Sale Property Summary 
[image: W:\Active Projects\Marymoor Pakr\New folder\20190131_104814.jpg][image: ]
          Marymoor Park			East Lake Sammamish Trail Corridor
Address	Portions of Marymoor Park; and an unimproved segment of the East Lake Sammamish Trail (ELST) Corridor located in Redmond, Washington.
Sale Price		$1,030,000 for Marymoor Park Fee Area and Easements.
			$16,228 for Easements over the Sammamish River Channel (RL152A+B).
$1,500,000 for the ELST Easements.
$<71,750> offset for the Sound Transit (ST) Property that the County will acquire.
	Total net payment from Sound Transit to King County: $2,474,478.
Sale Area	The square footage below is the total “package” of Fee Acquisitions, Permanent Easements, and Temporary Easements. Specifics are provided in the “Property Information” section and illustrated at the end of this document.
Marymoor Park Parcels
1. Fee Purchase:		83,716 square feet or 1.92 acres
2. Transit Way 		
Easement (TWE):	304 square feet or 0.01 acres
3. Temporary Construction
Easement (TCE): 	134,186 square feet or 3.08 acres
4. Other Easements:	67,373 square feet or 1.55 acres

Sammamish River Channel
1. TWE			5,660 square feet or 0.13 acres
2. Other Easements	2,287 square feet or 0.05 acres
3. TCE			20,705 square feet or 0.48 acres


ELST Parcel
1. TWE: 			47,175 square feet or 1.08 acres
2. Other Easements:	65,969 square feet or 1.51 acres
3. TCE:			186,673 square feet or 4.29 acres
4. Temporary Mitigation and Monitoring 
      Easement:		35,211 square feet or .81 acres

Assessor's Parcel	Portions of Parcels 112505-9016, 112505-9037, 112505-HYDR, and 122505-9265
Zoning	The Marymoor Park Properties are zoned R-1. The ELST Property is zoned Redmond Town Center with several overlays.
Council District	Three
Funding Source	Marymoor Park: 1962 Bond Resolution 24480. ELST: A combination of Real Estate Excise Tax (REET) 1 Funds and an Federal Highway Administration (FHWA) Congestion Mitigation and Air Quality Program (CMAQ) / Intermodal Surface Transportation Efficiency Act (ISTEA) Grant. Additional funding was provided by a loan from the Road Services Division, Public Transportation Fund. This loan was repaid using monies from REET and Department of Natural Resources and Parks (DNRP)- Parks Capital Improvement Project (CIP) CX funds. 
Declared Surplus	February 5, 2019
Template Status:	County Templates with negotiated edits and additions 
Offer Expiration:	To meet Sound Transit’s schedule, ordinance approval is requested 
by March 11, 2020.
Public Notice:	Public Notice required per RCW 39.33.020

Property Information

The property being sold to Sound Transit in support of the Downtown Redmond Link Extension (DRLE) Project, and the easements being granted to Sound Transit and the City of Redmond in connection with the DRLE Project, are described as follows: 

MARYMOOR PARK PROPERTIES 

1. Fee Acquisition: 83,716 square feet comprising of a strip land averaging 40 feet in width adjoining State Route 520 along the northern portion of Assessor's Parcel Number's (APN) 112505-9016 (4,058 sf on Redmond Link (RL)-151) and 122505-6037 (79,658 sf on RL-153).
2. Transit Way Easement: 304 square feet all on RL-151—Easement grants Sound Transit rights to construct, repair, maintain, operate, replace and remove a segment of the light rail system. 
3. Access Road and Maintenance Easement: 22,884 square feet (9,629 sf on RL-151) (13,255 sf on RL-153)—Easement grants Sound Transit rights to construct a portion of their planned access road, which includes a “hammerhead” turning area, on County property and grants Sound Transit access rights for ongoing maintenance of a segment of the Link light rail system. 
4. Tree and Vegetation Trimming Easement: 44,489 square feet (14,412 sf on RL-151) (30,077 sf on RL-153)—Easement grants Sound Transit a limited right to trim trees and vegetation hazardous to the safe operation of a segment of the Link Light Rail system. 
5. Temporary Construction Easement: 134,186 square feet (73,872 sf on RL-151) (60,314 sf on RL-153) —Temporary easement to support the construction of a segment of the Link Light Rail system. The active-use term of the easement is for three consecutive years. There is an option to extend the active-use term an additional year if necessary. Sound Transit is paying $8,796 for the option to extend, which is included in the upfront payment to the County. If the option is exercised then Sound Transit will pay the County $5,892.83 per month. 

Ancillary Property Interests on Marymoor Park Parcels 

1. Easements over Sammamish River Channel (RL-152A and RL-152B)

Sound Transit needs to acquire easement rights over the Sammamish River Channel to construct and operate their guideway. Initial ownership of the Sammamish River Channel was assumed to be in the Washington State Department of Natural Resources (DNR). After property research by Sound Transit and review by the County, it was determined that King County (as the successor in interest to Drainage District No. 3, which was dissolved in 1964) is the most likely owner of the Sammamish River Channel in the area needed by Sound Transit. The City of Redmond, Washington State Department of Natural Resources (DNR) and Washington State Department of Transportation (WSDOT) have all indicated that they have no ownership interest. No other potential owners of record were identified. The value of these easements was determined using recent comparable sales and applying the appropriate diminutions used for the other easements granted by this transaction. The easements over RL-152A have been added to the Marymoor Park Easement documents and include extensions of the Transit Way (412 square feet), Access and Maintenance (602 square feet), Tree and Vegetation Trimming (1,685 square feet), and Temporary Construction (13,552 square feet) Easements. The easements over RL-152B include Transit Way (5,248 square feet) and Temporary Construction (7,153 square feet) Easements. Sound Transit will indemnify King County against third-party claims regarding ownership of the land subject to these easements.

ELST PROPERTY

1. Transit Way Easement: 47,175 square feet— Easement grants Sound Transit rights for the purpose of ongoing operation of a segment of the Link Light Rail system. This easement is subject to railbanking limitations.
2. Access and Drainage Easement: 54,838 square feet—Easement grants Sound Transit access rights for ongoing operation and maintenance of a segment of the Link Light Rail system, and rights to operate and maintain drainage improvements in the easement area for a segment of the Link Light Rail system. This easement is subject to railbanking limitations.
3. Tree and Vegetation Trimming Easement: 11,131 square feet—Easement grants Sound Transit the right to trim trees and vegetation hazardous to the safe operation of the light rail system. This easement is subject to railbanking limitations. 
4. Temporary Construction Easement: 186,673 square feet—Temporary easement to support the construction of the Link light rail system. The active-use term of the easement is for five consecutive years. There is an option to extend the active-use term an additional year if necessary. Sound Transit is paying $15,578 for the option to extend, which is included in the upfront payment to the County. If the option is exercised, then Sound Transit will pay the County an additional $10,437.02 per month. 
5. Temporary Mitigation and Monitoring Easement: 35,211 square feet—Temporary easement to ensure the successful establishment of wetland restoration work resulting from wetland impacts. The initial term is for 10 years after the expiration of the Temporary Construction Easement term. 

Ancillary Property Interests on ELST Parcel 

1. Road Crossing and Utility Easement for City of Redmond

For Sound Transit’s SE Redmond Station, the City of Redmond will require Sound Transit to widen a portion of NE 70th Street. In order to widen NE 70th to meet the City’s requirements, Sound Transit must acquire a road crossing and utility easement across the County’s ELST parcel 122505-9265. Pursuant to the Purchase and Sale Agreement, Sound Transit will purchase this easement from King County on behalf of the City of Redmond. Sound Transit will pay $65,423 for the 8,723 square feet (sf) of new right of way (R/W). The easement also includes 6,672 sf occupied by the existing Redmond R/W for NE 70th. That R/W was a well-established road long before Redmond annexed it and surrounding land in 1979, but no easement or other instrument of record has been located. Bringing the existing R/W area under the structured easement instrument will document the relative rights of the City and the County as to that area and account for the ELST’s “railbanked” status consistent with other public road crossings of the ELST recently granted to the City. The total easement area encompasses 15,395 sf. The value of the new easement area was calculated from the $/sf value of the ELST minus the appropriate diminution of 75%. This value is included in the appraised value of the ELST easements per the attached appraisal chart. The County will not charge Sound Transit for the easement area covering the City’s existing R/W for NE 70th Street because the City already acquired that R/W by annexation as described above.

2.  Sound Transit Property

Sound Transit will purchase APN 1225059193 from a private seller for the DLRE project and, after DRLE Project construction is complete, will convey a small portion of that parcel to the County for the construction and operation of the County’s ELST North Extension. The value of this portion of the parcel will be considered an “offset” to Sound Transit’s total compensation for the contemplated real property rights. The value of the 1,025 sf portion has been negotiated at $70/sf or $71,750. 

Context

Rationale for transaction:	Sound Transit needs the subject property and property rights for its DRLE Project, which is a 3.4-mile extension of Link Light Rail to Downtown Redmond from the Redmond Technology Station currently under construction in Overlake. Service is scheduled to begin in 2024 and includes two new stations, one in Marymoor Village (SE Redmond Station) and the other in Downtown Redmond (Downtown Redmond Station). There will be 1,400 parking spaces provided in a single parking structure at the SE Redmond Station. This project is part of the voter-approved Sound Transit 3 (ST3) system expansion plan to add 62 new miles of Link Light Rail throughout the region. In 2024, people will be able to travel congestion-free to destinations across the region, from Redmond, to Bellevue, to Seattle, to Lynnwood and Federal Way. According to Sound Transit, 43,000 to 52,000 daily riders are expected to use the East Link Extension by 2026. 
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Policy considerations	:	Through Ordinance 18671, Council amended King County’s zoning code to allow a regional transit authority facility within residential zones (R-1 through R-8) in Unincorporated King County. In addition, Section 1 (O) of Ordinance 18671 further specified certain conditions to be met in this purchase and sale agreement between King County and Sound Transit. This transaction was negotiated with the intent to satisfy those conditions. Additionally, Council included partial funding for the ELST North Extension Project in the 6-Year Parks Levy which was passed by the voters on August 6, 2019. King County and Sound Transit negotiated a betterments agreement under which Sound Transit will construct the ELST North Extension as part of the overall DRLE Project, and King County Parks intends to pay for that trail extension in part with proceeds from the voter-approved Parks levy. 

[bookmark: _GoBack]Political considerations:	Sound Transit’s DRLE Project, with a revenue service date of 2024, will be one of the first ST3 Projects to be completed following passage of the ST3 System Expansion Plan in November 2016. The City of Redmond is very supportive of the DRLE project and this transaction. Four King County Council Members (McDermott, Upthegrove, von Reichbauer, and Balducci) along with Executive Constantine sit on the Sound Transit Board. Two additional King County Council Members (Lambert and Dembowski) expressed an interest in the DRLE Project.

Community considerations or partnerships:	Sound Transit has hosted two public meetings in Redmond for the DRLE Project, which King County Staff participated in. Marymoor Park staff also regularly update Friends of Marymoor Park (FOMP) at monthly meetings on Sound Transit’s DRLE Project development. There appears to be extensive community support of the DRLE Project.

Fiscal considerations:		The execution of this Purchase and Sale Agreement (PSA) will provide the County with a total of $2,474,478. The $1,046,228 of funding received through the sale of property interests within Marymoor Park and across the Sammamish River channel will be used, along with $750,000 from Sound Transit’s System Access funds, to design and construct a shared-use path linking the SE Redmond Station directly to the Marymoor Connector Trail through Marymoor Park. A new water line, providing much needed water capacity to the Park, will also be constructed by Sound Transit with funds from this property sale in Marymoor Park. The $1,428,250 (appraised value of $1,500,000, less $71,750 “Sound Transit Property” offset) of funding received through the sale of property interests within the ELST corridor will be applied to the design and construction of the ELST North Extension. The consideration paid by Sound Transit includes the estimated value, based on the Marshall Valuation Manual, of trees and shrubs removed from Marymoor Park and ELST property to support construction and operation of the Link Light Rail system. Sound Transit will also replace impacted vegetation per County code requirements (in the Park) and City of Redmond code requirements (in the ELST corridor). 


Other considerations:	 In addition to receiving fair market compensation for the conveyance or grant of property rights contemplated by the Purchase and Sale Agreement, King County will receive the following benefits from Sound Transit:
· ELST North Extension – regional trail connection between the ELST and Redmond Central Connector Trail constructed by Sound Transit as part of the DRLE Project, at King County’s cost as described above. The County anticipates that constructing this trail extension as part of the DRLE Project may potentially save the County significant costs in comparison to developing that segment of the trail as a separate project.
· Water Line – a new connection between Marymoor Park and Redmond’s water supply to meet increased demands for water in Marymoor Park. The County has long sought to extend City water service to the Park and this transaction would allow that to happen. The County will use proceeds of the sale to pay for the work that Sound Transit will conduct.
· Marymoor Trail Connection – Sound Transit would contribute DRLE Project System Access funds ($750,000) towards construction of a regional trail connection from the SE Redmond Station through Marymoor Park to the Marymoor Connector Trail. The County would pay the balance of the estimated $1.5 million cost and would conduct the work. This trail will create a direct connection between the Park and the Link station.
· Sustainability Funds for Marymoor Park – Sound Transit would contribute DRLE Project Sustainability Funds ($2.1 million) to the County to implement capital improvements to improve water quality at existing facilities within Marymoor Park.

CIP/operational impacts:	 King County staff worked closely with Sound Transit to ensure that the construction and operation of the DRLE Project would not impact King County’s ability to operate and maintain Marymoor Park, the Sammamish River Trail or the ELST Corridor. The parties recognized that construction and operation of Sound Transit’s guideway will impact a previously constructed and Army Corps of Engineers-mandated wetland mitigation site within the property being purchased from King County, along the north boundary of Marymoor Park. To mitigate for these impacts, Sound Transit will pay for and establish a replacement wetland mitigation site in the southwest corner of Marymoor Park near the Sammamish Rowing Club. The Army Corps of Engineers has approved this proposed replacement mitigation site.

Change in property use: 	King County staff worked closely with Sound Transit over the past two years to ensure that the construction and operation of the DRLE Project would not interfere with the public use and enjoyment of Marymoor Park’s existing facilities, including the Sammamish River Trail, or impact the cost or ability to construct the ELST North Extension within the ELST corridor. This close coordination capitalizes on Sound Transit’s use of the corridor by including construction of the ELST North Extension as part of Sound Transit’s design-build contract for the DRLE Project.

SEPA Review Required yes/no:	Yes, SEPA review was required on this property transaction. However, SEPA rules (WAC 197-11-600) required the County to use Sound Transit’s existing SEPA documentation because this action relates to the same proposal (the DRLE Project). Sound Transit completed an extensive environmental review of the DRLE Project which included the evaluation of the sale of the property rights being sold to Sound Transit by King County. Sound Transit’s environmental process also included a Federal 4(f) analysis of impacts to KC Parks property, which resulted in a de minimis determination after mitigation. King County reviewed Sound Transit’s environmental documentation and determined that no additional analysis was necessary regarding the sale of property interests to Sound Transit. The separate Marymoor water line extension project is exempt from SEPA review under WAC 197-11-800(23)(b). SEPA review of the separate ELST North Extension project will be addressed through the City of Redmond permitting process as the design-build phase of the DRLE Project progresses. The County will perform any needed SEPA review on the separate project to design and construct a trail in the Park leading from the SE Redmond (Marymoor) Station to the Marymoor Connector Trail, and for the separate project to improve water quality at existing Marymoor Park facilities.

King County Strategic Plan impact:		Execution of this PSA supports the King County Strategic Plan guiding principles and goals of Financial Sustainability, Regional Collaboration, and Mobility, by partnering with Sound Transit to expand the regional Link Light Rail network, connecting Marymoor Village and Downtown Redmond to communities throughout the Puget Sound. It also supports the goal of Healthy Environment by enhancing access to active and passive recreation opportunities at Marymoor Park and the East Lake Sammamish Trail to residents throughout the region.

Strategic Climate Action Plan (SCAP): 	Execution of this PSA to support the expansion of the regional Link Light Rail network will provide enhanced public transit options for residents traveling to and from Redmond and reduce overall greenhouse gas emissions, a stated goal of SCAP. This project also specifically supports Strategy A in the Transportation Choices Category of Goal Area 1 in the King County SCAP. 

Equity and Social Justice impact:	In accordance with Real Property Asset Management Plan (RAMP) Strategy 2.0 and 24.0, the Facilities Management Division (FMD) and DNRP reviewed this legislation for Equity and Social Justice (ESJ) impacts. By allowing use of public transit to access the facilities and natural beauty of Marymoor Park and the ELST, these public assets will be available to a much wider range of King County residents. 

Surplus Process
Interest from other county agencies?	NO
Property suitable for affordable housing?	NO
Property determined to be surplus?		YES—February 5, 2019 

Marketing and Sale
Indicate whether the property was marketed or not, and if so, how it was marketed:
	[bookmark: Check1]|_|
	MLS

	[bookmark: Check2]|_|
	Commercial Broker

	[bookmark: Check3]|_|
	County Website (number of website views:_______________)

	[bookmark: Check4]|_|
	Social Media

	[bookmark: Check5]|_|
	Onsite Signage

	|X|
	Not Marketed (briefly explain) Direct Negotiation with Sound Transit; under threat of eminent domain



Appraisal Process
Summary of Marymoor Park Property Rights
Date of valuation:	January 31, 2019
Appraised by:		Murray Brackett, MAI and Christina J. Lovell, Associate
Appraisal factors:	Appraisal is based upon a before-and-after scenario which would be common and customary for this type of value analysis
Comps analysis:	Eight different land sales were utilized along with standard easement adjustments and contributory improvement values from the Marshall Valuation Manual. Appraisal was reviewed on June 24, 2019 by Kurt Engstrom, MAI and found to be satisfactory. 

Estimated Fair Market 
Value (FMV):			Marymoor Park Parcels and Easements: $1,030,000 


Appraisal Summary Charts for Marymoor Park Property.
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Summary of ELST Property Rights
Date of valuation:	January 31, 2019
Appraised by:		Murray Brackett, MAI and Christina J. Lovell, Associate
Appraisal factors:	Appraisal is based upon a before-and-after scenario which would be common and customary for this type of value analysis
Comps analysis:	Seven different land sales were utilized along with standard easement adjustments and contributory improvement values from the Marshall Valuation Manual. Appraisal was reviewed on June 24, 2109 by Kurt Engstrom, MAI and found to be satisfactory. 

Estimated FMV:	ELST Easements: $1,500,000
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Parcel Map Marymoor Park
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Parcel Map ELST 
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Illustration of Property Rights to be Conveyed and Granted
[image: ]
image1.jpeg




image2.png




image3.jpg
W oo

|- - e gora





image4.tmp
Value Conclusion - After Condition

Component As Is

Value Conclusion

As-Is Value - Before Condition $56,077,700
Less: Fee Acquisition -$480,000
Less: Transit Way Easement -$1,052
Less: Tree and Vegetation Trimming Easement -$58,884
Less: Permanent Access Road and Maintenance Easement -$41,792
Less: Permanent Access and Maintenance Easement -$51,173
Less: Temporary Construction Easement (Includes Option Payment) -$235,630
Less: Contributory Value of Site Improvements -$157,700

Total Value - After Condition $55,051,468
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$2,630,780
($65,423)
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($372,327)
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($104,281)
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$1,136,498
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