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Address:
170002 148th Avenue NE, Woodinville area
Sale Price:
$510,000

Size:
12.75 acres (555,563 sf.)
Assessor’s Parcel:
112605-9051

Zoning:
RA-2.5

Council District:
Three (Kathy Lambert)

Funding Source:
Roads Operating Fund 1030
Declared Surplus:
December 14, 2007

Property Synopsis:
This property is a wooded, unimproved site located on the northeasterly corner of the intersection of 148th Avenue NE and NE 167th Street in unincorporated King County.  The property is steeply sloped from west to east with an approximate 120 foot drop in elevation resulting in few areas of slope moderate enough for possible building pads.  The north portion of the property is steeply sloped.  The property was originally part of a larger King County parcel utilized by Roads as a gravel source.  In 2006, a boundary line adjustment separated the subject property from the northerly portion (10.05 acres) which is being used as a road maintenance storage facility.  In 2012, King County Parks acquired an exclusive equestrian easement along the east property line to preserve an existing trail connection for public use.

Surplus Process:  FMD circulated surplus property notices to King County agencies. None expressed interest and the property was determined to be not suitable for affordable housing.
Marketing and Sale:
 FMD listed the property for sale with the Northwest Multiple Listing Service, pursuant to K.C.C. 4.56.100, and also posted sale signs on-site and advertised it on the King County Real Estate Services website and Twitter.  The property was originally listed in late 2011 at $660,000 during a relatively poor housing market and no offers were received.  In 2012 as a result of the declining housing market and limited developability, the appraisal was updated to $510,000, the property was relisted and marketed and a full price offer was received.  This first potential buyer decided not to complete the sale and the sale contract was terminated.  A second full price offer was received in November 2012.  This buyer has received a Critical Areas Designation permit from DPERS identifying wetlands and potential areas where a single house could be built; completed due diligence; and waived all closing contingencies.

Appraisal Summary:  The property was initially appraised for $825,000 effective June 16, 2011 based on a development study concluding that a maximum of 4 lots could possibly be developed subject to the availability of Transfer of Development Rights (TDRs) due to failed traffic concurrency.  The subsequent Appraisal Review adjusted estimated value to $660,000 after deducting $164,000 for the estimated cost of TDRs to achieve traffic concurrency.  However, the Appraisal Review noted that TDR availability was very limited due to the small traffic-shed.  The property was marketed but no offers were received.  The appraisal was updated to $510,000 May 23, 2012 based on the continued downturn in the housing market, failing traffic concurrency, lack of availability and cost of TDRs and the consequent conclusion that four lots could not likely be developed.  Although current zoning permits two lots, the failed traffic concurrency limits development to one lot.  Accordingly, valuation was based on acreage sale comparables for residential development as summarized below (12.75 ac @ $40,000/acre = $510,000):
Sale Comparables: 170002 148th Avenue NE, Woodinville area
	
	Subject 


	Comp 1
	Comp 2
	Comp 3
	Comp 4

	
	148th Ave NE & NE 167th St
	214XX NE 154th St
	228XX NE 200th St
	53XX 258th Ave NE
	192XX 204thth Ave NE

	Sale Price

Price/Acre
	 
	$269,000

$40,696/ac 
	$285,000

$29,749/ac
	$325,000

$24,254/ac
	$570,000

$50,176/ac 

	 Sale Date


	 
	10/11/2010 

(-10%)
	7/26/2011 
	7/11/2011
	5/22/2007

(-20%)

	Size
	12.75 ac 
	6.61 ac 

(+5%)
	9.58 ac 
	13.4
	11.36 ac 

	Location
	Woodinville
Area
	Slightly inferior 

(+5%)
	Slightly inferior 

(+5%)
	Slightly inferior 

(+5%)
	similar 

	Topography/

Sensitive Areas
	Gentle/steep slope
	similar
	wetlands

(+5%)
	1/3 wetlands

(+10%)
	similar

	Net Adjustment
	
	0
	+10%
	+15%
	-20%

	Adjusted Sale Price/Acre
	$40,000/ac.
	$40,696/ac.

	$32,724/ac.

	$27,892/ac.

	$40,141/ac.


	Adjusted Price
	$510,000
	$518,874
	$417,231
	$355,623
	$511,798


Note: 
Comparable sales of undeveloped lots are identified as “214XX” as exact street addresses are not yet finalized.
