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We certify that, to the best of my knowledge and belief:













the statements of fact contained in this appraisal are true and correct;
the reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions, and are
my personal, unbiased professional analyses, opinions, and conclusions;
We have not performed services, as appraisers or in any other capacity, regarding the property that is the subject of this report
within the three-year period immediately preceding acceptance of this assignment;
We have no present or prospective interest in the property that is the subject of this appraisal, and we have no personal interest
or bias with respect to the parties involved;
Our compensation is not contingent upon the reporting of a predetermined value or direction that favors the cause of the
client, the amount of the value estimate, the attainment of a stipulated result, or the occurrence of a subsequent event;
Our analyses, opinions, and conclusions were developed, and this appraisal has been prepared, in conformity with the Uniform
Standards of Professional Appraisal Practice and the Uniform Appraisal Standards for Federal Land Acquisitions
We have made a personal inspection of the property that is the subject of this report. We have made a personal inspection of
the comparable sales contained in the report addenda;
We have afforded the owner or a designated representative of the property that is the subject of this appraisal the opportunity
to accompany us on the inspection of the property.
No one provided significant professional assistance to the person signing this report;
We have disregarded any increase in Fair Market Value caused by the proposed public improvement or its likelihood prior to
the date of valuation. We have disregarded any decrease in Fair Market Value caused by the proposed public improvement or
its likelihood prior to the date of valuation, except physical deterioration within the reasonable control of the owner.
This appraisal has been made in conformity with the appropriate State and Federal Laws and Requirements, and complies with
the contract between the agency and the appraiser;

The property has been appraised for its fair market value as though owned in fee simple, or as encumbered only by the existing
easements, as described in the various documents of record provided to us by the Client.
The opinion of value expressed below is the result of, and is subject to the data and conditions described in detail in this report of
117 pages.
We made a personal inspection of the property that is the subject of this report on January 3, 2018.
The Date of Value for the property that is the subject of this appraisal is January 3, 2018.
Per the FAIR MARKET VALUE definition contained herein, the value conclusions for the property that is the subject of this appraisal
are on a cash basis and are:
FAIR MARKET VALUE “BEFORE” ACCESS WIDENING

$500,000

FAIR MARKET VALUE “AFTER” ACCESS WIDENING

$567,180

DIFFERENCE (RND)

$67,000

Date of Assignment or Contract: November 27, 2017.
Name:
WA Cert.:

S. Murray Brackett, MAI
State Cert. #27011-1100853

Signature:
Date:
January 16, 2018
DO NOT WRITE BELOW THIS LINE
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Christina J. Lovell, Associate Appraiser
State Cert: 27011-1001951

January 16, 2018
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ACQUISITION APPRAISAL SALIENT INFORMATION

Acquisition Appraisal Salient Information
Assignment Scope of Work

The client for this report is the City of Redmond, c/o Contract Land Staff, LLC (Faith Roland, SR/WA).
Under WSDOT standards, it is required that in addition to compliance with USPAP, this report must
also meet the WSDOT Standards as set forth in the WSDOT R/W Manual Chapter 4, the WSDOT
Appraisal Report Guide, and Federal Regulations as defined in 49 CFR part 24.
In the event of conflict or dispute in determining correct appraisal procedures that are not addressed
in the standards noted above, the Uniform Appraisal Standards for Federal Land Acquisitions (Yellow
Book) will be the determining authority.
Under 49 CFR, WSDOT is required to take an active role in developing the scope of work. However,
it is the ultimate responsibility of the appraiser to develop a complete Scope of Work and produce a
credible appraisal report. The appraisers Scope of Work is included in Section 5 of this report. The
report must adhere to the WSDOT and Federal Standards as described above and the specific task
assignment for this parcel.

Exposure Period

Exposure and marketing periods are the respective timeframes “before and after” the date of
valuation that are necessary to sell the subject property at the appraised value. The two periods may
differ depending upon a variety of factors, including changes in market conditions or property
characteristics.
This report is being prepared in conformance with both USPAP and the Uniform Standards for
Federal Land Acquisitions. With few exceptions, these two bodies reflect similar appraisal standards.
One such exception, however, is that the Federal Standards prohibit appraisers from linking value
conclusions to specific marketing or exposure timeframes (UASFLA, 2016, Sections 1.2.4 and 4.2.1.2):
“Appraisers should not link opinions of value under these Standards to a specific opinion of
exposure time,”

while USPAP requires that exposure times be linked (USPAP, 2016-17, Standard 1-2c):
“when reasonable exposure time is a component of the definition for the value opinion
being developed, the appraiser must also develop an opinion of reasonable exposure time
linked to that value opinion.”

The resolution to this is a jurisdictional exception provided for under USPAP, permitting the exclusion of
such linkage where Federal Standards are also in use. Thus, while we have considered reasonable
exposure periods, no specific marketing or exposure periods are concluded for purposes of this
appraisal.
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Eminent Domain Appraisal Information and Definitions
Intended Use/User
The intended use of this appraisal is to provide the client, (Contract Land Staff, LLC, on behalf of the
City of Redmond) with a basis for granting a Type C approach, as defined by WSDOT Access Control
Design Standards (Chapter 520) thereby allowing for certain additional uses of the subject property.
The intended user of this report is primarily Contract Land Staff, LLC, and the City of Redmond.
While a copy of this report may be provided to the property owners as a courtesy and part of the
good faith bargaining process, this does not imply that the property owner has standing as an
intended user and is not authorized to publish or use this report for any other purpose.
Property Rights Appraised
Unless stated otherwise in the report, the property rights appraised constitute the fee simple interest.
The property right appraised is the fee simple interest (subject to existing easements and
encumbrances). Fee simple interest is defined as:1
Absolute ownership unencumbered by any other interest or estate, subject only to the
limitations imposed by the governmental powers of taxation, eminent domain, police
power, and escheat.

In some cases easements are also acquired. An easement is defined as follows: 2
An interest in real property that transfers use, but not ownership, of a portion of an owner’s
property.

This definition may be expanded as:
…the right to perform a specific action on a particular parcel of property, or portion thereof,
by the grantees who do not hold the underlying fee.3

Definition of Fair Market Value
With regard to Eminent Domain in Washington, “Fair Market Value” is defined as; the amount in cash
which a well-informed buyer, willing but not obliged to buy the property, would pay, and which a
well-informed seller, willing but not obligated to sell it would accept, taking into consideration all
uses to which the property is adapted and might in reason be applied (Washington Pattern
Instruction 150.08).
For purposes of UASFLA appraisals, the only acceptable definition of Market value is as follows:4
“Market value is the amount in cash, or on terms reasonably equivalent to cash, for
which in all probability the property would have sold on the effective date of value,
after a reasonable exposure time on the open competitive market, from a willing and
reasonably knowledgeable seller to a willing and reasonably knowledgeable buyer, with
1

From The Appraisal of Real Estate, Fourteenth Edition, 2013,Appraisal Institute, page 5
From The Appraisal of Real Estate, Fourteenth Edition, 2013, Appraisal Institute, page 74.
3 From The Appraisal of Real Estate, Fourteenth Edition, 2013, Appraisal Institute, page 75.
4 Uniform Appraisal Standards for Federal Land Acquisitions, page 93, Section 4.2.1.
2
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neither compelled to buy or sell, giving due consideration to all available economic uses
of the property.”
For purposes of this analysis, we find no practical difference between these two definitions; however,
the WSDOT guidance obliges us to apply the UASFLA definition in the event of a conflict, and it is,
therefore, the definition applied in this report.
Definition of Cash Equivalent
A price expressed in terms of cash (money) as distinguished from a price, which is expressed all or
partly in terms of the face amount of notes or other securities, which cannot be sold at their face
amount. Market data in this appraisal are compared to the subject on an all cash basis to satisfy the
definition of Market Value.
Report of Contact with Owner/Date of Value
Public Law 91-646 (Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970)
and Washington State RCW 8.26.180 both require that the owner or owner’s representative be given
an opportunity to accompany the appraiser during the inspection of the property. “If the appraiser is
advised that the property owner is represented by legal counsel, all owner contact and property
inspections must be arranged through the owner’s attorney, unless the attorney specifically
authorizes the appraiser to make direct contact with the owner.”
The property owner’s representatives, Ali Habib and Eliyas Yakub, both of Anjuman-E.-Burhani, were
contacted by Sarah Pyle of the City of Redmond to set up a physical inspection which took place on
January 3, 2018. S. Murray Brackett, MAI, and Christina Lovell of Valbridge Property Advisors | Puget
Sound inspected the property. The owner’s representatives noted above were both present. The
effective date of this appraisal is as of the date of inspection, January 3, 2018.
Larger Parcel
In condemnation, the larger parcel is that portion of a property that has unity of ownership,
contiguity, and unity of use, the three conditions that establish the larger parcel for the consideration
of severance damages. This is also known as the “parent parcel.” In the state of Washington, unity
of use is not determined by the highest and best use, but rather the current use of the property. The
subject consists of two contiguous tax parcels owned by Anjuman-E-Burhani. Both parcels,
collectively, are located within a WSDOT limited access area and served by a single point of entry.
No additional access point is proposed in connection with this project; thus, the identified subject
parcels are collectively concluded to define the larger parcel for analysis purposes.
Extraordinary Assumptions/Hypothetical Conditions
When invoked, Extraordinary Assumptions and Hypothetical Conditions require clear identification in
the appraisal process. While they may be deemed necessary for an assignment, the reader is
cautioned that assignment results could be affected if the Assumption is found to be false, or the
Hypothetical Condition is eliminated from the assignment. According to USPAP, these are defined as
follows:
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Extraordinary Assumption

An extraordinary assumption is an assumption, directly related to a specific assignment, as of the
effective date of the assignment results, which, if found to be false, could alter the appraiser’s
opinions or conclusions.

Hypothetical Condition

A Hypothetical Condition is a condition, directly related to a specific assignment, which is contrary to
what is known by the appraiser to exist on the effective date of the assignment results, but is used
for the purpose of analysis.
In terms of this assignment, the following Extraordinary Assumptions and Hypothetical Conditions
are noted:
State and Federal standards require the appraiser to disregard any decrease or increase in the
fair market value of the subject caused by the project. The appraiser may cite the Jurisdictional
Exception Rule to comply with this requirement which is found in RCW 8.26.180 and WAC
468-100-102 (2). (H.C.)
The “after” value is based on the assumption that the subject’s access as limited by WSDOT
Access Control Design Standards has been upgraded from “Type A” to “Type C” as discussed in
this report, and that the City of Redmond has separately granted any additional ingress/egress
easement rights required to expand the approach width from 14 feet to 20 feet, as of the date
of value. (H.C.)
We have assumed, for the purpose of this report, that the “Type C” special purpose approach
which will be granted by the City of Redmond, will be for use as a religious facility/church only,
and that any documentation relating to this access change will expressly limit the use of the
subject property to either (i) a single-family residence, or (ii) a religious facility/church, and that
there will be no ambiguity which may effectively result in additional permitted uses. (E.A.)
The subject has been appraised as clean. However, apparent environmental hazards or
contamination observed or discovered during the appraisal process must be noted in the report.
(E.A.)
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General Assumptions and Limiting Conditions
1. The property description supplied to the appraiser is assumed to be correct;
2. No survey of the property has been made or reviewed by the appraiser, and no responsibility is
assumed in connection with such matters. Illustrative material, including maps and plot plans,
utilized in this report are included only to assist the reader in visualizing the property. Property
dimensions and sizes are considered to be approximate;
3. No responsibility is assumed for matters of a legal nature affecting title to the property, nor is any
opinion of title rendered. Property titles are assumed to be good and merchantable unless
otherwise stated;
4. Information furnished by others is believed to be true, correct, and reliable. However, no
responsibility for its accuracy is assumed by the appraiser;
5. All mortgages, liens, encumbrances, leases, and servitudes have been disregarded unless so
specified within the report. The property is assumed to under responsible, financially sound
ownership and competent management;
6. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or
structures which would render the property more or less valuable. No responsibility is assumed
for such conditions or for arranging for engineering studies which may be required to discover
them;
7. Unless otherwise stated in this report, the existence of hazardous material, which may or may not
be present on the property, was not observed by the appraiser. However, the appraiser is not
qualified to detect such substances.
The presence of substances such as asbestos,
urea-formaldehyde foam insulation or other potentially hazardous materials may affect the value
of the property. The value conclusions in this report are predicated on the assumption that there
are no such materials on or in the property that would cause a loss of value. No responsibility is
assumed for any such conditions, or for the expertise required to discover them. The client is
urged to retain an expert in this field if desired. The analysis and value conclusions in this report
are null and void should any hazardous material be discovered;
8. Unless otherwise stated in this report, no environmental impact studies were either requested or
made in conjunction with this report. The appraiser reserves the right to alter, amend, revise, or
rescind any opinions of value based upon any subsequent environmental impact studies,
research, or investigation;
9. It is assumed that there is full compliance with all applicable federal, state, and local
environmental regulations and laws unless noncompliance is specified, defined, and considered in
this report;
10. It is assumed that all applicable zoning and use regulations and restrictions have been complied
with, unless non-conformity has been specified, defined and considered in this report;
11. It is assumed that all required licenses, certificates of occupancy, consents, or other legislative or
administrative authority from any local, state, or federal governmental or private entity or
organization have been or can be obtained or renewed for any use on which the value estimate is
based;
12. The appraiser will not be required to give testimony or appear in court because of having made
this report, unless arrangements have previously been made;
13. Possession of this report, or a copy thereof, does not carry with it the right of publication. It may
not be used for any purpose by any person other than the client(s) without the written consent of
the appraiser, and in any event, only with properly written qualification and only in its entirety;
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14. Neither all nor any part of the contents of this report, or copy thereof, shall be conveyed to the
public through advertising, public relations, news, sales, or any other media without written
consent and approval of the appraiser. Nor shall the appraiser, client, firm, or professional
organization of which the appraiser is a member be identified without the written consent of the
appraiser;
15. The liability of the appraiser, employees, and subcontractors is limited to the client only. There is
no accountability, obligation, or liability to any third party. If this report is placed in the hands of
anyone other than the client, the client shall make such party aware of all limiting conditions and
assumptions of the assignment and related discussions. The appraiser is in no way responsible
for any costs incurred to discover or correct any deficiencies of the property;
16. It is assumed that the public project which is the object of this report will be constructed in the
manner proposed on the most recent right of way plan prior to the appraisal date and in the
foreseeable future;
17. Acceptance and/or use of this report constitutes acceptance of the foregoing assumptions and
limiting conditions.
18. This appraisal has been made in accordance with rules of professional ethics of the Appraisal
Institute.
19. The Valbridge Property Advisors office responsible for the preparation of this report is
independently owned and operated by Valbridge Property Advisors | Puget Sound. Neither
Valbridge Property Advisors, Inc., nor any of its affiliates, has been engaged to provide this report.
Valbridge Property Advisors, Inc. does not provide valuation services and has taken no part in the
preparation of this report.
20. No one other than the appraisers prepared the analysis, conclusions, and opinions concerning
real estate that are set forth in the appraisal report.
21. Statements or conclusions offered by the appraisers are based solely upon visual examination of
exposed areas of the property. Areas of the structure and/or property, which are not exposed to
the naked eye, cannot be inspected; and no conclusions, representations, or statements offered
by the appraiser are intended to relate to areas not exposed to view. No obligation is assumed to
discover hidden defects.
22. Statements, representations, or conclusions offered by the appraiser do not constitute an express
or implied warranty of any kind.
23. Neither appraiser, nor Valbridge Property Advisors | Puget Sound, shall be liable for any direct,
special, incidental, or consequential damages whatever, whether arising in tort, negligence, or
contract, nor for any loss, claim, expense, or damage caused by or arising out of its inspection of
a property and/or structure.
24. The Americans with Disabilities Act (ADA) became effective January 26, 1992. We have not made
a specific compliance survey and analysis of this property to determine whether or not it is in
conformity with the various detailed requirements of the ADA. It is possible that a compliance
survey of the property, together with a detailed analysis of the requirements of the ADA, could
reveal that the property is not in compliance with one or more of the requirements of the Act. If
so, this fact could have a negative effect upon the value of the property. Since we have no direct
evidence relating to this issue, we did not consider possible non-compliance with the
requirements of ADA in estimating the value of the property.
25. With regard to prospective value opinions, future changes in market conditions necessitate an
assumption that the appraisers cannot be held responsible for unforeseeable events that alter
market conditions prior to the effective date of the appraisal or date of value.
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26. This report and any associated work files may be subject to evaluation by Valbridge Property
Advisors, Inc., or its affiliates, for quality control purposes.
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Subject Plot Plan
Shown are subject site dimensions, access frontages, camera angles, and “north arrow.” The legal
descriptions and detailed plans can be found in the Addenda to this report.

Before Area: N/A
After Area: N/A
Fee Acquisition: 0 sf
Permanent Esmt. Acquisition: 0 sf
Temporary Esmt.: 0 sf
Limited Access/Access Notes:
Please see “Assessor’s Map”
Before: 14 feet in width
dimensions and camera angles.
After: 20 feet in width
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SUBJECT PHOTOGRAPHS

1. Front of subject – facing north

2. Rear of subject – facing south
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SUBJECT PHOTOGRAPHS

3. Rear of subject – facing southwest

4. Dilapidated residence
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SUBJECT PHOTOGRAPHS

5. Existing approach – facing west

6. Utilities and fencing
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SUBJECT PHOTOGRAPHS

7. Additional front of subject – facing northeast

8. On-ramp to SR-520 and southwest corner of subject
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SUBJECT PHOTOGRAPHS

9. Front of subject – facing east
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ANJUMAN-E-BURHANI PROPERTY
AERIAL

AERIAL VIEW
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Narrative Appraisal Report
Item 1 - Owner

According to the title report provided by the client, dated March 27, 2013 and prepared by First
American Title Insurance Company, which is consistent with our independent research of public
records, the property is owned by Anjuman-E-Burhani, Seattle, a Washington non-profit corporation.

Item 2 - Location of Subject

The subject property is located along the east side of State Route 520 in the northeast corner of its
interchange with NE 51st Street. The property is addressed as 15250-15252 NE 51st Street.

Item 3 - Legal Description

According to the title report provided by the client and included in the Addenda of this report, the
legal description for the subject is:
TRACT 8, EAST SIDE GARDENS, ACCORDING TO THE PLAT THEREOF, RECORDED IN VOLUME 12 OF
PLATS, PAGE 68, IN KING COUNTY, WASHINGTON;
EXCEPT THE NORTH 1,011.34 FEET THEREOF;
AND EXCEPT THE EAST 230 FEET THEREOF;
AND EXCEPT THAT PORTION CONVEYED TO KING COUNTY FOR ROAD BY DEED RECORDED UNDER
RECORDING NO. 2716295;
AND EXCEPT THAT PORTION THEREOF CONDEMNED IN SUPERIOR COURT CAUSE NO. 750450 FOR
S.R. 520.
The property can also be identified as King County Assessor Parcel Numbers (APNs) 218250-0082
and 218250-0080.

Item 4 - Delineation of Title (10 Years)

According to Federal Standards, the most recent transaction must be analyzed and all sales in the
past 10 years must be reported. The subject property is owned by Anjuman-E-Burhani, Seattle, a
Washington non-profit corporation. The property was acquired from Hal David McCann and Julie
Ann McCann, husband and wife, on August 13, 2010, via Statutory Warranty Deed recorded under
Recording No. 20100813000869. The purchase price was $299,000. A previous listing for the subject
was found in the Northwest MLS (NWMLS) with a listing date of April 2009 and an original asking
price of $725,000. The asking price was lowered to $425,000, but the listing expired without a sale.
The property later sold to the current property owners at the height of the recession. There have
been no other sales within the past 10 years to our knowledge.
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Item 5 – The Appraisal Problem & Appraiser’s Scope of Work

The purpose of this appraisal is to provide an estimate of the change in value of the subject relative
to a proposed change in access to the subject property from a 14-foot Type A driveway sufficient for
a single-family residence, to a 20-foot Type C driveway sufficient for the property owner’s future
development of a church. It should be noted that the subject property currently benefits from an
ingress/egress easement granted by the City of Redmond. It is likely that the original acquisition of
access rights by WSDOT was based on the assumption that sufficient easement rights would be
granted to the property owner. We have assumed the same in this case and are not applying a value
to the easement (which burdens property adjacent to the subject) specifically, but rather any
premium increase to the value of the subject property resulting from the additional 6 feet in width
proposed with the Type C approach. For the purpose of this report, we assume in the “after”
condition, that any additional easement area necessary to allow for a 20-foot access to the subject,
has been granted. Because the previous owner of the subject property had already been
compensated for a loss of property rights (14-foot access limitation), our analysis will consider any
difference in value to the subject property resulting from the proposed widening of the subject’s
access point to 20 feet, which will allow for certain additional uses (other than a single-family
residence).
We have considered the various facets of the project and potential special benefits to the subject in
our valuation. As will be discussed subsequently, the subject property will have superior utility in the
“after” condition as compared to the “before” condition under its highest and best use as vacant.
At the request of the Client, we are preparing this appraisal in accordance with WSDOT Design
Manual regarding Changes for Private Access Approaches in Limited Access Control zones 530.10(2).
The manual states the following:
“Plan revisions that provide for additional access to abutting properties after WSDOT has purchased the
access rights are discouraged. However, these revisions may be considered if all of the following can be
established:





There are no other reasonable alternatives.
The efficiency and safety of the highway will not be adversely impacted.
The existing situation causes extreme hardship on the owner(s).
The revision is consistent with the limited access highway requirements.”

We presume that each of these requirements has been met to the satisfaction of the City of
Redmond and any other relevant authority.
The format of this report is a Narrative Appraisal Report, similar to the prior USPAP term of a
Self-Contained Report. The scope of the investigation and analysis, as well as the geographical area
and time span searched for market data, is described in the Valuation section of this report and
Addenda to this report. There are three basic, traditional approaches to the determination of Fair
Market Value: The Cost Approach, the Income Capitalization Approach, and the Market or Direct
Sales Comparison Approach. Of these, only the Direct Sales Comparison Approach pertaining to
Land is employed herein as the project is not considered to impact the interim improvements
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pursuant to Highest and Best Use (site improvements excepted, and dealt with using the Cost
Approach, if not replaced as part of the project).
The subject information was provided by various representatives, including the client. Additional
information was obtained from County records, on-site inspections, and public information.
In appraising the subject property, the appraisers did the following:


Researched CoStar, Metroscan, NWMLS and CBA databases for sales information.



Researched VPA | Puget Sound’s existing database.



Confirmed all sales with buyers, selling agents, and/or public records.



Inspected all comparable sales and subject property.



Reviewed all documents as cited throughout this report.



Discussed land use issues with City of Redmond Planning Personnel

It is also noted that we have not performed valuation or consulting services on this property in the
past three years.

Item 6 – Property Rights to be Acquired & Effects of Acquisition/Project

The purpose of this report is to provide the client with an opinion of value relating to the proposed
granting of an additional 6 feet in width for access to the subject property.
ACCESS MAP

The property is largely unimproved with the exception of a dilapidated single-family residence on
the westernmost parcel and some fencing. The subject’s highest and best use is somewhat limited
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due to its location in a WSDOT limited access area which regulates the size and location of access
from NE 51st Street. The parcel itself is of an irregular shape, below the grade of NE 51st Street, with
a slope from south to north.
Following the proposed access enhancement, the subject site retains sufficient size and relatively
similar characteristics to the “before” condition; however, ingress/egress will improve in the “after”
condition.

Item 7 – Description of Subject Property

The Puget Sound Region is well known to the parties involved in this project. A Regional Description
can be provided upon request.
Area/Neighborhood Location and Description
The subject property is located on the southwesterly fringe of the city of Redmond in King County.
The city of Redmond is located around the north end of Lake Sammamish, northeast of, and adjacent
to the suburban outlying areas of Bellevue. Redmond is the 7th largest city in King County with a
2016 population estimate of 60,286 people. Redmond was originally incorporated in 1912.
Historically, it was a rural and agricultural community, which was somewhat isolated from the greater
Seattle area. This changed as a result of the completion of the Evergreen Point Bridge, which
provided greater access to and from Seattle. Improved access resulted in population growth, as
people sought more suburban areas in which to live. Growth also continued as the Overlake area
was annexed in the 1970s and continued with the location and expansion of several high-tech
companies, which relocated to the Redmond area. Redmond is perhaps best known as the world
headquarters for Microsoft. The company operates an expansive headquarters facility along SR-520,
and is continuing to expand. Redmond remains in the path of growth because of its desirable rural
atmosphere, proximity of good housing options, and employment. Downtown Redmond can be
reached within roughly a 10-minute drive and is conveniently situated near the SR-520 terminus.
Recent intensification of retail development, as well as mixed-use mid-rise projects comes on the
coattails of the development of the Redmond Town Center. This is a multistory, open air, tree lined
boulevard type retail mall located south of Redmond Way which has resulted in increased traffic
counts on all major and minor arterials in the greater Redmond area.
The areas outside of downtown Redmond can be described as a mixture of equestrian and ranch
type properties on larger acreage tracts, as well as older and newer subdivided neighborhoods and
the newer Redmond Ridge master planned community. Influenced by the wealth of Microsoft and
other local tech companies, homes are typically larger and are in the mid- to upper-end of the
pricing range, with many estate type properties found throughout. The area has a semi-rural
atmosphere but is within reasonable commuting distance to the greater Eastside area.
The housing and construction industries have recovered from the recession and for the past five
years have been a strong component of economic growth.
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NEIGHBORHOOD MAP

Single-Family Residential
The subject is located on NE 51st Street near the city of Redmond’s border with Bellevue. It is located
in the Overlake neighborhood and within walking distance of the Microsoft campus. We have
prepared a review of the market activity in this area (MLS Area 530), as well as MLS areas (550)
Redmond/Carnation, (560) Kirkland/Bridle Trails, and (520) Bellevue - West of Microsoft.
In order to understand the area’s residential market, a review of the Northwest Multiple Listing
Service (NWMLS) information for median home prices, marketing times and units sold has been
performed. Median sales price information for the subject and surrounding areas is included in the
following chart:
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Median Sale Price Summary
MLS Area
Area 520
Area 530
Area 550
Area 560
King County

2010
$956,000
$464,000
$519,750
$557,488
$380,000

2011
2012
2013
$816,275 $1,050,000 $1,299,000
$436,000 $460,375 $526,000
$485,000 $528,000 $570,000
$539,950 $550,000 $645,025
$340,000 $365,000 $415,000

2014
$1,452,500
$583,000
$634,800
$708,500
$440,000

2015
$1,751,000
$638,950
$650,000
$801,000
$480,000

2016
$1,948,000
$730,000
$709,793
$899,500
$548,000

2017
$2,250,000
$879,000
$815,000
$1,050,000
$627,000

Source: NWMLS - Year End Figures; Year-to-Date through December 2017

As shown above, home prices declined through 2011, stabilized between 2012 and 2013, and have
increased substantially since that time.
Marketing times remained relatively stable through 2013 when the average time on market
decreased significantly which is likely attributed to improved economic conditions and a lack of
inventory available to purchase
Marketing Time Trends
MLS Area
Area 520
Area 530
Area 550
Area 560
King County

2010
83
64
72
76
70

2011
74
56
75
72
71

2012
54
48
67
53
61

2013
44
23
41
33
40

2014
43
23
42
37
39

2015
40
19
39
26
33

2016
36
16
25
24
25

2017
38
12
23
20
22

Source: NWMLS: Residential Closed

As shown on the chart below, sales volume in the subject’s MLS area has remained relatively stable
since 2012.
Sales Volume Summary
MLS Area
Area 520
Area 530
Area 550
Area 560
King County

2010
317
549
597
538
16,640

2011
368
566
642
631
18,150

2012
373
706
709
693
21,540

2013
365
804
820
754
24,693

2014
374
719
831
716
24,393

2015
408
796
877
814
26,693

2016
429
815
865
845
27,132

2017
405
705
783
778
27,281

Source: NWMLS - YTD 2017 as measured through December 2017

Overall, while the residential housing market took a lengthy and significant downturn through the
2011 time period, and began its recovery toward the end of 2012. Since that time, the market in the
Puget Sound area, and particularly in Seattle and the Eastside, has shown significant growth with the
median sales price in the subject’s marketing area being approximately double the median sales
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price in 2011. King County leads Washington State in terms of median home value and economic
growth, and is one of the top performing markets in the country at this time.
Project Description
As discussed above, the subject property lies within a limited access zone established by WSDOT for
the purposes of controlling traffic flow to and from SR-520. In this case, the previous owner of the
subject property was compensated for relinquishing certain access rights to WSDOT in 1974. This
resulted in the subject property being limited to a Type A approach, which effectively limits the
subject’s access to a 14-foot driveway to be used for a single-family residence only (WSDOT Design
Manual Section 520.03). In 1991, WSDOT conveyed their interest in certain limited access
rights-of-way to the City of Redmond, including the area impacting the subject property. The City of
Redmond, as successor in interest to WSDOT, is required to enforce WSDOT’s limited access
standards and regulations for those areas in their ownership. The City of Redmond plans to revise
the subject’s access to a 20-foot Type C approach, which is a type of approach granted for special
purposes. While we have not been provided with the specific language which will be used to expand
the approach, we presume that it will limit the use of the subject property to its proposed use as a
religious facility or non-profit community center with under 250 seats.
PROJECT MAP
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A. Present Use
The subject property consists of two parcels of residentially-zoned land containing a total of 49,320
square feet (1.13 acres).
B. Accessibility and Road Frontage
The subject property is located on the north side of NE 51st Street and on the northeast corner of its
interchange with SR-520. The subject’s driveway is located in the southeast corner of the property
and approximately 20 feet east of the beginning of the lane to the SR-520 on-ramp. Due to the
proximity of the subject to the SR-520 on-ramp, the subject is limited to a “right in, right out”
ingress/egress.
The site dimensions are as follows from the northwest corner travelling clockwise: 200 x 300.06 x
32.49 x 203.51 x 159.22. All figures are approximate.
C. Land Contour and Elevations
The subject has a mild downward slope from south to north, and is below the grade of the abutting
street.
D/E. Land Characteristics
The subject contains a total of 1.13 acres based on Assessor information for the subject. The
property is irregular in shape.
Soils
We have not been provided with a Soil study relating to the subject. Based on our review of the
USDA Soil survey, the subject contains a combination of the following soils:
Alderwood Gravelly Sandy Loam (AgB) with slopes of 0% to 8% is a moderately drained soil; high saturated
hydraulic conductivity above the densic layer and low saturated conductivity in the densic material.
Seasonal high water table from January through March. The soil is mainly used for woodland, and also hay,
pasture and urban development. Septic tank absorption fields are very limited due to the aforementioned
hardpan and seasonal high water table. Drainage is needed for basements and crawlspace. These
limitations generally cannot be overcome without major soil reclamation, special design, or expensive
installation procedures. Poor performance and high maintenance can be expected.
Alderwood Gravelly Sandy Loam (AgC) with slopes of 8% to 15% is a moderately drained soil on till plains,
and moderately deep over hardpan ranging in depth from 20 – 40 inches. Permeability is moderately rapid
above the hardpan and very slow through it. Runoff is slow and the hazard of water erosion is slight. The
soil is mainly used for woodland, and also hay, pasture and urban development. Septic tank absorption
fields are very limited due to the aforementioned hardpan and seasonal high water table. Drainage is
needed for basements and crawlspace. These limitations generally cannot be overcome without major soil
reclamation, special design, or expensive installation procedures. Poor performance and high maintenance
can be expected.
Arents, Alderwood material (AmB) Arents soils are moderately deep to very deep, excessively drained and
located on terraces or drift plains. Slopes are between 0% to 8%, permeability is moderate, runoff is slow
and water erosion hazard is slight. These soils vary too much to be rated for potential uses; however, they
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tend to be disturbed soils, and are used as sites for mill yards, sort yards, parking lots, mills, dams and old
towns. This soil is located generally in the cleared areas of the subject.

SOILS MAP
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Sensitive Areas
We have not been provided with any sensitive area studies relating to the subject property; however,
according to both King County and the City of Redmond’s GIS mapping systems, the subject does
not appear to be impacted by any sensitive areas.
FLOOD MAP

Easements and Encumbrances
A title report dated March 27, 2013 and prepared by First American Title Insurance Company
identifies the following easements and encumbrances:
Exception 3. Condemnation in King County Superior Court by the State of Washington, of rights of
access to state highway and of light, view and air by decree entered Undisclosed, Cause No. 750450.
Exception 4. Relinquishment of all existing and future rights to light, view and air, together with rights
of access to and from the State Highway constructed on said lands conveyed by document in favor of
the State of Washington, Recorded September 13, 1972, under Recording No. 7209130097.
A copy of this title report is included in the Addenda.
F. Utilities
The subject property has access to water and sewer provided by the City of Redmond. Additional
utilities include natural gas and electricity from Puget Sound Energy, cable and phone.
G. Present Zoning
The subject is located within the jurisdiction of the City of Redmond. It is zoned R-5 with the
following description:
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The R-5 Single-Family Urban Residential zone provides for primarily single-family residential
neighborhoods on lands suitable for residential development with an allowed base density of five
dwellings per gross acre. This designation provides for stable and attractive suburban residential
neighborhoods that have a full range of public services and facilities. To complement the primarily
residential nature of these zones, some nonresidential uses are allowed.
Permitted uses include the following:
Single-family residence, home business family daycare, religious institution under 250 seats, park,
non-profit community center.

Source: City of Redmond Municipal Code Title 21.
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ZONING MAP

H. Highest and Best Use of Land - As Vacant
Highest and best use is defined for purposes of this project as:
The reasonable and probable use that will support the highest present value, as defined as
of the appraisal effective date. Alternatively, it is that use, from among reasonable,
probable and legal alternative uses, found to be physically feasible, and which results in the
highest land value.

Physically Possible. The subject is roughly 1.13 acres and is of the shape and size that would allow
for residential development consistent with its zoning designation. The property has “right in, right
out” access from NE 51st Street, with all necessary utilities available for development. The shape of
the site is irregular, with a gentle slope from south to north. The physical attributes of the property
would not be anticipated to present development limitations consistent with its zoning designation.
Legally Permissible. Legally permissible uses at the subject are governed by the existing zoning and
other land use guidelines – in this case, WSDOT Access Control Guidelines. According to Sarah Pyle,
planner with the City of Redmond, the subject’s zoning designation itself of R-5 would allow for the
subject to be short platted into 4-6 lots based upon its base density. The existing 14-foot access to
the subject would be sufficient for that purpose. However, as noted above, when WSDOT acquired
the access rights to the subject property, the property owner retained a Type A approach; which, by
definition, is for “the sole purpose of serving a single-family residence.” With that said, it appears
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that although the underlying zoning allows for potential subdivision, the access rights retained by
the previous property owner are insufficient for that purpose.
Financially Feasible/Maximally Productive. The subject is located in an area of both commercial
(office) and residential uses. The site is relatively large compared to other residential properties in
the area and is situated adjacent to the SR-520 on-ramp. It is large enough to accommodate
subdivision, which would be permitted under the underlying zone; however, as discussed above, the
access rights retained by the previous property owner are insufficient for such use. Further, in the
“before” condition, the width and classification of the subject’s approach are sufficient for, and
limited to, a single-family residence only. With this in mind, development of a single-family
residence on a large lot, is considered highest and best use, as vacant.
I. Improvements
The subject property is somewhat improved with a dilapidated old residence; however, the structure
is not habitable, therefore no value has been attributed to it, and it has been excluded from further
analysis.
J. Specialty Items
No specialty items are included in the analysis of the subject property.
K. Real Estate Taxes
The subject property is located in King County. Real property assessed values and taxes for 2017 are
as follows:
2017 Assessed Value
Tax Account
218250-0082
218250-0080

Land
Improvements
Total
$404,000
$1,000
$405,000
$363,000
$0
$363,000

Taxes
$3,204
$3,258

L. Assessments Current & Pending
There are no current or pending assessments affecting the property, to our knowledge.
M. Existing Lease or Rental Data
The appraisers were not provided with any lease information relating to the subject.
N. Highest and Best Use of Property – As Improved
The subject property is somewhat improved with a dilapidated and uninhabitable former residence.
No value has been attributed to the structure; therefore, they have been excluded from our analysis.
O. Personal Property
There is no personal property included within the appraised value. This appraisal is intended to
consider only the basic real estate items, that is, land and buildings (if applicable). A personal
property inventory of affected items is included in the Addenda to this report.
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Item 8 – Approaches to Value
The valuation is obtained by the proper use of three different approaches to the value conclusion:
the Cost Approach, the Income Approach, and the Sales Comparison Approach. These three
approaches are different in character, but related somewhat in the known facts they require to arrive
at an opinion of value from each. The final conclusion of value is derived through a correlation
process in which the appraiser weighs one approach against the other to determine the relative
merits of each before coming to a conclusion.
The Cost Approach to Value is the process of first determining the value of the subject land, to
which is added the replacement cost new of the structure, less depreciation and the cost of land
improvements. The sum of the costs is the indication of value by the Cost Approach.
The Income Approach to Value involves the estimation of a gross economic rental, which is then
processed by subtracting an estimated vacancy and credit loss and operating expenses to obtain an
estimated net operating income. The net operating income is then capitalized into a value
conclusion by the appropriate capitalization rate derived from the market.
The Sales Comparison Approach to Value is utilized in several different methods. Sales of
comparable land sites or buildings are analyzed to determine an applicable sale price per square foot
(or other unit of measure) to apply to the subject. An alternative method deals with a gross income
multiplier, which is an expression of the relationship between the gross income and value.
Final Correlation and Conclusion of Value – The various indications of value from the approaches
are analyzed as to how they relate to one another, as well as to the market. The approach or
approaches most appropriate are given the most consideration in arriving at a final opinion of value.
As discussed previously the valuation contained in this report reflects the subject land only with the
exception of minimal site improvements. The proposed change in approach classification is not
anticipated to have an impact on any existing site improvements. As such the primary methodology
consists of a Sales Comparison Approach for the land. Neither the Cost Approach nor the Income
Approach are utilized as there is no anticipated impact to existing site improvements, and there are
no income-producing improvements on the property.
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Item 9 - Valuation of Subject Property –
“Before” Condition
A. Site Valuation
1a. Sales Comparison Approach – Scope of Data Search
The subject site is valued pursuant to the Sales Comparison Approach. Under this method, sales of
similar properties are compared to the subject. We identified comparable sales and listings by
searching numerous data sources, including the VPA|Puget Sound in-house database, CoStar,
Metroscan, Commercial Brokers Associations (CBA), and the Northwest Multiple Listing Service
(NWMLS). Details of the sales were confirmed with brokers, buyers, and/or sellers. The unit of
comparison depends on land use economics and how buyers and sellers use the property. The unit
of comparison in the “before” condition is price per lot. Where appropriate, adjustments are typically
made to the comparable properties for differences such as market conditions, location, size,
access/exposure, topography/shape, utilities, and zoning. Upward adjustments are considered for
inferior characteristics. Similarly, downward adjustments are considered when the comparable has
superior characteristics.
1b. General Discussion
The following chart summarizes the most pertinent details of the sales used for comparison with the
subject. Complete descriptions of each sale are provided in the Addenda to this report:
Land Sales Chart -Before
Sale Address
1
2
3
4
5
6
7

8700 224th Avenue NE
17xxx SE 60th Street
220xx NE 73rd Street
10415 Forbes Creek Drive
1811 132rd Place SE
16020 NE Bel-Red Road
3828 172nd Avenue NE

City

Sale
Date

*Price

Size
(ac.)

Redmond
Bellevue
Redmond
Kirkland
Bellevue
Bellevue
Redmond

04/10/17
08/22/17
08/25/17
09/01/17
07/17/17
11/30/17
10/26/17

$375,000
$270,000
$373,125
$350,000
$465,000
$310,000
$698,382

2.18
0.99
0.81
1.90
0.35
1.08
0.55

Subject

1.13

Size
(sf)

Price/
sf

Zoning

94,961 $3.95
42,942 $6.29
35,080 $10.64
82,764 $4.23
15,246 $30.50
47,045 $6.59
23,754 $29.40

RA5
R-1
RA5
RS 12.5
R-3.5
R-5
R-4

49,320

R5

*Improvement values, if applicable, have been extracted from analysis price

The subject property is unique in that it is zoned to allow for residential subdivision, small (under 250
seats) churches, and non-profit community centers, but limited to a single-family residence based on
its existing WSDOT-defined Type A approach. Further, it is located in a high demand area – within
walking distance of the Microsoft campus. Given the limitations on the subject in the “before”
condition, we have searched the market for sales of single, large lots within the subject’s marketing
area. A lack of such sales required that we expand our search criteria to include nearby cities and
certain parts of unincorporated King County.
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Sale 1 is the sale of approximately 2.18 gently sloping acres located outside the city limits of
Redmond, in unincorporated King County. The property sold as a single building site with
approximately 1 usable acre due to a 100-foot pipeline easement bisecting the property. The sale
included the membership fee to the community water system serving the subject property, and all
other available public utilities were to the property line. This property required installation of a
private on-site septic system.
Sale 2 is the sale of approximately 0.98 acres in Bellevue. The property is limited by some steep
slope issues, according to the broker, and in order to obtain access to the public sewer, it would
require a 180-foot extension of the line at a cost of approximately $150,000. All other public utilities
are available at the property line.
Sale 3 is approximately 0.80 acres of level ground in Redmond, but located outside the city limits
and in unincorporated King County. The broker stated that an expired septic design as available, but
was not renewed prior to the sale, and that the sales price included a hook-up to the community
water system which had already been paid by the seller.
Sale 4 is the sale of 1.90 acres of land in Kirkland which abuts Juanita Bay Park on its easterly border.
The seller had plans and permits for a single-family residence at the time of the sale, but the buyer
intended to restart that process for a different home. Critical area studies were completed an
indicated significant critical areas and wetlands, preventing any kind of subdivision and resulting in a
limited amount of usable area. The property was originally listed for $550,000, which was a price set
by the seller, and according to the broker, significantly overpriced given the challenges associated
with this property and limitations. After 3 failed transactions, the seller finally accepted an offer of
$350,000, which eventually was the final sales price.
Sale 5 is the sale of approximately 0.35 acres in Bellevue. The property was improved with an
abandoned mobile home to which no value was attributed. According to the broker, this was an
all-cash deal, and the sellers had apparently been issued a conditional use permit allowing the
construction of a single-family residence which could be used for a private, in-home care facility.
Sale 6 is the sale of two tax parcels in Bellevue. The property is a total of 1.08 acres, long and
narrow, and located below the grade of the abutting street. The broker states that there were some
drainage problems and delineated wetlands on the property – both of which were apparently caused
by infrastructure projects and installation of a guardrail by the City of Bellevue. Bellevue-Redmond
Road is a relatively high-trafficked roadway connecting the two cities, so it is likely there is a
significant amount of road noise. The property was suitable for 1 large home, or 2 smaller homes,
and had all utilities available to the property line
Sale 7 was marketed as vacant land. It was improved with a single-family residence at the time of
sale which was retained by the buyer, but the bulk of this property’s value is in the land. We
extracted an estimated $251,618 (per Marshall) as the depreciated value of the improvements,
leaving an analysis price of $698,382, or $29.42 per square foot.
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1c. Comparative Analyses
The comparables indicate a value range of $270,000 to $698,382 per site, overall. For comparison
with the subject, adjustments have been considered to each sale to account for transaction related
factors (rights conveyed, conditions of sale, financing, and market conditions), as well as adjustments
for various differences with respect to physical characteristics (location, size, site quality, utilities, and
zoning). Because single-family residential properties are typically purchased on a “per lot” basis, our
primary analysis will adjust the overall sales prices of the comparable sales.
We have considered other sales in the area, including the 2015 sale of the property located at 15430
NE 51st Street for the sales price of $1,200,000. This property is down the street from the subject,
0.96 acres and included a tear-down house. Despite its close proximity, this sale was not included in
our analysis because it lacked the access limitations currently impacting the subject property, and
was divided into a 6-lot short plat after the sale. The sales used do appear to adequately bracket the
relevant aspects of the subject property.
Rights Conveyed relates to the actual interests transferred. In terms of the rights conveyed, all of the
comparables were essentially transfers of fee interests. However, as noted above, the owner of the
subject property sold certain of its access rights to WSDOT. With that said, each of the comparables
received a downward adjustment as they are superior to the subject in that regard. In addition,
though, an upward adjustment has been made to Sale 1 as it is heavily encumbered by a 100-foot
pipeline easement, resulting in no net adjustment to this comparable. Sale 5 sold with a conditional
use permit for a newly constructed residence to be used as an in-home care facility and received an
additional downward adjustment. Sale 4 also received an additional downward adjustment as it had
a building permit at the time of sale. Less weight has been placed on this adjustment, however, as
the buyer attributed no value to it at the time of sale and intended to design a new home. Sale 7
was improved at the time of sale; however, as discussed above, we have extracted the contributory
value for purposes of our analysis, thus no adjustment is made here.
Conditions of Sale reflect adjustments for sales, which occurred under unusual and specific
conditions. This category is different than the adjustment for time, which will be dealt with
subsequently. None of the closed sales warrant adjustment.
Financing adjustments are necessary for sales that were financed with atypical terms. This includes
seller financing with non-market interest rates or abnormal down payment levels; the theory being
that a comparable figure for use in appraisal analysis should reflect a cash-equivalent price, or a price
that is in line with existing market terms at the time of sale. All of the comparable sales had typical
of all cash financing, there for no adjustments were necessary.
In terms of adjustment support for time (market conditions), we have reviewed the market for
properties adjacent to a state highway with similar access limitations as the subject. The result is that
we have found that paired sales activity is extremely limited. Our discussions with brokers, as well as
our observations of market activity lead us to conclude that the pace of sales for similar properties to
the subject have increased over the past several years and is still considered to be expanding. Each
of the sales used in the “before” condition sold in 2017, therefore we have made no adjustment for
market conditions.
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While few of the Sales are within the specific neighborhood, all sales are within the same general
region. It is acknowledged that the unique nature of the site requires a wide geographic area for our
search. The locational adjustments are somewhat subjective; however, intensity of development is
one of the factors considered, as this tends to coincide with demand. The subject is situated at the
northeast corner of the SR-520 interchange at NE 51st Street making it a somewhat unusual location
for a single-family residence; however, it is within walking distance of the Microsoft campus and
located in a high demand area. Locational adjustments are applied where a specific location is
considered to be a positive or negative factor relative to the subject property. In this case,
Comparables 1 through 3 are more rural and received upward adjustments for location.
In terms of size, we discussed this in the Highest and Best Use section of this report. Our analysis in
the “before” condition is on a “per site” basis. Upward adjustments are made to properties
significantly smaller than the subject, and conversely, downward adjustments are made to those
properties which are larger than the subject. Although Sales 1 and 4 are larger than the subject,
neither received a downward adjustment as the remaining usable area for each property once any
applicable easements and critical areas are accounted for, is similar to the subject. Sales 2, 3, and 6
received no adjustment as each is relatively similar to the subject in terms of size. Sales 5 and 7
received upward adjustment as each is smaller than the subject property.
Site quality adjustments are also somewhat subjective and can include, but are not limited to
physical characteristics such as topography, shape, view amenity and overall appeal in the market. It
can also include access; however, in this case, the subject’s access limitations, including a mandatory
“right in, right out” driveway, have been addressed with the adjustment for Rights Conveyed. Sale 1
received an upward adjustment as it has no view amenity and less overall appeal in this market. Sale
2 received an upward adjustment for topography and lack of view amenity. Sale 3 received an
upward adjustment for lack of view amenity and overall appeal in the market. Sale 4 received an
upward adjustment for shape, topography, critical areas and lack of view amenity. Sale 5 received a
minor upward adjustment for lack of view amenity. Sale 6 received an upward adjustment for lack of
view amenity, shape, topography and critical areas, and Sale 7 received a downward adjustment for
superior view amenity and overall appeal.
In terms of use/zoning, differences exist among the various residential zoning classifications as some
would allow for subdivision of the comparables were it not for other factors. Any subdivision
potential is considered speculative; however, those having a higher likelihood of achieving any
potential of subidvision are adjusted for effective differences in zoning.
In terms of utilities/infrastructure, the subject was previously developed with a single-family
residence and, to our knowledge, has all utilities on-site. Sales 1 through 3 have received upward
adjustments for lack of sanitary sewer or septic, with a more significant adjustment being made to
Sale 2 due to the extraordinary expense of extending the sewer line to the property.
1d. Reconciliation and Conclusion of Land Value – “Before” Condition
The following chart summarizes the individual adjustments made to each of the sales used for
comparison:
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Comparable Sales Adjustment Chart - Before
Analysis
Rights Conditions
Sale
Price
Conveyed of Sale
Financ.
1
2
3
4
5
6
7

$375,000
$270,000
$373,125
$350,000
$465,000
$310,000
$698,382

0
Sup (-)
Sup (-)
Sup (--)
Sup (--)
Sup (-)
Sup (-)

0
0
0
0
0
0
0

0
0
0
0
0
0
0

Market
Cond.
0
0
0
0
0
0
0

=
<
<
<
<
<
<

Interim
Indication

Location

Size

$375,000
$270,000
$373,125
$350,000
$465,000
$310,000
$698,382

Inf (+)
Inf (+)
Inf (+)
No Adj.
No Adj.
No Adj.
No Adj.

No Adj.
No Adj.
No Adj.
No Adj.
Inf (+)
No Adj.
Inf (+)

Site
Land Use/ Utilities Cumulative
Quality
Zoning
Infras. Indication
Inf (++)
Inf (+)
Inf (+)
Inf (+++)
Inf (+)
Inf (+++)
Sup (-)

No Adj.
No Adj.
No Adj.
No Adj.
No Adj.
Sup (-)
Sup (-)

Inf (+)
Inf (++)
Inf (+)
No Adj.
No Adj.
No Adj.
No Adj.

Inferior
Inferior
Inferior
Inferior
Similar
Inferior
Superior

Before adjustments, the sales indicate a wide range, between $270,000 to $698,382, though after
adjustments, that range narrows significantly indicating a value above $375,000 and below $698,382.
After adjustment, Sale 4 is considered similar to the subject overall. Sale 7 is considered superior,
and each of the remaining sales are inferior to the subject overall. However, taking into account the
subject’s access limitations, road noise from the abutting highway, but also its proximity to Microsoft
and location in a highly desirable area with a strong residential market, we conclude a value of
$500,000 for the subject property.

B. Whole Property Valuation

The dilapidated improvements on the subject property have been deemed to have no value, and any
existing site improvements are unaffected by this project.

C. Final Reconciliation and Conclusion of Value – “Before” Condition

Based on all of the foregoing analysis, it is our opinion that the market value of the subject property,
prior to the proposed access change, is as follows:
Before Value: $500,000
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Item 10 – Remainder Evaluation
1 - Assumptions and Limiting Conditions

It is assumed that the proposed Type C approach, as defined in the WSDOT Access Control Design
Standards will be granted as described to us, and will include limitations for that access to serve the
property owner’s proposed religious facility. It is further assumed that the City of Redmond will
separately grant any additional ingress/egress easement rights required to expand the approach
width from 14 feet to 20 feet.

2 - Neighborhood Factors

The neighborhood is unchanged in the after condition.

3 - Description of the Subject Property Remainder
A. Potential Use
The subject’s existing use will continue to function after the width of the subject’s access in
increased; however, the proposed increase in approach width will allow for the additional use of a
religious facility under 250 seats. Its zoning designation includes religious facilities and non-profit
community centers among its permitted uses; however, in the “before” condition, the 14-foot access
limitation prevented such uses. In the “after” condition, the subject will have a “Type C” approach 20
feet in width allowing for it to be used as a religious facility.
B. Accessibility and Road Frontage
In the “after” condition, there are changes to the accessibility, but not frontage. The subject property
will have a 20-foot access permitted under WSDOT Access Control Design Standards.
C. Land Contour and Elevations
The subject’s contour and elevation will remain the same as in the “before” condition.
D/E. Land Characteristics
The subject’s size and shape do not change in the after condition, and is considered functionally
similar to the “before” condition with respect to these characteristics, though as discussed above,
access to the property will improve in the “after” condition. The enclosed mapping identifies the
proposed new driveway.
Soils
The subject’s soils remain the same as in the “before” condition.
Sensitive Areas
The sensitive area situation is unchanged relative to the “before” condition.
Easement and Encumbrances
The easement and encumbrances impacting the subject property remain unchanged from the
“before” condition other than the increase in access width for the subject property and the
assumption that the ingress/egress easement serving the subject property will be amended by the
City of Redmond to include any additional square footage necessary to allow the 20-foot approach.
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F. Utilities
The same utilities available to the property in the “before” condition will continue to be available in
the “after” condition.
G. Probable Remainder Zoning
We are not aware of any planned zoning changes associated with this project. The subject’s zoning
remains unchanged from the before condition.
H. Improvements
Improvements remaining in whole. No change from the Before Condition.
Improvements lost. No change from the Before Condition.
I. Remainder Specialty Items
There are no specialty remainder items to consider.
J. Real Estate Taxes
The real estate taxes are similar in the “after” condition, though it should be noted that the additional
use permitted by the increased access width may result in a change to the subject’s Assessed Value.
K. Possible Remainder Assessments
None, to our knowledge.

4 - Highest and Best Use – Analysis

As discussed above, the increased approach width will result in additional permitted uses on the
subject property – in this case, a religious facility. However, our review of available market data for
properties purchased for use as, or in association with a church remains relatively consistent with the
information used in our “before” analysis. In essence, there is minimal, if any clear difference in the
price paid for property purchased for church purposes versus that of a large, single-family residential
lot. As such, our analysis appears to indicate that the Highest and Best Use for the subject in the
“after” condition remains as a single-family residential site.

5 - Valuation of Property Remaining

As was the case in the analysis and valuation of the subject property in the “before” condition, the
Sales Comparison Approach is the only applicable approach in arriving at an opinion of value for the
subject site in the after condition.

A.

Site Valuation

1a. Sales Comparison Approach – Scope of Data Search
As noted above, the HBU of the subject remains the same in the “after” condition. Therefore, the
same sales used in the “before” condition remain relevant in our “after” analysis. We have, however,
chosen to supplement the existing sales with two commercial properties which were purchased with
the specific intent of church, as well as one listing which appears to be under contract for sale.
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1b. General Discussion
As noted above, we have chosen to utilize the same sales as were used in our “before” analysis, as
well as adding three supplemental properties for analysis.
Land Sales Chart - After
Sale Address
1
2
3
4
5
6
7

8700 224th Avenue NE
17xxx SE 60th Street
220xx NE 73rd Street
10415 Forbes Creek Drive
1811 132rd Place SE
16020 NE Bel-Red Road
3828 172nd Avenue NE

Also Considered
8 21126 State Route 9
9 15201 Main Street NE
10 3025 164th Avenue NE

City

Sale
Date

Redmond
Bellevue
Redmond
Kirkland
Bellevue
Bellevue
Redmond

04/10/17
08/22/17
08/25/17
09/01/17
07/17/17
11/30/17
10/26/17

*Price
$375,000
$270,000
$373,125
$350,000
$465,000
$310,000
$698,382

Woodinville
11/30/16
$2,900,000
Duvall
01/31/17
$298,700
Bellevue Under Contract $1,400,000

Subject

Size
(ac)
2.18
0.99
0.81
1.90
0.35
1.08
0.55

Size
(sf)

Price/
sf
Zoning

94,961 $3.95
RA5
42,942 $6.29
R-1
35,080 $10.64
RA5
82,764 $4.23 RS 12.5
15,246 $30.50 R-3.5
47,045 $6.59
R-5
23,754 $29.40
R-4

6.05 263,538 $11.00
0.69 30,019 $9.95
2.46 107,158 $13.06
1.13

49,320

RB
MT
R-3.5
R5

*Improvement values, if applicable, have been extracted from analysis price

Summaries of the additional comparable properties are as follows:
Sale 8 is the 2016 sale of a 6-acre site in Woodinville. The property is
located on the northwest corner of State Route 9 and State Route 524.
broker, there was some environmental contamination on approximately
resulting in a $100,000 discount to the sales price of the property. It sold
per square foot.

commercially-zoned and
According to the listing
½ acre of the property
for $2,900,000, or $11.00

Sale 9 is the 2017 sale of 0.81 acres in Duvall located along State Route 203. An adjacent property
owner (a church) purchased the property in order to expand their parking lot. The broker stated that
approximately 15% of the site is unusable due to wetlands; however, based upon available
topographical information, it appears this site will likely require some sort of retention wall and fill in
order to utilize the remaining property for that purpose. The final sales price was $298,700, or $9.95
per square foot.
Listing 10 is located along Bellevue-Redmond Road and abuts Sale 6 on its southerly property line.
According to the listing information, this property has an asking price of $1,400,000, or $13.06 per
square foot. The listing further states that this property can be used for a religious facility, school or
a single-family residential development. Calls for further information have not been returned to
date; however, our own research shows that there may be some topographical issues to consider.
For complete descriptions of the additional sales relied upon in the “after” condition, please refer to
the Addenda to this report.
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1c. Comparative Analyses
Our opinion of value for the subject property of $500,000, equates to approximately $10.13 on a per
square foot basis. Because single-family residential properties are typically purchased on a “per lot”
basis, our analysis was based on that unit of measure. Commercial properties, however, are typically
valued and purchased on a “per square foot” basis. In this case, the additional comparable data
indicates a value range of $9.95 to $13.06 per square foot of land, which is a relatively narrow range.
For comparison with the subject, adjustments have been considered to each sale to account for
transaction related factors (rights conveyed, conditions of sale, financing, and market conditions), as
well as adjustments for various differences with respect to physical characteristics (location, size, site
quality, utilities, and zoning).
As noted above, a limited number of sales specifically for the purpose of constructing a church are
available. The sales used do appear to adequately bracket the relevant aspects of the subject
property and are consistent with our HBU conclusion in the “after” condition.
Rights Conveyed relates to the actual interests transferred. In terms of the rights conveyed, the
additional comparables were essentially transfers of fee interests. As with the “before” condition, the
subject property does have limited access rights. Although the width of such access increases in the
“after” condition, the limitation on the property remains. For that reason, each of the additional
comparables received a downward adjustment as they are superior to the subject in that regard.
Conditions of Sale reflect adjustments for sales, which occurred under unusual and specific
conditions. This category is different than the adjustment for time, which will be dealt with
subsequently. None of the comparables warrant adjustment.
Financing adjustments are necessary for sales that were financed with atypical terms. This includes
seller financing with non-market interest rates or abnormal down payment levels; the theory being
that a comparable figure for use in appraisal analysis should reflect a cash-equivalent price, or a price
that is in line with existing market terms at the time of sale. All of the comparable sales had typical
of all cash financing, there for no adjustments were necessary.
In terms of adjustment support for time (market conditions), we have reviewed the market for
properties adjacent to a state highway with similar access limitations and HBU as the subject. The
result is that we have found that paired sales activity is extremely limited. Our discussions with
brokers, as well as our observations of market activity lead us to conclude that the pace of sales for
similar properties to the subject have increased over the past several years and is still considered to
be expanding. An upward adjustment has been made to Comparable 8 which sold in 2016, and a
downward adjustment was made for Comparable 10 which is under contract for sale. Comparable 9
sold in 2017 and received no adjustment.
While few of the Sales are within the specific neighborhood, all sales are within the same general
region. It is acknowledged that the unique nature of the site requires a wide geographic area for our
search. The locational adjustments are somewhat subjective; however, intensity of development is
one of the factors considered, as this tends to coincide with demand. Locational adjustments are
applied where a specific location is considered to be a positive or negative factor relative to the
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subject property. In this case, Comparables 1 and 2 have more rural locations and were
subsequently adjusted upward.
In terms of size, our analysis in the “after” condition is on a “per square foot” basis, and due to
economies of scale, larger parcels will typically sell on a lower unit price basis. Therefore, downward
adjustments are made to the unit price of properties smaller than the subject, and conversely,
upward adjustments are made to unit price of properties significantly larger than the subject.
Comparable 8 received an upward adjustment as it is significantly larger than the subject.
Comparable 9 received a small downward adjustment, and comparable 10 received an upward
adjustment, as well.
Site quality adjustments are also somewhat subjective and can include, but are not limited to
physical characteristics such as topography, shape, view amenity and overall appeal in the market. It
can also include access; however, in this case, the subject’s access limitations, including a mandatory
“right in, right out” driveway, have been addressed with the adjustment for Rights Conveyed.
Comparable 8 has received an upward adjustment for lack of view amenity. Comparable 9 received
an upward adjustment for critical areas and topography, and Comparable 10 received an adjustment
for lack of view amenity and overall appeal.
In terms of use/zoning, differences exist among the various residential zoning classifications as some
would allow for subdivision of the comparables were it not for other factors. Any subdivision
potential is considered speculative; however, those having a higher likelihood of achieving any
potential of subdivision are adjusted for effective differences in zoning.
In terms of utilities/infrastructure, Comparable 8 will require installation of an on-site septic system
and received an upward adjustment accordingly.
1d. Reconciliation and Conclusion of Land Value – “After” Condition
The following chart summarizes the individual adjustments made to the supplemental sales used for
comparison:
Comparable Sales Adjustment Chart - After
Analysis
Rights Conditions
Sale
Price
Conveyed of Sale
Financ.
8
$11.00
Sup (-)
0
0
9
$9.95
Sup (-)
0
0
10
$13.06
Sup (-)
0
0

Market
Interim
Cond.
Indication Location
Inf (+) =
$11.00
Inf (+)
0
>
$9.95
Inf (++)
Sup (-) >
$13.06
No Adj.

Size
Inf (++)
Sup (-)
Inf (+)

Site
Land Use/ Utilities/ Cumulative
Quality
Zoning
Infras. Indication
Inf(+)
Sup (-)
Inf (+)
Inferior
Inf (++)
Sup (-)
No Adj.
Inferior
Inf (++)
Sup (-)
No Adj.
Superior

As noted above, the supplemental sales show minimal difference between the price per square foot
of single-family residential building sites versus that of church-specific properties and identify an
acceptable range of value of above $11.00 per square foot and below $13.06 per square foot.
Comparables 8 and 9 are inferior indicators, and Comparable 10, which is the listing, is reflected as
superior. Although our HBU analysis concludes that the highest and best use of the subject property
will remain as a single-family residential building site, the subject will nonetheless have additional
rights of use in the “after” condition and as a result, additional potential uses would be possible.
With the above stated factors in mind, a land value of $11.50 per square foot is concluded in the
“after” condition for the subject’s land area, and is adequately supported by the data available.
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49,320 square feet @ $11.50/sf = $567,180

B. Whole Property Valuation

As with the before condition, existing site improvements are unaffected by the proposed change in
access width and have been excluded from our analysis.

C. Final Reconciliation and Conclusion of Value – “After” Condition

With all of the foregoing factors in mind, it is our opinion that the After value of the subject property
subsequent to the proposed increase in access, is as follows:
After Value: $567,180
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6 - Recapitulation

The following summarizes the before and after values for the subject property:
A. Value of Property “Before” Widening of Access
$500,000
B. Value of Property “After” Widening of Access
$567,180
C. Difference Between “Before and After” Values
$67,000, Rounded
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Item 11 – Explanation of
Damages/Cost-to-Cure/Special Benefits
Explanation of Damages

This appraisal concludes that there are no damages to the remainder as a result of the proposed
easement acquisition.

Explanation of Special Benefits

This appraisal concludes that the result of an increase in access to a Type C approach will allow for
additional uses of the subject property which were not available in the “before” condition; thus, the
project will result in special benefits to the remainder.
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Summary of Appraisal Conclusions
(Accounting tabulation - not indicative of appraisal method employed)

PROPERTY IDENTIFICATION:

218250-0082
Parcel No: 218250-0080

Anjuman-E-Burhani

Indicated Value Before Acquisition
As if Vacant
Usable Area
Encumbered Area
Unusable Area
Total Site Area:

Highest and Best Use:

Site Value:

Improvements Value (affected):

Type

Land Area

Unit Value

49,320 sf
0 sf
0 sf
49,320

$10.13
$0.30
$0.00

$499,612

Size

Building Improvements
Site Improvements
Landscaping
Asphalt/Concrete
Signage
Total Improvements:

Unit Value

0
0
0
0
0

Value

$499,612
$0
$0

@
@
@
@
@

Value

$0.00
$0.00
$0.00
$0.00
$0.00

$0
$0
$0
$0
$0
$0

Total Indicated Value Before Acquisition:

$499,612

Indicated Value of Remainder
Highest and Best Use:

Site Value:

Improvements Value (affected):

As if Vacant
Land Area
Unencumbered Area
49,320
Perm. Esmt - Right of Way
0
Wall Easement
0
Utility Easement
0
Temporary Const/Drainage. Esmt
0
Total Site Area:
49,320
Type

Unit Value

sf

$11.50
$0.00
$0.00
$0.00
$0.00

sf
sf
sf

$567,180

Size

Building Improvements
Site Improvements
Landscaping
Asphalt/Concrete
Signage
Cost-to-Cure

Unit Value

0
0
0
0

Value

$567,180
$0
$0
$0
$0

@
@
@
@
@

Value

$0.00
$0.00
$0.00
$0.00

$0
$0
$0
$0
$0
$0

Total Improvements (Less Cost to Cure):
Total Indicated Value - After Taking:

$0
$567,180

Breakdown of Acquisition
Land Area

Site Value:

Fee Acquisition
Perm. Esmt - Right of Way
Wall Easement
Utility Easement
Easement Acquisition - Temporary

Unit Value

0 sf
0 sf
0
0
0 sf

$0.00
$0.00
$0.00
$0.00
$0.00

Value

$0
$0
$0
$0
$0

Improvements Value (affected):

Type

Size

Building Improvements
Site Improvements
Landscaping
Asphalt/Concrete
Signage
Total Improvements:
Damages (Cost to Cure)

Type

Size

Signage
Site
Total Damages:
Benefits (subtract)

Type

Unit Value

0
0
0
0
0
0

Value

$0.00
$0.00
$0.00
$0.00
$0.00

$0
$0
$0
$0
$0
$0

Unit Value

0 sf
0 sf

n/a
$0.00

Value

$0
$0
$0

Size

49,320 sf
Total Benefits:

@
@
@
@
@

49,320

Unit Value

$1.37

Value

$67,568
$0
$67,568

Difference Between the Before and After Values (Rounded)

$67,600
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CERTIFICATION – S. MURRAY BRACKETT, MAI
I certify that, to the best of my knowledge and belief:
1.

The statements of fact contained in this report are true and correct.

2.

The reported analyses, opinions, and conclusions are limited only by the reported assumptions
and limiting conditions and are my personal, impartial, and unbiased professional analyses,
opinions, and conclusions.

3.

I have no present or prospective interest in the property that is the subject of this report and no
personal interest with respect to the parties involved.

4.

I have performed no (or the specified) services, as an appraiser or in any other capacity, regarding
the property that is the subject of this report within the three-year period immediately preceding
acceptance of this assignment.

5.

I have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment.

6.

My engagement in this assignment was not contingent upon developing or reporting
predetermined results.

7.

My compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of value opinion, the attainment of a stipulated result, or the occurrence of a subsequent
event directly related to the intended use of this appraisal.

8.

My analyses, opinions and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

9.

I have made a personal inspection of the property that is the subject of this report. (If more than
one person signs this certification, the certification must clearly specify which individuals did and
which individuals did not make a personal inspection of the appraised property.)

10. No one provided significant real property appraisal assistance to the person signing this
certification, unless otherwise noted.
11. The reported analyses, opinions and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the Code of Professional Ethics and Standards
of Professional Appraisal Practice of the Appraisal Institute.
12. The use of this report is subject to the requirements of the Appraisal Institute relating to review
by its duly authorized representatives.
13. As of the date of this report, I have completed the continuing education program for Designated
Members of the Appraisal Institute.

Date of Value: _____January 3, 2018_____

___________________________________
S. Murray Brackett

State Cert. #27011-1100853
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CERTIFICATION – CHRISTINA J. LOVELL, ASSOCIATE APPRAISER
I certify that, to the best of my knowledge and belief:
1.

The statements of fact contained in this report are true and correct.

2.

The reported analyses, opinions, and conclusions are limited only by the reported assumptions
and limiting conditions and are my personal, impartial, and unbiased professional analyses,
opinions, and conclusions.

3.

I have no present or prospective interest in the property that is the subject of this report and no
personal interest with respect to the parties involved.

4.

I have performed no (or the specified) services, as an appraiser or in any other capacity, regarding
the property that is the subject of this report within the three-year period immediately preceding
acceptance of this assignment.

5.

I have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment.

6.

My engagement in this assignment was not contingent upon developing or reporting
predetermined results.

7.

My compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of value opinion, the attainment of a stipulated result, or the occurrence of a subsequent
event directly related to the intended use of this appraisal.

8.

My analyses, opinions and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

9.

I have made a personal inspection of the property that is the subject of this report. (If more than
one person signs this certification, the certification must clearly specify which individuals did and
which individuals did not make a personal inspection of the appraised property.)

10. No one provided significant real property appraisal assistance to the person signing this
certification, unless otherwise noted.
11. The reported analyses, opinions and conclusions were developed, and this report has been
prepared, in conformity with the requirements of the Code of Professional Ethics and Standards
of Professional Appraisal Practice of the Appraisal Institute.
12. The use of this report is subject to the requirements of the Appraisal Institute relating to review
by its duly authorized representatives.
13. As of the date of this report, I have completed the Standards and Ethics Education Requirements
for Practicing Affiliates of the Appraisal Institute.
14. As of the date of this report, I have completed the continuing education program for Practicing
Affiliates of the Appraisal Institute.

Date of Value: _____January 3, 2018_____

___________________________________
Christina J. Lovell

State Cert. #27011-1001951
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First American Title
1. WA Subdivision Guarantee
Form No. 14
Subdivision Guarantee

Guarantee No.: NCS-600422-WA1

GUARANTEE
Issued by

First American Title Insurance Company
818 Stewart Street, Suite 800, Seattle, WA 98101
Title Officer: Mike Cooper
Phone: (206)728-0400
FAX: (206)448-6348

=

First American Title Insurance Company

First American Title

First American Title

Form No. 14
Subdivision Guarantee (4-10-75)

Guarantee No.: NCS-600422-WA1
Page No.: 1
=

First American Title Insurance Company
National Commercial Services

818 Stewart Street, Suite 800, Seattle, WA 98101
(206)728-0400 - (800)526-7544 FAX (206)448-6348
Mike Cooper

Linda Horne

(206)615-3107

(206)615-3057

mcooper@firstam.com

lhorne@firstam.com

SUBDIVISION GUARANTEE
LIABILITY

$

3,000.00

FEE

$

500.00

TAX $

47.50

ORDER NO.:

NCS-600422-WA1

YOUR REF.:

15252 North 51st Street

First American Title Insurance Company
a Corporation, herein called the Company
Subject to the Liability Exclusions and Limitations set forth below and in Schedule A.
GUARANTEES
Will Advise
herein called the Assured, against loss not exceeding the liability amount stated above which the Assured
shall sustain by reason of any incorrectness in the assurances set forth in Schedule A.
LIABILITY EXCLUSIONS AND LIMITATIONS
1.

No guarantee is given nor liability assumed with respect to the validity, legal effect or priority of
any matter shown therein.

2.

The Company's liability hereunder shall be limited to the amount of actual loss sustained by the
Assured because of reliance upon the assurance herein set forth, but in no event shall the
Company's liability exceed the liability amount set forth above.

3.

This Guarantee is restricted to the use of the Assured for the purpose of providing title evidence
as may be required when subdividing land pursuant to the provisions of Chapter 58.17, R.C.W.,
and the local regulations and ordinances adopted pursuant to said statute. It is not to be used
as a basis for closing any transaction affecting title to said property.

Dated: March 27, 2013 at 7:30 A.M.
=

First American Title Insurance Company

First American Title

First American Title

Form No. 14
Subdivision Guarantee (4-10-75)

Guarantee No.: NCS-600422-WA1
Page No.: 2
=

SCHEDULE A
The assurances referred to on the face page are:
A.

Title is vested in:
Anjuman-E-Burhani, Seattle, a Washington non-profit corporation

B.

That according to the Company's title plant records relative to the following described real
property (including those records maintained and indexed by name), there are no other
documents affecting title to said real property or any portion thereof, other than those shown
below under Record Matters.

The following matters are excluded from the coverage of this Guarantee:
1.

Unpatented Mining Claims, reservations or exceptions in patents or in acts authorizing the
issuance thereof.

2.

Water rights, claims or title to water.

3.

Tax Deeds to the State of Washington.

4.

Documents pertaining to mineral estates.

DESCRIPTION:
TRACT 8, EAST SIDE GARDENS, ACCORDING TO THE PLAT THEREOF, RECORDED IN VOLUME
12 OF PLATS, PAGE 68, IN KING COUNTY, WASHINGTON;
EXCEPT THE NORTH 1,011.34 FEET THEREOF;
AND EXCEPT THE EAST 230 FEET THEREOF;
AND EXCEPT THAT PORTION CONVEYED TO KING COUNTY FOR ROAD BY DEED RECORDED
UNDER RECORDING NO. 2716295;
AND EXCEPT THAT PORTION THEREOF CONDEMNED IN SUPERIOR COURT CAUSE NO. 750450
FOR S.R. 520.
APN: 218250-0080-08
APN: 218250-0082-06
=
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=

RECORD MATTERS:
1.

General Taxes for the year 2013.
Tax Account No.:
218250-0080-08
Amount Billed:
$
2,386.07
Amount Paid:
$
0.00
Amount Due:
$
2,386.07
Assessed Land Value:
$
209,000.00
Assessed Improvement Value: $
0.00
(Affects portion of the property)

2.

General Taxes for the year 2013.
Tax Account No.:
218250-0082-06
Amount Billed:
$
2,807.89
Amount Paid:
$
0.00
Amount Due:
$
2,807.89
Assessed Land Value:
$
245,000.00
Assessed Improvement Value: $
1,000.00
(Affects remainder of the property)

3.

Condemnation in King County Superior Court by the State of Washington, of rights of access to
state highway and of light, view and air by decree entered Undisclosed, Cause No. 750450.

4.

Relinquishment of all existing and future rights to light, view and air, together with the rights of
access to and from the State Highway constructed on lands conveyed by document in favor of
the State of Washington:
Recorded:
September 13, 1972
Recording No.:
7209130097

5.

Matters that may be disclosed upon recordation of Final Subdivision.
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INFORMATIONAL NOTES
NOTE to proposed insured lender only: No Private transfer fee covenant, as defined in Federal
Housing Finance Agency Final Rule 12 CFR Part 1228, that was created and first appears in the
Public Records on or after February 8, 2011, encumbers the Title except as follows: None
A.

Any sketch attached hereto is done so as a courtesy only and is not part of any title commitment
or policy. It is furnished solely for the purpose of assisting in locating the premises and First
American expressly disclaims any liability which may result from reliance made upon it.
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SCHEDULE OF EXCLUSIONS FROM COVERAGE OF THIS GUARANTEE

1. Except to the extent that specific assurance are provided in this Guarantee, the Company assumes no liability for loss or damage by reason of the following:
(a) Defects, liens, encumbrances, adverse claims or other matters against the title, whether or not shown by the public records.
(b) (1) Taxes or assessments of any taxing authority that levies taxes or assessments on real property; or, (2) Proceedings by a public agency which may result in taxes
or assessments, or notices of such proceedings, whether or not the matters excluded under (1) or (2) are shown by the records of the taxing authority or by the public
records.
(c) (1) Unpatented mining claims; (2) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (3) water rights, claims or title to water, whether
or not the matters excluded under (1), (2) or (3) are shown by the public records.
2. Notwithstanding any specific assurances which are provided in this Guarantee, the Company assumes no liability for loss or damage by reason of the following:
(a) Defects, liens, encumbrances, adverse claims or other matters affecting the title to any property beyond the lines of the land expressly described in this Guarantee, or
title to streets, roads, avenues, lanes, ways or waterways to which such land abuts, or the right to maintain therein vaults, tunnels, ramps, or any structure or improvements;
or any rights or easements therein, unless such property, rights or easements are expressly and specifically set forth in said description.
(b) Defects, liens, encumbrances, adverse claims or other matters, whether or not shown by the public records; (1) which are created, suffered, assumed or agreed to by
one or more of the Assureds; (2) which result in no loss to the Assured; or (3) which do not result in the invalidity or potential invalidity of any judicial or non-judicial
proceeding which is within the scope and purpose of the assurances provided.
(c) The identity of any party shown or referred to in this Guarantee.
(d) The validity, legal effect or priority of any matter shown or referred to in this Guarantee.
GUARANTEE CONDITIONS AND STIPULATIONS
1. Definition of Terms.
The following terms when used in the Guarantee mean:
(a) the "Assured": the party or parties named as the Assured in this Guarantee, or
on a supplemental writing executed by the Company.
(b) "land": the land described or referred to in this Guarantee, and improvements
affixed thereto which by law constitute real property. The term "land" does not
include any property beyond the lines of the area described or referred to in this
Guarantee, nor any right, title, interest, estate or easement in abutting streets, roads,
avenues, alleys, lanes, ways or waterways.
(c) "mortgage": mortgage, deed of trust, trust deed, or other security instrument.
(d) "public records" : records established under state statutes at Date of
Guarantee for the purpose of imparting constructive notice of matters relating to real
property to purchasers for value and without knowledge.
(e) "date": the effective date.
2. Notice of Claim to be Given by Assured Claimant.
An Assured shall notify the Company promptly in writing in case knowledge shall
come to an Assured hereunder of any claim of title or interest which is adverse to the
title to the estate or interest, as stated herein, and which might cause loss or damage
for which the Company may be liable by virtue of this Guarantee. If prompt notice
shall not be given to the Company, then all liability of the Company shall terminate
with regard to the matter or matters for which prompt notice is required; provided,
however, that failure to notify the Company shall in no case prejudice the rights of
any Assured under this Guarantee unless the Company shall be prejudiced by the
failure and then only to the extent of the prejudice.
3. No Duty to Defend or Prosecute.
The Company shall have no duty to defend or prosecute any action or proceeding to
which the Assured is a party, notwithstanding the nature of any allegation in such
action or proceeding.
4. Company's Option to Defend or Prosecute Actions; Duty of Assured
Claimant to Cooperate.
Even though the Company has no duty to defend or prosecute as set forth in
Paragraph 3 above:
(a) The Company shall have the right, at its sole option and cost, to institute and
prosecute any action or proceeding, interpose a defense, as limited in (b), or to do
any other act which in its opinion may be necessary or desirable to establish the title
to the estate or interest as stated herein, or to establish the lien rights of the
Assured, or to prevent or reduce loss or damage to the Assured. The Company may
take any appropriate action under the terms of this Guarantee, whether or not it shall
be liable hereunder, and shall not thereby concede liability or waive any provision of
this Guarantee. If the Company shall exercise its rights under this paragraph, it shall
do so diligently.
(b) If the Company elects to exercise its options as stated in Paragraph 4(a) the
Company shall have the right to select counsel of its choice (subject to the right of
such Assured to object for reasonable cause) to represent the Assured and shall not
be liable for and will not pay the fees of any other counsel, nor will the Company pay

any fees, costs or expenses incurred by an Assured in the defense of those causes of
action which allege matters not covered by this Guarantee.
(c) Whenever the Company shall have brought an action or interposed a defense
as permitted by the provisions of this Guarantee, the Company may pursue any
litigation to final determination by a court of competent jurisdiction and expressly
reserves the right, in its sole discretion, to appeal from an adverse judgment or order.
(d) In all cases where this Guarantee permits the Company to prosecute or
provide for the defense of any action or proceeding, an Assured shall secure to the
Company the right to so prosecute or provide for the defense of any action or
proceeding, and all appeals therein, and permit the Company to use, at its option, the
name of such Assured for this purpose. Whenever requested by the Company, an
Assured, at the Company's expense, shall give the Company all reasonable aid in any
action or proceeding, securing evidence, obtaining witnesses, prosecuting or
defending the action or lawful act which in the opinion of the Company may be
necessary or desirable to establish the title to the estate or interest as stated herein,
or to establish the lien rights of the Assured. If the Company is prejudiced by the
failure of the Assured to furnish the required cooperation, the Company's obligations
to the Assured under the Guarantee shall terminate.
5. Proof of Loss or Damage.
In addition to and after the notices required under Section 2 of these Conditions and
Stipulations have been provided to the Company, a proof of loss or damage signed
and sworn to by the Assured shall be furnished to the Company within ninety (90)
days after the Assured shall ascertain the facts giving rise to the loss or damage. The
proof of loss or damage shall describe the matters covered by this Guarantee which
constitute the basis of loss or damage and shall state, to the extent possible, the
basis of calculating the amount of the loss or damage. If the Company is prejudiced
by the failure of the Assured to provide the required proof of loss or damage, the
Company's obligation to such Assured under the Guarantee shall terminate. In
addition, the Assured may reasonably be required to submit to examination under
oath by any authorized representative of the Company and shall produce for
examination, inspection and copying, at such reasonable times and places as may be
designated by any authorized representative of the Company, all records, books,
ledgers, checks, correspondence and memoranda, whether bearing a date before or
after Date of Guarantee, which reasonably pertain to the loss or damage. Further, if
requested by any authorized representative of the Company, the Assured shall grant
its permission, in writing, for any authorized representative of the Company to
examine, inspect and copy all records, books, ledgers, checks, correspondence and
memoranda in the custody or control of a third party, which reasonably pertain to the
Loss or Damage. All information designated as confidential by the Assured provided
to the Company, pursuant to this Section shall not be disclosed to others unless, in
the reasonable judgment of the Company, it is necessary in the administration of the
claim. Failure of the Assured to submit for examination under oath, produce other
reasonably requested information or grant permission to secure reasonably necessary
information from third parties as required in the above paragraph, unless prohibited
by law or governmental regulation, shall terminate any liability of the Company under
this Guarantee to the Assured for that claim.
Form No. 1282 (Rev. 12/15/95)
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6. Options to Pay or Otherwise Settle Claims: Termination of Liability.
In case of a claim under this Guarantee, the Company shall have the following
additional options:
(a) To Pay or Tender Payment of the Amount of Liability or to Purchase the
Indebtedness.
The Company shall have the option to pay or settle or compromise for or in the name
of the Assured any claim which could result in loss to the Assured within the coverage
of this Guarantee, or to pay the full amount of this Guarantee or, if this Guarantee is
issued for the benefit of a holder of a mortgage or a lienholder, the Company shall
have the option to purchase the indebtedness secured by said mortgage or said lien
for the amount owing thereon, together with any costs, reasonable attorneys' fees and
expenses incurred by the Assured claimant which were authorized by the Company up
to the time of purchase.
Such purchase, payment or tender of payment of the full amount of the Guarantee
shall terminate all liability of the Company hereunder. In the event after notice of
claim has been given to the Company by the Assured the Company offers to purchase
said indebtedness, the owner of such indebtedness shall transfer and assign said
indebtedness, together with any collateral security, to the Company upon payment of
the purchase price.
Upon the exercise by the Company of the option provided for in Paragraph (a) the
Company's obligation to the Assured under this Guarantee for the claimed loss or
damage, other than to make the payment required in that paragraph, shall terminate,
including any obligation to continue the defense or prosecution of any litigation for
which the Company has exercised its options under Paragraph 4, and the Guarantee
shall be surrendered to the Company for cancellation.
(b) To Pay or Otherwise Settle With Parties Other Than the Assured or With the
Assured Claimant.
To pay or otherwise settle with other parties for or in the name of an Assured claimant
any claim Assured against under this Guarantee, together with any costs, attorneys'
fees and expenses incurred by the Assured claimant which were authorized by the
Company up to the time of payment and which the Company is obligated to pay.
Upon the exercise by the Company of the option provided for in Paragraph (b) the
Company's obligation to the Assured under this Guarantee for the claimed loss or
damage, other than to make the payment required in that paragraph, shall terminate,
including any obligation to continue the defense or prosecution of any litigation for
which the Company has exercised its options under Paragraph 4.
7. Determination and Extent of Liability.
This Guarantee is a contract of Indemnity against actual monetary loss or damage
sustained or incurred by the Assured claimant who has suffered loss or damage by
reason of reliance upon the assurances set forth in this Guarantee and only to the
extent herein described, and subject to the Exclusions From Coverage of This
Guarantee.
The Liability of the Company under this Guarantee to the Assured shall not exceed the
least of:
(a) the amount of liability stated in this Guarantee;
(b) the amount of the unpaid principal indebtedness secured by the mortgage of an
Assured mortgagee, as limited or provided under Section 6 of these Conditions and
Stipulations or as reduced under Section 9 of these Conditions and Stipulations, at the
time the loss or damage Assured against by this Guarantee occurs, together with
interest thereon; or
(c) the difference between the value of the estate or interest covered hereby as
stated herein and the value of the estate or interest subject to any defect, lien or
encumbrance Assured against by this Guarantee.
8. Limitation of Liability.
(a) If the Company establishes the title, or removes the alleged defect, lien or
encumbrance, or cures any other matter Assured against by this Guarantee in a
reasonably diligent manner by any method, including litigation and the completion of
any appeals therefrom, it shall have fully performed its obligations with respect to that
matter and shall not be liable for any loss or damage caused thereby.
(b) In the event of any litigation by the Company or with the Company's consent,
the Company shall have no liability for loss or damage until there has been a final
determination by a court of competent jurisdiction, and disposition of all appeals
therefrom, adverse to the title, as stated herein.

(c) The Company shall not be liable for loss or damage to any Assured for liability
voluntarily assumed by the Assured in settling any claim or suit without the
prior written consent of the Company.
9. Reduction of Liability or Termination of Liability.
All payments under this Guarantee, except payments made for costs, attorneys' fees
and expenses pursuant to Paragraph 4 shall reduce the amount of liability pro tanto.
10. Payment of Loss.
(a) No payment shall be made without producing this Guarantee for endorsement
of the payment unless the Guarantee has been lost or destroyed, in which case proof
of loss or destruction shall be furnished to the satisfaction of the Company.
(b) When liability and the extent of loss or damage has been definitely fixed in
accordance with these Conditions and Stipulations, the loss or damage shall be
payable within thirty (30) days thereafter.
11. Subrogation Upon Payment or Settlement.
Whenever the Company shall have settled and paid a claim under this Guarantee, all
right of subrogation shall vest in the Company unaffected by any act of the Assured
claimant.
The Company shall be subrogated to and be entitled to all rights and remedies which
the Assured would have had against any person or property in respect to the claim had
this Guarantee not been issued. If requested by the Company, the Assured shall
transfer to the Company all rights and remedies against any person or property
necessary in order to perfect this right of subrogation. The Assured shall permit the
Company to sue, compromise or settle in the name of the Assured and to use the
name of the Assured in any transaction or litigation involving these rights or remedies.
If a payment on account of a claim does not fully cover the loss of the Assured the
Company shall be subrogated to all rights and remedies of the Assured after the
Assured shall have recovered its principal, interest, and costs of collection.
12. Arbitration.
Unless prohibited by applicable law, either the Company or the Assured may demand
arbitration pursuant to the Title Insurance Arbitration Rules of the American Arbitration
Association. Arbitrable matters may include, but are not limited to, any controversy or
claim between the Company and the Assured arising out of or relating to this
Guarantee, any service of the Company in connection with its issuance or the breach
of a Guarantee provision or other obligation. All arbitrable matters when the Amount
of Liability is $1,000,000 or less shall be arbitrated at the option of either the Company
or the Assured. All arbitrable matters when the amount of liability is in excess of
$1,000,000 shall be arbitrated only when agreed to by both the Company and the
Assured. The Rules in effect at Date of Guarantee shall be binding upon the parties.
The award may include attorneys' fees only if the laws of the state in which the land is
located permits a court to award attorneys' fees to a prevailing party. Judgment upon
the award rendered by the Arbitrator(s) may be entered in any court having
jurisdiction thereof.
The law of the situs of the land shall apply to an arbitration under the Title Insurance
Arbitration Rules.
A copy of the Rules may be obtained from the Company upon request.
13. Liability Limited to This Guarantee; Guarantee Entire Contract.
(a) This Guarantee together with all endorsements, if any, attached hereto by the
Company is the entire Guarantee and contract between the Assured and the
Company. In interpreting any provision of this Guarantee, this Guarantee shall be
construed as a whole.
(b) Any claim of loss or damage, whether or not based on negligence, or any action
asserting such claim, shall be restricted to this Guarantee.
(c) No amendment of or endorsement to this Guarantee can be made except by a
writing endorsed hereon or attached hereto signed by either the President, a Vice
President, the Secretary, an Assistant Secretary, or validating officer or authorized
signatory of the Company.
14. Notices, Where Sent.
All notices required to be given the Company and any statement in writing required to
be furnished the Company shall include the number of this Guarantee and shall be
addressed to the Company at 2 First American Way. Bldg. 2, Santa Ana, CA. 92707.
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Reference No.: 600422
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Location Map
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Tax ID: 218250-0080-08 & 218250-0082-06

Short Legal: A Portion of Tract 8 Plat Map Vol12 Pg68

First American Title

Map Not
To Scale

This map may or may not be a survey of the land depicted hereon.
You should not rely upon it for any purpose other than orientation
to the general location of the parcel or parcels depicted. First
American Title expressly disclaims any liability for alleged loss or
damage which may result from reliance upon this map.
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LAND SALE NO. 1

Aerial

Property Photo
Property Identification
Property ID
Property Type
Property Name
Address
City, State Zip
County
Section, Township, Range
Tax ID
Latitude and Longitude

48090
Residential (Single-Family) Land
Vacant Land
8700 224th Ave NE
Redmond, Washington 98053
King
SE04 25N 06E
0425069178
47.679859 -122.041764

Sale Data
Seller
Buyer
Sale Date
Sale Price
Analysis Price
Deed Type
Reference No.
Property Rights Transferred
Market Time
Verified By
Verification With
Verification Date

Kollar
Kerlee
04-03-2017
$375,000
$375,000
Statutory Warranty Deed
20170410000678
Fee Simple
24
Christina Lovell
Mark Murray
04-13-2017

Sale Remarks
This is a pending sale that closed after the date of value.
Land Data
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Land Size
Topography
Utilities
Shape
In Flood Plain?
Zoning Code
Site Description
Encumbrances Description

2.18000 acres or 94,961 SF
Gently Sloping
At Road
Irregular
No
RA5
Rural Residential
Bisected by 100-foot pipeline easement
100-foot pipeline easement bisects property

Indicators
Analysis Price/Gross Acre
Analysis Price/Gross SF

$172,018 per Acre
$3.95 per SF

Property Remarks
It is gently sloping property located at the end of a private road with power, water and natural gas to
the property line, but will require installation of an on-site septic system. According to the listing broker,
there was no approved septic design at the time of sale and limited feasibility work was done prior to
closing. In addition, there is a 100-foot pipeline easement bisecting the property leaving only 1 acre of
usable land. The pending sale was for $375,000, or $3.95 per acre, and according to the broker, the
sales price did not change between its pending status and when it closed.
Comp ID No. 48090
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LAND SALE NO. 2

Aerial View
Property Identification
Property ID
Property Type
Property Name
Address
City, State Zip
County
Tax ID
Latitude and Longitude
Sale Data
Seller

49371
Residential (Single-Family) Land
Vacant Land
SE 60th Street
Bellevue, Washington 98006
King
242405-9121
47.547308 -122.107869

Buyer
Sale Date
Sale Price
Analysis Price
Deed Type
Reference No.
Property Rights Transferred
Financing
Verified By
Verification With
Verification Date

Richard D. Currie, Personal Representative of the Estate of Catherine
Ann Currie
Jongsook Kim Ghim and Youngjin Andrew Ghim
08-22-2017
$270,000
$270,000
Statutory Warranty Deed
20170825001615
Fee Simple
Cash to seller
Christina Lovell
Todd Pettit
01-05-2018

Land Data
Land Size
Topography
Shape

0.98581 acres or 42,942 SF
Sloped
Rectangular
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Access
Zoning Code

via 174th Avenue SE
R-1
Residential

Indicators
Analysis Price/Gross Acre
Analysis Price/Gross SF
Analysis Price/Unit
Analysis Price/Front Foot

$273,886 per Acre
$6.29 per SF
$0
$.00

Property Remarks
This is the August 2017 sale of a 42,942-square-foot lot located off of SE 60th Street, east of SE Cougar
Mountain Drive, in Bellevue. The property is rectangular shape with a sloping topography that is lightly
treed. Power and water are on-site; however, public sewer will require an extension of approximately 180
feet at a cost of approximately $150,000. The City of Bellevue allows for a 12,000-square-foot building
footprint, but topographical issues will make single-family development costly, according to the listing
broker. The property sold for $270,000, or $6.29 per square foot.
Comp ID No. 49371
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LAND SALE NO. 3

Property Identification
Property ID
Property Type
Property Name
Address
City, State Zip
County
Tax ID
Latitude and Longitude

50008
Residential (Single-Family) Land
Vacant land
220xx NE 73rd Street
Redmond, Washington 98052
King
0925069167
47.669973 -122.046264

Sale Data
Seller
Buyer
Sale Date
Sale Price
Analysis Price
Deed Type
Property Rights Transferred
Market Time
Financing
Verified By
Verification With
Verification Date

Arany-Kovacs
Putnam
08-25-2017
$373,125
$373,125
Statutory Warranty Deed
Fee Simple
11
Cash to seller
Christina Lovell
Chris McQuillan
01-08-2018

Land Data
Land Size
Topography
Shape
In Flood Plain?

0.80533 acres or 35,080 SF
Level
Rectangular
No
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Zoning Code

RA5

Rural Residential

Indicators
Analysis Price/Gross Acre
Analysis Price/Gross SF

$463,319 per Acre
$10.64 per SF

Property Remarks
This is the 2017 sale of 0.80 acres off Union Hill Road in Redmond. According to the broker, there
appear to be no critical areas on site; however, no studies were completed prior to closing. The property
did have an expired septic design and community water available. The sales price was $373,125, or
$10.64 per square foot.
Comp ID No. 50008
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LAND SALE NO. 4

Property Identification
Property ID
Property Type
Property Name
Address
City, State Zip
County
Tax ID
Latitude and Longitude

50009
Residential (Single-Family) Land
Vacant land
10415 Forbes Creek Drive
Kirkland, Washington 98033
King
3890100054
47.694515 -122.208283

Sale Data
Seller
Buyer
Sale Date
Sale Price
Analysis Price
Deed Type
Property Rights Transferred
Financing
Verified By
Verification With
Verification Date

DJTT Holdings LLC
GE Forbes Creek LLC
09-01-2017
$350,000
$350,000
Statutory Warranty Deed
Fee Simple
Cash to seller
Christina Lovell
Mary Orvis
01-08-2018

Land Data
Land Size
Topography
Utilities
Shape
Zoning Code

1.90000 acres or 82,764 SF
Sloped
All utilities available
Irregular
RS 12.5
Low density residential
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Indicators
Analysis Price/Gross Acre
Analysis Price/Gross SF

$184,211 per Acre
$4.23 per SF

Property Remarks
This is the 2017 sale of 1.9 acres in Kirkland. According to the broker, the property was significantly
overpriced at $550,000 at the request of the seller, and this subsequently resulted in three previous
deals which fell through. The fourth sale, which closed, took place after the seller agreed to the much
lower sales price which was believed to have been market value. The property has significant slope and
critical areas issues, and there is only 1 building site requiring substantial pumping to the sewer line 210
feet away. There is no subdivision potential, and although the property did sell with plans for a
single-family residence and building permit, the purchaser did not intend to build that particular home
and would instead design their own. Critical area studies complete at the time of sale.
Comp ID No. 50009
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LAND SALE NO. 5

Property Identification
Property ID
Property Type
Property Name
Address
City, State Zip
County
Tax ID
Latitude and Longitude

50010
Residential (Single-Family) Land
Vacant Land
1811 132nd Place SE
Bellevue, Washington 98005
King
0424059093
47.594015 -122.166585

Sale Data
Seller
Buyer
Sale Date
Sale Price
Analysis Price
Deed Type
Property Rights Transferred
Market Time
Financing
Verified By
Verification With
Verification Date

Tahn Associates, LLC
Sonbans LLC
07-17-2017
$465,000
$465,000
Statutory Warranty Deed
Fee Simple
14
Cash to seller
Christina Lovell
Donald Tsai
01-08-2018

Land Data
Land Size
Utilities
Shape
In Flood Plain?

0.35000 acres or 15,246 SF
Public utilities on-site
Irregular
No
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Zoning Code
Site Description

R 3.5
Single-family residential
Previously improved with tear-down mobile home.

Indicators
Analysis Price/Gross Acre
Analysis Price/Gross SF

$1,328,571 per Acre
$30.50 per SF

Property Remarks
This is the 2017 sale of 0.35 acres in Bellevue. At the time of the sale, there was an abandoned and
dilapidated mobile home on the property to which no value was attributed. According to the broker,
the property sold for $465,000 and the sellers had already secured approval from the City of Bellevue to
construct a 3,407-square-foot building and issued a conditional use permit for use of the new SFR as
in-home care.
Comp ID No. 50010
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LAND SALE NO. 6

Property Identification
Property ID
Property Type
Property Name
Address
City, State Zip
County
Tax ID
Latitude and Longitude

50020
Residential (Single-Family) Land
Redevelopment Land
3828 172nd Avenue NE
Redmond, Washington 98052
King
3134100201
47.645072 -122.110018

Sale Data
Seller
Buyer
Sale Date
Sale Price
Analysis Price
Deed Type
Property Rights Transferred
Market Time
Financing
Verified By
Verification With
Verification Date

McWilliams/MacKay
Guo
10-26-2017
$950,000
$950,000
Statutory Warranty Deed
Fee Simple
7
Cash to seller
Christina Lovell
Amy Dedoyard
01-09-2018

Land Data
Land Size

0.54532 acres or 23,754 SF

Indicators
Analysis Price/Gross Acre

$1,742,096 per Acre
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Analysis Price/Gross SF

$39.99 per SF

Property Remarks
This is the sale of 0.54 acres in Redmond. The property was marketed as potential redevelopment land;
however, the purchaser opted to retain the existing residence. The residence had received some
upgrades. For analysis purposes, the depreciated improvement value of $215,618 (as indicated by
Marshall) was subtracted from the sales price for an adjusted land value of $29.40 per square foot, or
$698,382 for the site. According to the broker, this was an arm's-length transaction with no concessions
or unusual financing terms to consider.
Comp ID No. 50020

18-0001mb - © 2018 Valbridge Property Advisors | Puget Sound

ANJUMAN-E-BURHANI PROPERTY
ADDENDA

LAND SALE NO. 7

Property Identification
Property ID
Property Type
Property Name
Address
City, State Zip
County
Tax ID
Latitude and Longitude

50011
Residential (Single-Family) Land
Vacant Land
16020 NE Bellevue-Redmond Road
Bellevue, Washington 98008
King
2425059053, 2325059110
47.638853 -122.121791

Sale Data
Seller
Buyer
Sale Date
Sale Price
Analysis Price
Deed Type
Reference No.
Property Rights Transferred
Market Time
Financing
Verified By
Verification With
Verification Date

Hammond
Auesiriwong
11-30-2017
$310,000
$310,000
Statutory Warranty Deed
20171201000643
Fee Simple
591
Cash to seller
Christina Lovell
Vicky Francis
01-08-2018

Land Data
Land Size
Topography
Utilities

1.08001 acres or 47,045 SF
Sloped
Access to all public utilities
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Shape
In Flood Plain?
Zoning Code

Irregular
No
R-5
Single-family residential

Indicators
Analysis Price/Gross Acre
Analysis Price/Gross SF

$287,034 per Acre
$6.59 per SF

Property Remarks
This is the sale of 1.08 acres located in the City of Bellevue near Microsoft. The sale included two
separate tax parcels: 2325059110 is 0.13 acre, and 2425059053 is 0.95 acre. The broker states that the
buyer could build 1 large residence or two small residences. The property is approximately one-half
wetlands; however, the broker stated that the wetlands were caused by infrastructure work done by the
City of Bellevue, which also appears to have caused some drainage issues.
Comp ID No. 50011
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LAND SALE NO. 8

21126 State Route 9, Woodinville
Property Identification
Property ID
Property Type
Property Name
Address
City, State Zip
County
Location Description

Section, Township, Range
Tax ID
Latitude and Longitude
Sale Data
Seller
Buyer
Sale Date
Sale Price
Analysis Price
Deed Type
Reference No.
Property Rights Transferred
Market Time
Financing
Conditions of Sale
Verified By
Verification With

21126 State Route 9, Woodinville

47423
Commercial Land
Gold Creek Community Church site
21126 State Highway 9
Woodinville, Washington 98072
King
Northwest corner of State Route 9 and Maltby Rd (State Route 524),
north of the City of Woodinville in unincorporated Snohomish
County.
Section 22, Township 27 North, Range 5 East, W.M.
270522-004-022-00, -023-00, -031-00
47.805595 -122.145238

The Gemo Co., Inc.
Gold Creek Community Church
11-30-2016
$2,900,000
$2,900,000
Special Warranty
20161130-0326
Fee Simple
365+
IRC Section 1031 tax-deferred exchange, $2,750,000 line of credit by
Wesleyan Investment Foundation
Arm's Length
Diane Quinn
Broker Ruybal, CBRE listing, public records
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Verification Date

11-30-2016

Sale Remarks
Listed for $3,000,000 by CBRE. Purchased by owner-user (Gold Creek Community Church). The
property was listed for over a year.
Land Data
Land Size
Topography
Front Footage
Utilities
Shape
Access
In Flood Plain?
Zoning Code

6.05002 acres or 263,539 SF
Mostly level
445.00 445 (+-) feet along State Route 9 and 575 (+-) feet along
State Route 524
All available except sanitary sewer service
Generally Rectangular
Both rights-of-way
No N/A 53061C 1345E
RB
Rural Business

Indicators
Analysis Price/Gross Acre
Analysis Price/Gross SF
Analysis Price/Front Foot

$479,337 per Acre
$11.00 per SF
$6,516.85

Property Remarks
Signalized corner. Generally level with installed water, electricity and on-site septic. Improved with an
1,800-square-foot workshop built in 1984 and 2,925-square-foot convenience store built in 1975. The
buyer will demolish the improvements and construct a church. The selling broker indicated roughly 1/2
acre of the site was impacted with soils contamination related to automotive sources. The contamination
was well documented and due to this fact a $100,000 discount in the price was given. It was purchased
as-is for $2,900,000, or $11.00 per square foot of land.
Comp ID No. 47423
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LAND SALE NO. 9

Property Identification
Property ID
Property Type
Property Name
Address
City, State Zip
County
Location Description
Map Grid
Section, Township, Range
Tax ID
Latitude and Longitude

48890
Land
Duvall Commercial Site
15201 Main Street NE
Duvall, Washington 98019
King
west side of Main at NE Valley Street
508/F2
13-26-06
212990-0080, -0070
47.738032 -121.987612

Sale Data
Seller
Buyer
Sale Date
Sale Price
Analysis Price
Deed Type
Reference No.
Property Rights Transferred
Market Time
Financing
Conditions of Sale
Verified By
Verification With
Verification Date

Ixtapa Mejia Inc.
Redemption Church Eastside
01-31-2017
$298,700
$298,700
Warranty Deed
201702021216
Fee Simple
1084
Cash
Arm's Length
D. Quinn
Broker, McIntyre
07-27-2017
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Sale Remarks
This is the February sale of two parcels of commercial land totaling 35,471 square feet and
situated on the Main Street in downtown Duvall (aka SR-203).
Previously used as a drive-thru ATM site, the purchasers intend to utilize for additional parking for
their church. That adjacent building was purchased in September 2016 (former bank). The Broker
indicated that roadway improvements had recently been completed, and any access fees were
already paid, giving the site 2 access points. It was a cash transaction for $299,700, or $8.42 per
square foot unadjusted.
Land Data
Land Size
Topography
Front Footage
Depth (Feet)
Utilities
Shape
Access
In Flood Plain?
Zoning Code
Site Description

Indicators
Analysis Price/Gross Acre
Analysis Price/Gross SF
Analysis Price/Front Foot

0.81430 acres or 35,471 SF
Sloped
150.00 Main Street NE
225.00
All available in street
Rectangular
Direct
No
MT
Midtown/Office
According to the Broker, some areas on the lower west side of the
street in that area had wetlands, with roughly 15% of the site being
unusable.

$366,817 per Acre
$8.42 per SF
$1,991.33

Property Remarks
Two commercial lots which slope away from the frontage toward the Snoqualmie River valley. Site has
access to all utilities, including sewer and was previously partially paved. Seller had plans for a building
with a 5,000 square footprint (2-story) but purchaser intends to finish the lot out as parking. Site was
reportedly impacted by wet areas, reducing the usable area to 85% or 30,150 square feet of usable
ground.
Comp ID No. 48890
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PLAN SET
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105 S. Main St. Seattle, WA 98104
p. 206.624.4222 f. 206.624.4226
mail@rolludaarchitects.com

REVISION

Design:
Drawn:
Checked:
DCI Project No.

Issuance

SITE PLAN
ENTITLEMENT
4-1-2016
1/27/17

Drawing Title
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Personalty/Realty Report
Project Title: Anjuman-E-Burhani
Project Parcel: 218250-0082; 218250-0080
Item
Land
Building
HVAC
Other Heat Source
Wood Burning Stove
Gas Stove
Pellet Stove
Window Coverings
Drapes
Blinds
Floor Coverings
Carpeting
Vinyl
Wood
Counters
Shelving
Cabinetry
File Cabinets
Drop Ceilings
Interior Partitions
General Lighting
Supplemental Electrical Service
Supplemental HVAC
Machinery (List)
Equipment (list)
Work in Process (list)
Other (list)
Landscaping
Signs
Exterior Lighting
Parking Improvements
Curbing
Pavement/Concrete Patio

Owner
X
X
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Tenant

Realty PersonaltySalvage Value for Realty
X
X
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Qualifications of S. Murray Brackett, MAI
Senior Managing Director

Valbridge Property Advisors  Puget Sound

Education
Bachelor of Arts in Business Administration, Western Washington University, 1985, with an
emphasis on real estate.

Professional Education
Appraisal Courses: All appraisal courses required for MAI designation.
Seminars and Continuing Education (abbreviated summary of coursework):
 Easement Valuation
 UASFLA Seminar (Yellow Book)
 Real Estate Law
 Appraising From Blueprints
 Complexities of Predevelopment Land
 The Appraiser as Expert Witness
 Litigation Skills for the Appraiser
 The New Frontier of Takings Law
 Partial Acquisitions Workshop
 Condemnation Appraisal & Mock Trial
 Conservation Easement Appraisal - Certificate Course

Professional Affiliation
Member, Appraisal Institute. Received MAI Designation May 2, 1997 (Member No. 11,258)
Past President (2003), Seattle Chapter of the Appraisal Institute
Member, International Right-of-Way Association
Associate Member, Washington Airport Manager’s Association

Appraisal Experience

Principal with Puget Sound. Responsibilities include the full range of residential, commercial and
industrial real estate valuation. Appraisals have been prepared on such diverse properties such
as airports and airport-related facilities, park lands, subdivisions and golf courses, as well as
typical commercial and industrial improved property. Airport work has included valuation of
entire airports to assist in determining lease rates, valuation of adjacent properties for airport
expansion, aviation related improved properties and avigation easements. Improved and
Unimproved valuations have been performed for acquisitions in fee, leased fee and leasehold
interests, partial takings, as well as various partial interests including the following: conservation
easements, utility easements, subsurface easements, air-rights/avigation easements, and
minority interests. Numerous Appraisals have been prepared for use in litigation, including
eminent domain dispute resolution, condemnation and inverse condemnations.
UASFLA-compliant Appraisals have been prepared for a wide variety of agencies on a wide
range of property types.
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S. MURRAY BRACKETT, MAI (cont.)
Qualified as an expert witness in King, Kitsap and Pierce County Superior Courts, US District
Court, and Federal Bankruptcy Court.
Geographic experience includes assignments in
Washington, California, Oregon, Idaho, Nebraska, Iowa, Kansas, South Dakota, Alaska, and British
Columbia.

Other Experience
Instructor:

Instructor, Income Property Appraisal, Lk Wa. Voc-Tec.
Qualified Level 3 Facilitator, IRWA

Presentations:

October 2003 - WPMA Conference – “The Valuation of Non-Water
Dependent Properties.”
September, 2009 - Valuation of Airport Properties, WAMA
December 9, 2010 - AI-Seattle Fall R.E. Conference – Panelist/presenter for
Appraisal Issues relating to Partial Acquisitions in Eminent Domain cases.

Representative Client List
Cities/Counties
Cities of Bellevue, Burien, Kirkland, Seattle, Kent, Everett, Renton, Auburn, Arlington, Anacortes,
Tacoma, North Bend, Snoqualmie, Lake Forest Park, Kenmore, Bothell, Lynnwood, Port Angeles,
Maple Valley, Puyallup, Woodinville and SeaTac. Counties of King, Snohomish, Pierce, Kitsap,
Thurston, and Skagit.
Government
Ports of Seattle, Everett, Olympia, Grays Harbor, Bremerton, Port Angeles, and Friday Harbor.
Washington State Parks, WSDOT (Approved Appraiser List), DNR, Federal Aviation
Administration, Internal Revenue Service, King County DNR, GSA, U.S. Navy, San Juan County
Land Bank, Northshore School District, Snohomish School District, Sound Transit, USACE.
Financial Institutions
Bank of America, U.S. Bancorp, Key Bank, Wells Fargo Trust, Commerce Bank, Homestreet Bank,
Banner Bank, Charter Bank, Union Bank.
Airports
Sea-Tac International Airport, Renton Municipal, Auburn Municipal, Snohomish County Airport
(Paine Field), Arlington Municipal, Bellingham International, Olympia Airport, William Fairchild
(Port Angeles), Spokane Int’l, Centralia/Chehalis, Bremerton National, Pullman Airport, and Friday
Harbor Airport.
Corporations and Non Profits
Weyerhaeuser Company, WRECO, Tramco, Plum Creek, McDonalds Corporation, Gull Industries,
Puget Sound Energy, Development Services of America (DSA), FSA, Winmar Company, Jr.
Achievement, Lowe Enterprises, PACCAR, Inc., The Trust for Public Land, Cascade Land
Conservancy, Fletcher General Construction, Manke Lumber Company, Simpson Timber
Company, New Ventures Group, OTAK, American Forest Resources, HDR, Inc., Hancock Natural
Resources Group, Sierra Pacific Industries, Quadrant, Port Blakely Communities, Lowe
Enterprises, Parsons Brinckerhoff, CH2M-Hill.
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S. MURRAY BRACKETT, MAI (cont.)
Attorneys
Hillis, Clark, Martin & Peterson; Kenyon Disend; Perkins Coie; Tousley Brain; Inslee Best; Graham
and Dunn; Chmelik, Sitkin & Davis; Foster Pepper; Short Cressman; Davis Wright & Tremaine;
Betts Patterson; Karr Tuttle Campbell; Anderson Hunter; Riddell Williams; Williams Kastner;
Krutch Lindell; Curran Mendoza; Williams and Williams; and King County Prosecuting Attorney.
State Certification Number - General: 27011-1100853 Expiration: 11/21/19
(Revised 11/22/17)
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Qualifications of Christina J. Lovell
Associate Appraiser
Valbridge Property Advisors | Puget Sound | Macaulay & Associates

Experience
Christina has been involved in various facets of the real estate industry for nearly 15 years, with
experience as a Commercial Real Estate Paralegal and Transaction Manager for a large, national
law firm, a Right-of-Way Agent for an electric and gas utility company, and appraisal work as an
Accredited Real Property Appraiser for the Clallam County Assessor’s Office, and an Associate
for a small residential firm. Appraisal assignments have included work on commercial and
industrial properties, conservation easements, and right-of-way projects in King, Snohomish,
Skagit, Okanogan, and Kittitas Counties.

Education
Marylhurst University, Marylhurst, Oregon:
Bachelor of Science
Business Management with a focus in Real Estate and Finance
Edmonds Community College, Lynnwood, Washington:
Associate of Technical Arts
Paralegal Studies
Appraisal Institute:
Basic Appraisal Principles

General Appraiser Income Approach, I

Basic Appraisal Procedures

General Appraiser Income Approach, II

USPAP

Market Analysis and Highest and Best Use

International Right-of-Way Association:
Principles of Land Acquisition

Organizations:

Appraisal Institute: Practicing Affiliate
State Registered Real Estate Appraiser Trainee: 1001951
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