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VII. STANDING COMMITTEES  
 
 
B. Finance and Asset Management Committee 
 
 
 Housing Master Plan and North Campus Housing Phase IV(a) Project 
 Update  
 

 
 INFORMATION ITEM 
 
 Seattle Campus Housing Mater Plan update and North Campus Housing 
 Phase IV(a) project update  
 
 
 ANTICIPATED FUTURE ACTIONS 
 
 January 2016, request approval: 

 Project Site; 
 Project Budget;  
 Use of Internal Lending Program financing; and  
 Building Names 

 
 OVERVIEW 
 
 Comprehensive project overview and financial information is provided in 
 the attachments. 
 
 Attachments 

1. Capital Project North Campus Housing Phase IV(a) 
2. Project Background 
3. Site Plan 
4. Building Names  
5. Financial/Credit Analysis 
6. Base Case Proforma 
7. Stress Tests 



UNIVERSITY  of   WASHINGTON
Capital Planning & Development

Approved Preliminary Site Selection Final Site Selection - see attached
Approved Architect Selection - Kieran Timberlake Project Budget - $240,000,000
Delegated Award of Architect Contract Financing - Maximum ILP  $238,000,000
Approved Preconstruction Budget - $4 million Donor Naming Opportunities - NA
Authorized GC/CM Delivery Method Building Naming - see attached
Delegated Award of GC/CM contract

Proposed Budget Proposed Funding
Construction Costs 168,620,000$           70% ILP Debt Funds 237,375,515$           92%
FF&E 15,908,000$             7% Donor Funding -$                                0%
Other Costs 29,140,000$             12% Equity Contribution 19,600,000$             8%
Contingency 12,028,000$             5% State Funds -$                                0%
Escalation 14,304,000$             6% Other -$                                0%
Total Project Cost 240,000,000$          100% Total Funds 256,975,515$          100%
Interest During Construction 15,325,437$             Annual Debt Service @ 30 years $14,859,000
Financing Cost 1,650,078$                
Total Use of Funds 256,975,515$          Source HFS Revenues

All costs escalated to 2017
Stanford Benchmark of West Coast University Housing previous 5 years, including UW projects  ($413 GSF and $144,000 / bed)
Maple and Terry Halls ($330 GSF and $122,000 / bed)
Lander Hall ($381 GSF and $142,000 / bed)

Current Targets Current Targets

Gross SF 575,000 575,000 Construction Cost / GSF 293$                          $300
Project Cost / GSF 417$                          $413
Cost per bed 133,333$                   $144,000

Pre‐Design Design Construction Occupy.

Jan‐14 Feb‐15 Feb‐16 Jul‐18 Sep‐18

Benchmarks

Metrics & Indicators

Schedule 

Regent Actions

Financials

Provide safe, affordable, quality housing for its student, encouraging on-campus residency.  Residential on-campus housing should 
provide a community where young scholars are immersed in a carefully structured living and learning environment with the 
opportunities to mature and be successful in their education pursuits. 

Phase IV(a) includes the demolition of McCarty Hall with 622 beds and the construction of three student-residential buildings with 1,800 
beds.  The residential units are proposed as a combination of studios (1%), double rooms with private baths (1%), double rooms with 
community baths (15%), triple rooms with private baths (8%), quad rooms with private baths (9%), and double rooms with private baths 
(66%).  The residence halls will include a new residential dining center, region service desk, learning resource center targeted at aiding 
students' academic success and a fitness center.  

Description

Objective

Capital Project 
North Campus Housing Phase IV(a)

Stage 1 Actions: 
October 2014

Stage 2
Actions: 
January 2016
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Project Background 
Housing and Dining Master Plan 
• A ten-year plan that began in 2009 
• Plan will add 3,000 new on-campus beds and replace all of the 1950 and 1960 

residence halls with required substantial redevelopment 
• Both new and existing housing has a diversity of rental options for a wide range of rents 
• Replacement was chosen over renovation, because it has been proven to be 25-30 

percent less expensive 
• Four phases 

‒ Phases I to III added the majority of new beds and focused on West Campus; 
complete in August 2015.  Each phase was completed on time and under 
budget, saving $20 million. 

‒ Phase IV has two sub-phases (IV(a) and IV(b)) focused  on North Campus 
housing. 

‒ Phase IV(a) includes the demolition of McCarty Hall and the construction of three 
new buildings at a cost of $240 million, and IV(b), a future phase, includes the 
demolition of Haggett Hall and the construction of two new buildings at a cost of 
$140 million. 

‒ At the completion of Phase IV, McMahon Hall may be converted for academic use, 
remodeled for continued use as a student residence, or demolished, making the site 
available for future use.  McMahan Hall will be studied in detail to identify the 
appropriate options considering strategic needs and available resources. 

 
Student Demand, Construction Cost and Rental Rates 
• For the 2015 academic year, the demand for on-campus housing exceeded the 

supply by 31 percent, with 10,037 applications for 7,673 UW beds. 
- The autumn quarter 2015 on-campus occupancy rate was 112 percent of 

as-built capacity, with the excess of residents largely housed in double 
rooms transformed into triples. 

- High student satisfaction, shown in feedback and post-occupancy surveys 
for the new facilities on West Campus, continues to drive high demand. 

• UW housing rates continue to be in the lowest third in the Pac-12, and single-student 
apartment rates are $50–150 per person per month lower than the Seattle market. 
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Site Plan 

Site 
• The project site encompasses the existing McCarty Hall and portions of the Whitman Court 

towards Denny Field.  The project area is identified in the Campus Master Plan as 
development site 71C.  The HFS Student Housing Master Plan 2014, for the North Campus 
development (Phases IV(a) and IV(b)) was reviewed with and recommended by the UW 
Architectural Commission in June 2014, as the preferred project site for development.  
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Building Names 

Named Buildings  
• Phases IV(a) and IV(b) of the Housing Master Plan include the demolition and 

reconstruction of two existing buildings and the construction of three new buildings.  This 
renaming proposal requiring Regent action retains the current names of McCarty and 
Haggett Halls in recognition of their historical and commemorative significance. 

 
• In 1961, the Board of Regents approved the naming of McCarty Hall.  McCarty Hall is named 

for Clara Antoinette McCarty Wilt (1858–1929).  She was the first graduate of the University 
of Washington and the first woman superintendent of the Pierce County School District.  In 
1963, the Board of Regents approved the naming of Haggett Hall.  Haggett Hall was named 
for Arthur Haggett (once Dean of the College of Liberal Arts) and his wife Winnifred 
Sunderlin Haggett (once the Dean of Women).  The proposed names are below: 

 
Current Name Proposed Name 
McCarty Hall McCarty Hall 
Haggett Hall Haggett Hall 

 
Functional Building Names 
• Housing & Food Services plans to continue the use of tree names as functional names for 

three new buildings being constructed as part of Phases IV(a) and IV(b).  Building A will be 
called Oak Hall, Building B will be called Madrona Hall, and Building D will be called Willow 
Hall.  These functional building names do not require Regent action and are noted here for 
information only.  
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Financial/Credit Analysis 

Credit Analysis 
• Housing and Food Services (HFS) worked closely with the Treasury Office to perform a 

credit analysis to assess the ability of HFS to fund Phase IV(a).  Financial proformas of the 
HFS system for this credit analysis treat Phase IV(a) as an independent project and 
assumes that Phase IV(b) will not occur.  Phase IV(b) will be presented for Regents’ 
approval in 2017. 

 
• Key Assumptions 

‒ Occupancy:  96% (FY2016) and 95% (FY17-26) of the total number of beds  
‒ Revenue:  3% rental increase per year, plus an additional 2% (Housing Master Plan) 

fee through the end of Phase IV(b) in 2020 
‒ Operating Expense: 3% increase per year (FY16 – 19) and 5% (FY20-26) 

 
Base Case Proforma (see attached) 
• HFS debt service increases by $14.8 million per year 
• Coverage exceeds 1.25x minimum in all years, with a low of 1.26x in FY2020 
• Total system reserves are projected to stay above $38 million 
 
Stress Tests 
• Three stress tests were performed: 

‒ System occupancy drops to 87 percent 
‒ Construction escalation at 10 percent over Base Case 
‒ Combined stress case (both conditions described above) 

• In each stress test scenario, debt service coverage falls below 1.25x for as many as five 
years (occupancy stress and combined) and as few as one year (construction cost 
escalation) but at no time falls below 1.0x 

• In all three scenarios, projected reserve balances are available to pay debt service 
• Reserve balances would remain positive, but fall below minimum in occupancy and 

combined stress scenarios 
• Stress tests assume no mitigation action is taken by HFS; the proposed mitigation plan 

returns the debt service coverage in the combined stress test to above 1.25x in all years 
except two (FY20 at 1.19x and FY21 at 1.22x) 

 
Mitigation Plan 
• Mitigation for drop in occupancy includes closing older, less cost-efficient buildings 

(Haggett and McMahon), which reduces operating expenses 
• Additional mitigation includes reduction in capital expenditures and strategic reductions in 

programs and services 
• Plan returns system close to Base Case scenario 
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Base Case Proforma 
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Stress Tests 
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