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Property Owner		Karen F. Cloud
Legal Description		Lot 55, Heather Crest, Vol 93, pg 11-13, King County 
Type of Interest Needed	Drainage Easement
Easement Size		.11 acres
Appraised Value		$16,730.00
Assessor's Parcel		321095-0550
Zoning			RA-5, Residential	
Council District		3, Kathy Lambert
Funding Source		County Road Fund
Easement Size		.11 acres

Project Information
Road Services Division (Roads) recommends the subject condemnation to provide necessary property rights to replace an existing deteriorated culvert, running under Lake Alice Road SE, with a larger concrete box culvert.  The existing 60 year old culvert is located 35 feet below the roadway and is severely deformed and deteriorated.  Due to the deteriorated condition, the culvert is subject to catastrophic failure which could collapse the roadway, rupture gas and water lines and require a potential seven mile traffic detour.

Several options were examined to replace the culvert.  The proposed project minimizes impacts to the property owners and stream buffers surrounding the project site, allows for a quick construction schedule, and is the least costly option to replace the culvert. 

The proposed condemnation provides .11 acres of easement rights necessary to extend the new culvert beyond the County’s existing road easement on the southwest side of Lake Alice Road SE. The subject property owner has been unwilling to grant the necessary property rights despite negotiations beginning in 
October 2012.  County representatives have had nine discussions and forwarded numerous letters to the property owner (see below “Owner Contacts Summary”) in an attempt to resolve concerns regarding the project design and location, tree removal necessary for construction, and potential impacts on a possible future wedding event (yet unscheduled) on the property.  However, despite these attempts the property owner has been unwilling to accept the necessity of the project and provide property rights necessary for the County to proceed with repair and modification of the culvert and roadway. 

Easement rights required for construction have previously been acquired from another property owner on the opposite side (northeast) of Lake Alice Road SE.  Condemnation of the subject property rights is necessary to commence construction early in the summer of 2014 to ensure completion before heavy stream flows might otherwise prevent necessary construction.  Summer construction will also avoid impacting school traffic with the temporary road closure and detour necessary for construction.

Property Information
The larger parcel is approximately 0.93 acres.  The drainage easement required for construction is approximately 0.11 acre.  The new culvert will connect with existing private drainage easements located on both sides of the roadway.

Context
Rationale for transaction:	Culvert replacement is necessary to avoid failure of the existing 48 inch culvert, potential utility line failures and road collapse. Condemnation of the necessary property rights is needed as the existing out-of-state owner has been unwilling to grant the necessary easement.    
Policy considerations:	The proposed project meets Roads Strategic Plan goal of maintaining access along a tier 4 sole access roadway.  The project meets the requirements of all resource agencies and is necessary to avoid the safety hazard of potential culvert/road collapse.
Political considerations:	Condemnation is necessary to complete construction and avoid potential safety hazards.  Meetings have been held with the City of Snoqualmie and the Lake Alice community.
Community considerations:	A sudden failure of the culvert would result in road closure with limited access to local properties.  The proposed construction and utilization of Sorenson Road as a detour route for approximately 8 weeks during construction have been approved by the City of Snoqualmie and the Lake Alice community pursuant to local meetings.  Significant communication efforts have been made regarding this project with further information available on the King County Road Services Division website (Lake Alice Road Southeast – Culvert Replacement). 
Other considerations:	Construction commencement in summer 2014 is critical due to seasonal weather interference.
Budget considerations:	The project is within the established budget.
CIP/operational impacts:	The project will remove the potential for road failure.
Change in property use:	No expected change in the use of the subject property.
SEPA yes/no:	Yes: SEPA Checklist and DNS specifically for Fish Habitat Improvement Projects approved under RCW 89.08.
KC Strategic Plan impact:	The repair of this failing culvert furthers the goals of the King County Strategic Plan by supporting community infrastructure and collaborative land use planning that is responsive to the needs of residents, businesses and services.
Equity/Social Justice impact:	Not applicable.

Appraisal Process  
Date of valuation:	February 21, 2013
Appraised by:	Internal appraisal.
Appraisal factors:	Permanent drainage easement appraised as a partial interest of the full fee value. 
Comps analysis:	Direct sale comparison was based on the value indicated by recent sales of vacant or nominally-improved land in the market area.  The contributory value of trees to be removed was added to the valuation based on replacement cost. 
Estimated FMV:	Total of $16,730 including $10,730 for the easement plus $6,000 for trees.
Appraisal Summary:	Data was analyzed using the sales comparison approach to develop land value conclusions for the subject.  Tree value was estimated based on the Marshall Valuation Residential Cost Handbook together with local tree nursery estimates.  King County will replant the area with native plants at no cost to the owner.  Total just compensation was determined to be $16,730 for the proposed easement and contributory value of the trees removed.
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Owner Contacts Summary (Karen Cloud)
The property owner has been contacted numerous times by the County regarding the drainage easement. The County has left 23 phone messages, mailed 7 letters, mailed 7 certified letters, used a Declaration of Service, sent 5 emails, and had 9 phone conversations with the property owner.  The property owner has left 9 phone messages and sent two letters and one email.  In addition, the County’s Community Relations Section has sent 9 mailings regarding the project.  The property owner has been fully apprised regarding the project and the need for the drainage easement.
The property owner issues appear to be centered on the extent of clearing needed to construct the improvement and how it would affect the near- and long-term screening of her property.  The County has discussed landscape options and financial compensation but at this point the owner has not found these to be satisfactory.  She did propose a realignment of the roadway, shifting it away from her property, but because of impacts to existing vehicle sight distance and right-of-way impact to other property owners the County did not find this option acceptable.
Owner Contacts Summary
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	A = Community Relations Outreach to Lake Alice Area Residents

	9/14/2012
	Postcard on “Emergency drainage repairs needed on Lake Alice Road SE” sent to area residents

	10/2/2012
	Email Update of Lake Alice culvert replacement project sent via GovDelivery

	10/10/2012
	Email of construction to close Lake Alice Road sent via GovDelivery

	10/12/2012
	Email of Lake Alice detour route sent via GovDelivery

	10/19/2012
	Email of Lake Alice construction update sent via GovDelivery

	10/25/2012
	Email of Lake Alice construction update week 2 sent via GovDelivery

	10/26/2012
	Email of Lake Alice Road is now open sent via GovDelivery

	4/17/2013
	Postcard on “Lake Alice Road to be closed for 10 weeks this summer” sent to area residents - Karen Cloud’s name is on the top of the address list.

	5/9/2013
	Email of Lake Alice culvert replacement public meeting sent via GovDelivery



	B = Real Estate Services Section - Acquisition Unit

	September 26, 2012
	Public Community Meeting

	October 2, 2012
	First attempt to contact owner.   Gary Cole, King County acquisition agent left a voice message on telephone 805-687-1962 twice.

	October 2, 2012
	Mailed offer letter for Temporary Construction Easement

	October 3, 2012
	Left phone message

	October 4, 2012
	Left phone message.  Gary Cole drove to the property on Lake Alice Road – no answer at the door.

	October 5, 2012
	Left phone message

	October 8, 2012
	Left phone message

	October 9, 2012
	Left phone message

	October 10, 2012
	Sent Karen Cloud a certified letter with plan sheet and recitation of problem and requesting a response for a temporary construction easement. 

	October 11, 2012
	Sent Karen Cloud a certified letter informing of emergency work within the right-of-way. Notice also sent to tenant at Lake Alice Road. 

	February 14, 2013
	Mailed by regular mail and certified letter with notice of appraisal for a 4,602-square-foot permanent drainage easement.

	February 25, 2013
	Mailed certified offer letter for the permanent drainage easement and trees.

	March 11, 2013
	Left a phone message including email address.

	March 12, 2013
	Mailed offer letter for $10,730 for easement and tree/shrub removal of $6,000 for a total of $16,730 with King County replanting within the easement area.  

	March 12, 2013
	Left phone message that documents & plan are in the mail for the project to begin this summer. 

	March 18, 2013
	Left phone message including phone & email contact information.

	April 4, 2013
	Email from tenant on Lake Alice Road provides a different phone # for Karen Cloud but the same address in Santa Barbara.  Tenant states that she has never had cooperation from owner in returning calls. 

	April 9, 2013
	Call to 805-687-6101 new number, same voice and similar recording.  

	April 26, 2013
	5:30 pm. First response from Karen Cloud on a phone message.  She wants timeline of project.

	April 29, 2013
	Left a message on phone reminding of emergency work done in the past and that a permanent fix is needed.  Regardless of timeline, documents are needed ASAP

	May 1, 2013
	Mailed same offer letter for a total of $16,730 stating that a representative may contact King County if she is unable to do so.  

	May 3, 2013
	Lengthy conference call with Harold McNelly, Acquisition Supervisor, Karen Cloud, Ian Taylor and Denise Hauck.  Karen Cloud requests appraisal, information on negotiations with property owner to the north, wants to speak with biologist, requested existing easement abstract.  She is concerned with loss of trees and privacy.  States that she does not have email.   

	May 6, 2013
	Mailed requested plan sheets and information to K. Cloud.

	May 6, 2013
	Dean Wilson, King County landscaper left a phone message with Karen. 

	May 6, 2013
	Left phone message

	May 8, 2013
	Left phone message

	May 13, 2013
	Received message stating that she received the documents from May 6th, but wishes that we hadn’t sent them in a big envelope as she had to go to the office to retrieve them.  She will get professional advice.  

	May 16, 2013
	Left phone message

	May 18, 2013
	Left phone message

	May 20, 2013
	5:21 am. Karen Cloud left a message on Denise Hauck’s phone.  She stated that she was thrilled that Denise took the time to visit her property.  She is very busy and will try to take office time to call on Wed or Thurs or maybe Fri to hear thoughts about the trees. 

	May 24, 2013
	5:30 pm.  Karen left a phone message with Denise stating that she wasn’t able to call earlier this week. 

	May 29, 2013
	5:30pm. K Cloud left a message on Denise Hauck’s phone.

	June 3, 2013
	Karen called and spoke with Denise.  Karen wants information to be detailed about plants; but when asked she provided no information regarding the documents. 

	June 4, 2013
	1:30 pm. conference call with PAO, Roads and Acquisition agent and owner.  Owner is very interested in the process of condemnation.  She is still extremely hesitant.  Ian Taylor gave her two condemnation attorneys’ names.  Denise requested a final date as to when documents can be received in the office June 14, 2013.  She was informed that if KC doesn’t receive the documents by that date, condemnation would begin.   If there is no response, it is considered a rejection of the offer.  Alternatives were given to Karen Cloud:  1) The existing easement is signed with some adjustment for compensation.  2) Possession and Use agreement is signed with present appraisal cost and allowance for attorney and appraiser.  Final compensation to be negotiated per the agreement.  3)  Proceed with full condemnation process.

	June 5, 2013
	King County mailed possession & use agreement via certified and regular mail.  Left phone message stating the documents were in the mail.

	June 8, 2013
	Karen mailed a detailed letter, received by King County Roads Engineering on June 14, 2013.

	June 13, 2013
	5:45 pm.  Left voice message stating that there has been no response from her or her representative.  She should send written response and call PAO or Mike O’Neil.

	October 3, 2013
	Phone message requesting that she call to discuss possibility of establishing language to avoid conflicts with wedding.

	October 3, 2013
	Email as a follow up to phone message left earlier in the morning. 

	October 9, 2013
	Phone message requesting that she call to discuss the easement and the need to do this soon.

	October 9, 2013
	Email as a follow up to phone message left earlier in the morning. 




	C = Road Service Division - Engineering Services

	May 6, 2013
	Karen called Mike O’Neil asking for additional information and requests for tree-cutting work.

	May 6, 2013
	Dean Wilson, King County landscaper left a phone message. 

	May 7, 2013
	Phone call with Dean Wilson, landscaper and Karen Cloud. Discussed various landscape details.

	May 29, 2013
	Left phone message for conference call.

	June 4, 2013
	Phone conversation to discuss construction methods, delay project to not disturb wedding, and set up conference call.

	June 4, 2013
	1:30 pm. Conference call with PAO, Roads and Acquisition agent and owner.   Owner is very interested in the process of condemnation.  She is still extremely hesitant.  Ian Taylor gave her two condemnation attorneys’ names.  Denise requested a final date as to when documents can be received in the office June 14, 2013.  She was informed that if KC doesn’t receive the documents by that date, condemnation would begin.  If there is no response, it is considered a rejection of the offer.  Alternatives were given to Karen Cloud:  1) The existing easement is signed with some adjustment for compensation.  2) Possession and Use agreement is signed with present appraisal cost and allowance for attorney and appraiser.  Final compensation to be negotiated per the agreement.  3)  Proceed with full condemnation process.

	June 14, 2013
	Received June 8, 2013 letter and email regarding Karen’s proposed redesign of the project and rejection of offer. 

	June 14, 2013
	Sent email stating we will respond regarding letter and email received. 

	June 18, 2013
	Sent email regarding Karen's proposed redesign of project. 

	June 19, 2013
	Sent email regarding photos of trees to be removed. 



	D = Senior Deputy Prosecuting Attorney -  Prosecuting Attorney’s Office  

	March 22, 2013
	Sent letter via Declaration of Service to Karen Cloud in Santa Barbara.  

	March 26, 2013
	Karen was Served with the March 22, 2013 letter.

	April 26, 2013
	Karen left phone message. Wants to know closure dates and timeline. 

	May 3, 2013
	Lengthy conference call with Harold McNelly, Acquisition Supervisor, Karen Cloud, Ian Taylor and Denise Hauck.   Karen Cloud requests appraisal, information on negotiations with property owner to the north, wants to speak with biologist, requested existing easement abstract.  She is concerned with loss of trees and privacy.   States that she does not have e-mail.   

	May 13, 2013
	Received message stating that she received the documents from May 6th, but wishes that we hadn’t sent them in a big envelope as she had to go to the office to retrieve them.  She will get professional advice.  

	May 28, 2013
	Karen left 3 messages requesting a chance to provide her response, her modification of the design, her concerns to the environment, her concerns for the cost of the project, etc.  She is expecting input from independent evaluators by next week. 

	June 3, 2013
	Received message regarding conference call.  

	June 4, 2013
	1:30 pm. Conference call with PAO, Roads and Acquisition agent and owner.   Owner is very interested in the process of condemnation.  She is still extremely hesitant.  Ian Taylor gave her two condemnation attorneys’ names.  Denise requested a final date as to when documents can be received in the office June 14, 2013.  She was informed that if KC doesn’t receive the documents by that date, condemnation would begin.  If there is no response, it is considered a rejection of the offer.  Alternatives were given to Karen Cloud:  1) The existing easement is signed with some adjustment for compensation.  2) Possession and Use agreement is signed with present appraisal cost and allowance for attorney and appraiser.  Final compensation to be negotiated per the agreement.  3)  Proceed with full condemnation process.

	September, 2013
	Voice mails letting her know that we need to hear back from her or we will have to proceed with recommending condemnation.  
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