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Address		56xx 328th Avenue NE
Sale Price		$165,000.00
Sale Area		25.97 acres
Assessor's Parcel	152507-9005, 152507-9010, 152507-9049
Zoning		RA-10
Council District	Council District Three
Funding Source	Farmland and Open Space Acquisition—EBS Project Number 1116281
Declared Surplus	September 22, 2017
Template Status:	County template with PAO approved changes
Offer Expiration:	The Purchase and Sale Agreement (PSA) was executed on October 4, 2017. An addendum to the PSA was executed by the parties and became effective on November 9, 2017. Ordinance to be effective on or before 120 days or February 1, 2018, with the seller’s option to extend an additional 90 days for the Ordinance to become effective. The purchaser waived the due diligence contingency on October 11, 2017.

Property Information
The property consists of three separate tax parcels and currently is farmed by the prospective purchaser, Phong Robert Cha, under an . The Lease term will expire on June 14, 2018. The property is in unincorporated King County, just north of the Carnation City limits and consists of agricultural land with forested uplands. The property is not currently irrigated. The property is protected by a Transfer of Development Rights-Agricultural Conservation Easement (TDR). The Agricultural Conservation Easement restricts the property to agricultural and open space uses in perpetuity by separating the development rights from the parcels. These rights have been retained by King County. 

Context
Rationale for transaction:	In April of 2016, the County sold the Tall Chief Golf Course to Keller Family Dairy, LLC via an RFP process. One of the two other applicants was Phong Robert Cha and his daughter Kou Oh. In September of 2015, a Memorandum of Understanding (MOU) was executed between Phong Cha and the County. The MOU acknowledged the intent to 

“….Cooperate to identify land in the Snoqualmie Valley that will be appropriate for a farm operation similar to what Kou oh and Phong cha described in their proposal. Further, the County intends to assist Kou oh and Phong Cha in gaining access to the land through the County acquiring the land and subsequently leasing or selling the land to Kou Oh and Phong Cha. Any future lease or sale to Kou Oh and Phong Cha will be subject to approval of the King County Council.” 

Ordinance 18194, which authorized the sale of the Tall Chief Golf Course, further supports the MOU by earmarking the proceeds to be used for the purchase of additional agricultural properties within the Snoqualmie Valley consistent with the MOU.

The property was purchased by the County in December of 2016 for the appraised value of $780,000. The Development Rights were valued at $615,000 and were funded by the Transferring Development Rights (TDR) Bank Fund EBS Project #1033971. TDR is a zoning technique used to permanently protect farmland and other natural and cultural resources by redirecting development that would otherwise occur on these resource lands to areas planned to accommodate growth and development. The protected land was valued at $165,000 and funded by the Farmland and Open Space Acquisition EBS Project #1116281. The appraisal has an effective date of October 11, 2016. The County proposes selling the protected property for $165,000. The proceeds of the sale will be returned to the Farmland and Open Space Acquisition Fund.
Policy considerations	:	Council initially expressed support for the components of this proposal with the funding for the purchase of the Tall Chief property (Ordinance 177994 and Motion 14143) and the subsequent sale of that parcel to the Keller Dairy Farm (Ordinance 18194). As part of that legislation the net proceeds from that sale were to be used to carryout proposals contained in the MOUs and for the permanent agricultural preservation of land applied. The MOU acknowledges and summarizes the salient policy issues by highlighting the commitment to the Local Food Initiative. This sale furthers that initiative by adding acres into production, supporting local farmers, and locally grown produce. 

Political considerations:	Authorizing the sale will fulfill the direction created by Ordinance 18194 and the MOU between the County and Phong Robert Cha. The sale will further the goals of the Farmland Preservation Program and the Local Food Initiative.

Community considerationsor partnerships:		The partnership between the County and area farmers has resulted in 8.6% increase in gross farmer’s market sales since 2015, 109,915 lbs. of fresh produce donated to King County Food Banks, and a 7% increase in the use of “Fresh Bucks” at Farmer’s Markets throughout the county.[footnoteRef:2] [2:  http://kingcounty.gov/elected/executive/constantine/initiatives/local-food-initiative.aspx] 


Fiscal considerations:		The sale proceeds will be returned to the Farmland and Open Space Acquisition Fund.

Other considerations:		The TDR is being amended (Exhibit C of the Purchase and Sale Agreement) to allow the buyer an option to purchase one development right, currently exclusive to King County. The intent would be to construct a single family dwelling. The price for that development right will be determined by appraisal if/when exercised by the buyer. This option is valid for a five year period.

CIP/operational impacts:	None noted

Change in property use: 	The property use will not change and will be in accordance with the TDR easement and applicable law.

SEPA Review Required yes/no:	No

King County Strategic Plan impact:	Sale of this property furthers the King County Strategic Plan guiding principle of Financial Sustainability and goals of Economic Vitality and Healthy Environment.

Equity and Social Justice impact:	In accordance with Real Property Asset Management Plan (RAMP) Strategy 2.0 and 24.0, FMD and WLRD reviewed this legislation for Equity and Social Justice (ESJ) impacts. The Farmland Preservation Program preserves agricultural production land by protecting farmland from development. This location is north of the City of Carnation and in the Snoqualmie Valley Watershed Improvement District (SWID). The proposed use is similar to other property uses in the rural area neighborhood. This sale is expected to have a positive effect on the farmer and his family who are from a community of color.

Surplus Process
Interest from other county agencies?	No
Property suitable for affordable housing?	No
Property determined to be surplus?		Surplus to WLRD August 18, 2017								Declared Surplus by FMD September 							22, 2017

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 (briefly explain) Direct negotiation per MOU



 


Appraisal Process

Date of valuation:	October 11, 2016 
Agreement signed:	October 4, 2017 
Appraised by:		Anthony Gibbons, MAI, CRE
Appraisal factors:	The appraisal values the land minus the value of the 					development rights.
Comps analysis:	The Sales Comparison Approach of similarly restricted land parcels was used in determining the “after” value of the land. 
Estimated FMV:	$165,000
Appraisal Summary Chart
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Vicinity View Map
[image: ]

Parcel Map
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