CITY COUNCIL MEETING AGENDA
Council Chambers, 1000 Laurel Street
Meeting will be held in City Hall Council Chambers in person. To comply with
Proclamation 20-28.15, those who do not wish to attend in person will be able to listen
to the meeting virtually via Zoom. Details on how to attend are below.
Zoom meeting ID:883 1899 0360
Phone number: 253-215-8782
January 10, 2022
Monday

Study Session
7:00 p.m.

1. Call to Order and Flag Salute
2. Roll Call of Councilmembers
3. Regular Agenda
A. Recommendation to Council Pertaining to Religious Institutions
B. WSDOT Property Acquisition
C. WSDOT Temporary Easement
4. Adjournment

If you need ADA accommodations, please contact City Hall at (253) 517-2705
at least 24 hours prior to the meeting.
Thank you.
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Agenda Item #: 3A

To:
From:
Date:
Re:

Mayor Shanna Styron Sherrell and City Council Members
Brittany Port, AICP, Contract Senior Planner

January 10, 2022

Regulations Pertaining to Religious Institutions in the City of Milton –
Recommendation to City Council

ATTACHMENTS:

Planning Commission Recommended Amendments to Title 17, dated
December 9, 2021

TYPE OF ACTION: None at this time.
Information Only X

Discussion

Action

Public Hearing

Expenditure

Issue: The City has determined that code amendments pertaining to non-residential land
uses in the residential zoning district are necessary to preserve the single-family character
of the City’s residential zones. Through meetings with the Planning Commission, the City
proposes to amend Title 17 to clarify certain sections of the Milton Municipal Code.
Churches have been allowed pursuant to a conditional use permit in the Residential,
Residential Moderate Density and Light Manufacturing zones (RS, RMD, and M-1), and
allowed outright in the Residential Multifamily, Mixed Use, and Business zones (RM, MX,
and B). The existing definition of “Church” does not specify the size of the facility, in
addition, it is narrowly drafted and does not inclusively address all places of worship.
Following the Salvation Slavic Baptist Church land use application, the City has identified
that revisions to Title 17 pertaining to religious institutions are necessary to recognize the
land use differences between neighborhood places of worship and regional institutions.

Background: On April 10, 2019, the City received an application for a conditional use
permit to develop an approximately 92,000sf church in the Residential (RS) zoning district.
City staff accepted the application based on the definition of a “Church” in Section
17.08.150 MMC.
“Church” means an establishment the principal purpose of which is religious worship
and for which the principal building or other structure contains the sanctuary or
principal place of worship, and including the accessory uses in the main building or in
separate buildings or structures including religious educational classrooms, assembly
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rooms, kitchens, libraries or reading rooms, recreation halls, and one-family dwelling
units, but excluding facilities for residence of or training for religious orders.
City staff identified the need to clarify certain sections of Title 17 of the Milton Municipal
Code to address future applications for churches and places of religious assembly in the
City. The code amendments proposed will not apply to the application the City
received on April 10, 2019, for the Salvation Slavic Baptist Church, but will apply to
future religious institutions or expansion of existing religious institutions within the
City of Milton.
In the City of Milton, existing religious institutions include:

Table 1 - Existing Religious Institutions in the City of Milton
Religious Institution
Mission Presbyterian
Woods
Kingdom Hall Jehovah’s
Witness
Beautiful Savior Lutheran
Church
Faith Family Church
Milton Methodist Church
Open Door Church
Salvation Slavic Baptist
Church (not yet
constructed)

Size
12,199sf
3,202sf
9,658sf

37,882sf
3,336sf
4,930sf
68,300sf (92,000 total,
23,700sf is a private K-12
school)

Aside from Faith Family Church and Salvation Slavic Baptist Church (not yet constructed),
all religious institutions in the City of Milton are less than 20,000sf. As both of these
institutions would be located in the Residential Single-Family (RS) zone, should either of
these institutions wish to expand, they would be subject to the requirements of MMC 17.52,
Nonconforming Buildings and Uses.
The City should, in its consideration of regulations pertaining to religious land uses,
consider the requirements under the Religious Land Uses and Institutionalized Persons Act
(RLUIPA). The City may not do the following when regulating religious land uses:

(1) Treat churches or other religious assemblies or institutions on less than equal terms
with nonreligious assemblies or institutions;
(2) discriminate against any assemblies or institutions on the basis of religion or
religious denomination;
(3) Totally exclude religious assemblies from a jurisdiction; or

(4) Unreasonably limit religious assemblies, institutions, or structures within a
jurisdiction.

Page 4 of 158

The proposed, staff drafted, code amendments address the requirements under RLUIPA as
follows:

(1) The City has a process within its Municipal Code for the siting of nonreligious
assemblies and institutions. While some nonreligious assembly uses and
institutional uses are permitted outright, the districts these uses are permitted in
are generally not districts that allow for residential uses. For example, the only
civic/institutional uses that are permitted (with a conditional use permit) within the
RS zone are churches, schools, and swimming pools. The City allows for other
civil/institutional uses in other zoning districts with a CUP or SUP. The types of uses
that are confined to these districts include larger places of assembly such as
ballfields, open-air theaters, commercial recreation areas, and sports arenas. Based
on the intensity of regional religious institutions, they are proposed to be treated
similarly to these other uses.
Table 2 - Current Table of Uses for Public Assembly Uses

Description of Use
Ballfield
Church
Club or lodge, private
Fairgrounds
Libraries
Open-air theaters
Recreational areas,
commercial, including
tennis clubs and similar
activities
Recreational areas
privately operated
Rodeos
Schools, elementary or
secondary
Sports Arenas
Swimming pool, public
Stadiums
Transit facilities, bus
barns, park-and-ride lots,
transit stations
Vocational
schools/colleges

RS

RM

RMD

cup

au

cup

MX
su1
au
cup

M-1
su1
cup

au
su1

B
su1
au
cup
su1
au
su1

su1

su1

cup

cup

su1

cup
cup

cup

cup

cup
cup

cup
su1

cup

su1
su1

CF
su1

OS
su1
su1

su1

su1
au
su1

su1

su1

su1

su1

su1
su1

su1

su1
au

su1
su1
su1

su1
cup
su2

su1

su1

su1

cup

su1

cup

su1

su1

su1

su2

su2
cup

su2

(2) The proposed code would not discriminate based on the basis of religion or
religious denomination, but based on the scale of the proposed religious institution
and the impacts that result from the concentrated assembly of a large group of
people.
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(3) The permitting process for neighborhood religious institutions will not change.
Regional religious institutions will be permitted with a Conditional Use Permit in
the B and M-1 districts, consistent with other assembly uses.

(4) The regulations would not unreasonably limit religious assemblies. The regulations
necessarily specify different requirements and districts where these facilities may
be permitted based on the intensity of the land use.

Discussion:
The attached code amendments show the proposed revisions to Title 17. Based on input
from the Planning Commission, The City is proposing to distinguish religious institutions
based on just their gross square footage:
•
•

Neighborhood religious institutions will be those that are 20,000sf or less in size
Regional religious institutions will be those that are greater than 20,001sf in size

Due to the size and impacts of regional religious institutions, these will be allowed with a
conditional use permit only in the Business and Light Manufacturing zones (B and M-1).
Neighborhood religious institutions will be allowed with a conditional use permit in the
Residential, Residential Multifamily, Residential Moderate Density, Mixed Use and Light
Manufacturing zones (RS, RM, RMD, MX, and M-1), and allowed outright in the Business
zone (B).

Additional amendments include clarifying that private schools, including pre-schools, will
no longer be included in the use of “church”, and will require separate permitting. Parking
standards for religious institutions will be amended to require 1 parking stall per 5 seats in
the principal and auxiliary places of worship, or per an independent parking demand study.

City staff prepared draft amendments to Title 17 of the Milton Municipal Code for review
by the City of Milton Planning Commission. The Planning Commission, deliberated on the
proposed amendments at their March 1, 2021, September 7, 2021, and October 13, 2021,
meetings. Staff provided notice of the public hearing before Planning Commission as
required by the Milton Municipal Code, in addition to providing direct notice to religious
institutions within the City who may be affected by the proposed code amendments. Staff
received one written comment on the proposed amendments from the public, and a
representative from Beautiful Savior Lutheran Church attended the public hearing on
November 10, 2021, and provided verbal comments on the proposed amendments. After
the close of the public hearing on November 10th, the Planning Commission directed staff to
make several changes to the proposed amendments and bring them back for them to
review at their December meeting. Planning Commission then continued deliberation on
the proposed amendments at their December 8, 2021, meeting, where they voted to
recommend approval of the proposed amendments to the City Council.
No action is being requested of City Council at this meeting. Staff will bring the proposed
amendments back to the City Council at their February 7, 2021, meeting to hold the public
hearing before City Council, as required by MMC 17.71.040 for Process VI decisions.
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Chapter 17.08
DEFINITIONS

Sections:
17.08.010
17.08.020
17.08.021
17.08.030
17.08.032
17.08.033
17.08.034
17.08.035
17.08.036
17.08.038
17.08.040
17.08.050
17.08.051
17.08.054
17.08.060
17.08.062
17.08.063
17.08.064
17.08.065
17.08.066
17.08.067
17.08.068
17.08.069
17.08.072
17.08.076
17.08.084
17.08.088
17.08.090
17.08.100
17.08.110
17.08.112
17.08.120
17.08.130
17.08.135
17.08.136
17.08.137
17.08.140
17.08.141
17.08.142
17.08.144
17.08.146
17.08.150
17.08.160
17.08.165
17.08.170
17.08.171

Rules of construction.
Definitions generally.
Accessory apartment.
Accessory building or use.
Addition.
Adult day care facility.
Adult entertainment business.
Adult family home.
Adult retirement community.
Adverse impact.
Alley.
Amendment, text.
Amendment, map.
Animal hospital.
Apartment.
Approved plan.
Assisted living facility.
Auction house.
Authorized use.
Automobile service station.
Automobile wash.
Automobile, repair.
Automobile, sales.
Ballfield.
Bed and breakfast.
Buffer strip.
Building.
Building height.
Building, principal.
Building site.
Building width.
Bulk.
Business and commerce.
Buy-back recycling center.
Cannabis related uses.
Cargo storage containers.
Carport.
Cemetery.
Change of use.
Child care center, family.
Child care center, commercial.
Church.
Club or lodge, private.
Commercial recreation.
Commission.
Composting.
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17.08.171A
17.08.172
17.08.180
17.08.190
17.08.200
17.08.210
17.08.220
17.08.225
17.08.230
17.08.234
17.08.242
17.08.244
17.08.250
17.08.260
17.08.270
17.08.280
17.08.290
17.08.291
17.08.295
17.08.300
17.08.305
17.08.307
17.08.310
17.08.315
17.08.320
17.08.330
17.08.331
17.08.332
17.08.333
17.08.340
17.08.350
17.08.352
17.08.356
17.08.360
17.08.362
17.08.364
17.08.366
17.08.370
17.08.372
17.08.374
17.08.376
17.08.380
17.08.385
17.08.390
17.08.400
17.08.404
17.08.406
17.08.408
17.08.425
17.08.427
17.08.440
17.08.450
17.08.460

Composting facility.
Comprehensive plan.
Conditional use.
Conditional use permit.
Conforming building or structure.
Conforming lot.
Conforming use.
Contractor yard.
Council.
Convenience store.
Density, gross.
Density, net.
Dwelling.
Dwelling, multifamily.
Dwelling, single-family.
Dwelling, two-family.
Dwelling unit.
Electric transmission substation.
Espresso stand.
Establishment, business or commercial.
Facility or facilities.
Family.
Fence.
Flea market.
Floor area.
Floor area ratio (FAR).
Freight terminal, truck.
Fuel storage tank, above ground.
Fuel storage tank, underground.
Garage, private.
Garage, public.
Garage, repair.
Golf and athletic facility.
Grade, lot.
Greenhouses, private and noncommercial.
Grocery store.
Group home.
Guest, permanent.
Hardware store.
Health club.
Heliport.
Home occupation.
Horticultural nursery, wholesale and retail.
Hospital.
Hotel.
Impervious surface.
Industry, light.
Inn.
Land use administrator.
Landfill.
Livestock.
Lot.
Lot, corner.
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17.08.464
17.08.470
17.08.480
17.08.488
17.08.490
17.08.500
17.08.510
17.08.514
17.08.516
17.08.520
17.08.524
17.08.530
17.08.540
17.08.542
17.08.550
17.08.552
17.08.554
17.08.556
17.08.557
17.08.560
17.08.580
17.08.590
17.08.600
17.08.601
17.08.610
17.08.611
17.08.612
17.08.615
17.08.620
17.08.622
17.08.636
17.08.638
17.08.640
17.08.644
17.08.650
17.08.660
17.08.670
17.08.675
17.08.680
17.08.682
17.08.690
17.08.694
17.08.695
17.08.696
17.08.698
17.08.698A
17.08.699
17.08.700
17.08.703
17.08.710
17.08.711
17.08.711A
17.08.711B

Lot coverage.
Lot depth.
Lot, interior.
Lot line.
Lot line, front.
Lot line, rear.
Lot line, side.
Lot, nonconforming.
Lot, panhandle.
Lot of record.
Lot, substandard.
Lot, through.
Lot width.
Lot width, corner.
Lot, zoning.
Lumber yard.
Manufactured housing.
Marijuana related uses.
State-licensed marijuana facilities.
Medical-dental clinic.
Mobile home lot.
Mobile home park.
Mobile home park thoroughfare.
Mortuary.
Motel.
Motor vehicle impound yard in enclosed building.
Native vegetation.
Nonautomotive, motor vehicle and related equipment sales, rental, repair and service.
Nonconforming building or structure.
Nonconforming use.
Open space.
Open space, common.
Outdoor advertising display.
Outdoor storage.
Parking area, private.
Parking area, public.
Pasture.
Permitted uses.
Person.
Personal services.
Pet shop.
Planning commission.
Plumbing supply yard.
Post office, branch or contract station.
Post office, distribution center or terminal.
Preschool, private.
Printing establishment.
Professional offices.
Public park.
Public utility.
Public utility facility.
Public utility service yard.
Recreational use, commercial, including a tennis club and similar activities.
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17.08.711C
17.08.711D
17.08.712
17.08.713
17.08.714
17.08.715
17.08.716
17.08.720
17.08.730
17.08.734
17.08.736
17.08.738
17.08.740
17.08.745
17.08.750
17.08.751
17.08.752
17.08.753
17.08.754
17.08.755
17.08.756
17.08.760
17.08.764
17.08.766
17.08.770
17.08.780
17.08.785
17.08.790
17.08.794
17.08.796
17.08.798
17.08.800
17.08.801
17.08.802
17.08.805
17.08.807
17.08.810
17.08.820
17.08.830
17.08.831
17.08.832
17.08.832A
17.08.833
17.08.834
17.08.836
17.08.840
17.08.842
17.08.845
17.08.860
17.08.880
17.08.890
17.08.891
17.08.892

Recreational center privately operated.
Recreational vehicle.
Recyclable materials.
Recycling collection point.
Recycling processing center.
Religious institution, neighborhood.
Religious institution, regional.
Residence.
Rest home or nursing home.
Restaurant.
Restaurant, drive-through.
Retail sales.
Retaining wall.
Rodeo.
Roof.
Sanitarium.
School, elementary.
School, private.
School, secondary.
Seat.
Self-service storage facility.
Service station.
Setback line.
Sewage treatment plant.
Sign.
Sign, advertising.
Sign, attached.
Sign, business.
Sign, freestanding.
Similar use.
Site plan.
Solid waste.
Special use.
Sports arena.
Stable, private arena.
Stadium.
Street.
Structural alteration.
Structure.
Studio.
Substantial change in use.
Surface mining.
Swimming pool, commercial.
Tavern.
Theater, enclosed.
Trailer, vehicle.
Transfer station solid waste facility.
Transit facility, bus barn, park-and-ride lot, transit station.
Use.
Use, principal.
Variance.
Vehicle, motor.
Vehicle, off-road.
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17.08.893
17.08.895
17.08.896
17.08.898
17.08.899
17.08.900
17.08.910
17.08.920
17.08.930
17.08.935
17.08.936
17.08.940
17.08.950

Vehicle sales.
Vehicle repair.
Vehicle wash.
Vocational school.
Warehouse.
Yard.
Yard, front.
Yard, rear.
Yard, side.
Yard waste.
Yard waste composting.
Zone.
Zoning administrator.

[…]
17.08.150 Church.
“Church” means an establishment the principal purpose of which is religious worship and for which the principal
building or other structure contains the sanctuary or principal place of worship, and including the accessory uses in
the main building or in separate buildings or structures including religious educational classrooms, assembly
rooms, kitchens, libraries or reading rooms, recreation halls, and one-family dwelling units, but excluding facilities
for residence of or training for religious orders. (Ord. 1912 § 1, 2017; Ord. 1405 § 2, 1999). See “Religious
institution, neighborhood” and “Religious institution, regional”.
[…]
17.08.698A Preschool, private.
“Preschool, private” means early learning educational programs that emphasize readiness skills where children of
preschool age are enrolled on a regular basis for four hours per day or less (WAC 180-59-020).
[…]
17.08.715 Religious institution, neighborhood.
“Neighborhood religious institution” means an establishment the principal purpose of which is religious worship
and for which the principal building or other structure contains the sanctuary or principal place of worship, and
including the accessory uses in the main building or in separate buildings or structures including assembly rooms,
kitchens, libraries or reading rooms, recreation halls, a single one-family dwelling unit for religious staff, and
religious educational classrooms, but excluding private schools, preschools and facilities for residence of or training
for religious orders. A neighborhood religious institution is typified by a congregation that lives in close proximity
to their place of worship. Neighborhood religious institutions shall be 20,000sf or less in size, inclusive of all
principal and accessory buildings.
17.08.716 Religious institution, regional.
“Regional religious institution” means an establishment the principal purpose of which is religious worship and for
which the principal building or other structure contains the sanctuary or principal place of worship, and including
the accessory uses in the main building or in separate buildings or structures including assembly rooms, kitchens,
libraries or reading rooms, recreation halls, a single one-family dwelling unit for religious staff, and religious
educational classrooms, but excluding private schools, preschools and facilities for residence of or training for
religious orders. A regional religious institution is typified by a congregation that may live within close proximity to
their place of worship, but may also draw attendance from members who live in neighboring communities.
Regional religious institutions shall be those 20,001sf or greater in size, inclusive of all principal and accessory
buildings.
[…]
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17.08.755 Seat.
“Seat” means a place on or in which one sits, such as a chair or bench. For the purposes of determining parking
ratios, seat includes permanent (fixed) and temporary (unfixed) seats, such as mats or pillows, and may also refer
to an area in which one stands or kneels, as is customary for the establishment. Capacity of fixed and unfixed seats
shall be based on the Occupancy Load Factor as set forth in the International Building Code (IBC).
[…]
17.08.752 School, elementary.
“Elementary school” means any school licensed by the state and that meets the state requirements for elementary
education. Elementary school includes preschools or early learning centers run in accordance with Chapter
28A.215 RCW. (Ord. 1912 § 1, 2017; Ord. 1405 § 2, 1999).
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Chapter 17.14
TABLE OF USES

Sections:
17.14.010
17.14.010

Table of uses.
Table of uses.
Description of Use

RS

RM

RMD

MX

B

M-1

CF

OS

Residential Use Category
Accessory apartment

acc1

acc

acc

acc

Accessory structure larger than principal building

cup

Adult day care facility

cup

au

au

au

Adult family home

au

au

au

au

Adult retirement community

au

au

au

Apartment

au

cup

au

Assisted living facility

cup

cup

cup

acc

acc

acc

au

cup

au

Carport

acc

Dwelling, multifamily
Dwelling, single-family

au

au

au

au

Dwelling, two-family

au2

au

au

au

Garage, private

acc

acc

acc

acc

Group homes

cup

au

cup

au

Mobile home park

cup

cup

cup

Parking area, private

acc

acc

acc

acc

Swimming pool, private

acc

acc

acc

acc

acc

acc

acc

acc

Commercial Use Category
Adult entertainment business

cup

Ambulance service

au

au

au

Amusement parks

su2

su2

su2

Animal hospital

au

au

Auction house/barn (no vehicle or livestock)

au

au

au

au

Automobile wash

au

au

Automobile, repair

au

au

Automobile, sales

au

au

Automobile service station

Banks, savings and loan association

cup

au

su2

su2

au
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Description of Use

RS

RM

Beauty/barber shop
Bed and breakfast

cup

au

RMD

MX

cup

au

cup

au

Billiard hall and pool hall

au

au

cup

cup

cup

au

Child day care, family

au

au

au

au
cup

Commercial recreation > 2 ac.

au

cup

cup

au

au

Convenience store

au

au

Crematories and mausoleums

su1

Department stores (see Retail sales)

au

su1

su1

acc

acc

su1

su1

au4

au4

au

au

Dry cleaners (see Personal services)

au

au

au

au

au

au

au

au

acc

acc

Espresso stands
Flea market

cup

Food markets and grocery stores

au

au

Golf and athletic facilities

su1

su1

cup

cup

au

au

au

au

au

au

au

acc

au4

au4

au4

au

au

Greenhouses, private and noncommercial

au

au

au

Hardware stores < 10,000 sf
Hardware stores > 10,000 sf
Health club
Home occupation

acc
au4

au4

au4

Horticultural nursery, wholesale and retail
Hotel

su1

cup

au

au

au

Liquor stores

au

au

au

Locksmiths

au

au

au

au

au

Inn

cup

Lumber yards
Marijuana producers or processors, state licensed

Prohibited in all zoning districts

Marijuana retailer, state licensed

Prohibited in all zoning districts

Medical marijuana or cannabis collective gardens

Prohibited in all zoning districts

Mortuaries

au

su1

Drug stores (see Personal services)

acc

OS

cup

au

Confectionery stores (see Retail sales)

Electric vehicle infrastructure5

CF

au

au

cup

cup

M-1

au

Child day care, commercial

Commercial recreation < 2 ac.

B

au
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Description of Use

RS

RM

RMD

MX

B

M-1

CF

OS

Motel

cup

au

Outdoor advertising display

cup

au

Pet shop

au

au

cup

au

au

cup

au

au

cup

Radio and TV repair shops

au

au

au

Recreational areas, commercial, including tennis clubs and similar
activities

su1

su1

su1

su1

su1

Recreational areas privately operated

su1

su1

su1

su1

su1

acc

acc

acc

acc

acc

au

au

au

cup

au

au

au

Retail > 1,000 sf

au

au

Rodeos

su1

su1

su1

su1

cup

au

au

acc

cup

au

au

au

Photographer’s studio
Preschool, private

cup

Recycling collection points

cup

acc

Restaurant
Restaurants, drive-through
Retail < 1,000 sf

au

Secondhand store
Self-service storage facility

acc

Shoe stores or repair shop

au

Sports arenas

su1

su1

su1

su1

Stadiums

su2

su2

su2

su2

Stationery store

au

au

Studios (i.e., recording, artist, dancing, etc.)

au

au

cup

au

Taverns

au

au

au

Theaters, enclosed

cup

au

cup

Video store (rental, not adult) < 5,000 sf

au

au

au

au

au

su1

su1

su1

su1

su1

au

au

su1

su1

Swimming pool, commercial

cup

Video store (rental, not adult) > 5,000 sf

au

Civic Use Category
Ballfield
Bicycle paths, walking trails

au

au

au

au

au

au

Religious institution, neighborhood Church

cup

aucup

cup

aucup

au

cup

cup

cup

Religious institution, regional
Club or lodge, private
Fairgrounds

cup

cup
su1

su1
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Description of Use

RS

RM

RMD

MX

B

Garage, public

M-1

CF

OS

au

Heliports

su2

su2

Hospitals and sanitariums

cup

cup

su2

su2

Libraries

au

au

Open-air theaters

su1

su1

su1

su1

su1

acc

acc

acc

acc

acc

au

au

au

au

Parking area, public

acc

Post office, branch or contract station
Post office, distribution center or terminal

au

cup

Public parks

cup

cup

cup

cup

cup

cup

Schools, elementary or secondary, public or private

cup

cup

cup

cup

cup

Swimming pool, public

cup

cup

cup

cup

cup

Transit facilities, bus barns, park-and-ride lots, transit stations

su1

su1

su1

su1

Vocational schools/colleges

cup

cup

cup

cup

cup

au

su1

Utilities Use Category
Electric transmission substation

cup

cup

cup

cup

cup

au

Fuel storage tanks (underground, < 500 gal.)

acc

acc

acc

au

au

au

cup

cup

cup

au

au

au

au

au

cup

au

au

au

au

au

cup

cup

Fuel storage tanks (underground, > 500 gal.)
Fuel storage tanks, above ground
Public utility facilities (services)

cup

cup

cup

Public utility service yard
Radio, cellular phone, microwave, and/or television transmission
facilities or towers

cup

cup

cup

cup

cup

Sewage treatment plants

cup

cup

cup

Transfer station solid waste facility

cup

cup

Industrial Use Category
Blueprinting and photostating

au

au

Buy-back recycling center

au
cup

Cabinet shops (see Industry, light)

cup

au

Cargo storage containers

acc

acc

Carpenter shops (see Industry, light)

cup

au

Composting facilities

su2

su2

Contractor yards

au

au

Distributing plants (see Industry, light)

au

Electric/neon sign assembly, servicing repair

au

acc

su2

su2
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Description of Use

RS

RM

RMD

MX

B

Freight terminal, truck

M-1

CF

OS

cup

Furniture repair (see Industry, light)

cup

au

Industry, light

au

Machine shops, punch press up to five tons (see Industry, light)

au

Motor vehicle impound yard in enclosed building (see Industry, light)

au

Nonautomotive, motor vehicle and related equipment sales, rental,
repair and service

au

au

Outdoor storage

cup

au

Paint shop (see Industry, light)

au

Parcel service delivery (see Industry, light)

au

Pesticide application service (see Industry, light)

au

Plumbing shop (see Industry, light)

au

Plumbing supply yards (see Industry, light)

au

Printing establishments

au

au

Recycling processing centers

su2

su2

Storage for transit and transportation equipment

su2

su2

acc

acc

acc

acc

acc

au

su2

su2

su2

cup

Tool sales and rental

cup

au

Trailer-mix concrete plant

au
cup

Upholstering

au

au

Warehousing

au

Welding shops and sheet metal shops

cup

Office/Business Use Category
Medical-dental clinic

cup

au

au

Professional offices

cup

au

au

au

Resource Use Category
Agricultural buildings

acc

Agricultural crops; orchards

au

Livestock

au3

Pasture

au

Stable, private arena

au3

Surface mining

cup

au

su2
acc: Accessory Use au: Authorized or Permitted Use
cup: Conditionally Permitted Use su1: Type I Special Use su2: Type II Special Use

1

Minimum lot size 9,600 square feet.
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2

Minimum lot size 12,000 square feet.

3

Maximum one animal/acre.

4

Subject to the limitations of MMC 17.44.090.

5

Battery exchange stations and rapid charging stations are only allowed in the MX, B, and M-1 zones.
(Ord. 1912 § 1, 2017; Ord. 1857 § 2, 2015; Ord. 1819 § 6, 2013; Ord. 1775 § 5, 2011; Ord. 1769 § 3, 2011; Ord. 1586
§ 1, 2003; Ord. 1579 § 4, 2003; Ord. 1578 § 2, 2003; Ord. 1405 § 2, 1999).
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17.48.040 Off-street parking requirements.
The minimum number of off-street parking spaces required shall be as follows:
Accessory apartment

1 space per accessory dwelling
unit

Adult day care facility

1 space for each employee, plus
1 space for every 5 clients or
fraction thereof; if the clients
may not own vehicles, 1 space
per 600 s.f. of gross floor area

Adult entertainment business

1 space per 100 s.f. of gross
floor area

Adult retirement community

1 space per unit

Agricultural buildings

1 space per 2,000 s.f. of floor
space

Agricultural crops; orchards

—

Ambulance service

1 space for each employee, plus
1 space per vehicle used in
coordination with the service

Amusement parks

1 space per 200 s.f. of area
within enclosed buildings plus 1
space for every 3 persons that
the outdoor facilities are
designed to accommodate

Animal hospital

1 space per employee plus 1
space per 600 s.f. of gross floor
area

Apartment

2 spaces per dwelling unit plus 1
space per 4 dwelling units for
guests

Assisted living facility

.75 spaces per unit

Auction house/barn (no vehicle
or livestock)

1 space per 4 seats

Automobile service station

2 spaces per service bay

Automobile wash

5 spaces per washing stall in
addition to the stall itself

Automobile, repair

1 space per 200 s.f., plus 2
spaces per service bay, plus 1
space for each employee

Automobile, sales

1 space per 5,000 s.f. of lot area
used for vehicle display, plus 1
space per 300 s.f. of showroom
area

Ballfield

50 spaces per field

Banks, savings and loan
association

1 space per 400 s.f. of floor area
up to 20,000 s.f., plus 1 per 500
s.f. of floor area in excess of
20,000 s.f.

Bed and breakfast

1 space per guest room

Bicycle paths, walking trails

—
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Billiard hall and pool hall

2 spaces per table

Blueprinting and photostating

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Buy-back recycling center

1 space for each employee, plus
1 space per 1,000 s.f. of building
area

Cabinet shops

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Carpenter shops

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Carport

—

Child day care, commercial

1 space per employee during
the maximum shift per state
license, and 1 space for every 10
students enrolled; and one pickup/drop-off space for every 20
students enrolled, but in no
case less than 2 loading spaces,
based on the maximum
students allowed per state
license

Child day care, family

1 space for each employee

Church

1 space per 6 fixed seats in the
chapel or nave

Club or lodge, private

1 space for every 4 persons
based on the fire occupancy
load

Commercial recreation < 2 ac.

3 spaces per acre, plus 1 space
per 200 s.f. of building area

Commercial recreation > 2 ac.

3 spaces per acre up to 2 acres,
plus 2 spaces per acre for each
additional acre or fraction
thereof, plus 1 space per 200 s.f.
of building area

Composting facilities

1 space for each employee

Confectionery stores

1 space per 300 s.f. of gross
floor area for the first 1,000 s.f.
of gross floor area, plus 4 spaces
per additional 1,000 s.f. of gross
floor area

Contractor yards

1 space for each employee

Convenience store

1 space per 400 s.f. of gross
floor area
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Crematories and mausoleums

1 space per 4 fixed seats of
chapel capacity, plus 1 space for
every 3 employees

Department stores

1 space per 300 s.f. of gross
floor area for the first 1,000 s.f.
of gross floor area, plus 4 spaces
per additional 1,000 s.f. of gross
floor area

Distributing plants

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Drug stores

1 space per 400 s.f. of gross
floor area

Dry cleaners

1 space per 200 s.f. of gross
floor area used by the public

Dwelling, multifamily

2 spaces per dwelling unit plus 1
space per 4 dwelling units for
guests

Dwelling, single-family

2 spaces per dwelling unit

Dwelling, two-family

2 spaces per dwelling unit plus 1
space per 4 dwelling units for
guests

Electric transmission substation

To be determined by the land
use administrator

Electric/neon sign assembly,
servicing, repair

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Espresso stands

1 space per employee, plus
spaces for 3 waiting cars

Fairgrounds

8 spaces per acre up to 2 acres,
plus 4 spaces per acre for each
additional acre or fraction
thereof

Flea market

8 spaces per acre up to 2 acres,
plus 4 spaces per acre for each
additional acre or fraction
thereof

Food markets and grocery
stores

For establishments with less
than 5,000 s.f. of gross floor
area, 10 spaces; for
establishments with over 5,000
s.f. of gross floor area, 1 space
per 300 s.f. of gross floor area

Freight terminal, truck

1 space per 250 s.f. of floor area
devoted to office use, plus 1
space per company vehicle

Fuel storage tanks
(underground, <500 gal.)

—

Fuel storage tanks
(underground, >500 gal.)

—
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Fuel storage tanks,
aboveground

—

Furniture repair

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Garage, private

—

Garage, public

—

Golf and athletic facilities

1 space for every 2 employees,
plus 3 per golf hole

Greenhouses, private and
noncommercial

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Group homes

1 space for each employee, plus
1 space for every 5 clients or
fraction thereof

Hardware stores < 10,000 s.f.

1 space per 400 s.f. of gross
floor area

Hardware stores > 10,000 s.f.

1 space per 400 s.f. of gross
floor area

Health club

1 space per 200 s.f. of gross
floor area

Heliports

1 space for each employee, plus
1 space per vehicle used in
connection with the facility

Home occupation

1 space in addition to the
requirement for the dwelling

Horticultural nursery, wholesale 1 space per 1,000 s.f. of floor
and retail
area, plus 1 space per 2,000 s.f.
of site area
Hospitals and sanitariums

1 space per 3 beds

Hotel

1 space per room, unit, or guest
accommodation

Industry, light

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Inn

1 space per room, unit, or guest
accommodation

Libraries

1 space per 400 s.f., plus 1 space
per two employees

Liquor stores

1 space per 300 s.f. of gross
floor area for the first 1,000 s.f.
of gross floor area, plus 4 spaces
per additional 1,000 s.f. of gross
floor area

Livestock

—
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Locksmiths

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Lumber yards

1 space per 500 s.f. of gross
floor area

Machine shops, punch press up
to 5 tons

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Medical-dental clinic

1 space per 300 s.f. of gross
floor area

Mobile home park

2 spaces per dwelling unit

Mortuaries

1 space per 1,000 s.f. of gross
floor area

Motel

1 space per room, unit, or guest
accommodation, plus 1 space
for every 2 employees

Motor vehicle impound yard in
enclosed building

1 space for every 2 employees

Nonautomotive, motor vehicle
and related equipment sales,
rental, repair and service

1 space per 600 s.f. of gross
floor area

Open-air theaters

1 space per 6 seats

Outdoor advertising display

—

Outdoor storage

1 space for each employee on
the largest shift

Paint shop

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Parcel service delivery

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Parking area, private

—

Parking area, public

—

Pasture

—

Pesticide application service

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Pet shop

1 space per 300 s.f of gross floor
area for the first 1,000 s.f. of
gross floor area, plus 4 spaces
per additional 1,000 s.f. of gross
floor area
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Plumbing shop

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Plumbing supply yards

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Post office, branch or contract
station

1 space for each employee on
shift of maximum employees
plus 1 space per 800 s.f.

Post office, distribution center
or terminal

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Printing establishments

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Professional offices

1 space per 400 s.f. of floor
space

Public parks

Parking lot area equivalent to 1
percent of the total land area

Public utility facilities

To be determined by the land
use administrator

Public utility service yard

1 space for each employee on
the maximum work shift

Radio and TV repair shops

1 space per 300 s.f. of gross
floor area for the first 1,000 s.f
of gross floor area, plus 4 spaces
per additional 1,000 s.f. of gross
floor area

Radio, cellular phone,
1 space
microwave, and/or television
transmission facilities or towers
Recreational areas, commercial, 1 space per 200 s.f. of gross
including tennis clubs and
floor area
similar activities
Recreational centers privately
operated

1 space per 200 s.f. of gross
floor area

Recycling collection points

—

Recycling processing centers

1 space for each employee, plus
1 space per 1,000 s.f of building
area

Religious institution

1 space per 5 seats in the
principal and auxiliary places of
worship, or per independent
parking demand study

Restaurant

1 space per 100 s.f. of gross
floor area
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Restaurants, drive-through

1 space per 200 s.f. of gross
floor area

Retail <1,000 square feet

1 space per 300 s.f. of gross
floor area

Retail >1,000 square feet

1 space per 300 s.f of gross floor
area for the first 1,000 s.f. of
gross floor area, plus 4 spaces
per additional 1,000 s.f. of gross
floor area

Rodeos

1 space per 5 fixed seats

Schools, elementary

1 space for each teacher and
staff member, plus 1 space for
each 2 classrooms

Schools, secondary

1 space for every teacher and
staff member, plus 1 space for
every 5 students

Secondhand store

1 space per 300 s.f. of gross
floor area for the first 1,000 s.f.
of gross floor area, plus 4 spaces
per additional 1,000 s.f. of gross
floor area

Self-service storage facility

3 spaces plus 1 space per 100
units

Sewage treatment plants

1 space for each employee on
the maximum work shift

Shoe stores or repair shop

1 space per 300 s.f. of gross
floor area for the first 1,000 s.f.
of gross floor area, plus 4 spaces
per additional 1,000 s.f. of gross
floor area

Sports arenas

1 space per 5 fixed seats

Stable, private arena

1 space per 4 pens or stables

Stadiums

1 space per 5 fixed seats

Stationery store

1 space per 300 s.f. of gross
floor area for the first 1,000 s.f.
of gross floor area, plus 4 spaces
per additional 1,000 s.f. of gross
floor area

Storage for transit and
transportation equipment

1 space for each employee on
the largest shift

Studios (i.e., recording, artist,
dancing, etc.)

1 space per 800 s.f. of gross
floor area

Surface mining

1 space for each employee of
the largest shift

Swimming pool, commercial

1 space per 200 s.f. of pool
surface area plus 1 space per
200 s.f. of building area for
accessory structures in excess of
1,000 s.f.

Swimming pool, private

—

Swimming pool, public

1 space per 200 s.f. of pool
surface area plus 1 space per
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200 s.f. of building area in
accessory structures in excess of
1,000 s.f.
Taverns

1 space per 100 s.f. of gross
floor area

Theaters, enclosed

1 space per 5 fixed seats

Tool sales and rental

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Trailer-mix concrete plant

1 space for each employee, plus
1 space per 1,000 s.f. of building
area

Transfer station solid waste
facility

To be determined by the land
use administrator

Transit facilities, bus barns,
park-and-ride lots, transit
stations

1 space per 600 s.f. of gross
floor area

Upholstering

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

Video store (rental, not adult) <
5,000 s.f.

1 space per 300 s.f. of gross
floor area for the first 1,000 s.f.
of gross floor area, plus 4 spaces
per additional 1,000 s.f. of gross
floor area

Video store (rental, not adult) >
5,000 s.f.

1 space per 300 s.f. of gross
floor area for the first 1,000 s.f.
of gross floor area, plus 4 spaces
per additional 1,000 s.f. of gross
floor area

Vocational schools/colleges

1 space for each 200 s.f. of gross
floor area in classrooms

Warehousing

1 space per 2,000 s.f. of floor
space

Welding shops and sheet metal
shops

1 space for every 3 employees
on the largest shift or 1 space
per 1,000 s.f. of gross floor area,
whichever requirement is
greater

(Ord. 1912 § 1, 2017; Ord. 1515 § 1, 2002; Ord. 1451 § 1, 2000; Ord. 1405 § 2, 1999).
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Agenda Item#3B

To:

City Council Members

From: Planning Manager, Angelie Stahlnecker
Date: January 10, 2022

Re:

WSDOT Acquiring APN 042005-3023 (XXX 12th Street E) in Association with the SR 167, I-5
to SR 509, Completion Project

ATTACHMENTS:

TYPE OF ACTION:

1.) WSDOT letter of interest
2.) SH&H Valuation and Consulting evaluation
3.) DCI Engineers Lingeman Valuation and Consulting review
4.) WSDOT email support of increase to $25,300
5.) Warranty Deed

Information Only X

Discussion

Recommended Action: None at this time.

Action

Public Hearing

Expenditure

Issue/Discussion: The SR 167, I-5 to SR 509, Completion Project will build the remaining
four miles of SR 167 between SR 161 (Meridian Ave) and I-5 and complete the connection
to I-5, which includes a two-mile connection from I-5 to the Port of Tacoma. When
completed, there will be access points at SR 509, 54th Ave E, and SR 161.

To complete the project, WSDOT will be acquiring City of Milton property (XXX 12th Street
E - APN 042005-3023) located on the Interurban Trail in the project area between SR 161
and I-5, by means of either just compensation or eminent domain. WSDOT employed SH&H
Valuation and Consulting to evaluate the property and offer just compensation in the
appraised value of $24,700.00. The City employed DCI Engineers, Inc and subconsultant
Lingeman Valuation and Consulting to review the SH&H evaluation and concluded an
appraised value of $25,300.00 for just compensation. WSDOT has agreed to the just
compensation appraised value of $25,300.00, as the difference of $600.00 between the two
appraisals is minimal and within WSDOT’s range of value.
Approval for the acquisition and just compensation of $25,300.00 is required by City
Council. Should the Council decide not to approve the acquisition, WSDOT will use its right
of eminent domain to acquire the property.
This will be presented at the January 17, 2022 regular meeting for action by City Council.
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N A R R ATIV E AP P R A IS A L R E P ORT

S R 167 C O M P L E T I O N
W E T L A N D M I T I G AT I O N , E A S T O F S R 5
OWNER: C I T Y O F M I LT O N
X X X 12T H S T R E E T E A S T
M I LT O N , WA S H I N G T O N 9 8 4 2 4
PA R C E L 3-10655
		

S H & H FIL E 1 5 2 4 2 - 2 0 F
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NARRATIVE APPRAISAL REPORT
Parcel No.: 3-10655
Owner / Address: City of Milton / XXX 12th Street East, Milton, WA 98424
Federal Aid No.: None
Project: SR 167 Completion, Wetland Mitigation, East of SR 5
R/W Plan Title: Pierce County Sundry Site Plans
Plan Sheet: Sheet 55
Plan Approval Date: March 16, 2021
Date of Last Map Revision: March 26, 2021
Appraisers: Matt Minarck, MAI, and Stephanie Wilson, Associate, SH&H Valuation and Consulting,
3609 Market Place West, Suite 201, University Place, WA 98466 (253-564-3230)
CERTIFICATE OF APPRAISER
We certify that, to the best of our 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 conclusions, and are our personal,
unbiased professional analyses, opinions, and conclusions;

 we have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the threeyear 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 real property appraisal assistance to relevant to the inspection, subject research, market research, comparable confirmation,
analysis and/or report preparation.

 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 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;
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, Matt Minarck has completed the requirements of the continuing education program for Designated Members of the
Appraisal Institute.

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 title report dated August 26, 2015.
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 80 pages.
A personal inspection was made of the property that is the subject of this report on ___ January 29, 2021__.
The Date of Value for the property that is the subject of this appraisal is ____ January 29, 2021_____.
Per the FAIR MARKET VALUE definition 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 ACQUISITION

N/A

FAIR MARKET VALUE AFTER ACQUISITION

N/A

DIFFERENCE (Strip Method)

$24,700

Date of Assignment or Contract: May 29, 2019

Names: Matt Minarck, MAI and Stephanie Wilson, Associate

Date Signed: April 1, 2021

Signatures:

Washington State-certified general real estate appraiser certification numbers: 1101115 (Matt Minarck) and 1102570 (Stephanie Wilson)
DO NOT WRITE BELOW THIS LINE

Headquarters Service Center Date Stamp

Region Date Stamp
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Assignment Scope of Work
The client of this report is the Washington State Department of Transportation (WSDOT). WSDOT requires
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 appraiser’s SCOPE of WORK is included in Section 5 of the report. The report must adhere to the
WSDOT and Federal Standards as described above and the specific task assignment for this parcel. The task
assignment for this report must be included in the report or addendum.

Eminent Domain Appraisal Information and Definitions
The intended use of this appraisal is to provide information to the client, WSDOT, as a basis for acquiring the
subject property, which is needed for the proposed project.
Unless stated otherwise in the report, the property rights appraised constitute the fee simple interest.
“Fair Market Value” is defined as: the amount in cash that a well-informed buyer, willing but not obliged to
buy the property, would pay, and that a well-informed seller, willing but not obligated to sell it, would accept,
taking into consideration all uses to which the property is adapted or may be reasonably adaptable
(Washington Pattern Instruction 150.08).
The intended user of this report is primarily WSDOT. Additionally, its funding partners may review the
appraisal as part of their oversight activities. A copy of this report may be provided to the property owner as a
courtesy and part of the good faith bargaining process. However, this does not imply that the property owner
has standing as an intended user and is not authorized to publish or use the report for any other purpose.
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 council, 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.”
In condemnation, the larger parcel is the portion of a property that has unity of ownership, contiguity, and
unity of use, the three conditions that establish the larger parcel for consideration of severance damages. This
is also known as the “parent parcel.”
Extraordinary assumptions or hypothetical conditions include but may not be limited to the following:
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).
The after value is based on the assumption that the project has been constructed as proposed on the
Right of Way plans as of the date of value.
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APPRAISAL 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 without the written consent of the appraiser, and in any
event, only with properly written qualification and only in its entirety;
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.
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SUBJECT PLOT PLAN
Shown are the proposed road project plans, access frontages, improvement locations, “North
arrow,” and camera locations and directions for each attached subject photo.
Before Area: 281,618 sq.ft.
After Area: 258,721 sq.ft. Fee Acquisition: 22,897 sq.ft.
Permanent Easement Acquisition: 0 sq.ft.
Temporary Easement Acquisition: 35,566 sq.ft.
Limited Access/Access Notes: The rights to light, view and air, together with the rights of access
to and from the highway along the subject’s westerly border, will be acquired.

PHOTO ANGLES MAP
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SUBJECT PHOTOGRAPHS
Date of Photos: January 29, 2021

Photographer: Stephanie Wilson

PHOTO ONE: EASTERLY VIEW OF SUBJECT PROPERTY
FROM THE 70TH AVENUE EAST OVERPASS, OVER INTERSTATE 5

PHOTO TWO: EASTERLY VIEW OF SUBJECT PROPERTY AND
FEE ACQUISITION AREA
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SUBJECT PHOTOGRAPHS
Date of Photos: January 29, 2021

Photographer: Stephanie Wilson

PHOTO THREE: WESTERLY VIEW OF FEE ACQUISITION AREA

PHOTO FOUR: WESTERLY VIEW OF FEE ACQUISITION AREA
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SUBJECT PHOTOGRAPHS
Date of Photos: January 29, 2021

Photographer: Stephanie Wilson

PHOTO FIVE: WESTERLY VIEW OF
TEMPORARY CONSTRUCTION EASEMENT AREA

PHOTO SIX: EASTERLY VIEW OF SUBJECT PROPERTY
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NARRATIVE APPRAISAL REPORT
1. OWNER:
According to a Commitment for Title Insurance issued by First American Title Insurance
Company, with an effective date of August 26, 2015, a copy of which is included herein,
ownership of the subject property is vested in The City of Milton, a municipal corporation.
2. ADDRESS OR LOCATION OF SUBJECT PROPERTY:
According to Pierce County records and the title report provided, the physical address of the
parcel is XXX 12th Street East, Milton, WA 98424.
3. SUBJECT LEGAL DESCRIPTION:
A legal description is contained in the Commitment for Title, a copy of which is in the addenda.
4. DELINEATION OF TITLE (5 years):
The property has been under the current ownership well in excess of five years. We are not
aware of any current listings or pending sales of the subject property.
5. THE APPRAISAL PROBLEM AND APPRAISER’S SCOPE OF WORK:
This assignment represents the valuation of a property as it relates to a partial acquisition as the
result of the project. As per the unit rule as stipulated in the Uniform Appraisal Standards for
Federal Land Acquisitions, 2016 (page 97) the subject property is analyzed in fee simple,
unencumbered except for zoning ordinances, and easements of record, as of January 29, 2021,
the date of inspection. Present during this inspection were Stephanie Wilson and Matt Minarck
of SH&H Valuation and Consulting.
In order to estimate the market value of the subject property, the potential highest and best use of
the property as of the appraisal date has been researched. The scope of this assignment includes
interviews with various individuals, and the researching of sales and listings of similar properties
in the competing area to arrive at an estimate of value for the subject property. Within this
appraisal all three approaches (Income, Cost, and Sales Comparison) to value are considered.
The appraisal has been presented using the WSDOT Narrative Appraisal Report format. The
appraisal is presented in a “strip” appraisal format in that only the area to be acquired is
appraised.
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6. PROPERTY RIGHTS TO BE ACQUIRED AND EFFECTS OF ACQUISITION/PROJECT:
The subject property is located within the “Puget Sound Gateway Program” project. According
to information provided on the Washington State Department of Transportation’s website, “The
Puget Sound Gateway Program is composed of two projects: the completion of SR 167 in Pierce
County, and the completion of SR 509 in King County. These projects provide essential
connections to the ports of Tacoma and Seattle and will help ensure people and goods move
more reliably through the Puget Sound region. The Gateway Program is the key to enhancing
the state's economic competitiveness, both nationally and globally, by connecting the state's
largest ports to key distribution centers in King and Pierce counties and to eastern Washington.”
Project benefits are identified by WSDOT as follows:
•

Regional mobility. Reduces traffic congestion on local roads and highways by
completing connections and providing alternate routes to I-5.

•

Airport access. Provides a new connection between I-5 and Sea-Tac Airport from the
south for both passengers and air cargo.

•

Regional job and economic growth. Supports regional job growth and economic
growth associated with the state’s two largest ports.

•

Intelligent transportation. Improves safety and manages congestion with tolling.

•

Advanced wetland mitigation. Improves water quality and wildlife habitat by
completing environmental improvements in advance of both projects.

•

Freight connections. Completes critical freight links between the Puget Sound
marine ports and the industrial areas of South King and North Pierce counties.

With respect to the project timeline, the WSDOT website states, “The Gateway Program is
targeted for completion in 2028, three years ahead of the original schedule.” Construction on SR
167’s 70th Avenue East Bridge Replacement Project began in 2020.

Page 44 of 158

The acquisition in this instance is relevant to a partial acquisition and a Temporary Construction
Easement (TCE). The proposed acquisition is identified as follows:

SITE AREA
Identification
"Before" Site Area
"Area in Taking"

Sq.Ft.
281,618
22,897

"Remainder" Site Area

258,721

Temporary Construction Easement
Permanent Easement Acquisition

35,566
0

The subject property is currently improved with a publicly-owned walking trail. The acquisition
will reduce the fee simple area from 281,618 square feet (6.47 acres) to 258,721 square feet (5.94
acres). Thus, the valuation of the subject property is relevant to a partial acquisition. There is
paving and a bench bolted to the ground that are located within the acquisition area and will be
considered herein. The property will also be impacted by a temporary construction easement
(TCE) that contains an area of 35,566 square feet that is located in the westerly area of the site.
There are no damages to the Remainder.
The westerly border of the site will have frontage along the proposed highway right-of-way. The
effects of the project include acquiring any potential future access rights to this proposed
highway. The rights to light, view and air, together with the rights of access to and from the
highway along the subject’s westerly border, will be acquired. The acquisition of access rights
and rights to light, view and air will have no impact on current or potential future uses and
subsequently minimal to no impact on current or future values as a result of the acquisition.
Due to the configuration of the subject and the use of the Across the Fence appraisal method
applied herein, this appraisal is presented in a “strip” appraisal format in that only the area to be
acquired is appraised.
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7. NEIGHBORHOOD DESCRIPTION:
A neighborhood is defined as a group of complementary land uses. Neighborhoods are affected
by social, economic, governmental, and environmental forces which influence property values in
the vicinity of the subject property which, in turn, directly affect the value of the subject property
itself. The boundaries of a neighborhood are typically identified by determining the area within
which the forces affect all surrounding properties in the same way they affect the property being
appraised. For reference, an area map showing the subject property’s location relative to
metropolitan areas within the Puget Sound Region is presented on the preceding page. A
location map showing the subject property’s immediate neighborhood is presented on the
following page, the boundaries of which are roughly defined below.

APPROXIMATE SUBJECT NEIGHBORHOOD BOUNDARIES
Northerly
Southerly
Easterly
Westerly

King County Line
Valley Avenue East
Fife Way/Porter Way
Port of Tacoma Road

The subject property is located just east of Interstate 5 and 70th Avenue East in the city limits of
Milton in Pierce County, Washington. The City of Milton spans both Pierce and King Counties
and serves as a bedroom community to the surrounding employment centers of Fife, Tacoma,
Puyallup/Sumner, and South King County. Commercial development in the cities of Milton and
Edgewood has been concentrated along the Meridian Avenue East corridor (State Route 161),
east of the subject, between the King County line and Taylor Street. The subject is more
influenced by its location near the industrial uses in the City of Fife. The Fife city limits are
located along the subject’s southerly border and extend easterly of the subject. The northerly and
southeasterly adjacent properties are considered unincorporated Pierce County.
The immediate area around the subject consists of agricultural land and low utility land, due to
the presence of flood zones and wetlands. Interstate 5 is located just west of the subject
property. The area to the west is improved with commercial uses. To the south, the area is
primarily industrial oriented with a mix of industrial and residential uses to the north. The area
along Porter Way, to the east of the subject, includes a few commercial buildings and
undeveloped land. On the easterly side of Porter Way, the area is dominated by residential uses.
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(A) Present Use:
The proposed acquisition area and what is designated as WSDOT Parcel No. 3-10655 is part of a
larger ownership. In order to estimate market value, part of the appraisal problem is to identify
the larger parcel for valuation purposes. In defining the larger parcel there are three basic
conditions that need to be established.
1.) Unity of Ownership
2.) Contiguity
3.) Unity of Use
The City of Milton owns and operates the Interurban Trail corridor of which the subject property
is a part. Therefore, the entire corridor, which extends for several miles, could be one larger
parcel from the “unity of ownership” perspective.
The second category, “contiguity” normally requires that physical contiguity be present for a
larger parcel to exist. However, this condition is not always mandatory. The question that
needs to be answered would be, “Is it probable that the separated tracts would sell as an
integrated single entity, even with the separation?” The greater the separation the more likely it
is that suitable replacement property will be available. The railroad corridor is contiguous.
From a “contiguity” perspective, the larger parcel is the entire railroad corridor.
In considering the third category, “unity of use,” one of the main considerations is that the
property is used in conjunction with each other. The corridor is utilized as a contiguous public
walking trail.
Considering the above discussion, one could easily and logically conclude that the larger parcel
is represented by the entire walking trail. However, that portion of the larger parcel which will
be directly impacted by the proposed acquisition is immediately associated with the area of the
corridor that is identified as WSDOT Parcel No. 3-10655. It seems reasonable and logical that,
rather than appraise the entire corridor, this immediate area can be considered for appraisal
purposes as the larger parcel, which is the approach taken in the analysis. In “Real Estate
Valuation in Litigation,” J.D. Eaton, MAI, SRA, notes that “the larger parcel may be all of one
parcel, part of a parcel, or several parcels, depending to varying degrees on unity of ownership,
unity of use, and contiguity.”1 Considering the entire corridor as the subject property would
unnecessarily complicate the appraisal assignment and valuation process, and would not likely
have a significant impact on the appraisal, or result in any quantifiably significant difference in
the estimate of the diminution of value of the subject property as a result of an acquisition of a
1 J.D. Eaton, MAI, SRA, “Real Estate Valuation in Litigation,” Page 76.
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small section of the corridor. Thus, for purposes of this appraisal, the subject property, and the
larger parcel, is identified as WSDOT Parcel No. 3-10655 within the project.
(A) Present Use:

(B) Accessibility and
Road Frontages:

(C) Land Contour and
Elevations:

The subject site is improved with a publicly-owned walking trail,
which is called the Interurban Trail. The subject is located at the
southwest end of the trail.

The subject property is generally accessed by way of 70th Avenue
East and Porter Way. In regard to the westerly end of the subject
parcel, there is a parking area along 70th Avenue East for the
Interurban Trail located south of the parcel with a public road/trail
extending between the parking lot and the subject. The easterly
end of the parcel has pedestrian access by way of the Interurban
Trail, which extends off of Porter Way just east of the subject
parcel.

The subject property is generally level. Site coverage consists of a
paved walking trail with grass and other natural vegetation along
the sides of the paving.
According to Flood Insurance Rate Map Number 53053C0327E,
effective date March 7, 2017, the subject property is entirely
located within Flood Zone X500 or B Zone. Pierce County GIS
mapping indicates the site is within Flood Insurance Zone “X
Shaded.” According to the CoreLogic Definitions of FEMA Flood
Zone Designations, Zone X (Shaded), X500, B is described as
“Areas of moderate flood hazard from the principal source of flood
in the area, determined to be within the limits of one percent and
0.2 percent annual chance floodplain. (Shaded Zone X is used on
new and revised maps in place of Zone B.)” A flood map is
provided further within this section.
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AERIAL VIEW OF SUBJECT SITE
SUBJECT PROPERTY OUTLINED IN RED
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FLOOD MAP
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WETLAND MAP FROM US FISH AND WILDLIFE
NATIONAL WETLANDS INVENTORY
SUBJECT PROPERTY OUTLINED IN RED
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WETLAND MAP FROM PIERCE COUNTY GIS
SUBJECT PROPERTY OUTLINED IN RED
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According to the U.S. Fish and Wildlife National Wetlands
Inventory mapping device, there are minimal wetlands directly on
the subject site. The map shows a wetland extending into the
northeasterly area of the site. However, there are extensive
wetland areas on adjacent properties which would likely result in
wetland buffers/setbacks on the subject property. Pierce County
GIS mapping shows similar wetland locations, as shown in the
map reproduced from the county’s GIS on the previous page.
Soils or engineering reports relevant to the subject property have
not been provided. No atypical soils issues were observed during
the site inspection. Environmental reports or studies relevant to
the subject property have not been provided. The appraisal is
based on the premise that the site is “clean.”
(D) Land Area:

According to the right-of-way plans provided, the subject site
contains an area of 281,618 square feet, which equates to 6.47
acres.

(E) Land Shape:

As the subject is a public walking trail, the parcel has a long,
narrow shape. The parcel is roughly 100 feet wide and 2,750 feet
in length.

(F) Utilities:

There is a sewer main line and 15-foot side sewer easement that
runs the length of the subject property. It is unknown where the
nearest public water line is located. According to a survey of the
subject, there is also a 100-foot wide Puget Sound Energy
easement on the property.
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(G) Zoning:
The subject site is zoned Open Space District (OS) under the jurisdiction of the City of Milton.
According to the city’s municipal code:
The purpose of the open space (OS) district is to set aside and preserve for quiet public
enjoyment those unique areas within the city which, due to their size, configuration or
visual appeal, present special opportunities to assist in meeting the city’s need for
passive recreation.
Permitted uses include commercial recreation, bicycle paths and walking trails, public parks, and
agricultural crops/orchards. The subject’s current use as a public walking trail is a legal use of
the site per the zoning designation.
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(H) Highest and Best Use as Vacant:
In order to best estimate the value of the subject property, the appraisers researched the potential
highest and best use of the property as of the date of the report. Highest and best use is defined
in The Appraisal of Real Estate, 15th Edition, as: "The reasonably probable and legal use of
vacant land or an improved property that is physically possible; appropriately supported,
financially feasible, and that results in the highest value." This definition introduces the four key
criteria that a property use must satisfy to qualify as the highest and best use. The criteria for the
determination of the highest and best use of the subject property is based upon legal and physical
considerations adjusted for financial feasibility and maximal productivity considerations.
Legal Considerations: The subject site is zoned Open Space District (OS) under the City of
Milton zoning code. This zoning classification permits primarily public and agricultural uses.
Physical Considerations: The subject property consists of a single assessor’s parcel with an area
of 281,618 square feet, which equates to 6.47 acres. The parcel is long and narrow and is
approximately 100 feet wide. The subject property can generally be accessed by way of 70th
Avenue East and Porter Way. Near the westerly end of the subject parcel is a parking area along
70th Avenue East that serves the Interurban Trail. There is a public road/trail extending between
the parking lot and the subject parcel. The easterly end of the parcel has pedestrian access by
way of the Interurban Trail, which extends off of Porter Way just east of the subject parcel. The
subject site is located within Flood Zone X (Shaded), X500, B. Additionally, due to wetlands in
the immediate area, the site would likely by subject to wetland buffers/setbacks. Development of
the site with a building is restricted by its shape and possibly critical areas.
Market Feasibility (Financially Feasible and Maximally Productive): The major factors
influencing marketability are the supply of and demand for the market in general and in
particular the legal and physical uses the subject property can accommodate. This analysis is
based upon the competitive position of the subject property, as defined by the locational and
physical characteristics of the property discussed.
As the subject site likely cannot support development of a building due to its shape and critical
areas, the only financially feasible uses of the site are for a road, walking trail or assemblage
with an adjacent property.
Conclusion: Legal, physical, and market considerations have been analyzed to evaluate the
highest and best use of the property. This analysis is used to evaluate the type of use which will
generate the greatest return to the owner or investor. Based on the above analysis, the highest
and best use for the subject as vacant is for a road, walking trail or assemblage with an adjacent
property.
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Highest and Best Use of Adjacent Properties
In valuing the subject property, we will be considering the value of land adjacent to the subject
under the Across the Fence methodology, as will be discussed and explained in the Valuation
portion of this report. This analysis will provide a basis upon which to form an opinion of the
appropriate unit price basis for valuing the subject property. The premise considers the value of
adjacent parcels surrounding the subject property, predicated upon the highest and best use of the
adjacent lands.
The criteria for the determination of the highest and best use of the adjacent properties utilize the
same highest and best use analysis employed in the previous discussion.
Legal Considerations: The first test of highest and best use is to determine what is legally
permissible, or what can legally be constructed on the adjacent properties. The northerly and
southeasterly adjacent parcels are within the Pierce County jurisdiction and are zoned MSF,
Moderate Density Single-Family. The MSF zoning classification permits primarily residential
uses as well as crop production. The southwesterly adjacent parcels are within the City of Fife
and are zoned Community Mixed-Use, which allows primarily commercial uses.
Physical Considerations: Factors influencing the use of the site include: location, size and
shape, soils, critical areas, availability of utilities and other site characteristics, nature of the
adjoining land use, and terrain. The northerly adjacent parcels, Pierce County Assessor’s Parcel
0420053003, 0420053007, 0420053008, 0420053009 and 0420053074, range in size from 1.50
acres to 10.63 acres. All of these parcels except one (0420053074) are inundated by wetlands
and cannot support development. These parcels are considered low-utility sites. Parcel
0420053074 is primarily covered by wetlands, but the northernmost area of the parcel is outside
the wetland area and can support a residence. The southeasterly parcels (0420053011 and
0420053065) contain areas of 7.03 acres and 19.65 acres. The easternmost of these parcels is
also inundated by wetlands and cannot support development. The other parcel is a toxic cleanup
site and thus, cannot support development.
The southwesterly adjacent parcels (0420053006, 0420053005 and 0420053004) are within the
City of Fife and are zoned Community Mixed-Use. These properties contain areas of 0.17 acres,
1.77 acres and 7.00 acres and are all located in flood zones. Due to their physical characteristics,
these sites likely cannot support development.
Market Feasibility (Financially Feasible and Maximally Productive): The character of the
immediate neighborhood and the predominant uses in the area is for agricultural use. Based on
the extensive critical area issues for the adjacent properties and the current and historical uses on
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the properties to the south for agricultural purposes, the most financially feasible use for the
adjacent properties is in support of agricultural uses.
Conclusion: Legal, physical, and market considerations have been analyzed to evaluate the
highest and best use of the adjacent properties to the subject property. This analysis was
conducted in order to establish the use, and thus the value basis in applying the Across the Fence
valuation methodology. After taking into consideration all of the factors cited above, the highest
and best use of the adjacent properties is for agricultural uses.
(I) Improvements:

The subject property is improved with a paved walking trail.

(J) Special Items:

None.

(K) Real Estate Taxes:

According to the Pierce County Assessor’s Office, the subject
property has the following assessed values and 2021 taxes.

Parcel
0420053023

Land
Value
$107,700

Improve.
Value
$0

Total
Value
$107,700

2021
Taxes
$22.32

As the subject is owned by a government entity, it is tax exempt.
Thus, the taxes include drainage district fees, weed control fees
and Pierce Conservation District fees only. The task of the
Assessor's Office is to assess property at 100% of market value;
however, this mandate is frequently not achieved.
(L) Assessments Current
and Pending:

None known.

(M) Existing Lease or
Rental Data:

None known.

(N) Highest and Best Use, as Improved:
The subject property is a publicly owned paved walking trail. As improved, the highest and best
use is for continued use as a walking trail.
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8. APPROACHES TO VALUE:
The subject is a long and narrow shaped site that is only approximately 100 feet wide and
contains an area of 281,618 square feet or 6.47 acres. The site is zoned Open Space. The
purpose of this appraisal is to arrive at a market supported value relevant to the subject property.
It is appropriate to value the property by looking at surrounding land values. The Across the
Fence approach is the recognized method for valuing properties like the subject.
There are ten adjacent properties to the subject. The average size of these adjacent properties is
304,506 square feet or 6.99 acres, as shown in the exhibit below. This area will be utilized to
establishment a benchmark value in the analysis to follow from which to derive a market value
for the subject property.

ADJACENT SITES

Parcel
0420053003
0420053007
0420053008
0420053009
0420053074
0420053011
0420053065
0420053006
0420053005
0420053004

Size
(Sq.Ft.)
65,340
203,861
374,616
386,595
463,043
306,227
855,954
304,920
77,101
7,405

Size
(Acres)
1.50
4.68
8.60
8.88
10.63
7.03
19.65
7.00
1.77
0.17

Mean

304,506

6.99

The Income Approach, Cost Approach and Sales Comparison Approach are the three basic
techniques or approaches to value when appraising real property. The subject’s current
improvements are specialized for a public use (paved walking trail), which is a non-economically
driven purpose. In this instance, only the land value is relevant for analysis. Any site
improvements within the acquisition area will be considered herein. Properties similar to the
subject are typically analyzed and purchased based on an analysis of similar sales in the area,
thus the Sales Comparison Approach as it pertains to the valuation of land is utilized.
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9. VALUATION-BEFORE:
(A) Site Valuation:
(1) Sales Comparison Approach:
One of the most reliable indicators of value in an active market is derived by comparing the
property being appraised with similar nearby properties that have recently sold. This approach
reflects the principle that a well-informed buyer will pay no more for a property than the cost
involved in obtaining an equally satisfactory substitute property.
In the case of the subject property, the appraisers are using the Across the Fence (ATF) method.
The Across the Fence (or ATF) value is “the estimated sale price based on the unit price of sales
of similar land adjoining the subject.”2 The underlying assumption is that the value of the public
trail corridor is equal to the value of adjoining lands. To estimate ATF value, a corridor is
divided into segments of similar highest and best use derived from analyzing surrounding uses,
sales data for these uses is gathered, and the ATF value is estimated from the unit rates reflected
by sales of typical parcels. The Across the Fence method is based on the principle of
Substitution. In theory, the segments to consider are the adjacent property’s highest and best use
and unit value. The corridor/trail is unique to meet the corridor/trail usage, and it should not be
penalized for these special physical characteristics when compared with vacant parcels in the
neighborhood. The Across the Fence method has been used to estimate a value for the subject
property. The site area utilized for the analysis is the average site area of the adjacent properties,
which equates to 304,506 square feet or 6.99 acres. Based on an examination of the use of
surrounding and nearby properties, the most likely use of the subject property would be for
agricultural use. It should also be noted that the majority of the adjacent sites are impacted by
critical areas, whether it be flood zones or wetlands, with little opportunity to support residential
or commercial development.
The appraisal is presented in a “strip” appraisal format in that only the area to be acquired is
appraised.

2 Zoll, “Rail Corridor Sales,” Page 380.
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A search was conducted in the general market area for properties with similar development/use
potential. The most relevant comparables are summarized in the chart below, with individual
write-ups of the comparables contained within the addenda.

LAND SALE COMPARABLES
Sale

Location

Sale Date

Analysis Price

Size (Sq.Ft.)

L-1

Price/Sq.Ft.

26116 126th Avenue East
Graham, WA

Mar-18

$210,000

871,200

$0.24

L-2

XXX12th Street East
Milton, WA

Feb-18

$125,000

386,595

$0.32

L-3

1114 12th Street Southeast
Puyallup, WA

Aug-20

$125,000

342,817

$0.36

L-4

10806 159th Avenue East
Puyallup, WA

Apr-17

$260,000

482,209

$0.54

L-5

16101 89th Street East
Sumner, WA

Feb-20

$310,000

448,232

$0.69

L-6

10605 164th Avenue Court East
Sumner, WA

Feb-19

$247,500

322,780

$0.77

The chart is intended to be self-explanatory; however, some explanation of the summary
headings may be helpful. The explanation will discuss the columns from left to right starting
with the heading, Sale. This simply lists the identification of the comparable. Location
identifies where the property is located. Sale Date indicates the time of sale, while the Analysis
Price is the recorded price of the transaction with any additions or deductions due to buyer’s
expenditures such as demolition costs. The next column is Area, which is conveyed in square
feet. The final column indicates the price per square foot.
The analysis to follow includes a brief description of each comparable.
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L-1 is the sale of agricultural land in Graham. The site contains an area of 871,200 square feet,
or 20.00 acres that is primarily level and cleared. South Creek bisects the site and the property is
encumbered with a wetlands buffer of approximately 8.80 acres which prohibits development
around the creek area; however, agricultural uses are permitted in the buffer area. Prior to the
sale, the property was utilized in support of haying and livestock grazing. The property is
identified as being located within a floodway area. Prior to the sale, one acre was removed from
the farm and agricultural use classification, in order to construct a single-family residence. The
buyer purchased the site for development of a single-family residence.
L-2 is the sale of a low utility site located near Milton (along the subject’s northerly border)
between Interstate 5 and Porter Way. The property contains an area of 386,595 square feet or
8.88 acres. The property does not have vehicular access and is entirely impacted by wetlands
and flood zones. The site has frontage along a public walking trail (Interurban Trail) along its
southerly border. The property on the southerly side of the Interurban Trail is a "woodwaste
toxic clean-up site" (per Pierce County records). According to the seller, contamination from
this property was being leached on the comparable property.
L-3 is the sale of two adjacent parcels located in Puyallup. The surrounding area is primarily
residential in nature with some agricultural uses to the east. The site contains an area of 342,817
square feet or 7.87 acres and the entire site is located in Regulatory Flood Zone AO. The U.S.
Fish and Wildlife National Wetlands Inventory mapping device indicates a majority of the site is
impacted by a wetland. Despite this, the buyer's agent indicated the property can support one
single-family residence and the buyer purchased the site with the intent to build a residence.
L-4 is the sale of an agricultural site located along the Puyallup River in Pierce County. The site
contains an area of 482,209 square feet or 11.07 acres and is relatively level. This property
includes water rights to draw irrigation water from the Puyallup River. The buyers intend to
construct a residence on part of the property and use the balance of the site for agriculture
purposes.
L-5 is the sale of an agricultural site located along the Puyallup River in the Sumner area. The
property contains an area of 448,232 square feet or 10.29 acres and has approximately 500 feet
of river frontage. The seller utilized the property for growing rhubarb; however, the buyer
purchased the site to utilize as a Christmas Tree Farm. The property can support a residence.
L-6 is the sale of a property located in the Sumner area of Pierce County. The property contains
an area of 322,780 square feet or 7.41 acres and is impacted by approximately 4-5 acres of
wetlands and wetland buffers. Historically, the property was farmed for sweet corn and
supported cattle grazing, but the buyer intends to construct a single-family residence.
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Analysis of Comparable Land Sales Data
A basic principle in the valuation of real estate is that no two properties are identical, which
means that adjustments are necessary to reflect the various differences of the properties being
considered. An adjustment process is applied to the comparables, with an adjustment chart
presented in the analysis to follow. The adjustment process depicts the thought process often
followed by buyers and sellers in comparing different attributes of a property. Within the
discussion of each sale detailed herein, the sales’ characteristics are noted and compared to the
subject, resulting in conclusions of the need for positive or negative adjustments to the indicated
unit prices of the comparables. The top of the chart accounts for quantitative adjustments. After
completing the quantitative adjustments, qualitative adjustments are reflected. When a
difference is noted, either positive or negative adjustments are imputed to account for physical
differences between the comparables and the subject property.
In utilizing the comparables to determine a per unit value for the subject property, each sale
should be adjusted to the subject for dissimilarities. There are six common elements of
comparison that should be considered in sales comparison analysis. These are: Real property
rights conveyed; Financing terms; Condition of sale; Buyer expenditures/other; Date of sale;
and Location and Physical characteristics.
In analyzing the Location and Physical
characteristics, adjustments may be made for some dissimilarities among the comparables.
These include location, site utility, and size.
Quantitative Adjustments
The Real property rights conveyed, Financing terms, Conditions of Sale, and Buyer
expenditures/other do not require adjustments.
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Market Conditions
The next quantitative adjustment to consider is relevant to time (Market Conditions). The dates
for the comparable sales range from April 2017 to August 2020. In order to determine trends in
agricultural land values over the past several years, we have utilized the National Agricultural
Statistics Service Land Values 2020 Summary report for August 2020, the most recent data
available, which is produced by the United States Department of Agriculture. The information in
the charts below is derived from the report.

FARM REAL ESTATE AVERAGE VALUE PER ACRE
WASHINGTON STATE
Year
2016
2017
2018
2019
2020

Price/Acre
2,680
2,760
2,840
2,820
2,760

Percent Change
Over Prior Year
N/A
2.99%
2.90%
-0.70%
-2.13%

CROPLAND AVERAGE VALUE PER ACRE
WASHINGTON STATE
Year
2016
2017
2018
2019
2020

Price/Acre
2,590
2,660
2,630
2,630
2,610

Percent Change
Over Prior Year
N/A
2.70%
-1.13%
0.00%
-0.76%

PASTURE AVERAGE VALUE PER ACRE
WASHINGTON STATE
Year
2016
2017
2018
2019
2020

Price/Acre
790
782
766
766
740

Percent Change
Over Prior Year
N/A
-1.01%
-2.05%
0.00%
-3.39%
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As shown in the charts, agricultural land values have either had no change or trended downward
over the past few years. Overall, no market conditions adjustments are applied to the
comparables.
In light of the ongoing COVID-19 pandemic currently being experienced in the nation, state and
region, it is appropriate to provide additional insight into its evolving impact on the overall real
estate market. Empirical evidence as to the impact at this point is minimal; however, we have
interviewed a variety of market participants covering several sectors within the real estate
industry to attempt to gauge the current climate.
To follow are summaries of responses from a variety of market participants specializing in
differing property types throughout the region who were asked to discuss what they are
experiencing with respect to the COVID-19 outbreak and the real estate market within the
region. Market participant interviews all occurred from late-March 2020 forward. The
responses are as follows:
Market Participant Organization
Jeff Huling
Best Choice Realty, LLC

Phone Number
206-886-3986

Survey Response
Mr. Huling is a real estate broker specializing in multi-family properties in the Puget
Sound Region. As of late-March 2020, Mr. Huling expressed that he has not yet seen any
notable negative influences as a result of the COVID-19 situation for multi-family
properties. In fact, Mr. Huling indicated a recent uptick in the multi-family housing
market, and has several sales currently pending. Mr. Huling could not offer an opinion
as to why this market dynamic was occurring.

Will Frame

Kidder Mathews

253-722-1412

Mr. Frame is a broker who sells and leases primarily professional and medical offices.
Mr. Frame commented that new activity within that segment is "dead right now". He
opined that once the State's "stay at home" order is lifted, the remainder of the year
will likely be needed to recover. He also stated that "one year from now, we will be in
the same strength market we were in a month ago".

Tim Johnson

Tim Johnson Properties

253-589-9999

Mr. Johnson specializes in sales and leasing of primarily office and retail properties. Mr.
Johnson indicated that the COVID-19 situation has not had "much of an affect on
business yet", although he did confirm that new inquiries have decreased. He went on
to state that he still has several deals "in the pipeline" that continue to proceed.

Aaron Mathieu

AGM Real Estate

206-210-5207

Mr. Mathieu, who specializes in commercial investment sales and leasing, stated that
the pandemic has not impacted market values as of yet, but believes that we will begin
to see impacts down the road, perhaps three months from now, if the pandemic
continues.

Carolyn Graden

Rants Group

360-763-4994

Mr. Graden, who is involved in sales and leases of office and retail properties, stated
their firm still have "leases and pending sales in the pipeline", although a few have
been put on hold. The majority of commercial and residential tenants she is aware of
continue to pay their rent on time. She stated that the difficulty for most tenants is that
they don't know how long the current "stay at home" orders will persist.

Doug Nelson

American Property

206-780-6000

Mr. Nelson handles several retail properties. He indicated that he has heard from
several retail tenants indicating that they may not be able to pay their scheduled rent.
He opined that the retail market may "take a while to come back".

Marty Leese

RE/MAX

425-231-0495

Mr. Leese sells both residential and commercial properties. He stated that the
pandemic has not yet had an effect on values in his experience, and that as of April, he's
actually seen prices on some properties be "bid up".

Meagan Stockman Windermere Commercial

206-780-5007

Ms. Stockman specializes in commercial real estate product, focusing on retail. She
stated that some tenants are resorting to "working with their landlords" for rental
reductions in the near term. She opined that once "non-essential business" and "stay at
home" restrictions are lifted, it will take at least a few months for the retail market to
stabilize.

Jim Honan

206-399-7649

Mr. Honan specializes in industrial properties. His initial response was that if the health
crisis continues, rental rates will likely remain static or trend downward and landlords
may have to offer more in terms of concessions to secure tenants.

Neil Walter Company
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Market Participant Organization
Jerry Filoteo
Weichert

Phone Number
253-444-4059

Survey Response
Mr. Filoteo is a broker for residential properties. In his opinion, this crisis is a health
crisis and was not caused by any systemic economic factors. It is his opionion that the
effects will be temporary.

Rachel Corp

Kidder Mathews

253-686-7474

Ms. Corp is a broker who handles a variety of commercial properties in the market. She
indicated that "new contacts" have slowed down, especially within the retail sector.
She also stated that a few transactions she's involved in have been temporarily put on
hold.

Jennifer Pretty

Acquisition Real Estate

425-343-2745

Ms. Pretty is a residential real estate broker. She stated that the coronavirus has not
slowed down the real estate market in the Greater Puget Sound region in her opinion,
at least not yet.

Kim Smart

Harold A. Allen Company

253-228-7542

Ms. Smart leases and sells a variety of commercial properties, focusing on office and
retail product, and also manages these types of properties. She indicated that during
the current climate, she has actually fielded a higher volume than normal of inquiries,
primarily on "for sale" listings. She opined that some potential buyers may be trying to
take advantage of lower interest rates right now. Additionally, she indicated that some
market participants who are experiencing significant negative impacts to their
investments in the stock market appear to be interested in moving their capital toward
more durable investments, such as real estate. Specific to her duties as a property
manager, Ms. Smart indicated that she has only been contacted by one retail tenant (a
nail salon) who indicated that they would not be making their next rent payment. Ms.
Smart was generally optimistic about the market in the long-term.

Maura Larson

Sterling Johnson Real Estate

206-406-7961

Ms. Larson is a residential real estate broker specializing primarily on single-family real
estate located in eastern King County. She stated that she is still listing properties and
her listings are still receiving multiple offers. She also commented that some potential
sellers have chosen to wait to list their properties as because of the "Stay Home, Stay
Safe" order meant that they needed to live in their current homes longer than they
anticipated. However, in her opinion due to the extremely low inventory in the region
of single-family residences, the market was remaining highly active currently.

Adam Schmier

RE/MAX Country

360-400-3475

Mr. Schmier is a real estate broker specializing primarily on single-family real estate
located in Thurston County. Mr. Schmier stated that prior to the current COVID-19 crisis,
one of his new listings may have twenty showings right away and he may receive up to
five to eight offers. A listing of his that began after the "Stay Home, Stay Safe" order did
not have as many showings but did get one offer and that offer was above list price. He
opined that product is still going to sell. As far as new listings if the home is owner
occupied, the seller may hold off listing the home but if the home is vacant his clients
are going ahead and listing the residence.

Valerie Smith

John L. Scott Dupont

253-389-0124

Ms. Smith is a real estate broker specializing in single-family product primarily located
in southern Pierce County and Thurston County. She stated that her business at this
point has not slowed down. She stated that some buyers may be being more cautious
but still has sellers and with the low inventory there are still plenty of viable buyers.

Jesse Kellems

Windermere Real Estate Yelm

360-280-4398

Mr. Kellems is a real estate broker specializing in single-family product primarily located
in Thurston County. Mr. Kellems stated that the market has definitely slowed down
slightly since the COVID-19 crisis began. He stated that he is still listing houses but at
this point has fewer buyers. He also opined that it appears as though loan requirements
may have become more stringent and some of his clients that qualified to purchase a
home prior to the crises are no longer qualifying for as much as before.

Roger L. Rieke

Windermere Real Estate Yelm

360-688-6015

Mr. Rieke is a real estate broker specializing in single-family product primarily located in
Thurston County. When surveyed, Mr. Rieke stated that he has still listed a few
properties but the amount of buyers in the market seems to have decreased
substantially. He stated that this could be for several reasons. One being that buyers
are being more cautious given the current COVID-19 situation. Another being that he
has heard that lending institutions are being more stringent when qualifying buyers for
purchases. And another being that the military which is a large part of his clientele has
placed a hold on personnel completing their base transfers. Thus, he is not getting an
influx of military personnel moving to the area at the moment.

John Love

Landman Inc.

206-331-1000

Mr. Love stated that business has slowed a little; however, he is still getting a lot of calls
from prospective buyers/sellers. He thinks our area will bounce back better than the
national average.
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As evidenced by the market participant survey responses, the experiences with respect to the
impact of the COVID-19 outbreak are varied. A few respondents indicated that they have not
noticed any impact to date, while the majority of the survey participants cited slightly to more
severely negative reactions. While at least one of the market participants cited properties being
“bid up” (receiving multiple offers) in the current market, this response appears to be an outlier.
Participants within market segments that relate to housing/multi-family generally offered the
most optimistic responses to the survey. It should also be noted, however, that the most negative
responses came from those who specialize in the retail sector. This market segment appears to
be have been most significantly impacted by the “non-essential business” closures and “stay at
home” guidelines.
With respect to how long it will require for the market to recover, survey responses were also
varied, ranging from minimal time to more than a year, assuming the pandemic begins to
dissipate in the near term. If COVID-19 health concerns linger, however, it is logical to
conclude that the negative impacts will grow, and a full market recovery will also require a
prolonged period of time.
Originally, Governor Inslee announced the Safe Start phased reopening plan. The subject is
located in Pierce County, which was in Phase 2 of this plan. On November 15, 2020, Governor
Inslee announced a modification to the reopening plan that reinstated some of the Phase 1
business shutdowns as well as limiting public gatherings. This modified plan was to remain in
effect until January 11, 2021. On January 5, 2021, Governor Inslee announced a new reopening
plan called “Healthy Washington,” which will allow regions to reopen (instead of counties)
based on metrics regarding hospitalization and case data. All counties, which are grouped into
eight regions, will begin in Phase 1. The subject property is in the “Puget Sound” region, which
includes Pierce, King and Snohomish counties. This new plan went into effect when the Safe
Start plan expired on January 11, 2021. Every county in Washington moved to Phase 3 of the
“Healthy Washington - Roadmap to Recovery” plan on March 22.
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Qualitative Adjustments
After completing the quantitative adjustments, the comparables reflect a range in unit value from
$0.24 per square foot to $0.77 per square foot, suggesting further refinements are needed. The
comparables are now compared to the subject as it relates to qualitative adjustments. To this
end, an adjustment grid has been prepared, as shown below, simulating the thought process a
prudent and knowledgeable purchaser might use if involved in comparing the comparables to the
subject property. This grid is presented to depict the positive and negative influences for each
sale, which impact value in this market segment. Discussions relevant to the physical
comparison process begin after the exhibit.
Utilizing the Across the Fence methodology, the subject is analyzed as containing an area of
304,506 square feet. The site is also analyzed as being impacted by critical areas, such as flood
zones or wetlands, with little opportunity to support residential or commercial development.

LAND COMPARISON ANALYSIS
Comparable Number

Sale Price

Property Rights Conveyed
Adjustment
Adjusted Price
Financing
Adjustment
Adjusted Price
Conditions of Sale
Adjustment
Adjusted Price
Buyer Expenditures/Other
Adjustment
Adjusted Price
Date of Sale
Adjustment
Adjusted Price

Analysis Price
Size (Sq.Ft.)
$/Sq.Ft.

L-1

L-2

L-3

L-4

L-5

L-6

n/a

$210,000

$125,000

$125,000

$260,000

$310,000

$247,500

Fee Simple

Fee Simple
$0
$210,000
Cash to Seller
$0
$210,000
Arms Length
$0
$210,000
None
$0
$210,000
Mar-18
0.00%
$210,000

Fee Simple
$0
$125,000
Cash to Seller
$0
$125,000
Arms Length
$0
$125,000
None
$0
$125,000
Feb-18
0.00%
$125,000

Fee Simple
$0
$125,000
Cash to Seller
$0
$125,000
Arms Length
$0
$125,000
None
$0
$125,000
Aug-20
0.00%
$125,000

Fee Simple
$0
$260,000
Cash to Seller
$0
$260,000
Arms Length
$0
$260,000
None
$0
$260,000
Apr-17
0.00%
$260,000

Fee Simple
$0
$310,000
Cash to Seller
$0
$310,000
Arms Length
$0
$310,000
None
$0
$310,000
Feb-20
0.00%
$310,000

Fee Simple
$0
$247,500
Cash to Seller
$0
$247,500
Arms Length
$0
$247,500
None
$0
$247,500
Feb-19
0.00%
$247,500

$210,000
871,200
$0.24

$125,000
386,595
$0.32

$125,000
342,817
$0.36

$260,000
482,209
$0.54

$310,000
448,232
$0.69

$247,500
322,780
$0.77

Inferior
+
Superior
871,200
+

Similar

Similar

Similar

Similar

Similar

Inferior
+
386,595

Superior
342,817

Superior
482,209

Superior
448,232

Superior
322,780

Upward

Downward

Downward

Downward

Downward

281,618

Qualitative Adjustments
Location
Adjustment
Site Utility
Adjustment
Size (Sq.Ft.)
Adjustment

Total Adjustment

Fife
Average
304,506

Upward
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Location
The subject is located in Milton. All of the comparables except L-1 are located in similar enough
areas to not warrant adjustments. L-1 is located in Graham in a more remote area than the
subject and other comparables, inferior for an upward adjustment.
Site Utility
As analyzed, the subject area is impacted by critical areas, such as flood zones and wetlands,
with development of a residence unlikely. All of the comparables are also impacted by some
type of critical area. However, despite the onsite critical areas, L-1 can still support a residence,
superior for a downward adjustment. L-2 does not have legal vehicular access and is reportedly
contaminated. L-2 is inferior in site utility for an upward adjustment. L-3, L-4, L-5 and L-6 can
all reportedly support a residence, superior for downward adjustments.
Size
The subject is analyzed as containing an area of 304,506 square feet or 6.99 acres. All of the
comparables except L-1 are similar enough in size to not warrant an adjustment for this category.
L-1’s larger size warrants an upward adjustment due to economies of scale.
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Unit Value Conclusion
As depicted in the adjustment chart, the comparison process indicates a price per unit greater
than L-2 ($0.32/sq.ft.) and less than L-3 ($0.36/sq.ft.). Thus, a unit value of $0.34 per square
foot is supported and concluded for the subject property. This amount is applied to the 22,897
square feet of the subject property to be acquired in fee simple.

Acquisition Area (Sq.Ft.)
22,897

Value/Sq.Ft.
$0.34

ROUNDED

VALUATION, FEE ACQUISITION AREA

Valuation
$7,785
$7,800

$7,800

The value conclusion herein assumes that the subject property would be exposed on the open
market for a reasonable length of time. The most probable buyer of the property would be an
adjacent property owner.
There are no structures in the fee acquisition area. However, the acquisition area includes a
paved walking trail and a bench that is bolted to the ground. There is also a garbage can within
the acquisition area that is considered personal property. The Marshall Valuation Services Cost
handbook is utilized as a source for determining the contribution value of the paving and bench.
There is approximately 3,125 square feet of paving in the fee acquisition area. According to the
Marshall Valuation Service handbook, Section 66, Page 1, the average unit cost for paving is
$2.29 per square foot. Including the current cost multiplier of 1.06 and the local multiplier of
1.21, the cost is $2.94 per square foot ($2.29/sq.ft.)(1.06)(1.21). Thus, the contribution value of
the sidewalk is $9,188 ($2.94/sq.ft.)(3,125 sq.ft.).
There is a metal bench that is bolted to the ground located within the acquisition area. According
to the Marshall Valuation Service handbook, Section 66, Page 8, the cost for a bench ranges
from $392 to $1,760. The mean of this range is $1,076, which is considered the base cost.
Including the current cost multiplier of 1.06 and the local multiplier of 1.21, the cost is $1,380
($1,076)(1.06)(1.21).
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Entrepreneurial profit of 10% is added to the subtotal of the site improvements for a total
contribution value as follows:

SITE IMPROVEMENTS
Item
Paving
Bench
Subotal
Entrepreneurial Profit
Total
Rounded

10.00%

Indicated Value
$9,188
$1,380
$10,568
$1,057
$11,625
$11,700
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In addition to a partial acquisition in fee simple, the proposed acquisition also involves a
temporary construction easement.
TEMPORARY CONSTRUCTION EASEMENT
The subject property will also be impacted by a temporary construction easement (TCE). The
TCE area will be located in the westerly portion of the subject property and contains an area of
35,566 square feet. The easement is temporary in nature and is treated as a rental loss to the land
for a specified period of time.
In this case, the construction period will terminate December 31, 2026, or approximately 71
months from the date of appraisal. The rent loss associated with the temporary construction
easement is calculated by a rate of return to the value of the land. To convert the initial value
allocated to the encumbered area into an indication of income (i.e. rent loss) it is necessary to
apply a rate of return. The rate of return is typically derived from the market when a leased fee
position in a land lease is purchased. These transactions are not common in the market, and
those that occur are most commonly associated with commercial pad sites. Commercial pad
sites are not comparable to the subject. Alternatively, we have interviewed people that are
involved in the negotiation of ground leases. Jennifer Maietta, the Senior Real Estate Manager
with the Port of Seattle and Tacoma (253-592-6706), stated rates of return for the Port of Seattle
and Tacoma typically range from 8.0% to 12.0%. According to Scott Peterson (360-757-0011)
with the Port of Skagit, rates of return are typically 7.5%. Ms. Jill Brownfield (360-299-1800),
with the Port of Anacortes stated rates of return are typically 8.5%.
A rate of return of 8% is concluded and supported by the rates of return quoted above. The
previously concluded land value of $0.34 per square foot is utilized, resulting in an annual rental
rate during the construction period for this area as follows:

ANNUAL RENTAL RATE FOR TCE
TCE Area (Sq.Ft.)
35,566

$/Sq.Ft.
$0.34

Return
8%

Total (Annual)
$967 ±

*Internal calculations reflect a greater mathematical accuracy than shown.

The temporary easement is in excess of four years, with the owner being paid in one lump sum at
the time of agreement. Therefore, it is appropriate to determine the net present value of the
income stream associated with the temporary easement.
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Component Analysis
In order to determine the net present value of the temporary easement as the owner will be paid
in one lump sum, we have completed a component analysis, which includes the use of a rate of
return on the income stream. The appropriate rate of return is comprised of several components,
the first of which is a safe rate. Safe rates can be measured by comparing long-term treasury
notes. According to the United States Department of the Treasury, the Treasury Yield Curve
Rates indicate a rate of 1.87% for a 30-year maturity, as of the date of inspection, January 29,
2021. The range in rates over the past year (January 29, 2020 to January 29, 2021) has been
from a low of 0.99% (March 9, 2020) to a high of 2.14% (February 5, 2020). Since the date of
inspection, the rates have continued to rise to a high of 2.45% on March 18 and March 19, 2021.
In regards to the subject property, we have utilized a rate of 2.00% for the safe rate. According
to The Appraisal of Real Estate, 15th Edition, page 135, there are several components remaining
that comprise a rate of return, including inflation, liquidity (marketability) risk, environmental
risk, legislative risk and management risk. The publication offers the following definitions:
Inflation: Risk that unexpected inflation will cause cash flow from operations and reversion to
lose purchasing power.
Influenced by: lease provisions that provide inflation protection.
Liquidity (marketability) risk: Difficulty of converting a real estate investment into cash at
market value in a reasonable time.
Influenced by: inefficiency of real estate market.
Environmental risk: Risk that the market value of a property will be affected by its physical
environment.
Influenced by: perceived health hazards; costs associated with dealing with potential
environmental problems; acts of nature such as earthquakes and weather conditions.
Legislative risk: Risk that legal factors will affect the market value of a property.
Influenced by: tax law changes; environmental regulations; change in land use regulations
(zoning); ability to navigate permitting process.
Management Risk: Risk that the management cannot ensure that the property meets defined goals
Influenced by: competency of management; type of property.
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In this instance, the inflation risk is minimal and is estimated to contribute 0.5% to the rate of
return. An appropriate liquidity risk rate for the subject property is 2.5%. The environmental
and legislative risks are too minimal to quantify and therefore do not contribute to the rate of
return. An appropriate management risk is concluded to be 2.0%. Overall, the components
equate to a rate of return of 7.0% (2.0% + 0.5% + 2.5% + 2.0%). Also considering an element of
profit, we have reconciled at a discount rate of 8.0%.
The next item is the annual appreciation rate. Leases typically escalate on an annual basis at a
rate of 3.0% or by the CPI. Considering the holding period, which is relatively short in terms of
ground leases, an annual appreciation of 3.0% is utilized.
It should be noted that Period 0 is from February 1, 2021 through January 31, 2022, and that the
final period (Period 5) is from February 1, 2026 through December 31, 2026 (11 months).

DISCOUNTED CASHFLOW ANALYSIS
Assumptions:
Discount Rate
Annual Appreciation Rate

PERIOD
TCE

8.00%
3.00%
Feb 2021Jan 2022
0
$967

Feb 2022Jan 2023
1
$996

Feb 2023Jan 2024
2
$1,026

Feb 2024Jan 2025
3
$1,057

Feb 2025Jan 2026
4
$1,089

Feb 2026Dec 2026
5
$1,028

DISCOUNTED NET REVENUE

$967

$923

$880

$839

$800

$700

CUMULATIVE NET REVENUE

$967

$1,890

$2,770

$3,609

$4,409

$5,109

NET PRESENT VALUE ESTIMATE

$5,109

ROUNDED

$5,200

*Internal calculations reflect a greater mathematical accuracy than shown.
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The values of the fee acquisition, improvements in the acquisition area, and the TCE are added
together for a final compensation conclusion as follows:

Identification
Fee Simple Acquisition
Site Improvements
Temporary Construction Easement
Total

Indicated Value
$7,800
$11,700
$5,200
$24,700

VALUATION, ROUNDED

$24,700

(2) Income Approach, Site Evaluation: There was insufficient data relating to ground leases in
the subject neighborhood, so this approach was not used in the appraisal.
(3) Correlation and Final Conclusion, Land Value: With the available data, only the Sales
Comparison Approach was found applicable. Thus, after taking into consideration all of the
market data, it is the opinion of the appraisers that the value of the acquisition and proposed
easement is: $24,700.
(B) Whole Property Valuation: A whole property valuation was considered not applicable.
(C) Correlation and Final Conclusion From All Approaches
In this process, the appraiser considered the diminution in value to the subject as the result of a
fee acquisition and a temporary construction easement. The appraisal is presented in a “strip”
appraisal format in that only the area to be acquired is appraised. This concluded value as of
January 29, 2021, is:
VALUE

$24,700
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10. VALUATION - REMAINDER: Not applicable.
RECAPITULATION:
VALUE

$24,700

11. EXPLANATION, MEASUREMENT, SUPPORTING DATA AND ALLOCATION OF
DAMAGES, COSTS TO CURE, AND SPECIAL BENEFITS:
There are no damages, costs to cure, or special benefits to consider.
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12. SUMMARY OF APPRAISAL CONCLUSIONS
(Accounting tabulation - NOT indicative of appraisal method employed)
Indicated Subject Value Before Project
Highest and Best Use Before: Golf Course
Land value before
Not Applicable – Strip Appraisal
N/A
Total Land Value, Before
Improvement value before:
Major Improvements – Not Impacted Not
N/A
Valued
Total Improvement Value
TOTAL SUBJECT VALUE BEFORE
N/A
PROJECT
Indicated Subject Value After Project
Highest and Best Use After: Golf Course
Land Value after
Not Applicable – Strip Appraisal
N/A
Total Land Value, After
Major Improvements – Not Impacted Not
N/A
Valued
Total Improvement Value, After
TOTAL SUBJECT VALUE AFTER
N/A
PROJECT
Estimated value allocation of rights acquired
Land:
Fee Acquisition
(22,897 sq.ft.)($0.34sq.ft.)
$7,800, rounded
Temporary Construction Easement
Refer to DCF chart on page 41
Total Land
Improvements:
Site Improvements (paving, bench)

$5,200, rounded
$13,000
$11,700, rounded

Total Improvements

$11,700

Total Acquisition

$24,700

Plus Damages and Cost to Cure:
Cost to Cure
Loss in value after
Total Damages and Cost to Cure
Less Special Benefits, if any
Total Estimated Owner Compensation

$0
$0
$0
$0
$24,700

Note: totals should be rounded to nearest significant market number. Total Subject value before less Total Subject
value after must equal Estimated Owner Compensation.
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13. REPORT OF CONTACT WITH OWNER
Person Contacted:
The client indicated the appraisers could perform the inspection without contacting the owner.
Date:
See comments below.
Address:
1705 70th Avenue East
Fife, WA 98424
(Trailhead parking lot)
Method of Contact:
N/A
Telephone:
N/A
Appraisers were accompanied by:
N/A
Comments:
January 29, 2021: The appraisers, Stephanie Wilson and Matt Minarck of SH&H Valuation and
Consulting, completed an inspection of the subject property.
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14. PERSONALTY REALTY REPORT:
Commercial
Personalty/Realty Report
Project Title: SR 167 Project

Parcel No. 3-10655

Item

Owner

Tenant

Realty

Land

X

X

Paved trail
Bench
Garbage can

X
X
X

X
X

Personalty

Salvage Value for Realty

X

01/29/2021
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SECTION “M”
MARKET DATA
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Land Sale No. 1
Property Identification
Record ID
Property Type
Address
Location
Tax ID
Instrument

13385
Agriculture
26116 126th Avenue East, Graham, Pierce County, Washington 98338
Westerly of Orting Kapowsin Highway East; Easterly of Meridian
Avenue East
0418262707
SWD

Sale Data
Grantor
Grantee
Sale Date
Deed Book/Page
Property Rights
Verification

Byron & Dacia Names
Austin Summers LLC
March 29, 2018
201804020704
Fee Simple
Larry Davis, Listing Agent; 253-854-9400

Sale Price

$210,000

Land Data
Zoning
Topography
Shape

RF, Rural Farm
Generally level, impacted by creek and wetland areas
Rectangular

Land Size Information
Land Size
Front Footage

20.000 Acres or 871,200 SF
600 ft along 126th Avenue East

Indicators
Sale Price/SF

$0.24/SF

Remarks
This is the April 2018 sale of vacant, agricultural land in Graham, unincorporated Pierce County,
Washington. The property is located northwesterly of the intersection of 126th Avenue East and 264th
Street East. It is primarily level and cleared. South Creek bisects the property's easterly portion, extending
from north to south. The property is encumbered with a wetlands buffer of approximately 8.80 acres which
prohibits development around the creek area; however, agricultural uses, including grazing and keeping
livestock, are permitted in the buffer area. The property is identified as being located within a floodway
area. Prior to the sale, one acre was removed from the farm and agricultural use classification, in order to
construct a single-family residence.
Prior to the sale, the property was utilized in support of haying and livestock grazing. The listing agent
indicted that the buyer intended to discontinue the property's historical agricultural use and was just looking
for a sizeable property upon which to construct a single-family residence.
The property was listed in April 2017 at $220,000. The sale was “pending feasibility” on August 1, 2017
and closed in March 2018 at $210,000, or 95.45% of the list price.
Subsequent to the land sale, the property was improved with a single-family residence containing an area of
2,489 square feet, which was sold for $655,000 in October 2019.

Page 85 of 158

N

WESTERLY OF ORTING KAPOWSIN HIGHWAY EAST;
EASTERLY OF MERIDIAN AVENUE EAST

26116 126TH AVENUE EAST
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Land Sale No. 2
Property Identification
Record ID
Property Type
Property Name
Address
Location
Tax ID
Instrument

13324
Wetlands
Low Utility Site
XXX12th Street East, Milton, Pierce County, Washington 98354
Between Porter Way and Interstate 5
0420053009
Bargain & Sale Deed

Sale Data
Grantor
Grantee
Sale Date
Deed Book/Page
Property Rights
Sale History
Verification

M-F Associates 1981
Daniel J. Silver, Trustee for B&L Woodwaste Custodial Trust
February 20, 2018
201803160447
Fee simple
No other sales in prior five years
Art Redford, member of seller's group; 253-381-0381

Sale Price

$125,000

Land Data
Zoning
Topography
Utilities
Shape
Flood Info

MSF - Moderate Density Single Family
Level
None
Triangular
Entirely in a flood zone and covered with wetlands

Land Size Information
Land Size

8.875 Acres or 386,595 SF

Indicators
Sale Price/SF

$0.32/SF

Remarks
This is the sale of a low utility site located near Milton between Interstate 5 and Porter Way. The property
does not have vehicular access and is entirely impacted by wetlands and flood zones. The site has frontage
along an undeveloped right-of-way (12th Street East/Barth Road) along its northerly border and along a
public walking trail (Interurban Trail) along its southerly border; however, neither provides vehicular
access. The site does have legal pedestrian access.
The property contains an area of 386,595 square feet or 8.88 acres. The entire site is in Flood Zone A and
is fully impacted by wetlands. The property on the southerly side of the Interurban Trail is a "woodwaste
toxic clean-up site" (per Pierce County records). According to the seller, contamination from this property
was being leached on the comparable property. The owner of the southerly property purchased the
comparable property. The seller reported they were asking $250,000. The buyer offered $125,000, which
the ownership group accepted, which equates to $0.32 per square foot of the total site area.
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BETWEEN PORTER WAY AND INTERSTATE 5

XXX 12TH STREET EAST
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Land Sale No. 3
Property Identification
Record ID
Property Type
Address
Location
Tax ID
Instrument

14165
Residential, Agricultural
1114 12th Street Southeast, Puyallup, Pierce County, Washington
98372
Southerly side of 12th Street SE; east of SR 512
0420341019, 0420341172
Statutory Warranty Deed

Sale Data
Grantor
Grantee
Sale Date
Deed Book/Page
Property Rights
Sale History
Verification

Machell Sherles as trustee of Ann R. Rule Revocable Living Trust
Jasvir Singh and Gurpreet Kaur
August 27, 2020
202008311592
Fee simple
No sales in prior five years
Greg Ayala, Buyer's Agent; (206) 854-6337

Sale Price

$125,000

Land Data
Zoning
Topography
Utilities
Shape
Flood Info

RS - 10 Low Urban Density
Level
All typical public utilities available
Rectangular
Yes, entirely in a flood zone

Land Size Information
Land Size
Front Footage

7.870 Acres or 342,817 SF
335 ft along 12th Street SE

Indicators
Sale Price/SF

$0.36/SF

Remarks
This is the sale of two adjacent parcels located in the City of Puyallup. The surrounding area is primarily
residential in nature with some agricultural uses to the east. The site has a residential zoning.
The entire site is located in Regulatory Flood Zone AO. The U.S. Fish and Wildlife National Wetlands
Inventory mapping device indicates a majority of the site is impacted by a wetland. Despite this, the
buyer's agent indicated the property can support one single-family residence and the buyer purchased the
site with the intent to build a residence.
The property has been on and off the market since November 2015 when it was originally listed at
$400,000. The list price was decreased to $300,000 in October 2017, to $275,000 in March 2018, to
$250,000 in May 2018, to $225,000 in June 2019 and finally to $125,000 on May 18, 2020. There was a
pending sale in place on May 30, 2020 and the sale closed in August 2020 at $125,000. The agent
indicated there were no atypical conditions of the sale.
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SOUTHERLY SIDE OF 12TH STREET SE; EAST OF SR 512

1114 12TH STREET SOUTHEAST
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Land Sale No. 4
Property Identification
Record ID
Property Type
Address
Location
Assessor’s Parcel Number
Instrument

13103
Agriculture
10806 159th Avenue East, Puyallup, Pierce County, Washington 98374
Westerly side of 159th Avenue East, southerly of 106th Street East
0519067701
Statutory Warranty Deed

Sale Data
Grantor
Grantee
Sale Date
Auditor’s File Number
Property Rights
Financing
Verification

Kevin H. & Carrol A. Shearer
Tzeng Emily M & Love Brian T
April 7, 2017
201704060456
Fee simple
Cash to seller
Dianne Renner, Listing agent, Windermere RE; 253-988-3930

Sale Price

$260,000

Land Data
Zoning
Topography
Utilities
Flood Info

ARL
Relatively flat
All available except sewer
Entirely in a flood zone; no wetlands

Land Size Information
Land Size

11.070 acres or 482,209 SF

Indicators
Sale Price/SF

$0.54/SF

Remarks
This is the sale of a 11.07 acre site located along the Puyallup River in Pierce County. The site contains an
area of 11.07 acres and is relatively level. It is zoned ARL and is thus limited to development of one
single-family home. Water, electricity, and telephone service are available to the property. This property
includes water rights to draw irrigation water from the Puyallup River. According to the listing agent
Dianne Renner, the buyers intend to construct a residence on part of the property and use the balance of the
site for agriculture purposes. Development of the site will require a septic system to be installed which is
typical for the neighborhood. At the time of sale the property was enrolled in the Pierce County open space
program for tax relief.
This property was listed at $325,000 on July 27, 2015. This listing expired in October 2016 but was
relisted a week later at $299,000. The sale was “pending feasibility” on January 29, 2017 and closed in
April 2017 at $260,000 or 86.96% of the list price.
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WESTERLY SIDE OF 159TH AVENUE EAST,
SOUTHERLY OF 106TH STREET EAST

10806 159TH AVENUE EAST
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Land Sale No. 5
Property Identification
Record ID
Property Type
Address
Location
Tax ID
Instrument

13862
Agriculture
16101 89th Street East, Sumner, Pierce County, Washington
Westerly side of Riverside Drive East
0520314040
Statutory Warranty Deed

Sale Data
Grantor
Grantee
Sale Date
Deed Book/Page
Property Rights
Verification

Ronald & Beverly Leslie
Joseph & Andrea Sunnen
February 21, 2020
202002210769
Fee Simple
Nick Leslie, owner representative; 253-470-2417

Sale Price

$310,000

Land Data
Zoning
Topography
Utilities
Shape
Landscaping
Fencing
Flood Info

ARL
Level
Water
Irregular
None
Minimal
Roughly half of the site is in a floodway

Land Size Information
Land Size

10.290 Acres or 448,232 SF

Indicators
Sale Price/SF

$0.69/SF

Remarks
The property contains an area of 10.29 acres and is improved with a barn, which contains an area of 4,624
square feet. The barn contributed neither positively or negatively to the property. The property is located
westerly of Riverside Drive East in Sumner and is along the easterly bank of the Puyallup River. The
property has approximately 500 feet of river frontage. The seller utilized the property for growing
rhubarb; however, the buyer purchased the site to utilize as a Christmas tree farm. The property has city
water and electricity was provided by PSE and can support a residence.
This property was listed on February 13, 2020 at $300,000 and was pending two days later. The sale
closed by the end of the month at $310,000 or 103.33% of the list price.
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WESTERLY SIDE OF RIVERSIDE DRIVE EAST

16101 89TH STREET EAST
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Land Sale No. 6
Property Identification
Record ID
Property Type
Address
Location
Tax ID
Legal Description

13644
Residential, Agricultural
10605 164th Avenue Court East, Sumner, Pierce County, Washington
98391
Easterly of McCutheon Rd E
0519068026
SWD

Sale Data
Grantor
Grantee
Sale Date
Deed Book/Page
Property Rights
Verification

Swarthout Family LLC
Nicholas & Kaylee Johnstone
February 15, 2019
201902150712
Fee simple
Mike Swarthout, seller, RE agent; 253-606-7166

Sale Price

$247,500

Land Data
Zoning
Topography
Utilities
Shape
Flood Zone

R10
Level
Well installed, septic plan in place
"L" Shaped
Floodway, flood zone and wetlands onsite

Land Size Information
Land Size

7.410 Acres or 322,780 SF

Indicators
Sale Price/SF

$0.77/SF

Remarks
This is the February 2019 sale of approximately 7.41 acres of vacant land in the Sumner area of Pierce
County. The site is zoned Rural 10 (R10) indicating a minimum lot size of 10 acres per one dwelling unit.
The site is impacted by approximately 4-5 acres of wetlands and wetland buffers, per conversations with
the seller. This is confirmed via Pierce County GIS mapping, which depicts the entire parcel as being
within a potential wetland review area, as well as having a delineated wetland area running through the
center of the parcel in a northwest to southeast direction. The delineated wetland area is also a designated
floodway and Flood Insurance Zone A area.
The seller of the property, who was also the real estate broker, reported that the site had been listed on the
market for some time without much interest. According to the NWMLS, the site was listed on and off since
November 2016 with a starting list price of $249,950. In order to facilitate a faster sale, the seller installed
a well and got a 4-bedroom septic design for the property. These costs total approximately $8,000. He relisted the site for $259,950 in August 15, 2018. There was a pending sale in place on January 22, 2019 and
the sale closed in February at $247,500 or 95.21% of the list price.
Historically, the property was farmed for sweet corn and supported cattle grazing, but the site was marketed
and sold as a residential homesite. The buyer of the property intends to construct a single-family residence.
In addition, the site sold by way of a Statutory Warranty Deed; however, the seller is carrying the note for
the buyer. Based on conversations with the seller, the financing is market oriented and for purposes of
analysis, no adjustment is required.
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EASTERLY OF MCCUTHEON RD E

10605 164TH AVENUE COURT EAST
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SECTION “Q”
QUALIFICATIONS
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MATTHEW A. MINARCK, MAI
EDUCATION
Tacoma Community College - Associate of Arts and Sciences
Central Washington University - Bachelor of Arts in Law and Justice
MILITARY
United States Army - Enlistment 1985 - 1989, 2nd Battalion, 75th Infantry Regiment, Ranger (Airborne),
Fort Lewis, Washington, - Honorable Discharge.
PROFESSIONAL DESIGNATION
MAI, Appraisal Institute
PROFESSIONAL EDUCATION
Real Estate Appraisal Principles
Real Estate Appraisal Procedures
Basic Income Capitalization
Advanced Income Capitalization
General Applications
Standards of Professional Practice Parts A & B
Highest and Best Use/Market Analysis
Advanced Sales Comparison and Cost Approach
Report Writing/Valuation Analysis
Advanced Applications
Uniformed Appraisal Standards for Federal Land Acquisitions
Appraising the Appraisal
Understanding Environmental Contamination in Real Estate
Going Concerns and Multidisciplinary Appraisals
Ted Whitmer Comprehensive Appraisal Workshop
Supervisor - Trainee Course for Washington
Marshall & Swift Cost Approach – Commercial
Eminent Domain and Condemnation

Page 98 of 158

CERTIFICATIONS
General Classification - Washington State Certified Real Estate Appraiser
Certification 1101115 (Expiration Date June 17, 2022)
EXPERIENCE
Partner/Appraiser – SH&H Valuation and Consulting (formerly Strickland, Heischman, and Hoss),
Tacoma, WA (1999 to present)
APPRAISAL EXPERIENCE INCLUDES
Agricultural Land
Apartments
Automobile Dealerships
Bank Branches
Marinas
Cold Storage/Food Processing Facilities
Conservation Easements
Gas Station/C-Stores
Hotels/Motels
Shopping Centers

Offices (Professional and Medical)
Office/Warehouse Properties
Residential
Restaurants
Retail
Right-of-Way
Subdivisions
Storage Complexes
Oil Refineries
Waterfront Properties

COMPLETED APPRAISAL ASSIGNMENTS FOR
Parallel Commercial Capitol
Interwest Bancorp
Zion First National Bank
Kitsap Bank
AmSouth Bank
Columbia Bank
Mt. Rainier National Bank
Key Bank
Union Bank
Washington Mutual Bank
Valley Bank
Amresco Independent Funding, Inc.
City of Tacoma
Jesse Engineering

Wells Fargo
Continental Savings Bank
South Sound Bank
Union Bank of California
WA State Department of Natural Resources
Redmond National Bank
King County Department of Transportation
Bank of America
Security State Bank
U.S. Bank
Timberland Savings Bank
Anchor Savings Bank
City of Olympia
Morse Investment
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City of Gig Harbor
Port of Tacoma
City of Yakima
Whidbey Island Bank
Commencement Bank
Harborstone Credit Union
Sunwest Bank
Umpqua Bank
Russell Foundation
First Federal

Puyallup Tribe of Indians
Washington State Department of Transportation
Jesse Engineering
Pierce County
Timberland Bank
First Savings Bank NW
Anchor Bank
The Rush Companies
Thurston First Bank
Heritage Bank

PARTIAL LIST OF WASHINGTON COUNTIES APPRAISED IN
Clallam County
Cowlitz County
Jefferson County
King County
Kitsap County
Lewis County

Mason County
Pierce County
Skagit County
Snohomish County
Thurston County
Whatcom County
Yakima County
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STEPHANIE WILSON
GENERAL EDUCATION
Washington State University, Bachelor of Arts in Communications with an emphasis in Journalism
CERTIFICATIONS
Washington State Certified General Real Estate Appraiser
Certification 1102570 (Expiration Date August 26, 2022)
PROFESSIONAL EXPERIENCE
Real Estate Appraiser and Consultant with Strickland, Heischman and Hoss (2013-2015)
Real Estate Appraiser and Consultant with SH&H Valuation and Consulting (2016-current)
PROFESSIONAL EDUCATION
Basic Appraisal Principles
Basic Appraisal Procedures
Uniform Standards of Professional Appraisal Practice (USPAP)
Statistics, Modeling and Finance
General Appraiser Market Analysis Highest and Best Use
General Appraiser Sales Comparison Approach
General Appraiser Income Approach
General Appraiser Site Valuation and Cost Approach
General Report Writing & Case Studies
Expert Witness for Commercial Appraisers
Commercial Appraiser Review
APPRAISAL EXPERIENCE IN THE FOLLOWING WASHINGTON COUNTIES
Jefferson County
Kittitas County
Island County
Grays Harbor County
King County
Kitsap County

Mason County
Lewis County
Okanogan County
Pierce County
Snohomish County
Thurston County
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APPRAISAL EXPERIENCE INCLUDES
Agricultural Land
Apartments
Auto Dealerships
Billboards
Churches/Monastery/Religious Buildings
Commercial/Industrial Land
Condominiums
Conference/Retreat Centers
Contractor Yards
Day Cares
Dental Offices
Ground Leases
Hotel/Motel
Industrial Properties
Marinas
Medical Offices
Mixed Use Properties

Mobile Home Parks
Multi-Family Land
Oil and Refinery Property
Professional Offices
Residential Land
Restaurants
Right-of-Way/Eminent Domain
RV Parks
Rural Land
Schools
Self-Storage Properties
Single-Family Residences
Strip Retail Properties
Submerged Land
Subdivision Land
Waterfront properties
Wetlands

ASSISTED IN COMPLETION OF APPRAISAL ASSIGNMENTS FOR THE FOLLOWING
CLIENTS
Anchor Bank
AG Financial Services
Bank of America
Bank of the West
BECU
Columbia Bank
Commencement Bank
Department of Natural Resources
First Citizens Bank
First Federal
First Savings Bank Northwest
Franciscan Medical Group
Harborstone Credit Union
Heritage Bank
Jefferson Healthcare
Jefferson Land Trust
JPMorgan Chase Bank
Kitsap Bank

Pacific Continental
People's Bank
Pierce Transit
Puget Sound Bank
Quinault Indian Nation
Seattle Bank
South Sound Bank
Sunwest Bank
Thurston First Bank
Timberland Bank
Umpqua Bank
Universal Field Services
US Bank
U.S. Small Business Administration
Various Attorneys
Various Private Individuals and Estates
Washington Federal
Washington State Department of Transportation
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SECTION “T”
TITLE REPORT
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First American Title Insurance Company
2910 S Meridian Ave, Ste 210
Puyallup, WA 98373-1585
Phn - (253)471-1234 (800)238-8810
Fax -

Title Team Two (Pierce)
Lisa Polosky

Ryan Baxter

(253) 382-2814

(253) 382-2872

lpolosky@firstam.com

rcbaxter@firstam.com

Brownie Shoemaker

Denese Montgomery

(253) 382-2834

(253) 382-2813

title.pierce.wa@firstam.com

dmontgomery@firstam.com

Email: title.pierce.wa@firstam.com
Fax No. (866) 651-5629
Recording Department
Email: recording.pierce.wa@firstam.com

To: Washington State Dept of Transportion Real Estate
Services
P O Box 47440
Olympia, WA 98504

File No.: 4269-2509490
Your Ref No.: P186

Attn: Allen Partin
Re:

Property Address: XXX 12th Street East, Milton, WA 98424

COMMITMENT FOR TITLE INSURANCE
Issued by

FIRST AMERICAN TITLE INSURANCE COMPANY
Agreement to Issue Policy
We agree to issue a policy to you according to the terms of this Commitment.
When we show the policy amount and your name as the proposed insured in Schedule A, this
Commitment becomes effective as of the Commitment Date shown in Schedule A.
If the Requirements shown in this Commitment have not been met within six months after the
Commitment Date, our obligation under this Commitment will end. Also, our obligation under this
Commitment will end when the Policy is issued and then our obligation to you will be under the Policy.
Our obligation under this Commitment is limited by the following:
The Provisions in Schedule A.
The Requirements in Schedule B-I.
The General Exceptions and Exceptions in Schedule B-II.
The Conditions.
This Commitment is not valid without Schedule A and Section I and II of Schedule B.
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Form No. 1068-2
ALTA Plain Language Commitment

Commitment No.: 4269-2509490
Page 2 of 10

First American Title Insurance Company

Bronwyn Shoemaker, Title Officer
=
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SCHEDULE A
1.

Commitment Date: August 26, 2015 at 7:30 A.M.

2.

Policy or Policies to be issued:
AMOUNT
General Schedule Rate
ALTA 2006 Standard Owner's Coverage
$
To Follow $
Proposed Insured:
State of Washington, Department of Transportation
Work Charge

3.

PREMIUM

$

TAX

To Follow $

350.00 $

32.90

(A) The estate or interest in the land described in this Commitment is:
Fee Simple
(B) Title to said estate or interest at the date hereof is vested in:
The City of Milton, a municipal corporation

4.

The land referred to in this Commitment is described as follows:
Real property in the County of Pierce, State of Washington, described as follows:
The land referred to in this report is described in Exhibit A attached hereto.
=
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SCHEDULE B
SECTION I
REQUIREMENTS
The following requirements must be met:
(A)
Pay the agreed amounts for the interest in the land and/or the mortgage to be insured.
(B)
Pay us the premiums, fees and charges for the policy.
(C)
Documents satisfactory to us creating the interest in the land and/or the mortgage to be insured
must be signed, delivered and recorded:
(D)
You must tell us in writing the name of anyone not referred to in this Commitment who will get
an interest in the land or who will make a loan on the land. We may then make additional
requirements or exceptions.
(E)
Releases(s) or Reconveyance(s) of Item(s):
(F)
Other:
(G)
You must give us the following information:
1.
Any off record leases, surveys, etc.
2.
Statement(s) of Identity, all parties.
3.
Other:
SCHEDULE B
SECTION II
GENERAL EXCEPTIONS
PART ONE:
A.
B.
C.
D.
E.

F.
G.
H.

Taxes or assessments which are not shown as existing liens by the records of any taxing
authority that levies taxes or assessments on real property or by the public records.
Any facts, rights, interests, or claims which are not shown by the public records but which could
be ascertained by an inspection of said land or by making inquiry of persons in possession
thereof.
Easements, claims of easement or encumbrances which are not shown by the public records.
Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts
which a correct survey would disclose, and which are not shown by the public records.
(A) Unpatented mining claims; (B) Reservations or exceptions in patents or in Acts authorizing
the issuance thereof; (C) Water rights, claims or title to water; whether or not the matters
excepted under (A), (B) or (C) are shown by the public records; (D) Indian Tribal Codes or
Regulations, Indian Treaty or Aboriginal Rights, including easements or equitable servitudes.
Any lien, or right to a lien, for services, labor or materials or medical assistance heretofore or
hereafter furnished, imposed by law and not shown by the public records.
Any service, installation, connection, maintenance, construction, tap or reimbursement
charges/costs for sewer, water, garbage or electricity.
Defects, liens, encumbrances, adverse claims or other matters, if any, created, first appearing in
the public records or attaching subsequent to the effective date hereof, but prior to the date the
proposed insured acquires of record for value the escrow or interest or mortgage(s) thereon
covered by this Commitment.
=
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SCHEDULE B
SECTION II
EXCEPTIONS
PART TWO:
Any policy we issue will have the following exceptions unless they are taken care of to our satisfaction.
The printed exceptions and exclusions from the coverage of the policy or policies are available from the
office which issued this Commitment. Copies of the policy forms should be read.

1.

Lien of the Real Estate Excise Sales Tax and Surcharge upon any sale of said premises, if
unpaid. As of the date herein, the excise tax rate for the City of Milton is at 1.78 %.
Levy/Area Code: 079

2.

Taxes, including the current fiscal year, not assessed because of Municipal Corp and Misc Taxing
District Exemption. If the exempt status is terminated an additional tax may be levied. Account
No. 042005-3023.

3.

Unrecorded leaseholds, if any, rights of vendors and security agreement on personal property
and rights of tenants, and secured parties to remove trade fixtures at the expiration of the term.

4.

Easement resulting from Pierce County Superior Court condemnation, including terms and
provisions contained therein:
Cause No.:
105918
In Favor of:
City of Tacoma
For:
The extension/ acquisition of certain rights on the electrical
power system
Affects:
Parcels 1 and 2

5.

Easement resulting from Pierce County Superior Court condemnation, including terms and
provisions contained therein:
Cause No.:
162824
In Favor of:
State of Washington
For:
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 condemned by Court Action.
Affects:
Parcel 1

6.

Easement, including terms and provisions contained therein:
Recording Information:
2464171
In Favor of:
Pierce County
For:
Right of way for Hylebos Creek sewer trunk line
Affects:
Parcel 2

7.

Easement, including terms and provisions contained therein:
Recording Information:
8911280465
In Favor of:
Pierce County
For:
Sanitary sewer
Affects:
Parcels 1 and 2
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Said instrument annuls, voids, and replaces recording no(s). 2464172 and 2471201
8.

Matters as disclosed in Quiet Claim Deed
Recorded:
December 28, 1995
Recording Information:
9512280455

9.

Conditions, notes, easements, provisions and/or encroachments contained or delineated on the
face of the Survey recorded under Recording No. 200306035002.
Affects:
Parcel 1

=
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INFORMATIONAL NOTES
A.

Effective January 1, 1997, and pursuant to amendment of Washington State Statutes relating to
standardization of recorded documents, certain format and content requirements must be met
(refer to RCW 65.04.045). Failure to comply may result in rejection of the document by the
recorder or additional fees being charged, subject to the Auditor's discretion.

B.

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.

C.

The description can be abbreviated as suggested below if necessary to meet standardization
requirements. The full text of the description must appear in the document(s) to be insured.
SW-05-20-04E, Pierce County
APN: 042005-3023

D.

The following deeds affecting the property herein described have been recorded within 36
months of the effective date of this commitment: NONE

E.

General taxes for the year 2015, which have been paid.
Tax Account No.:
042005-3023
Code Area:
079
Amount:
$
16.24
Assessed Land Value:
$
57,100.00
Assessed Improvement Value: $
0.00
The company notes that only Weed Control and Pierce Conservation District Principals were paid.
Property Address: XXX 12th Street East, Milton, WA 98424

NOTE: The forthcoming Mortgagee's Policy will be the ALTA 2006 Policy unless otherwise noted on
Schedule A herein.
NOTE: We find no judgments or Federal tax liens against the vestee herein, unless otherwise shown as a
numbered exception above.
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CONDITIONS
1. DEFINITIONS
(a)"Mortgage" means mortgage, deed of trust or other security instrument.
(b)"Public Records" means title records that give constructive notice of matters affecting the title
according to the state law where the land is located.
2. LATER DEFECTS
The Exceptions in Schedule B - Section II may be amended to show any defects, liens or encumbrances
that appear for the first time in the public records or are created or attached between the Commitment
Date and the date on which all of the Requirements (a) and (c) of Schedule B - Section I are met. We
shall have no liability to you because of this amendment.
3. EXISTING DEFECTS
If any defects, liens or encumbrances existing at Commitment Date are not shown in Schedule B, we may
amend Schedule B to show them. If we do amend Schedule B to show these defects, liens or
encumbrances, we shall be liable to you according to Paragraph 4 below unless you knew of this
information and did not tell us about it in writing.
4. LIMITATION OF OUR LIABILITY
Our only obligation is to issue to you the Policy referred to in this Commitment, when you have met its
Requirements. If we have any liability to you for any loss you incur because of an error in this
Commitment, our liability will be limited to your actual loss caused by your relying on this Commitment
when you acted in good faith to:
comply with the Requirements shown in Schedule B - Section I
or
eliminate with our written consent any Exceptions shown in Schedule B - Section II.
We shall not be liable for more than the Policy Amount shown in Schedule A of this Commitment and our
liability is subject to the terms of the Policy form to be issued to you.
5. CLAIMS MUST BE BASED ON THIS COMMITMENT
Any claim, whether or not based on negligence, which you may have against us concerning the title to
the land must be based on this commitment and is subject to its terms.
=
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First American Title Insurance Company
2910 S Meridian Ave, Ste 210
Puyallup, WA 98373-1585
Phn - (253)471-1234 (800)238-8810
Fax -

Privacy Information
We Are Committed to Safeguarding Customer Information
In order to better serve your needs now and in the future, we may ask you to provide us with certain information. We understand that you may be concerned about what we will do with such
information - particularly any personal or financial information. We agree that you have a right to know how we will utilize the personal information you provide to us. Therefore, together with our
subsidiaries we have adopted this Privacy Policy to govern the use and handling of your personal information.
Applicability
This Privacy Policy governs our use of the information that you provide to us. It does not govern the manner in which we may use information we have obtained from any other source, such as
information obtained from a public record or from another person or entity. First American has also adopted broader guidelines that govern our use of personal information regardless of its source.
First American calls these guidelines its Fair Information Values.
Types of Information
Depending upon which of our services you are utilizing, the types of nonpublic personal information that we may collect include:
Information we receive from you on applications, forms and in other communications to us, whether in writing, in person, by telephone or any other means;
Information about your transactions with us, our affiliated companies, or others; and
Information we receive from a consumer reporting agency.
Use of Information
We request information from you for our own legitimate business purposes and not for the benefit of any nonaffiliated party. Therefore, we will not release your information to nonaffiliated parties
except: (1) as necessary for us to provide the product or service you have requested of us; or (2) as permitted by law. We may, however, store such information indefinitely, including the period
after which any customer relationship has ceased. Such information may be used for any internal purpose, such as quality control efforts or customer analysis. We may also provide all of the types of
nonpublic personal information listed above to one or more of our affiliated companies. Such affiliated companies include financial service providers, such as title insurers, property and casualty
insurers, and trust and investment advisory companies, or companies involved in real estate services, such as appraisal companies, home warranty companies and escrow companies. Furthermore,
we may also provide all the information we collect, as described above, to companies that perform marketing services on our behalf, on behalf of our affiliated companies or to other financial
institutions with whom we or our affiliated companies have joint marketing agreements.

•
•
•

Former Customers
Even if you are no longer our customer, our Privacy Policy will continue to apply to you.
Confidentiality and Security
We will use our best efforts to ensure that no unauthorized parties have access to any of your information. We restrict access to nonpublic personal information about you to those individuals and
entities who need to know that information to provide products or services to you. We will use our best efforts to train and oversee our employees and agents to ensure that your information will be
handled responsibly and in accordance with this Privacy Policy and First American's Fair Information Values. We currently maintain physical, electronic, and procedural safeguards that comply with
federal regulations to guard your nonpublic personal information.
Information Obtained Through Our Web Site
First American Financial Corporation is sensitive to privacy issues on the Internet. We believe it is important you know how we treat the information about you we receive on the Internet.
In general, you can visit First American or its affiliates’ Web sites on the World Wide Web without telling us who you are or revealing any information about yourself. Our Web servers collect the
domain names, not the e-mail addresses, of visitors. This information is aggregated to measure the number of visits, average time spent on the site, pages viewed and similar information. First
American uses this information to measure the use of our site and to develop ideas to improve the content of our site.
There are times, however, when we may need information from you, such as your name and email address. When information is needed, we will use our best efforts to let you know at the time of
collection how we will use the personal information. Usually, the personal information we collect is used only by us to respond to your inquiry, process an order or allow you to access specific
account/profile information. If you choose to share any personal information with us, we will only use it in accordance with the policies outlined above.
Business Relationships
First American Financial Corporation's site and its affiliates' sites may contain links to other Web sites. While we try to link only to sites that share our high standards and respect for privacy, we are
not responsible for the content or the privacy practices employed by other sites.
Cookies
Some of First American's Web sites may make use of "cookie" technology to measure site activity and to customize information to your personal tastes. A cookie is an element of data that a Web site
can send to your browser, which may then store the cookie on your hard drive.
FirstAm.com uses stored cookies. The goal of this technology is to better serve you when visiting our site, save you time when you are here and to provide you with a more meaningful and
productive Web site experience.
-------------------------------------------------------------------------------Fair Information Values
Fairness We consider consumer expectations about their privacy in all our businesses. We only offer products and services that assure a favorable balance between consumer benefits and consumer
privacy.
Public Record We believe that an open public record creates significant value for society, enhances consumer choice and creates consumer opportunity. We actively support an open public record
and emphasize its importance and contribution to our economy.
Use We believe we should behave responsibly when we use information about a consumer in our business. We will obey the laws governing the collection, use and dissemination of data.
Accuracy We will take reasonable steps to help assure the accuracy of the data we collect, use and disseminate. Where possible, we will take reasonable steps to correct inaccurate information.
When, as with the public record, we cannot correct inaccurate information, we will take all reasonable steps to assist consumers in identifying the source of the erroneous data so that the consumer
can secure the required corrections.
Education We endeavor to educate the users of our products and services, our employees and others in our industry about the importance of consumer privacy. We will instruct our employees on
our fair information values and on the responsible collection and use of data. We will encourage others in our industry to collect and use information in a responsible manner.
Security We will maintain appropriate facilities and systems to protect against unauthorized access to and corruption of the data we maintain.

Form 50-PRIVACY (9/1/10)
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FIRST AMERICAN TITLE INSURANCE COMPANY
Exhibit "A"

Vested Owner: The City of Milton, a municipal corporation
Real property in the County of Pierce, State of Washington, described as follows:
Parcel 1:
A strip of land 100 feet wide, namely, 50 feet in width on each side of a centerline of definite location of
the Seattle-Tacoma Interurban Railway (now Puget Sound Electric Railway) across the Southwest quarter
of the Southwest quarter of Section 5, Township 20 North, Range 4 East of the Willamette Meridian, in
the Puyallup Indian Reservation more particularly described as follows:
Beginning at a point on the West boundary line of the Southwest quarter of the Southwest quarter of said
Section 5, 126.6 feet North of the Southwest corner thereof;
thence along a 2 degree curve to the left, a distance of 654 feet;
thence North 64°18’ East a distance of 833 feet to a point on the East boundary line of the Southwest
quarter of the Southwest quarter, a distance of 658.3 feet North of the Southeast corner thereof.
EXCEPT that part lying West of the East line of I-5 (P.S.H. No. 1)
Parcel 2:
A strip of land 100 feet wide, namely, 50 feet in width on each side of a centerline of definite location of
the Seattle-Tacoma Interurban Railway (now Puget Sound Electric Railway) across the Southeast quarter
of the Southwest and the Northeast quarter of the Southwest quarter of Section 5, Township 20 North,
Range 4 East of the Willamette Meridian, in the Puyallup Indian Reservation more particularly described
as follows:
Beginning at a point on the West boundary line of the Southeast quarter of the Southwest quarter of said
Section 5, a distance of 658.3 feet North of the Southwest corner thereof;
thence North 64°18’ East a distance of 868.5 feet;
thence on a spiral to the left of 5 chords, each 25 feet;
thence along a 4°0’ curve to the left a distance of 587.5 feet to a point on the East boundary line of the
Northeast quarter of the Southwest quarter, said point being 103 feet North of the Southeast corner
thereof.
Situate in the City of Milton, County of Pierce, State of Washington.
Tax Parcel Number: 042005-3023
Situs Address: XXX 12th Street East, Milton, WA 98424
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Agenda Item#3C

To:

City Council Members

From: Planning Manager, Angelie Stahlnecker
Date: January 10, 2022

Re:

WSDOT Temporary Easement for Parcels # 332104-9023 and 332104-9073 in Association
with the SR 161 Unnamed Tributaries to Hylebos Creek – Fish Passage Project

ATTACHMENTS:

TYPE OF ACTION:

1.) Temporary Easement Narrative
2.) Exhibit Map
3.) Covid Cover Letter
4.) Offer Letter
5.) Administrative Offer Summary

Information Only X

Discussion

Recommended Action: None at this time.

Action

Public Hearing

Expenditure

Issue/Discussion: The Washington State Department of Transportation (WSDOT) is
proposing a project to provide improved fish passage at the SR 161 crossing of Unnamed
Tributary to East Fork Hylebos Creek near Mile Post 34 with the construction of three
culverts and enhanced habitat.
In order to complete the project, WSDOT needs a temporary construction easement on
parcel #332104-9023 and -9073, which are owned by the City of Milton. The temporary
easement is estimated to be for 2 years.

WSDOT has offered a compensation amount of $9,900. As the estimated compensation is
less than $10,000, an appraisal is not required. Following the temporary easement, a
maintenance permit will be issued for an additional 2 years.
WSDOT has asked if the City would consider a donation of funds for the temporary
easement by waiving the compensation offer.
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Temporary Easement/Permit Narrative - Hylebos Creek
Project: I-90, SR 161, SR 202 & SR 203 – Fish Passage

Parcel No.: 1-25124

Owner(s): City of Milton
Tax Parcel No(s).: 3321049023 and 3321049073

Work Order: XL6175
WIN: A09052M

Temporary rights are needed on this property for the purposes of placing personnel, machinery and equipment on
said lands and providing a work area to perform all work necessary for the construction of a new fish passable
structure, appurtenances, and habitat enhancements including, but not limited to, clearing trees and vegetation as
needed, relocating utilities as needed, constructing and operating a temporary stream bypass, possible
modifications to the course and profile of the waterway, placement of large woody material and other such
enhancements, initial planting of native type vegetation including, but not limited to, planting, seeding, inspecting,
monitoring, watering and weed control ("Construction"), as well as post-construction establishment of native type
vegetation including, but not limited to, planting, seeding, inspecting, monitoring, watering and weed control,
together with rights of ongoing ingress and egress to accomplish said purposes ("Plant Establishment").
The temporary rights for Construction and Plant Establishment will be acquired under a Temporary Easement (TE)
and a Permit, respectively. The easement area and the permit area are one and the same and will be referred to as
the Work Area.
The term of the Temporary Easement shall commence on the date of acceptance of this Temporary Easement by
Grantee and shall terminate on April 30, 2025 ("Term"). Provided, however, that Grantee's use and occupancy of
the Work Area under this Temporary Easement are limited to no more than two (2) consecutive years during the
Term.
The term of the Permit shall commence upon the termination of Grantee's use and occupancy of the Work Area
under the Temporary Easement of even date or April 30, 2025, whichever occurs first, and terminate on April 30,
2028. Provided, however, that Grantee's use and occupancy of the Work Area under this Permit are limited to no
more than three (3) consecutive years.
The State shall, upon the exercise of such rights specified herein and completion of construction of said project
described herein, remove all debris and restore the surface of this Temporary Easement/Permit to a condition as
close as practicable to its condition existing immediately prior to the exercise of such rights, excepting any
modifications or improvements made as part of the construction project.
Additional TE details:
1. Construction is expected to occur sometime between May 1, 2023 and April 30, 2025.
2. A minimum of fourteen (14)-days written notice will be provided to the owner prior to commencement of
Construction.
3. Large Woody Material (LWM) will be installed in the stream habitat within the TE area and adjacent to the
culvert. LWM will not require any ongoing maintenance beyond termination of this temporary easement.
4. Permanent improvements that will be impacted or protected in place:
a) Existing overhead power will be protected in place.
b) Existing gas pipeline will be relocated by Puget Sound Energy.
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c) The existing city-owned access road on the subject property will be used for site access. The
existing gate on the northwest side of Military Road will need to be opened for site access.
d) The existing entrance to the Interurban Trail on the southwest side of Military Road will not be
disturbed
5. No permanent improvements shall be constructed within the TE area.

Approved by Project Team:
10/12/2021
Date
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Department of Transportation

DATE: 10/7/2020

TIME: 9:26:36 AM

SR 161 / UNNAMED TRIBUTARIES TO HYLEBOS CREEK - FISH PASSAGE, PARCEL 1-25124
TEMPORARY EASEMENT (TE) 1 OF 7
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December 14, 2021
City of Milton
Attn: Angelie Stahlnecker
Parcel #3321049023
Federal Way, WA 98003
Re:

SR 161 - Unnamed Tributaries to Hylebos Creek - Fish Passage
FA No. F–161 ( )
Parcel Number 1-25124

Dear Angelie Stahlnecker,
The State of Washington, acting by and through its Department of Transportation (WSDOT) plans
to proceed with the SR 161 - Unnamed Tributaries to Hylebos Creek - Fish Passage Project. Please
find attached the following in conjunction with the State’s acquisition of your property.
Offer Letter
Right of Way Plan Sheets (Exhibit Map)
Administrative Offer Summary
Transportation Needs and You Booklet
I will contact you to arrange a meeting to review the materials, however WSDOT recognizes the
current and ongoing situation surrounding COVID-19. The United States and the State of
Washington have instituted proclamations and orders surrounding COVID-19 that must be
followed. Safety is one of WSDOT’s core values, and we will utilize the Center for Disease
Control (CDC) guidelines to keep our employees and the public safe while conducting business.
I understand there may be a delay in your response and/or health-related concerns or social
distancing constraints regarding signing documents. We will work together to provide solutions
throughout the property acquisition process.
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Please acknowledge receipt of this letter via email, phone call or U.S. Mail, as well as information
on the best way to correspond with you. I am available by phone or email should you have any
further questions. I look forward to working with you.
Sincerely,
Arlene Klausen
Property & Acquisition Specialist
klausea@wsdot.wa.gov
(206) 440-4164

Page 138 of 158

December 14, 2021
City of Milton
Attn: Angelie Stahlnecker
Parcel #3321049023
Federal Way, WA 98003
Re:

SR 161 - Unnamed Tributaries to Hylebos Creek - Fish Passage
FA No. F–161 ( )
Parcel Number 1-25124

Dear Angelie Stahlnecker,
The State of Washington, acting by and through its Department of Transportation (WSDOT),
plans to proceed with the above-titled public project. Temporary rights are needed on this property
for the purposes of placing personnel, machinery and equipment on said lands and providing a
work area to perform all work necessary for the construction of a new fish passable structure,
appurtenances, and habitat enhancements including, but not limited to, clearing trees and
vegetation as needed, relocating utilities as needed, constructing and operating a temporary stream
bypass, possible modifications to the course and profile of the waterway, placement of large
woody material and other such enhancements, initial planting of native type vegetation including,
but not limited to, planting, seeding, inspecting, monitoring, watering and weed control
("Construction").
The purpose of this letter is to notify you of a) WSDOT’s interest in acquiring your property for
this project, b) WSDOT’s determination of just compensation for your property, and c) the basic
protections afforded to you by law.
WSDOT has established an amount it believes is just compensation based on the market value
estimated for your property. WSDOT’s Determination of Value (DV) offer is as follows:
Temporary Easement
Total Amount

204,296 SF

$9,900.00
$9,900.00
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An administrative offer is based upon market research and is used when the property rights
being acquired involve estimated compensation of less than $10,000. Accordingly, an appraisal
has not been completed on this property.
The Internal Revenue Service (IRS) requires that WSDOT obtain your correct taxpayer
identification number (TIN) or social security number (SSN) to report income paid to you as a
result of this real estate transaction. In addition to the IRS requirement, the Washington State
Office of Financial Management (OFM) requires that all state agencies use a statewide vendor
number for all payments. Your agency’s Statewide Vendor number is SWV00181880 0. Please
verify if your agency prefers to receive funds through this Statewide Vendor number, or if an
alternate number will be created.
Payment for your property and/or property rights will be made available to you as soon as
reasonably possible after you accept WSDOT's offer, provided that there are no delays in closing
the transaction. The date on which payment is made available to you is called the "payment date".
On that date, WSDOT becomes the owner of the property purchased and responsible for its
control and management.
If you employ professional services to evaluate this offer, WSDOT will reimburse you up to $750
of your evaluation costs. Claims for reimbursement will be paid at the time of final settlement
upon submission of an invoice or paid receipt.
If we are unable to achieve a mutually agreeable settlement, WSDOT, acting in the public interest,
will use its right of eminent domain to acquire your property for public use. In conformity with
the Washington State Constitution and laws, the Attorney General’s Office will file a
condemnation action to obtain a "Court Order of Public Use and Necessity", and a trial will be
arranged to determine the just compensation to be paid for your property. This action is taken to
ensure your rights as an individual property owner are protected. If a condemnation action is
filed, you should consider consulting with an attorney to ensure that you receive appropriate
representation.
Enclosed please find the following:
A.
B.
C.
D.

A copy of the valuation of your property
A plan sheet showing the property rights acquired
Temporary Easement/Permit Narrative
Transportation Needs and You (brochure explaining the Right-of-Way
acquisition process)
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We have attempted by this letter to provide a concise statement of our offer and summary of your
rights. We hope the information will assist you in reaching a decision. Please feel free to contact
me directly at (206) 440-4164, or at klausea@wsdot.wa.gov, to discuss the offer further or address
additional questions you may have. Additional information about this fish passage project can be
found on our website at: SR 161 - Unnamed Tributaries to Hylebos Creek - Fish Passage |
WSDOT (wa.gov)
Thank you for your time and consideration.
Sincerely,
Arlene Klausen
Property & Acquisition Specialist
klausea@wsdot.wa.gov
(206) 440-4164

Receipt of this letter is hereby acknowledged:

Owner

Date

(Signature above does not mean acceptance or rejection of offer.)
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11/15/2021

Administrative Offer Summary No. 1
Project: SR 161 Unnamed Tributaries to Hylebos Creek
Exhibit Date:
10/8/2020
Revision Date:
Tax Account No(s).: 332104-9023 332104-9073

Sheet
1
of
1
N/A
Federal Aid No.:
Owner's Name(s): City of Milton
Property Location: NHN Between 28th Ave S & Kits Corner Rd. King County
Before Area:

204,296 sf

Acquisition Area(s)

204,296 sf

After Area:

Fee: 0 sf

Perm. Easement(s): 0 sf

N/A

Temp. Easement(s): 204,296 sf

Zoning: OS Open Space RM Residential Multifamily City of Milton
H&B Use as Improved: Recreation / Corridor

Current Use: Vacant
H&B Use as Vacant: Recreation / Corridor

The specific details of this TE (Temporary Easement) are further explained in the attached TE Narrative and incorporated herein by this reference. The date of inspection of
9/22/2021 was used in calculations for valuation purposes only and the length of the TE Term remains as defined in the TE Narrative. The TE is located entirely within an
unbuildable area of land, so the value is consistent with recreational properties. Sales 4 and 5 in the market data package are the most similar to the subject and were given the
Effects of Acquisition: most weight in determining the unit value. These sales support a unit value of $.35/sf. The property is heavily encumbered with utility easements so WSDOT will not be leasing
the entire bundle of rights. Based on commonly accepted discounts to fee value in Right of Way, taking into account the existing easements encumbering the subject, I estimate
the owner is losing about 60% of the underlying fee simple rights.
Plant maintenance and re-establishment will be performed outside of the window of this TE and is therefore not considered in the compensation.

Sales Relied On:
Subject Sold Within Last 5 Years?

contained in Data Package for this project dated:

1-5
No

9/22/2021

If "Yes", is sale included in data package?

NA

If no, explain why not:
Type

Units

Months

Unit Value

% of Fee

Adj. Unit Value

10%
60%

$0.04/sf
$0.21/sf

Rate

Sub Totals

Totals (R)

Fee Land:
Permanent Easement(s):

Acquisition Compensation

Pre-Construction
Construction Window
Temporary
Easement(s):

204,296 sf

19.3
24

$.35/sf

$1,314
$8,580

$9,900

10%

Improvement(s):
Damages:
$9,900

Grand Total:
Prepared By:
John Lutes
Date:
11/4/2021
1. I have no present or prospective interest in the property that is the subject of this report and I have no personal interest or bias with respect to the parties involved.
2. My Compensation is not contingent on an action or event resulting from this report.
3. I affirm that the valuation problem is uncomplicated. I concur in the value estimate herein. I authorize an Administrative offer be made in said amount as Just Compensation.

11/15/2021
Glenn L. Price, Lead Appraiser
Date
Region Appraisal Supervisor or Designee
This form is prepared in conformance with Federal and State policy and procedures, under the Uniform Relocation Act. It does not constitute an appraisal as defined by USPAP, nor under the definition
of "Appraisal" in 49 CFR 24.201©(2). In the Acquisition Compensation section above, each property interest total in the rightmost column are rounded up to the nearest $100 by WSDOT Northwest
Region policy.

Parcel No.:

1-25124
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Temporary Easement/Permit Narrative - Hylebos Creek
Project: I-90, SR 161, SR 202 & SR 203 – Fish Passage

Parcel No.: 1-25124

Owner(s): City of Milton
Tax Parcel No(s).: 3321049023 and 3321049073

Work Order: XL6175
WIN: A09052M

Temporary rights are needed on this property for the purposes of placing personnel, machinery and equipment on
said lands and providing a work area to perform all work necessary for the construction of a new fish passable
structure, appurtenances, and habitat enhancements including, but not limited to, clearing trees and vegetation as
needed, relocating utilities as needed, constructing and operating a temporary stream bypass, possible
modifications to the course and profile of the waterway, placement of large woody material and other such
enhancements, initial planting of native type vegetation including, but not limited to, planting, seeding, inspecting,
monitoring, watering and weed control ("Construction"), as well as post-construction establishment of native type
vegetation including, but not limited to, planting, seeding, inspecting, monitoring, watering and weed control,
together with rights of ongoing ingress and egress to accomplish said purposes ("Plant Establishment").
The temporary rights for Construction and Plant Establishment will be acquired under a Temporary Easement (TE)
and a Permit, respectively. The easement area and the permit area are one and the same and will be referred to as
the Work Area.
The term of the Temporary Easement shall commence on the date of acceptance of this Temporary Easement by
Grantee and shall terminate on April 30, 2025 ("Term"). Provided, however, that Grantee's use and occupancy of
the Work Area under this Temporary Easement are limited to no more than two (2) consecutive years during the
Term.
The term of the Permit shall commence upon the termination of Grantee's use and occupancy of the Work Area
under the Temporary Easement of even date or April 30, 2025, whichever occurs first, and terminate on April 30,
2028. Provided, however, that Grantee's use and occupancy of the Work Area under this Permit are limited to no
more than three (3) consecutive years.
The State shall, upon the exercise of such rights specified herein and completion of construction of said project
described herein, remove all debris and restore the surface of this Temporary Easement/Permit to a condition as
close as practicable to its condition existing immediately prior to the exercise of such rights, excepting any
modifications or improvements made as part of the construction project.
Additional TE details:
1. Construction is expected to occur sometime between May 1, 2023 and April 30, 2025.
2. A minimum of fourteen (14)-days written notice will be provided to the owner prior to commencement of
Construction.
3. Large Woody Material (LWM) will be installed in the stream habitat within the TE area and adjacent to the
culvert. LWM will not require any ongoing maintenance beyond termination of this temporary easement.
4. Permanent improvements that will be impacted or protected in place:
a) Existing overhead power will be protected in place.
b) Existing gas pipeline will be relocated by Puget Sound Energy.
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c) The existing city-owned access road on the subject property will be used for site access. The
existing gate on the northwest side of Military Road will need to be opened for site access.
d) The existing entrance to the Interurban Trail on the southwest side of Military Road will not be
disturbed
5. No permanent improvements shall be constructed within the TE area.

Approved by Project Team:
10/12/2021
Date
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Page 146 of 158

Market Data Package
Project: Unnamed Tributaries to Hylebos Creek - Fish Passage
Exhibit Map: SR 161- Unnamed Tributaries to Hylebos Creek - Fish Passage
WSDOT Parcels: 1-25124
September 22, 2021
Neighborhood Description:
The proposed project is located along SR 161 in southern King County. The west side of the road is the City of Milton,
the east side of the road is unincorporated King County. The project area is just north of the Pierce County northern
limits and is approximately 7 miles northeast of the Tacoma Central Business District. SR 161 runs north/south,
beginning at Highway 99 in Federal Way and terminating 36.25 miles south at SR 7, north of La Grande Washington
in Pierce County. The immediate area surrounding the project area consists of mostly single-family housing. There
are some commercial uses along arterial roads. Milton encompasses 2.55 square miles and has an estimated 2019
population of 8,299 according to the US Census Bureau. The median home value in 2019 was $303,900 with a median
household income of $74,394.

Project Description:
The SR 161 Unnamed Tributaries to Hylebos Creek fish passage replacement project near Federal Way continues to
build WSDOT’s commitment to removing fish barriers on streams that run under state highways. Replacing the
outdated culverts with either bridges or fish-passable structures increases the likelihood of fish migration through
Hylebos Creek and its tributaries.
There are three culverts that run under SR 161/Enchanted Parkway South, to the south and east of Wild Waves Theme
Park. These culverts carry unnamed tributaries under the highway to feed Hylebos Creek. These three culverts range
from 18 to 24 inches in diameter. All of them are considered completely impassable to fish.
Replacing these culverts and rebuilding the streams will provide new habitat for the Coho, resident trout, steelhead,
and searun cutthroat that use Hylebos Creek and nearby wetlands. Each culvert has a potential habitat gain ranging
from 1,066 to more than 1,300 meters. These improvements and habitat gains will help restore fish runs and increase
the population of these species.
The proposed temporary easements are necessary to construct and maintain these new fish passage structures. The
specific details of each properties specific easements are further explained in the attached TE Narrative and
incorporated herein by this reference.

Scope of Sales Search:
Transaction data from the Northwest Multiple Listing Service, the Commercial Brokers Association, as well as the
King and Pierce County Auditors were utilized to identify comparable sales in the subject’s market area. Further
confirmation of property transfers was provided by county auditor files, tax records, and conversations with brokers
and public planning and permitting offices involved in the respective transactions.
Parcel information was obtained from the county records, on-site inspections, and public information. As part of the
Administrative Offer Summary (the “AOS”), the appraiser did the following:
 Analyzed historical and current information from the subject neighborhood and competitive
neighborhoods in King County.
 Researched NWMLS, King and Pierce County databases.
 Researched Real Estate Services existing database.
 Confirmed all comparable land sales with buyers, seller’s agents, and/or public records.
 Inspected the subject and all comparables sales.
 Reviewed all documents as cited throughout this report.
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Subject and Comparable Sales Map

Sale 5

Sale 4

Subject
Sale 2

Sale 1

Sale 3
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COMPARABLE #1
MARKET DATA
(1) ADDRESS or LOCATION: NHN Dechaux Rd W. Edgewood, WA 98371
(2) SALE SKETCH AND PHOTO ARE ON FOLLOWING PAGE;
(3)

a.
b.
c.
d.

Access: Direct
Use at Sale: Vacant
H & B Use: Recreational
Zoning: MR-1 Mixed Residential
Edgewood
e. Dimensions: See attached exhibit
f. Area: 11,613 sf or .267 acres
g. Instrument Type: Warranty Deed
h. Terms: Cash

i.
j.
k.
l.
m.
n.

AF#: 202108310100
Sale Date: 8/26/2021
Price: $12,500
Seller: Seth Bower
Buyer: Mountain View Edgewood Water Co.
Confirmed With: Colin Findlay, Listing
Agent Phone #: 253-732-5872
o. Confirmed by: John Lutes
Date confirmed 9/28/2021
p: Date Inspected: 9/22/2021

(4) LEGAL DESCRIPTION or TAX PARCEL NUMBER: 0420164024
(5) PHYSICAL CHARACTERISTICS (confirmation information, property description at sale, changes
since sale, etc.):
A) Property Description: This triangular shaped parcel slopes steeply up from Dechaux road to the NE. It is
zoned Mixed Residential 1 which allows up to 4 residential units per acre with a minimum lot size of 7,200
sf. Water and Electricity are available at the street. The majority of the parcel is in a landslide hazard so the
property can not be developed.
B) Confirmation Data and Comments: The listing agent confirmed the owner purchased the property in
December 2019 in hopes of being able to develop it but after doing some preliminary work and feasibility
studies decided to re-sell it. It was purchased by the adjacent property owner, The Mountain View
Edgewood Water Company. This was an arm’s length cash transactions with no concessions.

(6) ALLOCATION:
ITEM

CONTRIBUTION VALUE

Land: 11,613 sf
Buildings: None
Other (Site, Yard, etc.): None
TOTAL SALE PRICE

$
$
$
$
$
$
$

12,500
None
None
12,500

MARKET UNIT
$
$
$
$
$
$
$

COMPARABLE # 1
SALE SKETCH AND PHOTOGRAPHS

1.08/sf
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~168’
~240’ ~168’

Measurements Approximate
Date taken: 9/22/2021

Photographer: John Lutes
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COMPARABLE #2
MARKET DATA
(1) ADDRESS or LOCATION: Lt 17&18 3rd Ave SW, Federal Way, WA 98003
(2) SALE SKETCH AND PHOTO ARE ON FOLLOWING PAGE;
(3)

a. Access: Direct
b. Use at Sale: Vacant
c. H & B Use: Recreational
d. Zoning: RS15. Federal Way
e. Dimensions: See attached exhibit
f. Area: 6,000 sf or .138 acres
g. Instrument Type: Warranty Deed
h. Terms: Cash
i. AF#: 20210216000263

j.
k.
l.
m.
n.

Sale Date: 2-9-2021
Price: $10,000
Seller: Khurston Nicole Hill
Buyer: Elizabeth and Christopher Steenbergen
Confirmed With: Dylan Petersen, Buyers
Agent Phone #: 360-941-6840
o. Confirmed by: John Lutes
Date confirmed 9/27/2021
p: Date Inspected: 9/22/2021

(4) LEGAL DESCRIPTION or TAX PARCEL NUMBER: 218820-2915
(5) PHYSICAL CHARACTERISTICS (confirmation information, property description at sale, changes
since sale, etc.):
A) Property Description: This rectangular parcel is located at the end of an undeveloped dead-end road. It
slopes steeply down from the roadway in and area designated an erosion hazard. Utilities including gas,
electricity, water and sewer are available in the street but because of the topography the parcel is undevelopable.
B) Confirmation Data and Comments: The buyer’s agent confirmed this was a cash, arm’s length transaction
with no concessions. He confirmed the property is unbuildable. Buyer “collects” properties like this in the
area and is always looking for parcels to add to his land bank.

(6) ALLOCATION:
ITEM
Land: 6,000 sf
Buildings: None
Other (Site, Yard, etc.): None
TOTAL SALE PRICE

CONTRIBUTION VALUE
$
$
$
$
$
$
$

10,000
None
None
10,000

MARKET UNIT
$
$
$
$
$
$
$

1.67/sf
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COMPARABLE # 2
SALE SKETCH AND PHOTOGRAPHS

~120’
~50’

~50’

~120’

Measurements Approximate
Date inspected: 9/22/2021

Photographer: NWMLS
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COMPARABLE #3
MARKET DATA
(1) ADDRESS or LOCATION: 102nd St S. Tacoma, WA 98444
(2) SALE SKETCH AND PHOTO ARE ON FOLLOWING PAGE;
(3)

a.
b.
c.
d.

Access: Direct
Use at Sale: Vacant
H & B Use: Recreational
Zoning: CE Community Employment
Pierce County
e. Dimensions: See attached exhibit
f. Area: 443,004 sf or 10.17 acres
g. Instrument Type: Warranty Deed
h. Terms: Cash

i. AF#: 202101120843
j. Sale Date: 12/31/2020
k. Price: $5,000
l. Seller: Juddville II LLC
m. Buyer: Steele St. Land LLC
n. Confirmed With: Joseph Bauman, Listing
Agent Phone #: 206-940-4111
o. Confirmed by: John Lutes
Date confirmed 9/23/2021
p: Date Inspected: 9/22/2021

(4) LEGAL DESCRIPTION or TAX PARCEL NUMBER: 0319061002, 0319061141
(5) PHYSICAL CHARACTERISTICS (confirmation information, property description at sale, changes
since sale, etc.):
A) Property Description: This mostly rectangular property consists of 2 tax parcels totaling 10.17 acres. It is
located on northeast corner of Steele Street S and 102 St S. It slopes down from the roads and is heavily
treed. The entire property is encumbered by wetlands and is un-developable.
B) Confirmation Data and Comments: The listing agent confirmed this was an arm’s length transaction with
no sales concessions. The parcels were purchased as a mitigation site for a development project. The same
buyer purchased 2 properties totaling 6.26 acres on the west side of Steele street. The property is unbuildable
and had become an attractive nuisance. Illegal dumping and unsheltered encampments were a persistent
problem. There was some cost involved in cleaning up and securing the property. The broker felt this put
significant downward pressure on the sales price.

(6) ALLOCATION:
ITEM
Land: 443,004 sf
or 10.17 acres
Buildings: None
Other (Site, Yard, etc.): None
TOTAL SALE PRICE

CONTRIBUTION VALUE
$
$
$
$
$
$
$

5,000
None
None
5,000

MARKET UNIT
$
$
$
$
$
$
$

.01/sf
492 per acre
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COMPARABLE # 3
SALE SKETCH AND PHOTOGRAPHS

~633’

~326’
~636’
~26’
~305’

~39’

~767’

Measurements Approximate
Date taken: 9/22/2021

Photographer: John Lutes

Page 154 of 158

COMPARABLE #4
MARKET DATA
(1) ADDRESS or LOCATION: 125th Way, Auburn, WA 98092
(2) SALE SKETCH AND PHOTO ARE ON FOLLOWING PAGE;
(3)

a. Access: Direct
b. Use at Sale: Vacant
c. H & B Use: Recreational
d. Zoning: R5 City of Auburn
e. Dimensions: See attached exhibit
f. Area: 115,224 sf or 2.645 acres
g. Instrument Type: Warranty Deed
h. Terms: Cash
i. AF#: 20200720002058

j.
k.
l.
m.

Sale Date: 7/14/2020
Price: $23,000
Seller: Joseph and Ngoc Nguyen
Buyer: Ulloa Felipe De Jesus Salcedo+Ezequiel
Ponce+Fregoso Sergio Celiz (1/3 INT EACH-TC)
n. Confirmed With: Stuart Anderson, Listing
Agent Phone #: 425-351-5100
o. Confirmed by: John Lutes
Date confirmed 9/27/2021
p: Date Inspected: 9/22/2021

(4) LEGAL DESCRIPTION or TAX PARCEL NUMBER: 894671-0620
(5) PHYSICAL CHARACTERISTICS (confirmation information, property description at sale, changes
since sale, etc.):
A) Property Description: This irregular shaped parcel in separated into 4 pieces and is located in the Lea Hill
area of Auburn. It is entirely located underneath electrical power lines and cannot be developed. One of
the sections is improved with a play structure and basketball hoop that was installed when the property
belonged to the neighborhood HOA.

B) Confirmation Data and Comments: The listing agent confirmed this was an arm’s length, cash transaction
with no concessions. Buyers own and operate a landscaping company and planned to use it to store light
trucks and landscaping equipment. Seller purchased the property in a tax auction a year earlier for $5,000.

(6) ALLOCATION:
ITEM
Land: 115,224 sf
or 2.645 acres
Buildings: None
Other (Site, Yard, etc.): None
TOTAL SALE PRICE

CONTRIBUTION VALUE
$
$
$
$
$
$
$

23,000
None
None
23,000

MARKET UNIT
$
$
$
$
$
$
$

.20/sf
8,695 per acre
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COMPARABLE # 4
SALE SKETCH AND PHOTOGRAPHS

~113’
~145’

~174’
~207’

~65’

~103’

~174’

~236’

~153’

~185’

~481’
~373’

~145’

~145’ ~145’
~102’

Measurements Approximate:
Date taken: 9/22/2021

Photographer: John Lutes
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COMPARABLE #5
MARKET DATA
(1) ADDRESS or LOCATION: NHN 5th Ave, Seattle, WA 98106
(2) SALE SKETCH AND PHOTO ARE ON FOLLOWING PAGE;
(3)

a. Access: Direct 5th Ave
b. Use at Sale: Wetland/Vacant
c. H & B Use: Recreational/Wetland
Mitigation
d. Zoning: RSL Residential Small Lot (M)
South Park Residential Urban Village
e. Dimensions: See attached exhibit
f. Area: 40,414 sf or .93 acres
g. Instrument Type: Statutory Warranty Deed
h. Terms: Cash

i.
j.
k.
l.
m.
n.
o.
p:

AF#: 20200226001214
Sale Date: 2/20/2020
Price: $15,000
Seller: Cuttings LLC a Washington Limited
Liability Company
Buyer: Julie Nguyen and Dung Trang
Confirmed With: Stuart Anderson, Listing
Agent Phone #: 425-351-5100
Confirmed by: Glenn L. Price
Date confirmed 5/10/2021/2021
Date Inspected: 9/22/2021

(4) LEGAL DESCRIPTION or TAX PARCEL NUMBER: 322404-9101
(5) PHYSICAL CHARACTERISTICS (confirmation information, property description at sale, changes
since sale, etc.):
A) Property Description: While this property is reasonably level, there is standing water on the site and it has
been designated a critical areal with a notice on the title, According to the listing, the wetlands can be
enhanced to mitigate off-site wetland impacts within the same watershed.
B) Confirmation Data and Comments: I was not able to find contact information for the buyers or sellers. The
agent confirmed that this site is unbuildable and even a recreational use would not be permitted. The site
was purchased with the speculative hope that a rezone may make this site more functional in the future, or
that the site could possibly be used to create Transfer of Development credits for another project.

(6) ALLOCATION:
ITEM
Land: 40,414 sf
Buildings: None
Other (Site, Yard, etc.): None
TOTAL SALE PRICE

CONTRIBUTION VALUE
$
$
$
$
$
$
$

15,000
None
None
15,000

MARKET UNIT
$
$
$
$
$
$
$

.37/sf
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COMPARABLE # 5
SALE SKETCH AND PHOTOGRAPHS

~298’
~104’

~127’

~68’

~5’

~10’

~74’

~159’

Measurements Approximate
Date Taken: 5/11/2021

Photographer: Glenn L. Price
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