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Address		46700 block of SE 161st Street, North Bend
Sale Price		$73,500
Sale Area		3.47 acres
Assessor's Parcel	252308-9105
Zoning		King County RA-5 (Rural Area, one dwelling unit per 5 acres)
Council District	Three
Funding Source	Revenue to Roads CIP
Declared Surplus	December 1, 2010


Property Information
This unimproved, mostly level property is located southeast of the City of North Bend.  It is a riverfront parcel of land with irregular shape.  Approximately 3.2 acres are located on the south side of the South Fork of the Snoqualmie River and 0.27 acres are located on the north side.  The property was purchased in 2002 by the Road Services Division to provide a replacement area for vegetation that was destroyed during reconstruction of the Edgewick Bridge.  Additionally, the parcel was used for necessary ROW and as a staging area for the reconstruction of the bridge.  A 31,688 square foot (.73 acres) and a 6,167 square foot (.14 acres) mitigation easement for the purpose of protecting and maintaining the replacement vegetation is reserved in the proposed purchase and sale agreement.  Development of the property is materially restricted by regulations protecting flood zones, floodways, aquatic and sensitive areas, and State shoreline.  The property is not served by public water supply or sewer.

In 2010, the property was appraised by King County as an “unbuildable” recreation parcel with a value of $45,000 and listed on the Northwest Multiple Listing Service (NWMLS).  One offer was received and a purchase and sale agreement for $45,000 was signed subject to Council approval.  The purchaser was Frank Dulcich of Pacific Aquaculture. During Council review, a question came up regarding the ability to develop the site.  The Director of Land Use Services sent an email stating it was possible that an alteration exception could be approved for some level of residential or agricultural development on the land.  Also during Council review, at Council request, King County Real Estate Services (RES) contacted the King County Department of Natural Resources and Parks (DNRP) to reconfirm it had no interest in acquiring the property.  Council did not approve the sale (Ordinance 2011-0237) and consequently the property was remarketed.

In August of 2011, the property was reappraised with the assumption that limited development was possible.  The appraisal concluded a value of $73,500.  In November of 2012, the property was re-listed on the NWMLS and the RES website for $73,500.  Dulcich submitted another offer of $49,000, which was verbally increased to $60,000.  The Facilities Management Division (FMD) determined the offer was too far below the asking price and did not accept it.  The County continued to list the property for sale using the NWMLS, the RES website, and site signage.

On May 13, 2013, the property was reappraised and a value was established at $62,500.  The listing price remained at $73,500.  In December of 2013 an offer for $73,500 was received and accepted.  A review appraisal with an effective date of May 27, 2014, supports the previous appraised value of $62,500.  On July 14, 2014, the purchaser, Daryl and Cathy Eisenhauer, submitted a counteroffer to reduce the price to $50,000 after completing their due diligence and identifying costs associated with development of the parcel, more specifically the septic system.  The purchasers had been made aware of the difficulty of obtaining septic approval prior to their submission of an offer.  In addition, the Purchase and Sale Agreement also contained a contingency regarding reuse of the existing well.  The counteroffer was not accepted by FMD and the transaction terminated on September 12, 2014. 

After the Eisenhauer transaction was terminated, the property was advertised again for sale using site signage and the RES website.  The two previous prospective purchasers, the Eisenhauers and Dulcich, submitted offers by the December 12, 2014 deadline.  The first offer was $73,500 from Dulcich Realty, LLC and the second offer was $71,000, from the Eisenhauers.  After review, the offer for $73,500 was accepted.



Sale Summary
The proposed buyer, Dulcich Realty LLC, operates a fish hatchery on the parcel to the south and is interested in acquiring this property to solidify and expand hatchery operations.  The operator is Pacific Aquaculture.

The sale price is $11,000 over the property’s appraised value.

Context
Rationale for transaction:	As the property is now surplus to the current and likely future needs of King County, the proposed sale will reduce operating costs and liabilities, relieve the County from a Road Maintenance Agreement and provide one-time sale revenue to support the Road Services Division fund.  The easement reservation included in the Purchase and Sale Agreement will protect the County’s vegetation restoration.

Policy considerations	:	Given current and future anticipated operational requirements, this land is no longer needed to support the Road Services Division or other County operations.  Accordingly, further retention of this property would result in additional operating expenses and liability, as well as precluding the opportunity cost of the potential sale revenue. 

Political considerations:	There are no known political considerations for the sale of the property.  

Community considerations
or partnerships:		There are no known community considerations for the sale of the property.

Fiscal considerations:	Revenue generated by the sale may be utilized for other County purposes.  Operating expense and related liability are shed by selling the property.  The property is converted to private ownership thus returning this asset to the tax rolls.  The appraisal and sale costs are above average due to previous sales attempts and research regarding limited development and due diligence.  Costs on the, marketing, signage, title reports and the four separate appraisals are outlined in the attached fiscal note.

Other considerations:	N/A

CIP/operational impacts:	Operating expense and related liability are shed by selling the property.

Change in property use: 	The property will be converted to private ownership.  There is no change in zoning.

SEPA Review Required yes/no:  No, the property is not subject to an authorized public use and is exempt from SEPA regulations.

King County Strategic Plan impact:  The proposed sale furthers the King County Strategic Plan goal of exercising sound financial management and building King County’s long term fiscal strength.	

Equity and Social Justice impact:	This proposed property transaction may increase rural employment opportunities within the fisheries sector.

Energy Efficiency impact:  No specific energy efficiency impact is associated with this proposal.

Surplus Process
Interest from other county agencies?	No.  No notice of interest was received in response to the surplus property notice sent to all County departments and divisions. 

Property suitable for affordable housing?	No.  The property is located outside of the urban growth area, the rural area zoning (RA-5) limits housing to one dwelling unit per 5 acres, the property is surrounded by other properties with the same zoning, and the parcel is not served by a public water supply or sewer.

Property determined to be surplus?		Yes.  The property was declared surplus to the needs of King County.  No notice of interest was received in response to the surplus property notice sent to all County departments and divisions.  



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

	[bookmark: Check2]|_|
	Commercial Broker

	[bookmark: Check3]|X|
	County Website (number of website views:  584)

	[bookmark: Check4]|_|
	Social Media

	[bookmark: Check5]|X|
	Onsite Signage

	|_|
	Not Marketed (briefly explain)



Appraisal Process
Summary The appraisal is of fee simple interest using the direct comparison approach which was considered most appropriate for this vacant land.  It assumes King County will reserve a 34,378 and a 6,167 square foot conservation easement on the property upon its sale to protect restoration and mitigation work done in conjunction with the Edgewick bridge project.  
Date of valuation:	May 13, 2013
Appraised by:		John M. Ely, State Certified General Appraiser
Appraisal factors:	The property is a legal lot, potentially buildable as a single family dwelling, an accessory structure serving a hatchery, or recreational use.  Setback requirements from the river and other surface water significantly restrict the potential building area. 
Comps analysis:	Recent sales of river-front and creek-front properties with minimal improvements were identified, analyzed and adjusted for factors affecting price including amenity value and development potential or status. 
Estimated FMV:	$62,500.
Appraisal Summary Chart



An appraisal review was performed on May 27, 2014 supporting the previous valuation of $62,500.




Vicinity View Map

Parcel Map
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Sale No.

1

2

3

4

5

Price

$125,000

$11,000

$125,000

$125,900

$35,000

Conditions of Sale

$0

$0

$0

$0

$3,500

Location

-$10,000

$0

-$20,000

$0

$10,000

Size/Site Quality

$5,000

$20,000

$5,000

-$10,000

$10,000

Critical Area Desig.

-$10,000

$0

-$10,000

-$10,000

-$10,000

Well/Water Supply

-$5,000

$5,000

-$5,000

-$5,000

$5,000

Septic In/Approved

-$12,500

$0

-$10,000

-$12,500

$0

Improvements

-$25,000

$0

$0

-$30,000

-$5,000

Net Adjustment

-$57,500

$25,000

-$40,000

-$67,500

$13,500

Indicated Price

$67,500

$36,000

$85,000

$58,400

$48,500

Comparable Sale Price Summary and Adjustments
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