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Address		100 Auburn Avenue NE, Auburn WA  98002
Sale Price		$350,000
Sale Area		17,587 square feet (land area)
Assessor's Parcel	048300-0090
Zoning		Downtown Urban Center
Council District	Seven, Pete von Reichbauer
Funding Source	General Fund/Health Department Fund
Declared Surplus	April 13, 2009

Property Information
The building was constructed as a small, single purpose United States Post Office in 1937 and used as the Auburn Post Office until 1963.  It was constructed as a one-story building with a full basement.  The property was quitclaimed to King County in 1963 by the U.S. Department of Health, Education and Welfare for use as a public health facility for 20 years.  King County Public Health converted the interior of the building and occupied it for approximately 40 years.  The building has been vacant since October 2008 when Public Health moved to a larger site to continue to serve the greater Auburn community.  The first floor of the building is approximately 4,482 square feet; the basement is approximately 4,262 square feet; and there are 22 on-site parking spaces.  There is one city block between this property and Auburn City Hall.  The property is one block north of Main Street, Auburn’s historic business and commercial center.   

Context
The City of Auburn and King County were in discussions for several years regarding potential purchase of the property, however, the City was unable to secure funding until 2015.  In September 2015, the City submitted a Letter of Intent to Purchase.  Under a grant contract beginning November 1, 2015, 4Culture--the Cultural Development Authority of King County--has agreed to reimburse the City of Auburn for up to $200,000 in expenses associated with the creation of the Auburn Arts Center at this location.  The Phase I scope of work includes acquisition of the property, including architectural and engineering expenses incurred as part of the renovation plans.  The grant contract requires the City to provide public arts experiences for a period of no less than ten years and, during that time, the public to have regular access to the Center facility and/or programs.  The City is also required to widely publicize its public benefit performances, events and programs throughout King County and to track the number of public benefit events and audiences served by such programs.  Funding for the grant was passed by King County Council Ordinance 18180 in 2015 (the Building for Culture Program bond ordinance.)  The building has Landmark designation status which is discussed below under “Other considerations”.    

Rationale for transaction:	The property is surplus to King County current, and likely future, needs and sale of the property will not only reduce operating costs and liabilities, but will also provide one time revenues to support the provision of Public Health services.

Policy considerations	:	Given current and future anticipated operations, this facility is no longer needed to support Public Health or other King County operations and holding on to the facility results in additional liability as well as lost opportunity costs.  In 2008, Public Health services were moved to a better-sized leased property located approximately eight blocks north of this facility at 901 Auburn Way North. That lease was renewed by the King County Council in 2015 (Ordinance 18060).  

The City’s planned Auburn Arts Center is included in the 4Culture and King County Building for Culture Program--a partnership to provide capital grant funding to arts, cultural, heritage and preservation nonprofit organizations, local public agencies and owners of designated historic structures within King County.  Funding for the Program was passed by the County Council (Ordinance 18180) in 2015.

Political considerations:	This property is the subject of interest for the elected officials of the City of Auburn.  The proposed purchase and sale agreement is authorized by City of Auburn Resolution No. 5200 effective January 25, 2016.  The property had been of interest to the City for quite some time because of its downtown urban center location and proximity to Auburn City Hall (one block away).  The property is one block north of Main Street, Auburn’s historic business and commercial center.  The City has been actively promoting revitalization of the downtown urban center district.  

Community considerations or partnerships:	The building will be developed by the City as the Auburn Arts Center and the City is considering the inclusion of complimentary uses.  The purpose of the 4Culture funding grant is to allow the City to better serve its mission and provide the citizens of King County with significant public benefit.  According to the grant, the Center will expand arts opportunities and access, support local arts organizations through partnerships, support downtown vitality, and help to develop Auburn as an arts destination in the South Puget Sound. 

Fiscal considerations:	The sale of this property will provide a one-time revenue of $350,000 to the Department of Public Health Fund.  It will also provide an annual operating savings of approximately $9,170 (Electricity, Gas, Security Monitoring and Conservation and Noxious Weed charges fees).

Other considerations: 	The property is in the Downtown Urban Center (DUC) zoning district of the City of Auburn.  This district was created to encourage a concentration and mix of commercial, office, medical, retail, residential, and civic uses in the downtown core.  The property is subject to any conditions or restrictions which are now or may be placed on the premises by the City of Auburn Landmarks Commission and/or the King County Landmarks and Heritage Commission, or their successors agencies, pursuant to city and county codes governing historic preservation and landmarks; including, but not limited to conditions and restrictions contained in instrument recorded under recording no. 20000511001734 (“Auburn Landmarks Commission Finding of Fact and Decision Auburn Post Office”) designating the Auburn Post Office as a City Landmark on May 11, 2000.  No significant features, including all exterior portions of the building and all of the land area within the boundaries of the site, may be altered without first obtaining a Certificate of Appropriateness from the Auburn Landmarks Commission pursuant to the provisions of King County Code 20.62.080, as adopted by reference in Auburn City Code 15.76.  The property is on the Washington State Register and the National Register of Historic Places (listed April 21, 2000).  During the property marketing period, the County’s real estate broker received several housing development inquiries but no housing development offers; the Landmark status of the building was discussed as an issue.

CIP/operational impacts:	Staff, materials and equipment stationed at this location were moved to 901 Auburn Avenue North in 2008.  No additional funding is needed to relocate items from this site.  

Change in property use: 	The City of Auburn intends to use the building for an art center and is considering adding complimentary uses.  

SEPA Review Required yes/no:	No.  The property is not currently subject to an authorized public use.  It has been closed to the public and vacant since 2008. 

King County Strategic Plan impact:	This transaction supports the 2015 King County Strategic Plan Guiding Principles of Financial Sustainability and Regional Collaboration.

Equity and Social Justice impact:	The sale helps the City build strong and vibrant neighborhoods by providing access to the Auburn Arts Center and furthers economic development in the City of Auburn’s downtown urban core.  The building is located in the City’s urban center and has good pedestrian and transit access.  Transit service is both local and regional.  
Energy Efficiency impact:  Sale of this property will make a small reduction in the County’s energy usage as lighting and heating of the facility will become the new owner’s responsibility.

Surplus Process
Interest from other county agencies?	No.  
Property suitable for affordable housing?	No.  The property was reviewed for affordable housing suitability as required by King County Code 4.56.070.C.1, in 2009, 2014 and 2016.  Suitable for affordable housing means the parcel is located within the Urban Growth Area, zoned residential and the housing development is compatible with the neighborhood.  The property was found to be located within the Urban Growth Area, zoned Downtown Urban Center which allows residential uses (City of Auburn), but not compatible with the neighborhood given the Downtown Urban Center zone description and the City’s stated development plans for the building; the Landmark status of the building and land; the age, condition and relatively small size of the existing structure; and the relatively small amount of undeveloped land within the property.  It was determined that the property was unlikely to be desirable for affordable housing, and was referred to the Department of Community and Health Services (DCHS) for review.  DCHS discussed the property internally and responded to Real Estate Services, in writing, that it was not interested in the property.  
Property determined to be surplus?		Yes.


Marketing and Sale
Indicate whether the property was marketed or not, and if so, how it was marketed:
	x
	MLS; Costar; Loopnet; Officespace.com, broker website and mailings  

	x
	Commercial Broker  

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

	[bookmark: Check4]|_|
	Social Media

	x
	Onsite Signage

	|_|
	Not Marketed (briefly explain)




Appraisal Process
Summary   Valuation:  The property was valued by King County at $950,000 on March 9, 2009; $620,000 on July 12, 2010; $576,000 on November 28, 2011; $500,000 on April 18, 2013; $380,000-$440,000 on September 10, 2013; and $350,000 on October 5, 2015.  In September 2013, a commercial construction company, interested in the property, submitted estimated costs to rehabilitate the building for modern office space and to cure deferred maintenance as evidence that a fair price for the building was lower than the then current $500,000 list price.  The reasonableness of the estimated costs was confirmed by the Facilities Management Division and used in the development of adjustments to the market data used for the County’s October 5, 2015 valuation.  In summary, the building is not readily adaptable to multi-tenant occupancy, building maintenance has been deferred, and the basement has diminished utility due to lack of natural light and awkward access.  The building has historical landmark status but that is neither an enhancement nor detriment to the highest and best use and value of the property.  The 2009 appraisal was just as the financial crisis was being realized, before the depth of the drop in prices was known.  The next three appraisals sought to find the market, which is taking years to recover.  This is a property with very low apparent demand and a host of physical and functional deficiencies and downtown Auburn is not a thriving market.  Although some new projects involving larger blocks of land appear to be in the planning phase, these are specialized deals with city involvement and have not provided clear indications of market land values.  
Listings:  The property was originally listed for sale by the County’s broker on December 13, 2011 for $600,000.  On April 30, 2013, the asking price was dropped to $500,000.  
Offers:  The County received two offers in 2012, both for $600,000; neither offer progressed to a signed purchase and sale agreement.  The County received one offer in 2013 for $300,000; the County rejected that offer as being too low.  On March 26, 2014, an offer was received for $390,000 from one of the 2012 offerors; the offer was subsequently increased to $410,000, but did not proceed to a signed purchase and sale agreement.  Discussions were underway throughout 2014 with the City of Auburn, however, City financing issues prevented a formal offer until 2015.  
Date of valuation:	October 5, 2015
Appraised by:		John M. Ely
Appraisal factors:	The direct comparison approach using price per square foot was used.  The unit prices of comparable recent sale properties were adjusted to account for the inferior condition of the building.  The basement area was allocated 30% of the per square foot value of the main level due to functional deficiencies.
Comps analysis:	Four properties from the central Auburn market area were identified as having similar land area, building size and use potential as the subject.  These all sold within 18 months prior to the date of value.  The sales were analyzed on a price per square foot basis, and adjustments were made to the prices to account for the need for significant rehabilitation, and the low functionality basement area of the subject.
Estimated FMV:	$350,000
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Summary Appraisal Report
Auburn Public Health Building

Parcel Location — 100 Auburn Ave. NE, Auburn, WA
Owner — King County
Appraiser — John M. Ely
Date of Value — October 5, 2015|

Assessor’s Parcel Number 048300-0090
Land Area 17,587 SF
Zonil Downtown Urban Center

g
Building Area, Usable

4,196 SF Main, 3,986 SF Basement

Construction

One Story over Basement

Parking 21 surface stalls

Quality Average

Year Built / Renovated 1937 / 1988; Seismic Retrofit, 2003
Condition Fair

Use Former Medical Clinic, Unoccupied
Effe Age 30 years

Remaining Economic Life 20 years with renovations
Ownership Interest Appraised Fee Simple

Market Value Conclusion $350,000

Date of Report

October 14, 2015
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