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Address		22801 SE 272nd St., Maple Valley, WA
Sale Price		$9,000,000
Sale Area		Approximately 35 acres
Assessor's Parcel	Portion of 342206-9006
Zoning		Master Planned Community
Council District	Nine
Funding Source	Road Fund
Declared Surplus	Surplus declaration


Property Information
The Summit Pit site was purchased by King County in 1953 and has been used since that time as a major operating headquarters for the King County Road Services Division (RSD), servicing southeastern King County.  The property is currently being used as a regional roads maintenance facility, including an office, a shop and yard, as well as for waste separation, street waste treatment and disposal, refuse processing, and as a source of timber, sand and gravel.  A portion of the site is leased to Elk Run Golf Course, which is located on the property in an area designated as a buffer to the mining operations. The County Council has approved a lease termination agreement with the Elk Run Golf Course. Under the provision of this agreement, the golf course has been given notice to cease operations and vacate the site.
Context
The County has attempted to sell the Summit Pit property several times over the past 7 years.  This current transaction would sell approximately 35 acres of the 156 acre site to the Tahoma School District (TSD) for a new high school development.

The site has been annexed into the city of Maple Valley.  Amendments to Maple Valley’s comprehensive plan, which must be completed by June 2015, will address land use designations for the property. Maple Valley supports the construction of a new high school on the property and is willing to adopt land use regulations that would support construction of the high school on the portion of the property being sold under this transaction.

Rationale for transaction:   Due to significant service and staffing reductions, Roads has decided to consolidate its operations at Black Diamond by October 2014.  As such, the portion of the property to be sold to the Tahoma School District is surplus to King County’s current and future needs. Sale of the property will reduce operating costs and liabilities and provide one-time revenue that can be used to reduce help retire previously incurred Road facilities capital program debt..

Policy considerations:   Construction of a new Tahoma School District (TSD) high school at the Summit Pit site is consistent with King County Land Use Policy and the recommendations of the School Siting Task Force, which encouraged school construction in urban areas.  To facilitate school district development of the site, the State legislature appropriated $4 million toward the TSD site acquisition.

Given current and future anticipated operations, this facility is no longer needed to support the Road Services Division or other King County operations and holding on to the facility results in additional liability as well as opportunity costs.  

Political considerations:   There is broad support among Maple Valley elected officials for the location of a new high school on the site. King County and TSD lobbied successfully for the $4 million being contributed to the purchase price by the State of Washington. Using the site for the school is consistent with the recommendations of the School Siting Task Force.

Community considerations:	No opposition has been identified.  There is strong support in the community for the new high school.

Fiscal considerations:   The sale of the 35 acres to the Tahoma School District will provide King County with $9.15 million in revenue, consisting of $9 million in sale proceeds and an additional $150,000 to be used to support movement of RSD operations to the Black Diamond site.  The sale proceeds will be used to support property sale transaction costs and RSD move costs as well as to retire prior debt associated with prior site development and other facility capital improvement costs (totaling approximately $8.5 million). A net present value analysis was not considered practical because RSD has determined that the Summit Pit site is surplus to their needs, a consolidation of the operations at Black Diamond will better support field operations, and future property use is dependent upon zoning to be determined by the City of Maple Valley. Move costs include purchase and installation of a new trailer at the Black Diamond Headquarters, installation of an enclosed three sided metal materials storage building, and miscellaneous moving costs.  

Other considerations:   In order to complete construction in time for the 2017 school year, TSD requires closing on the transaction no later than December 31, 2014, following a due diligence period that could take up to 60 days.  	


CIP/operational impacts:   The sale of a portion of the Summit Pit property will not have a significant impact on the RSD CIP or future operations.  The Roads maintenance staff currently working at the Summit Pit facility will be moved and consolidated with the Black Diamond facility.  

Change in property use:   Currently, the property portion of the property to be sold to TSD is used for a golf course and as access to the Summit Pit.  It is basically undeveloped.  It will be developed by TSD for a new high school and related infrastructure.

SEPA Review Required:   A SEPA evaluation was conducted for past sale/development efforts and a Determination of Non-Significance was issued.  In the context of this transaction, a review of the prior SEPA evaluation and Determination of Non-Significance was conducted; it was determined that no adjustments or updates were necessary for this sale. A separate SEPA process will be conducted by TSD for the high school development.

King County Strategic Plan impact:   Sale of this property furthers the goals of the King County Strategic Plan by exercising good financial stewardship and planning for the long-term sustainability of King County services. It also supports implementation of the Comprehensive Plan by siting schools in the urban area. This sale also supports the 2014 update of the Strategic Plan for Road Services; specifically the goals of: Maintain and preserve the existing roadway facilities network, and Exercise responsible financial stewardship.

Equity and Social Justice impact:   This transaction will enable the Tahoma School District to construct a high school within the urban area of the City of Maple Valley. This will improve the access to education by reducing class size and siting the school in a more accessible location.  

Energy Efficiency impact:  T he new school will be built to modern energy standards. 

Surplus Process
Interest from other county agencies?	No
Property suitable for affordable housing?	No. Maple Valley intends to zone this parcel “Public” to accommodate TSD.  If adopted, the property would not be suitable for affordable housing.  The Summit Pit property was offered for development in two prior RFP procurements, both of which included mandatory affordable housing components.  Neither was successful in producing an acceptable purchaser.  
Property determined to be surplus?		Yes
Marketing and Sale
Indicate whether the property was marketed or not, and if so, how it was marketed:
	[bookmark: Check1]|_|
	MLS

	[bookmark: Check2]|_|
	Commercial Broker

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

	[bookmark: Check4]|_|
	Social Media

	[bookmark: Check5]|_|
	Onsite Signage

	X
	Not Marketed - Direct negotiation with TSD




Appraisal Process 
 King County and Maple Valley each obtained appraisals in early 2013.
Date of valuation: 	King County: 12/31/2012; TSD: 12/18/2012
Appraised by:		King County: Michael Murray; TSD: Appraisal Group of the 				Northwest LLP 
Appraisal factors:	King County appraisal based on zoning at the time and a conceptual plan applying such zoning to the property.  TSD appraisal using a single-family residential use of 5 units per acre, which was described by the TSD appraiser as highest and best use of the property.
Comps analysis:	See below.
Estimated FMV:	King county: $13.1 million; TSD: $3 million

King County Appraisal: 
Below is an appraisal summary, taken directly from the appraiser’s Executive Summary.  As a point of clarification, at the time the appraisal was done, two different school siting options on approximately 36 acres of the site were considered.  The appraisal methodology for each of these options was a “before and after” value analysis. The current transaction is for the northeast option. TSD determined that the southwest option was not feasible.
 
Property Appraised: King County Summit Pit Property is being appraised before and after two school siting options: a 36-acre school site in the NE corner of the property and a 36-acre school site in the SW corner of the property. (Note: This quote from the appraisal might be confusing without full context.  Please refer to clarification above.) 

Location: The subject property is located west of Maple Valley Black Diamond Road SE with SE 272nd Street to the north, 228th Avenue SE to the west, and SE 280th Street to the south in Maple Valley, Washington. 

Building Improvements: As redevelopment is the highest and best use of the subject property, the existing improvements do not contribute value, and therefore are not being appraised. 
Site Size: 156.5 acres 
Utilities: All necessary utilities for development are available to the site. 
Zoning: When annexed, the site will be governed by the City of Maple Valley’s MPC zoning.
 
Highest and Best Use: The highest and best use of the subject property is redevelopment of the property when the market permits under the City of Maple Valley’s MPC zoning. 

Market Value Conclusions: 
• Entire 156.5-acre property $ 42,900,000 
• 36-acre NE school site $ 13,100,000 (subject “after” value of $29,800,000) 
• 36-acre SW school site $ 8,900,000 (subject “after” value of $34,000,000)
Hypothetical Conditions: None 

Extraordinary Assumptions:
 (1) The existing Elk Run Golf course lease does not terminate until April 13, 2029. Rather than appraise the property without the lease (hypothetical condition), the appraisal is based on the assumption that King County will renegotiate the lease to a short-term lease that will terminate when redevelopment requires termination of the lease. (2) The site is appraised “as clean” without unknown environmental conditions negatively impacting development. 
(3) The appraisal assumes the Otak conceptual plan has the effect of a land use entitlement. 
Easements/Encumbrances: This appraisal considers the effect of a 375 ft wide Bonneville Power Administration (BPA) power line easement and two small wetlands. 

Date of Valuation: December 31, 2012 
Appraiser: Michael E. Murray, MAI, CCIM

TSD’s Appraisal:
Below is the executive summary from the TSD appraisal.

Appraiser: Appraisal Group of the Northwest LLP, by Glenn L. Price,
Appraiser and James B. Price, MAI, SR/WA

Date of Inspection/Value: December 18, 2012

Property Description: Identified 35-acre tract (1,524,600 square feet), that was previously part of a 156.5 acre parcel located at 22801 SE 272nd Street in Maple Valley, King County, Washington

Zoning: Urban Reserve – Special District Overlay
(see also Additional Considerations)

Highest & Best Use: The “highest and best use of the site as vacant” is for residential development.

Additional Considerations:

Impact of existing power line easements; assumed realignment of road access to remaining portion of 156.6 acre parcel; assumed termination of golf course lease; applicability of 2008 King County/City of Maple Valley Memorandum of Agreement and 2010 King County/City of Maple Valley Interlocal Agreement (including Summit Place Joint Plan); assumed future incorporation into City of Maple Valley and rezone to residential use following incorporation.
Market Value per Appraisal: $3,049,000
Purchase Price: 	The $9 million offer represents a fair price in light of the political and land use policy uncertainty and risk associated with this property. There are additional policy considerations such as furthering the King County policy of locating new educational facilities within the Urban Growth Boundary and acknowledging the significant impact of Washington State funding commitment to the purchase. 

Vicinity View Map
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Parcel Map
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