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THE NORTHWEST CORNER OF SR-101 AND PETE BECK ROAD IN JEFFERSON
COUNTY, WASHINGTON (Our File #17-0052)

Dear Mr. Stewart:
In response to your request, I have completed an appraisal of the Jefferson County
Penny Creek Pit property located on the northwest corner of the intersection between
SR-101 and Peter Beck Road in unincorporated Jefferson County, Washington. The
purpose of the appraisal is to determine the value of the subject property to aid in
decision making with respect to a potential sale of the site. Intended users include the
client, Jefferson County. Use of this report by others is not intended by the appraiser.
The subject property consists of a single tax lot containing 29.40 acres. Overall, the
property is mostly rectangular in shape and has a mostly level to rolling topography.
Access to the site is provided via an easement from Penny Creek Road extending to the
southwest corner of the site, as well as from the easterly abutting Pete Beck Road. The
property is currently vacant and unimproved.
The subject property represents a sand and gravel pit site. A permit to mine the site was
granted in 1972. Jefferson County acquired the site in 1989 with only minor mining
preformed since the acquisition. In order to determine the value of the subject property
under its use for sand and gravel mining, McLucas and Associates, Inc. was retained.
McLucas and Associates have provided a mineral valuation of the property, which is
incorporated herein by reference and contained in the Addenda to this report. Based on
their analysis, the value for the mineral resources on the subject property is indicated at
$393,233.
As will be presented subsequently in this report, the use of the subject for sand and
gravel mining provides a higher value as compared to an alternative use consisting of
single-family residential development. As such, the highest and base use is for its use as
a sand and gravel mining site. Nonetheless, and in order to arrive at the current market
value for the subject, the mineral value indicated by McLucas and Associates is
combined with the net present value of the subject’s underlying site at the end of the
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mining period. Based on the analysis presented subsequently in this report, the net
present value of the subject reversion is concluded at $67,000.
This Appraisal Report is intended to comply with the reporting requirements set forth
under Standards Rule 2-2 of the Uniform Standards of Professional Appraisal Practice
(USPAP). It presents only summary discussions of the data, reasoning, and analyses that
were used in the appraisal process to develop the appraiser's opinion of value. Supporting
documentation concerning the data, reasoning, and analyses is retained in the appraiser's
file. The depth of discussion contained in this report is specific to the needs of the client
and for the intended use stated below. The appraiser is not responsible for unauthorized
use of this report.
Based on an investigation and analysis of all relevant data, as well as the analysis and
mineral valuation performed by McLucas and Associates, Inc. it is my opinion that the
market value of the subject property, as of March 8, 2017, is:
FOUR HUNDRED SIXTY THOUSAND DOLLARS
($460,000)

In addition to the market value for the property, the client has requested an opinion of
value for the subject assuming a sale at auction. Based on the analysis associated with
such a value contained subsequently in this report, an “auction value” for the subject
property, as of March 8, 2017 is concluded at:
THREE HUNDRED SIXTY-EIGHT THOUSAND DOLLARS
($368,000)

Both of the above value conclusions are dependent on the market value conclusion of
the mineral resources provided by McLucas and Associates, Inc. It is an Extraordinary
Assumption of this report that the analysis contained in the McLucas and Associates, Inc.
report is accurate and reliable. The client is advised that an adjustment to the above
value conclusions would be required if subsequent information significantly conflicts
with this assumption.
If you have further questions not answered in the accompanying appraisal report, please
do not hesitate to call.
Sincerely,
VALBRIDGE PROPERTY ADVISORS | ALLEN BRACKETT SHEDD

Gregory L. Goodman, MAI
kr
Enclosures
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ASSUMPTIONS AND LIMITING CONDITIONS
This appraisal report was made after personal inspection of the property identified in this report. The
conclusions in the report have been arrived at and are predicated upon the following conditions:
a) No responsibility is assumed for matters, which are legal in nature, nor is any opinion rendered on
title of land appraised. Title to the property is assumed to be good and marketable unless
otherwise stated in this report.
b) Unless otherwise noted, the property has been appraised as though free and clear of all liens,
encumbrances, encroachments, and trespasses.
c) All maps, areas, and other data furnished your appraiser have been assumed to be correct;
however, no warranty is given for its accuracy. If any error or omissions are found to exist, the
appraiser reserves the right to modify the conclusions. Any plot plans and illustrative material in
this report are included only to assist the reader in visualizing the property.
d) It is assumed there is full compliance with all applicable federal, state, and local environmental
regulations and laws unless otherwise stated in this report.
e) It is assumed all applicable zoning and use regulations and restrictions have been complied with,
unless a nonconformity has been stated, defined, and considered in this appraisal report.
f) The appraiser has no interest, present or contemplated, in the subject properties or parties
involved.
g) Neither the employment to make the appraisal nor the compensation is contingent upon the
amount of the valuation report.
h) To the best of the appraiser’s knowledge and belief, all statements and information in this report
are true and correct, and no important facts have been withheld or overlooked.
i) Possession of this report, a copy, or any part thereof, does not carry with it the right of
publication, nor shall the report or any part thereof be conveyed to the public through
advertising, public relations, news, sales, or other media valuation conclusions, identity of the
appraiser, or firm, and any reference made to the Appraisal Institute or any professional
designation.
j) There shall be no obligation required to give testimony or attendance in court by reason of this
appraisal, with reference to the property in question, unless satisfactory arrangements are made
in advance.
k) This appraisal has been made in accordance with rules of professional ethics of the Appraisal
Institute.
l) The Valbridge Property Advisors office responsible for the preparation of this report is
independently owned and operated by Allen Brackett Shedd. 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.
m) No one other than the appraiser prepared the analysis, conclusions, and opinions concerning real
estate that are set forth in the appraisal report.
n) Statements or conclusion offered by the appraiser 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.
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o) Unless otherwise stated in this report, the existence of pollution and/or hazardous waste material,
which may or may not be present on the property, was not observed by the appraiser. The
appraiser has no knowledge of the existence of such materials on or in the property. The
appraiser, however, is not qualified to detect such substances. The presence of substances such
as asbestos, urea-formaldehyde foam insulation, or other potentially hazardous materials or
pollution may affect the value of the property. The value estimate is predicated on the
assumption that there is no such material on or in the property that would cause a loss in value.
No responsibility is assumed for any such conditions or for any expertise or engineering
knowledge required to discover them. The client is urged to retain an expert in this field, if
desired.
p) Statements, representations, or conclusions offered by the appraiser do not constitute an express
or implied warranty of any kind.
q) Neither appraiser nor Allen Brackett Shedd 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.
r) 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.
s) With regard to prospective value opinions, future changes in market conditions necessitate an
assumption that the appraiser cannot be held responsible for unforeseeable events that alter
market conditions prior to the effective date of the appraisal or date of value.
t) 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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EXECUTIVE SUMMARY
Project:

The Jefferson County Penny Creek Pit Property

Location:

Northwest Corner of SR-101 and Pete Beck Road in Jefferson
County, Washington

Site Size:

29.40 acres

Improvements:

The property is currently vacant and unimproved

Utilities:

Power and telephone are available from the subject’s
fronting streets. For development to occur onsite wells and
septic systems would be required.

Zoning:

Rural Residential 1:5 (RR 1:5) by Jefferson County

Highest and Best Use:

Use as a sand and gravel mining site

Value Conclusion:

Market Value:

$460,000

Auction Value:

$368,000

Date of Valuation:

March 8, 2017

Appraiser:

Gregory L. Goodman, MAI

File:

17-0052
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SUBJECT PROPERTY PHOTOGRAPHS

Southern boundary of subject along SR-101 facing west from Pete Beck Road

Subject property facing west from Pete Beck Road
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SUBJECT PROPERTY PHOTOGRAPHS

Facing south along subject’s astern boundary on Pete Beck from north boundary

Southern boundary of subject along SR-101 facing east from near western boundary
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SUBJECT PROPERTY PHOTOGRAPHS

Onsite road facing east from near western boundary

Facing southwest across eastern portion of subject
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SUBJECT PROPERTY PHOTOGRAPHS

Typical view of western portion of subject

Facing east toward eastern portion of subject near southern boundary
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SUBJECT PROPERTY PHOTOGRAPHS

Facing north from near southern boundary on eastern portion of subject

Subject property facing west from near southeast corner of site
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Aerial
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PART I - INTRODUCTION
Identification of the Subject Property

The subject of this appraisal is the Jefferson County Penny Creek Pit property located
along the north side of SR-101 and extending west of Pete Beck Road. The subject
consists of a single tax lot containing 29.40 acres. Overall, the property is mostly
rectangular in shape and has a mostly level to rolling topography. Access to the site is
provided via an easement from Penny Creek Road extending to the southwest corner of
the site, as well as from the easterly abutting Peter Beck Road. The property is currently
vacant and unimproved.

Legal Description

No title report or legal description for the subject property was provided. As such,
reliance is placed on Jefferson County Assessor’s records with respect to the location,
identification and size of the subject property. In this regard, the subject property can
be identified as Jefferson County Tax Parcel number 702232002.

5-Year Sales History and Ownership

According to Jefferson County Assessor’s records, as well as discussions with the client,
title to the subject property is currently vested in Jefferson County. Assessor’s records
indicate that there have been no transfers of ownership in the last five years.

Date of Inspection/Valuation

The subject was formally inspected on August 7, 2014 in association with a prior
appraisal of the property. For this appraisal, an informal inspection was completed on
March 8, 2017. The effective date of the appraisal is March 8, 2017. Mr. Matt Stewart,
accompanied the appraiser on the formal inspection.

Purpose of the Appraisal

The purpose of this appraisal is to determine the market value of the fee simple interest
in the subject property. Market value is defined as:1
The most probable price which a property should bring in a competitive and open market
under all conditions requisite to a fair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this
definition is the consummation of a sale as of a specified date and the passing of title from
seller to buyer under conditions whereby:
1.

1

buyer and seller are typically motivated;

From The Appraisal of Real Estate, Fourteenth Edition, 2013, Appraisal Institute, page 59.
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2.

both parties are well-informed or well-advised and acting in what they consider
their best interests;

3.

a reasonable time is allowed for exposure in the open market;

4.

payment is made in terms of cash in United States dollars or in terms of financial
arrangements comparable thereto; and

5.

the price represents the normal consideration for the property sold unaffected by
special or creative financing or sales concessions granted by anyone associated
with the sale.

In addition to the market value of the subject property, the client has requested an
opinion of value assuming a sale of the property at auction. In this regard, an opinion
as to an appropriate value associated with a minimum bid for the subject has been
considered. For purposes of this appraisal, the definition of “auction value” is generally
similar to that of the market value identified above. However, it reflects atypical
motivation on the part of the seller in that the property will be sold within a set time
period via an auction, as opposed to a more typical transaction in which the property is
exposed to the open market for a typical exposure period.

Property Rights Appraised

This appraisal is of fee simple interest as encumbered by existing easements. Fee simple
interest is defined as:2
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.

An easement is defined as follows: 3
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. 4

Scope of the Appraisal

The scope of this appraisal includes the consideration of all three approaches to value:
the Cost Approach, the Income Approach, and the Sales Comparison Approach.

2
3
4

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.
From The Appraisal of Real Estate, Twelfth Edition, 2001, Appraisal Institute, page 85.
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The subject property represents a sand and gravel pit site. A permit to mine the site was
granted in 1972. Jefferson County acquired the site in 1989 with only minor mining
preformed since the acquisition. In order to determine the market value of the subject
property under its use for sand and gravel mining, McLucas and Associates, Inc. was
retained. McLucas and Associates have provided a mineral valuation of the property,
which is incorporated herein by reference and contained in the Addenda to this report.
Based on their analysis, the value for the mineral resources on the subject property is
indicated at $393,233.
As will be presented subsequently in this report, the use of the subject for sand and
gravel mining provides a higher value as compared to an alternative use consisting of
single-family residential development. As such, the highest and base use is for its use as
a sand and gravel mining site. Nonetheless, and in order to arrive at the current market
value for the subject, the mineral value indicated by McLucas and Associates is
combined with the net present value of the subject’s underlying site at the end of the
mining period.
With the above factors in mind, and considering the fact that the subject represents
vacant land, the Sales Comparison Approach is the primary method in arriving at the
underlying site value. The resulting value is utilized as a test in regards to the concluded
highest and best use, as well as to serve as a basis for the calculation of the present
value of the subject subsequent to the depletion of the mineral resource.
To arrive at a value conclusion for the subject property based on its current zoning and
absent a sand and gravel mining use, data was collected on comparable sales of rural
residential land, then compared to the subject.
In appraising the subject property, the appraiser did the following:






Researched Public records, CoStar, Inc., and Metroscan.
Researched Valbridge Property Advisors Allen Brackett Shedd’s existing data
bank.
Confirmed all sales with buyers, selling agents, and/or public records.
Inspected all comparable sales, where applicable.
Reviewed all documents as cited throughout this report.

Intended Use/Users/Client

The intended use of this appraisal is for decision making purposes for a potential sale of
the subject property. It is not intended for any other use. The client for the appraisal is
Mr. Matt Stewart with Jefferson County Fleet Services. Intended users include the client,
as well as authorized employees, representatives, agents or legal counsel. The appraiser
does not intend use of this report by others.

Valbridge Property Advisors Allen Brackett Shedd
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Extraordinary Assumptions/Hypothetical Conditions
 Hazardous Waste
No information regarding the presence or absence of hazardous waste on the subject
property has been provided. This appraisal assumes the absence of any and all
hazardous waste on the subject property. If hazardous waste is found to be present on
the subject property, we reserve the right to change the valuation contained in this
report.
 Mineral Valuation
The subject property represents a sand and gravel pit site. A permit to mine the site was
granted in 1972. Jefferson County acquired the site in 1989 with only minor mining
preformed since the acquisition. In order to determine the market value of the subject
property under its use for sand and gravel mining, McLucas and Associates, Inc. was
retained. McLucas and Associates have provided a mineral valuation of the property,
which is incorporated herein by reference and is contained in the addenda to this report.
It is noted that the analysis and conclusions contained in this report are dependent on
the market value of the mineral resource on the subject site provided by McLucas and
Associates. It is an Extraordinary Assumption of this report that the analysis contained in
the McLucas and Associates, Inc. report is accurate and reliable. The client is advised
that an adjustment to the analysis and value conclusions contained in this report may be
required if subsequent information significantly conflicts with this assumption.

Personal Property

There is no personal property included within the appraised value.

Exposure Period

The subject property has not been actively marketed. Based on the comparable sales
contained in the appraisal, an exposure period of 12 to 18 months at the value
conclusions contained herein is concluded.

Local Area Description

The subject property is located in the southeastern portion of Jefferson County,
Washington. Jefferson County is situated northwest of the Seattle area on the west side
of Puget Sound. The northern boundary is the Strait of Juan de Fuca, which leads to the
Washington coast further west. Hood Canal borders the county on the east side.
Access to the county can be obtained from the south via SR-101, but a significant
portion of commuter traffic utilizes the Hood Canal floating bridge, which connects
Jefferson County with Kitsap County to the east. The county contains 1,809 square miles
of land, which ranks 18th among Washington counties.

Valbridge Property Advisors Allen Brackett Shedd
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Neighborhood Map
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The Olympic Mountain range and Olympic National Park and Forest comprise the
western three quarters of Jefferson County's land area. Additional land is undeveloped
timber lands. Population centers are generally limited to the edges of the county. Port
Townsend, a historic city with tourist attractions, shopping, and water frontage on the
Admiralty Inlet portion of the Strait of Juan de Fuca, is the only major employment
center in this county; however, Port Angeles (Clallam County) and Bremerton (Kitsap
County) lie within an hour’s travel time by car. Seattle is roughly two hours travel time
from the Port Townsend area via the Hood Canal Bridge and a ferry from Kingston
(Kitsap County) to Edmonds (Snohomish County). While Seattle is the business and
cultural hub of the Northwest, Jefferson County’s economy and livelihood has been
traditionally tied to timber products and is dependent on the Seattle Metropolitan area
to support its tourism and recreation industry.
Highway traffic can access Jefferson County via several routes. The Olympic Loop
Highway (US 101) travels north and south along either of Jefferson's shores and
connects with Port Angeles in the north and with Shelton and Olympia in the south.
State Route 104 traverses the northeastern corner of the county and crosses Hood Canal
to connect with the Kitsap Peninsula. Kitsap highways provide convenient access to
Bremerton and to eastbound ferries.
The area of Jefferson County east of Olympic National Park is largely rural in nature. The
Victorian Seaport City of Port Townsend in eastern Jefferson County is the only
incorporated city. Other areas with higher levels of development consist of the Tri-Area,
which includes Irondale, Chimacum, and Port Hadlock, as well as Port Ludlow. Much of
the rest of eastern Jefferson County is farmland, forestland, and/or undeveloped.
The subject is located in the immediate vicinity of Quilcene. This community is located
along SR-101 and to the west of Quilcene Bay. A small concentration of commercial
uses can be found within Quilcene along SR-101 and proximate to its intersection with
Center Road. Older single-family residential development can also be found within one
to two blocks off of SR-101. Outside of Quilcene, uses quickly transition to rural
residential, agricultural and resource-related uses.

Valbridge Property Advisors Allen Brackett Shedd
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PART II - FACTUAL DATA
Description of the Subject Property
 Site
The subject is comprised of a single tax lot that is mostly rectangular in shape and
contains 29.4 acres. The southern boundary is adjacent to SR-101 and measures
approximately 1,290 feet. The eastern boundary is comprised of roughly 790 feet of
frontage of Pete Beck Road.
The northern and western boundaries measure
approximately 1,240 feet and 1,340 feet, respectively.
 Topography
For the most part, the subject property has a mostly level to rolling topography. It is
noted there are some moderate slopes in the northeast portion of the site and are
associated with prior mining. The eastern half of the property is generally cleared while
the western half has a variety of tree cover. A relatively significant number trees can
also be found along the subject’s southern boundary, which provides screening from
SR-101.
 Access
Direct access to the subject is provided via an easement from Penny Creek to the
southwest corner of the site. Additional access is provided from the easterly abutting
Pete Beck Road. Both Penny Creek Road and Pete Beck Road intersect with SR-101 at
the subject’s southern boundary. The southerly abutting SR-101 provides access to the
commercial area within Quilcene before continuing north through the eastern area of
Jefferson County. To the south of the subject, SR-101 continues along the west side of
Hood Canal and provides access to Shelton.
 Sensitive Areas
No detailed sensitive area analysis of the subject has been provided. However, based on
a review of mapping available from Jefferson County, as well as an inspection of the site,
there do not appear to be any sensitive areas on the property.
 Soils
Based on the historic use of the subject for mining purposes and as discussed in the
report provided by McLucas and Associates, there is a relatively significant amount of
sand and gravel present on the site. Alternatively and based on existing improvements
on surrounding properties, this appraisal assumes the soils are suitable for an alternative
residential development without extraordinary soils preparation costs.
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Parcel Map
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 Utilities
Power and telephone are all available to the subject property from the abutting SR-101
and Pete Beck Road. For development to occur, onsite wells and septic systems would
be required.
 Zoning
The subject property is currently zoned RR 1:5 – Rural Residential 1:5 by Jefferson
County. This designation is designed to allow for continued residential development in
areas of Jefferson County consisting of relatively high density pre-existing patterns of
development, along the county’s coastal areas, and within areas within or adjacent to
rural centers and rural crossroads. In addition, this district seeks to support and foster
Jefferson County’s existing rural residential landscape and character by restricting new
land divisions to a base density of one unit per five acres. Uses permitted outright
include single detached dwellings, bed and breakfast residences, mineral extraction,
parks and playfields, recreational facilities, streets, and trails.
With respect to residential development, one single-family dwelling per 5 acres of site
area is permitted. A road setback of 20 to 35 feet is required depending on the
classification of the road with side and rear yard setbacks indicated at 5 feet. The
maximum building height is 35 feet with impervious surface limited to 25% of the site
area.
 Assessed Value and Real Estate Taxes
The subject property is assessed and taxed as follows:

Tax Account
702232002

2017 Assessed Values
Land
Improvements Total
$118,560

$0

$118,560

Taxes
$0.00

As the subject is owned by Jefferson County, it is exempt from real estate taxes. Absent
the tax exemption, real estate taxes would be based on the property’s assessed value
and levy rate at $9.72484 per $1,000 of assessed value.
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PART III - HIGHEST AND BEST USE
Highest and Best Use Definition
Highest and best use is defined as: 5

The reasonably probable use of property that results in the highest value…….. To be
reasonably probable, a use must meet certain conditions.

A determination of highest and best use is guided by the following parameters: 1)
physically possible; 2) legally permissible; 3) financially feasible; and 4) maximally
productive. Highest and best use is analyzed both on an as vacant and as improved
basis.

As If Vacant

Physically Possible. The subject property consists of a 29.4-acre site located just west of
Quilcene along SR-101. The subject’s immediate area is generally dominated by a
variety of resource and rural residential uses. Commercial services can be found to the
east within Quilcene. The subject parcel’s size and mostly level topography would allow
a variety of uses. The site has adequate depth and width for development, as well as
adequate street frontage for access and exposure. Power and telephone are available to
the property from abutting roadways. However, any development of the site would
require onsite wells and septic systems.
Legally Permissible. As discussed in the Zoning section of this report, the subject is
zoned RR 1:5 by Jefferson County. This zoning designation allows for the development
of residential uses at one dwelling unit per 5 acres of site area. When considering this
factor, the overall subject could potentially be developed with up to five or six
single-family homesites. The subject’s underlying zoning also allows for mining of the
site. Furthermore, and as discussed in detail in the McLucas and Associates report, the
subject property has an existing surface mining permit in place.
Financially Feasible/Maximally Productive.
The legal constraints and physical
characteristics of the subject indicate a reasonably probable use for the property for
surface mining or residential homesite development. Such uses generally mirror the
character of the immediate area
In terms of a surface mining use, a discussion of market trends and demand can be
found in the McLucas and Associates report. Furthermore, the analysis contained in the
report indicates that the subject has a relatively significant supply of material. Taken
together, and as concluded by McLucas and Associates, these factors result in a mineral
5

From The Appraisal of Real Estate, Fourteenth Edition, 2013, Appraisal Institute, page 332
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value on the site at just over $393,000. As will be presented subsequently in the
Valuation section of this report, the current value of the subject property for an
alternative rural residential use is less than that indicated under a mining alternative. As
such, the highest and best use of the subject property is for the mining of sand and
gravel on the site.
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PART IV - ANALYSES AND CONCLUSIONS TO VALUE
Valuation

As discussed in the prior section, the highest and base use of the subject is for its use as
a sand and gravel mining site. Nonetheless, and in order to arrive at the current market
value for the subject, the mineral value indicated by McLucas and Associates is
combined with the net present value of the subject’s underlying site at the end of the
mining period. The first step in estimating the net present value of the subject site at
the end of the mining period is to arrive at an opinion of the current land value under
an alternative rural residential use. In this regard, the Sales Comparison Approach to
Value represents the only applicable approach.
Under the Sales Comparison Approach, the subject is compared to sales of other sites
within the area with similar zoning designations as those found on the subject property.
Adjustments are considered for differences such as size, shape, topography, location,
and zoning. Based on a comparison with the comparable sales, a value is concluded for
the subject site.

Sales Comparison Approach to Value

In order to value the subject property, a search of the area for recent sales and listings
for which direct comparisons and conclusions can be made was performed. The land
sales analyzed in this appraisal and utilized in the valuation of the subject are
summarized in the following chart.

Land Sales Summary
Sale Location
1
2
3
4
5
6

1000 Oak Bay Road
67 Foothill Drive
215 Van Trojen Road
13 Todd Road
123 Hollybrook Heights Lane
294152 Hwy 101

Sale
Date
08/22/16
08/14/15
06/12/15
06/30/15
05/19/15
04/22/16

Sale
Price

Size
(ac.)

Price/
ac

Zoning

$225,000
$190,000
$150,000
$289,281
$139,500
$270,000

41.20
27.00
22.74
19.12
17.11
14.53

$5,461
$7,037
$6,596
$15,130
$8,153
$18,582

RR 1:20
RR 1:5
RR 1:20
RR 1:20
RR 1:20
RR 1:5

Sale 1 consists of a single tax lot that contains 41.20 acres. The property is located on
the north side of Oak Bay Road, east of SR-19 and west of Port Ludlow. The property
has a mixed topography ranging from mostly level to rolling to moderately sloping. The
property’s location provides for average quality Olympic views. At the time of the
purchase, power and telephone were available to the site with onsite wells and septic
systems needed for development to occur.
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Sale 2 is the purchase of a 27.00-acre site located west of SR-101 and south of Foothill
Drive. The property is mostly rectangular in shape, with a mostly level to sloping
topography. The majority of the site is covered with various trees and other vegetation.
Snow Creek runs through the central portion of the site with the associated setbacks
having a limiting affect on the property’s development potential. At the time of the
purchase, the property had an onsite well in place, with a septic system required for
development to occur.
Sale 3 is located along the south side of Van Trojen Road, west of West Valley Road.
The property consists of a single tax lot that contains 22.74 acres. The property has an
upward slope to the south with its location providing for good mountain views, to the
east of the Chimacum Valley, Puget Sound and the Cascades. Power is available to the
site, with an onsite well in place as of the date of the purchase. It is noted that the
property was logged in 2014 resulting in a building moratorium.
The buyer
subsequently applied for the release of 1 acre of the site from the moratorium to allow
for the development of a single-family residence.
Sale 4 consists of a 19.12-acre site located at the southern terminus of Todd Road,
south of Walden Lane. The property is rectangular in shape with a mostly level to rolling
topography and mix of cleared and treed areas. The property’s location provides for
panoramic views of the Olympics. Additional amenities onsite include a small pond and
stream. At the time of the purchase, a well was in place on the site with an onsite septic
system needed for development.
Sale 5 is the purchase of a 17.11-acre site located along Hollybrook Heights Lane, west
of the western terminus of Cemetery Road. The property is rectangular in shape with a
sloping topography. Access to the site is provided from the easterly abutting
Hollybrook Heights Lane. Views from the property are somewhat limited and consist of
partial territorial views. At the time of the purchase, the property had access to power,
as well as water via a community well. Development of the site would require an onsite
septic system.
Sale 6 is located along the west side of SR-101, north of its intersection with Walker
Street. The property is comprised of two separate, but contiguous tax lots that together
produce an overall site that is irregular in shape and contains 14.53 acres. In addition to
access from SR-101, the property enjoys frontage on, and access from, the southerly
abutting W. Columbia Street. The overall property is level and generally consists of
cleared pasture land. At the time of the purchase, the property included two wells.
Development would require onsite septic systems.
 Discussion of Adjustments
The subject comparables indicate a value range of $5,461 to $18,582 per acre. For
comparison with the subject, adjustments have been considered to each sale to account
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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, access/exposure, topography/shape, utilities, and zoning).
The majority of the sales represent straight-forward, arms-length transactions subject to
typical financing. More specifically, Sales 1, 2, 4, 5, and 6 require no adjustments for
rights conveyed, conditions of sale, and financing. In the case of Sale 3, an upward
adjustment for rights conveyed is considered to account for the building moratorium in
place associated with the prior logging of the site.
With respect to market conditions, Sales 1 and 6 represent relatively recent transactions
for which no significant adjustment is necessary. In the case of Sales 2, 3, 4, and 5,
upward adjustments are considered to account for improving market conditions since
the date of their respective purchase.
Adjustments that were considered to be appropriate for differences in physical
characteristics are discussed below.
Location:

Sales 5 and 6 are similar to the subject in that they are generally located proximate to the
Quilcene area. As such, no significant adjustment to either of these comparables is
considered for this factor. Sales 1, 3, and 4 are considered superior to the subject in terms
of location as a result of their proximity to more significant commercial areas and
employment centers. As such, downward adjustments to these three comparables are
appropriate. In the case of Sale 2, an upward adjustment is applied to account for its more
remote location in relationship to commercial services.

Site Size:

The sales bracket the subject in terms of size. Nonetheless, adjustments are considered to
account for the general relationship between size and price per acre values. With this in
mind, an upward adjustment on a price per acre basis is considered to Sale 1 to account
for its larger size. Conversely, downward adjustments to Sales 4, 5, and 6 are appropriate
due to their smaller size. As Sales 2 and 3 are most similar to the subject in terms of size,
no significant adjustment is necessary.

Access:

Access to the subject property is provided by an access easement extending from Penny
Creek Road, as well as from the easterly abutting Pete Beck Road. Sales 1, 5, and 6 are
similar in that each is accessed from higher volume public roads. Accordingly, none of
these sales require an adjustment. In the case of Sales 2, 3, and 4, upward adjustments are
considered to account for their inferior access from relatively long 1-lane gravel roads.

Topography/Shape:

The subject is mostly level and mostly rectangular in shape. Sales 4 and 6 are most similar
to the subject in this regard as each represents a generally level, mostly
rectangular-shaped site. Upward adjustments to Sales 1, 2, 3, and 5 are appropriate to
account for their sloping topography, and in the case of Sale 2, its various sensitive areas.

Utilities:

This adjustment considers the availability of utilities to the subject and comparables. With
this in mind, all but Sale 1 are superior to the subject due to the presence of onsite wells at
the time of their purchase. Accordingly downward adjustments to Sales 2 through 6 are
considered. Sale 1, on the other hand, is similar to the subject in this regard resulting in
no significant adjustment for this factor.

Zoning:

Sales 2 and 6 have the same zoning designation as the subject. Accordingly, no
adjustment to either of these comparables is necessary. The four remaining sales, on the
other hand, require an upward adjustment to account for their lower density zoning
designations.
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View/Amenities:

The subject property enjoys some territorial and mountain views. In this regard, Sale 6 is
considered similar. Downward adjustments to Sales 1, 3, and 4 are appropriate to account
for their superior views with the magnitude of the adjustment to Sale 4 increased to
account for the additional pond and creek amenity features. A downward adjustment to
Sale 2 is also appropriate when considering this property’s creek amenity. In comparison
to the subject, Sale 5 is inferior in terms of view and is adjusted upward.

The adjustments discussed above are not necessarily considered precise adjustments,
but rather are utilized to show the thought process of the appraiser, and factors
considered in the analysis. With this in mind, the following chart summarizes the
analysis:
Land Sales Adjustment Chart

Sale

Sale
Price

1
2
3
4
5
6

$5,461
$7,037
$6,596
$15,130
$8,153
$18,582

Rights Conditions
Conveyed
of Sale
0
0
+
0
0
0

0
0
0
0
0
0

Financing
0
0
0
0
0
0

Market
Conditions Location
0
+
+
+
+
0

Sup (-)
Inf (+)
Sup (-)
Sup (-)
Similar
Similar

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

Physical Features
Topo./
View/
Cumulative
Access Shape Utilities Zoning Amenities Indication
Similar
Inf (+)
Inf (+)
Inf (+)
Similar
Similar

Inf (+)
Inf (+)
Inf (+)
Similar
Inf (+)
Similar

Similar
Sup (-)
Sup (-)
Sup (-)
Sup (-)
Sup (-)

Inf (+)
Similar
Inf (+)
Inf (+)
Inf (+)
Similar

Sup (-)
Sup (-)
Sup (-)
Sup (--)
Inf (+)
Similar

Inferior
Inferior
Inferior
Superior
Inferior
Superior

 Reconciliation and Conclusion of Land Value
After adjustments, a value for the subject below the midpoint of the price per acre range
is indicated. More specifically, a value above the bottom of the range is supported
when considering the subject’s generally superior access, mostly level topography and
superior zoning. Conversely, a value below the upper end of the range is appropriate
when taking into account the subject’s larger size, required wells and onsite septic
systems, and limited amenities.
With consideration given to all of the sales and their necessary adjustments, a value for
the subject at $9,500 per acre is concluded. Applying a value conclusion of $9,500 per
acre to the subject’s site area results in a site value calculated as follows:
29.40 @ $9,500 /ac = $279,300
ROUNDED $279,000

As indicated by the preceding analysis, the current value of the subject property under a
rural residential use is concluded at $279,000. This is below the value of the property
under a sand and gravel mining use indicated by the McLucas and Associates report,
which in turn supports a highest and best use of the subject as a sand and gravel mining
site.
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Conclusion of Market Value

As discussed previously, the market value of the subject property reflects the mineral
value indicated in the McLucas and Associates report. However, and as indicated in the
report, the roughly $393,000 value indication does not consider the “reversionary value
of the 29.4-acre mine post mining real estate in 30 years.” As such, and to arrive at an
overall market value for the subject property, the contributory value of the subject site
upon the depletion of the resources must be considered.
The contributory value of the subject site post mining is based on the current land value
concluded previously at $279,000. This value is grown at an appropriate rate over the
30-year mining period estimated in the McLucas and Associates report. Based on a
review of historic value trends and assessed values in Jefferson County, an annual
growth rate at 3% is utilized in this analysis. As such, a future value for the subject site
upon reversion at the end of the 30-year mining period is indicated at $677,206.
The current contributory value of the subject site is based on the net present value of its
indicated value at the end of the mining period. In other words, the future value of
$677,206 must be discounted to the present time at an appropriate discount rate. In
arriving at an appropriate discount rate for the reversion value, consideration is given to
the fact that the subject consists of a larger, vacant rural residential site in close
proximity to Quilcene and with readily available access. These factors argue for a
reduced level of risk. However, they must be weighed against the extended time until
reversion. While the annual growth rate applied to the current value is supported by
historic activity, the relatively significant amount of time until the reversion value is
realized results in increased uncertainty. Accordingly, the reversion value is discounted
at an annual rate of 8%.
With the above factors in mind, the net present value of the future value of the subject
site upon reversion is indicated at an amount rounded to $67,000. This value is added
to the mineral value concluded by McLucas and Associates at $393,233 resulting in a
total property value rounded to $460,000
Therefore, after analysis of all data, it is my opinion that the market value of the fee
simple interest in the subject property, as of March 8, 2017, is:
FOUR HUNDRED SIXTY THOUSAND DOLLARS
($460,000)

It is once again noted that the above value conclusion is dependent on the market value
conclusion of the mineral resources provided by McLucas and Associates, Inc. It is an
Extraordinary Assumption of this report that the analysis contained in the McLucas and
Associates, Inc. report is accurate and reliable. The client is advised that an adjustment
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to the above value conclusion would be required if subsequent information significantly
conflicts with this assumption.

Conclusion of Auction Value

In addition to the market value for the property, the client has requested an opinion of
value for the subject assuming a sale at auction. In this regard, an opinion as to an
appropriate value associated with a minimum bid for the subject has been considered.
For purposes of this appraisal, the definition of “auction value” is generally similar to
that of the market value. However, it reflects atypical motivation on the part of the
seller in that the property will be sold within a set time period via an auction, as
opposed to a more typical transaction in which the property is exposed to the open
market for a typical exposure period.
To arrive at an opinion as to an auction value, an analysis of various transactions
involving the sale of properties via auction is considered. These sales represent the
purchase of properties via a trustee’s deed associated with a foreclosure. In all cases,
they were purchased at an auction under atypical motivation on the part of the seller
and absent a more typical exposure period. Subsequent to the purchase at auction, the
buyer resold, or has listed the property for sale under more typical conditions consistent
with a market value definition.
With the above factors in mind, the following chart is presented:
Auction Sales/Resales

Identification/Location

Auction Transaction
Sale
Sale
Date
Price

151 Windship Drive
11/10/2016
1730 Landes Street
8/26/2016
164 1st Street
5/18/2016
71 Center Road
6/2/2016
20 Upland Court
5/6/2016
43 S. Stromberg Avenue
3/18/2016
San Jaun Avenue
3/9/2016
38 Brighton Street
4/8/2016
103 Schooner Lane
2/5/2016
2164 Quimper Place
2/4/2016
60 Thomas Drive
10/1/2015
154 Evergreen Lane
10/8/2015
2097 Victoria Avenue
8/27/2015
282224 US Hwy 101
2/3/2016
750 Memory Lane
8/18/2015
132 Timber Heights
10/15/2015
65 Elm Street
5/18/2016
273 Hubbard Creek Road
7/2/2015
10221 Center Road
8/18/2015

$359,920
$144,500
$169,910
$122,549
$175,400
$157,159
$36,001
$171,557
$183,703
$98,002
$151,863
$108,640
$123,250
$45,924
$125,000
$278,724
$179,200
$142,500
$210,800

Market Transaction
Sale
Sale
Date
Price
1/27/2017
12/2/2016
1/20/2017
12/2/2016
3/3/2017
8/17/2016
5/23/2016
1/5/2017
12/8/2016
7/28/2016
9/9/2016
1/19/2017
12/23/2015
6/16/2016
2/1/2016
8/26/2016
9/1/2016
11/9/2015
2/25/2016

* $437,900
$160,500
* $180,000
$195,000
* $225,500
$190,000
* $89,500
* $284,500
$234,700
$142,500
$173,281
* $115,000
$131,270
$93,100
$170,000
$315,000
$289,000
$148,000
$223,281

Price
Aucution
Time (mos.) Difference Discount
0.21
0.27
0.68
0.50
0.82
0.42
0.21
0.75
0.84
0.48
0.94
1.28
0.32
0.37
0.46
0.87
0.29
0.36
0.52

$77,980
$16,000
$10,090
$72,451
$50,100
$32,841
$53,499
$112,943
$50,997
$44,498
$21,418
$6,360
$8,020
$47,176
$45,000
$36,276
$109,800
$5,500
$12,481

17.81%
9.97%
5.61%
37.15%
22.22%
17.28%
59.78%
39.70%
21.73%
31.23%
12.36%
5.53%
6.11%
50.67%
26.47%
11.52%
37.99%
3.72%
5.59%

*Listing/Pending
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As summarized above, the various resales of the same property subsequent to their
acquisition via auction indicate a discount from the market value ranging from 3.72% to
59.78%. The broad range in discounts can be attributed to various factors such as
location of the property; it’s characteristics as vacant land or improved, as well as the
time period between the acquisition at auction and subsequent resale. Overall,
however, the various data indicates a relatively consistent range in discounts from 15%
to 30% with an average and median at roughly 22% and 18% respectively. In the case
of the subject, a discount to the market value to account for its sale at auction
consistent with the average and median at 20% is concluded to be appropriate.
When considering a 20% discount to the market value, an “auction value” at $368,000 is
indicated. It is noted, that this indication reflects the subject’s value attributed to its
existing mineral resources. As a check of reasonableness, the subject’s current
underlying land value at $279,000, which reflects its potential to support rural homesite
development, is well supported and would represent an appropriate minimum bid at
auction as it requires no additional expertise or motivation associated with a mining
operation. Nonetheless, the additional $89,000 between the underlying land value and
indicated “auction value” appropriately accounts for the potential upside provided by
the existing resource and permits associated with the subject property.
Therefore, after analysis of all data, it is my opinion that the “auction value” of the
subject property, as of March 8, 2017, is:
THREE HUNDRED SIXTY-EIGHT THOUSAND DOLLARS
($368,000)
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CERTIFICATION OF VALUE
I, the undersigned, do hereby certify that, to the best of my knowledge and belief:















The statements of fact contained in this report and upon which the opinions herein
are based are true and correct.
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
I have no interest, either present or prospective in the property that is the subject of
this report, and no personal interest with respect to the parties involved.
I have no bias with respect to the subject property, or to the parties involved.
My engagement in this assignment was in no way contingent upon developing or
reporting predetermined results, nor was it based on a requested minimum
valuation, a specific value, or the approval of a loan.
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 the value opinion, the attainment of a
stipulated result, or the occurrence of a subsequent event directly related to the
intended use of this appraisal.
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 & Standards of Professional Appraisal Practice of the Appraisal Institute, which
include the Uniform Standards of Professional Appraisal Practice.
I previously completed and appraisal of the subject property in October of 2014.
I have made a personal inspection of the subject property.
No one provided significant real property appraisal assistance to the person signing
this certification, with the exception of the person(s) shown on additional
certification(s), if enclosed.
The use of this report is subject to the requirements of the Appraisal Institute
relating to review by its duly authorized representatives.
As of the date of this report, I have completed the continuing education program of
the Appraisal Institute.

Gregory L. Goodman, MAI
State Cert. #27011-1101089
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Managing Director
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Experience
Principal of Allen Brackett Shedd. Involved in the real estate field since February of 1999.
Appraisal experience includes a wide variety of appraisal assignments, consisting of vacant and
improved commercial, industrial, residential and mixed-use properties. Examples of the wide
variety of properties appraised include: large scale mixed-use projects comprised of retail, office
and residential uses, subdivisions, sensitive area properties, rail and utility corridors, lake
bedlands, shopping centers, auto dealerships, as well as more typical commercial, industrial and
residential improved properties.
Valuations have been performed for acquisitions in fee, leased fee and leasehold interests, as
well as various partial interests including conservation easements, utility easements, subsurface
easements and air rights easements. Numerous appraisal assignments performed have been
associated with condemnation of all or a part of a property and involved mediation and other
litigation support work.
Appraisal assignments include work throughout the Puget Sound Region, including King, Pierce,
Snohomish, Kitsap, Thurston, Whatcom, Skagit, and Island Counties.

Professional Affiliations
Member, Appraisal Institute. Received MAI designation May 12, 2008
Member of the International Right-of-Way Association

Education
University of Washington, Seattle, Washington: BA Degree in Business Administration with
concentrations in Finance and Information Systems, December of 1998.
Have completed all appraisal courses required for MAI designation. Additional seminar and
continuing education includes:





Appraisal Institute: Basic and Advanced Condemnation courses
Appraisal Institute: UASFLA (Yellow Book) course
Appraisal Institute: Attacking and Defending an Appraisal in Litigation
Appraisal Institute: Valuation of Easements and other Divided Interests

Representative Client List:
Government/Public Agencies
City of Auburn
City of Bellevue
City of Bellingham
City of Bothell
City of Edmonds
City of Everett
City of Kent
City of Kirkland
City of North Bend
City of Puyallup
City of Redmond
City of Renton

City of SeaTac
City of Sumner
City of Seattle
City of Tukwila
City of University Place
Covington Water District
Edmonds School District
Jefferson County
King County Dept. of Transportation
King County Open Space
King County Public Works
Monroe Public Schools
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Pierce County Public Works
Port of Seattle
Renton Housing Authority
Seattle Housing Authority
Seattle Monorail Project
Seattle Public Library
Seattle Public School District

Seattle Public Utilities
Shoreline Public Schools
Sound Transit
US Army Corps of Engineers
US Navy
Washington State Dept. of Transportation
Woodinville Water District

Attorneys-at-Law
Cairncross & Hempelmann
Davis Wright Tremaine
Foster Pepper
Graham & Dunn
Hanson, Baker, Ludlow & Drumheller
K&L Gates
Lane, Powell, Spears & Lubersky
Lasher, Holzapfel, Sperry & Ebberson

Perkins Coie
Riddell Williams
Short, Cressman & Burgess
Stella Pitts and Associates
Tousley Brain Stephens
Washington State Attorney General’s Office
Williams & Williams

Private Sector
Burlington Northern Santa Fe
Cadman, Inc.
Cascade Land Conservancy
Certified Land Services
Clise Properties Inc.
David Evans and Associates
Deposit & Associates
Development Services of America
Evergreen Center Associates
Greenwell/Renton LLC
Jefferson Land Trust
Johnson Underwood Properties
Kittitas Conservation Trust
Lakeside Industries
Lynden Incorporated
Master Park

McDonald’s Corporation
Nature Conservancy
Newmark Realty Capital
New Ventures Group
Palmer Coking Coal
Pharos Corporation
Port Blakely Communities
Puget Sound Energy
Puget Western
Quadrant
San Juan Preservation Trust
Seattle Art Museum
Seattle Pacific University
Staubach
Stellar Holdings, Inc.

Financial Institutions
Anchor Savings Bank
Bank of America
Charter Bank
Frontier Bank
Timberland Bank

Toyota Financial Services
Sterling Savings Bank
Union Bank
US Bank
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