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9425 195th Ave NE 



Address		9413 and 9425 195th Ave NE, Unincorporated King County
Sale Price		$430,000
Sale Area		Redmond Area of Unincorporated King County
Assessor's Parcel	0625069117 and 062506-9118
Zoning		King County RA-5 (Rural Area, one dwelling unit per 5 acres)
Council District	Three
Funding Source	Revenue to Roads CIP
Declared Surplus	August 20, 2015


Property Information
The property consists of two tax parcels, both improved with single family homes.  The Roads Services Division acquired the properties in 2008 for the Novelty Hill Road Project to acquire Right of Way (R/W) and provide temporary project field offices.  

Currently, the properties are vacant.  There is a roof leak in the garage of 9425, and deferred maintenance in both homes. 

The required R/W has reduced the size of the parcels, especially the area in front of the homes that was previously used as parking, ingress and egress.  9413 195th Ave NE was reduced from 12,615 sf to 11,572 sf and 9425 195th Ave NE was reduced from 9,750 sf to 8,050 sf. Please see attached Exhibit A. 




Sale Summary
On April 5, 2015, a Request For Proposal (RFP) for residential brokerage services was sent to King County approved vendors.  One vendor, Roland Resources, Inc, responded positively.  Upon review, the proposal was accepted. Due to the altered lot areas, a survey was performed to determine the exact location of the property lines.  The Appraisal Group of the Northwest, LLP performed the appraisal and established a value of $478,000 on July 29, 2015.

Despite concerns that the appraised value did not fully account for the R/W take, and condition of the properties, it was decided to market the homes for the recommended period of 30 days and make any necessary price adjustments after the marketing period ended.  The properties were listed with the North West Multiple Listing Service (NWMLS) and Commercial Brokers Association (CBA) on August 19, 2015 for $478,000. The properties were also advertised on the King County Website.  

Three Letters of Intent (LOI) were received:

1. LOI A		September 9		$385,000	22 Days on Market
2. LOI B		September 15		$330,000	28 Days on Market
3. LOI C		September 24		$420,000	37 Days on Market

Because the offers were lower than the appraised value, Real Estate Services (RES) asked the appraiser to consider whether the condition of the improvements on the two lots and the reduction in the area of the lots adjacent to the R/W might explain the delta between the previously appraised value and the prices offered for the lots.  The appraiser carried out further analysis and made adjustments to the comparables, establishing a revised value of $383,000.    

After 30 days of marketing, the prospective purchasers were asked to provide their best and final offers by September 30, 2015.  The county suggested price of $420,000 with an emphasis on terms.  All three resubmitted and revised LOI A was selected at a cash price of $430,000 with the only contingencies being Title Review and King County Council Approval.

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, and provide one-time sale revenue to support the Road Services Division fund.  

Policy considerations	:	Given current and future anticipated operational requirements, this property 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 will be returned to the Roads Capital Project.   Operating expenses and related liability are shed by selling the property.  The property is converted to private ownership thus returning this asset to the tax rolls. 

Other considerations:	FMD is interested in selling the properties before they deteriorate further.

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:	N/A

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 public 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]|X|
	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 these improved, residential parcels. While an appraisal was produced for each property, it was assumed that the properties would be marketed together to allow a single purchaser to reconfigure the properties upon redevelopment.   

Date of valuation:	July 29, 2015

Appraised by:		James B. Price, Certified General Real Estate Appraiser  

Appraisal factors:	The two properties are being marketed as a package to allow one owner to control the reconfiguration necessitated by the new R/W as shown by exhibit A.  Due to the work involved, there was a high likelihood that the purchaser would be a developer.  This was the case with all three LOI’s received by the county.  

Comps analysis:	Recent sales of single family homes in the area were analyzed and appropriate adjustments were made to account for the fair to poor condition of the improvements as well as the challenges created by the adjusted lot lines. A further adjustment of 20% was warranted to account for a profit incentive.

[bookmark: _GoBack]Estimated Total FMV:		$383,000. (for both properties)

Appraisal Summary Chart 9425 195th Ave NE. Appraised Value as of 7-29-15: $180,000
	
	SUBJECT
	SALE 1
	SALE 2
	SALE 3
	SALE 4

	ADDRESS
	9425 195th Ave NE
	17129 NE 95th St 
	10915 157th Ct NE
	21319 NE 61st St
	21016 NE 61st St

	SALE PRICE
	TBD
	$349,950
	$385,000
	$350,000
	$259,875

	SITE SIZE
	8,050 SF
	9,525 SF
	7,360 SF
	12,877 SF
	21,303 SF

	CONDITION
	POOR
	AVERAGE
	AVERAGE
	AVERAGE
	POOR

	GROSS LIVING AREA
	1,236 SF
	1,060 SF
	1,200 SF
	1,150 SF
	1,250

	ADJUSTED SALE PRICE 
	TBD
	$222,930
	$238,000
	$212,250
	$223,375











Appraisal Summary Chart 9413 195th Ave NE.  Appraised Value as of 7-29-15: $203,000
	
	SUBJECT
	SALE 1
	SALE 2
	SALE 3

	ADDRESS
	9413 195th Ave NE
	15515 184th Pl NE
	7711 211th Ave NE
	16920 NE 98th Ct

	SALE PRICE
	TBD
	$400,000
	$402,000
	$485,000

	SITE SIZE
	8,050 SF
	6,875 SF
	21,850 SF
	8,374 SF

	CONDITION
	FAIR
	AVERAGE
	AVERAGE
	AVERAGE

	GROSS LIVING AREA
	2,421 SF
	2,240 SF
	2,030 SF
	2,100 SF

	ADJUSTED SALE PRICE 
	TBD
	$222,930
	$238,000
	$212,250




The appraisal review was conducted by RES staff appraisers on October 13, 2015 which validates and supports the value of $383,000.
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Northeast Novelty Hill Road Phase |
Property Surplus Sale

Tax Lot 062506-9117

Owner: King County

That portion of the southeast quarter of the northeast quarter of Section 6, Township 25 North, Range 6
East, W.M,, in King County, Washington, described as follows:

Beginning at the northwest corner of said subdivision;

Thence south 03°09'47” west, along the west line thereof, 445.11 feet;
Thence south 89°07'30"” east, 700.48 feet;

Thence north 02°52’45" east, 200.28 feet;

Thence north 88°12'24” east 50 feet, more or less, to the westerly line extended southerly of the tract
conveyed to Tom O. Omley and Gloria M. Omley, his wife, by deed recorded under Recording Number
6611636 and the True Point of Beginning;

Thence continuing north 88°12'24” east 139.75 feet, more or less, to the west line of Rudolph Erikson
Road, as conveyed to King County by deed recorded under Recording Number 2581726;

Thence northerly along said west line, to the south line of Conrad Olsen Road, as conveyed to King
County by deed recorded under Recording Number 2581723;

Thence westerly, along said south line, 165 feet;
Thence southerly to the True Point of Beginning;
Except the north 130 feet in width thereof.

Less that portion reserved for public road purposes lying easterly of a line parallel with and offset 42.00
feet westerly of the right-of-way centerline of 195™ Avenue NE as shown on Northeast Novelty Hill Road
Phase | right-of-way plan set, King County Map No. 316-34, records of the King County Road Engineer.
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Northeast Novelty Hill Road Phase |
Property Surplus Sale

Tax Lot 062506-9118

Owner: King County

The east 75 feet of the north 130 feet of that portion of the north half of the north three quarters of the
southeast quarter of the northeast quarter of Section 6, Township 25 North, Range 6 East, W.M., in King
County, Washington, lying westerly of 195" Avenue Northeast “Rudolph Erickson Road” and southerly
of Northeast 95" Street “Conrad Olsen Road”,

Less that portion reserved for public road purposes lying easterly of a line parallel with and offset 42.00
feet westerly of the right-of-way centerline of 195™ Avenue NE and lying northerly of a line parallel with
and offset 30.00 feet southerly of the right-of-way centerline of NE 95 Street and lying northerly,
northeasterly, and easterly of a tangent 25.00 foot radial curve joining said parallel offset centerlines,
said curve being concave to the southwest, as shown on Northeast Novelty Hill Road Phase | right-of-
way plan set, King County Map No. 316-34, records of the King County Road Engineer.





