Property Summary 


Address		1313 West Snoqualmie River Road SE; Fall City, WA 98024
Sale Price		$720,000
Sale Area		191 acres
Assessor's Parcel	0524079002; 0524079025 & 0524079026
Zoning		RA-10
Council District	Three, Councilmember Lambert
Funding Source	Conservation Futures Tax Levy Fund
Declared Surplus	Yes


Property Information
The property is located in the Fall City community and commonly referred to as Tall Chief (formerly Tall Chief Golf Course).  It is located in unincorporated King County, midway between Fall City and Carnation.  The Tall Chief property was a dairy farm until approximately 1950, when it was developed as a golf course and resort.  In 2013 a development permit was approved for an 18-unit subdivision at Tall Chief.  In response to Snoqualmie Valley community concerns about the impact of such a development on the adjacent farms, the farm economy, and the rural character of the valley, King County purchased the property to protect the rural character and use it to increase farming in the Snoqualmie Agriculture Production District (APD).  About half the property is farmable and the other half is forested. The property is accessible from the west by the West Snoqualmie River Road and has limited access on the south by a private road, SE 24th Street. A stream runs through the property. The west side of the property is steep and forested. The property contains four structures, three of which are in poor condition. These include a house, the former pro-shop, the former clubhouse/barn building, and an equipment barn. The property also includes water rights. The property has erosion, landslide and seismic hazards, and part of the property is within the 100 year floodplain. The property is bounded on the east side by the Treemont Development. 

Context

[bookmark: _GoBack]Policy considerations	:	The King County Council expressed their previous support for this project by appropriating funding for the purchase of this property (Ordinance number 17794 and Motion 14143) to protect it for farming in the Snoqualmie APD. In 2014/2015 the Department of Natural Resources and Parks (DNRP) and the Department of Executive Services’ Finance and Business Operations Division and the Facilities Management Division conducted a competitive process for proposals to return the land to farming. 
The Request for Proposals (RFP) listed eight goals for the property that were developed with community input. The RFP goals were as follows:
1. To return the former farm to an economically sustainable farming operation using sound soil and water conservation practices.
2. To encourage the development of processing and distribution capabilities for farm products from the Snoqualmie Valley.
3. To help farmers obtain high quality farmland as a means of furthering the citizen supported goals of preserving farmland and maintaining viable agriculture in the County.
4. To increase opportunities for new and beginning farmers.
5. To strengthen the local food economy in the county through more food production and development of farm support businesses.
6. To offer opportunities to increase consumer appreciation for local food and public support for local farming.
7. To assist in the development of a stable agricultural economy in the Snoqualmie Valley.
8. To protect and restore the soil, water and forest resources on the site through stewardship.
Three proposals were received and evaluated by a team comprised of representatives from DNRP, the King Conservation District, the King County Agriculture Commission, and the Northwest Agriculture Business Center. In addition to evaluating written materials, the evaluation team held interviews. 
To rank proposals to determine how they would assist King County in meeting the RFP goals, the team used the following six criteria:  
1. Experience and ability to carry out the proposal	- 30 points
2. Land Use – Economically and environmentally sustainable agriculture - 30 points
3. Maximize the use/benefit of the upland area and/or existing infrastructure - 20 points
4. Farmer/ Farm business vocational opportunities - 10 points
5. Educational opportunities - 10 points
6. Financial benefit to King County - 5 points
Keller Family Dairy received the highest score, followed closely by Seattle Tilth. The Oh/Cha family also submitted a proposal that was ranked third. 
Description of the Keller proposal
The Kellers proposed to purchase the entire 191 acres to expand their adjacent farm and preserve the upland forest area under a forest stewardship plan that will include recreational opportunities. The lowland farmland will be used for growing corn for dairy feed and for spreading manure from dairy operations.  All the available farmland will be in production in 2016. The Kellers will also provide:  Space outside of the floodplain for storage of equipment for valley farmers during floods; housing for their next generation to be able to continue farming; housing for employees; a community meeting space for scouts and other community groups; equipment repair services; and greenhouses for local vegetable farmers out of the floodplain for early and late season crops based upon market demand.

Description of the Seattle Tilth proposal
Tilth proposed to lease the farmland area from King County at no cost to Tilth.  Tilth would develop a farm incubator on 4 acres, offer 35 acres of land for lease to farmers, such as graduates of the incubator farm, in plots of one or more acres, and develop a production farm on 20 acres. They also proposed offering education in organic farming, developing demonstrations of environmental stewardship in management of wetlands and forests, developing a Youth Garden Works program, offering the Seattle Tilth hub as a marketing option for farmers on site and in valley; exploring  options for developing farmworker housing, developing greenhouses, a wash-pack facility, and cold storage for use by farmers on site and in the valley and would consider other shared facilities over time, and providing  opportunities to disadvantaged populations, such as immigrant and low-income farmers who need education and technical assistance.
Tilth’s proposal estimated it would take about 5 years to get 70 acres in production, and the costs would be covered 50% by revenue from the site and 50% by grants and donations (proposed, but not in hand).
Description of the Oh/Cha Proposal
Fong Cha and Kou Oh have been farming for over 25 years.  They proposed purchasing a portion of the Tall Chief property. They would farm 15 acres at a time and renovate the buildings using green building techniques. They also want to partner with an eco-building organization or community college 

Benefits of Selected Proposal
The benefits of the Keller proposal include increasing farm production, housing for farm employees, and housing sites for family members who want to stay in the Snoqualmie Valley dairy business.  The Kellers have committed to making the former pro-shop building available for community meetings, allowing neighboring farmers to store equipment during floods, and leasing the upper cleared area to neighboring farmers for greenhouses. The forested area will be managed under a forest stewardship plan and be available for recreation such as walking and trail riding.
The Kellers have a long history of successful farming in the Valley and have a strong interest in preserving its heritage. They will immediately restore the farmlands and put the fields into production. They presented a compelling case that Tall Chief will make their operation more sustainable. Tall Chief is unique for them because it is adjacent to their existing operation. Unlike some of their fields, it is safe to plow for corn because the flood waters are not erosive: They can grow silage corn and apply manure easily with little transport. They have the financial resources and demonstrated skills for success.
Their plans for the buildings include family and farmworker housing, community meeting space, storage and equipment repair. The community benefits include housing for their employees, meeting space, flood refuge area, dry and cold storage, equipment repair, and lease space for greenhouses.
Instead of the County having to maintain the 90 acres of forested area, the Kellers will purchase it as well and preserve it under a forest stewardship plan that will include recreational opportunities for the community.
Political considerations:	The proposal for development of this property was previously reviewed by the King County Council (Ordinance 17616).  The hearing examiner and subsequent Council approvals of the subdivision proposal were appealed by the Snoqualmie Valley Preservation Alliance (SVPA), which has been active in trying to continue the agricultural use of this property.   

Community considerations:	King County purchased the property to protect it as farmland and to increase farming in the Snoqualmie APD. 
   
Fiscal considerations:	The net present value of the property encumbered with an agricultural conservation easement is $720,000.  The agreement also contains an option for the buyer to acquire the rights to two additional dwelling units on the property. There is a ten year time limitation on this option and the purchase price for the first dwelling unit is $160,000 and the price for the second dwelling unit is $105,000. The net proceeds of the transaction will be deposited into the Conservation Futures Tax Levy account (same funds used to purchase the property) and are intended through Memoranda of Understanding (MOU’s) with Seattle Tilth and Kou Oh (Attached as Appendix A and Appendix B) to be used to acquire additional lands to carry out the proposal described in the MOU’s and for the permanent agricultural preservation of any lands acquired.   

Other considerations:	There are several easements associated with this property. The sale of this property will not affect any of the current easements. 

CIP/operational impacts:	This property was bought with Conservation Futures Tax Levy funds. The sale proceeds will be directed to that fund. 

Change in property use: 	The site was formerly used as a golf course until January 2012.  It has been vacant since King County acquired the property in 2013. Upon sale, the farmable portion of the property will be converted back to active agriculture by the new owners, Keller Family Dairy, LLC. The easement will restrict the property to no more than three dwelling units and preserve the property for agricultural, forestry and open space uses.  Thirty four development rights will be removed and placed in the Transfer of Development Rights (TDR) bank for sale to a developer in the City of Seattle.  The revenues from the TDR Bank sale will be used to purchase additional farmland conservation easements.  

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

King County Strategic Plan impact:	This ordinance furthers the goals and objectives of the King County Strategic Plan by preserving the unique character of the rural community and by encouraging sustainable agriculture and forestry.  Additionally, the Kitchen Cabinet, a 36-member advisory panel of public and private expert stakeholders specializing in the local food system and food access, have recommended a target to add 400 acres of food farm production per year over the next 10 years in King County.  The sale of Tall Chief will assist in implementing the targets and action established in the Local Food Initiative.  

Equity and Social Justice impact:	This transaction will have a positive impact for all of the citizens of King County by contributing to the targets and actions found in the King County Local Food Initiative.

Energy Efficiency impact:  This legislation increases the amount of farmland in King County and reduces the reliance on agriculture from outside the area. The Strategic Climate Action plan calls for protection of agricultural land to limit the risk of development and the carbon emissions associated with sprawl and to support local food production.  Maintaining and expanding the supply of locally-grown food provides resiliency against loss of agricultural acreage elsewhere where climate change may be making farming impractical.  

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]|X|
	County Website (formal RFP process)

	[bookmark: Check4]|_|
	Social Media

	[bookmark: Check5]|_|
	Onsite Signage

	|_|
	Not Marketed (briefly explain)



This property was marketed for sale via Request for Proposals (RFP) 1177-14VLN.  Property information regarding the site was made available to all proposers via posting on the King County Website. RFP Proposals were opened on October 20, 2014. Three proposals were submitted and evaluated by the rating committee.  The County entered into direct negotiations with the Keller Family based upon the unique circumstances that through the RFP the Kellers were identified as the most competitive proposal based on the evaluation criteria contained in the RFP and the fact that they submitted the only proposal offering to acquire the entire property.  The Keller Family are fifth generation family famers in the Snoqualmie Valley. Keller Dairy Farm is located at 1931 W. Snoqualmie River Road, which is adjacent to the Tall Chief location.

Appraisal Process
Date of valuation:	April 2, 2015
Appraised by:		Anthony Gibbons, MAI, Resolve Consulting
Appraisal factors:	Value of property encumbered with Transfer of Development Right Farmland Conservation Easement and other easements of record.
Comps analysis:	     
Estimated FMV:	$720,000

[image: ]

[image: ]

The appraisal for this property was prepared by Anthony Gibbons, MAI, Resolve Consulting. The appraisal considered the sale comparison method of appraisal for this property. The appraisal was reviewed by John Ely of the Facilities Management Division on April 24, 2015. The Fair Market Value in the appraisal is $720,000. The offer of $720,000 was accepted on September 9, 2015.







Vicinity View Map [image: ]
	
Parcel Map
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Appendix A
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MEMORANDUM OF UNDERSTANDING
Regarding Establishing a Seattle Tilth Snoqualmie Valley Incubator Farm

This MEMORANDUM OF UNDERSTANDING is made by and between King County, a political

subdivision of Washington (“The County”) and Seattle Tilth, a Washington non-profit corporation
(“Seattle Tilth”), (collectively the “Parties”), as of the {1 day of September, 2015.

WHEREAS:

A.

Seattle Tilth is a non-profit corporation with a stated mission of providing opportunities for
people to take part in building an equitable and sustainable local food system.

Seattle Tilth operates education and outreach services, several farming sites in King County, and
a farm incubator program in the Green River Valley, providing new farmers with access to
affordable land and supportive services.

Seattle Tilth is seeking to expand their farm incubator program into the Snoqualmie Valley and
was one of three respondents to a Request for Proposals to transform the Tall Chief Golf Course,
acquired by King County in 2013, into Tall Chief Farm returning the property to active
agricultural production.

King County in 2014 launched a Local Food Initiative and established a Kitchen Cabinet to advise
the County Executive on increasing local food production and access to locally produced and
healthy food.

The Local Food Initiative has the goals of doubling production and demand for locally produced
agricultural products in King County and set targets to increase agricultural land in production by
400 acres/year and the number of new King County farmers by 25 annually for the next ten
years (2025).

Seattle Tilth is a key partner in achieving both of these goals, because of their farm incubator
program and ability to train new farmers.

King County shares Seattle Tilth’s goal of establishing a farm operation and farm incubator
program in the Snoqualmie Valley.

King County found Seattle Tilth’s proposal for Tall Chief Farm to be sound and a benefit to the
county’s agriculture industry, but selected another proposal.

King County wants to see Seattle Tilth realize their vision for Tall Chief somewhere else in the
Snoqualmie Valley.
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NOW, THEREFORE, the Parties have reached the following understanding:
Section 1. Purpose

King County and Seattle Tilth intend to cooperate to identify land in the Snoqualmie Valley that will be
appropriate for a farm incubator program, substantially similar to the program described in Seattle
Tilth’s Tall Chief Proposal (Attached as Appendix 1). Further, unless Seattle Tilth indicates otherwise, the
County intends to acquire and retain ownership of the identified land for this purpose, and to enter into
a long-term lease with Seattle Tilth of sufficient duration and cost to allow them to make any necessary
capital and land improvements. Any future leases will be subject to approval of the King County Council
and the Seattle Tilth Board of Directors.

Section 2. Key Implementation Elements

2.1 King County — Tall Chief Proceeds. Subject to approval by the King County Council, King County
will designate a portion of proceeds from the sale of the Tall Chief Farm to acquisition of land for the
purpose of establishing a Seattle Tilth farm incubator program in the Snoqualmie Valley. Purchase of
the property will be subject to the appropriation of sufficient funds by the King County Council.

2.2 King County — Other Funding. To the degree that additional funding is required to acquire
property in the Snoqualmie Valley to support Seattle Tilth’s farm incubator program, the County intends
to work to identify funding from future Transfer of Development Rights (TDR) sales, Conservation Future
Tax (CFT) allocations to the County, and/or other funding sources that may become available.

2.3 King County — Technical Support. King County intends make staff available from the Department
of Natural Resources and Parks and Department of Planning and Environmental Review, and other
departments as necessary to help support Seattle Tilth in obtaining necessary permits to make
improvements to the land acquired in the Snoqualmie Valley and supporting Seattle Tilth and the
farmers working on the incubator farm.

2.4 King County — Support Generally. King County views Seattle Tilth as a key contributor in the
implementation of the Local Food Initiative, and intends to continue to work closely and collaboratively
with the leadership of Seattle Tilth on a Snoqualmie Valley Farm Incubator program and other efforts
where both parties have a shared interest.

2.5 Seattle Tilth — Snoqualmie Valley Farm Incubator Program. Seattle Tilth intends to work with

the County to establish a farm incubator program and other community services somewhere in the
Snoqualmie Valley, substantially similar to what was described in its Tall Chief proposal (Appendix 1).
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2.6 Seattle Tilth — Financial Resources. Seattle Tilth intends to identify financial resources for the
capital improvements to a Snoqualmie Valley broperty, and sources for those funds may include but are
not limited to private donations, grants, and lease payments to be paid to Seattle Tilth by farmers sub-
leasing the land. Seattle Tilth’s contributions to acquisition of a property for the Snoqualmie Valley
incubator program are intended to be limited to staff time associated with identifying an appropriate
parcel(s) and any subsequent lease payments negotiated with the County, unless Seattle Tilth otherwise
agrees to financially participate in acquisition of the property.

Section 3. Cooperation, Negotiations, and Communications.

31 Cooperation to implement the Local Food Initiative. Exclusive of the acquisition of the property
contemplated in this MOU and the establishment of a Snoqualmie Valley Farm Incubator, both parties
shall continue to cooperate on efforts to implement the recommendations of the Local Food Initiative,
and will continue to work collaboratively on the broad range of projects in which staff from both entities
are already engaged.

3.2 Cooperation to Implement this MOU. The parties shall cooperate to identify an appropriate
parcel for acquisition by the County by no later than April 30™, 2016. Both parties to this MOU
understand that while selection of the property will be a joint effort, King County will be solely
responsible for negotiating the acquisition of the property unless another funding partner is identified
and then this MOU shall be amended. However, Seattle Tilth will be briefed periodically on the status of
negotiations and may be asked to provide information on their plans for property, if necessary, in the

. course of negotiations.

3.3 Negotiations. This MOU sets forth the intent of the parties only and does not create any binding
obligation on the part of any party. Each party's actions provided for herein will require the negotiation

and execution of subsequent agreements to carry out the intent of this MOU.

34 Communications. The parties shall cooperate to reach agreement on press releases, the format

of public meetings, and any other public announcements associated with the project(s) described in this
MOU.

Section 4. Duration, Modification, and Termination

41 Duration: This Memorandum of Understanding is signed for an initial period of three years and
may be renewed by mutual agreement between the Parties.

4.2, Modifications/Amendments: The MOU may be modified or amended by written agreement
between the Parties.
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43 Termination: Each Party shall have the right to terminate the MOU by giving 30 days written
notice to the other Party at any time. If the MOU is terminated by either Party, steps shall be taken to
ensure that the termination does not affect any prior obligation, project or activity already in progress.

King County Seattle Tilth
J
[CA Aullsest Phues
Chris{ie/l' rue, Dire’éor Andrea Dwyer, Executive D{néctor

Department of Natural Resources and Parks Seattle Tilth g
Date: /e /2005~ Date: 4[/ 7 //5
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Appendix B

MEMORANDUM OF UNDERSTANDING
Regarding Pursuing Farming Opportunities in the Snoqualmie Valley

This MEMORANDUM OF UNDERSTANDING is made by and between King County, a pdlitical
subdivision of Washington and Kou Oh and Fong Cha, (collectively the “Parties”), as of theﬁday of
September, 2015.

WHEREAS:

A. Fong Cha and his family have been farming successfully in the Snoqualmie Valley for over 25
years, where they started with only a small rented half acre lot and expanded to 15 acres,
marketing their produce and flowers at Pike Place and neighborhood farmers markets.

B. Kou Oh, Fong Cha’s daughter, is completing her college degree and is interested in returning to
the Snoqualmie Valley and partnering with her father on a new farm operation.

C. Kou Oh and Fong Cha submitted one of three responses to a Request for Proposals to transform
the Tall Chief Golf Course, acquired by King County in 2013, into Tall Chief Farm returning the
property to active agricultural production.

D. Kou Oh and Fong Cha proposed to practice sustainable farming at the Tall Chief site, develop
green building and green power, and protect the natural beauty of the surrounding landscape.

E. King County in 2014 launched the Local Food Initiative and established a Kitchen Cabinet to
advise the County Executive on increasing local food production and access to locally produced
and healthy food.

F. The Local Food Initiative has the goals of doubling the demand for locally produced agricultural
products in King County and set targets to increase agricultural land in food production by 400
acres per year and the number of new King County farmers by 25 annually for the next ten

years.

G. King County found the proposal submitted by Kou Oh and Fong Cha for Tall Chief Farm to be
sound and a benefit to the County’s agriculture industry, but selected another proposal.

H. King County wants to see Kou Oh and Fong Cha realize their vision for Tall Chief somewhere else
in the Snoqualmie Valley.

NOW, THEREFORE, the Parties have reached the following understanding:
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Section 1. Purpose

King County and Kou Oh and Fong Cha intend to cooperate to identify land in the Snoqualmie Valley that
will be appropriate for a farm operation similar to what Kou Oh and Fong Cha described in their
proposal. Further, the County intends to assist Kou Oh and Fong Cha in gaining access to the land
through the County acquiring the land and subsequently leasing or selling the land to Kou Oh and Fong
Cha. Any future lease or sale to Kou Oh and Fong Cha will be subject to approval of the King County
Council.

Section 2. Key Implementation Elements

2.1 King County — Tall Chief Proceeds: Subject to approval by the King County Council, King County
will designate a portion of proceeds from the sale of the Tall Chief Farm to acquisition of land that could
be leased or sold to Kou Oh and Fong Cha, if appropriate land is identified. Purchase of the property
would be subject to the appropriation of sufficient funds by the King County Council.

2.2 King County — Other Funding: To the degree that additional funding is required to acquire
property in the Snoqualmie Valley to implement this agreement, the County intends to work to identify
additional funding from other sources, such as future Transfer of Development Rights (TDR) sales or
Conservation Future Tax (CFT) allocations to the County.

2.3 Kou Oh and Fong Cha— Refinement of Proposal: Kou Oh and Fong Cha intend to refine their
proposal and develop a business plan to ensure that the farmland property will be appropriate to their
needs and that they will be successful in bringing the farm into production of food.

2.4 Kou Oh and Fong Cha — Financial Resources: Kou Oh and Fong Cha will be responsible for having
financial resources sufficient to purchase the property or to pay the lease rate on the property, and to
cover start-up and ongoing costs for their farm business.

Section 3. Cooperation, Negotiations, and Communications

31 Cooperation: The parties shall cooperate to identify an appropriate parcel for acquisition by the
County by no later than December 31, 2016. Both parties to this MOU understand that while selection
of the property will be a joint effort, King County will be solely responsible for negotiating the
acquisition of the property unless another funding partner is identified and then this MOU shall be
amended. However, Kou Oh and Fong Cha will be briefed periodically on the status of negotiations and
may be asked to provide information on their plans for property, if necessary, in the course of
negotiations.

3.2 Negotiations: This MOU sets forth the intent of the parties only and does not create any binding
obligation on the part of any party. Each party's actions provided for herein will require the negotiation
and execution of subsequent agreements to carry out the intent of this MOU.
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3.3 Communications: The parties shall cooperate to reach agreement on press releases, the format
of public meetings, and any other public announcements associated with the project(s) described in this
MOuU.

Section 4. Duration, Modification, and Termination

4.1 Duration: This Memorandum of Understanding is signed for an initial period of three years and
may be renewed by mutual agreement between the Parties.

4.2, Modifications/Amendments: The MOU may be modified or amended by written agreement
between the Parties.

43 Termination: Each Party shall have the right to terminate the MOU by giving 30 days written

notice to the other Party at any time. If the MOU is terminated by either Party, steps shall be taken to
ensure that the termination does not affect any prior obligation, project or activity already in progress.

King County Kou Oh and Fong Cha

2 (H

7L/

Chrlst rue, %?actor Kou Oh

Department of*Natural Resources and Parks [ ‘

Dt 4.23.2p/5 Date: 0(1 221 2015
Fong Cha
Date: ?/ /5
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