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November 18, 2019  

 

City of Seattle  

Mr. Glen M. Lee, City Finance Director  

Department of Finance and Administra tion Services  

700 Fifth Avenue, Suite 4300  

PO Box 94669  

Seattle, WA 98124 -4996  

 

RE:  SUMMARY OF FINAL SPECIAL BENEFIT/PROPORTIONATE ASSESSMENT 

STUDY FOR  WATERFRONT SEATTLE PROJECT  LOCAL IMPROVEMENT DISTRICT 

(LID), FAS 2016 - 048  (OUR FILE 19 - 0101).  

 

Dear Mr. Lee:  

 

In response to your request, we have completed a final special benefit/proportionate 

assessment study for the Waterfront Seattle Local Improvemen t District (LID) which, briefly, 

includes development of a promenade, overlook walk, waterfront park impr ovements and 

other pedestrian realm enhancements. The client for this assignment is the City of Seattle, 

Department of Finance and Administrative Servi ces.  

 

This report presents a summary of the findings and conclusions reached in the study. It is 

intende d to assist the City in estimating special benefit (increase in market value) to affected 

property resulting from the LID - funded improvements within th e Waterfront Seattle Project. 

Based on Washington State legal statutes, the fee simple interest in the ma rket value of each 

individual parcel is estimated herein. The depth of discussion is specific to the needs of the 

client and for only the intended use stated above. This report is authorized for use by the 

client and its agents, representatives and legal c ounsel .  

 

ABS Valuation, formerly doing business as Valbridge Property Advisors | Puget Sound, 

completed an economic feasibility study for the Waterfront Seattle Project in August 2017, an 

executive summary of the formation special benefit study in March 2 018, and a formation 

special benefit stu dy in May 2018. For other reporting requirements  and market area data , 

the reader is referred to the addenda of th is report. Additional exhibits and documents relied 

upon and provided by the City of Seattle are in th e accompanying separate companion 

document entitled, ñWaterfront Seattle Project LID  ï Summary of Final Special 

Benefit /Proportionate Assessme nt Study Addenda Volume .ò



CITY OF SEATTLE -  DEPARTMENT OF FINANCE AND ADMINISTRATIVE SERVICES  

MR. GLEN M. LEE, CITY FINANCE DIRECTOR  

SUMMARY OF WATERFRONT SEATTLE PROJECT FINAL  

SPECIAL BENEFIT/PROPORTIONATE ASSESSMENT STUDY FOR LOCAL IMPROVE MENT DISTRICT  

PAGE 2 

 
 

19 -0101 Waterfront Seattle LID Final Special Benefit/Proportionate Ass essment Study ï © 2019  ABS Valuation   

The purpose of a  final special benefit/proportionate assessment study is to provide a fa ir and 

proportionate allocation of recommended assessments, based on highest and best use and 

market value of affected property, without as opposed to with the LID proj ect completed. 

Currently, the design process for the P romenade portion of the improvemen ts is  10 0% 

complete. Design for the Pier 58 (formerly Waterfront Park) improvements is 30% complete, 

the Lower Union improvementsô design is 90Ñ% complete, and design is 30±% complete for 

the Overlook Walk portion of the project. The Pike / Pine corridor and  Pioneer Square elements 

of the project  have not yet reached the 30% design milestone. However, based on design and 

engineering work completed to date and a number of d iscussions with the Cityôs utilities  

department and others, the design teams believe tha t the renderings provided reflect a level 

of confidence commensurate with a 30% design milestone and will not change substantively 

once that official milestone has been  reached.   

 

As discussed further within the report, in t he ñwithout LID ò (existing )  situ ation , there is poor 

connectivity between the Puget Sound shoreline /Al askan Way vicinity and the higher elevation 

city streets ( i.e. Western Avenue) due to t opography, historical street layout  and other is sues. 

With the LID project completed, accessibility  to the waterfront from near by areas in cluding 

the Pi ke Place Market, downtown business  district and Pioneer Square  will  vastly improve . On 

an overall basis, referring to the economic studies and rating system discussed  herein, the 

waterfront area in  gener al improves from a subjective quality rating of average in the ñbefore ò 

scenario to excellent with the  LID project completed.  

 

Atta ched is a summary of the final special benefit study, which uses mass appraisal techniques 

and is reported in a summary form at including narrat ive and tabular presentation. This report 

is intended to comply with Standard 6 of the Uniform St andards of Profe ssional Appraisal 

Practice (USPAP) promulgated by the Appraisal Foundation for a summary mass appraisal 

report. As such, it includes limited di scussions of the data, reasoning and analyses utilized in 

the valuation process; supporting docum entation is reta ined in the appraiserôs files. It 

conforms with the Code of Professional Ethics and Standards of Professional Appraisal Prac tice 

of the Apprais al Institute, which include USPAP, as well as additional reporting requirements 

discussed herein.  The appraiser i s not responsible for unauthorized use of this report and use 

by a third party is not intended.  

 

Briefly, the scope of the a ssignment is to com plete a final special benefit/proportionate 

assessment study centering around the Waterfront Seat tle Project as i t is currently designed 

and described in the  addenda volume of this report , the aforementioned prior studies and 

separate do cuments describing the project, as provided by the client. The local improvement 

district (LID) is bordered to the west by Puget Sound and the Seattle waterfront, on the east 

by Interstate Highway 5, to the north by Denny Way and on the south by portions o f South 

Massachuset ts Avenue/Edgar Martinez Drive (T -Mobile Park) , as visually illustrated by the 

maps and other exhibits o n the following pages. Special benefit is defined as the difference in 

market value before (without the project) and after (with the project assumed com plete) as 

of the same date.  

 

To make estimates of probable increases in market value or special benefit resulting from t he 

LID project, mass appraisal techniques are utilized and market sales of land and improved 

properties, together wit h lease information  on properties within and near the boundary, were 

researched and, depending on type and current use of a  specific parcel , various analysis 

techniques (Sales Comparison Approach, Income Approach and Cost Approach) applied. 

Property types consist primarily o f high rise office buildings, high rise condominium structures, 

retail uses (both within larger building s and ñstand aloneò space), hotels, apartments, unique 

Pike Place Market properties, sports stadiums, historic/non -designated older b uildings in the 
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Pioneer Square and Pike Place Market vicinities, and special use properties. Studies and other 

information relating to new construction/proposed developments, supply and demand, 

absorption and population growth trends were also reviewed.  

 

Special benefit to affected properties is derived from enhanced relative location provided by 

the LID improvements, superio r waterfront ame nities/market appeal and other factors. This 

is strongly supported by study of numerous p rojects with elements of sim ilarity to the Seat tle 

waterfront improvements that have been completed in other cities (New York, Boston, 

Chicago, Vancouv er BC, Portland and San Francisco). These studies, along with others, were 

also utilized in the condominium valuation process.  

 

As sh own on the maps in the 2017 feasibility study, the downtown/waterfront area was 

originally segregated into distinct study areas identified herein as ñareas A, B, C, D and Eò. 

Properties within these areas experience different degrees of special benefit due  to variations 

in p roximity to the above project elements and other factors that affect value. Based on 

analysis of these factors, the reco mmended boundaries of the specially benefited area, as 

shown on the exhibits in this document, encompass a somewhat s maller area than th at 

covered by the five regions originally studied. As noted in the prior mapôs legend, it does not 

depi ct the final LID bounda ries and does not mean all properties within the recommended 

boundary will be assessed. Examples of property th at does not special ly benefit from the 

project are public use parcels and those with various types of deed restrictions.  

 

Within the subsequently  established LID boundary, there are 6,2 38 individual tax parcels. Of 

this total, 5,1 87  tax parcels are in  49 ±  condo projects , some of which are associated 

commercial properties . Considering the large number of parcels (individual ownerships), 

recommended final assessments and other pertin ent information on each has been compiled 

on a lengthy spreadsheet separate from the remaining 1,0 51  ownerships , for ease of readi ng 

and comprehension. The same type of information on the other 1,051  parcels is aggregated 

on a second spreadsheet  entitled, ñAll Other LID Commercial Properties ò; both spreadsheets 

are integral parts of this report.  

 

The difference in estimated market value of individual parcels without  the improvement 

pr ojec t and again with the project assumed completed, as of the same date, is the special 

benefit estimate. Estimated value rang es without and with the LID project are refined into 

valuation conclusions based on factors affecting market va lue of individual p arce ls. Examples 

of such factors include changes in locational characteristics  and differing highest and best use 

or developme nt potential before/after completion of the LID improvements .  

 

Electronic data based on records of the King Co unty Department of Assessments forms the 

basis of the final assessment roll spreadsheets which  are integral parts of the report that 

follows and have previously been electronically provided to the client .  Importantly, through 

the LID formation process and the City of Seattle ôs outreach program, every effort has been 

made in the valuation process to acquire and consider all relevant and credible inf ormation 

on individual affected parcels.  

 

The special benefit estimates and recommended final assessments are b ased on research in to 

the Seattle market, together with review of the other studies in various US cities where similar 

project elements have been  installed. A primary assumption of this study is that in the before 

(without LID) scenario, the Alaskan Way vi aduct has been remo ved and Alaskan Way is re -

built, to WSDOT standards, at street level. Therefore, any view amenity enhancement created 

by remov al of the viaduct is not considered in the analysis as it would be the same both in 

the before (without) and af ter (with) LID valu atio n scenarios.  
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Estimates are made of the value of individual parcels without the improvement project and 

again with the pr oject assumed completed, as of the same date. Estimated value ranges 

without and with the LID are refined into valuation conclusio ns b y making the appropriate 

adjustments based on factors affecting market value of individual parcels. For each assessable 

parcel within the LID boundary, this basis of valuation results in a special benefit estimate, 

which is the diffe rence in value befo re ( or without) the project as compared to the same parcel 

after (or with) the project.  

 

The recommended final assessments ar e reasonable and proportionate to each other; they 

are based on consideration of the physical characteristics a nd highest and best  use  of 

individual affected parcels with market value estimates derived from comparable sales data. 

In this research, market a nalysis, and subject to the accompanying assumptions and limiting 

conditions, the entire area outlined on the e xhibit entitled ñAerial  Photo/LID Boundary Mapò 

has been considered.  

 

It is also important to note that, absent the LID project, it is assumed t hat a rebuilt/new 

surface roadway to fulfill some of the functions no longer provided by State Route 99 (after 

the Alaskan Way Via duct  is removed) by serving both local and regional transportation needs 

and providing access between SR 99, downtown Seattle,  and northwest Seattle, will be built 

in the approximate footprint of the former viaduct. A two -way bicycle fac ility runs along th e 

west side of the new Alaskan Way (other details contained in city documents).  

 

In addition to this work, which is separate and apart from the LID project, the Waterfront 

Seattle project would construct six main elements; each is brief ly described below:  

 

1)  Pr omenade  is a continuous public open space with amply green, landscaped spaces 

along the west side of the new Alaskan Way f rom S Washington Street to Pine Street 

designed for walking, sitting, gathering, and viewing the waterfront. Hi ghlights of the 

26±  blo ck- long promenade include street art, extensive plantings (evergreen trees, 

shrubs and flower bulbs), pedestrian walkways with railings in various sections, and 

lighting designed in a layered pattern to provide visual interest and wa yfinding clarity 

includ ing LED light sources for low - level illumination of handrails.   

  

2)  Overlook Walk , immediately west of the recently complet ed Pike Place MarketFront 

building, is a pedestrian bridge and landscaped public space that connects the Pike 

Place Market with th e Pr omenade, spanning over the Elliott Way surface street. 

Beginning at the MarketFront, a switchback pathway referred to as t he ñBluff Walkò 

connects to a 28 - foot -high elevated lid over the new Alaskan Way surface street. Other 

features  are 47,000 SF of p ubli c open space with excellent view amenities and an 

accessible pedestrian pathway, enhancing existing connections and adding  new 

connections between Pike Place Market and the waterfront, providing opportunities to 

enhance the pedestria n experience and re vita lize the area.  

 

3)  Pioneer Square Street Improvements include enhanced streetscapes on S Main 

Street, S Washington Street, Y esler Way, and S King Street featuring new sidewalk 

paving, landscaping, and traffic redirection to create more  pedestrian - friendl y links 

between the waterfront and Pioneer Square. Impro vements could include curb 

extensions, new seating opportunities and c oordinated development of sidewalk cafes 

with food and beverage uses fronting on these streets. Because this ar ea lies within 

the Pioneer Square Preservation District, improvements are i n accordance with the 

preservation district guidelines.  
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4)  Union Street  Pedestrian Connection  (also known as Lower Union) , in the right 

of way on the south side of Union Street betwe en Alaskan Way and Western Avenue, 

is a universally accessible pedestrian link between the new waterfront and Western 

Avenue. An elevated pedestr ian walkway, elevator and stairs are enhanced by pub lic 

art and nighttime lighting to illuminate the pathway, e levator, and the ar ea underneath 

the pedestrian bridge.   

 

5)  Pike/Pine Streetscape Improvements  provide enhanced pedestrian access to and 

from the Pike Place Market and waterfront. Both streets, betw een First and Second 

avenues, will be reconstructed as ñshared spaceò, without curbs. Single travel lanes 

(westbound on Pine and eastbound on Pike) designed for slow vehicle movement and 

local access will  share the space with pedestrians and bicycles. Boll ards and detectable 

warning strips help define the area to be used by vehicles , along with light poles, trees 

and paving treatments, and there will be more room available for sidewalk cafes. Other 

improve ments will be made in the various blocks of Pike and  Pine streets between 

Second and Ninth avenues (planters pr otecting bike lanes , etc.) including construction 

of a new paved public plaza, a flexible space designed to accommodate diverse 

programming simil ar to Westlake Park, on the south side of Pine Stree t between Third 

and Fourth avenues.  

 

6)  Pier 58 (formerly kno wn as Waterfront Pa rk) , located between Piers 57 and 59, 

provides a unique atmosphere for social gathering/performance spaces with excellent 

view  amenities. Containing approximately 49,000 square f eet providing a seamless 

connection between the park and th e Promenade, highli ghts include a childrenôs play 

area, 4,900 SF of open water coverage protected by railings, and 3,600± square feet 

of raised l awns.  

 

Extensive detail on each of the six main pro ject elements summarized above can be found in 

the document s prepared by the C ity of Seattle; they are included in a separate publication by 

this office (ñSeattle Waterfront LID Final Special Benefit Study Report Addendumò) and also 

on various websites cre ated and maintained by the city, including www.waterfrontseattle.org . 

 

Proportionality is an important element in any special benefit study. Properties wit h similar 

highest and best use, location and physica l characteristics should experience a  roughly similar 

speci al benefit on an ov erall property basis. Both land value for a specific parcel and overall 

improved property value are analyzed as part of this s tudy. Many properties within the LID 

boundary are im proved but, due to high land values, the existing improveme nts may not 

contrib ute to overall property value. Also, because zoning within the downtown core often 

allows new construction at high density (i. e., skyscrapers built on relatively small parcels of  

land), investors/developers are acquiring underimproved (c urrently developed at low density) 

properties for redevelopment or investment hold.  

 

Completing a separate land value analysis offers comparisons  between the land and 

improvements components of the se redeveloped sites. It also maintains proportionality of the 

estimated incre ase in market value (special benefit). Therefore, properties improved to their 

highest and best use ( not  underimproved) such a s  office/retail buildings, apartments and 

condomini ums --- typically multi - storied structures --- specially benefi t in a proportionat e 

manner; this is, there is benefit to both the land and to the improvements.  

 

Both unimproved land and improved parcels loca ted closer to the waterfront and various 

project ame nities (Promenade, Pier 58 --- aka Waterfront Park, Overlook Walk, Pike -Pine 

Cor ridor, and Pioneer Square) specially benefit, or reflect a higher overall market value 

http://www.waterfrontseattle.org/
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difference without as opposed to with t he project, than those parcels located further east,  

north or south of the main LID - funded improvements.  

 

A uni que aspect of this special benefit study is that the analysis does not consider any view 

enhancement (or resultant market value increase) due to removal of the Alaskan Way Viaduct. 

Therefore, this special benefit study reflects only the amenities provided by the LID project 

as compared with characteristics of the viaduct vicinity absent the project, as of the October 

1, 2019 valuation date. The val uation conclusions resulting from this final special  

benefit/proportionate assessment study are summarized in t he table below .  

 

Typically, properties located closer to the waterfront improvements experience the highest 

overall increase in market value (sp ecial benefit). Hotels and retail properties reflect ed slightly 

higher special benefit in most instances, depen ding on location re lative to the LID 

improvements. Apartments/condominiums and office buildings varied in overall special 

benefit, again dependin g on specific locations. Special purpose properties,  such as the sports 

stadiums, experience lesser special ben efit due to use res trictions and location at the far south 

end of the project. Lower estimated market value increases accrue to properties in the  Pike 

Place Market and Pioneer Square vicinities, ag ain due to use restrictions imposed within the 

respective h istorical district overlays. Properties closer to Interstate Highway 5 and in the 

eastern and northeastern quadrants of the district experience t he lowest extent of special 

benefit due to distance from the LID - funded improvements  and the various amenities 

provided by those i mprovements .   

 

In general, because the project elements focus on the waterfront, Pike/Pine corridor and Pike 

Place market vic inities, these areas experience the highest special benefit, as reflected in the 

following spreadsheets. Proper ty abutting the wat erfront improvements reflects the highest 

range in special benefit; from approximately 2.5% to less than 4% of estimated marke t value 

without the project, depending on location a nd use. These increases are based on total 

property value, comprised of both l and and improvements.  

 

The Pike/Pine corridor reflects the second highest increase in market value due to the project, 

genera lly ranging from 1% or less at the eastern periphery  of the corridor to over 3% of 

market value without the pro ject at the western  (Pike Place Market area) end. The Pioneer 

Square neighborhood generally experiences slightly less special benefit as it is si tuated further 

from significant project amenities su ch as the Overlook Walk. Average property value 

increases a re slightly less th an for the Pike/Pine corridor to the north. Similarly, the Belltown, 

Denny Triangle and Stadium District neighborhoods reflect  lesser (1±%) market value 

increases.  

 

The table below is to be used for general discussion purposes. It summa rizes the estimated  

special benefit ranges for each affected property type, based on the percentages of property 

value increase. It is noted that  market value estimates without and with  the LID project may 

fall outside the summarized ranges for some indivi dual parcels.  
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The total cost for the above -described LID improvements is approximately $3 46 million, with 

funding provided through a variet y of sources. Further discussion of both  the before (without) 

and after (with) conditions is in subsequent se ct ions of this report  and more detailed project 

description s provided by the city are contained in the addenda volume.  There are several 

neighb orhoods within the LID boundary; as stated above, properties within these areas 

experience different degrees of s pecial benefit due to  variations in proximity to the above 

project elements and other factors that affect valu e.  

 

The main valuation methods u sed are the Sales Comparison Approach and the Income 

Approach. Due to the special purpose nature of some of the p ro perties (i.e., the sports 

stadiums), the Cost Approach was used on a limited basis. The primary reason the m arket 

reflects increased value du e to the project is enhanced location, improved pedestrian 

connectivity and higher market appeal created by the w at erfront improvement  amenities. In 

the Income Approach, this is reflected in increased rents and lower vacanc y 

levels/capitalization rates as well as lower perceived investment risk. In the Sales Comparison 

Approach, higher land values and overall propert y values result from improved market 

perception.  

 

These factors are interrelated in the decision -making proce ss of an investor/developer/marke t 

participant when buying income -generating property like many properties in the study area. 

Condominium values t yp ically increase due  to enhanced location/appeal and positive market 

perception of the elements of the waterf ront project. This study also rec ognizes that, with the 

LID project constructed, Alaskan Way will be widened to eight lanes at the south end of th e 

project. Additional ly, some parking losses along Alaskan Way in the waterfront area will occur 

due to the pr oject and this is considered in t he analysis.  

 

The conclusions reached herein are presented subject to the specific assumptions and limiting 

condi ti ons listed at the e nd of this report. The comments made on the currently strong 

downtown market trends are n ot meant to infer that the projec t would create further positive 

demand and intense development activity but rather that the new waterfront amenit ies and 

improved wate rfront access would enhance trends already in evidence in the various 

downtown Seattle re al estate markets. For example, a s discussed in the ñSeattle Market Dataò 

section of the separate addenda volume, there is a strong supply of new ho tel, office, multi -

family residential and retail space coming on - line in the subject area over the next seve ral 

years. Although it is recogni zed that this new supply will be competing with existing space, 

the currently strong demand will be enhanced by t he subject LID projec t and is expected to 

Property Class

High Low 

Land value <4.00% <0.50%

Office/Retail <3.50% <0.50%

Hotel <3.50% <1.00%

Apartment/Subsidized housing 3.00% 0.00%

Residential condominium 3.00% <0.50%

Waterfront <4.00% <0.50%

Special purpose 0.10% 1.00%

Percentage of Property Value Increase

Estimated Special Benefit Ranges By Property Class 
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shorten the absorption period and aid in lowering vacancy rates, inc reasing rental rates and 

lowering  capitalization rates for properties within the LID boundary.  

 

Aspects of property considered as a parcel includ e:  (a) the economic u nit, (b) the physically 

contiguous unit, and (c) the continuity of ownership. In cases wh ere multiple tax lots comprise 

a single entity, this entity is often called the ñlarger parcelò.  As required by state statute, 

recommended assessm ents for parcels comp rised of more than one county tax lot are 

segregated into individual tax parcels. It shou ld be emphasized that the individ ual parcels, as 

defined above, are the entities to which the special benefits accrue and against which the 

assess me nts are levied. Div ision of the proposed assessments into tax lots used by the King 

County Assessor ôs and Treasurerôs offices, artificial bou ndaries from an appraisal standpoint, 

are made to comply with statutory requirements and the Cityôs accounting procedures.  

 

Without th e LID project, rebuilt Alaskan Way would be considered a transportation corridor 

whereby management, maintenance, security , and other factors are commensurate with that 

provided for typical city thoroughfares/arterial streets. It is he reby noted that Washi ngton 

State Ferries (part of the Washington State Department of Transportation) already o perates 

the ferry terminal known as the Colman Dock, in the subject area, as part of the state highway 

system. With the project completed, certain  defined areas along the waterfront (Overlook 

Walk, Promenade, Union Street and Waterfront Park, formerly know n as Pier 58) would be 

governed b y the City of Seattleôs public parks ordinances, and specifically Ordinance Number 

125761, which was passed by th e Seattle City Counci l on January 28, 2019.  

 

These new waterfront amenities will be designated as ñpark landò, conveying broader powers 

to the  City regarding upkeep, maintenance and security of the vicinity. The ordinance grants 

additional authority to th e city, through their  employees, to maintain the integrity, security 

and cleanliness of these areas and elimin ate undesirable activities such a s loitering. 

Furthermore, a percentage of all affected property owners (comprising most of the owners of 

downtown  property) have signe d maintenance agreements with the City, furthering the 

public/private partnership and mai ntaining the ambience, desirabili ty and quality of the newly 

installed park areas. Copies of both the 2019 ordinance and a discussion, recently pr ov ided 

by the client,  of the impact of an operation and maintenance (O&M) agreement on various 

LID elements, t ogether with what operation and m aintenance in the LID area would look like 

absent the project, are included in the separate addend a volume . 

 

Maps  and an aerial photog raph showing the LID boundary, together with the spreadsheets of 

recommended final assessmen ts, follows this letter. Other ex hibits are presented in the 

addend a volume . The findings resulting from this final special benefit/proportiona te  

assessment study, which is subject to the accompanying assumptions and limiting conditions 

and those in th e addend a document, as of Octobe r 1, 2019, are as follows:  

 
 
Residential Condos & Associated Commercial -  Total Estimated Market Value Without LID  ......  $  5,036,188,000 (Rd) 
All Other LID Commercial Properties  -  Total Estimated Market Value With out  LID  ..................  $51,323,051,000 (Rd ) 
Total Estimated Mar ket Value Without LID  ................................ ................................ ........  $56,359,239,000 (Rd)  
 
Residential Condos & Associated Commercial -  Total Estimated Market Val ue With LID  ..........  $  5,097 ,699,000 (Rd)  
All Other LID Commercia l Properties  -  Total Estimated Market Value With LID  ......................  $51,709,448,000 (Rd)  
Total Esti mated Market Value With LID  ................................ ................................ ............  $56,807,147,000 (Rd)  
 
Residential Condos & Associated Commercial ï Estimated Special Be nefit  ............................  $       61,511 ,000 (Rd)  
All Other LID Commercial Pr operties  ï Estimated Special Benefit  ................................ .........  $     386,397,000 (Rd ) 
Total Estimated Special Benefit  ................................ ................................ .......................  $     447,908,000 (Rd)  
Cost/Benefit Ratio  ................................ ................................ ................................ .........           39.2% (Rd)  
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The total estimated cost for the LID impro vements is $346 mill ion; however, as of the date 

of this document, the City of Seattle has set a cap of $160 million plus financing costs 

($1 75,500,000 total) as that portion of the total cost to be paid by the owners of property 

specially benefited by the  project. Dividing $ 175 ,500 ,000 by the total estimated special 

benefit to assessable property of $ 447,9 08,000  yields a cost/benefit ratio  of (R) 39.20 %. In 

other words, each parcel receives one dollar in market value increase (special benefit) for 

each $0. 39 ±  of LID assessmen t. Mu ltiplying the individual special benefit estimates for the 

affected parcels by this constant cost/benefit ratio resu lts in recommended proportionate final 

assessments to each parcel.  

 

If you have questions not answered in this repo rt , please do not he sitat e to contact us.  

 

Respectfully submitted,  

ABS Valuation  

 
Robert J. Macaulay, MAI  
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Executive Summary  

LID Boundary:  As show n in more detail on the maps included with 

this repo rt  and the addenda v olume , th e LI D 

boundaries  are generally described as Denny Way on 

the north, Wall Street on the northwest (due to the 

presence of the Olympic Sculpture Park and Myrtle 

Edwards Park north west of Wall Street), Puget Sound 

and the w aterfront p roper to the west, Inters tate  

Highway 5 and 4 th  Avenue South on the east, and 

portions of South Massachusetts Avenue/Edgar 

Martinez Drive (T -Mobile Park) on the south.  

 

Definition of Special Benefit:  The difference in the fair market value of t he property  

without the improvement and the fair market value 

of the property with the improvement (commonly 

called ñbefore and after,ò more properly called 

ñwithout and withò).ò (Local and Road Improvement Distri cts 

Manual for Washington State, Sixth Edit ion. 2009, Municipal 
Research and Se rvic es Center, Seattle, WA.)  

 

Project Overview:  The LID project would construct the following six 

main elements:  

 

1)  Promenade is a continuous public open space with 

amply gree n, landscaped spaces along the west 

side of  the new Alask an Way from S Washington 

Stre et to Pine Street designed for walking, sitting, 

gathering, and viewing the waterfront. Highlights 

of the 26± block - long promenade include street 

art, extensive plantings  (evergreen trees, shrubs 

and flower bulbs) , pedestrian w alkways with 

railings in vari ous sections, and lighting designed 

in a layered pattern to provide visual interest and 

wayfinding clarity including LED light sources for 

low - level illumination of handr ails .   

 

2)  Overlook Walk , immediately west of the recently 

completed Pike Place Mark etFr ont building, is a 

pedestrian bridge and landscaped  pu blic space 

that connects the Pike Place Market with the 

Promenade, spanning over the Elliott Way surface 

street. Beginning at the MarketFront, a switchback 

pathway referred to as the ñBluff Walkò connec ts 

to a 28 - foot -high elevated lid over the new 

Alaskan  Way surface street. Other features are 

47,000 SF of public open space with excellent view 

amenities and an accessible pedestrian pathway, 

enhancing existing connections and  adding new 
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connections b etwe en Pike Place Market and the 

waterfront, providing opp ortunities to enhance the 

pedestrian experience and revitalize the area.  

 

3)  Pioneer Square Street Improvements include 

enhanced streetscapes on S Main Street, S 

Washington Str eet, Yesler Way, and S Ki ng S treet 

featuring new sidewalk paving, landscaping, and 

traffic redirection to create more pedestrian -

friendly links between t he waterfront and Pioneer 

Square. Improvements could include curb 

extensions, new seating opportunities  and 

coordinated developm ent of sidewalk cafes with 

food and beverage uses fronting on these streets. 

Because this area lies within the Pioneer Square 

Preservation District, improvements are in accord -

ance with the preservation district guidelines.  In 

total , the project will create  ove r 20 acres of new 

public space.   

 

4)  Union Street Pedestrian Connection (also known 

as Lower Union) , is in the right of way on the south 

side of Union Street between Alaskan Way and 

Western Avenue. It is a universally accessible 

pedestrian link between t he n ew waterfront and 

Western Avenue. An elevated pedestrian walkway, 

elevator and stairs are enhanced by public art and 

nighttime lighting to illuminate the pathway, 

elevator, and the area underneath the pedestrian 

bridge.    

 

5)  Pike/Pine Streetscape Improv emen ts provide 

enhanced pedestrian access to and from the Pike 

Place Market and waterfront. Both streets, 

between First and Second avenues, will be  

reconstructed as ñshared spaceò, without curbs. 

Single travel lanes (westbound on P ine and 

eastbound on Pike ) de signed for slow vehicle 

movement and local access will share the space 

with pedestrians and bicycles. Bollards and 

detectable warning strips he lp define the area to 

be used by vehicles, along with light poles, trees 

and paving treatments, and there wil l be  more 

room available for sidewalk cafes. Other 

improvements will be made in the various blocks 

of Pike and Pine streets between Second and Nint h 

avenues (planters protecting bike lanes, etc.) 

including construction of a new pav ed public plaza, 

a flexib le s pace designed to accommodate diverse 

programming similar to Westlake Park, on the 



 

 

 

CITY OF SEATTLE - WATERFRONT SEATTLE PROJECT   

FINAL SPECIAL BENEFIT/PRO PORTIONATE ASSESSMENT STUDY  

EXECUTIVE SUMMARY  

 
 

19 -0101 Waterfront Seattle LID Final Special Benefit/Proportionate Assessment Study ï © 2019  ABS Valuation  Page 8 

south side of Pine Street between Third and Fourth 

avenues.  

 

6)  Pier 5 8 (formerly known as Wate rfront Park) , 

located between Piers 57 and 59, provi des a 

unique atmosphere f or s ocial gathering/  

performance spaces with excellent view amenities. 

Containing approximately 49,000 square feet 

providing a seamless c onnection between the park 

and the Promenad e, highlights include a childrenôs 

play area, 4,900 SF of open water coverage  

pro tected by railings, and 3,600± square feet of 

raised lawns.  

 

Neighborhood Descriptions:  Although neighborhoods typically blend into one 

another at the peripheries, six can be identified 

within th e L ID boundary; they are known as 

Belltown, Denny Triang le, Waterfront, Retail/Com -

mercial Core, West Edge/Pike Place Market, and the 

Pioneer Square/Stadium District. Characteristics of 

each neighborhood and land use regulations affecting 

each are describe d i n more detail in the report.  

 

Summary of Individual P arce ls:  Within the LID boundary, there are approximately 

6,2 38 individual tax parcels, comprised of a mix of 

residential/commercial condominium units, high rise 

office towers, other office properties,  ho tels, retail 

spaces (waterfr ont and non -waterfront), hist oric 

structures and special purpose properties including 

sports stadiums, an art museum, a performance hall, 

a convention center and a ferry terminal. Of this total, 

about 5,1 87  tax parcels are re sid ential condo units in 

49 ±  pr ojects  and some associated commercial 

pr operties . Considering the large number of parcels 

(individual ownerships), recommended final assess -

ments and other pertin ent information on each has 

been compiled on a lengthy spreadsheet separate 

from the remaining 1,0 51  ownerships , for ease of 

readi ng a nd comprehension. The same type of 

information on the other 1,051  parcels is aggregated 

on a second spreadsheet  entitled, ñAll Other LID 

Commercial Properties ò; both spreadsheets are 

integral parts of this report.  
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Special Benefit/Proportionate  

Assessment Methodology:  Enabling legislation providing authority to levy 

assessments by an LID is sta tutory in Washington 

State. A ll assessments must meet two criteria: (1) 

the amount of an assessment on a particular parcel 

may not materially exceed the special benefit to that 

parcel and (2) all assessments within the district 

must be fair and i n rough pr oportion to all other 

assessm ents. This is a mass appr aisa l report 

prepared under the requirements set forth in the 

Uniform Standards of Professional Appraisal Practice 

(USPAP) of the Appraisal Institute. Market value is 

estimated for each parcel  within th e LID boundary 

based on highe st and best use, both wit hout  and with 

the improvement project completed as of the date of 

this study. The increase in value, if any, is the special 

benefit accruing to that parcel due to the project.  

 

 Based on Washington Sta te legal statutes, the fee 

simple interest in the mark et v alue of each individual 

parcel is estimated herein.  

 

Proportionality/Valuation Summary:  Proportionality is an important element in any special 

benefit study. Properties with similar highest and 

bes t use, location and physical characteristics should 

experi ence a  roughly similar special benefit on an 

overall property basis. Both land value for a specific 

parcel and overall improved property value are 

analyzed as part of this stu dy. Many properties wit hin 

the LID boundary are impr oved but, due to high lan d 

va lues, the existing improvements may not 

contribute to overall property value. Also, because 

zoning within the downtown core often allows new 

construction at high density (i.e. , skyscrapers built 

on relatively small parcels of l and), investors/  

develope rs a re acquiring underimproved (currently 

developed at low density) properties for rede -

velopment or investment hold.  

 

Completing a separate land value analysis offers 

comparisons b etween the land and imp rovements 

components of the se redeveloped sites. It also  

maintains proportionality of the estimated increase in 

market value (special benefit). Therefore, properties 

improved to their highest and best use ( not  

underimproved) such as  office/retail building s, a -

part ments and condomin iums --- typically multi -

st orie d structures --- specially benefit in a proportion -



 

 

 

CITY OF SEATTLE - WATERFRONT SEATTLE PROJECT   

FINAL SPECIAL BENEFIT/PRO PORTIONATE ASSESSMENT STUDY  

EXECUTIVE SUMMARY  

 
 

19 -0101 Waterfront Seattle LID Final Special Benefit/Proportionate Assessment Study ï © 2019  ABS Valuation  Page 10  

ate manner; this is, there is benefit to both the land 

and to the improvements.  

 

Both unimproved land and improved parcels locat ed 

closer to the waterf ront and various project a menities 

(Promenade, Pier  58 - -- aka Waterfront Park, 

Overlook Walk, Pike / Pine Corridor, and Pioneer 

Square) specially benefit, or reflect a higher overall 

market value difference without as opposed to with 

th e project, than those p arcels located further eas t, 

north or south of the main  LID - funded improve -

ments.  

 

A unique aspect of this special benefit study is that 

the analysis does not consider any view enhance -

ment (or resultant market value increase) due to  

removal of the Alaskan  Way Viaduct. Therefore, t his 

special benefit study  ref lects only the amenities 

provided by the LID project as compared with 

characteristics of the viaduct vicinity absent the 

project, as of the October 1, 2019 valuation date. The 

va luation conclusions res ulting from this final spe cial 

benefit/proportionat e as sessment study are 

summarized in the table on the following page.  

 

Typically, properties located closer to the waterfront 

improvements experience the highest overall 

increase in  market value (special benefit). Hotels and 

retai l properties reflected sl ight ly higher special 

benefit in most instances, depending on location 

relative to the LID improvements. Apartments/  

condominiums and office buildings varied in overall 

special benef it, again depending on specific locations. 

Specia l purpose properties, suc h as  the sports 

stadiums, experience lesser special benefit due to 

use restrictions and location at the far south end of 

the project. Lower estimated market value increases 

accrue to  properties in the Pike  Place Market and 

Pioneer Square vicinities, again due to use 

restrictions imposed within the respective historical 

district overlays. Properties closer to Interstate 

Highway 5 and in the eastern and northeastern 

quadrants of the dis trict experience the lo west extent 

of special ben efit due to distance from  the  LID -

funded improvement s and the various amenities 

provided by those improvements.  

 

The table on the following page summarizes the 

estimated special benefit ranges for each affec ted 
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property type, base d on the percentages of pr operty 

value increase.  

 

 
 

As stated in the transmittal letter that begins this 

report, a spects of property considered as a parcel 

include: (a) the economic unit, (b) the physically 

contiguous unit, and (c) the continuity of owne rship. 

In cases where mult iple tax lots comprise a sing le 

entity, this entity is often called the ñlarger parcelò.  

As required by state statute, recommended 

assessments for parcels comprised of more than one 

county tax lot are segregated into individual ta x 

parcels. It should be em phasized that the individ ual 

parcels, as defined above, are the entities to which 

the spec ial benefits accrue and against which the 

assessments are levied. Division of the proposed 

assessments into tax lots used by the King County  

Assessorôs and Treasurerôs offices , artificial 

bou ndar ies from an appraisal standpoint, are made 

to comply with sta tutory requirements and the Cityôs 

accounting procedures.  

 

Without the LID project, rebuilt Alaskan Way would 

be considered a transportation  corridor whereby 

manageme nt, maintenance, security , an d other 

factors are commensurate with that provided for 

typic al city thoroughfares/arterial streets. It is 

hereby noted that Washington State Ferries (part of 

the Washington State Department of 

Transpo rtation) already operates the ferry terminal 

known as t he Colman Dock, in the subject area, as 

part of the state hig hway system. With the project 

completed, certain defined areas along the 

waterfront (Overlook Walk, Promenade, Union 

Street and Waterfront P ark, formerly known as Pie r 

58) would be governed b y th e City of Seattleôs public 

Property Class

High Low 

Land value <4.00% <0.50%

Office/Retail <3.50% <0.50%

Hotel <3.50% <1.00%

Apartment/Subsidized housing 3.00% 0.00%

Residential condominium 3.00% <0.50%

Waterfront <4.00% <0.50%

Special purpose 0.10% 1.00%

Percentage of Property Value Increase

Estimated Special Benefit Ranges By Property Class 
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parks ordinances, and specifically  Ordinance 

Number 125761, which was passed by the Seattle 

City Council on January 28, 2019.  

 

These new waterfront amenities will be designa ted 

as ñpark landò, conveying broader powers to the  Cit y 

regarding upkeep, maintenance and security of the 

vicinity.  The ordinance grants additional authority to 

the city, through their employees, to maintain the 

integrity, security and cleanliness of thes e areas and 

eliminate unde sirable activities such a s lo itering. 

Furthermore, a percentage of all affected property 

owners (comprising most of the owners of 

downtown property) have signed maintenance 

agreements with the City, furthering the public/  

private partnership and maintainin g the ambience, 

desirabil ity and quality of the newly installed park 

areas. Copies of both  the 2019 ordinance and a 

discussion, recently provided by the client, of the 

impact of an operation and maintenance (O&M) 

agreement on vari ous LID elements, together  with 

what operation and main tenance in the LID area 

would look like absent the project, a re included in 

the separate adden da volume .  

 

   Based on the analysis completed, the total 

estimated special benefit to assessable property  

within the LID boundary is $447,908,000 (Rd).  The 

find ings resulting from this study, which is subject 

to the accom panying assumptions and limiting 

conditions, as of October 1, 2019, are as follows:  

 

 
Residential Condos & Associated Commercial -  Total Est imated Market Value Withou t LID  ......  $  5,036,188,000 (Rd)  
All Other LID Commercial Properties  -  Total Estimated Market Value With out  LID  ..................  $51,323,051,000 (Rd ) 
Total Estimated Market Value Without LID  ................................ ................................ ........  $56,359,239,000 (Rd)  
 
Residential Condos & Associated Commerc ial -  Total Estimated Mark et Value With LID  ..........  $  5,09 7,69 9,000 (Rd)  
All Other LID Commercia l Properties  -  Total Estimated Market Value With LID  ......................  $51,709,448,000 (Rd)  
Total Estimated Market Value With LID  ................................ ................................ ............  $56,807,147,000 (Rd)  
 
Residential Condos & Associated C ommercial ï Estimated Spec ial Benefit  ............................  $       61,51 1,00 0 (Rd)  
All Other LID Commercial Pr operties  ï Estimated Special Benefit  ................................ .........  $     386,397,000 (Rd ) 
Total Estimated Special Benefit  ................................ ................................ .......................  $     447,908,000 (Rd)  
Cost/Benefit Ratio  ................................ ................................ ................................ .........           39.2% (Rd)  
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The total estimated LID - funded impro vements  cost is $346  mill ion ;  however, as of the date 

of this document, the City of Seattle has set a cap of $160 million plus financing costs 

($175,500,000 total) as that portion of the total cost to be paid by the owners of prop erty 

specially benefited b y the project. Dividing $ 175 ,500 ,000 by the total estimated special 

benefit to assessable property of $ 447,908,000  yields a cost/benefit ratio  of 39.20 %. In other 

words, each parcel receives one dollar in market value increase (sp ecial benefit) for each 

$0 .39 ±  of LID assessment. M ulti plying the individual special benefit estimates for the affected 

parcels by this constant cost/benefit ratio results in recommended proportionate final 

assessments to each parcel.  
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WATERFRONT SEATTLE  LID PROJECT  

The Seattle waterfront is densely dev elop ed with various maritime docks, (public ferry, tour 

boat, cruise ship), public piers/parks, hotels and retail/cultural attractions including the 

Seattle Aquarium and adjacent 

Pike Place Market. East of  the 

generally west - facing  waterfront 

are the Bellt own neighbor hood, 

Pioneer Square/ Stadium District 

and the retail/ commercial core; 

one of the most densely 

developed portions of the 

downtown central business 

district. The Seattle waterfront is 

the most urbanized portion of the 

Elliott Bay shoreline and attr acts 

locals and tourists year - round. 

The area is well - known for its 

public attractions including the 

Seattle Aquarium, Pike Place 

Market, ñSeattle Great Wheelò 

Ferris wheel, ñWings over Washingtonò amusement park ride, and a va riety of retail spaces, 

m arin as and r estaurants with spectacular views of Puget Sound, together with small public 

spaces and access to boardwalks adjacent to several of the historic piers.  

 

Additional projects in the waterfront vi cinity are either planned,  underway or have been 

re cent ly compl eted; the elements studied herein (and upon which the estimated special 

benefit to affected properties is based) are those denoted by the City of Seattle as the 

ñWaterfront Seattle Programò. Some of the related but sepa rate projects are listed belo w, 

follo wed by a list of the major elements of the Waterfront Seattle Program.   

Projects Assumed Completed in the ñBeforeò Condition 
Based on information provided by the City of Seattle, without the L ID project, or in the 

ñbeforeò condition, none of the L ID proje ct elements would be built. However, as stated above, 

there are several ongoing projects in the subject area that are separate from the LID and are 

assumed complete for purposes of this analysi s. Major changes assumed t o be in place in the 

ñbeforeò conditi on include:  

 

¶ The Alaskan Way Viaduct Replacement Project (AWVRP) will be complete, with the viaduct 

eliminated and the SR 99 tunnel in operation. 

¶ The Elliott Bay Seawall Project will be complete, including a new 15-foot  wide sidewalk inset with 

light-penetrating surface (LPS) adjacent to the seawall between approximately Yesler Way and 

Virginia Street. 
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¶ The Pike Place Market Front (MarketFront) Project will be complete. 

¶ The Pier 62 Rebuild Project will be complete. 

¶ The Seattle Multimodal Termina l at Colman Dock Project will be complete. 

¶ A restored Washington Street Boat Landing Pergola will be complete. 

¶ A òHabitat Beachó between approximately Yesler Way and S. Washington St and immediately 

adjacent to Washington Street Boat Landing Pergola and Colman Dock will be complete. 

LID Project ï Before and After Conditions 
The purpose of the project is to create a more pedestrian - friendly waterfront with convenient 

and safe connections to the downtown core , Pike Place Market, Pione er Square, the Stadium 

Distri ct and Belltown. The goal is to improve safety and accessibility w ith high -quality 

pedestrian connections as well as provide public gathering spaces, permanent and temporary 

amenities, access to the wa ter, and educational exper iences to draw both local s an d tourists 

to businesses and destinations along the waterfront.  

 

In the transmittal letter which begins this report, the six major project elements are listed, 

followed by a brief description of each upon completion of the Wat erfront Seattle project, also  

known as the ñafterò condition. The following paragraphs briefly describe the ñbeforeò 

condition for each of the six major project elements listed in the letter and discussed 

throughout this report.  

 

¶ Drive/Parking Aisle (after  the project, known as th e ñPromenadeò)ðIn the 

ñbeforeò condition, the City of Seattle would not have the funding to build the 

Promenade that is described in the ñafterò condition. Instead, in concert with removal 

of the Alaskan W ay viaduct (not part of th is project), it would hav e ma de minor 

improvements to the existing S Alaskan Way, situated just  to the west of the former 

viaductôs route through the waterfront area. Alaskan Way is a two-  to four - lane 

asphalt -paved city street fl anked on the northeastern side by angled parking sp aces  

and the Elliott Bay Trail, a paved multi -use trail extending sout hward from Myrtle 

Edwards Park, and on the southwest by on -street metered parking spaces and 

sidewalks.  

 

¶ Overlook Walk would not be bui lt in the ñbeforeò condition. Instead the MarketFro nt 

would not become an additional pedestrian connection to the Waterfr ont and current 

connections ï via the existing elevator and stairwell in Pike Place Market parking 

garage and the Pike St. Hillclimb ï would remain the primary c onnections to the 

waterfr ont from Pike Place Market.  

 

¶ Pioneer Square would  remain  as it currently exists; as Seattleôs oldest neighborhood, 

it was once considered the heart of the city. Proximity to railroads and Seattleôs major 

port encouraged both trade  and tourism as the city grew . The early structures were 

mostly wooden, and nearly all bu rned in the  Great Seattle Fire of 1889. By the turn of 

the 20 th  century, dozens of brick and stone buildings had been erected. The 

neighborho od takes its name from a s mall triangular plaza nea r th e corner of First 

Avenue and  Yesler Way, originally known as  Pioneer Place. Although it is now on the 

National Register of Historic Places and a famous Seattle historic landmark, this inner -

city neighb orhood has suffered from t he myriad problems of mod ern society, including 

the ever -widening income/opportunity gap.  Pioneer Square has many open public 

areas, proximity to sports stadiums and abundant liquor establishments. 
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Homelessness, vandalism and othe r crimes are major issues and the neighborhoodôs 

reputa tion has suffered as a result.  

  

¶ Union Street Pedestrian Con nection , absent the project (known as the ñbeforeò 

condition), would not exist. The one -block portion of Union Street, between Alaskan 

Way to  the west and a retaining wall supporting Western A venu e to the east, would 

remain as it is now: a surface driveway  with public parking and loading zones. The 

existing narrow metal staircase with no ADA access, spanning from Western Avenue 

(above) to Union  Street (below), would con tinue to serve as one of the primary 

connection points between downtown and the waterfron t.   

 

¶ Pike/Pine Streetscape Improvements, absent the  project, would not occur. Both 

streets, between First and Ninth avenues, remain as they currently exist, with 

west bound vehicular traffic o n Pi ne Street ending at the entrance to the Pike Place 

Market, w here there are typically crowds of vehicles, pedestrians and bicyclists visiting 

the market, and eastbound traffic continuing on Pike Street,  as is the current situati on.  

 

¶ Pier 58 (formerly kn own as Waterfront Park) would remain as it currently is: a 

pier park that was built in 1974. This park has a ñhorseshoeò shape and contains a 

mixture of plantings, public gathering areas, a concrete amphit heater, fountain and 

seati ng areas. The park is acc essed through a combination of stairs and walkways and 

is primar ily ñsunkenò below the level of the light- penetrating surface (LPS) adjacent to 

it. Due to access issues, a lack of sightlines, and wear and tear on the aging pier 

inf rastructure, the park is not very conducive to active usage by the public.  

 

The following  descriptions, provided by the City of Seattle, contain further detail on the main 

ñbeforeò and ñafterò conditions of the key project components and physical areas wit hin the 

LID project. A mo re d etailed description, including pictorial renderings, of the ñbeforeò and 

ñafterò condition components considered in this analysis can be found in the separate addenda 

volume  referred to earlier.  
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Rebu i lt / Ne w S u r f ace Roadway  

Be fore  

The ñBeforeò cond it ion a ssumes  a new surface roadway  th at  would fulfil l some of the  

funct ions that wil l no  longer be provided by SR 99 after  the Alaskan Way Viaduct is rem oved  

by serving both local and  regional t ransportat ion ne eds and  providing  access between SR 99 , 

downt own Seatt le, and n orthwest Seat t le. The pro posed improvem ents  would consist  of :  
Å A new Alaskan  Way ro adway  between  S King St reet  and  Pine St reet,  buil t in t he 

approxi mate footp rint  of the fo rm er Alaskan Way  Viaduct,  would include:  

Å A dedicat ed t ransit lane in each direct ion between S. King  St reet  and 

Columbia St reet and  on Columbia St reet  bet ween  Alaskan W ay and  First 

Avenue. 

Å Northbound  ferry qu euing lanes  between S. King  Street and  Yesler Way, 

which include double left - turn lanes bet ween S. Main St reet and Yesler  Way 

onto Colm an Dock. 

Å Curb zones  near the Colman  Dock Transit Hub  designed  to  accomm odate  

general-purpose v ehicles, t ransit, taxi , and ADA dro p-of fs and pick-ups. 

Å Add it ional  on-st reet parking  and  loading zones located  along  the curb side on the east  

and west sides of Alaskan Way where space is availab le.  

Å A new arterial  st reet,  called Ellio tt  Way, which wo uld fo llow the path  of the for mer  

Alaskan Way  Viaduct  fro m  Alaskan  Way  at  Pine St reet  up  the  hil l into  Bell town,  where 

it  would connect  with Elli ott  Avenue a nd We stern Avenue. 

Å A new intersect ion at  Pine St reet  ( referred to as the Pine St reet e xtension)  that  would 

connect  the n ew Alaskan  Way  and new  Ellio tt Way  with  the  exis t ing  port ion of Alaskan 

Way n orth of Pier  62/63 . Th is exten sion would reach a height  of 18ô fro m  the e xis t ing 

Alaskan W ay . 

Å St reet scape enhanceme nt s to  Bell Street bet ween  Ellio tt  Avenue and F irst  Avenue,  

which would include widened sidewalks and  increased land scaping.  

Å 37 7 st reet  t rees plant ed in the  med ian  and in plant ing st r ips on the east and  west 

sides  of Alaskan  Way and  Elli ot t Way. The budget wo uld a llow fo r  the select ion of 

t rees with  a caliper of 1.5 inches to 2 inches . All t rees wo uld be of the sam e type to 

facili tate the standard level of care and m ainte nance provided other  st reet  t rees in 

the dow ntown area. 

Å The City wo uld install one type of hardy groundcover in all other  landscaped areas 

along Alaskan Way and  Elli ot t Way in order to facili ta te the sta ndard level of care 

pro vided  other g roundcover  in the City. 

Å Sidewalks on both sides  of the ro adway along Alaskan  Way  and Elli ott  Way would be 

sta ndard 2- foot by 2 - foot  scored  concrete.  

Å On the e ast side of Alaskan Way between S. King  Street and  Yesler Way, sidewalk 

areas between t ree pits  would be infill ed with salvaged red bricks, as required by th e 

Pioneer Square Historic Preservat ion Board Cert ificate  of Approval.  

Å Sidewalk immed iate ly adjacent to the  west side of Alaskan Way  between  S. K ing 

Street and Pike St reet  would range in width  from  7 feet  to 35 feet . 

Å Plant ings imm ediate ly west of the two-way bike facil ity  between S. King  Street  and  S. 

Washington St reet wo uld be a  m ix of standard plant ing s. 

Å Sidewalk on the east side of the st reet  between S. K ing  St reet  and the Pike Street 

Hill climb would range in width fro m  7 f eet  to 8 feet .  

Å Sidewa lk on the east and  west  sides of Elli ott  Way roadway bet ween  the Pike St reet 

Hill climb and  Bell St reet  would rang e in width  from  7 feet to 9 feet . 

Å Cro sswa lks in all intersect ions would be standard,  with  6- inch  curbs.  
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Å A t wo-way bicycle facility  wo uld r un a long t he we st  side of the new Alaskan W ay. T he 

facility wo uld  begin at  S. K ing  St reet and  cont inue  north  on the  west side of Alaskan  

Way  to  about Vir ginia Street,  where it  would cro ss the  road to j oin the e xis t ing  path 

on the east  side of the roadway. At the  new intersect ion with  Ellio tt  Way, t he bicyc le 

facili ty wo uld t ransit ion to separate northb ound  and southbound paths  that  wo uld 

conn ect  with e xis t ing bicyc le lanes on Elli ot t and  Western Avenues  in Bell tow n.  

Å The Marion St reet  pede stri an  bridge over Alaskan Way, which connects  to the Seatt le 

Ferry Term ina l, would be constructed.  

Å Reconst ructed sidewalks and  park ing on Seneca St reet bet ween  Alaskan W ay and  

Western Avenue would be const ructed.  

Å The reconnect ion of Lenora St reet  pede st r ian br idge to  the  new Ell iott  Way would be 

const ructed.  

After  

I n the  ñafterò condit ion,  all the imp roveme nts  lis ted above wo uld remain,  with t he e xcept ion 

of the fo llow ing:  

Å I ncreasing the caliper of the approxi m ate ly 37 7 st reet t rees that wo uld be present  in 

the  ñBeforeò condit ion up to 4- inch caliper  size.  

Å Add ing  approxi mately an add it ional 16 st reet  t rees with  a caliper of 4 inches . 

Å I n a ll plant ers and  land scaped areas described in the ñBeforeò condit ion, the City 

would u pgrade  the  gro undcover and  shrub  plant ings to incorporate  a great er diversity 

of plants  in order to create  consistency bet ween t hese and  the LI D- funded e lem ents  

described below . 

Å The crosswalks in the int ersect ions between S. King  St. and  Pike St . would be 

upgraded  fro m 6ò curb s in the ñBeforeò cond it ion. Those intersect ions would be ra ised  

three inches, result ing  in a 3ò difference between the sidewalk and cro sswalk and 

im proving the p edestrian  connect ivity  between dow ntown and  the  wate rf ront.  

Å Sidewalks imm ediate ly adjacent  to the  east side of Alaskan W ay would be upgraded 

fr om 2- foot by 2 - foot s cor ed concrete to exposed aggregate  between S. K ing  Street  

and the Pike St reet Hill climb , as would sidewalks im m ediate ly adjacent  to the west 

side of Alaskan Way between S. K ing St reet and  the Pine St.  Extension.  

Dri v e/P arki n g  Ais le  ( Befor e)  and the Pr om enad e ( Af t er)  

Be f o r e  

In th e ñBeforeò cond it ion , th e City wou ld no t  have th e fund ing to bu ild th e Prom enade th at  

is described in  th e ñAfterò cond it ion below.  I nst ead, it  wou ld cons t ruct  th e followi ng:  

 

S. Washington Street to Madison Street  

Between th e east  edge of the Seawall L PS and th e west  edge of th e bike facili t y,  from  Madison 

St ree t  to th e Washingto n St ree t  Boat  Landing , a 2- foot by 2 - foot scored con cre te pedest r ian 

area w ou ld be inst all ed wi th a wi dt h of between 25 and 35 feet .  The area dedicated to 

pedest r ian t rave l wou ld be wi der th an t he ñAfterò cond it ion , whi ch w ould h ave divided this 

area between a  wide  paved surface  for  pedest r ians  and land scape d a reas. 

 
Madison  Str eet  t o Pike  Str eet  

Between th e east  edge of the Seawall L PS and th e west  edge of th e bike facili t y, from  Mad ison 

Street  and Pike Street, the City would insta ll a ñdri ve a isleò that  would accom m odate 12 8 

park ing spaces. Between Madison Street and Union, the drive  aisle would include a sing le 

aisle, 60 -degree angled  park ing arrang em ent u sing asphalt. Between  Union and Pike, t he 

drive aisle wo uld include a  double aisle,  60 -deg ree ang led park ing arrangem ent  using 



 

 

 

CITY OF SEATTLE - WATERFRONT SEATTLE PROJECT   

FINAL SPECIAL BENEFIT/PROPORTIONATE ASSESS MENT STUDY 

WATERFRONT SEATTLE LID PROJECT   

 
 

19 -0101 Waterfront Seattle LID Final Special Benefit/Proportionate Assessment Study ï © 2019  ABS Valuation  Page 19  

aspha lt. T here wou ld be an inboun d driveway to th e sout h of Pike  St reet , i nbound / outboun d 

driveways at  University,  Seneca,  and Spring St ree ts , and an out boun d driveway  at Madison 

St ree t . All  roadway and parki ng areas wou ld rang e in wi dt h from  36ô to 56ô. The sidewalk 

between th e west  sid e of th e drive aisle and th e LPS panels wou ld be paved using th e 

st and ard 2ôx2ô scored c oncrete. T he tot al wi dt h of th e walk ing area,  adjac ent  to th e exi st ing  

LPS panels, wou ld range between 3ô and 15ô. 

 
Pike S tr eet  to Pine Str eet  

The City wou ld  reserve th is space for a f utu re Aquarium  expansion . It  wou ld be paved wi th 

2ôx2ô scored c oncre te. 

 

After  

I n the ñAfterò condit ion,  the City  would const ruct  the  Prom enade, a  cont inuous public open 

space with  am ply green, landscaped spaces along the west  side of the new  Alaskan Way,  

from  S Washington St reet to Pine St reet,  that  would be design ed fo r  walking, sitt ing,  

gathering,  and v iewing the  wate rf ront. The ñLight  Pene trat ing  Surfaceò panels which 

const itute the  weste rnm ost 15 ±  feet a long mo st of the  futu re prom enade and  were buil t  by 

the Ellio tt Bay Seawall project are considered part  of the ñBeforeò cond it ion and  so are not  

factored into the LI D special benefit  calculat ions for the Prom enade. The southern end  of the 

Prome nade wo uld t erm inate at the Washing ton St reet Boat Land ing  in Pioneer  Square, at  

which po int  the Prom enade wo uld t ransit ion into  a sidewalk that  is ident ical to the ñBeforeò 

condit ion,  with  the  except ion of the increase of t ree caliper fro m 1.5  to  2 inches  up to  4 

inch es and  a great er diversity  of gro undcover and  plant ings. Design  features and landscaping 

would create  a series of three d ifferent  env ironme nts, in specific segm ents  of the Pro me nade 

that  would reflect  the  character of the  surrounding  areas. I n add it ion to  the  follo wing 

descript ions, the  plant ing areas wo uld consist of a total of:  

 

Å Approxi mate ly 11 0 eve rgreen  t rees with init ial he igh t of 8 feet to 12 feet , and 

approxi ma tely 16 3 ornam ental  deciduous t rees. 

Å Approxi mate ly 14 ,00 0 shrubs and 39 ,00 0 flower  bulbs. 

 
S. Washington  Str eet  to Madison  Str eet  

This area would span from  the Wa shing ton St reet Boat Land ing  Pergola to  Fire Stat ion #5  

and  would prima rily support the  reg ional  t ransit hu b in fr ont of the  Seatt le Ferry Term inal.  I t 

would accomm odate  the he avy  pedest r ian,  bicycle, and v ehicle t raffic com ing through  the  

Yesler Way, Colum bia Street, and M arion St reet int ersect ions. The areaôs primary de sign  

features would be:  

 

Å A pedest r ian space im me diate ly east  of the 15 +  feet of Seawall LPS, rang ing  from  11 

to 20 feet in width. Th is walkway wo uld be const ructe d of an  architectu ral concrete 

surface that features exposed aggregate and  me tal inlays fo r  visual  interest.  

Å A diversified m ix of nat ive,  non-nat ive,  and salt - tolerant  plant  and  t ree species locat ed 

within and  am ong st  a series of raised weathered steel  planters arranged  to create 

terr aces. These te rraces would be locat ed between the east edge  of the  pedest r ian  

space described above and  the west edge  of t he bicyc le facili t y. The lower  terraces 

wo uld be de sign ed to collect storm  water runoff fro m  the Prom enade.  

Å A restored T suta ka wa Founta in located  along  the Prom enade  at Columb ia Street.  

Å A public art sculptu re by Oscar Tuazon located within the  two -way bicyc le facili ty  

between Columbia and Madison St reets. 
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Å Seat ing  opportunit ies, includ ing approxi m ate ly 11 public benches  const ructed  fro m  

finished cedar  logs, four swing  sets  between Madison and Marion St reet s, and Sandbag 

Benches  and Dolos by ar t ist Buster Simpson bet ween Yesler Way  and  S. Washington 

Street.  

Å New raili ngs  const ructed of sta inless-steel  wire m esh pane ls capp ed with  a finished  

wood t oprail m ade fro m  either  new  Cum aru wo od or Ekk i wood reclaim ed from  the 

old seawall . The se raili ngs  would be located:  

Å Along  the Habitat  Beach area,  between the  en trance to  Colman  Dock at  

Yesler Way and  the north  side of the  Washington St reet Boat  Land ing  

Pergola. Th is raili ng segm ent  would include  a gate to provide public access 

to  the Habitat  Beach during its  hours of operat ion.  

Å Along  the open water, fro m  the north  end of Colm an Dock near Marion St  to  

the south side of Pier  57 near Mad ison St.  

Å Pede st r ian-scale light ing  features designed in a  layered  patt ern to  pro vide v isual 

interest and  wayfinding  clarit y, includ ing LED light sources that  wil l provide low- lev el 

ill um inat ion of benches, handra ils , and planters. 

 
Madison  Str eet  t o Pike  Str eet  

This area of the Promenade would be a m ix of pedest r ian  and land scaped areas adjacent  to  

Histor ic Piers 54 -59 , t he public park at  Pier 58 , a nd t he e xis t ing  Seatt le Aquarium  ent rance 

and  fr onta ge. T he main design  eleme nts  wo uld be:  

Å A pedest r ian space im me diate ly east  of the 15 +  feet of Seawall LPS, rang ing  from  20 

to 55 feet in width. Th is walkway wo uld be const ructed  of an  architectu ra l concrete 

surface that features exposed aggregate and  me tal inlays fo r  visual  interest.  

Å A diversified m ix of nat ive,  non-nat ive,  and salt - tolerant  plant  and  t ree species 

locat ed with in and  am ong st  a series of raised weathered steel  plan ters arranged  to 

create terr aces. These te rraces would be locat ed between the east edge  of the  above  

pedest r ian area and  the west edge  of the bicyc le facili t y. The lower terraces would be 

design ed to collect storm  water runoff from  the Prom enade.  

Å A 4- foot  to  11 - foot  wide boardwalk const ructed of Cum aru wood that m eanders 

through t he planted te rraces between Spr ing  and  Union St reets . 

Å Seat ing  opportunit ies, includ ing approxi m ate ly 39 public benches  const ructed  fro m  

finished cedar  logs, and sev eral  em bedded  boulders between Union St reet and  Pike 

St reet.  

Å New raili ngs  const ructed of stainless-steel  wire m esh pane ls capp ed with  a finished  

wood t oprail m ade fro m  either  new  Cum aru wo od or Ekk i wood reclaim ed from  the 

old seawall . 

These raili ngs  would be located:  

Å Near Spring  St  along  the  open water  between Pier 54 and  Pier  55. 

Å Near University  St  along  the open wa ter between Pier  56 and Pier 57. 
Å Pede st rian-scale light ing  features designed in a  layered patt ern to  pro vide v isual 

interest and  wayfinding  clarit y, includ ing LED light sources that  wil l provide low- level  

ill um inat ion of benches, h andra ils , planters and path ways. 

Å ñSocial  I ntersect ionsò located at Union, University, Seneca, and  Spring St reets  

design ed to accom m odate impro m ptu  social gath ering, as well as sm all -scale ev ents  

such as farmer s sta nds, food t rucks, and  musical  perf orm ances. 
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Å A kiosk at  Union St reet  that  can  be used to  pro vide inform at ion to public about  the 

wate rf ront,  or oth er uses. The kiosk is not LI D funded but  would not e xis t but  for the 

creat ion of the LI D. 

Å Two pieces of public art by Shaun Peterson and  Cedric Bomford.  

 

Pike S tr eet  to Pine Str eet  

This area of the Prom enade would be a public space beginn ing north  of the e xis t ing Seatt le 

Aquarium  entrance and  frontage to  the  rebuil t Pier  62 . I t would be bordered  to the east  by 

the  Seatt le Aquarium Pav ilio n e xpansion (not LI D funded) , as  well as the  public en t rance/ exi t 

from  the Overloo k Walkôs stairways. These stair ways wil l becom e one of the  pr im ary 

pedest r ian  connect ions to  and  from  the Prom enade and  Pike Place Mark et (see de script ion of 

Ove rloo k Walk below) . Design eleme nts  wil l include:  

Å A pedest r ian space im me diate ly east  of the 15 +  feet of Seawall LPS, rang ing  from  25 

to 60 feet in width. Th is walkway wo uld be const ructed  of an  architectu ral concrete 

surface that would feat ure exposed aggregate and  m etal  inlays for  visual  inte rest.  

Å New raili ngs  const ructed of sta inless-steel  wire m esh pane ls capp ed with  a finished  

wood t oprail m ade fro m  either  new  Cum aru wo od or Ekk i wood reclaim ed from  the 

old seawall . These ra ili ngs would be located along  the open wat er  area near  the 

Aquarium  buildings and n orth of the Aquarium  to Pier  62 . 

Å Pede st rian-scale light ing  features designed in a  layered patt ern to  pro vide v isual 

interest and  wayfinding  clarit y, includ ing LED light sources that  wil l provide low- level  

ill um inat ion of handrails.  

Ov er look Walk  

Be f o r e  

The Overloo k Walk wo uld not be buil t in the ñBeforeò cond it ion.  I nstead,  the  Market Front 

wo uld not becom e an add it ional  pedest r ian conn ect ion to  the  Wat erfront and  current  

conn ect ions v ia the e xis t ing e levator and stairwell in Pike Place Market  parking garage and 

the Pike St. Hill climb  wo uld remain the  pr im ary connect ions to the Wat erfront fr om  Pike Place 
Mark et.  

 
After  

The Overloo k Walk is a pedest r ian  br idge  and land scaped public space that  conn ects  the Pike 

Place Ma rket, via the recent ly com plete d Market Front  building,  with the Prome nade,  spanning 

over  the Elli ot t W ay surface st reet.  The Overloo k Walk begins with  an  ent rance fr om  

Mark etFront,  with wa lkways, genero us landscaping  with t rees and a  m ix of nat ive and  non-

nat ive  plant ing s, and play e lem ents  along a  switchback path way referred  to as the ñBluff 

Walk.ò Below this space, fr ont ing  on Elli ot t W ay, would be a storage area with  a screen which 

would be used prima rily  fo r operat ions and ma inte nance of the W aterfront. T he Bluff Walk 

wil l connect to a lid st ructure spann ing over  Ellio tt Avenue and wil l include a  food and  

bev erage retail space (not LI D funded)  and part ially covered space. An add it ional  ent rance 

to  the  Overlook Walk fro m  the Pike Place Market park ing  garage would be locat ed to the 

south of the  covered area.  Through  a partnership with Pike Place Mark et, the Ove rloo k Walk 

would be accessible by elevator s in the Market  and adjacent parking  garages, as well as  via 

st reet level  at  Western,  and mult iple stair cases int ernal  to  the Heritage  House park ing  

garage. The lid would include pedest r ian pathways, open space,  and land scaping  with green  

areas that  would e xte nd southwest fr om  the Pike Place Market across the  new Alaskan Way, 

where the lid would be approxi mate ly 28 feet above the  new surface st reet.  
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On t he west side of Ell iott  Way, sta ircases wo uld connect down to the Prom enade  on the west 

edge of the Ove rlook Walk. The Ove rloo k Walk lid would include approxi m ate ly 47 ,00 0 squ are 

feet  of public open space funded  by th e LID that  would provide public gath ering spaces, 

at t ract ive  green e lem ent s, and  opportunit ies for scen ic views. The lid also would create an 

accessible pedest r ian path way, enh ancing  exis t ing  conn ect ions and add ing new connect ions 

between Pike Place Market  and  the wat erfront, thereby providing opportun it ies to  enhance 

the pedest r ian  experience and rev italize the area. Views from  the lid would include  Elli ot t 

Bay, Mt.  Rainier, t he Olympics, stadium s, and  the downtown cityscape. T he public open space 

would include a diverse m ix of nat ive  and non-nat ive landscaping and  benches  to provide 

seat ing at v arious point s. I n addit ion to th is space, the Aquarium  Expansion wil l add  public 

open space, v iew opportun it ies, and land scaped areas to the south of and cont iguous with  

the  Ove rlook Walk. I t  w il l also add to the increased conn ect ivity between Pike Place Market 

and the Waterfr ont by providing a  publicly accessible e lev ator and sta ir way.  This space would 

not be funded by the  LI D but  would not  exis t but fo r  the e xis tence of the LI D- fund ed Overloo k 

Walk. 

Uni on St r eet P edes t rian C on necti on  

Be f o r e  

In the ñBeforeò condit ion,  the  one-block port ion of Union St reet, between Alaskan Way to the  

west and  a retaining wall support ing Western Avenue to the east, wo uld remain as it is now:  

a surface d riveway with public park ing  and  loading zones. The  exis t ing  narro w m etal staircase 

with  no  ADA a ccess, spanning  from  Weste rn Avenue (above)  to Union St reet (below) , would 

cont inue to  serve  as one of the prim ary connect ion points  between dow ntown and the  

waterfro nt.  

 
After  

The Union St reet Pedest r ian  Connect ion, located  on Union St reet fr om  Alaskan W ay to 

Western Avenue,  would serve  as a un iversally accessible pedest r ian link  between  the  new  

Wat erfront and  Western Avenue, increasing connect ivity bet ween downtow n and the 

Wat erfro nt.  

 
The Union St reet Pedest r ian Connect ion wo uld const ruct  an  elevated  pedest r ian wa lkway and 

associat ed e levator and stairs in the  r ight  of way along  the south side of Union Street between 

Western Avenue and Alaskan  Way. The improvem ents  include light ing  that  would operate 

during n ightt ime hours to ill um inate the  pathway, the e levators, and the area underneath  

the  pedest r ian br idge.  

 
The Union St reet pav em ent  would be reconst ructed  between Alaskan  Way and t he reta ining  

wall on the  west side of Western Avenue.  Addit ional  pedest r ian  im provem ents, such as curb 

bulbs and ramp s, would be m ade at  the intersect ion of Union St reet  and We stern Avenu e.  

Public art by Norie Sato would be incorporat ed into  the  pedest r ian  walkway and sta irs.  

Pi er  5 8  ( f o r m erly  k n own  as Wat er f ro n t  Park)  

Be f o r e  

Pier  58 would rem ain as it  curr ent ly  is: a  pier  park that was buil t in 1974 . Th is park has a 

ñhor seshoeò shape and  contains a m ix ture of plant ing s, public gath ering  areas, a concrete  

am phitheater, founta in, and  seat ing  areas. The park is accessed t hrough  a com binat ion of 

sta irs and  walkways and is pr im arily ñsunkenò below the level  of the LPS adjacent to it.  Due 
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to access issues, a  lack of sight lines, and  wear and tear on the  ag ing pier  infrast ructure,  the 

park is not v ery cond ucive to  act ive u sage  by the  public.  

 
After  

A reconstructed Pier 58 will become an act ive  and flexi ble space that  wil l facili tate  eve nts, 

perf orm ances and  act ivit ies while providing  open views to Ell iott Bay . The park wil l be 49 ,00 0 

squar e feet  and wil l feature the  foll ow ing:  

Å A seam less connect ion between the  park and Prom enade.  

Å A relocated F itzgerald founta in.  

Å 4,90 0 squ are feet  of open water  coverage in the  northea st sect ion of the pier , 

protected by new  raili ngs  const ructed of sta inless-steel  wire me sh panels capped with 

a finished  wood toprail m ade fro m  either  new  Cum aru wo od or Ekk i wood reclaim ed 

from  the  old seawall . 

Å A 4,00 0-squ are- foot childrenôs play ar ea. 

Å 3,60 0 squ are feet  of ra ised lawn area. 

Å New raili ngs  between the pier  and open water  const ructed of a sta inless-steel  wire 

me sh panels capped with a  woo d toprail made fr om  eith er new Cuma ru wood or Ekk i 

wood reclaim ed fr om  the  old seawall . 

Å I ncluded in t he ñAfterò depict ion is an  area in which a bat hroom  m ay be add ed. Th is 

bathroo m  is not included in t he calculat ion of LI D benefit .  
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Items Forming the Basis of Recommended Final 
Assessments  

Introduction 
Utilizing limited assignment/mass appraisal techniques, the special benefit s tudy involves 

appraisal of the market value of the f ee s imple interest in each subject parcel both without 

the local improvement district (LID) and with the local improvement district assumed 

compl eted. The difference in market value, if any, of each parce l without and with the LID is 

the special benefit ac crui ng due to the project. The terms "without' and "with'' are used 

instead of 'before'' and "after'" to remove the inference of a time interval between the two 

value estimates. The meaning of the two set s of terms is identical.  

LID Boundary 
As shown in mo re d etail on the maps included with this report  and addenda, the LID 

boundaries  are generally described as Denny Way on the north, Wall Street on  the northwest 

(due to the presence of the Olympic Sculptur e Park and Myrtle Edwards P ark northwest of 

Wall Str eet) , Puget Sound and the waterfront proper to the west, Interstate Highway 5 and 

4 th  Avenue South on the east, and portions of South Massachuset ts Avenue/Edgar Martinez 

Drive (T -Mobile Park) on the south .  

Client and Intended Users 
The client is the City of S eattle Department of Finance and Administration Services. Intended 

users of this report are the City of Seattle, its appointed representatives and owners of 

property within the LID boundary.  

Purpose and Intended Use of the Study 
The purpose and intent of t his study is to estimate assessments to assist the City of Seattle 

in allocating appropriate, proportionate assessments to each  assessable tax parcel within the 

LID boundary that is specially benefitt ed by the project  as descri bed herein . To accomplish  

thi s, estimates of market value of the fee simple interest in each of the affected parcels within 

the boundary, based on respectiv e highest and best use, are made, both without and with 

completion of the  LID project as of the date  of this final special be nefi t study.  

Exposure Period 
An exposure period is the estimated length of time the property interest being appraised has 

been off ered on the market prior to a hypothetical sale at market value as of the  effective 

appraisal date. Based on review of compar able  sales and discussions with market participants, 

exposure period for various parcels within the LID boundary is estimated at 6 to 9 months.  

Washington State Definition of Market Value 
ñFair Market Valueò is the amount in cash which a well - informed buy er, willing but not obliged 

to buy the property, would pay, and which a well - informed seller, willing but not obligated to 

sell it would accept, taking into consideration all uses to which the property is  adapted and 

might in reaso n be applied (Washington Patt ern Instruction 150.08). Based on Washington 

State legal statutes and case law, the fee simple interest in each individual parc el is estimated 

herein.  
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Definition of Fee Simple Interest 
Absolute owner ship unencumbered by any ot her interest or estate, s ubje ct only to the 

limitations imposed by the governmental powers of taxation, eminent domain, police power, 

and escheat (ñThe Appraisal of Real Estateò, Fourteenth Edition, 2013, Appraisal Institute, 

pag e 354).  

Highest and Best Use 
Highest and best use is  the  most fundamental premise upon which estima tions of market 

value are based. According to "The Dictionary of Real Estate Apprai salò (Fifth Edition, 2010, 

Appraisal Institute, page 93), highest and bes t use is defined as:  

 

"The reasonably probable and l egal  use of vacant land or an improved property that is 

physically possible, appropriately supported, financially feasible, and tha t results in the 

highest value. The four criteria the highest and best us e must meet are legal permi ssibility, 

physical possi bili ty, financial feasibility, and maximum productivity. Alternatively, the 

probable use of land or improved property ï specific wi th respect to the user and timing of 

the use ï that is adequately support ed and results in the highe st present value.ò  

 

The prim ary reason for estimating the highest and best use of land as vacant is to estimate 

land value. If there is an existing improve ment on the site, the land is viewed as though 

vacant. A conclusion is th en reached as to what use c reates the highest residu al t o the land 

or the highest land value. It is then possible to identify comparable sales of vacant land.  

 

Highest and best use o f property as improved considers the existing improvements and 

estimates whether they represent the maximally productive use or c reate the highest market 

value. If not, a decision must be made as to whether the improvements should be expanded, 

renovated, c onverted or razed to make way for that use which produces the highest ret urn to 

an investor.  

Interim Use and Interim Value 
The u se that a site or improved property is put to until it is ready for its highest and best use 

has traditionally been known as th e interim use . An interim use is not the highest and best 

use of the prop erty at the present time, a nd it should not be repre sent ed as the subject 

propertyôs current highest and best use. Rather, the current highest and best use of a property 

with an inter im use would be to leave the property as is until land value rises to a l evel that 

modification of t he interim use (or demoli tion  of the improvements and redevelopment for 

some other use) is financially feasible. An interim use may or may not contribute to  value 

until the highest and best use of the property can be achieved.  

Anticipatory Use and Market Value 
Market sale prices ofte n indicate that an increase in the value of real property within the LID 

boundary occurs as a result of a proposed project. Thi s anticipatory increment in value is 

called project enhancement and, as i n eminent domain procedures , is not included in the 

esti mate of value without, or before, the LID project. The market value estimate with the LID 

project assumed completed within a re asonable time recognizes changes in locational 

characteristics, intensity  of use and value resulting  from the project.  
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Withi n th is analysis, anticipatory use reflects the current market's anticipation of intensity of 

use as measured by buyers and sellers in the marketplace both without and with the LID 

project. Market value fo r an anticipatory use is no t an estimate of projecte d fu ture value but 

reflects the current market for real estate based on its highest and best use.  

Definition and Discussion of Special Benefit 
A special benefit is defined as a specific, measurable incre ase in value of certain rea l property 

in excess of e nhan cement to the general area (and benefitting the public at large) due to a 

public improvement project. It is measured as the dif ference, accruing by reason of the LID 

project, between market value of e ach parcel studied, without  the LID project, and mar ket 

value of the same parcel with the LID project completed and as of the same date. For this 

analysis, the date of valuation is Oc tober 1, 2019.  

 

Enabling legislation providing authority to levy assessme nts via the mechanism of an  LID is 

statutory in Wash ingt on State. All assessments must meet two criteria: (1) the amount of an 

assessment on a particular parcel may not materially exc eed the special benefit to that parcel 

and (2) all assessments within the  district must be fair and in rough proportion to al l ot her 

assessments.  

Final Special Benefit/Proportionate Assessment Study Methodology 
This final special benefit study uses mass appraisal techniques and is reported in a summary 

format including narrati ve and tabular presentation . The report is intended to c omply with 

Standard 6 of the Uniform Standards of Professional Appraisal Practice ( USPAP) promulgated 

by the Appraisal Foundation for a summary mass appraisal report.  As such, it includes limited 

discussions of the data, reaso ning and analyses utilize d in  the valuation process; supporting 

documentation is retained in the appraiserôs files. The depth of discussion is specific to the 

needs of the client, the City of Seattle, and for the intended use sta ted herein.  

 

The report co nforms to the Code of Pro fess ional Ethics and Standards of Professional Appraisal 

Practice of the Appraisal Inst itute, which include USPAP, as well as additional reporting 

requirements discussed. The aggregate conclusions present ed are subject to specific 

assumptions and limiting cond itions. The first estimate is of market value without the project 

and the second is  with the project assumed completed as of the same date. The increase in 

value, if any, is the special benefit accrui ng to that parcel due to th e project.  

 

Recent sales of c omparable commercial and multi - family residential land, together with local 

commerc ial and apartment lease rates, were researched. Supply and demand information, as 

well as vacancy rates and absorptio n costs pertaining to the l ocal commercial and resid enti al 

markets, were considered. Developers of some projects proposed (or underway) in the subject 

vicinity were interviewed to obtain (when possible) perspective on the LID project and its 

influence on p roperty values.  

 

The total estimated cost for the LI D im provements is $346 million; however, as of the date 

of this document, the City of Seattle has set a cap of $160 million plus financing costs 

($1 75,500,000 total) as that portion of the total cost to be paid by the owners of pro perty 

specially benefited  by the project. Dividing $ 175 ,500 ,000 by the total estimated special 

benefit to assessable property of $ 447,908,000  yields a cost/benefit ratio  of (R) 39.20 %. In 

other words, each parcel receives one dollar in market value increas e (special benefit) for 
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each $0. 39 ±  of LID assessment. Mu ltiplying the individual special benefit estimates for the 

affected parcels by this constant cost/benefit ratio resu lts in recommended proportionate final 

assessments to each parcel.  

Definition of Local Improvement District 
An L ID is a defined geographical area with a specific improvement of a public nature which 

provid es a special benefit to the real property within its boundaries. The increase in market 

value of each ownership provides for a portion  of t he cost of improveme nts to be paid by the 

owners of the benefited property over a period of time, usually 10 to 20 ye ars.  

Date of Valuation 
The effective date of the applicable land use regulations and valuation analysis contained in 

this report is Oc tober  1, 2019.  

Purpose of the Analysis 
The purpose of this study is to provide estimates of special benefit and assessment s to all 

assessable parcels resulting from the City of Seattle LID improvement project as described 

herein.  

Use of the Study 
This stud y is intended for use by the client and their authorized representatives for internal 

purposes. It is a mass appraisal rep ort prepared in accordance with the requirements set forth 

under "Standard 6: Mass Appraisal, Development and Reporting" of the Un ifor m Standards of 

Profession al A ppraisal Practice (USPAP) of the Appraisal Institute and, as such, utilizes limited 

appraisal  valuation techniques.  

Primary Phases of the Assignment 
ABS Valuation was requested by the client to perform the following tasks:  

1.  Esti mate special benefit and reco mmend final assessments to each parcel.  

 

2.  Prepare final recommended assessment rolls including  map number, ownership, tax 

parcel number, site address, land area, brief improvements description, zoning, 

probable market value with out the LID and probable mark et value with the LID 

assumed completed. The total estimated cost for the LID improvements is $346 

million; however, as of the date of this document, the City of Seattle has set a cap of 

$160 million plus financing costs ($ 175, 500,000 total) as that po rtio n of the total cost 

to be paid by the owners of property specially benefited by the project. Dividing 

$175 ,500 ,000 by the total estimated special benefit to assessable property of 

$447,908,000  yields a cost/benefit ratio  of  (R)  39.20 %. In other words, each  parcel 

receives one dollar in market value increase (special benefit) for each $0. 39 ±  of LID  

assessment. Multiplying the individual special benefit estimates for the affected parcels 

by this constant cost/benefit ratio res ults  in recommended proportio nate  final 

assessments to each parcel.  

 

3.  Prepare a final special benefit/proportionate assessment study report summarizing 

pertinent findings.  
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Extraordinary Assumptions 
An extraordinary assumption is defined as that which, if found to be false, could alter the 

opinion of market value. It presumes as fact otherwise uncertain information about the legal,  

physical or economic characteristics of the subject properties. Refer to prior pages of this 

report and publicly available materials produced by the City of S eatt le for descriptions of the 

ñbeforeò and ñafterò conditions, which are considered extraordinary assumptions. After, or 

with, the LID, the improvements comprising the  Waterfront Seattle Project are assumed to 

be complete.  

Hypothetical Conditions 
A hypoth etic al condition is that which is contrary to what exists but is supposed for purposes 

of analysi s. For this study, market value of each parcel is estimated without the  LID and again 

assuming that the LID project has been completed , as of the same date . 

Legal Description of Proposed Project 
The local improvement district is situated within portions of  Section 6 of Township 24 North, 

Range 4 East, and Section 31 of Townsh ip 25 North, Range 4 East, WM, in the City of Seattle, 

King Cou nty, Washington. A more d etai led legal description has not been provided by the City 

of Seattle.  

Scope of the Study/Purpose of the Assignment 
The scope of this report which resulted from the as signment involved estimating the current 

market value of each a ssessable parcel, both wi thou t and with the LID project completed. As 

part of this assignment, the appraiser made number o f independent investigations and 

analyses. Area and neighborhood resear ch included examination of data such as demographic 

information , land use policies and t rend s, growth forecasts and employment statistics 

pertaining to King County and the City of Seatt le.  

 

The purpose of the assignment is to recommend assessments based o n special benefit 

resulting from the LID - funded improvements wi thin the Waterfront Seatt le Project as it is 

currently designed and described herein , and in the separate addenda volume. The study area 

analyzed is bounded to the west by the Seattle waterfront, on the east by  Interstate Highway 

5, north by Denny Way and to the south by a portion  of South Massachusetts Street, as 

visually depicted on the maps  and other exhibits included in this report  and it s accompanying 

addenda volume . 

 

The difference in estimated market valu e of individual parcels without the improvemen t 

project and again with the project assumed completed, as of the same date, is the special 

benefit estimate. Estimated value ranges withou t and with the LID project are refined into 

valuation conclusions based  on factors affecting market value of individu al parcels. Examples 

of s uch factors include changes in locational characteristics, differing highest and best use, or 

potential developmen t density before/after completion of the LID improvements.  

 

Electronic data based on records of the King County Depa rtment of Assessments for ms t he 

basis of the final recommended assessment roll spreadsheets that are integral parts of this 

report. The rig ht is reserved to make revisions, if necessary, to the analys is of individual 

parcels and special benefit estimates m ade herein are subject to  cha nge if additional relevant 

information is provided. Importantly, through the LID formation process and the Cit y of 
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Seattleôs outreach program, every effort has been made to acquire and consider in the 

valuation process all rele vant and credible informa tion  on individual affected parcels.  

Identification of LID Study Areas and Neighborhoods 
The initial LID study are a contained approximately 760 acres a nd some 7,000  individual  tax 

parcels, comprised of a mix of residential/commerci al condominium units, hig h ri se office 

towers, other office properties, hotels, retail spaces (waterfront and non -waterfront), historic 

str uctures and special purpose properties including sports stadi ums, an art museum, a 

performance hall, a convention cen ter and a ferry terminal.  For  purposes of this earlier 

analysis, the larger vicinity was divided into five smaller study areas, each of whi ch is 

described below. Because the five designated study area s do not conform with established 

neighborhood boundarie s, following these descri ptio ns are brief summaries of six distinct 

neighborhoods found within the established LID boundary: Denny Triangle , Belltown, Pike 

Place Market/West Edge, Retail/Commercial Co re, Waterfront, and Pioneer Square/Stadium 

District.  

 

The five study areas were i niti ally used in the 2017 economic feasibility study to aid in 

identifying the proximity of individual parcels to various project elements and to set up a 

system of map number ing for all parcels within this original study area. Now  that the LID 

boundary ha s be en established, the letter designations (initially used for internal purposes), 

simply provide an identificati on of each subject parcel by a unique map number, comprised 

of a letter (A, B, C, D or E) followed by several numbers . The area descriptions u sed in the 

feasibility study are retained herein to aid in describing the project area and provide some 

images of the area as it existed in 2017.  

Area A  

Area A incorporates the central 

waterfront; this is one of the most 

directly  impacted portions of the  sub ject 

LID as this section includes Pier 58 

(formerly known as Waterfront Park). 

Generally, Area A starts to the  south at S 

Washington Street and extends north to 

Vine Stree t (directly along the Elliott Bay 

shoreline and Alaskan Way).  

 

Overall, in the ñbeforeò condition, the 

area to the west of Alaskan Way (Elliott 

Bay piers) is highly developed with 

various mariti me uses and the Washington State Ferries Colman Dock ferry te rminal, retail 

centers, public parks/piers, the Seattle Aquarium, the Edgewater H otel , small boat marinas, 

the Bell Street Pier and a cruise ship terminal and conference center. Generally, the gr eatest 

concentration of retail and cultural development is lo cated on Piers 54 through 59 (Seattle 

Aquarium). To the north is Pier 66 (private  sma ll boat marina), a cruise ship terminal, Pier 67 

(Edgewater Hotel), Pier 69 (Port of Seattle headquarters and Victoria Clipper dock), parking 

lots and additional improveme nts.  

 

The east side of Alaskan Way, south of Pike Stree t, is less developed. Thi s is  due in large part 

to the former presence of an elevated viaduct and to a lesser extent the overall uphill slo pe 
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that leads from the waterfront to the downtown core. Generally, m ore developed east/west 

connections between the w aterfront and the uphill core  area are centered around the Harbor 

Steps apartment development, Pike Place Market and the Bell Street pedest rian 

stairs/elevator and overpass, which connects the waterfront to the upland portion of the World 

Trade Center as w ell as the Belltown neigh borh ood.  

 

North of Pike Street, Alaskan Way was not encumbered by the former viaduct and current 

development inclu des a Marriot Hotel, Waterfront Landing residential condominiums and  

World Trade Center Seattle. With the LID complet ed, the waterfront Area A  is benefited by 

the Promenade, which creates better open space and aesthetic amenities, and redeveloped 

Pier 58 ( formerly known as Waterfront Park). Additionally, the area is enhanc ed by the 

Overlook Walk/Pike Place Market new ped estrian connections, toge ther  with the new Union 

Street connection.  

 

In the Pioneer Square area, the new S Washington Street, S Main Stree t, S King Street and 

Yesler Way improvements will provide better ped estrian routes to/from the waterfront. It 

should be noted that Alaskan Way  wil l be widened to eight lanes in this area, both without 

and with the LID completed.    

Areas B and C  

These two areas are approximately ¼ -  to ½ -mile east of the waterfront park imp rovements 

and incorporate several of the projectôs smaller east -west stree tsca pe upgrades. Area B starts 

to the south at S King Street and extends north to Denny Way (moving east from Alas kan 

Way S/Elliott Avenue to 2 nd  Avenue). Area C has the same north/south start and end points 

but begins near 3 rd  Ave nue and extends east to t he v icinity of 4 th  Avenue.  

 

The roughly rectangular shaped area north of 

Union Street and south of Olive Way (e ast of 

Alaskan Way and west of Convention Place) is 

excluded from Areas B and C as it represents 

the Pike/Pine Corrid or (Area E).  
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These t wo a reas incorporate the Pioneer Square, West 

Edge, Retail Core and Belltown downtown 

neighborhoods. Overall, in t he ñbeforeò condition, highly 

developed east/west connections between the 

waterfront and this core area of downtown S eattle are 

centered aroun d th e Harbor Steps and Pike Place Market. 

While other pedestrian/street connections exist, they are 

relatively und erdeveloped and consist of olde r and less 

visible stairwells, pedestrian bridges, and/or lower traffic 

roadways with various levels of streets cape  buildout that 

lead to dead end cul -de-sacs, alleyways or parking lots. 

These underdeveloped streetscape conne ctions are due 

largely to the p ast presence of an elevated viaduct and, 

to some extent, the overall uphill slope of t he downtown 

core. In the ñafterò condition, key east/west streets 

within Areas B and C will receive streetscape upgrades that create more w elcoming, cohesive 

and navigabl e connections from the waterfront/Alaskan Way to the core areas of these 

neighborhoods . S King Street, S Main S tree t, S Washington Street, Yesler Way, Columbia, 

Seneca, and Bell streets will see feature two to four city block s of streetscape upgrades that 

start at Alaskan Way (the Pike and Pine Street corridors will be upgraded east to 9 th  Avenue).  

 

Within Areas B an d C, Pioneer 

Square is the southernmost 

neighborhood. The district has 

one of the highest concen -

trations of h istoric (late 19th 

century and early 20th 

century) buildings in Seattle 

and is on the National Register 

of Historic P laces (Pioneer 

Square -Ski d Ro w Historic 

District). Notable structures 

include the Smith Tower, 

Pioneer Building, Occidental 

Square, Union S tation, and 

the Arctic Building . Due in part 

to its historic nature, the neighborhood draws extensive tourism activit y and predominant 

buildin g us es center on boutique ground level retail, restaurant, coffee shop, and art gallery 

businesses with office and /or multi - family residential us es above. Newer construction 

mixed -use, office/retail, multi - family, and hotel complex es are located at the sou ther n end of 

the area, near the athletic stadiums (CenturyLink Field and T -Mobile Park) and within 

Occidental Park  (Weyerhaeuser). Several large social service providers are also located within 

the Pioneer Square area.  
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Pioneer Square is bounded roughly  by Alaskan Way S on the 

west; by S King Street on the south; by 4 th  Avenue S on the 

east (north to Yesler Way) an d it is located between Alaskan 

Way S and 3 rd  Avenue Northwest to Columbia Street. Because 

Yesler Way marks the bound ary between two different  pla t 

areas, the street grid north of 

Yesler Way does not 

necessaril y line up with the 

areaôs narrower and more 

angled southern street grid 

area; therefore, the northern 

"border" of the Pioneer 

Square district has a zigzag 

pattern along a number of 

streets . Generally, elevation 

changes within the neighbor -

hood are upward f rom west to 

east.  

The southern end of the dist rict, west to east from Alaskan 

Way S to 2 nd  Avenue S and south to north from S King Street 

to Yesler Way, has overal l level topography. Eleva tion s start 

at around 20 feet above mean sea level to the west and e nd 

at around 25 feet at the easternmost bounda ry. North of 

Yesler Way, topography begins a distinct upward climb. From Alaskan Way S to 1 st  Avenue, 

average elevati on increases by 10 feet a nd f rom 1 st  Avenue to 2 nd  Avenue, average elevation 

increases by 15 feet. From 2 nd  Avenue to 3 rd  Avenue, average e levation increases another 30 

feet. Overall, the northern end of the Pioneer Square neighborhood has an elevation inc rease, 

west to east, of o ver 50 feet.  

Due to the historic nature of the Pioneer 

Square neigh borhood, in addition to the 

conventional zonin g regulations, the area is 

subject to the Pioneer Square 

Preservation District  overlay. Per city 

ordinance ñééthe Pioneer Square Preserva -

tion  Board (hereafter "the Board") was 

created to advise the Director of  the 

Department of Neighborhoods. In 

accordanc e with the ordinance establishing 

the District and the Use and Development 

Guidelines, the Board recommends 

appropria te use, site development and 

architecture of the private and public 

buildings and uses of the  space therein. The 

Board also reviews and rul es upon any 

improvements within the public rights of way, open space and areaways throughout the 

District. (7/99)ò. 
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The improvements within t he h istoric district require a Certificate of Approval to be issued by 

the Board and the Director of the Departmen t of Neighborhoods before the City will issue any 

permits. Due in large part to the underlying zoning restrictions on  height and density and t he 

extra certificatio ns, land values in this portion of Areas B and C are lower than what is 

observed through most  of the downtown core.  

 

The ñWest Edgeò neighborhood of the Seattle downtown 

core is in the center of the former LI D study area. The 

area co nsis ts of mid -  to high - rise mixed use buildings 

that generally feature ground level retail with 

residential, offic e, or hotel uses above. Along Western 

Avenue, Post Alley and 1 st  Avenue, improvements are 

generally low -  to mid - rise mixed use residential, re tail , 

civic an d parking garages. Moving east between 2 nd  and 

3 rd  avenues, the general character of the neighborhoo d 

changes, with a substantial increase in high - rise office -

oriented construction that includes several sky - line 

build ings such as the Wells Fa rgo Financial Center, 

Chase Tower (formerly WaMu) and Russell Investment 

Center. The West Edge is also home to the  Benaroya 

Symphony Hall, Seattle Art Museum and Moore Theater.  

 

The districtôs boundaries begin at Columbia Street, east 

of Alaskan Way S and  con tinue west , but not including 

buildings on the west side of 3 rd  Avenue, to end at 

Virginia Street. Currently, this section of downtown 

Seattle is experiencing tremendous growth and 

redevelopment, with several mixed -use high - ris e towers currently under cons truction o n what 

were once multiple tax lot sites improved with older low - rise retail and office structures.  

Overall elevation changes within the neighborhood are upward from west to east. The western 

side, along Western Avenu e and Post Alley, has ove rall  level top ography. East of Post Alley, 

topography begins a steep upward slope. From Post Alley to 1 st  Avenue, average elevation 

increases by 10 feet and from 1 st  Avenue to 2 nd  Avenue, average elevation increases by 40 

feet. Fro m 2 nd  Avenue to 3 rd  Avenu e, t he average  elevation climbs another 35 feet. Overall, 

the neighborhood has an elevation change from west to ea st of over 95 feet.  

 

The commercial core is located east of the West Edge neighborhood, in the east -central 

portion o f the LID study area. Thi s is  one of th e most densely developed portions of the 

downtown Seattle business core. The southern end of the dis trict consists of mid -  to high - rise 

office and mixed -use buildings that generally feature ground level retail with of fice, multi -

family, hotel  or civic uses  above.  

 

The northernmost section of the district consists of a dense retail center of low -  to mid - rise 

buildings anchored by national flagship retail stores, multi - story indoor retail malls, several 

mid to high - rise  hotels, and the Washingt on S tate Conve ntion Center. Civic and art centers 

located within this northern area include the Seattle Public Lib rary Main Branch, the 5 Th 

Avenue Theater, Paramount Theater, and ACT Theater.  
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Generally, the districtôs boundaries begin at Yesler 

Way, ea st o f 3 rd  Aven ue S. and west of the I -5 

Interstate Highway. Moving north, the districtôs 

eastern boundary follows Interstate 5 and 

expands to 9 th  Avenue; the Retail/ Commercial 

Core district ends south of Olive Way. Properties 

with in the West Edge and Reta il/C ommercial Core 

areas have highly permissible zoning overlays that 

allow for various levels of density that inc lude 

high - rise construction; the three main zoning 

designations in these two study areas are 

Downtown Mixed Commercia l, Downtown Office 

Core I  and  II, and D owntown Retail Core, as 

described in a subsequent section of the report.  

 

At the northern end of Ar eas B and C is the Belltown neighborhood. The vicinity consists 

mainly of mid -  to low - rise mixed use buildings that g enerally have ground leve l re tail with 

residential, office, or hotel uses above. Currently, this section of downtown Seattle is 

experiencin g extensive growth and redevelopment, with several mixed use mid -  to high - rise 

towers currently under construction on  what were once multiple tax lot sites improved with 

older low - rise retail and office buildings, as well as significant remodeling and upda ting of 

older historic apartment and retail building sites. Recently, a high concentration of proposed 

or under const ruction high - rise develop ment s have mad e a presence along the northeast and 

southeast portions of the neighborhood.  

 

Overall, the neighbor hood is predominantly known 

for residential, retail, restaurant, and night life 

amenities. Well known establishments and sites 

include the Cin eram a Theater,  Moore Theater, and 

the outdoor Olympic Sculpture Park. In addition to 

the high concentration of res taurant, bar, and 

boutique retail establishments, Belltown is home 

to a number of private universities, including the  

Art Institute of Seattle , An tioch Univ ersity  Seattle , 

Argosy University, and the Seattle School of 

Theology and Psychology.  

 

Belltown is bounded on the north by Denny Way, 

(beyond which lie the Seattle Center and Queen 

Anne Hill), on the southwest by Ell iott Bay, on the southeas t by  Virginia Street, and on the 

northeast by 5th Avenue, beyond which lies the Denny Triangle. All the neighborho odôs 

northwest -  and southeast -bound streets are major thoroughfares (Alaskan Way and Elliott 

Avenue, Western, 1st, 2n d, 3rd, and 4th avenues);  maj or northea st -  and southwest -bound 

thoroughfares are Broad, Wall, and Battery streets (State Route 99).  

 

Prope rties within the Belltown neighborhood have a slightly less permissible zoning overlay 

than those directly to the sou th. The southern end of t he a rea has a mix of Downtown Mixed 

Commercial (DMC) and Downtown Mixed Residential (DMR) designations. The DMR zo ning 
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overlay generally has lower height limits than the DMC and is predominantly focused on 

encouraging mixed use mul ti - family style construct ion.   

Area D  

Area D is approximately ¾ -  to 1 -mile to the east and south of the proposed waterfront park 

improvemen ts. Generally, this area represents the outer limits of the LID boundary and 

demonstrates the lowest level of project  impact/benefit. It incor pora tes the St adium/SODO 

business and industrial areas to the south of T -Mobile Park (ending at S Holgate Street),  the 

historic International District (south of Yesler Way, east of 4 th  Avenue S, and west of Interstate 

5), downtown areas along 5 th  and 6 th  avenu es (west o f Interstate 5) and the Denny Triangle 

(ñDenny Regradeò) neighborhood to the north (south of Denny Way, east of 5 th  Avenue, 

northwest of Olive Way and west of Interstate 5). As previously mentioned, the roughly 

rectan gular area north of Union  Str eet and so uth of Olive Way (east of Alaskan Way and west 

of Convention Place) is excluded from Area D as it re presents the Pike/Pine Corridor.  

 

The northernmost section of this area consists of the 

Denny Triangle (ñDenny Regradeò) neighborhood. Once 

a low er intensity area dominated by single story 

warehouse and retail uses, within the last 10 years it 

has rapidly  expanded to become an intensely developed 

multi - family and office mid -  to high - rise expansion 

region due to the grow th of Amazon.com and the larg e, 

speculative developments by local firms such as Vulcan 

and Graystar.  

 

Generally, the Denny Triangle neighb orhood boundaries begin at Denny Way, east of 5 th  

Avenue and west of I -5. Moving south, the eastern boundary line fol lows Interstate 5 and its  

wes ter n boundary follows 5 th  Avenue; both end at the neighborhoodôs southern boundary 

along Olive Way. Zoning inc ludes a mix of DMC and DMR overlays.  

Area E  

Area E incorporates the main Pike/Pine corridor of downtown Seattle. As previously discussed, 

sig nifi can t streetscape additions and reconstruction will be performed along the length of Pike 

and Pine streets, fro m Alaskan Way to the south to Interstate 5 at the north. Area E includes 

the immediate areas to the north and south, beginning on the south si de o f O live Way and 

ending along the north side of Union Street.  

 

In the ñbeforeò condition, the Pike and Pine corridor streets have different levels of overall 

streetscape buildout that varies from minimal older concrete sidewalks /curbs with vintage 

stree tlig hts, little public landscaping and no pedestrian and bike amen ities to the more robust 

public pavilion space b uildout found at Westlake Park, Westlake Center and the Washington 

State Convention Center. In the ñafterò condition, this study area has a co hesi ve updated 

streetscape buildout along both major arterial road ways that will incorporate wider sidewalks, 

cros swalks, lighting, public seating, extensive landscaping, bike facilities and wayfinding 

signage.  

 

The southwestern e nd of Area E centers arou nd t he Pike Place Market. Moving north, the 

streetscape transition s into the downtown areaôs main retail center, consisting of a mix of 

historic and new construction mid - rise buildings anchored by national flagship retail stores 
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(Nordstrom, Macyôs), two multi - story indoor retail malls (Westlake Center and Pacific Place),  

several mid -  to high - rise hotels, and the Washi ngton State Convention Center, at the districtôs 

northernmost point. Currently, this section of downtown Seattle is e xperiencing sustained 

gro wth and redevelopment, with several significant remodels and expansions recently 

announced at both the Pacific Place and  Westlake Center malls, the recent completion of the 

Premier on Pine, and the Helios project at 2 nd  Avenue and Pike Street.  

 

Overall, prop erties within Area E have highly permiss ible zoning overlays that allow for various 

leve ls of density including high - rise construction; the four 

main zoning designations in this study area are Pike 

Market Mixed, Downtown Office  Core I and II, and 

Downt own Retail Core.  

 

Due to the historic nature  of the Pike Place Market, the 

market and immedi ately surrounding area fall under the 

Pike Place Market Historical District  overlay. Per city 

ordinance, a preservation board was created t o oversee 

various improve ment  changes within the designated 

district.  The Board recommends appropriate use, site 

deve lopment and architecture of both private and public 

buildings. Improvements located within the historic 

district require a Certificate of A pproval to be issued by 

the B oard and the Director of the Department of 

Neighborhoods before the City will issue any permits. Due 

in large part to the underlying zoning restrictions on 

height, density, and extra certification requirements, plus 

the overall  unique characteristics o f th e market, land 

values in this region mir ror those observed in the Pioneer Square neighbo rhood and are 

generally significantly lower than the surrounding higher density areas.  

Neighborhood Descriptions  
Although neighborhoods typ ically blend into one ano ther  at the peripheries, six can be 

identifi ed within the LID boundary; they are known as Be lltown, Denny Triangle, Waterfront, 

Retail Core, West Edge/Pike Place Market, and the Pioneer Square/Stadium District. Each is 

described br iefly below, with major z onin g classifications listed in the subseque nt ñLand Use 

Regulationsò section.  

Belltown  

The subject neighborhood farthest to the northwest is Belltown; although extending beyond 

the LID boundary to the vicinity of Denny Way, the p ortion within the boundar y is  bordered 

by Wall Street to the northwes t, 5 th  Avenue to the northeast, Lenora Street to  the southeast 

and Elliott Avenue and the waterfront neighborhood to the southwest, forming a roughly 

rectangular shape. All the neighborho odôs northwest/southeast stre ets are major 

thoroughfares (Alaska Way and Elliott, Western, 1 st  through 4 th  avenues) a nd the main 

northeast/southwest thoroughfares are Broad, Wall and Battery streets (aka State Route 99).  

 

Land uses in Belltown consist main ly of mid -  to low - rise mi xed -use buildings with ground level 

retail a nd residential, office or hotels above. This sec tion of downtown Seattle is experiencing 

significant growth and redevelopment, with several mixed use mid -  to high - rise towers under 



 

 

 

CITY OF SEATTLE - WATERFRONT SEATTLE PROJECT   

FINAL SPECIA L BENEFIT/PROPORTIONATE ASSESSMENT STUDY  

ITEMS FORMING T HE BASIS OF RECOMMENDED  FINAL ASSESSMENTS  

WATERFRONT SEATTLE LID PROJECT  

 
 

19 -0101 Waterfront Seattle LID Final Special Benefit/Proportionate Assessment Study ï © 2019  ABS Valuation  Page 37  

constr uction on what were once mult iple tax lots containing older low - rise retail and office 

structures, as well as extensi ve remodeling and updating of older historic apartments and 

retail building sites. Recently a high concentration of proposed or under const ruction high -

rise develop ment s have made entries along the northeast and southeast portions of the 

neighborhood.  

 

The Belltown neighborhood is known for its residential, retail, restaurant and night life 

amenities including the Cinerama Theater, several j azz venues and other nigh tclu bs, and the 

outdoor Olympic Sculpture Pa rk.  

Denny Triangle  

Historically known as the ñDenny Regradeò, this neighborhood is in the northeastern portion 

of the LID boundary. It extends to Denny Way on the north and is generally bounded by I -5 

on the eas t, O live Way on the southeast, 5 th  and 6 th  avenues on the southwest, and a small 

portion of Wall Street on the northwest. Once a low intensity use area dominated by single 

story warehouse and retail uses, within the last ten years the Denny Triangle has ra pidl y 

expanded to become an intensely develo ped multi - family residential and office mid -  to high -

rise expansion region due to the growth of Amazon.com and large, speculative developments 

by local companies such as Vulcan and Grayst ar. There are also some l ong -established retail 

uses, primarily resta urants, due in part to the areaôs convenient proximity to the Seattle 

Center (to the north and not in the subject area).  

Waterfront  

The waterfront neighborhood generally encompasses a ser ies of piers extending we st f rom 

Alaskan Way into Puget Sound and a s trip of properties along the east side of Alaska n Way, 

running northwesterly between Alaskan Way and Western Avenue/Elliott Avenue within the 

northern portion of the LID.  

 

The area to the  west of Alaskan Way (Ell iott  Bay piers) is highly developed with var ious 

maritime uses and the Washington State Ferr y Systemôs Colman Dock terminal, retail centers, 

public parks/piers, the Seattle Aquarium, the Edgewater Hotel, small boat marinas, the Bel l 

Street Pier, the ñGreat Wheelò amusement ride, and a cruise ship terminal and conference 

center. The highest concen tration of retail and cultural development is located on Piers 54 

through 59 (Seattle Aquarium). Further north is Pier 66 (private small bo at marina), a cruise 

ship  ter minal, Pier 67 (Edgewater Hotel) and Pie r 69 (Port of Seattle headquarters and Victoria 

Clipper dock), together with parking lots and additional improvements. The Waterfront 

Trolley, a service using old - fashioned trolley cars, runs along the entire wat erfr ont and is 

heavily used by sightseers an d other visitors to the area, especially in the summer.  

 

The east side of Alaskan Way south of Pike Street is less developed; this is due in large part 

to the former presence of an eleva ted, two - tiered street kn own as a viaduct (bridge - like 

structure) and  to a lesser extent the overall uphill slope tha t leads from the waterfront to the 

downtown central business district (ñdowntown coreò). Generally, more developed east-west 

connections be tween the waterfront and the uphill core area are centered around the  Harbor 

Steps condominium development, the Pike Place Market vicinity and the Bell Street pedestrian 

stairs/elevator and overpass, which connect the waterfront to the upland portion of th e World 

Trade Center and the Belltown neighborhood.  
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North of Pike Street along the waterfront, Alaskan Way was not encumbered by the former 

viaduct and current development includes a Marriot Hotel, Waterfront Landing residential 

condominiums and World Tr ade Center Seattle. With the LID completed, the waterfront 

neig hborhood will benefit from the Promenade, creating bet ter streetscapes, open space areas 

and other aesthetically pleasing amenities. Additionally, the area is enhanced by the new 

Overlook Walk/ Pike Place Market pedestr ian connection s, together with the imp roved Union 

Street connection.  

Retail/Commercial Core  

The southern portion of this neighborhood is generally known as the ñgovernment sectorò 

since many of the office buildings are government -owned and provide a wide v arie ty of public 

services. Together with the rest of the ñRetail Coreò neighborhood, boundaries are 

approximately Yesler Way on the south, I -5 on the east, mid -block between 2 nd  and 3 rd  

avenues on the west, and portions of Olive Wa y and Lenora Street to th e no rth. Also located 

in th is neighborhood is what is sometimes known as the ñPike/Pine Corridorò, two major 

thoroughfares through downtown connecting with access to Interstate 5; both these streets 

are flanked with intense retail and office uses as well a s th eaters and other entert ainment 

venues.  

 

This neighborhood, in the east -central portion o f the LID boundary, is one of the most densely 

developed portions of the downtown Seattle business district. The southern end contains mid -  

to high - rise office and mixe d-use structures that g enerally feature ground level retail with 

office, multi - family re sidential, hotel or civic uses above. The northern portion of the 

neighborhood consists of a dense retail center of low -  to mid - rise buildi ngs anchored by 

national flag ship retail stores, mul ti - story indoor retail malls, several mid -  to high - rise hotels, 

and the Washington State Convention Center. Other arts and civic land uses within this 

northern portion of the retail core include the Seatt le Public Libraryôs main bran ch, the 5 th  

Avenue Thea ter, Paramount Theater, and ACT Theater.  

West Edge/Pike Place Mar ket  

Generally rectangular and situated near the center of the LID, this neighborhood is bordered 

by Lenora Street on the northwest, mid -blo ck between 2 nd  and 3 rd  av enue s on the northeast, 

mid -block between Western Avenue and Alaskan Way on the southwest, a nd Columbia/Cherry 

streets on the southeast.  

 

Most of the neighborhood consists of mid -  to high - rise mixed -use buildings that generally 

feature ground level retail  wit h residential, office o r hotel uses above. Along Western Avenue, 

Post Alley and 1 st  Aven ue, improvements are generally older low -  to mid - rise mixed use 

residential, retail, civic uses and parking garages. Along 2 nd  Avenue, the general character of 

the neig hborhood changes, with an increase in high - rise office -oriented construction that 

includ es several skyline buildings such as the Wells Fargo Financial Center, Chase Tower 

(formerly WaMu) and Russell Investment Center. The West Edge neighborhood is also  hom e 

to the Benaroya Symph ony Hall, the Seattle Art museum and the historic Moore Theater. This 

section of downtown Seattle is experiencing sustained growth and redevelopment, with 

several major remodels and expansions recently an nounced at both the Pacif ic Place and 

Westlake Cente r malls, the recent completion of the Premier on Pine and the Hel ios hotel and 

apartment project at 2 nd  Avenue and Pike Street.  
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One of the dominant features of the neighborhood is the Pike Place Market, an historic multi -

level i ndoo r/outdoor retail market  containing shops selling a wide variety of produce, seafood, 

flo wers, baked goods, artisan crafts and locally made souvenirs, secondhand items, as well 

as quaint restaurants and lower level gaming arcade s. This part of the neigh borh ood draws 

tourists and locals alike on a year - round basis; the first -ever Starbuckôs outlet (opened in 

1971) is a perennial favorite. Due to its unique and historic nature, the market and 

immediately surrounding area fall under  the Pike Place Market Hi stor ical District zoning 

ov erlay.  

Pioneer Square/Stadium District  

The southernmost neighborh ood within the LID boundary, this district is generally bordered 

by portions of S Massachusetts Street and Edgar Martinez Drive on the sout h, 4 th  Avenue 

South on th e ea st, Alaskan Way on the west, portions of Cherry and Columbia streets on the 

northwest an d 3 rd  Avenue on the northeast.  

 

In the northern portion of the neighborhood, a park known as Pioneer Square -- to the east of 

the intersectio n of 1 st  Avenue and Yesle r Wa y-- gives the neighborho od its name. In days past, 

many railroad, shipyard, lumber and ot her workers lived in the ñcold water flatsò, hostels and 

rooming houses that were abundant along 1 st  Avenue, known as Skid Row or Skid Road , a 

term that originally refe rred to the path along which timber workers skidded logs. The district 

has one of the hi ghest concentrations of historic (late 19 th  century and early 20 th  century) 

buildings in the city.  

 

Due in part to its historic nature, the  neighborhood attracts ex tens ive tourism activity an d 

building uses focus on boutique ground level retail, restaurant s, coffee shops and art galleries 

with office/residential uses above. Notable structures include the Smith Tower, Pioneer 

Building, Occiden tal Square, Arctic Buildi ng, Union Station (former r ailway station, now the 

headquarters of Sound Transit), and King Street Station (headquarters of Amtrak long 

distance trains and Sounder commuter trains). Several large social service providers are also 

located in the Pioneer Squ are area.  

 

Further south in  the neighborhood are CenturyLink Field, a multi -purpose stadium and event 

center that is also home to the NFL franchise Seattle Seahawks and Major League Soccerôs 

Seattle Sounders, and T -Mobile Park (hom e of Major League Basebal lôs Seattle Mariners). 

Thes e two venues provide a vibrant character to the southern portion of the neighborhood 

and land uses around the stadiums consist mainly of open -air parking lots, parking garages, 

bars/restaurants, and small  retail spaces on the gro und level of older building s with 

office/residential uses above. The athletic district has a lso attracted newer hotel and multi -

family residential complexes to the area.  

 

Individual properties in the affected neighborhoods within the LID boundary speciall y be nefit 

from the project to varying degrees due to enhanced pedestrian connectivity, impro ved 

aesthetic appeal and other factors affecting market value. Favorable market elements include 

increased retail and hotel revenues, lower  vacancy rates, lower cap ital ization rates, and 

redu ced risk in the marketplace for investors.  
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Parcel Descriptions  
Within the  LID boundary, there are 6,2 38 individual tax parcels. Of this total, 5,1 87  tax parcels 

are in  49 ±  condo projects , some of which are associated commercial properties . Considering 

the large number of parcels  (individual ownerships), recommended final assessments and 

other pertin ent information on each has been compiled on a lengthy spreadsheet separate 

from the remaining 1,0 51  ownerships , for ease of readi ng a nd comprehension. The same type 

of information on the other 1,051  parcels is aggregated on a second spreadsheet  entitled, ñAll 

Other LID Commercial Properties ò; both spreadsheets are integral parts of this report.  

Property types on the latter spreadsheet  consist primarily of hi gh rise office buildings,  hig h 

rise condominium and apartment structures, retail uses (both within larger buildings a nd 

ñstand aloneò space), hotels, older buildings in the Pike Place market vicinity, sports stadiums, 

and various hi storic and special use p roperties.     

Land Use Regulations 
Below are brief discussions of the pertinent zoning classifications found within t he LID 

boundary:  

 

Downtown Mixed Commercial (DMC) [75, 95, 145, 170, 240/290 - 400, 340/290 -

440]:  ñAreas characterize d by lower scale office,  retail and commercial us es r elated to activity 

in the office core, retail core or other moderate -scale commercial co res in the Downtown 

Urban Center, and with use patterns that may include housingé. Areas that provide for less 

inte nsive activity along the  western and northern edg es o f the Downtown retail core and 

Downtown office core, or at other peripheral locations wi thin the Downtown Urban Center. 

These areas provide a buffer to less intensive areas, such as the Harbor front, Pik e Place 

Market, Belltown  residential area, or mix ed u se areas north of Denny Way, or serve as a 

transition to less intensive commercial, resi dential or industrial areas near the Downtown 

Urban Center.ò The area between the government sector and University Street is more 

office/co mmercial than retail -orie nted .  

 

  



 

 

 

CITY OF SEATTLE - WATERFRONT SEATTLE PROJECT   

FINAL SPECIA L BENEFIT/PROPORTIONATE ASSESSMENT STUDY  

ITEMS FORMING T HE BASIS OF RECOMMENDED  FINAL ASSESSMENTS  

WATERFRONT SEATTLE LID PROJECT  

 
 

19 -0101 Waterfront Seattle LID Final Special Benefit/Proportionate Assessment Study ï © 2019  ABS Valuation  Page 41  

Maximum Height: 75 to 440 feet (depends on official zoning designation, building u se, and 

other permitted variances/bonuses). ñDowntown Mixed Commercial height designations 

provide desired transitions compatible with adja cent downtown districts a nd a reas outside 

downtown.ò 

 

Base FAR*:  

¶ DMC 75: 4  

¶ DMC 95: 4.5  

¶ DMC 145; 170; 240/290 -440; an d 340/290 -440: 5  

 

Maximum FAR:  

¶ DMC 75: 5  

¶ DMC 95: 5.5  

¶ DMC 170: 6  

¶ DMC 145; 240/290 -440: 8  

¶ DMC 340/290 -440: 11  

 
*Acquisition of Regional Devel opment Credits can add bo nus FAR, as can various uses and amenity additions.  
 

Downtown Mixed Residential (DMR/R and D MR/C) [95/65, 95/75, 145/65; 145/75, 

280/65; 280/125]:  ñAreas that provide a mixed -use community where housing and 

associated services and amenities predominate. Of fice , retail and other commercial uses are 

compatibly integrated with the predominant reside ntial character at low to moderate 

densitieséé.. Two mix- of -use designations are applied to achieve sub area objectives. The 

DMR/R designati on applies to areas predo mina ntly residential in character or containing large 

amounts of underused land able to acco mmodate future residential development; non -

residential uses may be present but should be of modest sca le, likely to change in the future, 

or neighborhood serving i n ch aracter. The DMR/C designation applies to those areas 

containing housing or having housi ng potential where larger scale, non - residential serving 

commercial development exists and is likely to  remain.ò 

 

Maximum Height: 65 to 170  feet (depends on officia l zo ning designation, building use, and 

other permitted variances/bonuses). ñDowntown Mixed Residential building height 

designations may be applied to achieve subarea objectives. The lowest heigh t designation 

generally encompasses the Belltown core, in are as c haracterized by existing modest scale 

development, buildings of historic character, or t opographic features such as the bluff rising 

from Elliott Bay. The intermediate building height designa tion provides transition in height 

and density to the north a nd e ast of the Belltown core and along the bluff where waterfront 

development divides the ar ea from Elliott Bay. In the Downtown Urban Center east of 

Interstate 5, the building height designation  provides for low to moderate height s. The highest 

building h eigh t designation applies to areas characterized by larger residential and commercial 

buildi ngs, generally along the eastern edge of Belltown, near the higher density mixed 

commercial areas of do wntown.ò 
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Base FAR*:  

¶ DMR/R 95/65: 1 

¶ DMR/R 145/65: 1  

¶ DMR/R 2 80/6 5: 1  

 

¶ DMR/C 95/75: 1  

¶ DMR/C 145/75: 1  

¶ DMR/C 280/125: 2  

¶ DMR/C 75/75 -95: 2.5  

¶ DMR/C 75/75 -17 0: 2.5  

 

Maximum FAR:  

¶ DMR/R 95/65: 1.5  

¶ DMR/R 145/65: 2.5  

¶ DMR/R 280/65: 2.5  

¶ DMR/C 95/75: 4.5  

¶ DMR/C 145/75: 4.5  

¶ DMR/C 280/125: 5.5  

¶ DMR/C 75/75 -95: 4.5  

¶ DMR/C 75/75 -170:  4.5  

 
*Acquisition of Regional Development Credits can add bonus FAR, as can various uses an d amenity additions.  

 

Downtown Retail Core (DRC):  ñAreas that provide highly concentrated, regional retail 

shopping activity in the core of  downtown. Retail shoppin g, e ntertainment and consumer 

services predominate at street level, and related and supporti ng uses occur in the upper floors 

of buildings. Office and other commercial u ses may also be present, but at a density and scale 

of develop ment that does not confli ct w ith the primary retail function or make the street level 

environment less conducive to s hopping.ò 

 

Minimum Height:  85 feet or 170 feet if any of the following condi tions is satisfied:  

 

¶ All portions of a structure above 85 feet  contain only residential  use ; or  

¶ At least 25 percent of the gross floor area of all structures on a lot is in reside ntial 

use; or  

¶ A minimum of 1.5 FAR of eating and drinking establishments, ret ail sales, and 

service or entertainment uses, or any combinati on thereof, is provided o n th e lot.  

Maximum Height:  170 Feet (depends on building use, and other permitted 

 variance s/bonuses)  

 

Base FAR*:  3 

Maximum FAR:  6 

 

Acquisition of Regional Development Credits can add bonus FAR, as can various uses and 

amenity a dditions.  
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Downtown Offic e Co re (DOC 1 and DOC 2):  DOC 1: ñAreas that provide high density office 

and commercial acti vities with related support services and retail shopping. The density of 

office activity shall be greater in this area than any other part of downtown. A single, 

contig uous area which is centrally located in relation to other downtown districts having lowe r 

intensities of development and more mixing of uses.ò DOC 2: ñAreas that provide a range of 

high -density office and commercial activities with retail shopping and supp ort services closely 

related to the primary office core. The density of development is n ot as great as in the DOC -

1 designation.ò 

 

DOC 1  

Minimum Heigh t:  450  

Maximum Height:  Unlimited  

 

DOC 2  

Minimum Height:  N/A  

Maximum Heigh t:  300 to 550  

ñTwo (2) heig ht classifications of DOC -2 shall provide transition between the high structures 

of the DOC-1 designation and areas adjacent to this classification. G enerally, maximum 

heights should be lower in the southern part of downtown to  provide transition to Pi onee r 

Square and the International District.ò 

 

Base FAR*:  

¶ DOC 1: 6  

¶ DOC 2: 5  

Maximum FAR:  

¶ DOC 1: 21  

¶ DOC 2: 15  

¶  

Acquisition of Regional Development Credits  can add bonus FAR, as can various uses and 

amenity additions.  

 

Belltown  

Most  of this neighborhood is zone d Downtown Mixed Residential (Residential 

and Commercial) with varying allowable densiti es and height restrictions. The 

eastern and northeastern portions of the neighborhood transition to Downtown 

Mixed Commercial. As state d ab ove, further detail on pr ecis e zoning for 

individual parcels can be found elsewhere.  

 

Denny Triangle  

The northern po rtions are zoned Downtown Mixed Commercial and the 

remaining portions are designated Downtown Office Core 2.  

 

Waterfront  

Except for nar row strips of land on the upl and (east) side of Alaskan Way, the 

entire waterfront neighborhood is a mix of Downtown Harb orfront 1 and 

Downtown Harborfront 2. These strips are zoned Downtown Mixed Residential, 

Pike Market Mixed, Downtown Mixed Commercial, and Pioneer Square Mixed, 

con sist ent with designations for the adjacent neighborhoods to the east.  
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Retail/Commercial Cor e 

Small portions at the southern end of the Retail/Commercial Core 

neighborhood are zoned Pioneer Square Mixed and Downtown Mixed 

Commercia l while the larger part o f th e neighborhood is designated Downtown 

Office Core 1.  

 

West Edge/Pike Place Market  

Three zoning designations (again, with varying density and height restrictions) 

cover this neighborhood; Pike Market Mixed to the northw est, Down town 

Office Core to the s outh east, and Downtown Mixed Commercial for the 

remainder.  

 

Pioneer Square/Stadium District  

Most of the northern portion of the neighborhood, in the Pioneer Square 

vicinity, is zoned Pioneer Square Mixed, and the southern  area (in cluding both 

stadiums) is  zon ed Industrial Commercial.  

Comparable Projects and Research 
Projects involving similar im provements across the country were researched for indications of 

impacts on property values and the geographic radius of special p robable b enefit created by 

such pr ojec ts. Research includes published studies and reports on waterfront, park and street 

beaut ification projects, as well as interviews with real estate brokers and appraisers in many 

of the affected neighborhoods. These stu dies, tog ether with extensive info rmat ion on the local 

Seattle market, were utilized to make estimates of probable increases i n market value (special 

benefit) resulting from the Waterfront Seattle Project. These other projects are compared to 

the elements of the  Waterfront Seattle LID to h elp understand how project improvements 

affect real estate marketing times, demand and overall pro perty values.  Following the 

discussion of other major municipal projects, a summary valuation analysis is presented.  

 

It is important  to remember that 1) whil e as pects of the projects discussed and used for 

comparison purposes are similar, none of th e projects discussed are highly similar to the 

Waterfront Seattle Project LID (i.e., differences in view amenity, specific improve ments, 

ne ighborhood and parcel cha ract eristics, etc.); and 2) ongoing and proposed construction will 

have profound impacts on market value of individual subject properties; the magnitude of 

such impacts, considering the current strength of local market dem and, is t he major influence 

on pro pert y values with waterfront projects (the subject and others, including removal of the 

viad uct) contributing in varying degrees.  

Economic Studies 
HR&A Advisors, Inc. (HR&A) is a nationally recognized consulting firm provi ding serv ices in 

real estate, econ omic  development and program design and implementation. HR&A completed 

an economic study in 2013 (ñBeyond Real Estate Increment: The Value of the Central Seattle 

Waterfrontò) to determine the benefits of investment in publ ic space and related infrastructur e 

specific to the Seattle waterfront. This study was updated in February 2019. Overall, HR&A  

estimated that the waterfront area has the potential to generate $288 million per year in new 

economic value with redevelopment a s envisio ned by the City of Seattl e. T his benefit is in fact 

created by a combination of several factors: 1) current and forec asted strong demand and 

extensive new and proposed construction; 2) the increase in net new visitation by both local, 
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day use, and  overnigh t visitors; and 3) recrea tion al and commercial improvements and 

enhancements provided by the subject LID project.  

 

Per the report, over 44,000 people live within a half mile of the waterfront , with an additional 

300,000 daytime employment workers. From a continued demand and new cons truction 

retention perspective, continued enhancement to public amenities is a factor o f consideration 

for large corporation relocations/new regional headquarters. Several national studies have 

shown that open space/park amenit ies rank 5 th  in overall s elec tion criteria for commercial 

tenants and investors. Across several studied urban open s pace projects utilized in the HR&A 

report, the investment in the open space had a positive effect on the retention and increase 

in overall e mployment numbers within the immediate area.  

 

HR&A estimates that currently there are close to 8 million annual vis itors to the existing 

waterfront area. This figure is split between day trip tourists, overnight tourists, City of Seattle 

residents, and re gional metro visitors. Th e st udy indicates that the enhanced waterfront 

project has the potential to add 1.5 million  net new visitors to the immediate area, generating 

an estimated $191 million in new annual visitor spending. Recreational programming and 

special events that have b een started along the waterfront in anticipation of new infrastructure 

improvements have al ready accounted for a 40% increase in summer visitation numbers 

(2018 over 2017 figures), with an estimated 54,000+ visitors attending pilot  summer 

programming event s be tween 2015 and 2018.  

 

An article entitled ñThe Impact of Parks on Property Values: A Re view of the Empirical 

Evidenceò, published by the National Recreation and Park Association in 2001 (updated in 

2014) summarized the findings  of a study completed by the Department of Recreation, Park 

and Tourism Sciences at Texas A & M University. This art icle refers to approximately 30 

studies that investigate the ñproximate principleò that suggests a positive impact of 20%, on 

average, on pr operty values ñabutting or fr onting a passive park area.ò It goes on to conclude 

that if it is a heavily used park c atering to large numbers of active recreation users, then the 

proximate value may only reach 10% and affect properties two or three blocks a way. Key 

points in the ar ticl e include:  

 

¶ ñThe premise that parks and open space have a positive impact on property values 

derives from the observation that people frequently are willing to pay a larger amount 

of money for a home located close to these type s of areas, than they are  for  a 

comparable home further away.ò 

¶ Some types of parks are more desirable than others; l arge, flat open spaces are less 

preferred than natural areas.  

¶ Large public parks tend to encourage new residential development within a city  which 

can expand and str engt hen the tax base.  

¶ Linear parks tend to create a higher benefit since there is more fron tage compared to 

large circular or rectangular parks.  

¶ Properties that have frontage along the park or a superior view of the park tend to se e 

the greatest increase i n va lue.  

¶ Design features of the park can affect the impact on surrounding property values; 

ñparks that serve primarily active recreation users were likely to show much smaller 

proximate value increase than those accommodating only passive use.ò Neighborhood 

parks that are primarily used by the surrounding residents result in a higher increase 
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in  property value than larger parks that attract active users from outside the 

neighborhood due to the adverse effects of noise, nuisance and congestion.  

¶ Some circums tanc es can negatively affect surrounding property values including poor 

park maintenance or  the fact that the ñpark is not easily visible from nearby streets 

and, thus, provides opportunities for anti -social behavior,ò or the privacy of nearby 

properties i s co mpromised.  

 

The author of the afore -mentioned article, John L. Crompton, most recently  updated his study 

in 2014 and the findings have been used by municipalities across the country. Crompton 

based his findings on empirical ev idence going back to earl y 19 00s England and early 

developments in the United States, all the way through major muni cipal development in the 

1990s and beyond. He looked at greenway trails, water -based features, golf courses, parks 

and open space. The ñproximate principalò represents a  ñcapitalizationò of park land into 

increased property values and a widening of the tax  base.  Two major findings based on his 

results include the location and proximity of property to the park improvements and a grading 

system , as described below.  

 

I n re lation to residential and multi -unit buildings ï both in urban and suburban environments :  

¶ 75% of the benefit from a park is captured within 500 feet, or three blocks.  

¶ The remaining 25% of the benefit is likely dissipated over a  500 -  to 2,000 - foot range , 

or  4 to 12 city blocks.  

 

The following exhibit summarizes Cromptonôs grading scale for pa rk amenities.  
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¶ Condominiums within a three -block radius typically experience increases in property 

value of:  

 

 
 

In the case of the  Waterfront Seattle proje ct, it is important to consider that there is an 

existing waterfront amenity; the current wa terfront area can be rated as average to above 

average since it provides a unique public amenity. However, whe n considering the waterfront 

area as e xtending east ac ross  Alaskan Way up to Western A venue and the Pike Place Market 

vicinity, the rating declines to mer ely average due largely to the poo r connectivity  with city 

st reets. The existing alleys, stairwells and dimly lighted areas contri bute to an undes irab le 

atm osph ere , especially  at night, despite the active foot traffic  and tourist -oriented venues 

along the waterfront. The reade r is referred  to the  City -provided documents in the addenda 

volume  for further discussion and  descriptions of existing or ñwithout LID ò con ditions.  

 

With the project elements completed, the area will be upgraded to excellent, which indicates 

an average 5% increase in condominium valu es situated within thre e blocks of the 

improvements/new amenities. Note that this  is an average based on e mpir ical data and is 

utilized for background information when analyzing the subject project elements.  

 

The above article sets up a good basis for the argument that a large, linear, well -maintained 

public park that attracts active u sers -- such as the Seattle  wat erfront park -will likely have a 

positive impact on residential property values and that the most benefit is evident within a 

two -  to three -block r adius.  

 

The Waterfront Seattle LID also includes elements of street beautificatio n along the waterfront 

as well as along the Pike Street and Pine Street corridors.  A report entitled, ñThe Economic 

Benefits of Sustainable Streetsò published in 2014 by the New York City Departmen t of 

Transportation looked at the effects of ñstreet projects that improve safety a nd d esign and 

that welcome pedestrians, cyclists and transit riderséò Similar to the previous article cited, 

this publication is the summary of a mult itude of studies but is  focused on street design 

projects, relying on retail sale s as a measure of the imp act on surrounding property values. 

The basic premise of the New York study is that ñchanges in travel patterns, spending patterns 

and neighborhood de sirability caused by ch anges in the street environment can impact 

businessesô and property ownersô bottom line s, most directly by affecting retail sales but also 

retail rents, office rents, and commercial property values.ò  Some additional key observations 

of the study include:  

 

¶ Changes to the street have a direct correlation to the ñpotential customers making  

trips to that street or change the frequency or spending patterns of their trips.ò 

¶ Improving access through parking, bike lanes, bike parking and tra nsit services can 

incre ase the customer base.  

¶ ñCreating a more comfortable and enjoyable public realmò will en courage potential 

customers, once already on site, to stay for longer durations and ñpotentially result in 
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their patronizing local businesses more  than they otherwise wo uld.ò Features with this 

goal in mind usually include ñfunctional improvements such  as benches, tables and 

chairs, wayfinding signage and urban design enhancements such as distinctive paving, 

landscaping, street lighting and public a rt.ò  

 
The study noted that, while there exists a long history of studies documen ting the increases 

to saf ety and mobility that updated streetscapes provide, it has only been in the last four to 

five years that municipalities have focused on the economic i mpacts that a cohesive ñurban 

villageò streetscape can produce. The New York report evaluated several meas ures  of local 

economic activity, including sales at street level retail and restaurant/food service businesses, 

to provide indicators of the overall m arket health of a neigh borhood. A paired data approach 

was taken where specific a reas of study were charte d ba sed on recent street improvement 

projects and then compared to areas without similar streetscape upgrades. Before and after 

data was collected on the subject sites and c ompared to changes seen within comparable 

neighborhoods ov er the same time frame.  

 

The NYCDOT study focused on eight case study areas; all had project components similar to 

the subject LID. Project features included the addition of a significant amount of converted 

pedestrian space with the introduction of coordi nated landscaping, public  seating areas, and 

improved loading areas for people leaving their parked cars. Angled parking was introduced 

along the roadways and imp rovements were made to all marked cr osswalks. One case study 

found that within the first year of the projectôs completion, sale prices in the study area went 

up 18% and, within the second year, prices were up 48%. The three comparison or control 

neighborho ods saw only a 4% to 13% rise in the  same 1 -year time period and only 7% to 

22% rise in the se cond year (one test neigh borh ood had a 9% drop in sales). These figures 

indicate an increase in value due to the project of 5% to 14%. The same type of increased 

sale prices was observed throughout the various case study areas.  

 

While the New York real est ate market is relatively uniq ue, this study provides a good 

indication of the positive effect that streetscape projects have on a neighborhood while 

excluding the  water view amenity. Assuming the Al askan Way viaduct replacement is 

complete in the ñbeforeò scenario, it is reasonabl e th at enhancing the streetscapes in the 

subject area will increase property values in the range of 4% up to 10% of the ñbeforeò market 

value, reflected in lower vacancy and  higher rental rates for well - located properties abutting 

the streetscape area and less  for those further away from the improvements.  

Specific Improvement Projects 
Research was also completed on six municipal improvemen t projects across the country and 

in  Canada to compare various project components and the gene ral effect on real estate  

mar kets. Many of the projects researched included an enhanced view amenity that is not 

being considered for the subject area; since the Alaskan Way viaduct replacement proj ect is 

assumed complete, the view amenity will not change due to the LID project. O bser vation of 

projects in other markets is not necessarily indicative of the Seattle market and the following 

sections are presented to p rovide market -based historical evide nce in a similar vein, to be 

used as background data only.  
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Tom McCall Waterfront Park , Portland OR  

This is a 36.59 -acre park located along 

the Willamette River  at the ea st end of the 

Portland, Oregon CBD. Spurred by the 

1974 re moval of six - lane Harbor Driv e, 

the park was constructed and opened to 

the public in 1978 . The park extends 

approximately 2.1 miles and is bordered 

by River Place to the south, the Steel 

Bridge to t he north, Naito Parkway and 

the Portland CBD to the west, and the 

Willamette River to t he east. In October 

2012, Tom McCall Waterfront Park was 

vot ed one of America's ten greatest public 

spaces by the American Planning 

Association.  

 

In 2000, prompted by t he need for extensive repairs to the seawall and reconfigu ration of 

Naito Parkway, plan s began for an extensive remodel of the existing park facili ties. Starting 

in 2003 and continuing through 2011, overall improvements to the green space included new 

desi gnated pathways for pedestrians, cyclists, and joggers, up dated public boat docks, new 

public gardens, upgrades to existing kidsô play fountains, and the construction of three distinct 

public plazas suitable for larger public events. The Salmon Springs/Wat erfront Plaza at the 

north end of the park was designed to  accommodate an expansion  of the weekly Burnside 

Saturday Market craft fair from its hist orical neighborhood location to the west down to and 

within the park. Street beautification projects along se veral connector roadways were 

completed to facilitate bett er overall pedestrian cir cula tion from the park to the adjacent 

Portland CBD. This includ ed the installation of larger, decorative pedestrian crosswalks, 

expanded sidewalks, streetscape landscaping,  and new directional signs.  

 

Interviews have been conduct ed with area brokers know ledg eable about the residential, 

commercial, and office markets in downtown Portland. The brokers were asked how, if at all, 

the waterfront park upgrades affected overall ma rket rental rates and what general 

perceptions were held b y market participants reg arding the parkôs influence on potential 

values. Generally, in t erms of retail and office rents, due to the presence of heavily trafficked 

Naito Parkway between the river pa rk amenities and the larger downtown, the consensus of 

bro kers has been that the hi ghes t level of positive influence was seen within the immediate 

one -  to two -block radius of the three new/upgraded public pavilions. These three public 

spaces primarily act as the main entry points to the park and have the greatest  sense of 

overall connect ivit y to the larger Portland CBD. It was noted several times by brokers that 

the expansion of the Saturday market into the park helped bring larger crowds to the 

Historic/Bu rnside neighborhood areas and contributed to the lowering of overall vacancy 

rates.   

 

Two brokers familiar with the business district located at th e southern end of the park area 

(World Trade Center office buildings and several other high - rise medical/offi ce structures) 

indicated that before the upgrades were com pleted, proximity to the park  was negatively 

perceived due to lack of upgraded infrastruc ture and perception of the area as being 

somewhat unsafe. That perception has drastically changed over the la st ten years and 

https://en.wikipedia.org/wiki/Willamette_River
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proximity to the park is currently used i n marketing materials to attr act larger companies 

from neighborhoods further west.     

 

Based on research from CoStar, properties within the six blocks adjacent to the park maintain 

much lower vacan cy rates and show an average of 16% higher sale prices. It  is important to 

note tha t so me of the increase in property values can be attributed to t he waterfront view 

amenity. As with the Waterfront Seattle project, the view amenity exists without the park 

enhancements. However, conversations with brokers in the P ortland area, including N ick 

Kassab, director of HFF (Holliday Fenoglio Fowler, LP, now p art of JLL, Jones LaSalle Lang), 

indicated that before park renovations were complete, the waterfront area ha d the perception 

of being unsafe and was not inviting to p edestrians or tourists. S ince  completion of the park 

improvements, development activity h as increased, and perception of the area has drastically 

changed; it is now viewed as a significant amenity t o surrounding property and much of the 

increase in propert y values is attributable to t he park.  

 

In comparison to the subject project and recogniz ing the viaduct removal before the project, 

currently strong tourism and economic conditions, it is reasonabl e to conclude that the impact 

from the Waterfront Seattle project on surrounding pr oper ty would be most significant in the 

immediate two -  to three -block radius of the improvements and dissipate further away. The 

data collected on Tom McCall Waterfront Park  in Portland indicated an average 16% higher 

sale price pe r square foot for similar  pro perties within six blocks of the park compared to 

those furt her away. However, some of this increment in value is created by the waterfront 

view amenity and it is reason able that the subject improvement project, which excludes any 

enhanced view amenity , wo uld range from nominal (outlying areas) up to 10% (areas dir ectly 

adjacent to project elements).  

 

Rose Kennedy Greenway, Boston MA  

The Rose Fitzgerald Kennedy Greenway  

officially opened in Boston, Massachusetts in 

October 200 8 and consists of an 

appr oxim ately 1 -mile long, 15 -acre 

greenway created on land that ope ned up 

due to demolition of the John F. Fitzgerald 

Expressway (the park is located above the 

ñBig Digò tunnel). One of the largest public 

park projects completed in Bo ston to date, it 

consists  of landscaped greenways, gardens, 

several plazas, public founta ins and art, and 

public boat docks within the river frontage 

portions. The park travels through the 

Waterfron t, North End, Financial, and 

Historic Chinatown neighborho ods of 

Boston. Funding fo r th e improvements was 

based on a 50% -50% public/private funding  model. Currently, each dollar from the state/city 

government is leveraged by more than one dollar of private  support.  

 

In March 2010, a study was completed by HR&A Ad visors for the Boston Red evel opment 

Authority detailing overall market changes within a f our -block radius of the RFK Greenway. 

The study used several different valuation approaches and took into car eful consideration 
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various controls to account for real es tate trends and variation s in  the data sets. The market 

areas abutting the former express way demonstrated property values and market rents 

significantly lower than other nearby Boston CBD neighborho ods. Once demolition of the 

expressway and construction of  the greenway was complet ed, these four -block radius 

neighborhoods quickly saw increases in overall market values to levels that mirror and, in 

some markets, exceed the overall Boston CBD. This tren d was most visible in the residential 

and office markets.  

 

Fifteen years since the  Central Artery/Tunnel project began, the value of commercial 

pr operties along the mile - long Rose Fitzgerald Kennedy Greenway strip increased by $2.3 

billion, up 79% -  close  to double the citywide 41% increase in assessed commercia l property 

values in the same  period. A 2006 study indicated that projects worth $5.3 bil lion had been 

completed or were underway within ¼ mile of the project from 2003 through 2005 ï including 

4,20 0± new housing units.  

 

While Boston features a diverse dow ntown, the impact of the Rose Kennedy Greenway is 

visible, based on research from CoStar Properties . Since the CBD is surrounded by water on 

three sides, the six -block radius immediately west of the  park was researched to avoid the 

impacts of nearby water or other unique features.  Com mercial properties within the closest 

three blocks maintain a lower vacancy rate and higher per square foot sale price. The three -

block radius has a five - year average va cancy rate of 9.6% and is currently at 5%, while the 

three  blocks further west have  a f ive -year average vacancy rate of 11.9% and a current rate 

of  10.7%. Properties closer to the park also generally command a higher sale price; office 

properties within a three -block radius of the park currently sell for approxim ately $562/SF 

with a 5 -year a verage of $440/SF while properties further west are currentl y selling for 

$473/SF with a 5 -year average of $426/SF.  Properties within the three -block radius are 

selling  for approximately 19% more than properties in the four -  t o six block - radius.  

 

Neighbo rhoods near the Rose Kennedy Greenway have experienced a large increase in 

property values based on land use changes and demolition of the expressway. As stated, the 

enh anced view amenity is a major factor that is not considere d for the Waterfront S eat tle 

project. Research was done while attempting to eliminate the view amenity; values within six 

blocks of the Rose Kennedy Greenway still show a 19±% premium compared to th ose further 

away but even that increase is influenced by c hanges in land use. Va can cy r ates may be the 

best indicator of the parkôs influence on nearby property values; within three blocks of Rose 

Kennedy Greenway, vacancy rates are historically 2% to 5% l ower than the adjacent three 

blocks further away, even con sidering buildings wit h s imil ar view amenity. A lower vacancy 

rate in a strong economy is correlated with higher rental rates and overall sale prices.  
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Hudson River Park, New York NY  

Hudson River  Park contains 500± acres 

and is  located on Manhattanôs west side 

waterfront in an area  that was previously 

known as a wasteland, featuring only 

minimal warehouse properties and older 

businesses.  After over 25 years of 

planning, the park began to take sha pe in 

the late 90s and was finished in the early 

2000s. It  features sports field s, mini  golf, 

a carousel, a promenade, dog parks, play 

areas, bike paths and other waterfront 

amenities. Evidence of a revitalized 

neighborhood directly corresponded to 

the par k project; with real estate sales 

activity increasing as s oon as park 

constructi on bega n. Condominium 

construction and prices also rose.  

 

In 2008, a report entitled The Impact of the Hudson River Park on Property Values  was 

completed by an appointed commi ttee known as ñFriends of Hudson River Parkò. The 

committe e was made up of objec tiv e lo cal real estate professionals, public planners, lawyers, 

and government employees.  The committee reviewed all sales of property bordering the park 

from 1990 through 200 5 as well as various economic published studies referring to the area. 

Based on the ir r esearch, the following key conclusions were made:  

 
¶ The properties within a three -block radius of the park saw the most increase in value 

and ñapproximately 20% of the value of properties within the first two blocks of the 

Green wich Village section o f t he park can be attributed to the park.ò 

¶ Real estate prices saw a significant increase when the park officially opened in 2003 

and continued to grow at a fast pace through 20 05.  

¶ The park made a significant impact on condominium valu es; price increases of  up  to 

80% were observed.  

¶ The study qualifies their research and acknowledges an improving real estate market 

overall as well as an increase in value due to high quality condom inium developers.  

¶ Value of the properties within three bl ocks of the completed Greenwi ch Village 

section of the park were positively impacted.  

 

The Hudson River Park project featured a dramatic change in land use and complete 

redevelopment of the area, un like the enhancement project for the Seattle waterfront. T his 

study is included for  inf ormational purposes to illustrate the positive effect of parks in 

metropolitan areas; however, it is reasonable that the Seattle waterfront will see a lesser 

increase in  property values than the Boston neighborhoods, as discuss ed above, based on the  

pr ojec t elements.   
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The Embarcadero, San Francisco CA  

The Embarcadero parkway is a series of interconnected parks, pedestrian/cycle rights -of -way, 

public plazas and public/ private docks that run alongside the eastern waterfront an d the 8 -

lane Embarcade ro in S an Francisco. The three -mile long parkway runs along an engineered 

sea wall and covers reclaimed land formally 

occupied by the elevated Embarcadero 

Freeway. The freeway was demolished in 

1991, after being damaged in a 1989 

eart hquake. The Embarcader o r ight -of -

way begins at the intersection of Second 

Street and King Street, near AT&T Park, 

and travels north, passing under the San 

Francisco ïOakland Bay Bridge. From 

there, t he Embarcadero continues north 

past the Ferry Building at Market Street, 

Fisherm an' s Wh arf, and Pier 39, before 

ending at Pier 45. The vision behind the extensive public space improvements and park land 

was to reestablish a connection between the expanding  San Francisco CBD to what at the 

time was an underutilize d Bayfront area. The m ain  com ponents of the project, all of which 

were completed by the early 2000s, were:  

 

¶ A new alignment for the Embarcadero boulevard that incorporates bicycle lanes and 

an excl usive right -of -way for an extension of the F streetcar lin e from the Ferry 

Build ing  to Fisherman's Wharf (service started in 2000); a water -side pedestrian 

promenade that runs from Fisherman's Wharf to China Basin Channel (Herb Caen 

Way); an extension of M UNI's light - rail system south of Townsend Street along an 

exclusive right -of -way  in  the  center of the Embarcadero, completed in 1997;  

¶ An underground MUNI switching yard that was originally to be placed under the 

elevated freeway;  

¶ Open -space pavilions and  greenscape public park improvements.  

 

The Embarcadero is a well - studied public ben efit  project and the area has several other 

ongoing improvement/enhancement projects. Overall, a Port of San Francisco public 

statement that the waterfront partnership ñsingularly changed the character of the northern 

waterfront fr om  an industrial service corridor to an outdoor living room for San Franciscoò 

best sums up project impacts.  

 

More recent market - related reports indicate that the greatest value enhancement due to t he 

Embarcadero project was observed within the bayfront/po rt  side public/private pr oper ties 

(most located on piers). Residential and retail properties located alongside the eastern half of 

the Embarcadero expressway have shown marked improvements associate d with proximity 

to the public park/pavilion areas along t he three -mile stretch. Wh ile the project is considered 

to have completely revitalized the waterfront area, there are no special benefits associated 

with the project beyond a one -  to two -block radius  east of the expressway.  

 

Due to the unique geographical and neighborhood characte rist ics of San Francisco, as well as 

design of the interconnected parks, it is difficult to measure the direct impact on property 

values due to the project. The CBD has many  points of interest and features that attract 

pedestrians,  tourists and property ow ners . Also, the park project was completed during the 
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same time the Embarcadero Freeway was demolished, which created an enhanced view 

amenity that many adjacent properties lacked. According to reports published by the city and 

int erviews with brokers, the re h as been a positive impact on demand for property near the 

park and it is used as a marketing tool for leasing and sales. The greatest impact is reportedly 

within the two -block radius east of the expressway and on the bayfront p ro perties.  Brokers 

indic ate a 10% to 20% increase in values of properties adjacent to the enhanced portions of 

the park compared to similar properties a few blocks away.   

 

Recognizing that the val ue increase in San Francisco is largely related to the enh anced view 

amenity, it is  rea sonable that the market impact from the subject waterfront development 

would be significantly less, based on the assumption utilized herein that the Alaskan Way 

viaduct was removed in the before (without LID) valuation scenario .  

 
Millennium Park, Chi cago  IL  

Millennium Park is a portion of Grant Park in 

Chicago, Illinois. It is one of the worldôs largest 

ñgreen roofsò as it is constructed on top of a 

railroad yard and la rge parking garages; an area 

that was previously underutil ized. Although 

some featu res were  completed earlier, the park 

officially opened in 2004 and upgrades have 

continued since. The park features major art 

installations, an (ice)skating rink, a pedestri an 

bridge, a theater, a promenade and other public 

spaces including a 4,000 -seat ba nd s hell . The 

cost of the park reached $500± million when 

completed and it had a reported 3 million visitors within the first year with annual attendance 

growing thereafter.  The park won praise from The New York Times  and Time  maga zine for 

being an accessi ble and innovative public space that helps define the city.  

 

A 2014 article published in the Chicago Tribune  recognized the ten -year anniversary of the 

park and looked at i ts impact on surrounding real estate. The article refers t o a study 

conducted by Te xas A & M University that found condominium units with a view of the park 

had purchase prices approximately 29% higher than comparable units without a view. The 

study also a ttributed $2.45 billion in new condominium, office and hot el construction in the 

park v icin ity to the year -round benefit and attraction of the parkôs amenities, while also 

considering the improving economy in this timeframe. ñTo be sure, some of the buildi ng would 

have happened anyway. But without Millennium Park , the boom wouldn't neces sari ly h ave 

occurred to the degree and not with the speed it hasò, said Gail Lissner, vice president of 

Appraisal Research Counselors, a Chicago -based company that appraises  commercial and 

residential properties. The case study pre pared by Texas A & M Univ ersi ty i n 2011 showed 

that Millennium Park has a significant economic impact on the overall city of Chicago. They 

concluded that approximately 12% of Chicago tourists visit the park and these visitors account 

for $1.4 billion in di rect spending in the park  vic init y and over $78 million in tax revenue. This 

directly creates jobs in the neighborhood and ñincreased the number of residential units in a 

previously underutilized pa rt of the city by 57%, resulting in an increase in residen tial housing 

and populati on g rowt h.ò 



 

 

 

CITY OF SEATTLE - WATERFRONT SEATTLE PROJECT   

FINAL SPECIA L BENEFIT/PROPORTIONATE ASSESSMENT STUDY  

ITEMS FORMING T HE BASIS OF RECOMMENDED  FINAL ASSESSMENTS  

WATERFRONT SEATTLE LID PROJECT  

 
 

19 -0101 Waterfront Seattle LID Final Special Benefit/Proportionate Assessment Study ï © 2019  ABS Valuation  Page 55  

According to CoStar, rental rates and sale prices vary widely in the area due to property 

specifics, points of interest and geographical features; however, there  is a clear trend of lower 

vacancy rates for office proper ties within a three -block  rad ius of the park and similar results 

were shown for retail property. The three -block radius from the park has a five -year average 

vacancy rate of 13.1% and is currently a t 10.1%, while the three blocks further west have a 

five -year average vacancy rate of 1 6.2%  and a current rate of 14±%.  

A study conducted by Texas A&M University found that condominium units with a view of 

Millennium Park had purchase prices that were 29%  higher than comparable units without a 

view. The same stu dy also attributed $2.45 bill ion in new condominium, office and hotel 

construction in the park vicinity to the new public amenities, noting that market conditions 

were improving since the opening of  the park. Mesa Development LLC in Chicago reported 

that b etween 2005 and 2014, 1,3 91 n ew c ondo units were constructed adjacent to the park 

(within a two -block radius) and the units with views sell for 25% to 30% higher than those 

lacking the view amenity.   

Similar to the Hudson River Park project, Millennium Par k drastically changed the  

nei ghbo rhood and surrounding land uses. The higher sale prices for condominiums is largely 

a result of the view amenity. As in Boston, the best indicator of positive influe nce from the 

park project is lower vacancy rates for prope rties within a six -block radi us o f the park, with 

the lowest rates in the immediate three -block area. Based on the research conducted on the 

Chicago market and the impact of Millennium Park, the mar ket evidence derived from the 

study shows decreases in vac ancy. It is reasonable to  con clud e that the Waterfront Seattle 

project will experience stronger demand and substantially lower vacancy with the most benefit 

to properties within the first three -bloc k radius of the improvements.   

False Creek Conceptual Pl an/Stanley Park, 

Vancouve r B. C. 

The Southeast False Creek Master Plan is a 

public/private redevelopment project located 

at the east end of False Creek harbor by the 

City of Vancouver, BC. This repre sents the 

third and last segment of a waterfront 

revitaliz ation project that starte d in  the  mid 

90ôs. In October 2015, the city approved the 

removal of the current Georgia and Dunsmuir 

Viaducts and implementation of the proposed 

redevelopment plan. The 80 -acre area is 

owned by the city and land use has 

historical ly been industrial. A lar ge s egme nt 

(60 acres) has been set aside for 

public/private development of multi - family mixed use retail buildings and a 20 -acre segment 

designated for waterfront parkland a nd public open space. This project offers a unique 

opportu nity to interview various  mar ket participants concerning the influences of an approved 

and funded waterfront redevelopment plan.  

 

Collingwood Appraisal Ltd. in New Westminster, BC provided data on 322 sales of apartments 

and condominium units occurring be tween June 2016 and March  201 7. T he properties were 

located within a 6 -block radius of Stanley Park and the waterfront of English Bay and Coal 
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Harbor. Paired analysis suggests a premium of 12% to 16 % paid for properties within a six -

block radius of the par k and waterfront amenitie s. I n co mparison to the subject project, some 

of the paired sales data is influenced by view amenities. Recognizing this, together with the 

unique nature of the Stanley Park / Coal Harbor market areas, it is probable that the value 

impact of the Waterfront Seat tle project on the condominium market would be below the 

range noted above.  

Summary  

Well -designed park and street improvement projects have a positive effect on surroun ding 

neighborhoods and property values.  Parks and ñwalkableò streets spur more activit y fr om 

residents as well as make areas more inviting to tourists.  These projects create a wider tax 

base for the city and create jobs in construction, public service, h otels, retail and services in 

nearby neighborhoods.  

 

Most  of the comparable projec ts i nclu de an enhanced view amenity, which is not considered 

for the subject neighborhood since the Alaskan Way Viaduct replacement project is assumed 

to be complete in the ñbeforeò scenario and therefore the view amenity does not change due 

to the LID pro ject .  

 

Based on research conducted and discussed, there is a positive impact on all property types 

within a three -block radius of an improved park with a lower yet still me asurable impact on 

properties up to twelve blocks away. Ma ny studies show that appr oxim atel y 75% of the 

benefit from an improved park is captured within the first three blocks and the remaining 

25% dissipated for up to twelve blocks.  

 

This increase is wel l- supported in the indicated ranges shown in New York, Bos ton, Portland 

and Chicago . Th e ec onomic studies on parks and streetscape improvements indicate increases 

in property value of 5% on average, with some properties benefitting up to 10% of overall 

val ue. Both studies indicate a geographical radius of benefit  within 12 blocks, but mo st 

significantly within the first three blocks. Based on Cromptonôs park rating scale and 

considering the existing waterfront amenity, the Waterfront Seattle project would i ncrease 

the quality rating from above average to excellent , which indicates an aver age incr ease in 

value of 5% for condominiums situated within a three -block radius. The Boston and Chicago 

park projects are strong indicators of the effect these types of pr ojects have on vacancy rates 

for office and retail propert ies in the immediate vici nity ; bo th indicated a decrease in vacancy 

of 2% -5% for properties within a three -  to six -block radius.  

 

All the projects reviewed indicated increases in demand and constru ction activity, decreases 

in vacancy rates and higher sale  prices across all proper ty t ypes  resulting from the completion 

of parks and streetscapes. Based on this research, the following is concluded for the 

Waterfront Seattle LID project:  

 

¶ Positive increa ses in property values within a three -block radius of park  and 

streetscape improvem ents ;  

¶ Measurable increases in property values within a twelve -block radius (depending on 

specific location) or bounded by geographical features such as Interstate 5;  

¶ The wat erfront grading on Cromptonôs scale will be positively increased from above 

average  to exce llent.  

¶ A positive increase in condominium values of up to 5% or more, depending on location;  
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¶ Positive increase in demand resulting in lower vacancy rates, predomina ntly within 

three blocks of the improvements.  

 

The increas e in property values can be m easu red by lower vacancy rates, lower capitalization 

rates (risk) and higher rental rates.  Based on the comparable projects researched and the 

project elements of the W aterfront Seattle LID project, it is reasonable that the b enefit would 

range from n omin al up to a 10% increase in the ñbeforeò market value of individual parcels 

based on proximity to improvements, property use and unique characteristics; properties 

locate d closest to the park and enhanced streetscapes experience  the most special benefit .   

Olympic Sculpture Park 
One example is a nearby urban park, located outside the LID boundary along the northern 

portion of downtown Seattleôs waterfront. The Olympic Sculpture Park is a 9± -acre free 

admission outdoor public gall ery space that opened on Janu ary 20, 2007. The site had been 

occupied by Unocal, an oil and gas corporation, until the mid -1970s and was subsequently 

labeled a ñcontaminated brownfieldò. Transformation of the site from an industrial parcel 

containing hazar dous waste materials to a n ac tive  outdoor green space was extensive and 

the overall design and implementation of the project took more than ten years.  

 

Several brokers and site managers for office and retail buildings were interviewed, including 

managers at the Northwest Urban Wo rks Loft  and CTI building, both located directly adjacent 

to (in front of) the park amenity. Aspects of the park and its influence on the local real estate 

market were also discussed with the site manager for The Audrey Apartments.  All the 

managers intervi ewed  agr eed that, in general, the area along Western and Elliott avenues is 

considered the northwestern edge of the downtown market and attracts business that do not 

require  immediate access to the downtown core but desire to be lo cated within a reasonable  

dis tanc e of public transit and other amenities, for reasons including employee recruitment. 

Rental rates tend to be lower than those observed in the downtown core.  

 

The re creational and scenic amenities provided by the nearby par k are a selling point. Wh ile 

businesses will not lease space there simply because it is next to the Olympic Sculpture Park, 

the overall amenity is far more appealing than the previously contam inated  site and brokers 

indicate that vacancy rates were positiv ely influenced by proximi ty t o the parkôs amenities. 

Overall, the park gave the neighborhood a recognizable reference point and helped draw 

potential tenants to this somewhat ñout-of - the -wayò locati on relative to the more intense 

activity in downtown prope r, to the southeast.   

 

I n te rms of the multi - family residential market, apartment managers interviewed indicated 

that the park and its updated view amenity was an improvement that initially h elped lower 

overall vacancy rates. The current multi - family resi dential market is strong enou gh that the 

locational amenity of the park remains a draw but is not a deciding factor in overall asking 

rental rates and vacancy percentages. Absent the Olympic S culptu re Park and with the 

continued existence of an abandoned a nd hazardous industrial a rea,  it was the opinion of 

most brokers and managers interviewed that this would be a negative factor affecting overall 

rents and vacancy rates.  
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It should be noted t hat th e Olympic Sculpture Park is not directly comparable to t he park - like 

LID improvem ents . Creating the sculpture park transformed an undesirable (negative) site 

into a positive open space amenity, whereas the LID project involves enhancement of an 

alrea dy est ablished area. The interviews conducted demonstrate that  updated and 

aestheticall y pl easing open space amenities are perceived as positive influences for the 

surrounding market area, supporting increased demand for space and therefore putting 

downwar d pres sure on vacancy rates.  
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Valuation Analysis  

Introduction 
Three main valuation a ppro aches (each of which encompasses various techniques) consisting 

of the Sales Comparison Approach, Income Approach and Cost Approa ch were considered, 

where appropriate, in the valuation estimates for each parcel, both without an d with the LID 

project. M ost market data analyzed focuses on sales of improved and unimproved property 

in the subject and comparable areas occurring in the la st five years, with emphasis on the 

last t wo years. Additionally, significant research was done in to the income -producing s ide of 

the market; office, retail and apartment rents, hotel room rates, vacancy rates, supply and 

demand trends, capitalization rate s and other factors. Data was obtained fro m commercial 

market data research services that compile this type of information such  as CoStar Realty 

Information Services and major commercial brokerage firms, together with public records, 

individual buyers and sellers, local Realtors, developers and ar ea property managers. 

Pertinent data was analyzed and us ed as a basis for valuati on c onclusions.  

 

Due to the extremely large number of parcels and unique/complex nature of many 

ownerships, it is not the scope nor t he intent of this report to address or dis cuss the individual 

valuation conclusions for each parce l. The conclusions reache d ar e shown in the spreadsheets 

at the beginning of this report and briefly summarized by property classes within the 

subsequent valu ation section.  

 

As mentioned throughout, i ncreases in market value of individual parcels result pr imarily from 

enhanced loc atio n (improved pedestrian connections, open space, streetscapes) which, in 

turn, enhances the aesthetic appeal of the waterfront and  a large segment of the downtown 

CBD.  

 

The Sales Comparison Approach is the process of deriving v alue indications for the subj ect 

parcels by comparing sales of similar properties to those being appraised. The Income 

Capitalization Approach is a specific a ppraisal technique applied to develop a va lue indication 

for a based on a propertyôs earning capability and is calculated v ia t he capitalization of the 

propertyôs net income. The Cost Approach  to value, which was utilized on a limited basis, is 

the process  of first estimating value of the subject land, to which is added the replacement 

cost new of the structure(s), less deprec iati on.  

The subsequent discussion, upon which the conclusions of value ñbeforeò or ñwithoutò the LID 

are based, focuses on the Sales Comparison Approach. It is broken into thr ee segments: land 

sale transactions, improved commercial  property sales (typicall y, o ffice/retail uses), and 

residential condominium sales. Next, the Income Approach to value is discussed, centering 

on the most com mon types of income -producing property fou nd within the LID boundary.  

Proportionality  

In the mass appraisal techniques util ized  herein for projects involving large numbers of 

parcels, market value of the land comprising each individual ownership is initially estimated 

based on the siteôs highest and best use, or that use which results in th e highest ma rket value 

(known as the opti mum use). This estimate is separate and independent of the improvements 

that may currently exist on the site. The methodology is consistent with conventional appraisal 

pra ctices, and the estimate is based on recent land sale tr ansactions in the subject  are a and 
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in similar, competing areas in the marketplace. In this way, proportionality is maintained 

throughout the project since the estimated land value is consistent with o ther similarly 

situated properties within th e LID bounda ry.  

 

This is the total m arke t value estimate for unimproved sites; however, further research and 

analysis is necessary when the land is improved. A decision must be made as to whether the 

existing im provements contribute significant value to the underlyin g land (i.e., over and ab ove 

the costs of demolition and redevelopment). Many of the structures currently existing in the 

subject LID represent examples of their siteôs highest and best use. Actual or potential 

development density then becomes  an important  factor in the analysis, espe cially as it relates 

to the amount of usable square footage that can be built on any given site. In the downtown 

Seattle core, zoning regulations often allow an unusually high density (i.e., skyscrapers and 

other t all buildings ) on relatively small par cels  of land. Both existing structures and the 

potential development density for a currently unimproved site (or one for which the highest 

and best use is demolition and redev elopment) must be recognized in the analysi s.  

Many facto rs are considered in esti mati ng market value of the two components of a property 

improved to its highest and best use. Estimates of land value for similar sites are consistent, 

whether an individual p arcel is vacant or improved, maintaining pr oportionality  throughout 

the project, as d iscussed above. The per square foot land value estimates without and with 

the LID project are consistent for similar unimproved sites and the difference is the estimated 

special benefit due to the project. However,  in the case of parcels improved to th eir highest 

and best use, income enhancement potential with the project completed due to existing or 

proposed improvements provides additional special benefit. The magnitude o f this component 

of special benefit is esti mated using v arious techniques of the Inco me Approach to value, 

including market rental estimates and the analysis of appropriate capitalization rates, both 

without and with the project. On a percentage basis, tho ugh, the increased value of the 

improvement s (i.e., spec ial benefit attributable to t he improvements) may be less than the 

percentage increase in land value, which would typically result in a smaller overall percentage 

value increase than for a similarly s ituated vacant site.  

With LID projects inv olving parcel s developed at a lower or  more ñconventionalò density than 

downtown Seattle, most or all  of the special benefit typically accrues to the underlying land. 

However, as discussed above, extremely high de velopment density in this case results in 

incrementally more special benefit to i mpro ved properties, over and above that attributable 

solely to the underlying land. When comparing two similarly situated sites however, one 

improved and one vacant, a lower e stimated special benefit may accrue to the improvements 

than to the land. Taken a s a ñpackageò then, the overall percentage increase in value (or 

special benefit) to these properties is, in some cases, lower than the percentage increase in 

per square foot special benefit attaching to an unimproved site.  

To sum marize, it is herein reco gniz ed that additional special benefit (on a percentage basis) 

may accrue to parcels with (either existing or potential) atypically large amounts of building 

area on relativel y small sites. On an overall property value  basis howeve r (i.e., considering 

that  it is a larger number compared to a similar unimproved site), the percentage per square 

foot increase in value with the project completed may be less than for a similar vacan t site.   
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Land Sales Summary ðGeneral  Discus sion  

The prim ary focus of the land val ue a nalysis is the Sales Comparison Approach. Overall, land 

sales within the LID boundary were reviewed dating back to 2015 and earlier but focusing on 

those with more recent sale dates ;  from 2017 to the present. Infor mation was ga thered from 

CoStar, CBA, NWMLS, King County Assessor ôs data, various trade publications and business 

journals, and from interviews with brokers and building developers. Estimated óbeforeò or 

ñwithoutò project market values were analyzed on an average per s quare foot value basis. 

Land values in the downtown Seattle market vary depending on the sale parcelôs location, lot 

size, topography, assemblage needs, overall zoning and development potential. The 

relationship between land value and a siteôs underlying z oning/development restric tion s is 

discussed in this section; more detailed information on zoning regulations was presented 

earlier . The land/redevelopment site market within the LID area has been robu st over the last 

five years. As shown below , there has b een a generally increasin g tr end in the region in price 

paid per square foot of land since 2016.  

 

Source: CoStar Property  
 

Recent Land  Sales  

As stated, m ost weight is placed on market sales involvin g land within the LID boundary with 

transaction dates between the beginning of 20 17 and  the present (valuation date of October 

1, 2019). Twenty -nine  transaction s researched indicated  an average sale price of $1,185 per 

square foot of land. The highest pric es are predominantly captured within the downtown 

neighb orhoods  of West Edge, Ret ail Center, and Upper Belltown/Denny Triangle, although 

there is a limited supply of developable land in the CBD. The downtown core is governed by 

highly permissible zoning ca te gories that include Downtown Office Core, Retail Core,  and 

Downtown Mixed Resid enti al overlays; zoning regulations that allow various levels of higher 

density residential, office, retail, and mixed uses, including high - rise construction.  

 

Within these v icinities, factors such as corner visibility, lot shape,  proximity to high traffi c 

locations (Pike Place Market, Amazon headquarters, Washington State Convention Center, 
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etc.), and other locational attributes or detriments contribute to variations in overa ll  land 

values. To the north and south of these core are as are the lower density neig hborhoods of 

Pioneer Square and Belltown; due to zoning and/or historic preservation overlays, neither 

have the overall height, FAR allowance, or broad range of allowable uses observed in the 

Downtown Core and land values often  fall in the mid -  to lowe r en d of the established range.   

 

 
 

Discussions with brokers experienced with  the downtown redevelopment/land market indicate 

that several factors play into overall per squar e foot selling prices. While it is acknowledged 

that zon ing plays a part in overa ll p rice, higher FAR allowances and taller overall height 

restrictions do not necessarily directly correlate to higher price s paid  per square foot. For 

example, while the DOC1  zoning allows, in theory ,  unlimited building heights , a s has been 

shown in past rede velopment projects, other encumbrances such as FAA flight pattern 

approvals have restricted the overall height of several proposed towers and the market does 

not recogniz e a significant difference between the DOC1 unlimited hei ghts and the DOC2 550 

fee t he ight restriction.  

 

Market participants generally indicate that location and assemblage opportunities are key 

drivers of higher priced market  transactions  for land . Within  the densely improved downtown 

Government/Retail Core/We st Edge sectors, there is  a l imited supply of underimproved lots. 

As evidenced by the sale of the two -story former Chase Bank and several lower density three -  

to four - story office buildings and older parking garages, underimproved sites with no historic 

ov erlays sell with multiple  off ers and overall shorter marketing periods. Within the lower 

density zoning of  the Belltown and Denny Triangle areas, there are more underimproved lots; 

within this norther n market area, the opportunity to assemble several small er lots into larger 

corne r or  mid -block development sites drive s overall land values.  Relevant sale transactions 

are discussed below, by neighborhood.  

 

  

Land Sales/Listings Summary - January 2015 to September 2019

Zoning Low/SF High/SF Average/SF # of Sales # of Listings

DMC 240/290-440 $633 $2,025 $1,197 35 3

DMC-170 $1,350 $1,350 $1,350 1 0

DMR/C 280/125 $512 $1,293 $961 4 0

DMR/C 95/65 $370 $764 $594 6 0

DMR/R 145/65 $882 $1,281 $1,082 1 1

DMR/R 280/65 $942 $1,521 $1,227 1 1

DOC1 U/450/U $1,707 $1,707 $1,707 1 0

DOC2 500/300-550 $988 $988 $988 1 0

DRC 85-170 $1,319 $1,846 $1,531 3 0

PSM 100/100-120 $505 $630 $568 2 1

PSM 100/100-130 $512 $512 $512 1 0
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Downtown ñFinancial Sectorò 

To the east of Pioneer Square, between Jefferson and Madison streets along  3 rd , 4 th , and 5 th  

avenue s, is a small vicinity often referred to as the municipal/financial sector. This area 

includes several predominant ñsky-lineò buildings; the Columbia Center, Seattle Municipal  

Tower, 800 Fifth Avenue Tower (former Bank of America P laza), and the recently c ompl eted 

Mark Building and Madison Centre. This vicinity has highly permissible zoning overlays that 

allow for various levels of density including high - rise construction (D own town Mixed 

Commercial and Downtown Office Core I). There  have been few recent lan d or  redevelopment 

sales in this market area, due in large part to its  relatively built -out natur e. The mo st notable 

land sale occurred in September 2015 ; a 28,560 SF site sold for $48,750,000, or $1,707 per 

square foot. The transa ction is comprised of two  imp roved 14,280 SF parcels (a corner and 

an abutting interior lot) at 701 -719 4 th  Avenue. Both parcels were improved at the time of 

sale with commercial surface and garage  parking lots leased to Diamond Parking with an 

expiry date  of July 2016; however, t he p roperty was purchased as a redevelopment site. The 

original design was for a 90 -story, 1,470,440 SF multifamily high - rise tower over ground level 

retail --- fifteen stori es higher than the tallest existing downtown office buildin g (Columbia 

Tower). Howev er, plans have been somewhat scaled back to a proposed 80 -  to 85 -story 

development, due to FAA airspace concerns.  

 

Downtown ñWest Edgeò 

North of Pioneer Square is the ñWest Edgeò portion of the Seattle downtown core. The area 

cons ists of mid -  to high - rise  mix ed use buildings that generally feature ground level retail 

with residential, office, or hotel uses above. Along Western Avenue, Post Alley and 1 st  Avenue, 

improvements  ar e generally low -  to mid - rise mixed use residential, reta il, civic uses and 

parkin g ga rages. Moving east along 2 nd  and 3 rd  avenues, the character of the neighborhood 

changes and there is a substantial increase in high - rise office -oriented construction th at 

includes several sky - line buildings; for example, the We lls Fargo Financial Cente r, C hase 

Tower (formerly WaMu) and Russell Investment Center. Currently, this section of Seattleôs 

downtown is experiencing tremendous growth and redevelopment, with severa l m ixed -use 

high - rise towers currently under construction o n what were once multiple  tax  lot sites 

containing older low - rise retail and office structures.  

 

Properties within the West Edge area have highly permissible zoning overlays that allow for 

various  levels of density that include high - rise construction; the  two zoning designations in 

this neighborhood are Downtown Mixed Commercial and Downtown Office Core I. Average 

recent land sale prices fall within a range of $950 to $1,350 per square foot. The mo st recent 

transaction was the Commuter Building redevelopme nt site at 815 -825 Wester n Av enue which 

occurred  in September 2018. At the time of sale, the property was improved with a 4 -story 

office/retail building constructed in 1906 that was 80% leased (Com mut er Building) and a 

surface commercial parking lot. The s ite abuts the recently de moli shed Alaskan Way viaduct. 

At time of sale, the property had no approved plans or set entitlements. Announcements were 

subsequently made regarding a potential redevelopm ent  plan calling for an 18 -story, 300,000 

SF mixed use buil ding to contain 150 resid enti al units, 25,000± SF of retail space, and the 

remainder office. The property sold for $44,000,000, or $1,350 ± /SF of land.  

 

In June 2018, the Chromer Building and adjacent  parking lot sold for $1,672 per square foot 

of land. Th is was an off -market sale ; ho wever, both buyer and seller had broker 

representation. This is a two -parcel mid -block site located along 2nd Avenue, between Pike 

and Pine streets. At the time of sale, t he property was improved with a 4 -story 63,540 SF 
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office /retail building construc ted in 1906 that was reportedly 15% leased (Chromer Building) 

and a surface commercial parking lot. Preliminary plans had gone through a n early design 

guidance review for an 1 1-story mixed use office/retail building. There were no entitlements 

or approved plan s in place at the time of sale. Per the buyer, plans remain in the early stages 

and may be revised to promote another type of redeve lopment.  

 

Other notable sales in this d istrict include an 8,748 SF corner lot located at 1613 2 nd  Avenue 

which sold for $1,0 44 per square foot in June 2016. It is located next to the historic Broadacres 

Building, just north of the Pike Place Market; the ir regular shaped lot is currently being 

developed with a 39 -story mixed -use residential and retai l building known as the E mera ld. In 

March 2016, a 12,839 SF lot across from the Broadacres Building sold for $12,254,539 or 

$954 per square foot. This site  was r edeveloped with the 39 -story Helios bui lding, containing 

a mix of retail, multi - family resident ial and the Charter Hotel . On e notable although older 

transaction was the December 2014 purchase of a 13,320 SF site on the corner of 3 rd  Avenue 

and Columbia Str eet for $14,300,000 or $1,074 per squar e foot. The property was improved 

at time of purchase wi th the Seattle Metro Cred it U nion building. This was an assemblage; 

the buyer owns the remainder of the city block and is currently working on plans and approval s 

for a full block mixed -use office and  residential redevelopment.  

 

Downtown ñRetail Coreò 

This vicinity is located eas t of  the West Edge neighborhood, in the east - central portion of the 

LID. One of the most densely developed portions of the downtown Seat tle core , the district 

consists of a de nse retail center of low -  to mid - rise buildings anchored  by national flagship 

ret ail stores, multi - story indoor retail malls, several mid -  to high - rise hotels, and the 

Washington State Convention Center. Civic and art s venues within this northern downtown 

area include the Seattle Public Libraryôs Main Branch, the 5 th  Avenue Theater, Pa ramo unt 

Theater, and ACT Theater. Much like the West Edge, zoning is designed for urban city center 

uses and represents the highest leve l of density allowed in the City of Sea ttle. The three main 

zoning designations are Downtown Mi xed Commercial, Downtown Offi ce Core I and II, and 

Downtown Retail Core.  

 

Overall, average land values in this portion of the CBD fall in the  range of $1,300 to $1,800 

per square foot. The most recent  transaction, occurring in September 2018, was a mid -blo ck 

parcel located at 1520  5 th  Avenue. The site is improved with a 2 -story, 53,355 SF retail/office 

building constructed in 1903; however, there are no known hist oric encumbrances and the 

site can be r edeveloped. The building was 100% leased at time of sale . Per the buyerôs and 

sel ler' s broker s, the site sold for land value --- $19,000,000 or $1,319 per SF. Another notable 

sale was the former Chase Bank building, loc ated on the corner of 5 th  Avenue and Un ion 

Street; the 8,700 SF corner lot sold in January 2018  for $12,425,000, or $1,4 28/S F of land. 

Located across the street from the Rainier Square redevelopment project, the buyers intend 

to redevelop the site with a m ixed -use hotel/retail structure.  

 

Stadi um District  

Located at the southern end of the LID, the Stadium District is home to C enturyLink Field  and 

T-Mobile Park. Both facilities have an underlying land zoning of Industrial Commercial (IC -

65). Per the City of  Seattle, the intent of the IC zone is to ñpromote development of businesses 

which incorporate a mix of industrial and c omme rcial activities, including light manufacturing 

and research and development, while accommodating a wide range of other employment 

activities.ò Overall, the market area around the two stadiums is a broad mix of newer mixed -
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use office developments along  1st  Avenue and older historic industrial buildings that currently 

house a mix of retail, restaurant, and light manufacturing businesses . Larger developments 

in the immediate area include the 64,512 SF Pyramid Brewery complex locat ed in an historic 

two -sto ry b rick former manufacturing building and the (new construction) 202,428 SF Home 

Plate Center, a multi - story mixed -use office complex w ith tenants including the King 5 

televi sion station.  

 

One of the most influential  consideratio ns within the immediate m arke t area has been the 

assemblage of approximately 13 acres of IC -zoned land directly south of T -Mobile Center by 

an investment group led by local developer Chris Hansen. Sta rting in 2012, the group began 

key purchases of redevelo pment sites in the two -block vicinity  with the expressed hope of 

building a new stadium for potential use by a professional hockey and/or baske tball team. 

This development idea  has been placed on hold  as key street vacations needed for the overall 

design w ere not granted by the Ci ty o f Seattle. Most of the lots were 9,000  SF to 12,000  SF 

sites improved with older industrial and/or retail building s; they sold in a range of $190 to 

$300 per square foot o f land.  

 

One of the largest sites purchased was a 3.06 -acre lot at 1750 Occident al A venue improved 

with two 1950ôs era tear-down war ehouses  that  sold to the investment group in December 

2011 for $21 ,632,000 or $162 /SF of land . As more area owners became a ware of the group ôs 

development intentions, overall sale  and asking prices increa sed,  with the highest valued 

transaction  occurring in October 2016 for $25,000,000  for a two parcel 17,100  SF site loc ated 

at 1518 1 st  Avenue, directly south of T -Mobile Park.  The sale included a large undeveloped lot 

and a 7 -story  historic retail/office b uilding occupied on the ground floor by Harryôs Tavern. 

The improvements did contribute to the overall value of the si te. It should be noted that many 

of these sales were off -market transactions and the buyersô intentions to assemb le land for 

stadium const ruct ion was well -documented in the local media, influencing the overall 

negotiation s. However, these transactions  rema in relevant as they are some of the most 

recent land rede velopment sales in the immediate market area.  

 

Other re cent land sales within th e ge neral ñSODOò (ñSouth of Downtownò) market area include 

a recent (July 2019 )  transaction  involving  a two - tax - lot 25 ,300  SF site at 2246 -2250 1st 

Avenue S outh  that sold for $4,845,000 or $191.50 /SF of land. The L -shaped mid -block  site is 

across the stree t fr om the Starbucks Corporate center and was improved at time of sale with 

an older single -story warehouse. In March 2019, a 19,800  SF site  utilized as a gravel parking 

lot s old for $3,625,000 or $183.08 /SF of land. In January 201 9, a 47,480  SF redevelopm ent 

site sold for $4 ,850,000, or $102.15 per square foot. The large rectangular corner site was 

improved at the time of sale with a n older  tear -down warehouse building.  

 

Pioneer Square  

Located north of the Stadium District is the historic Pioneer Square n eigh borhood. This unique 

vicinity, and Seattle landmark, has one of the highest concentrations of historic (late  19 th  

century and early 20 th  century) buildings in Seattle and is on the National Register of Historic 

Places (Pioneer Square -Skid Row Historic Dist rict). As such, i n addition to conventional 

development regulations dictated by the areaôs Pioneer Square Mixed (PSM) zoning overlay, 

the neighborhood is subject to the Pi oneer Square Preservation District  overlay. Per city 

ordinance ñééthe Pioneer Square Preservation Board (hereafter "the Board") was created to 

advise the Director of the Department of Neighborh oods. In accordance with the ordinance 

establishing the Distric t and the Use and Development Guidelines, the Board reco mmends 
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appropriate use, s ite development and architecture of the private and public buildings and the 

use of the space therein. The Board  also reviews and rules upon any improvements within the 

public  rights of way, open space and areaways throughout the D istrictò.  

 

Any new const ruct ion, significant remodeling, or redevelopment within the historic district 

requires a Certificate of Approval to be issued by the Board and the Director of the Department 

of Neighborhoods before the City will issue any developm ent permits.  Due in large  par t to the 

underlying zoning restrictions on height and density and the extra certifications, land values 

within this portion of the LID boundary are lower than through most  of the downtown core. 

The higher end of the land value range is set  by several s ales  of surface commercial parking 

lots or older parking garages/shell buildings. Overall, these sites offer the widest range in 

development potential due to the lack of onsit e historic structures. However, as previously 

noted, new  constructio n must also g o th rough preservation board review and is subject to 

historical preservation design requirements.  

 

Examples of new construction on former parking lots within this historic d istrict include the 

Weyerhaeuser Headquarters and the St adium Place complex. Nota ble land/redevelopment 

sales include an 8,849 SF surface lot located at 60 Yesler Way that sold in November 2017 

for $512/ square foot of land and the Alaskan Way Garage that sold in August of 2016 for 

$596/SF of land. The buyer of  the Alaskan  Way Garage h as p lans to redevelop the site with 

a mixed -use office/retail development. The buyers of 60 Yesler Way recently submitted plans 

for a nine -story hotel development containing 2 32 rooms with ground floor retail. Other 

notable transac tions includ e the April 2 019 sale of the Washington Park building at 72 S 

Washington Street. This 35,822 square foot multi - tenant mixed -use building had not 

undergone any recent remodels or updates; t he site was marketed as having a wide range of 

redevelop ment options  that include d th e potential for additional floors and/or extensive 

updating for alternative uses. The property sold for $5,842,765, or $479.07 on a per square 

foot of land basis.  

 

Pike P lace Market  

At the northern end of the West Edge neighbo rhood is the historic Pik e Place Market district. 

Due to its  historic nature, the market and immediately surrounding area fall under the Pike 

Place Market Historical District  overlay. Per city ordinan ce, a preservation board was 

created to oversee v arious improvement changes withi n th e designated district. The Board 

recommends appropriate use, site development and architecture of both private and public 

buildings. Improvements located within the histor ic district require a Certificate of Approval 

to be issu ed by the Board and the D irec tor of the Department of Neighborhoods before the 

City will issue any permits. Due to the smaller size and unique nature of this historic district, 

there were no recent ma rket land sales in the last five years. Talking w ith are a brokers who 

work direct ly with  downtown  property owners and investors , it was their opinion  that , while 

a redevelopment project in this area would have significant market interest, due in large part  

to the underlying zoning restrictions on height,  densit y, and extra certificatio n re quirements, 

plus the overall unique characteristics of the Pike Place Market, land values in this area likely 

be lower th an immediately abutting properties with superior zoning and allowable 

development density. Overall,  land v alues in Pike Place Marke t Hi storical District  mirror those 

observed in the Pioneer Square neighborhood .  

 

 

 



 

 

 

CITY OF SEATTLE - WATERFRONT SEATTLE PROJECT   

FINAL SPECIAL BENEF I T/PROPORTIONATE ASSESSMENT STUDY  

VALUATION ANALYSIS  

WATERFRONT SEATTLE LID PRO JECT  

 
 

19 -0101 Waterfront Seattle LID Final Special Benefit/Proportionate Assessment Study ï © 2019  ABS Valuation  Page 67  

Belltown  

At the northern end of LID are the Belltown and Denny Triangle neighbo rhoods. Belltown 

consists mainly of mid -  to low - rise mixed use buildi ngs that generally featur e gr ound level 

retail with residential, office, or hotel uses above. The neighborhood is currently experiencing 

visible growth and redevelopment, with several mix ed-use mid - rise towers under constructio n 

on what were once multiple tax lot sites improved wi th o lder low - rise retail and office 

buildings, as well as significant remodeling and updating of older historic apartment and retail 

building sites. Based on rese arch conducted for this report, from the  start of 2014 to the 

present , sales of about 50 land and/ or redevelopment sites have been recorded within this 

portion of the LID boundary.    

 

Properties within the Belltown neighborhood have a slightly less permis sible zoning overlay 

than those directly  to the south. The southern e nd of Belltown features a  mix  of Downtown 

Mixed Commercial (DMC) and Downtown Mixed Residential (DMR) zoning designations. The 

DMR zoning overlays generally have lower height limits than the DMC and are predominantly 

focused on  encouraging mixed use multi - family style construction . Av erage land values range 

from $780 per square foot to $1,200+ per square foot for well - situated corner sites closer to 

the Denny Triangle/South Lake Union (Ama zon headquarters) areas or the downtown Retail 

Core. One of the more recent sales, in April 20 19, was a mid -block site on 1st Avenue between 

Wall and Battery streets. At the time of sale, the land was improved with a 13,318 SF office 

building that was conv erted into five individual condominium u nits.  All five units were ow ned 

by the seller (Low In come  Housing Institute) and the transaction occurred with preliminary 

plans for a 120 -unit mixed -use residential development. The seller is using the proceeds fro m 

the sale to fund an affordable housing  development under constructi on on S Jackson Street. 

Subse quent to the transaction, the condominium declarations were disbanded and the five 

condominium tax parcels combined into a single new one. The buyer plans to continue with 

the redevelopment plans.    

 

There was also a May 2019 transaction involving the  thr ee-parcel corner site on the northwest 

corner of 4th Avenue and Bell Street. At time of sale, the tax parcels were improved with a 

16,983 square foot multi - family apartment building and two single -story retail buildings; all 

th ree were vacant. The site  sold at $1,293 per square foot with preliminary plans for a 25 -

story 285 -unit mixed -use residential development. The buyer plans on continuing with the 

set redev elopment plans for the site. In Septembe r 2018, the property at 2315 4 th  Avenue 

sold for $6,00 0,00 0 or $926/SF of land. This mid -block parcel was improved at the time of 

sale with an older 5,030 SF retail building. The buyer had previously purchased abutti ng 

properties and plans on redeveloping the assemblage with a 30 -stor y mixed -use building 

(cur rent ly referred to as the Belltown 36 project). The proposed development is for 203 

apartment units, 19,000 square feet of office space, 12,000 square feet of ret ail uses and 

underground parking for 237  vehicles.  

 

Other notable sa les of DMR -zoned sites in clud e the November 2017 transaction involving a 

12,632 SF parcel at 314 Bell Street for $10,750,000 ($851 per square foot of land) and the 

October 2017 assemblage  purchase of three sites located along 4 th  Avenue (2208 -2218 4 th  

Aven ue). These mid -block lots  wer e all improved with various older retail buildings ranging in 

size from 6,033 SF to 7,118 SF and sold for $997 -$1,217/SF. The total assemblage contained 

19,44 0 SF and sold for a total of $21,600,000  ($1,111 per square foot). Th e buyer has 

preliminary p lans  for a 22 -story mixed -use apartment building.  
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Downtown Mixed Commercial (DMC) -zoned sites within the Belltown neighborhood ranged in 

price from $901/SF to $ 1,875/SF for well - situated corner sites closer the Pike/Pine retail c ore. 

The most recent tran sact ion was the December 2018 sale of three tax parcels located at the 

intersection of 3rd Avenue and Virginia Street. At time of sale, the site was improved with  

surface commercial parking lots. Curren t redevelopment plans are in motion for a 48 -story 

mix ed-use tower currently named First Light; the proposal calls for 459 luxury apartment 

units, office and retail space, and above -  ground parking for 372 vehicles. The property at 

1915 3 rd  Avenue sold in November 2018 for $12,250,000  or $1,875 per square foo t. T his is a 

mid -block site located between Stewart and Virginia streets. At the time of sale, the land was 

improved with a multi - story 50,000 SF self - storage bui lding constructed in 1928. The property 

was not listed; the buyers we re under contract to purc hase  the abutting building and 

approached the owner of the site hoping to expand their redevelopment footprint. The owner 

was knowledgeable of the areaôs market and had previously been considering selli ng; both 

the seller and buyer  were represented by brok ers.  The buyers have plans for a mixed -use 

development consisting of hotel, apartments, and retail space.  

 

Denny Triangle  

The Denny Triangle (ñDenny Regradeò) neighborhood is located roughly south of De nny Way, 

east of 5 th  Avenue, northwest of Olive Way an d we st of Interstate Highway 5. Once a lower 

intensity area dominated by single story warehouses and low intensity retail uses, the 

neighborhood has rapidly expan ded (last ten years) to become an intens ely developed 

multi - family an d office mid -  to high - ris e vi cinity, due mainly to the growth of Amazon.com 

and the large, speculative developments by local firms such as Vulcan and Graystar. Data 

from several local rea l estate companies and City of Seattle P lanning Department show that 

at least 16 mid - to high - r ise projects are in various stages of planning or construction. The 

neighborhood has two zoning overlays; the higher density, highly permissible Downtown 

Office C ore II and the lower density Downtown Mi xed Commercial (DMC). Overall , land values 

mirror thos e ob served in the retail core, with the majority falling in the range of $1,000 to 

$1,500 per square foot of land.  

 

The most recent transaction within this area was the April 2019 sale of a 14,400 SF s ite for 

$22,000,000 or $1,528 /SF. The site was improve d at  the time of sale with a Cornish College 

campus/office building. The buyers were developers who have been assembling abutting sites 

over a two -year time span for the 1000 Virginia project, a 45 -stor y, 435 -unit mixed -use tower 

with 261 underground parki ng s talls. Another recent sale occurred in December 2018 and 

involved the property at 1930 Boren Avenue, a corner lot at the intersection of Boren Avenue 

and Virg inia Street. At time of sale, the site w as improved with a two -story medical 

office/residentia l structure occupied by Group Care Home; the tenantsô lease was near the 

end of its term (mid -2019). Preliminary redevelopment plans are for a 10 -story office/ret ail 

building with 4 stories of undergrou nd parking.  The high end of t he value range for both t he 

Denny Triangle and Downtown Seattle markets is represented by a two - tax -parcel sale of a 

corner site along 7th Avenue, between Bell and Battery streets, for $2 ,025/SF of land. At the 

time of sale, pl ans were fully permitted for a two - tower mixed use dev elop ment currently 

referred to as the Block V project. The buyer is currently working with the City to add an 

additional 40 feet to the 400 - foot building height u nder the current ñAffordable Housing ò 

rezone/bonus initiatives. Per t he sellerôs broker, the appro ved plans made the listing attractive 

to developers, but the plans were not assigned any quantifiable  monetary value at closing.  
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Other notable land/redevelo pment site sales in the Denny Triangle n eighborhood include the 

Augus t 2018 transaction involv ing a dual corner site (single tax lot) located along 6th Avenue, 

between Bell and Battery streets. At time of sale, the site was improved with the former 

Antioch  University building, a two -story 64,800  SF office/retail building an d a surface parking 

lot; the building was vacant. There were preliminary redevelopment plans for a mixed -use 

project to consist of two 440 - foot towers on a 7 -story pedestal currently refe rred to as BB6. 

In May 2017, a mid -block  22,800 SF site located at 19 16 Boren Avenue sold for $25, 000,000 

or $1,097/SF. This is an irregular shaped parcel that presented some development issues and 

was listed for an extended time period. Purchased as part of an assemblage currently referred 

to a s 1916 Boren, proposed is a 4 7-story mixed -use buildin g wi th residential apartments, a 

hotel, retail space, and 344 parking stalls.  

Improved Sales Summary  

The primary focus of the analysis of sales of improved proper ty is the Sales Comparison 

Approach to value. Information was gathere d from CoStar Realty Info rmat ion Services Inc., 

CBA, NWMLS, the King County Assessorôs data, various trade  publications and business 

journals, and from interviews with brokers and buildin g developers. Overall, the improved 

building market within the LID ar ea has been robust over t he l ast three years; there have 

been 43 ±  market transactions involving improved p roperty developed to its highest and best 

use. The buildings that have changed ha nds range from four -  to five -story established mixed -

use office/retai l historic buildings (suc h as  the Coleman, Masins Furniture, and Olympic Block 

buildings) to 40 -  to 50 -sto ry prominent city center mixed -use towers such as the Wells Fargo 

and US Bank Cen ter buildings.  

 

Overall, s ales volume within the broader downtown ma rket and within the LID b ound ary has 

been at record highs in the last two years, and several large transac tions have resulted in 

significant price appreciation and downward pressure on ov erall capitalization rates. Recent 

sales activity has been driven by large investment -grade ac quis itions; overall sales volume in 

2019 had surpassed all of 2018 by the end of the second quarter. These large -scale deals 

include EQ Office's (part of Blacksto ne), the $1.2 billion acquisition ($621 per net square foot 

of buildi ng area) of 999 Third and  the  US Bank Centre from Ivanhoe Cambridge in June of 

this year. Both structures were built in the 1980s and the new owner plans to make significant 

renovations t o both. The next largest transaction of the year involved the same bu yer; in 

January, Blacksto ne p aid Hines $539.1 million ($577 per net square foot of building) for the 

Bank of America tower. The property was reportedly 90% leased at the time of sale and 

includes a wide array of tenants, including Providence Health and the  Office of the Attorney 

Gener al.  

Another notable 2019 downtown transaction was the July 2019 sale of the 9 01 Fifth office 

tower located between 4th and 5th avenues, north of Marion Street . The 41 -story building 

occupies most of the block and was originally  constructed in 1973, wit h su bsequent updates 

and remodels, including a recent complete remodeling of the lobby, the addition of several 

conference rooms for tenant use, and structural re novations that have brought the building 

to a LEED Silver certificati on level. The site has 38 5 un derground parking spaces. The project 

includes a one -story retail building cu rrently occupied by Bartell Drugs. The tower was 100% 

occupied at the time of sal e, with larger tenants including Pitchbook and Cray Inc. This is the 

first of several planned purc hases by the Vanbarton Group, a privately held investment 

company.  
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The annual  sales volume for improved downtown properties in 2018 was lower than the 

previou s three years but well above historical averages, due primarily to se veral large 

transactions.  Seattle -based Unico Properties acquired 1111 Third Ave and 2nd & Spring from 

Mon treal -based Ivanhoe Cambridge for $359 million ($505/SF of building) at a 5% over all 

capitalization rate in July 2018. Amazon occupies space at 2nd & Spring, as does Avalara. The 

1111 Third Ave property houses an assortment of tenants in the finance, insur ance and law 

sectors. Unico Properties also sold, as part of a larger bundle of p roperties, several investment 

grade historic buildings including the Smith Tower and Grand Cen tral  in late 2018/early 2019. 

The four sites were purchased as part of a 10 -prope rty portfolio (properties in Seattle, WA 

and Denver, CO) that was actively market ed by Eastdil. The assets were unpriced and 

received significant inte rest with multiple offers  rec eived as individual assets, partial 

components of the portfolio, and as an en tire portfolio.  

 

Other major deals occurring in 2018 included some well - known nat ional investors. In August 

2018, Beacon Capital Partners and CalSTRS paid CBRE Global Real Est ate $435 million ($622 

per net square foot) at a 4.9% capitalization rate for Met ropolitan Park East and West. The 

complex hosts many big -name tenants and recentl y secured a lease with WeWork. Overall, 

existing rents were reported to be about 10% below mar ket,  while occupancy at the time of 

sale was 90.9%. CBRE Global Real Estate had p urchased the asset for $273 million about 

three and a half years prior, indicatin g 60 ± % price appreciation in 3 ½ years.  

 

Discussions with brokers who  work in the downtown mar ket indicate that there are several 

factors that play into the currently robust r eal estate market. The areaôs extended (six to 

seven years) period of increasing market trends, low vacancy rates, and a desirable mix of 

tenants  that  includes a broad range o f te chnology and consumer ente rtainment  compan ies 

has made Seattle an important and desirable market for national/multi -national investment 

firms. Recent sales of well - known mixed -use towers were based in part on lease -up 

opportuni ties in th e office and re tail  markets; many larger name tenants who signed 5 -  to 

10 -year leases in periods of lower market rental rates have shown a willingness to re - sign for 

extended terms at significantly higher rates.  

 

In terms of overall location, pr oximity to  the South Lake  Union ñtech coreò and/or the 

retail/Pike Place Market area offers some advantages. However, these locational attributes 

can fluctuate from block to block as so me downtown areas have a reputation for lower 

level/less maintained str eetscapes and other build out/ service issues. According to several 

brokers interviewed, building interiors (tenant -available outdoor decks, gyms, open 

conference spaces) and outside stre etscape amenities (nearby dog walks/parks, bench/eating 

areas, high int ensity of food/beverage r etai l options) each play a part in the discussions, as 

more and more tenants are citing the ability to offer employees desirable building and 

neighborhood ameni ties as a significant factor in their overall leasing decisions. The gr aph 

below,  prepared by Co Star , shows the regional dollar sales volume and price per square foot 

for sales of improved office properties and, on the subsequent graph, the dollar sales vo lume 

in the Puget Sound region by class of office space since 2014.  
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*Costar J uly 2019  

 

 
*Co star  July 2019  
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Capitalization Rates  

Overall capitalization rates, or OARs, are typically utilized in the Income Approach for 

estimating the market value of income -producing properties. The OAR, often called simply 

the ñcap rateò, is the r atio between a single yearôs net operating income and the propertyôs 

market value, demonstrating the rate at which the income stream generated by a property 

reaches its purch ase price.  

 

In researching recent sale transactions involving income -pro ducing pro perties in the 

down town Seattle market, data on actual or estimated net operating income (NOI) for the 

buildings that sold is gathered from real estate agents, brokers, developers and market data 

research services. For this analysis, relevant inf ormation h as been compile d in to a database 

for use in estimating value of the subject properties, both without the LID project and again 

with the project completed. Divid ing the net income estimates by market -derived overall rates 

results in indications of  value for  the subject pa rcel s.  

 

In general, the higher the capitalization rate, the lower the indicated market value since there 

is more risk inherent in an investment i n the property. Conversely, lower OARs indicate higher 

market values. According to a f irst half 2019 cap rate s urve y by CBRE, international experts 

in real estate investments and research, capitalization rates for Class A office space in 

downtown Seattle h ave remained steady for the past year at about 5%  or less . For 

comparison, their natio nwide surv ey indicates th at r ates for Class A space in major urban 

central business districts throughout the country are at 6% and trending downward. This 

comparison indi cates higher current values for this property type in Seattle as compared with 

other l arge metro politan areas. This  same type of comparison can be made for all the other 

income -producing property types found within the LID boundary.  

 

Market capitalization rates within the broader downtown market are the lowest in the Puget 

Sound metropolita n area, at  less than 5%, and the downward pressure on cap rates is some 

of the strongest in the region since the beginning of last decadeôs economic recovery. Based 

on th e researched market sales data and as shown on the graph below, from the beginning 

of 2017 to Ju ly 2019, overal l re ported cap rates for Class A office buildings (4 -5 Star) have 

ranged from 4.0% to 5.23%, with an average of 4.53%. Overall cap rates for Clas s B (3 -Star) 

buildings ranged from 3.7% to 5.71%, with an average of 4.85%.  

 

In the Pi ke Place Market and Pione er S quare vicinities, market values (and therefore 

capitalization rates) are influenced by the historic nat ure of the zoning overlays called ñPike 

Place Market Historical District ò and  ñPioneer S quare  Preserva tion District ò. T hese 

desi gnations have been pu t i n place by the City of Seattle with t he goal of highlighting and 

preserving the historic arch itec ture and unique characteristics associated with these high 

profile Seattle neighb orhoods. However, the ability of property owner s and investors to 

expand / renovate existing structu res or undertake new development is li mited by the required 

histori c review process. These rest rictions increase the costs and risk  involved in property 

ownership, putting upward pressure on capitalization rates. With a few propertie s f alling 

outside  this range, capitalization rates in these  two designated historic neighborhoods are 

generally  concluded to be 5% to 6 %.  
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*Costar July 2019  

 

Comparable Residential Condominium Sales  

The primary focus of the residential portion of the v aluation analysis is on the Sales 

Comparison Approach. Recent  market data on sales of cond ominium buildings within the LID 

boundary was gathered from the North west Multiple Listing Service (NWMLS), the King 

County Assessorôs office, and from online broker and building developer databases. Estimated 

ñbefore projectò market values were analyzed o n an overall per square foot basis; variations 

depend on location, ag e, quality, and provided amenities of the individual complexes. The 

lower end of the overall down town value range was $400 to $600 per square foot of bu ilding  

area. Projects with units se lling in this range tended to be older structures in outlying areas 

of Pioneer Square or Belltown and/or residential units in less desirable locations (basement, 

grou nd floor, alleyway entrances, etc.). Overall market val ue for  newer construction projects 

in more desirable locations was in the range of $700 to $950/SF, with  the high end of the 

range at $1,200 up to $2,500± per square foot for luxury units (penthouse su ites or high -

end premium condo units with excellent vie ws and  amenities).  

 

Per Co Star Anal ytics, the lack of new construction condominium projects in the last five years 

in the downtown Seattle market has created pent -up demand for those projects that are 

currently under construction. At The Nexus, slated to o pen in  the Denny Triangle in late 2 019, 

sale prices range from $570 per square foot to $1,150 /SF and the  complex was reported to 

be 90% pre -sold by February 2018, more than a year before opening. Other  projects, 

including the 352 -unit 600 Wall Street and 2 65 -uni t Emerald, are slated to deli ver in 2020. 
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The Emerald had its top -off ceremony in late July 2019 a nd had a reported 20% of its units 

pre -sold at th at  time. Units range in price from $400,000 to $ 4 million at this luxury high - rise 

complex.  

 

Due to the  scope  of this limited assignment a s a mass appraisal, individual unit 

updates/renovations were not cons idered as this data is not widely available and it is not 

practical nor economically feasible to inspect the interiors of all units. However, based on 

substan tial residential market resea rch and King County Assessorôs data, value adjustments 

were made base d on an individual unitôs floor placement and overall view amenity. Per square 

foot values for un its with superior water and/or city view amenities were  adjus ted at intervals 

of $25.00/SF  (total adjustments were $25 to $100 per square foot when compared to  lower 

level/ground floor units and/or units with average to no view amenities). Value adjustment s 

were also considered for overall unit size since, on a per square foot basis, substantia lly 

smaller (studio) units typically reflect a higher per square foot  value than larger multi -

bedroom units. These adjustments were in line with established market da ta and county 

assessorôs office practices to establish market  value conclusions.  

Income A pproach  

Again, for purposes of brevity, the reader is referred to th e addendaôs ñSeattle Market Areaò 

section for rental and vacancy rates and other related informat ion on income -producing 

property .  

 

Parcels along the waterfr ont within the LID extend fro m the Washington State Ferry 

Terminal/Pier 48 at the southerly bounda ry to the Edgewater Hotel at the north end. Parcels 

in between include the Seattle Fire Departmen t, commercial enterprises (Piers 54 through 

57), Seattle wate rfront park and aquarium, and  Bell Harbor Marina and Convention Center. 

Predominant zoning is DH1 and DH2, Downtown Harborfront designations with base maximum 

building heights of 45 to 85 feet. A s stated, each of the economic entit ies is analyzed on a fee 

simple interest basis, althou gh land and improvements between the inner and outer harbor 

lines are  generally owned by the Washington State Department of Natural Resources (DNR) 

and leased to adja cent owners.  

 

Generally, rental rat es for waterfront propert ies range from $18.00/SF to $ 35.00/SF on triple 

net terms and vary depending on type (retail or of fice), quality, size, location within the 

building, and commercial exposure. The rates are somewh at lower than in the downtown core 

because of comparatively h igher operating costs associa ted with the pier improvements.  

 

There is additional data in this rep ortôs addenda on the downtown hotel market. This market 

has had one of the highest occupancy rate s in the region, exceeding 80% in De cember 2017 

according to Kidder Mathews, and room rate s have also increased. However, the mid -2019 

average occupancy rate d ropped to 78%, and room rates and revenue per available room 

have flattened as significant new in ventory came online. In two hotels a lone, for example, the 

Hyatt Regency and Embassy Suite s added over 1,500 rooms to the CBD inventory in 2018 -

2019, and nearl y 190 rooms were added near Pike Place  Market in conversions/renovations. 

As a result of this inv entory growth, market softening (or correction) has occurred but is 

forecast to be short - t erm because the primary drivers of hotel demand, continuing growth of  

the office market and tourist industry, will absorb this increased supply.  
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According to the th ird quarter 2019 ñKidder Mathews Office Market Reportò, there  was 3.4 

million square feet of office space under construction this year as of September, two - thi rds 

of which is pre - leased. Predominant room rates are $200 to $400 per night, based on 

investiga tion of the 52 hotels within the LID  boundary; the rates vary  depending on the season 

and day of the week.  

 

From a retail and office standpoint, the Seattle CB D is one of the most desirable submarkets 

in the larger Puget Sound metro area, especially for la rge companies looking to establish a  

central location. The va cancy rate is currently at ma rket lows due to strong absorption from 

large companies occupying 3 t o 10 floors of space. Absorption in 2019 is mostly driven by 

move - ins from large tenants. One exa mple was F5 Networks' 515,000 SF mov e- in at the 

newly constru cted 801 5th Ave building in the second quarter of 2019. The high - rise tower 

serves as the company 's new headquarters, and it has marketed 75,000 SF for sublease. In 

another example, engineering company Parametrix leased 88,000 SF at 800 5 th  Avenue in 

the first quarter of 2019. Lastly , the entertainment company Hulu will be moving into 67,000 

SF of spa ce at Madison Centre in the 4 th  quarter of 2019, leaving only 15% of the building 

available for l ease less than two years after openi ng.  

 

Positive absorption reached a record high in 2018 ; this was highly influenced by tech company 

leases. Examples include  Amazon's 485,000 SF move - in at the Macy's Building in the 3 rd  

quarter of 2018 and its occupation  of 289,000 SF at Tilt49 in the firs t quarter of this year. 

These two leases accounted for  roughly 40% of total net absorption in 2018. ñNon-techò 

companies al so contributed: in one of the largest non - tech leases signed this cycle, law firm 

Davis Wright Tr emaine moved into 167,000 SF at Madi son Centre in the 4 th  qua rter of 2018.  

 

Co-working sp ace has also become a popular tenant group within the Seattle CBD, he lping 

with absorption in larger buildings. WeWork has a significant footprint in the downtown are a, 

and the company continues to expa nd. In the second quarter  of 2019, the company leased 

49,000 SF at the Towers at 4th & Madison, bringing its total downtown  footprint to more than 

700,000 SF. One of its main competitors, Spaces, recently signed a lease for 91,000 SF at 

the under -construct ion 2+U Building, increas ing the presence of major co -working companies 

in the area.  

 

While Amazon has made its mark downto wn, the company is slowing down its overall leasing 

considerably. They announced plans to subleas e all 722,000 square feet of its committed 

office space at Ra inier Square, the largest off ice project underway in the submarket, and 

Amazon has begun to expand  significantly into the Bellevue market, another tech -oriented 

submarket located outside the Seat tle, across Lake Washington to th e east.  

 

Overall, per Costar  and Kidder Mathews research reports, annual rent growth in the Seattle 

downtown market in 2019 is  nearly four times the submarket's historical average, with 

notably strong growth in Class A asse ts. Many spaces have pushed or ex ceeded $50.00/SF in 

asking r ent, placing Seattle's downto wn on a list of the most expensive urban centers in the 

country. Howe ver, for new leases, discounts for large blocks of space are not uncommon. For 

example, F5 Networ ks signed their lease at $47.00/S F (triple net terms) at F5 T ower in the 

second quarter of  2017; the s pace  was being marketed at $57.00/SF. The F5 Tower lease 

started in the 2 nd  quarter of 2019 and expires in 2033, with three 5 -year renewal options.  
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One of the largest factors in overall  lease rates, especially for  Class A office space, is the  large 

amount of new inventory slated for late 2019/2020 openings. Th e last three years has been 

a period of historically high levels of retail and office inventory b eing added to the core 

downtown m arket, much of it Class A hi gh - rise space. Developers are  interested in the Seattle 

market as it is well -positioned to attract  large tenants. Deliveries were static in 2018, but 

construction is currently ongoing for project s slated to be completed in the n ear term. Overall, 

more than  2 million square feet of off ice space is set to open over the next few years; roughly 

53% of that  space remained available in the 2 nd  quarter of 2019, indicative of strong 

preleasing activity.  

 

However, the owners/developers of  some projects are dealing w ith unexpected 

circumstances.  Rainier Square will have 722,000 SF of office space, but its tenant makeup 

remains unknown. Developer Wright Runstad secured a lease with Amazon a month before 

the p roject broke ground, but the comp any is marketing the space f or sublease as it focuses 

on its expansion in Bellevue. The project has already garnered attention  from large tenants, 

but no subleases had been signed as of the second quarter of 2019. In additi on to office 

space, the complex w ill feature a PCC Community Market on the ground floor, w ith a hotel 

and residential units above. A few blocks away from Raini er Square, Skanska is expected to 

open the 690,000 SF 2+U in the fall of 2019. The developer sign ed leases with Indeed 

(200,000 SF ) and co -working companies S paces (91,000 square feet) in  late 2018 and 

Dropbox (121,000 square feet) in mid -2019, leaving 40%  of the space available for lease. 

The mixed -use development will include ground - floor retail and  public spaces.  

 

Other recent pr ojects have been mid - rise pr operties, including the 13 -st ory 540,000 SF 

Seattle Children's Research Institute, and the current ly under construction 233,000 SF Federal 

Reserve Building. The development will add 13 stories of  premier office space to the form er 

Federal Reserve building,  and it was fully available f or pre - leasing starting in the 2 nd  quarter 

of 2019. The site is slate d for completion by the end of 2020 and the design incorporates the 

original building's historic features.  

 

With such a large pipe line of Class A office space  available in the near term ( excluding large 

spaces over 50,000 SF), supply pressures could weigh on rent growth in Class A buildings 

over the next few years. Landlordôs Class B and C assets (lower priced, lower quality space) 

have also benefitted from str ong rent growth, as strong de mand persists from tenants that 

are priced out of the high -end assets  that dominate the current market. Annual rent growth 

in Class B assets has, however, recently sl owed. Based on the research and m arket rent 

surveys conducted , the following confirmed lea se ranges and averages are observed in the 

various market areas withi n the LID boundary. In the valuation analysis, lease terms have 

been converted to a triple net (N NN) basis for making comparisons between individual leases.  

FS is the abbreviation for ful ly serviced.  
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Per CoStar Analyticsô ñThird  Quarter 2019 Multifamily  Downtown Seattleò report, close - in  

apartment rents are among the highest in the Puget Sound metr o area, due in part to the 

increase d number  of high -end units  that were delivered in the l ast two cycles. Overall, annual 

gains have slowed, and this could con tinue in the face of increased supp ly; m ore than 3,000 

new units are slated to open in  2019 and 2 020 and there are several proposals in various 

stages of the design/ review  process . Advert ised  rent premiums exist for high -end complexes; 

newer Class A and B construction ha s an average asking rent of $3.60 /SF , a 20% premium 

over slightly older Class A an d B complexes  built five years ago. Newly built high - rises ha ve 

a significant effect on th e monthly rental rate figure, which can easily exceed $4.00 /SF  for 

high quality view units .  

 

In terms of concessions, roughly 35% of all multi - family projects in dow ntown Seattle offer 

rent specials, up from 14% at the end of 2015. Much  of th is increase i s due to recent openings 

of new high -end projects . For example, the 4 50 -unit McKenzie opened i n Denny Triangle in 

August 2018 and has an average asking monthly rent o f $4.20 /SF , although  effective rent is 

roughly $3.90 /SF . The com plex  was offering up to fo ur week sô free rent on 12 -month lease s 

in the third  quarter of 2019. In January 2019, 344 -unit  Arrivé opened in Belltown and it was 

reportedly 82% occupied by early O ctober, a leasing rate of 30 ±  units per month  and there 

was u p to  two months ô free rent du ring lease -up. In August 2018, 450 -unit McKenzie opened 

in Denny Tria ngle and was reportedly 9 3% occupied by early September 2019, a leasing rate 

of about  32 units pe r month. Management was offering up to one month of free rent  on a 12 -

month lease during the lease -up  period . 

 

Properties under construction are scattered thro ughout  the various downto wn neighborhoods, 

but  high -density areas like Denny Triangle and the Pike/Pine  corridor have  many slated 

deliveries due to the number  of high - rise projects curren tly under construction. Sales volume 

has been robust due in large par t to institutional invest ment. Current cap italization  rates are 

around 4%, making it one of the m ost expensive submarkets in the Puget Sound metro area. 

While  overall sales activity in 20 19 was initially slow , large deals later in the year have helped 

Lease Rates - 2018 to 2019

Neighborhood Type Class Lease Range Average Lease Terms

Belltown Office A $19.00 to $35.00 $35.00 NNN

Office A $34.00 to $45.00 $40.00 FS

Office B/C $18.00 to $38.00 $32.00 FS

Retail $16.00 to $60.00 $33.00 NNN

CBD: Office A $24.00 to $56.00 $42.00 FS

(Denny Triangle/Retail Core Office B/C $23.00 to $48.00 $36.00 FS

Government/West Edge) Retail $24.00 to $75.00 $45.00 NNN

Pioneer Square Office A $32.00 to $41.00 $37.00 FS

Office B/C $11.00 to $45.00 $30.00 FS

Retail $19.00 to $65.00 $31.00 NNN
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boos t volume. In September, C ontinental Properties paid Greystar $216.1 million ($590,000 

per unit) f or the 366 -unit Met Tower. The property was reportedly 96% oc cupied at the time 

of sale. I n June, ICONIQ paid Holland Partner Group $96 million ($459,000/unit)  for the 209 -

unit Perry i n First Hill. The com plex  sold as part of a portfolio with Chroma SLU in  the Lake 

Union submarket. The Perry was built in 2019 and Ch roma SLU was built in 2018.  

 

Vacancy rates have remained high due to the onslaught of new deliver ies, but demand 

remains  strong. Based on several surveys by  CoStar and Kidder Mathews, new units are 

leasing quickly in finished projects, due in part to gene rous concessions. It is typic al to see 

new com plexes  offer more than one month of free rent during  lease -up and average l ease -up 

is 30 ±  units per month for high - rise projects built in 2018. Howev er, with a record number of 

deliveries slated for the next fe w years, there will be more i ntense supply pressures and lease -

up rates could slow. Helping the hi gher lease -up rate is t he influx of new jo bs in the downtown 

area. Many notable office tenant mov es and expansions are contributing to downtownôs 

Seattle job growth. Amazon is on pace to occupy  14 million square feet of office space in 

Seattle by 2022, inc luding a multi -million SF headquarters in Belltown and millions of square 

feet in surrounding nei ghborhoods. So-called ñtechò companies are not the only ones heading 

to the downtown core ;  wood product s giant Weyerhaeuser moved its headquarters from 

Federal  Way to a 180,000 SF of fice complex at 200 Occidental Ave in Pioneer Square,  in 

August 2016. This  has contribute d to the revitalization of Pioneer Square, and  many multi -

family residentia l developers have followed.  
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In a second quarter 2019 survey by C ommercial Analytics cov ering 19 apartment buildings 

containing 2,352 units, the overall vacancy r ate in the Belltown/Downtown/South Lake Union 

submarkets was 5.06% and the average rental rate was $2,140 per month.  

 

 
 

As noted, the average apartment rental  rate in the subject submarket is one of the highest in 

the region but another significant segmen t is subsidized housing, consisting of over 1,200 

dwelling un its. Most of these projects a re encumbered by regulatory use agreements that run 

with the land. Be cause of the subsidies and use restrictions involved, no special benefit 

accrues to these complex es. Properties that lack recorded regulatory agreements, thos e 

where a percentage of the u nits are subsidized, or buildings with imminent lease expiration 

date s experience some degree of special benefit due to the project and are analyzed on an 

individual parcel basis.  

Valuation Summary---without LID 
Market value co nclusions for individual parc els without the LID project, as summarized in the 

preceding spreadshe ets, reflect the marketôs perception of property values in the subject area 

as of October 1, 2019  date of valuation. Project enhancement factors (i.e. anticip ation of the 

project) are con sidered and appropriate adjustments are made. This LID is relatively unique 

in tha t it is being closed out (and assessments finalized) before the actual improvements are 

constructed. Therefore, many of the recent sale transacti ons considered may contain 

elements of project influence resulting in anticipatory value increment s to the purc hase price. 

However, these would be relatively minor compared to overall property va lues and, as such, 

are difficult to discern. The analysis con ducted and conclusions presen ted are the best 

estimates of market values in the ñwithout LIDò portion of this a nalysis.  

 

As d iscussed  earlier , the general waterfront area ï extending east from Al askan Way to the 

Pike Place Market ï is considered to have a quality rating of ñaverage ò. This is in large part 

due t o the poor connectivity with city streets and general inaccessibility for vehicular traffic  

between A laskan Way and  the Western Avenue/Pike  Place Market vicinity. The existing alleys 

(some of which are de ad ends), stairwells, and poo rly lighted areas contribute to an 

undesirable atmos phere, especially at night, despite the active foot traffic and tourist -oriented 

venues along the waterfront. Based on the economic studies  discussed earlier , the quality of 

the existing waterfront and en virons is concluded to be ñaverage. ò  

 

The valuation analysis con ducted for this assignment is summ arized on the s preadshe ets; 

individual analysis sheets were pre pared on each affected  parcel in order to form the 

sum marized con clusions , taking into conside ration all factors that affect property value and 

ut ilizi ng the best information  ava ilable. This analysis was completed under both the ñwithout  

LIDò and ñwith LID ò scenarios and the individual worksheets are contained in the ap praiser ôs 

files.  
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Valuation Summary---with LID 
In addition to review of the ñSeattle Market Dat aò section (in the addenda) , adjustments to 

the ñwithout LIDò valuation conclusions were made based on elements of similarity to projects 

completed in other citie s, as previously disc ussed (B oston , Chicago, New York, Portland, San 

Francisco and Vancouver BC). These studies, along with others, were also utilized in the 

condominium valuation process.  
 

With the LID in place, there is a new waterfront promenade, consis ting of continuous op en 

space  on t he west side of the waterfront corridor from Pine Street to South Washington Street, 

with enhanced landscaping and streetscapes. Pedestrian accessibility to  the waterfront and 

view opportunities are greatly improved by the  Overlook Walk and co nnection  poin ts west of 

the viewing area, leading down to the waterfront elevation. The Pike/Pine corridor 

improvements provide an enhanced pedestrian link to the Overlo ok Walk and connection 

points to the waterfront. Belltown has impr oved access from the Overlook  Walk , as well as 

Elliott Avenue. Union Street features an excellent, visible access point to the waterfront from 

Western Avenue that is served by an elevator. A dditional street improvements within the 

Pioneer Square area provi de a more aesthetical ly pleas ing a nd ñpedestrian friendlyò link to 

the waterfront.  Considering the greatly improved conne ctivity features provided by the 

project, the overall subjective qual ity rating of the area nearest to the primary LID 

improvements wh en completed is concluded  to be exc ellent.  

 

The main property types impacted by the Waterfront Seattle LID are summarized below . The 

impacts on market value and estimated value changes from the prior analysis are based partly 

on discussi ons with Seattle area property owners/devel opers and real estate brokers , together 

with review of various similar projects in other cities and publi shed economic studies.  

 

Unlike most of the other major city projects discussed, some additional studies com pleted on 

open space/park elements, as well  as examples in other cities like New York where several 

streetscapes and other open space projects were completed, the subject project reflect s no 

view element diffe rence. Positive market value increases for a wide variety of commerc ial 

uses and multi - family/condominium developments  without view enhancements were well -

supported. Boston also provides a good example of open space and pedestrian improvements 

to a major d owntown waterfront area. Although portions of this project provided view amenity 

enhancem ent, other areas lacking impr oved view amenities also experienced positive market 

value increases for commercial (office, hotel , retail, multi - family/condominium) prop erty. The 

other projects reviewed also offer similarities, particula rly Vancouver BC, due  to the 

abundance of condomin ium and apartment development, which provided good market 

evidence that the Waterfront Seattle pro ject will increase value for these marke t types.  

Land Value  

Within the waterfront area, there are a few prop erties with market va lue consisting solely of 

land  value. With the LID in place, developments can be created on these sites to take 

advantage of the  new waterfront amenities ; they reflect a slightly higher increase in market 

value than similarly situated i mproved property .  Typ ical market value changes for  waterfront 

land range from 3.5±% above  estimated land value without the LID project, on the high end, 

to slightly less than 3.0% near Pio neer Square, where lesser LID - related improvements are 

being constru cted.  
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Moving east f rom the waterfront, land valu es reflected gradually diminishing increases due to 

increasing distance from project improvements.  Depending on location, land value incre ases 

generally ranged from less than 1% to below 2.5% of ñwithoutò market value. Belltown , 

Denny Triangle and the Stad ium District areas experienced the lowest change in value, 

typically 1% or below, with the Pike/Pi ne corridor ranging from 1% to 3% depend ing on 

specific location. Properties near the Overlook Walk (within the Pike/Pine corrido r) were at 

the high end of th e range and increases in value diminished further to the east, closer to 

Interstate 5.  

Office/Ret ail Properties  

Many downtown office buil dings contain some retail components. Depending on location, the 

LID  project has a more p ositive impact on the retail market than on office space; this was 

considered in the ñwith LIDò valuation analysis. Major retail buildings, such as Nordstrom and 

Macyôs, have large office components (Macyôs has been converted into both retail and office 

condominium uses), whereas Paci fic Place and Westlake Center are stand -alone retail 

structures. The Pike Place Market and Pioneer  Square vicinities are predominately ret ail in 

character although many of the buildings also contain a signi ficant amount of offi ce space. 

Property value incr eases are reflected in higher rental rates, lower vacancy and capitalization 

rates --- indicating hi gher overall property values with the LI D project completed. The historic 

preservation designations in these  two areas, and other  use restrictions in the Pike  Place 

Market area, were considered in the ñwith LIDò scenario. 

 

The vicinity experiencing the lar gest estimated increases in value of ret ail/office properties 

encompassed the Overlook Walk and lower Pike/P ine corridor. Market value estimates 

generally are  2% to slightly above 3% higher than estimated value without the project. 

Depending on location an d property type, this level of increased  value diminished moving east 

along the Pike/Pine corridor to 1% to 2% above estimated va lue without the project. In t he 

Pike Place market area, properties are subject to varying degrees of use and development 

restri ctions, all of which have some impact on  the costs and risks associated with ownership. 

Higher estimated ove rall capitalization r ates (risk) and slightly lowe r special benefit due to 

the project recognize these factors. Depending on property ownership char acteristics, special 

benefit estimates v ary from 2% to 3% of market value without the LID. Similarly, lesser  

special benefit accr ues to parcels in the Pioneer  Square region, as compared to the Overlook 

Walk vicinity and lower Pike/Pine corridor. Belltown, Denny Triangle and the Stadium District 

experienced the least market value change (typically 1% or less) due  to distance from the  

LID improvements.  

Hotel Prop erties    

As with the retail market, Seattle hotel properties typically experience a slightly larg er change 

in value compared to a similar ly situated commercial building, due primarily to projected 

increase s in tourism resultin g from the LID project. Highe r room rates, restaurant/event sales 

increases, and lower vacancy/capitalization rates result in h igher overall property values with 

the L ID in place. The highest estimated increases in value are along Alas kan Way, near the 

Ove rlook Walk (Marriott Hotel) a nd other hotels such as The Inn at the Market and Four 

Seasons Hotel situated near the major LID c omponents. Estimated market value increa ses 

are 3+%, with others located further away from the waterfront an d major LID component s 

such as the Alexis Hotel, H otel 1000, the W Hotel, Fairmont, the Grand Hyatt and Sheraton 

typically ranging from 1.5% to just  above 2.5%. Increases in market value a re estimated at 
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less than 1% above value without the project for the  Westin Hotel and oth ers further away 

from the imp rovements.  

 

As stated, increases in market value are reflected in average room rates and restauran t/event 

revenues, together with lower ca pitalization rates. Market value increases (special benefit) 

for hot el properties were ty pically slightly higher than for adjacent office or retail uses, with 

the exception of several major retailers (Pacific Place a nd Nordstrom) situated in desirable 

reta il locations along the Pike/Pine corridor.  

Apartment s/Subsidized Hou sing  

The downtown ap artment market consists of un its rented at market rates, as well as 

subsidized housing. Projects featuring market rental rate u nits reflected the highest increases 

in value along the waterfront (i.e., the Cyrene, for which special bene fit is estimated at 3 % 

above market value without the project), decreasing for properties further to the east, such 

as the Harbor Steps. Other apart ment complexes located one to two blocks  from the water 

typically reflected increases in value from 2.0% to 2.75%, depending on s pecific location. 

Belltown, d ue primarily to distance from the improvements, reflected much lower value 

increases, as did those  in the Denny Triangle neighborhood. Als o, estimated special benefit 

(market value increase) to multi - family  residential complexe s in the Pioneer Square and 

Stadium districts were below this range.  

 

As noted, another significant segment of the multi - family  residential market is subsidized 

housin g, consisting of over 1,200 dwelling units in the LID boundary area.  Most of these 

projec ts are encumbered by regulato ry use agreements that run with the land. Because of 

the subsidies and use restrictions involved, no special benefit accrue s to those comp lexes. 

Properties without recorded regulatory agreements, those with  only a percentage of  the units 

subsidized, or bui ldings with imminent expiration dates on subsidies typically experience a 

minor special benefit an d were analyzed on a case -by -case basis.  

Residential Condominiums    

Projects involving similar improvements  across the country w ere researched for indication s of 

impacts on property values, and the geographic radius of special probable benefit, created by  

improvements with various elements of s imilarity to the Waterfront Seattle project. Research 

included publi shed studies and repo rts on waterfront, park and s treet beautification projects, 

as well as interviews with real estate brokers and appraisers in ma ny of the affected 

neighborhoods. These projects are compared to the elements of the Seattle Waterfront LID 

to help understand ho w these project improvements affect real estate marketing times, 

demand and overall property values.  

 

As noted, the research presents clear indications that well -desi gned park and street 

improvement projects have a positive effect on surrounding neighborh oods and property 

values. Par ks and ñwalkableò streets spur more activity from nearby residents as well as 

create are as more inviting to tourists.  These projects crea te a wider tax base for the city and 

create jobs in construction, pu blic service, hotels,  retail and services in nearb y neighborhoods. 

It should be noted that many of the comparable projects include an enha nced view amenity, 

which is not considered for the  subject LID since the Alaskan Way Viaduct replacement project 

is as sumed to be complete in the ñbeforeò scenario and therefore the view amenity does not 

change due to the LID project.  
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Based on the researc h, there is measurable positive impact on market v alue of all property 

types within a three -block radius of an improve d park with a lower y et still measurable value 

imp act on properties up to twelve blocks away. Many studies show that approximately 75% 

of the benefit from an improved park is captured with in the first three blocks and the 

remaining 25% dissipated for up to  twelve blocks. This increase is well - supported in  the value 

ranges indicated in New York, Boston, Portland and Chicago. These economic st udies on parks 

and streetscape improvements reflec ted increases in property value of 5% on average, with 

some properti es benefiting up to 1 0% of overall value. Urban am enity studies indicate a 

geographical radius of benefit within 12 blocks of the public i mprovement, but most 

significantly within the firs t three blocks.  

 

In terms of direct residential impact, John Crompt onôs ongoing studies into the impact of 

parks on p roperty values have been used by municipalities across the country. Cromptonôs 

ñproximate principalò represents a ñcapitalizationò of park land into increased property values 

and a widening of the tax base.  One major finding ba sed on his results deals with  the location 

and proximity of property to the park improvements  ï both in urba n and suburban 

environments:  

 

¶ 75% of the benefit from a par k is captured within 500 feet, or three city blocks.  

¶ The remaining 2 5% of the benefit is likely dissipated over a 500 -  to 2,000 - foot 

range, or 4 to 12 city blocks.  

 

In summary, the studies discuss ed in this report are used as a basis of valuation, given t he 

unique assumptions of the subject LID project. P roperties located  closest to the park 

areas/enhanced streetscapes e xperience the most special benefit. Based on the comparable 

projects researched  and considering the project elements within the Seattle Wa terfront LID, 

the ñafterò market value of multi- family residential p roperties is conclude d to be less than 1% 

to 3% hi gher than the overall value without, or ñbeforeò, the project.  

Waterfront (Pie r) Properties   

The waterfront properties are unique as the y are mostly constructed on piers, on land leased 

from the State of Washington DNR (Depar tment of Natural Resources) a nd consist of both 

leasehold value and leased fee value. As mentioned throughou t this report, the conclusions 

presented (based on Washingt on State legal statues) are valuations of the fee simple interest. 

The highest estimated increases in value among the waterfront properties are near Piers 54 

to 56; overall market value increases a re estimated at up to 3% and recognize the parking 

losses compared to the ñwithout LIDò valuation scenario. Properties near the northern end of 

the waterfront within the LID bou ndary include the Edgewater Hotel and Bell Harbor 

Conference Center/Marina; the se parcels reflect market value increases (special benefit)  of 

approximately 1% of value without the project. Several special u se properties, includ ing the 

Seattle Aquarium and Washington State Ferriesô Seattle Terminal, experience nominal 

increases in val ue. The ferry terminal known as the Colman Dock, as all sta te ferry facilities, 

is considered part of the state highway system.  

 

As noted in studies  of other projects in multipl e cities across the country, special benefit due 

to these types of LID improvem ents has ranged up to a 5% change in market value. In this 

analysis, the maximum change in value for the waterfront economic en tities is 3%. These 

conclusions recognize that, wh ile the properties benefit from enhanced relative location 
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arising from the pro ject, there is also a reduced amount of available parking i n the vicinity, 

an important factor considered in the analysis.  

Spec ial Purpose  Propertie s    

Aside from the waterfron t area, the two most notable special purpose properties within the 

LID boundary  are CenturyLink Field and events center, and T -Mobile Park . The Washington 

State Public Stadium Authority is the public entity  that oversees Centur yLink; it came into 

being aft er a referendum for its creation was approved by Washington State voters on Jun e 

17, 1997. It is recognized herein that its use is restric ted to that of a sports stadium and 

entertainment venue (Seahawks se ason tickets are sold  out far into the future) and  this is 

not likely to change in the foreseeable future. Due to the unique natu re of the improvements 

and large site sizes, estimated valu e increases are nominal and concluded to be less than 

0.1% of estima ted overall property value without the LID project .  

 

In the analysis of special purpose properties, most reliance is placed on t he Cost Approach; 

this methodology reflects the specialized  improvements and unique nature of the current 

uses. The Sales Compa rison Approach is not  applicable since no known tr ansactions involving 

professional athletic stadiums that can be compared direct ly with the subject stadiums have 

occurred within a reasona ble time frame that could provide a reliable basis for comparison.  

 

While analysis of the  income stream generated by e ach facility is possible, an extensive 

amount of additional information would b e required. Such information is not readily available 

to th e public and would require extraordinary cooperation on the part of the property owner, 

as well as extensive review to  segregate income sources attributable solely to the real estate 

as opposed to any number of business value categories associated with ope ration of the 

facilities. No available data was found regarding inco me, expenses or appro priate 

capitalization rates f or such properties; therefore, the Income Approach method of estimating 

land an d/or improvement value for the two stadiums is not used.  

 

Other special purpose properties within the LID boundary consist of c hurches, Benaroya Hal l, 

the Seattle Art Museum and  the Washington State Convention Center. Due to the special 

purpose nature of t hese improvements, the estimated increase in value due to t he LID is 

concluded to be fairly minor.  

Summary 
The table presented below pertains to the  above valuation sections and  is to be used for 

general discussion purposes. It summarizes the estimated special benefit ranges for each 

affected property type, based on the percentages of property value increase. I t is noted that 

mark et value estimates wi thout and with the LID projec t may fall outside of the summarized 

ranges for some individual parcels.  
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The total cost for the above LID - funded improvements is app roximately $346 million, with 

funding provided t hrough a variety of sources. Further disc ussion of both the before (wi thout) 

and after (with) conditions is contained in prior sections of this report and more detailed 

descriptions are presented in another s eparate document. There are several neighborhood s 

within the LID bou ndary; properties wit hin these areas experience di fferent degrees of special 

benefit due to variations in proximity to the project elements and other factors that affect 

value.  

 

The main valuation methods used are the Sales Comparison Approach and the Inc ome 

Approach. Due to the special purpose nature of  some of the properties (i.e., the sports 

stadiums), the Cost Approach was used on a limited basis. The primary reason the market 

reflects  increased value due to the project is enhanced location, pedestrian  connectivity and 

app eal created by the waterfront  improvement amenities. In the Income Approach, this is 

reflected in increased rents and lower vacancy levels/capitalization rates as well  as lower 

perceived investment risk.  

 

In the Sa les Comparison Appro ach, higher land valu es and resulting overall prop erty values 

result from improved market perception. These factors are interrelated in the decision -making 

process of an investor/developer /market participant when buying income -generatin g property 

like many  properties within th e LID boundary. Condominium v alues typically increase due to 

enhanced location/appeal and positive market perception of the elements of the waterfront 

project. This st udy also recognizes that, with the LID project c onstructed, Alaskan Way will 

be widened t o eight lanes at the south en d of the project. Additionally, some parking loss 

along Alaskan Way in the waterfront area will occur due to the project and this is consi dered 

in the analysis.  

 

The conclusions reached herein are presented  subject to the speci fic assumptions and limiting 

conditions listed following this section. The comments made on the currently strong downtown 

market trends are not meant to infer that the  project would create further strong demand 

and intense development activity but rather t hat the new waterfront amenit ies and improved 

waterfront access would enhance positive trends already in evidence in the various downtown 

Seattle real estate markets. For example, as discussed in the subsequent ñSeattle Market 

Dataò section, there is a str ong supply of new hotel, offi ce, multi - family residential and retail 

space coming on - line in the subject area over the next several years. Although it is recognized 
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th at this new supply will be competing with existi ng space, the curren tly strong demand wil l 

be enhanced by the subject LID project and is expected to shorten the absorption period and 

aid in lowering vacancy rates, increasing rental rates and lowering capit alization rates for 

properties within the LID bo undary.  

 

Aspects of  property considered as a parcel include: (a) the economic unit, (b) the physically 

contiguous unit, and (c) the continuity of ownership. In cases where multiple tax lots comprise 

a single  entity, this entity is often called the ñlarger parcelò, As require d by state statute, 

recommended assessments for pa rcels comprised of more than one county tax lot are 

segregated into individual tax parcels. It should be emphasized that the individual pa rcels, as 

defined above, are the entities to which the spe cial benef its accrue and agains t which the 

assessments are l evied. Division of the proposed assessments into tax lots used by the King 

County Assessor ôs and Treasurerôs offices, artificial boundarie s from an appraisal standpoint, 

are made to comply with st atutory re quirements and the ci tyôs accounting procedures. 

 

Without the LID project, rebuilt Alaskan Way would be considered a transportation corridor 

whereby management, maintenance, security, and other factors are commensurate with that 

provided for typi cal city t horoughfares/arterial  streets. It is hereby noted that Washington 

State Ferries (part of the Washington State Department of Transportation) already operates 

the ferry terminal known as the  Colman Dock, in the subject area, as part of the state hi ghway 

syst em. With the project completed, certain defined ar eas along the waterfront (Overlook 

Walk, Promenade, Union Street and Waterfront Park, formerly known as Pier 58) would be 

governed by the City of Seattleôs public parks ordinances, and specificall y Ordinanc e Number 

125761, whic h was passed by the Seattle C ity Council on January 28, 2019.  

 

These new waterfront amenities will be designated as ñpark landò, conveying broader powers 

to the City regarding upkeep, maintenance and security of the vicinity . The ordi nance grants 

addition al authority to the city, thr ough their employees, to maintain the integrity, security 

and cleanliness of these areas and eliminate undesirable activities such as loit ering. 

Furthermore, a percentage of all affected property owners (co mprising most of the owners of 

downtown property) have signed maintenance agreements with the city, furthering the 

public/private partnership and maintaining the ambience, desirability and  quality of the newly 

installed park areas. Copies of both  the 2019 ordinance and a discu ssion, recently provided 

by t he client, of the impact of an operation and maintenance agreement on various LID 

elements, together with what operation and maintenance i n the LID area would look like 

absent the project, are inc luded in t he separate report ad dend a volume . 

 

A map showing the LID boundary, together with the spreadsheets of recommended final 

assessments, follow the transmittal letter in this report. The findi ngs resulting from this study, 

which is subject to the stated ass umptions a nd limiting co nditions, as of October 1, 20 19, are 

as follows:  

  



 

 

 

CITY OF SEATTLE - WATERFRONT SEATTLE PROJECT   

FINAL SPECIAL BENEF I T/PROPORTIONATE ASSESSMENT STUDY  

VALUATION ANALYSIS  

WATERFRONT SEATTLE LID PRO JECT  

 
 

19 -0101 Waterfront Seattle LID Final Special Benefit/Proportionate Assessment Study ï © 2019  ABS Valuation  Page 87  

 
Residential Condos & Associated Commercial -  Total Estimated Market Value Without LID  ......  $  5,036,188,000 (Rd)  
All Oth er LID Commercial Properties  -  Total Estimated Market Value With out  LID  ..................  $51,3 23,051,000 ( Rd) 
Total Estimated Market Va lue Without LID  ................................ ................................ ........  $56,359,239,000 (Rd)  
 
Residential Condos & Associated Commercial -  Total Estimated Market Value With LID  ..........  $  5,097,699,000 (Rd)  
All Other LID Commercia l Properties  -  Total Estimated Market Value With LID  ......................  $51,709, 448,000 (Rd)  
Total Estimated Market Value With LID  ................................ ................................ ............  $56,807,147,000 (Rd)  
 
Residential Condos & Associated Commercial ï Estimated Special Benefit  ............................  $       61,511,000 (Rd)  

All Other LID Commercial Pr operties  ï Estimated Special Benefit  ................................ .........  $     386,39 7,000 (Rd ) 
Total Estimated Special Benefi t  ................................ ................................ .......................  $     447,908,000 (Rd)  
Cost/Benefit Ratio  ................................ ................................ ................................ .........           39.2% (Rd)  

 

The total estimated cost for the LID improvements is $346 million; howeve r, as of the date 

of this document, the City of Seattle has set a cap of $160  million plu s financing costs 

($175,500,0 00 total) as that portion of the total cost to be paid by the owners of property 

specially benefited by the project. Dividing $ 175 ,500 ,000  by the total estimated special 

benefit to assessable property of $ 447,908,00 0 yields a c ost/benefit ratio  of (R) 39.2 0%. In 

other words, each parcel receives one dollar in market value increase (special benefit) for 

each $0. 39 ±  of LID assessment. Mu ltiply ing the individual special benefit estimates for the 

affected parcels by this  constant co st/benefit ratio results in r ecommended proportionate final 

assessments to each parcel.  
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General Assumptions and Limiting Conditions  

This appraisal is subject to the following limiting conditions:  

 

1.  The legal description ï if furnished to us ï is assumed t o be correct.  

 

2.  No responsibil ity is assumed for legal matters, questions of survey or title, soil or 

subsoil condi tions, engineering, availability or capacity of utili ties, or other similar 

technical matters. The appraisal does not constitute a  survey of t he property 

appraised. All ex isting liens and encumbrances have been disregarded and the 

property is appraised as though free and clear, under responsible ownership an d 

competent management unless otherwise noted.  

 

3.  Unless otherwise noted, the a ppraisal wil l value the property as thoug h free of 

contamination. ABS Valuation will conduct no hazardous materials or contami nation 

inspection of any kind. It is recommended that  the client hire an expert if the presence 

of hazardous materials or contamin ation poses any concern.  

 

4.  The stamps and/ or consideration placed on deeds used to indicate sales are in correct 

relationship t o the actual dollar amount of the transaction.  

 

5.  Unles s otherwise noted, it is assumed there are no encroachments, zoning violation s 

or restric tions existing in the subject  property.  

 

6.  The appraiser is not required to give testimony or attendance in court by  reason of 

this appraisal, unless previous arrangemen ts have been made.  

 

7.  Unless expressly specified in the engagement letter, the fee for this  appraisal does not 

include t he attendance or giving of testimony by Appraiser at any court, regulatory, or 

other proceedings, or any conferences or other work in prep aration for such 

proceeding. If any partner or employee of ABS Valuation is a sked or requ ired to appear 

and/or testify  at any deposition, trial, or other proceeding about the preparation, 

conclusions or any other aspect of this assignment, client shall com pensate Appraiser 

for the time spent by the partner or employee in appearing and/or testi fying and in 

preparing to tes tify according to the Appraiserôs then current hourly rate plus 

reimbursement of expe nses.  

 

8.  The values for land and/or improvements, as c ontained in this report, are constituent 

parts of the total value reported an d neither is  (or are) to be used in makin g a 

summation appraisal of a combination of values created by another appraiser. Eith er 

is invalidated if so used.  

 

9.  The dates of value to  which the opinions expressed in this report apply are set forth in 

this repo rt. We assum e no responsibility for econo mic or physical factors occurring at 

some point at a later date, which may affect the  opinions stated herein. The forecasts, 

projections, or operating estimates contained herein are based on current market 

condition s and antici pated short - term supply and d emand factors and are subject to 

change with future conditions.  
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10.  The sketches, maps, plats and exhibits in this report are included to as sist the reader 

in visualizing the property. The appraiser has made no survey  of the prop erty and 

assumed no responsib ility in connection with such matters.  

 

11.  The information, estimates and  opinions, which were obtained from sources outside of 

this office, are considered reliable. However, no liability for them can be assumed by 

the  appraiser.  

 

12.  Possession of this report, o r a copy thereof, does not carry with it the right of 

publication. Nei ther all, nor any part of the content of the report, or copy thereof  

(including conclusions as to property value, the identity of the appraisers,  professiona l 

designations, reference to any professional appraisal organization or the firm with 

which the app raisers are connected), shall be disseminated to the public through 

advertising, public relations, news, sales, or other media without prior writ ten consent 

and approval.  

 

13.  No claim is i ntended to be expressed for matters of expertise that would require 

specialized investigation or knowledge beyond that ordinarily employed  by real estate 

appraisers. We claim no expertise in areas such as, but not l imited to, l egal, survey, 

structural, env ironmental, pest control, mechanical, etc.  

 

14.  This appraisal was prepar ed for the sole and exclusive use of the client for the function 

out lined herein. Any party who is not the client or intended user identified in the 

appraisa l or engagement letter is not  entitled to rely upon the contents of the appraisal 

without express w ritten consent of ABS Valuation and Client. The Client shall not 

inc lude partners, affiliates, or relatives of the party addressed herein. The ap praiser 

assu mes no obligation, liability or accountability to any third party.  

 

15.  Distribution of this report is  at the sole discretion of the client, but third -parties not 

listed as an intended user on the face of the appraisal or the engagement letter may  

not rely up on the contents of the apprai sal. In no event shall client give a third -party 

a partial copy of the  appraisal report. We will make no distribution of the report withou t 

the specific direction of the client.  

 

16.  This appraisal shall be used only f or the funct ion outlined herein, unless e xpressly 

authorized by ABS Valuation.  

 

17.  This appraisal shall be consid ered in its entirety. No part thereof shall be used 

separately or ou t of context.  

 

18.  Unless otherwise noted in the body of this report, this apprai sal assumes that the 

subject property doe s not fall within the areas where mandatory flood insurance is 

effecti ve. Unless otherwise noted, we have not completed nor have we contra cted to 

have completed an investigation to identify and/or quantify the prese nce of non - t idal 

wetland conditions on th e subject property. Because the appraiser is not a surveyor, 

he or she  makes no guarantees, express or implied, regarding this determinati on.  
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19.  The flood maps are not site specific. We are not qualified to confirm t he location of the 

subject property in re lation to flood hazard areas based on the FEMA Flood Insurance 

Rate Ma ps or other surveying techniques. It is recommended that the client obtain a 

confirmation of the subjectôs flood zone classification from a licensed surveyor .  

 

20.  If the appraisal is for mo rtgage loan purposes 1) we assume satisfactory completion 

of improveme nts if construction is not complete, 2) no consideration has been gi ven 

for rent loss during rent -up unless noted in the body of this report, and  3) occupanc y 

at levels consistent with o ur ñIncome and Expense Projectionò are anticipated. 

 

21.  It is assumed tha t there are no hidden or unapparent conditions of the property, 

subs oil, or structures which would render it more or less valuable. No responsibi lity is 

assu med for such conditions or fo r engineering which may be required to discover 

them.  

 

22.  Our inspection  included an observation of the land and improvements thereon only. It 

was not possible to observe conditions beneath the soil or hidden structur al 

component s within the improvements. We  inspected the buildings involved, and 

reported damage (if any) by ter mites, dry rot, wet rot, or other infestations as a matter 

of inform ation, and no guarantee of the amount or degree of damage (if any) is 

implied . Condition of heating, cooling, ventilat ion, electrical and plumbing equipment 

is considered to be commensurat e with the condition of the balance of the 

improvements unless other wise stated. Should the client have concerns in these areas, 

it is the client ôs responsibility to order the appropriat e inspections. The appraiser does 

not have the skill or expertise to m ake such inspections and assumes no responsibility 

for these items.  

 

23.  This appraisal does not guarantee compliance with building code and life saf ety code 

req uirements of the local jurisd iction. It is assumed that all required licenses, consents, 

certificat es of occupancy or other legislative or administrative authority fro m any local, 

state or national governmental or private entity or organization  have been o r can be 

obtained or renewed for any use on which the value conclusion contained in this report 

is based unless specifically stated to the contrary.  

 

24.  When possible, we  have relied upon building measurements provided by the client, 

owner, or ass ociated agen ts of these parties. In the a bsence of a detailed rent roll, 

reliable public records, or ñas-builtò plans provided to us, we have relied upon our own 

measurements of t he subject improvements. We follow typical appraisal industry 

methods; howeve r, we recogn ize that some factors may lim it our ability to obtain 

accurate measurements including, but no t limited to, property access on the day of 

inspection, basements, fenced/ gated areas, grade elevations, greenery/shrubbery, 

uneven surfaces, multiple story struct ures, obtuse or acute wall an gles, immobile 

obstructions, etc. Professional building area mea surements of the quality, level of 

detail, or accuracy of professional mea surement services are beyond the scope of this 

appraisal assignment.  

 

25.  We hav e attempted to reconcile sources of data discovered or provided during the 

appraisal process, including a ssessment department data. Ultimately, the 
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measurements that are deemed by  us to be the most accurate and/or reliable are used 

within this report. Whil e the measur ements and any accompanying s ketches are 

considered to be reasonably accurate and reliable, w e cannot guarantee their accuracy. 

Should the client desire a greater leve l of measuring detail, they are urged to retain 

the measurement services of a  qualified p rofessional (space planner, a rchitect or 

building engineer). We reserve the right to use an a lternative source of building size 

and amend the analysis, narrative and c oncluded values (at additional cost) should 

this alternative measurement sour ce reflect o r reveal substantial differen ces with the 

measurements used within the report.  

 

26.  In the absen ce of being provided with a detailed land survey, we have used assessment 

department data to ascertain the physical dimensions and acreage of the prope rty. 

Should a survey prove this informati on to be inaccurate, we reserve the right to amend 

this appraisa l (at additional cost) if substantial differences are discovered.  

 

27.  If onl y preliminary plans and specifications were available for use in the preparat ion 

of this appraisal, then this appraisa l is subject to a review of the final plans and 

specifications w hen available (at additional cost) and we reserve the right to amend 

this appraisal if substantial differences are discovered.  

 

28.  Unless otherwise state d in this re port, the value conclusion is  predicated on the 

assumption that the property is free of conta mination, environmental impairment or 

hazardous materials. Unless otherwis e stated, the existence of hazardous material was 

not observed by the apprais er and the a ppraiser has no knowledge of the existence of 

such materials on or in the property. The appra iser, however, is not qualified to detect 

such substances. The presence of  substances such as asbestos, urea - formaldehyde 

foam insulation, or other pot entially haz ardous materials may affect t he value of the 

property. No responsibility is assumed for any s uch conditions, or for any expertise or 

engineering knowledge required for  discovery. The client is urged to retain an expert 

in this field, if desired . 

 

29.  The Ameri cans with Disabilities Act (ñADAò) became effective January 26, 1992. We 

have not made a spec ific compliance survey of the property to determine if it is in 

conformity  with the various requirements of the ADA. It is possible that a compliance 

survey of the  property, together with an a nalysis of the requirements of the ADA, could 

reveal that the pr operty is not in compliance with one or more of the requirements of 

the Ac t. If so, this could have a negative effect on the value of the property. Sin ce we 

have n o direct evidence relating to  this issue, we did not consider possible 

noncompliance with the  requirements of ADA in developing an opinion of value.  

 

30.  This appraisal ap plies to the land and building improvements only. The value of trade 

fixtures , furnishing s, and other equipment, or su bsurface rights (minerals, gas, and 

oil) were not considered in this appraisal unless specifically stated to the contrary.  

 

31.  No changes in  any federal, state or local laws, regulations or codes (including, without 

limitation, t he Internal Revenue Code) are  anticipated, unless specifically stated to the 

contrary.  
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32.  Any income and expense estimates contained in the appraisal report are used on ly for 

the purpose of estimating value and do not constitute prediction of fu ture operati ng 

results. Furthermore, it i s inevitable that some assumptions will not materialize and 

that  unanticipated events may occur that will likely affect actual performance .  

 

33.  Any estimate of insurable value, if included within the scope of work and  presented 

herein, is based upon figures developed consistent with industry practices. However, 

actual lo cal and regional construction costs may vary significantly from our estima te 

and individual insurance policies and underwriters have varied specificati ons, 

exclusi ons, and non - insurable items.  As such, we strongly recommend that the Client 

obtain estimates  from professionals experienced in establishing insurance coverage. 

This a nalysis should not be relied upon to determine insurance coverage and we make  

no warranti es regarding the accuracy of this estimate.  

 

34.  The data gathered in the course of this assignm ent (except data furnished by the 

Client) shall remain the property of the  Appraiser. The appraiser will not violate the 

confidential nature of the app raiser - clien t relationship by improperly disclosing any 

confidential information furnished to the apprais er. Notwithstanding the foregoing, the 

Appraiser is authorized by the clie nt to disclose all or any portion of the appraisal and 

related appraisal data  to appropri ate representatives of the Ap praisal Institute if such 

disclosure is required to enable the a ppraiser to comply with the Bylaws and 

Regulations of such Institute now o r hereafter in effect.  

 

35.  You and ABS Valuation both agree that any dispute ov er matters i n excess of $5,000 

will be su bmitted for resolution by arbitration. This includes fee dispute s and any claim 

of malpractice. The arbitrator shall be mutually selected.  If ABS Valuation and the 

client cannot agree on the arbitrator, the presidin g head of th e Local County Mediation 

& Ar bitration panel shall select the arbitrator. Such arbitration sh all be binding and 

final. In agreeing to arbitration, we both acknowledge that, by agreeing to binding 

arbitration, each of us is giving up the right t o have the d ispute decided in a court of 

law before a judge or jury. In the event that the client, or any  other party, makes a 

claim against ABS Valuation or any of its employees in connections with or in any way 

relating to this assignment, the maximum da mages recove rable by such claimant shall 

be the amount actually received by ABS Valuation for this assign ment, and under no 

circumstances shall any claim for consequential damages  be made.  

 

36.  ABS Valuation shall have no obligation, liability, or accountabili ty to any th ird party. 

Any party who is n ot the ñclientò or intended user identified on the face of the appraisal 

or in the engagement letter is not entitled to rely upon the cont ents of the appraisal 

without the express written consent of ABS Valuation. ñClientò shall not include 

partners, affil iates, or relatives of the party named in the engagement letter.  Client 

shall hold ABS Valuation and its employees harmless in the event o f any lawsuit 

brought by any third party, lender, partner, or part -owner in a ny form of o wnership or 

any other party a s a result of this assignment. The client also agrees that in ca se of 

lawsuit arising from or in any way involving these appraisal service s, client will hold 

ABS Valuation harmless from and against any liability, lo ss, cost, or  expense incurred 

or suffered  by ABS Valuation in such action, regardless of its outcome.  
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37.  Acceptance and/or use of this appraisal report constitutes acceptance of the  foregoing 

general assumptions and limiting conditions.  
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Certification  

I cert ify that, to  the best of my knowledge and  belief:  

1.  The statements of fact contained in this summary memorandum  are true and correct.  

2.  The reported analyses, opinions, and conclusion s are limited only by the reported 

assumptions and limiting conditions and ar e my persona l, impartial, and unbiased 

pr ofessional analyses, opinions, and conclusions.  

3.  I have no present or prospective interest in the property that is the subject of this 

repo rt and no personal interest with respect to the parties involved.   

4.  I have per formed consu ltation services for the City  of Seattle regarding the Waterfront 

Seattle  Project and the property that is the subject of this report within the three -year 

period imme diately preceding acceptance of this assignment.  

5.  I have no bias with respect  to the prop erty that is the subject of t his report or to the 

parties involved with this assignment.  

6.  My engagement in this assignment was not contingent upon developing or reporti ng 

predetermined results.  

7.  My compensation for completing thi s assignment is n ot contingen t upon the 

development or rep orting of a predetermined value or direction in value that favors 

the cause of the client, the amount of value opinion, the attainment of a stipulated 

result, or the occurrence of a subsequent event  directly related  to the inte nded use of 

this appraisal.  

8.  My analyses, opinions and conclusions were developed, and this report has been 

prepared, in conformity with the Uniform Standards of Profes sional Appraisal Practice.  

9.  I have made a personal (exterior ) inspection of  all the prope rty that is the subject of 

th is summary memorandum .  

10.  Mr. Paul Bird, Ms. Mary Hamel and Ms. Colleen Fewel provided varying degrees of 

assistance in researching, valuati on analysis and report writing.  

11.  Mr.  Robert Macaulay, MAI, i s acquainted with  several con dominium owners within the 

LI D.  

 

12.  The reported analyses, opinions and conclusions were developed, and this report has 

been prepared, in conformity with the requirement s of the Code of Professional Ethics 

and Standards of Profes sional Appraisal Practice of the Appraisal Institute.  

13.  The use of this report is subject to the requirements of the Appraisal Institute relating 

to review by its duly authorized representatives.  

14.  As of the date of this report, I have completed the continuing  education progra m for 

Design ated Members of the Appraisal  Institute.  
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Based on the above discussion, t he finding s resulting from  this special benefit/proportionate 

assessment study , which is sub ject to the assumptions and limiting conditions  incorporated 

by reference  and  as of Octob er 1,  201 9, are  as follows:  

 
Residential Condos & Associated Commercial -  Total Estimated Market Value Without LID  ......  $  5,036,188,000 (Rd)  

All Other LID Commercial Prope rties  -  Total Estimated Market Value With out  LID ..................  $51,323,051,000 (Rd ) 
Total E stimated Mar ket Value Without LID  ................................ ................................ ........  $56,359 ,239,000 (Rd)  
 
Residential Condos & Associated Commercial -  Total Estimated Market Value With LID  ..........  $  5,097,699,000 (Rd)  
All Other LID Comm ercial Properties  -  Total Estimated Market Value With LID  ......................  $51,709,448,000 (Rd ) 
Total Esti mated Market Value With LID  ................................ ................................ ............  $56,807,147,000 (Rd)  
 
Residential Condos & Associated Commercial ï Estimated Special Benefit  ............................  $       61,511,000 (Rd)  
All Other LID Commerci al Properties  ï Estimated Special Benefit  ................................ .........  $     386,397,000 (Rd ) 
Total Estima ted Special Benefit  ................................ ................................ .......................  $     447,908,000 (Rd ) 
Cost/Benefit Ratio  ................................ ................................ ................................ .........           39.2% (Rd)  

 

 

                          

     October 1, 2019          

Date of Value: _____________________   ___________________________________  

 Robert J. Macaulay, MAI  

       WA State Cert. #1100517 
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Addenda  
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Additional Repo rting Requirements  

Client 
The client for this assignment is the City of Seattle, Seattle Department of Finance and 

Administrative Services .  

Intended Use/Users 
The intended use of this memorandum is to assist the Ci ty in recomm ending a boundary for 

the dis trict and preliminary assessments to affected properties for the  purpose of forming a 

Local Improvement District (LID) based on the estima ted special benefit (increase in market 

value) resulting from the Waterfront Seattle LID Project. Supporting documenta tion 

concerning the data, reasoning and analyses is retained in the appraiserôs file. The depth of 

discussion contained in this memorandum  is specific to the needs of the client and per the 

limited scope of this ana lysis, and f or only the intended use stat ed above. This memorandum 

is authorized for use by the client an d its agents, representatives and legal counsel.  

Effective Date of Study 
The effective date of this study is October 1, 2019.  

Purpose of the Analysis 
The purpose o f this analysis is to provide  estimates of special benefit (market value increase) 

accruing t o the varying ownerships within the Waterfront Seattle LID study area.  

Legal Description 
No defined legal description of the Waterfront Seattle LID bo undary was p rovided, and it is 

assumed th at one will be prepared by City staff. Each individual parcel is  identified by its King 

County Assessorôs Tax Parcel Number (TPN). Due to the large amount of data, two 

spreadsheets based on King County Assessorôs information we re compiled showing various 

characteristics of individual parcels such as property owner, add ress, land area, building area, 

zoning, etc.  

Property Rights Analyzed 
The property rights analyzed in this memorandum constitute the fee simple intere st.  

Scope of the Study 
In preparing this  study, property data and physical characteristics were research ed and 

exterior inspections performed of all the properties within the stu dy area.  Comparable 

improvement projects and their documented impact on surr ounding/prox imate property 

values were al so researched, in order to refine ranges in probable special ben efit to affected 

properties in the vicinity of the waterfront project into  individual estimates of market value of 

each parcel, without and with comple tion of the LID project as described.  
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A summary of work and research completed for this assignment follows:  
 
¶ Researched land and improved sales, rents, operating expenses, v acancy rates, and 

capitalization rates.  

¶ Analyzed historical and current mark et informati on from the subject market ar ea and 

competitive neighborhoods in nearby areas.  

¶ Researched CoStar, CBA, NWMLS, Metroscan and King County Assessor databases.  

¶ Researched  ABS Valuationôs existing databases. 

¶ Reviewed all documents as cited througho ut this repo rt.  

¶ Researched comparable wat er front/parks/streetscape projects throughout the United 

States.  

 

Given the large number of properties within the project area, the apprai ser did not conduct 

thorough (interior and exterior) inspections of each indi vidual prope rty, nor were property 

owners  solicited for the most current, property - specific information. This level of investigation 

would be typical in appraising individual prop erties but is beyond the scope of a mass appraisal 

assignment for the possibl e formation of an LID. In addition, due t o the large number of 

properties involved and limited scope of the assignment, individual appraisal reports for each 

property were not pre pared; rather, a master spreadsheet with relevant property information 

was de veloped. Suc h an approach conforms to USP AP and is typical for large LID projects 

(see ñLocal and Road Improvement Districts Manual for Washington State,ò Sixth Edition, 

2009, by the Municipal Research and Services Center, Seattle, WA).  

Definitions  

Fair Market Value  -  Fair Market Value is the a mo unt in cash which a 

well - informed buyer, willing but not obliged to buy the property, would pay, 

and which a well - informed seller, willi ng but not obligated to sell it, would 

accept, taking into consideration all uses to whic h the property is adapted or 

ma y be reasonably adaptable. 1 

Fee Simple  -  Absolute ownership unencumbered by any other interest or estate, 

subject only to the limitation s imposed by the governmental powers of taxation, 

eminent domain, police powe r, and esche at.  2 

Highest and Best Use  -  The reasonably probable and legal use of vacant land 

or an improved property, which is physically possible, appropriately supported, 

finan cially feasible, and that results in the highest value. The four criteria the  

highest and  best use must meet legal per missibility, physical possibility, 

financial feasibility, and maximum profitability 3 

Special benefit  -  The difference in the fair market v alue of the property without 

the improvement and the fair market value of the  property wi th the 

improvement (commonly called ñbefore and after,ò more properly called 

ñwithout and withò).4 

 
1Washington Pattern Instructio n 150.08  
2 From The Appraisal of Real Est ate , Fourteenth Edition, 2013, Appraisal Institute, page 354 . 
3Op. cit., p. 171.  
4 Local and Road Improvement Districts Manual for Washing ton State, Sixth Edition, 2009, Municipal 

Research and Services Center, Seatt le WA.  
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Area Description 
Demographic, economic and growth data on western Wa shington, King County and the City 

of Seattleôs neighborhoods were reviewed to inform the  analysis; this data can be furnished 

on request.  

Hypothetical Conditions  
This term is defined as a condition, directly related to a specific assignment, which is con trary 

to what is known by the appraiser to exist on the effective date of the  assignment results, but 

is used for the  purpose of analysis.  

 

The without LID (before) and with LID (after) conditions are assumed to be as described in 

this report.  

Extraordinary Assumptions 
This term is defined as an assumption, directly related to a specific ass ignment, as of the 

effective  date of the assignment results, which, if found to be false, could alter the appraiserôs 

opinions or conclusions. It presumes as fact othe rwise uncertain information about the legal, 

physical or economic characteris tics of the subject property.  
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Seattle  Market Data  

Retail Market  
According to an August 2019 retail study of the three -county region (King, Snohomish and 

Pierce counties) by CoS tar, a market data research service, the overall retail vacancy rate for 

all types of ret ail (malls, power centers, n eighborhood centers, strip centers and general 

retail) was 2.8%, down from 3.5% near the end of last year and from 6.7% the last peak, in 

2010. This is in a research universe of close to 180 million square feet.  

 

The quoted aver age retail rental rate for t he region is $25.44 per square foot, a number which 

has been slowly increasing over the past few years and has risen 5.6% in the past twelv e 

months. CoStarôs most recent report is bullish on the local retail market, stating in t heir 

overview that, ñSeattleôs retail demand drivers are decidedly positive: Strong employment 

growth and expanding retail sales support robust demand and leasing. Of course, e -commerce 

growth is dynamic in a region that is home to Amazonôs headquarters, b ut brick -and -mortar 

retail r emains relatively strong in the Puget Sound area. Absorption levels over the past few 

years were high and vacancies are at their lowest lev el in more than ten yearsò. As shown in 

the graph below, Seattleôs vacancy rate (red line ) has been consistently lowe r than the US 

average (grey line) since at least 2014.   
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Year over year job growth is another indicator of the health of any local e conomy, especially 

the retail sector; as shown in the graph below, the Seattl e region has  far outpaced the nation 

as a whole since at  least 2013, although a downturn is forecast to be on the horizon.  

 

 
Another driver of retail sector growth is median hous ehold income; as shown below, the 

Seattle areaôs median household income is currently far  higher than the nationwide m edian.  

 

 
 

Consistent with the forecasted downturn in job growth, market rental increases are expected 

to be at the beginning of a steep d ecrease, after a sharp rise in all retail sectors except 

ñgeneral retailò since the end o f 2017. Also, acc ording to th e August 2019 CoStar retail report, 

ñAnnual gains are higher than both the historical and national averages and rent growth has 

spiked in both malls and power centers recently. Areas with the strongest cumulative re nt 

growth ar e mostly in high income areas . Submarkets like the Bellevue CBD and the Seattle 

CBD have exhibited robust rent growth this cycle and continue on this path.ò 
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Accordi ng to a second quarter 2019 report by Kidder Mathews covering the five - county  Puget 

Sound  retail market, K ing County h as the largest inventory and the second lowest vacancy 

rate (Thurston Countyôs is lower) at 3.05%. Their comments on the region in general include 

the following; ñThe retail market is holding steady. There are stiff challenges for all retail 

segments, but the market continues to evolveééNew development feasibility is challenged 

by rising construction costs for developers and occupancy costs for tenants. Hard construction 

costs are high due to high levels of activity in other sec tors like residen tial, office  and 

industrial. Costs are also high for entitlements, including mitigation fees.ò Capitalization rates 

remain low for Class A quality pro perties (much higher for Class B and C quality) although 

sales volume is down  in 2019. In  the Kidder Mathe ws study are a, there were 79 sales of retail 

properties at $2 million or more in the region in the first half of 2019. Of these, 38 were 

purchased for  redevelopment, five are former gas stations and four are owner/user purchase s.  

 

During the prior twelve months, CoSt ar reports that 591,000 SF of new space was completed 

and a total of 1.6 million SF absorbed, although none was in the Seattle CBD. One of  the top 

retail leases listed by CoStar for the third quarter of 2019 involve d 16,943 SF in The Meridian, 

a 156,481 SF  urban retail center at 6 th  Avenue and Pike Street, across the street from the 

Washington State Convention Center. CoStar also reports tha t, in the region, less than one 

million square feet of space is under constru ction and mu ch of that is foc used on inno vative 

designs as companies reposition assets to include entertainment options in order to stay 

competitive with online retail. In the Sea ttle CBD, the only project listed under ñnew retail 

constructionò is the Rainier Square T ower, a 58 -story mixed use sk yscraper adjacent to the 

existing Rainier Tower on Union Street between 4 th  and 5 th  avenues. The 850 - tall tower, a 

$600 million project co ntaining 79,000 square feet of retail space (out of a total of over a 

million  square feet ), is scheduled to be complet ed in 2020 and will be the second - tallest 

building in Seattle.   
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There were twenty  significant retail property sales in the past twelve m onths in the region, 

only one of which was near downtown Seattle (Melrose Mar ket on Capit ol Hill). The average 

sale pr ice for 575 transactions was $274/SF and average capitalization rates were reported  

at 6.10%. Again, the average vacancy at the time of sa le was an extremely low 2.8%. Below 

is a graph from CoStarôs recent report showing sales volume and sale prices per sq uare foot, 

both actual starting in 2014, and forecasted. Note the significant diffe rence between the 

average sale price per SF for the US as a whole (green line) and for the Seattle region (blue 

line).  

 

 
The LID ar ea is situat ed within three submarkets, a s defined by CoStar: the Seattle CBD, 

Belltown/Denny Regrade, and Pioneer Square/Wa terfront. Per CoStar, there are currently 261 

retail bu ildings in these three submarkets, totaling 6,419,000 SF. Of this total, the three 

submar kets represent 42%, 33.7%, an d 24.3%, respectively. The weighted average retail 

vacancy rate is about 2.84% and the weighted average rental rate is $37.54 ± /SF.  

 

The Se attle CBD maintains the highest rental rates, currently reported at an averag e of 

$48.23 per square foot, compared to averages of $30.56/SF in the Pioneer Square/Waterfront 

areas and $29.24/SF in the B elltown/Denny Regrade neighborhoods. Belltown/Denny inc ludes 

112 retail buildings with an average of 4.8% vacancy. The Pioneer Squar e/Waterfront  

neighborhoods include 87 ret ail buildings with a current vacancy rate of 3.5% and the Seattle 

CBD offers 51 bui ldings with an astonishingly low current vacancy rate o f 0.9%. There are no 

general retail buildings under construction in these nei ghborhoods p er CoStar; however, retail 

space components are included in the overall design of several projects, including th e Rainier 

Square Tower, that are in various stages of d evelopment and construction.  
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The following graph shows that, while growth r ates for ret ail rents in the US are forec asted 

to plateau (grey line), rental rates for malls and power centers in the Seatt le region are 

expected to continue to rise (orange and blue lines). Consequently, even though other local 

retail sectors will likely  see smaller  increases in rental rates, t he overall Seattle retail market 

(red line) will continue to achieve modest rental increases into the foreseeable future.  

 

 

 

Office Mar k et  
According to the market data research service, CoStar, the vacancy rate f or office sp ace in 

the Puget Sound area ( King, Snohomish and Pierce counties) has been on a gradually 

declining trend since 2011 and, as of August 2019, is currently at 6.0%. Aver age rental rates 

for the region were $37.13/SF over all office classes; ñ4 & 5 Starò space (formerly Class A) 

was $47. 69/SF, ñ3 Starò space (formerly Class B) was $32.45/SF and ñ1 & 2 Starò (formerly 

Class C) space was $26.08/SF. There were 327 reported sa les of office buildings in the twelve 

months ending in August 2019, with an a verage sale price of $446.00/SF, up drama tically 

from the average of $356.25/SF about two years earlier (in the third quarter of 2017). 

Existing SF Under Average

Neighborhood Inventory Vacancy Construction Rental Rates per SF

Belltown/Denny Triangle 112 buildings 4.80% 0 $29.24

2,163,000 SF

Pioneer Square/Waterfront 87 buildings 3.50% 0 $30.56

1,563,000 SF

Seattle CBD 62 buildings 0.90% 97,000 $48.23

2,693,000 SF

Downtown Seattle Retail Space
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Capitalization rates for sales of office sp ace averaged 6.1% over the last half of 2018 and the 

first half of 2019, per CoStar.   

 

Prior vacancy rate graphs by Co Star broke out 4 & 5 Star (Class A) and 3 Star (Class B) office 

space in the Seattle CBD separately from the entire region; however, as sh own in the graph 

below from their August 2019 report, only ñSeattleò as a whole is report ed. It is clear that 

vacancie s in the tri - county region (green line) remain well below those in the US as a whole, 

as do rates for 3 Star and 4 -5 Star space (orange an d blue lines) in the Seattle area. Also 

notable are the future predictions wh ich, while a verage vacancy in the US is f orecast to remain 

fairly steady at 9.5% to 10.5%, rates will likely rise more quickly in the Seattle area, both 

overall and for 3 -  to 5 -Star o ffice properties.  

 

 
 

The recent CoStar office market report states that,  ñSeattle has one of the tightest office 

markets in the country, and it is still far less expensive than major metros like New York, San 

Francisco, and Washington DC. As a result,  man y tenants, especially in the tech sector, set 

up shop in this dynamic reg ion. Due to strong demand, development ha s returned to the 

metro in a big way, with most large deliveries occurring in the urban coreé..Despite a glut of 

new supply over the past few years, vacancies have tightened significantly this cycle. Amazon 

space ac counted for more than 40% of all the supp ly added to the metro from 2015 -18, with 

other tech and biotech firms taking much of the balance in speculative projects. Rent growth 

is w ell above the national average but could decline in the face of a large numbe r of project s 

expected to deliver in the near term.ò This is reflected in the forecasts in the graph on the 

following pages. More than seven million new square feet of office spac e is slated to be 

delivered in the region in 2019 and 2020.  

 

A similar upbeat  assessment is given in the second quarte r 2019 report entitlled, ñSeattle 

Office Market Overviewò, published by the nationwide commercial real estate services firm of 

Jones Lang La Salle (JLL) Inc.; excerpts of their report are included further on in this  section. 
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The report states, ñDespite a wave of significant deliveries, availability of large blocks of office 

space remains limited. Robust leasing activity has translated into d imin ishing availability along 

with increases in rental rates. Large technolog y users cont inue to prelease space that i s under 

construction, limiting options for small to mid -sized tenants that are currently or soon - to -be 

in the market. Halfway through the year , sales volume reached $4.5 billion as investors 

remain bullish on market  fundamental s.ò  

 

Sizes of each of the th ree downtown submarkets tracked by JLL, along with individual 

statistics on each, are shown on a subsequent graph from their report. Brief ly, the Seattle 

CBD (containing about half of their total Seattle market --- almost 27 mill ion square feet, out 

of about  55.5 million) had a second quarter 2019 vacancy rate of 9.0%, down from 13.0% 

one year ago, with average asking rates for Class A & B off ice space of $49.18/SF fully 

serviced. The Pioneer Square/Waterfront submarke t (5.2 milli on square feet) had a second 

quarter 2019 vacancy rate of 5.7%, down from 6.3% one year ago, with average asking rates 

for Class A & B office space of $42.95/SF fully serv iced. The Belltown/Denny Regrade 

submarket (almost 4.5 million square fee t, had a vac ancy rate for the same time p eriod of 

5.5%, down from 7.4% one year ago, and average asking rates for Class A & B office space 

of $38.98/SF, again fully serviced. Exce rpts  from the most recent JLL publication on the 

Seattle office market are pr esented furt her on in this section.  

 

Aver age market rents per square foot for office space in the region per CoStar are shown in 

the graph below (green line) and compared with nat ionwide rates (yellow line) and with only 

4-  to 5 -Star space (blue) and 3 Sta r space (ora nge).   

 

 
Consistent wit h a forecasted downturn in job growth (see prior ñRetail Marketò section), office 

market rental increases are expected to continue to rise in the short term, followed by a fairly 

steep decline to bring them more in line  with the na tional average over the n ext three to four 

years.  
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Per CoStarôs report, in the last twelve months, the three downtown Seattle submarkets had 

five office buildings un der construction containing a total of 3,129,000 SF of dedicated office 

space ; of the reg ionôs total of 29 properties under construction (3.6% of total inventory), an 

average of 65.5% has been preleased. For comparison, the two new buildings in the Belltow n 

and Denny Regrade areas are reportedly 100% preleased and the three under c onstruction 

in the Seattle CBD are 30 .2% preleased.  

 

The transactions summarized in the following table, all within the LID area, are among the 

twenty most significant sales invol ving office properties occurring in the Seattle region in last 

thirteen month s (June 2018  to July 2019); five are 4 St ar space and one is 3 Star office space:   

 

 
 

  

Name/Address Rating Year Built Bldg. (SF) Vacancy (%) Sale Date Sale Price Price per SF

999 Third Avenue 4 Star 1983 988,027 7.9 6/28/2019 $613,807,813 $621

US Bank  Center/1420 5th Avenue 4 Star 1989 943,575 3.1 6/28/2019 $586,192,187 $621

800 Fi fth Avenue 4 Star 1981 996,638 9.1 1/25/2019 $540,350,000 $542

901 Fi fth Avenue 4 Star 1973 541,190 1.2 7/1/2019 $305,000,000 $564

Dexter Horton Bldg./710 2nd Avenue 3 Star 1924 335,005 8.4 1/11/2019 $151,000,000 $451

Smith Tower/502-506 2nd Avenue 4 Star 1914 272,559 10.4 1/17/2019 $137,870,000 $506

Recent Sales of Improved Downtown Seattle Office Properties
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The following table shows that per square foot sale prices in the various downtown Seatt le 

office submarkets are consistently higher than the regional average (blue line).  

 

 

 
The Seattle CBD maintains the highest office rental rates, currently reported at an average of 

$47.69 per square foot across all three classes, compared to $38.14/SF in  the Pioneer Square 

and Waterfront neighborhoods and $41.62/SF in the Belltow n/Denny Regr ade neighborhoo ds.  

 

Many of t he top office leases signed in the last twelve months and listed in the August 2019 

CoStar office market report are in downtown buildings,  including: 2+U (Second and 

University); the Second and Seneca Building; 800 5 th  Avenue; Madison Centre;  818 Stewart; 

World Trade Center; Columbia Center; Madison Centre, and 999 Third. Of almost 4,000,000 

square feet of space absorbed in the Seattle regio n in the past twelve months, nearly 2 million 

was in the Seattle CBD, in buil dings includ ing the Seattle  Childrenôs Research Institute; 

Madison Centre; f5 Tower; 800 5 th  Avenue; Macyôs, and Metropolitan Park.   

 

The following table highlights the significa nt number of recently completed and soon - to -be 

completed projects situated wi thin the LID  boundary.  
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LID Map No(s). Location Project Name Status

A-042, A-047, A-048, A-049 1101 Western Ave 1101 Western Ave Proposed Project

A-046 911 Western Ave Maritime Building Recently Completed

B-144 2134 Western Ave Elara at the Market Apartments Recently Completed

B-154 2218 1st Ave 2218 1st Ave Permits Requested

B-165, B-166, B-167 2224 2nd Ave 2224, 2216, & 2214 2nd Ave Proposed Project

B-187 1901 Western Ave MarketFront Recently Completed

B-208 & B-209 2015 2nd Ave Tower 12 Recently Completed

B-241, B-239, B-237, B-235, 

B-233 1931 2nd Ave (19 19-1935  2nd Ave) 2nd & Virginia Permits Requested

B-247, -249 & -250 1201 2nd Ave 2 & U Under Construction

B-263 1015 2nd Ave Federal Reserve Bank Renovation & Expansion Permits Requested

B-271 & C-134 801 3rd Ave The Net Permits Requested

B-305 110 Alaskan Way S Best Western Pioneer Square Hotel Company Addition Under Construction

B-307 68 S Washington St  68 S WASHINGTON ST Permits Requested

C-028 2401 3rd Ave 2401 3rd Ave / O2 Apartments Recently Completed

C-046 -048 2302 4th Ave 2302 4th Ave Permits Issued

C-080 2116 4th Ave Arrive ´  & The Sound Hotel Recently Completed

C-082 2031 3rd Ave 3rd & Lenora Under Construction

C-090, C-091, C-088 2000 3rd Ave First Light Condos (aka. 3rd & Virginia) Permits Requested

C-093 2033 4th Ave 2033 4th Ave Permits Requested

C-103 1915 3rd Ave 1915 3rd Ave Permits Requested

C-117 1301 5th Ave Ranier Square Tower Under Construction

C-141 & -144 701-719 4th Ave 701 4th Ave Permits Requested

C-149 601 4th Ave 3rd & Cherry Permits Requested

D-021 & D-024 2326 6th Ave 2300 6th Ave Permits Issued

D-022 & D-023 2301 7th Ave 2301 7th Ave Permits Issued

D-027 2300 8th Ave The 8 Tower Permits Issued

D-041 & D-042 2205 7th Ave Amazon Block 18 (under construction) Permit Issued

D-043 thru -048 2200 7th AVE Amazon Rufus 2.0 - Block 21 Under Construction

D-051 2202 8th Ave McKenzie Apartments Recently Completed

D-057 & D-058 2121 5th Ave 2121 5th Ave Permits Issued

D-068, D-070, & D-072 920 OLIVE WAY WSCC Addition - part B Permits Issued

D-076 thru -079 2100 7th Ave Amazon Tower 3 - Block 20 (under construction) Under Construction

D-083 thru -086 2025 5th Ave 5th & Lenora Permits Requested

D-095, -096, -097 & -098 2000 6th Ave (multiple addresses) AMAZON - DOPPLER TOWER Recently Completed

D-101 thru -103 1933 5th Ave 5th & Virginia Permits Requested

D-105 1903 5th Ave 1903 5th Ave Permits Requested

D-145 1900 8th Ave 800 Stewart Permits Issued

D-146 808 Howell St Hyatt/ 8th & Howell Under Construction

D-180 1024 Stewart St 1024 Stewart St Proposed Project

D-181 thru -183 1920 Terry Ave Building Cure Recently Completed

D-185, D-186, D-188 1007 Stewart St Amazon - Oscar Bldg (formerly Midtown21) Recently Completed

D-165, D-167, D-187 1815 Terry Ave/ 914 Howell St Residence Inn - Denny L-U Recently Completed

D-189 1800 Terry Ave Insignia Permits Requested

New & Proposed Downtown Seattle Developments
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Apartme nt Market  
The regional apartment market (King, Pierce, Snohomish, Thurston and Kitsap counties) was 

the first category to recover from the  recession. Per the market research firm of Kidder 

Mathews, intense developme nt started i n 2012 with more than 31,900 units deli vered 

between 2012 and 2016. Newly constructed space is only expected to increase vacancy 

temporarily as there is consistent dem and. Partially offsetting new construction is the loss of 

units demolished or  converted t o other uses such as condomin iums.  

 

In  their second quarter 2019 market survey, Kidder Mathews reports that the regionôs 

unemployment and apartment vacancy rates are down and that rental rates are up. 

Construction deliveries, however, are also  down. Compa ring second quarter 2018 with  second 

qu arter 2019, there were 3,620 new units available in the more recent quarter and 3,430 

units one year ago. Less units are under c onstruction; 27,312 vs 30,811 one year ago and 

the vacancy rate has fallen sl ightly, from  5.1% to 4.9%. Average asking  monthly r ent is up 

from $1,574 last year to $1,630 per month in second quarter 2019 (varying from $1,360 per 

month for a studio to $2,014  for a 3 -bedroom unit). The average sale price per unit is also 

up, from $193 ,762 in the second quarter of 2018 to $20 6,682 one year later.  

 

None of the five highest priced apartment complexes that sold in the second quarter of 2019 

is within the LID; comp rising over 2,000 units, per unit sale prices varied from $206,667 to 

$528,10 7 (on Capito l Hill). In the second quarte r of this year, the third largest complex 

completed was Avalon Belltown Towers, a 274 -unit complex at 210 Wall Street. The three 

largest p rojects currently under construction are Phase II of Omni Towers (1120 -1122 J ohn 

LID Map No(s). Location Project Name Status
D-190 (Former D-190, 191, 

192 & 193) 1004 Olive Way WSCC Office & Convention Center East Terry Condominium Permits Issued

D-195 2014 Fairview Ave 2014 Fairview Ave Apartment Under Construction

D-197-200 1901 Minor Ave 1901 MINOR AVE Permits Issued

D-204 1121 Stewart St 1121 Stewart Proposed Project

D-205 1823 Minor Ave Kinects Recently Completed

D-209 1812 Boren Ave Tilt49 Office/Apt (Amazon - Lowflyinghawk Bldg & AMLI Arc Apts) Recently Completed

D-212 thru D-218 1200 Stewart 1200 Stewart -2 Towers Permits Issued

D-222 & -223 1200 Howell St Nexus Condos Under Construction

D-246 & -247 505 Madison St 	Madison Centre Recently Completed

D-250 thru D-252 801 5th Ave F5 Tower Recently Completed

D-456 255 S King St EMBASSY SUITES - STADIUM Recently Completed

D-457 589 1st Ave S Gridiron Condos Recently Completed

E-028 & E-029 1613 2nd Ave The Emerald Permits Issued

E-047 & E-048 1516 2nd Ave 1516 2nd Ave Permits Requested

E-054 1430 2nd Ave West Edge Tower Recently Completed

E-086 & E-087 414 Union St 5th & Union Permits Requested

E-092 1520 5th Ave 5th Ave Development Permits Requested

E-116 & 117 802 Pine St 802 Pine Permits Requested

E-125 thru 127 1600 9th Ave WSCC Part A Addition Permits Issued

E-044 1600 2nd Ave The Charter Hotel & Helios Recently Completed

New & Proposed Downtown Seattle Developments (Cont.)
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Street) with 1,200 apartment units, O mni Towers  (1120 Denny Way) with 1,128 units, and 

1200 Stewart Street, with1,050 units.   

 

The following graphs show recent statistics (se cond quarter 2019) compiled by Kidder 

Mathews for the five -county area:   

 

 

 

Condominium  Market  
To gain insights into  the subject areaôs residential condominium market, a review of Northwest 

Multiple Listing Service (NWMLS) information for median prices, m arketing times and 

numbers of units sold has been conducted. The subject LID  vicinity is  within MLS designated 

area n umber 701. It should be noted that these statistics are only for properties listed through 

the NWMLS service; while most resales are condu cted through this system, newer 

condominium units and buildings under constru ction that c onduct p re - sales will often c ontract 

their sales with a specific real estate firm and the units are not necessarily entered into the 

NWMLS database.    

 

 



 

 

 

CITY OF SEATTLE - WATERFRONT SEATTLE PROJECT   

FINAL SPECIAL BENEFIT/PROPORTIONATE ASSESSMENT STUDY  

ADDENDA   

 
 

19 -0101 Waterfront Seattle LID Final Special Benefit/Proportionate Assessment Study ï © 2019  ABS Valuation  Page 112  

 
 

 

Total Median Average Days

Year Units Sold Price Change on Market

Area 701

2019 342 $655,000 -3.68% 58

2018 557 $680,000 7.42% 36

2017 551 $633,000 -1.02% 22

2016 958 $639,500 13.89% 38

2015 790 $561,500 30.58% 43

2014 521 $430,000 - - 56

Total 3,719

Area 701

2019 3 $810,000 15.07% 63

2018 60 $703,900 46.11% 102

2017 16 $1,306,250 60.89% 57

2016 405 $811,900 17.16% 127

2015 302 $693,000 46.69% 142

2014 22 $1,300,000 - - 267

Total 808

NWMLS Closed Sales 

Residential Market Statistics

All Condominiums

New Construction
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Condomi nium sale prices in the subject area were on a downward trend through 2012; 

starting in 2 013, how ever, they began to d isplay gradual upward momentum. In concert with 

recovering home prices, the average number of days required to sell a condo unit (marketin g 

period) in the downtown and Belltown neighborhoods reached a low of 22 days  (57 days fo r 

new co nstruction) in 2017. It is now evident that the frenzied buying trend of two years ago, 

with multiple and above asking price offers, is over. The table on the prior page shows that 

sale prices for a relatively small inventory of new con dominiums in  the sub ject area peaked 

in 2 017, and for all condos it peaked in 2018. As shown above in the graphic depiction of the 

same data, average annual sale prices for newly constructed condominium units have been 

erratic, due in part to this low inve ntory. For a ll condo s, a gradual upward p rice trend was in 

evidence (blue line) in the past few years and, although the 2019 year - to -date average price 

is down 3.5 ± %, the year -end  average price may continue this upward trend.  

 

An August 2019 update on the Seattle cond o market  by the website 

www.seattlecondosandlofts.com  states that (based on NWMLS data) August numbers citywide 

ou tperformed last year. Year -  over -year, Seattle experienced more sales, closin gs and listi ngs 

comp ared to August 2018 w ith one exception; essentially unchanged from the prior month 

was the citywide median condo price, which was down 10.8% year -over -year at $450,000.  

 

Also from this website is the table below, showing that although t he median co ndo sale  price 

in August 2019  was significantly higher in the Downtown and Belltown neighborhoods than 

the entire Seattle region ($676,000 vs $450,000), there are more  active listings, about the 

same number of sales, and a 2 ± % lower median sale  price.  
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Hotel Ma rket  
The tourism webs ite www.visitseattle.org  states that between 2008 and 2016, annual 

downtown hotel stays jumped  by 50 ±  percent, to nearly three million. The result has been a 

surge in the construction  of new hotels Patrick Smyton  with visitseattle.org  states that 

downtown Seattleôs total room count has increased by over 20% since the beginning of 2017, 

the largest increas e since the first tower of the Sheraton opened in 1982.  

 

In a November  2018 Seattl e Times article entitled, ñAs Seattle Area Keeps Building Hotels, 

There Soon May Be Too Much Room at the Innò, it is stated that, ñWhat makes forecasts so 

challenging is the complexity of the local hotel market. On the upside, the tech sector i s still 

expa nding, which likely signals s teady increases in business - related travel. Tourism is on a 

tear. Case in point: The Port of Seattle expects 216 cruise ships and 1.1 mill ion fre e-spending 

passengers to hit the city this year. Thatôs up around 10% from 2017, i tself a record year.ò 

 

Per th e Kidder Mathewsô 4th quarter 2017 ñHotel Market Reviewò, hotel occupancy rates in the 

Seattle area were essentially unchanged from the pr evious year, both within and outside the 

Seattle metro area. This comes after  a very stro ng year in 2016 with rates at  84% for the 

upscale t ier, which was the highest annual rate in 30 years. This 2017 publication stated that 

that year would likely mark th e peak of the current business cycle for hotel rooms in western 

Washington; t his turned o ut to be an accurate predicti on since hotel occupan cy in the Seattle 

CBD fell to 82.5% in 2018 and is forecast to be 78.0% by year -end 2019.  

 

In their second quarter 2019 report, Kidder Mathews states, ñOver the past five years, hotels 

in down town Seattle  achieved high rates of occup ancy and rapid increas es in room prices. 

This positive performance sparked the interest of hotel developers and was the catalyst for 

sever al projects. With nearly 2,500 new rooms opened in Seattle in the past 18 mon ths and 

1,60 0 rooms under construction, c onditions now appear t o be softening. Itôs safe to expect, 

based on year - to -date results, that occupancy rates in the downtown core will d ecline despite 

continued growth in demand.ò 

 

Reported in previous Kidder Math ews publicat ions, excluding bed & breakfa st inns and older 

inde pendent motels, the tri - county lodging market of King, Pierce and Snohomish counties 

now encompasses about 300 prope rties and 45,000 ±  guest rooms. At year -end 2017, 20 

hotels with about 4,550 g uest rooms w ere under construction, with at least as many rooms  

in additional projects proposed for the region. More than 4,000 rooms opened in 2018 and 

lower occupancy rates and stagnation in room prices are expected. According to John Gordon, 

Kidder Math ewsô senior vice president, the Seattle a rea hotel market tends  to operate on an 

8-  to 10 -year cycle and that the recent large increase in supply may result in the occupancy 

rate dropping below 70% ñby 2019 or soò. Although, he added,ò The demand for hotels in 

Seattle  is not going down, itôs continuing to increase. Th e market occupancy percentage is 

simply the ratio of supply and demand. So, we could have demand growing at 5 to 10 percent 

a year, but if the supply grows by 20 percent then the occupancy perc entage will go down.ò 

 

In a prior edition  of their hotel market  report, Kidder Mathews stated that 18 ± hotel properties 

opened in the Puget Sound region in 2018, five of which are  in downtown Seattle. Moxy, a 

146 - room boutique hotel at 1016 Republican Stre et, opened i n February; the Embassy Suite s 

by Hilton Seattle Do wntown Pioneer Square Hotel (advertised as featuring a close - in location 

near CenturyLink Field, T -Mobile Park, Pion eer Square, the Seattle waterfront and many other 

http://www.visitseattle.org/
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local attractions -- one of t wo towers ho uses 282 two - room suites, stu dio suites and luxury 

penthouse suites while the other tower features a 7,433 SF ballroom, an outdoor event 

terrace, indoor pool and lease d office space) opened in March; The Charter, a boutique hotel 

with 229 rooms  at 1608 2 nd  Avenue, opened in August, an d the Hyatt Regency at  800 Howell 

Street featuring 1,260 guest rooms, opened in December, representing a total of almost 2,000 

new rooms. Additionally, the former Colonnade Hotel building at 107 Pine Street, across from 

the Pik e Place Market, sold in March  2017 for $2.5 million  and was completed refurbished and 

opened in 2018 as a 96 - room boutique hotel. Purchased by the California -based hos pitality 

company Paligroup as their first acquisition outside of California, the building  was built in 

1898; it is bot h a city landmark and on the National Register of Historic Places.  

 

In an unusual turn of events, a newly completed hotel containing 189 luxury guest rooms and 

spa designed by the world -class designer Phillippe Sta rck --- occupy ing 16 floors in the new 

660 foot - tall F5 Tower at 801 5 th  Avenue --- is currently for sale. The projectôs developers are 

apparently seeking a new owner/operator for the  hotel portion of the building. According to 

the author of a 2017 newspaper a rticle about  this hotel published in Seat tleôs Daily Journal of  

Commerce , a likely buyer is the Equinox Corporation although no sale has been finalized and, 

therefore, no opening date set.  

 

The second quarter 2019 Kidder Mathews report states, ñEven with some new sup ply, 

occupancy remains strong  in the South Lake Uni on submarket. Other than Seattle North, 

where the renovation and rebranding of one hotel may have affected occupancy , peripheral 

markets reported little change from the prior year. Room prices continue to rise but at a 

slower pace.ò Their report goes on to  say that, in the first half of 2019, six hotels were 

completed in the region, two of which are in downtown Seattle.  The 142 - room boutique Sound 

Hotel (2116 4 th  Avenue) opened in February and t he 91 - room b outique State Hotel (1501 

Second Avenue) in March. Citizen M, another boutique hotel with 265 rooms located at 201 

Westlake Avenue North, opened for business in Septem ber.  

 

For the downtown Seattle properties covered by Kidder Mathewsô research, room occup ancy 

averaged 82.5% in 2018 a nd is forecast to aver age 78.0% by year end 2019, a decrease of 

5.5%. The average daily room rate was $247 in 2018 and is expected to be $ 253 by year -

end 2019, representing a 2.4% increase. Daily revenue per availab le room (Rev PAR) 

averaged $204 in 2018 an d is expected to avera ge $197 by year end 2019 (a decrease of 

3.2%).   

 

During the first half of 2019, there were only seven sales of exis t ing hotels in King, Pierce and 

Snohomish counties at prices over $2 million.  The highest  price paid was for the Embas sy 

Suites in Bellevue (almost $60 million); the remaining sales involved small and mid -size 

properties. This recent volume for large trans actions is down from 18 sales in the first half of 

2017 and 12 in the first h alf of 2018.  For further comparison, ther e were 23 significant sales 

of hotels in the Puget Sound region in 2017 at prices of more than $2 million, per Kidder 

Mathews, excluding n ational portfolios, resorts and potential tear downs. These included 

2,005 gu est rooms at  an average weighted price pe r room of $206,906, do wn 10% from the 

record average of $228,871/room in 2016. In January 2016, the 120 - room Hotel 1000 in 

downtown Seattl e sold for $83.5 million or $695,833/room, which is the highest price ever 

re corded in th is market. In 2017, three of the four sales that oc curred at prices over $50 

million were in downtown Seattle. The 222 - room Hilton Garden Inn (built in 2015, on the 
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no rthern edge of the Seattle downtown core) sold for $88 million or just under $400,000 per  

room; the Pan Pacific (built  in 2006 downtown) sol d for $79 million or $516,340/room, and 

the Kimpton Alexis (built in 1904/1982, also downtown) sold for $71.62 milli on or 

$591,942/room.  

 

Another look at the downtown Seattle hotel market is pr ovided by th e CB Richard Ellis reports 

called, ñHotel Horizonsò. Their research universe includes 82 hotel properties, 61 of which are 

classified as ñupper-pricedò and the other 21 as ñlower-pricedò. CBRE states that the Seattle 

CBD is by far the largest s ubmarket in their Puget Sound region (out  of a total of six). W ith a 

current total of 16,634 rooms, it represents 34% of the total regional number. In the August 

2019 issue of Hot el Horizons , first quarter 2018 statistics for all hotels are compared with f irst 

quarter  2019 as follows: average occ upancy rates fell from  75.5% in first quarter 2018 to 

71.2% in first quarter 2019 (a 5.8% decrease); average daily room rates fell from $1 74.97 

in first quarter 2018 to $171.27 in first quarter 2019 (a 2.1% decrease ), and reven ue per 

available room fell fr om $132.18 in first qu arter 2018 to $121.88 in first quarter 2019 (a 

7.8% decrease).   

 

The Seattle Times November 2018 article mentioned above also states that, ñWith its 1,260 

rooms, spacious conference facilities , and proxim ity to the planned expansion of the 

Washington Stat e Convention Center, the Hyatt is key to Seattleôs ambitions to play in the 

big leagues of the convention business a nd bid for massive corporate events that only a 

handful of American cities ca n currently handle.ò 
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