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1. Is the transaction consistent with prior Council direction?
Yes. Ordinance 17794, which authorized the sale of bonds to complete the purchase of Tall Chief, included the following description of the Tall Chief project: ““Tall Chief Acquisition Project” means the project to acquire the Tall Chief Golf Course totaling approximately 191 acres located in Carnation, Washington, for ecological protection as well as agricultural production.”  (Emphasis added.)

2. What are the goals of the transaction?
The goals of the transaction are to return the Tall Chief property to an agricultural use, in a manner that protects the environment and limits development.

3. How does the transaction accomplish those goals?
The transaction would sell the underlying fee to the Keller Dairy, a farm family with a 100- year history of farming in King County.  King County will retain a permanent conservation easement limiting residential development and non-agricultural uses on the property.  The Kellers may have up to a total of three 2,995 square-foot homes on the 191-acre property. (One residence currently exists; if that residence is retained, only two more could be built.) 

Farming must occur in compliance with an approved farm management plan, including a nutrient management component.

4. How is the public’s investment protected – now and over time?
King County purchased the Tall Chief property to prevent the development of an 18-home subdivision and related roads infrastructure. This transaction removes 15 development rights in perpetuity. The Kellers may acquire up to three. Even under this maximum scenario:

King County will receive more than 21% of the original purchase price back, in exchange for allowing just 16% of the original development potential.  

In addition, The County has the opportunity to sell the removed development rights through the TDR bank program for additional revenue.

Under the Conservation Easement, subsequent owners of the home(s) must also own all or a portion of the protected property. The home(s) cannot be separately sold or leased to the general public.



5. How much residential development would be allowed by this agreement?

On the entirety of the 191-acre site, the agreement limits residential development to a maximum of three dwelling units that cannot exceed 2,995 square feet each. (This compares to the 18 dwelling units allowed under current zoning.)

6. With respect to residential development rights retained by the farmers, is this transaction consistent with other County farmland preservation transactions?

Yes. Currently, owners of 25 farms in the County’s Farmland Preservation Program have retained three or more residential development rights. This is approximately 10 percent of the 250 agricultural conservation easements in the program. The King County Agriculture program has not experienced complaints about using the full number of retained development rights, because density is still low. Farms need houses, and as these farms are passed on to other generations or sold to other farmers -- sometimes as smaller farms -- the additional house sites are necessary. 

However, a large, elaborate house can make property too expensive to sell to a farmer in the future. To address this issue, in 2009 the Council adopted Ordinance 16676. The ordinance authorized the King County Agricultural Conservation Easement which contains an optional provision to limit the size of reserved dwelling units. Consistent with this authorization, since 2009, the County has typically limited the size of reserved dwelling units. The house size limitation is included in the Tall Chief Conservation Easement.

7. Does the agreement specify where homes would be located? 

The Conservation Easement allows the owners to select the location of the homes, except that they cannot be in the floodplain areas.

8. How does the transaction ensure that the County’s environmental goals and values are protected?

The Conservation Easement  provides  that:

· Farming must occur under an approved Farm Management Plan that includes a nutrient management component.
· Development and non-agricultural uses are limited.
· The agreement also establishes a 2.5 acre Potential Restoration Area adjacent to one of the wetlands on the property. 



9. Specifically, how will water quality be protected? 
The Conservation Easement requires that farming in the Agricultural Area be in accordance with an approved Farm Management Plan, including a nutrient management component.  The Farm Plan must meet the standards of the National Resources Conservation Service of the US Department of Agriculture.  

10. How will the 80 acres of forestland be managed?

The Conservation Easement requires that the forestland area be managed under an approved Forest Management Plan.

11. What alternatives to the proposed transaction were considered?
The County received three proposals in response to the RFP.  In addition to the Keller Dairy Farm proposal, Seattle Tilth proposed a no-cost lease of the property to develop a farm incubator program.  Kou Oh and Fong Cha proposed to purchase the about half of the property and farm 15 acres at a time.

12. What are the advantages and disadvantages of a sale compared to a lease?
The County can use the proceeds of a sale to protect additional farmland in the near term. The County has entered into Memorandums of Understanding with the other proposers to help carry out their proposals.  In addition, many farmers prefer to own their own land.
 
With a lease, the County would retain fee ownership and presumably any corresponding liability. Lease payments would not be sufficient in the near term to protect additional agricultural lands. 

13. Were stakeholders involved in the process?
The RFP process included a public meeting on the property to scope the RFP, a widely distributed draft RFP, a public meeting on the site to gather comments on the draft RFP, and incorporating comments into a final RFP.  The RFP review panel included 3 non-King County representatives, one each from the King County Agriculture Commission, the King Conservation District and the Northwest Agriculture Business Center.


14. Is there community support?

The County has received support letters from:
· American Farmland Trust
· The King Conservation District
· The Northwest Agriculture Business Center
· Seattle Tilth 
· WSU Snohomish County Extension

15. What would happen if the transaction were not approved?
The County would likely need to issue a new RFP and go through a subsequent selection process. During this time, the County would be responsible for maintenance. 

16. How will the proceeds from the sale of Tall Chief be used?
The proceeds will be used to secure additional farmland in the Snoqualmie Valley. To this end, King County has signed MOUs with both of the other proposers.  

17. Should the County have limited the RFP only to certified organic farmers?

There was substantial community input in developing the RFP criteria. This restriction would have significantly limited the number of potential respondents, making it far less likely that the land could be returned to farming.  According to WSU, based on the farm membership of Sno-Valley Tilth, organic certified production is practiced by less than five percent of the membership. To ensure environmental protection, the Conservation Easement does require that farming be conducted in accordance with an approved farm plan. 

