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Property Synopsis:  The subject property is a sloping 2.83-acre parcel located on a small cul-de-sac off Novelty Hill Road at 208th Court NE in the Redmond area. Roads purchased the property in 1999 for use in the construction of the stoplight at the adjacent intersection. Prior to marketing, Roads has already deeded to the County 6,830 square feet from the front of the property for the future widening of the Novelty Hill roadway. The County is reserving easements from the subject property for conservation (1.19 acres) and the existing stormwater pond plus a new driveway (.73 acres) to serve the subject and adjacent properties following Phase II of the Novelty Hill Project. The remainder of the parcel that will be unencumbered by county easements is a usable area of approximately .75 acre (32,592 square feet) which includes the large house, garage and detached workshop.

Surplus Process:  Pursuant to King County Code 4.56.070, FMD circulated a surplus property notice to King County agencies. None expressed interest and the property was determined to be not suitable for affordable housing. 
Financing:  The buyer’s lender has preliminarily approved a proposed loan for the purchase price of $471,000. The Purchase and Sale Agreement has been structured in anticipation of a binding loan commitment requiring Council approval of this sale no later than January 31, 2013.
Marketing and Sale:  Pursuant to King County Code 4.56.100, FMD listed the property for sale with the Northwest Multiple Listing Service, advertised it on the King County Real Estate Services website, and posted a for-sale sign at the site in February 2012. The listing elicited several offers and sold for $471,000 to Joacim N. Trybom subject to financing.
Appraisal Summary: FMD listed the property for sale in February, 2012 at $540,000 based on the 2010 appraised value of $525,000. The price was reduced to $525,000 after two months with no offers. The appraisal was updated May 24, 2012 with the appraiser concluding a reduction in current fair market value to $450,000 based on current sale comparables. Within a week after the appraisal update reducing the price to $450,000, several offers were received and the property sold for $471,000 ($21,000 over appraised value).
The appraiser noted that the most recent comparables are very similar to the subject except for the subject’s proximity to a heavily-traveled roadway. The County’s easement reservations (described above) which leave only .75 acre of the property unencumbered also impact value. The appraiser’s value conclusion for the subject is $450,000 with the most emphasis placed on Sale Comparables 1 and 4. 

Sale Comparables:  10332 -208th Court NE
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LOCATION:

10332 208th Ct NE

22223 NE 62nd Pl

24117 NE 75th St 

21010 NE 108th St

20425 NE Novelty

TAX ACCT. NO.:

805350-0300

092506-9022

102506-9189

322606-9059

052506-9051

SALE DATE:

9/12/2011

9/15/2011

2/3/2012

3/20/2012

SALE PRICE:

$445,000

$549,000

$550,000

$600,000

Price/AV:

56.7%

97.7%

85.8%

77.6%

TERMS:

Cash

Cash

Cash

Short Sale/Cash

LAND SIZE/FEATURE:

2.67 ac/wetland

5.06 ac/pasture

-$50,000

1.35 ac/wooded

4.37 ac/wooded

-$20,000

4.48 ac/pasture

-$50,000

SITE CONDITIONS:

Moderate traffic

Private 

-$44,500

Private

-$54,900

Private

-$55,000

Busy St, Set back

-$45,000

UTILITIES:

Septic

Septic

Septic

Septic

Septic

PROXIMITY:

2.1 miles S

2.4 miles SE

0.5 Mile N

0.2 mile W

DESIGN:

1 sty/Day Bsmt

Rambler

2 sty/bsmt

2 sty/bsmt

Bsmt Rambler

QUALITY:

GR 9 Better Q3

Equal

Equal

Equal

GR 10, V. Good

-$10,000

AGE/CONDITION:

34/Good/Dated C4

31/"Fixer"/ C6

$80,000

33/Good/C3

-$50,000

38/Good/C3

-$40,000

49/Good/Dated C4

-$10,000

BD/BA (total)

4BR / 3.2 baths

3BR / 3.0 baths

$5,000

3 / 3.0 baths

$5,000

4 / 2.1 baths

$7,500

4BR / 3.1 baths

$2,500

ABOVE GRADE SQ FT

2,160

3,550

-$97,300

2,400

-$16,800

2,730

-$39,900

2,730

-$39,900

BASEMENT:

2,120 SF, 100%

None

$106,000

1,410 SF, 100%

$35,500

1,660 SF, 100%

$23,000

2,730SF, 54% Fin

$11,600

PARKING:

3 Det, 600SF Shop

3 Det, small barn

2 att, 3 det

3 Det, 2 Cpt

2 att and barn

Net Adjustment:

-$800

-$81,200

-$124,400

-$140,800

Adjusted Price Indication: 

$444,200

$467,800

$425,600

$459,200



Low Adjusted Sale = $425,600

High Adjusted Sale = $467,800
VICINITY VIEW
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PARCEL VIEW
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B) PROPERTY SUMMARY
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Property Synopsis:   The subject parcel is located on the east side of 100th Avenue NE in the Juanita neighborhood of Kirkland. Roads purchased the property in 1997 for the 100th Avenue NE road widening project which extended from NE 139th Street to NE 145th Street. The project was discontinued and the 100th Avenue roadway was annexed by Kirkland in June 2011. Although the subject property is zoned for eight dwelling units per acre, its small size and setbacks limit development potential. Property improvements include a house built in 1910 with a large open carport / storage area. The property has been rented to the same tenant since 1998.

Surplus Process:  Pursuant to King County Code 4.56.070, FMD circulated a surplus property notice to King County agencies. None expressed interest and the property was determined to be not suitable for affordable housing. The city of Kirkland also confirmed it has no interest in the property. 

Direct-Negotiated Sale:  FMD negotiated a direct sale of the subject to the existing tenant, Janice 

E. Parker, who has occupied the residence since 1998. This direct negotiated sale is recommended to save costs including broker selling commission ($6,300), supervision of tenant move-out, and 

clean-up costs.

Financing: The buyer’s lender has preliminarily approved a proposed loan for the purchase price of $210,000. The Purchase and Sale Agreement has been structured in anticipation of a binding loan commitment requiring Council approval of this sale no later than January 31, 2013.
Appraisal Summary: The property was originally appraised April 16, 2010 for $220,000 and re-appraised February 2, 2011 for $210,000. Despite the property’s older age and need for maintenance, the appraiser determined that significant economic life remains in the existing improvements which supports continuation of the existing single family residence as the property’s highest and best use. Following is a summary of comparable single family sales:

Sale Comparables:  14256 -100th Avenue NE, Kirkland Area
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LOCATION:

14256 100th Av NE

10325 NE 189th St

7425 NE 145th Pl

7409 NE 143rd St

12638 93rd Pl NE

TAX ACCT. NO.:

202605-9104

956780-0205

357980-0240

357990-0070

319100-0240

SALE DATE:

12/10/2010

12/13/2010

8/16/2010

7/23/2010

SALE PRICE:

$170,000

$190,000

$239,000

$211,000

INSTRUMENT:

SWD

SWD

SWD

SWD

TERMS:

short sale

REO

short sale

short sale

LAND SIZE:

27,878 creek

10,454

8,970

9,080

8,219 creek

UTILITIES:

Public

Public

Public

Public

Public

PROXIMITY:

2.5 miles N

1.6 miles W

1.6 miles W

1.1 miles SW

DESIGN:

1 sty/B outside ent

1 sty/Bsmt

-$5,000

Split entry

-5000

Split entry

-$5,000

1.5 sty/Bsmt

-$5,000

QUALITY:

Average

Fair

$5,000

Average

Average

Fair

$5,000

AGE/CONDITION:

101/Fair

93/Fair

39/Fair

-$5,000

39/Fair

-$5,000

73/Fair

BD/BA

4 / 1.75

4 / 1.75

4 / 2

3 / 2  

3 / 1.75

ABOVE GRADE SQ FT

1,140

1,060

$3,600

1,050

$4,050

1,160

-$900

910

$10,350

BSMT

1,100

380

$14,400

1,020

$1,600

1,140

-$800

620

$9,600

PARKING:

2 Cpt, shop

1 gar bsmt

$3,000

2 Gar Attached

$2,000

1 gar attached

$3,000

open

$5,000

Net Adjustment:

$21,000

-$2,350

-$8,700

$24,950

Adjusted Price Indication: 

$191,000

$187,650

$230,300

$235,950



Low Adjusted Sale = $187,650

High Adjusted Sale = $235,950
The appraiser also reviewed the new RSA-8 zoning following annexation by the City of Kirkland. Based on discussions with the City regarding setbacks for the stream buffer and a 20-foot dedication for future right-of way, the appraiser determined that the site could possibly be divided into three lots for potential subdivision development. To test the feasibility of subdivision, the appraiser researched finished lot values and development costs as summarized below:
[image: image7.wmf]Finished Home Site Value

No. of Sites

Total Finished Lots

$125,000

3

$375,000

Consulting, Survey, Critical Areas:

$20,000

Demolition

$15,000

Land Use Permits

$11,685

Sewer and Water Connections

$21,300

Impact Fees: Transportation, Parks, Schools 

$25,340

Street Improvements, 165 ft @ $300/LF:

$49,500

Profit/Risk: 20% Return on Costs (with land):

$62,500

Total Costs + Profit (Deduction):

$205,325

Residual Land, Indicated As-Is Value: 

$169,675

Development Procedure for As-Is Value, 100th Ave NE

Value After Short Plat

Development Cost and Incentive Adjustments


This analysis demonstrates that potential subdivision of the property results in a value of about $170,000 as is. Accordingly, the highest and best use is for continuing single-family use with an appraised value of $210,000. 
VICINITY VIEW
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Address:             	10332 -208th Court NE, Redmond area





Sale Price:   	$471,000





Size:         	House – 4,280 sf. 


	Lot – 116,340 sf.





Assessor’s Parcel:	805350-0300


Zoning:	RA-5-P


Council District:       Three (Lambert)


Funding Source:    	Road Fund CIP # 1026730 





Declared Surplus:     February 15, 2010








Address:             	14256 -100th Avenue NE, Kirkland 


Sale Price:   	$210,000


Size:         	House – 1,140 sf.


	Lot –   27,878 sf.





Assessor’s Parcel:	202605-9104


Zoning:                      RSA-8 (Kirkland)


Council District: 	One (Ferguson)


Funding Source:    	Roads CIP #1026727


Declared Surplus:   	January 30, 2010











Declaration of Surplus:   January of 2010











Surplus Date:      January __, 2010











