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Address		28411 Covington Way SE, Covington, WA 
Sale Price		$412,000
Sale Area		11.42 acres
Assessor's Parcel	3522059019
Zoning		Industrial 
Council District	Nine
Funding Source	N/A
Offer Expiration:	Purchase and Sale Agreement (PSA) executed on August 18, 2017. Ordinance to be effective on or before 120 days or December 15, 2017, with the seller’s option to extend an additional 60 days for Council Approval. 
Template Used: 	The County template was used and there are changes to the template.

Property Information
This 11.42-acre Wastewater Treatment Division (WTD) parcel is commonly referred to as Soos Creek Pump Station D. The parcel was purchased in 2007 and is located within the city limits of Covington. This property has no structures located on it, is zoned Industrial and is surplus to the Division’s needs. The adjacent property owners include, Lakeside Industries, Covington 18 Partners, ATTU, LLC, Cascade Water Alliance and the Bonneville Power Administration (BPA). This parcel is accessed via a BPA easement. The BPA easement restricts the height of structures that can be built on the subject property.


Context
The sale of the Covington site is part of a larger relationship between CTT, LLC (CTT), the buyer of the property and the County. CTT currently owns a wood recycling property in Fall City. This site is operated by Rainier Wood Recycling, Inc. (RWR), which is owned by the same persons who own CTT. On December 12, 2012 the County, CTT and RWR entered into a Settlement Agreement regarding a perceived land use infraction by the wood recycling operations located currently at CTT’s Fall City site located at 33216 SE Redmond – Fall City Road. The Settlement Agreement called for a sale by CTT of the Fall City Road site to the County for a flood risk reduction project (Project #315223 was approved by Council as part of the 2012 budget), which would be carried out in two phases. The Settlement Agreement also called for the sale of the surplus WTD Covington site by the County to CTT so it can relocate its Fall City Site operations to Covington. 

To carry out the Settlement Agreement, the Parties contemporaneously entered into a purchase and sale agreement for the sale of the Fall City Road site. Phase 1 of the sale occurred in 2012 when the County acquired part of the Fall City Road site. As a contingency to Phase 2 of the transaction, King County and CTT were required to successfully negotiate and execute a Purchase and Sale Agreement for the sale of this WTD Covington site. The sale of the Covington site was further conditioned on the successful permitting of the business activities of CTT by the City of Covington. 

Policy considerations	: Funding for the original WTD purchase was approved by Council (Ordinance 14419). The sale of this property supports the Real Property Asset Management Plan (RAMP) Policy 3.0 which was adopted by Council via Ordinance 18428. Policy 3.0 states “The County will dispose of its underutilized and non-performing assets in a timely manner, reducing lost opportunity costs and maximizing benefit.” The County’s policy direction from the RAMP is to identify underutilized assets and determine if they can better serve the County by either surplussing the entire site or only retaining a portion of the site that the County requires for operations. WTD has determined that the need for a pump station at the Covington site requires only a small portion of the entire site, approximately .44 of an acre, and will be granted an easement by CTT for development of the pump station, access to it and subterranean space for utilities upon closing of the transaction. WTD currently projects that the need for the pump station in the future is low and most likely would be at least 10 years out into the future.

The funding to buy the remaining Fall City property from CTT is from Conservation Futures Tax Levy and Parks Evaluation Levy. Council previously expressed support for purchasing the Fall City property by approval of ordinances 17476 and 17707.

Political considerations: 	N/A

Community considerations:	The sale of the Covington site will enable a flood risk project to be accomplished in the Fall City community and allow for expansion of a very well-established business in the Covington community. 

Fiscal considerations:		CTT has submitted a $412,000 all-cash offer for the property. Revenue from this transaction will be deposited into the Wastewater Fund. The property closing needs to occur in 2017 to meet the current deadline for closing on the CCT phase 2 conveyance to the County of the Fall City Road Property. WTD does not need to remove any equipment from the Covington site. A Net Present Value (NPV) was not completed on this transaction because only one alternative was considered. 

Other considerations:		The purchase of the Fall City site, that CTT currently operates on, will allow the Department of Natural Resources and Parks (DNRP) to undertake a critical flood risk reduction project for the community. The relocation of CTT operations to an industrial property in the City of Covington results in a positive net economic impact for the area.

An exclusive easement will be granted to WTD for siting the future pump station along with two non-exclusive easements; one for access for ingress and egress to the pump station and the second one for a subterranean easement for placement of utilities for the pump station. All easements will be granted at Closing of the Covington transaction.

CTT is a wood recycling business that processes tree stumps and other woody debris into hogged fuel. Wood recycling businesses such as this are valuable in storm debris cleanup. In addition, recycling supports the County’s “Zero Waste” Goal. 

CIP/operational impacts:	This property was bought with Wastewater Funds and the sales proceeds will be allocated to the Wastewater Fund. WTD will maintain easements on this parcel and operations will not be impacted by this sale.

Change in property use: 	The property is currently vacant land with minor site development improvements. This property is zoned Industrial; once sold it will be an active recycling processing site.

SEPA Review Required yes/no:	No. This property is not subject to an authorized public use. 

King County Strategic Plan impact:	The proposed sale furthers the King County Strategic Plan guiding principle of Financial Sustainability and goal of Economic Vitality and Environmental Sustainability. 

Equity and Social Justice impact:           	In accordance with RAMP strategy 2.0 and 24.0 the Facilities Management Division and DNRP evaluated this legislation for equity and social justice considerations. This parcel is located in the southwestern corner of the City of Covington. The sale of this site will continue employment of Rainer Wood Recycling employees while relocating the Rainier Wood Recycling company out of a flood zone, providing flood protection for citizens living in the Snoqualmie Valley.	

Energy Efficiency impact:	Though the sale will not directly create more energy efficiency to a specific building, CTT's recycling of wood and other products reduces the landfill consumption as well as the carbon footprint to the region.

Surplus Process
Interest from other county agencies?		No
Property suitable for affordable housing?	No
Property determined to be surplus?		Yes


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) this was a direct negotiations due to the unique circumstances of the Settlement Agreement between CTT, RWR and the County dated December 12, 2012.






Appraisal Process
Summary 	The Settlement Agreement was entered into in 2012. A major contingency of the Settlement Agreement and contemporaneous Fall City Purchase and Sale Agreement was the County’s acquisition of utility easements that were to be approved by the Buyer to support the plan for the Buyer’s new facilities. These easements would also support a future pump station. The easements required were convoluted and involved a number of entities, including the Bonneville Power Administration (BPA). The process to acquire these easements and satisfy this contingency was diligently taken on by WTD. It took over two years to resolve all the surrounding property needs that were involved in the easements. This resulted in a price that was agreed upon in 2015, but the easements were not fully acquired and so the Purchase and Sale Agreement was not finalized until 2017. The most recent appraisal reflects a slightly higher value than the price agreed to in 2015 for the property. A sale at this price is reasonable because WTD will garner substantial savings in the future if it installs a pump station. In this transaction WTD will be granted an exclusive easement for a possible future pump station, and would save approximately $120,000 because the current Buyer’s new facility project will bring water to the site. As a result, WTD would only be obligated to pay 1/3 of the total cost of $180,000 for bringing water to the site, and the Buyer would remain responsible for the remainder. 
Date of valuation:	See chart below
Appraised by:		McKee Appraisal 
Appraisal factors:	The appraisal considered the fee simple market value of industrial raw and an open space residual value for the reserved easements and the easements impacts to the value of the remaining land. The highest and best use of the Property is an industrial use, as zoned. The sales comparison for industrial land was used for the remaining property and open space sales comparisons were used for the reserved easements land.
Comps analysis:	The Comparison analysis identified three industrial sites and four open space sites with current market rates taken into account.
Estimated FMV:	$ 463,000
Appraisal Summary Chart
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Vicinity View Map
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Parcel Map
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Tax Parcel # Effective Date Date of Report Tax Parcel size

Exclusive 

Esmt Area

MV before 

reservation

MV after 

reservation Difference

6/22/2012 497,581 SF (11.42 AC) 22,500 445,000 440,000 5,000

6/22/2012 7/27/2012497,581 SF (11.42 AC) 33,240 445,000 330,000 115,000

11/6/2014 497,581 SF (11.42 AC) 36,482 453,000 316,000 137,000

12/11/2014 12/11/2014497,581 SF (11.42 AC) 33,204 453,000 317,000 136,000

12/11/2014 1/21/2016497,581 SF (11.42 AC) 19,523 453,000 375,000 78,000

4/5/2016505, 421 (11.60 AC) 19,528 490,000 412,000 78,000

5/31/2017 5/31/2017505, 421 (11.60 AC) 19,523 550,000 463,000 87,000

352205-9019
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