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Property Owner:		King County	
Interest to be condemned: 	Remaining commercial tenancy under a 5 year lease ending August 2021
Owner of Lease Interest:	Hafid Tahraoui, dba, Amana Global Company
Appraised Lease Value:	$220,000.00
Assessor’s Parcel No.:	102204-9021


The Lower Russell Levee Setback Project Description
The Lower Russell Levee Setback project (“the Project”) is part of a larger overall flood management strategy for the lower Green River. The Project is located in the City of Kent along the right (east) bank of the Green River between South 212th Street and Veterans Drive/South 228th Street. The King County Water and Land Resources Division of the King County Department of Natural Resources (“WLRD”) is managing the Project as agent for the King County Flood Control District (the “District”) pursuant to an Interlocal Agreement executed by King County and the District on December 7, 2015. The current cost of the Project is $52 million; the Project is funded largely with District funds.  
The Project is a 1.4-mile-long levee improvement project which will replace an old levee and revetment that do not meet current engineering design standards. The new levee will be set back from the Green River where feasible in order to better protect residential and commercial development behind the levee, while also improving riparian and aquatic habitat along the Green River. The Project will integrate existing road, trail and park amenities and enhance existing recreational opportunities. The Project is an early action project of the Interim Green River System Wide Improvement Framework (SWIF). In setting the levee back from the river, the Project supports the goals of the SWIF by providing greater flood storage and conveyance capacity, increasing shallow, slow water habitat for ESA-listed species, enhancing recreational opportunities, and reducing long-term maintenance costs. 
The County has successfully acquired the properties necessary for construction of the Project. The County has successfully relocated 12 commercial tenants and 3 residential tenants from the properties the County acquired within the Project area. 
Project goals
· Improve flood protection by replacing and upgrading 1.4 miles of existing levee and revetment with a new flood containment system that meets current engineering design standards and is built to a 0.2 percent annual chance (a.k.a., a 500-year) flood event.
· Restore aquatic and riparian habitat for fish and wildlife, including species listed under the Endangered Species Act. The project is identified as a priority project in the 2005 WRIA 9 Salmon Habitat Plan.
· Complement existing parks, trails, and open space, thereby creating a unified landscape that offers opportunities for active and passive recreation while at the same time restoring habitat and providing flood protection.
· Reduce long-term maintenance costs.
Property Information
The County purchased the property located at 22230 Russell Road, Kent on September 1, 2016 (the “Property”); the Property is a 3.59 acre parcel improved with a 40,860 sq. ft. of rentable warehouse space. Amana Global occupies 10,400 sf of partitioned interior space in the warehouse on the Property as well as approximately 34,000 sq. ft. of outdoor yard storage area. Amana Global purchases surplus and used commercial and industrial equipment and sells the equipment to wholesale purchasers. Allowing Amana Global to remain on the Property for the remainder of its lease period will result in substantial increased construction costs for the Project; WLRD and the District do not consider this to be a reasonable option. 


Property Owner Communication
· Since the beginning of 2017, WLRD has been engaged in communications with Amana Global’s owner, Hafid Tahraoui, regarding settlement for the value of Amana Global’s leasehold estate. In a January 2017 meeting, Mr. Tahraoui stated that he was seeking compensation for the lease value using a rate of $16,000 per month multiplied by the remaining term of the lease. He had also proposed this approach to the relocation agent two weeks earlier, and the County asked the agent to perform a market rent study to indicate whether the amount proposed by Mr. Tahraoui was reasonable for similar replacement property. Mr. Tahraoui did not provide specific information for a replacement site such as a copy of the proposed lease. Mr. Tahraoui asked that the County pay him for the increased rental cost so that he would have finances available that would enable him to sign a new lease and vacate the Property. WLRD disagreed that $16,000 a month represented a fair market value monthly rental rate for comparable warehouse space.
· In an attempt to expedite the settlement process, WLRD offered current market listings for leases of similar commercial space and encouraged Mr. Tahraoui to work with a commercial broker. WLRD hoped Mr. Tahraoui would find a new location and enter into a commitment to lease. That process would allow WLRD to compare the rental rate at the replacement property and determine a fair amount to pay in settlement of the remaining lease. 
· Mr. Tahraoui cooperated with the approach proposed by WLRD; however he was not able to choose a replacement site. 
· In July 2017, Mr. Tahraoui declared that he was suspending any further efforts to move his business or cooperate with the County’s relocation efforts until the County agreed to pay him a settlement for the full value of his leasehold estate.  
· WLRD representatives met with Mr. Tahraoui on August 16, 2017, wherein Mr. Tahraoui alleged that his business had been damaged by the County’s action and he should be entitled to payment for such damages in addition to the value of his leasehold. WLRD suggested that he state in writing what amount he felt was appropriate compensation for the remaining lease term and provide documentation to justify this amount. 
· Mr. Tahraoui responded to WLRD’S request in October, 2017, by presenting a document entitled Demand Letter for Payment of Leasehold Value and Lost Business Income; Mr. Tahraoui requested compensation in the amount of $2,000,000.00 for the value of the Amana leasehold together with alleged lost income and other alleged miscellaneous damages. 
· This request was not acceptable to WLRD. WLRD, in an effort to advance the settlement process, obtained a formal appraisal upon which to base an offer for the remaining lease value.
· Based on the results of the appraisal, WLRD presented a $220,000.00 Fair Market Value (FMV) offer to Mr. Tahraoui on February 21, 2018; Mr. Tahraoui rejected the offer. 
· The negotiations were raised to the level of the Assistant Director of WLRD, who had several meetings with Mr. Tahraoui in March 2018 in an attempt to negotiate terms that would be acceptable to Mr. Tahraoui. A settlement proposal was provided to Mr. Tahraoui, but he has not yet responded to the proposal.

Appraisal Methodology 
[bookmark: _GoBack]Murray Brackett, MAI, of Valbridge Property Advisors was hired in November 2017 to carry out the appraisal of the remaining leasehold term of Amana Global. Mr. Brackett determined the Fair Market Value of the remaining leasehold to be $220,000.00, with a prospective date of valuation set at January 1, 2019. The prospective date of valuation was based on an estimated date that Amana Global would vacate the premises. Mr. Brackett’s Appraisal Considerations were to define a lease estate value based upon the differential between the current rent rate and the predicted rent rate for a similar substitute property in the current local market, projected over the remaining term of the lease. Mr. Brackett’s valuation of the leasehold was determined by the income approach, based on a comparison of rental rates for other industrial buildings relative to the subject’s actual rent.
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