and B5. (See attached
- diagrams). The location shown in Options B4/B5 would be the most effective theatre
expansion alternative because certain cost savings, site supervision, and operational
advantages are realized. The Crossroads Community Center schemes B3, B4,and B5
are approximately 10,000 square foot structures whereas, the standalone theatre
schemes A3, B1, and B2, are roughly 15,000-16,000 square feet. If the theatre is
located adjacent to the existing community center, the relationship will allow for shared
use of program space, effectively reducing the building footprint of the proposed theatre
by approximately 5,000 - 6,000 square feet as compared to building a standalone
facility. The reduced theatre footprint will save an estimated $2.2 - $2.9 million in
construction costs.

A key element necessary for the success of a new theatre facility at Crossroads
Community Center is retaining and utilizing the existing Ivanhoe theatre. The Becker
Architects study identified several code related items that should be addressed if long-
term use of the facility is desired. Repair items the Becker Architects report identified
are maintenance related and not considered remodeling therefore, should not trigger
the costly full code upgrade requirement. By locating the main theatre performance
operation at the Crossroads Community Center site, and retaining Ilvanhoe to serve the
theatre needs, the program will more than double in building square footage, expanding
from approximately 8,000 square feet of existing space to a combined total of
approximately 18,000 square feet. Doubling the available square footage will effectively
double theatre program capacity, which allows for theatre program growth.

The youth theatre program began at the Crossroads Community Center in 1990.
Locating the theatre facility at Crossroads Community Center will also return the
program back to the original home location.

The recommended theatre location is shown on the attached Schemes B4 and B5.
Schemes B4 and B5 are conceptually shown to depict how the theatre could be
expanded on the northeast side of the community center. Theatre styles, round versus
square, will be explored further in the next architectural phase of the project.

FEASIBILITY STUDY

The Becker Architects Site Feasibility Study examined three theatre expansion options
for the Ivanhoe site, five location options for Crossroads Community Park and one
option for locating the theatre in the Bel-Red Corridor. A code and structural analysis
was completed as part of this study to assess the viability of making improvements to
the existing theatre structure at lvanhoe. Also included in the study is a parking demand
analysis for the Ivanhoe and Crossroads locations. The following summarizes the
options studied in the Becker Architects study:
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. Ivanhoe Site (3 options: A1, A2, A3)

o A1 -Versions 1 and 2 remodel under the existing roof line

o A2 - Partial Teardown — demolish former LRC and rebuild to suit theatre use
o A3 - Full Teardown — demolish and replace existing building with new
. Crossroads Community Park Site (5 options: B1, B2, B3, B4, B5)

o B1 — North location near golf course

o B2 - Plateau location southeast of Community Center

o B3 - Adjacent to Crossroads Community Center

o B4 - Round theatre connected to Crossroads Community Center

o B5 - Square theatre connected to Crossroads Community Center

. Bel-Red Corridor Lease Option

. Parking demand study for Ivanhoe and Crossroads Sites

Ilvanhoe Site — See attached Schemes A1, A2 and A3

Conditions common to all schemes:

o All three options displace the Bellevue School District (BSD) storage area (2,000
SF) and utilize the space for theatre expansion. This study does not suggest
solutions for relocating or compensating for BSD storage.

o This study assumes BSD will eventually remove the two portable classrooms
currently used by the theatre.

o Existing buildings will need to be improved to present International Building Code
(IBC) standards.

o Existing utilities are adequate for proposed additions, renovations, new buildings,
except a new fire sprinkler line will need to be run to any existing or new
buildings.

o In all three options, noise generated from outdoor spaces may pose a problem
with the adjacent neighborhood.

Crossroads Community Park Sites — See attached Schemes B1, B2, B3, B4

and B5

Conditions common to all schemes:

o All options propose a new Theatre building.

o Existing utilities at all sites appear adequate for a new building.

o All options include a sloped grass area adjacent to the building for outdoor
theatre performances or movies. Noise generated from outdoor spaces may
pose a problem with the adjacent neighborhood.

Bel-Red Corridor Site — See attached Bel-Red Lease Study for Bellevue Youth

Theatre

o A representative site was studied in the Arts/Cultural District, as shown on the
Preliminary Preferred Alternative Master Plan for the Bel-Red Corridor, that
would accommodate theatre needs. Analysis of the Bel-Red option revealed a
highly competitive lease market in the target area which at this time the City is
not prepared to engage. A summary of findings is shown on the attached
diagram for the Bel-Red Lease Study for Bellevue Youth Theatre.
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PROS AND CONS

lvanhoe Site

Pros:

o Familiarity with Theatre at existing site.

o A1 and A2 are least expensive schemes because they remodel or rebuild the
least amount of square footage as compared to other alternatives.

Cons:

o Existing buildings have to be brought up to present IBC standards.

o Disruption of Bellevue Youth Theatre program while renovation, addition or new
buildings occur on site. Program likely displaced for one year.

o City doesn’t own site. BSD owns site.

o Approximately 50% of Schemes A1 and A2 will not be remodeled and are 40
years old.

Crossroads Community Park Sites

Pros:

o New Theatre building allows for more efficient program layout and state of the art
energy efficiency. :

o Continued use of lvanhoe Theatre allows program to double in size/capacity.

o Only one week downtime for Bellevue Youth Theatre program for moving
purposes. _

o Crossroad Community Center options share existing Community Center spaces
allowing a smaller theatre expansion footprint.

o Certain building management and supervision efficiencies can be achieved
locating the theatre in close proximity to the existing community center

Cons:

o Higher cost for new construction versus partial renovation Schemes A1 and A2.

If you have any questions or comments, please contact Brian Krause at 425.452.6992,
email bjkrause@bellevuewa.gov.
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