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EXHIBIT ''A'' 

HEARING EXAMINER'S 
REPORT AND DECISION 

DATED JUNE 10, 1998 
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Robert J. Knutsen 
P.O. Box 696 
MIiton, WA 98364 

ADMINISTRATION 
1000 Laurel Street 

MIiton, Washlnston 98354-8852 
Telephone (208) 922-8733 

Fax (206) 922-2385 

June 10, 1998 

RE: McDONALD'S - TEXACO 

Dear Appllcant: 
i 

Transmitted herewith Is the report and decision of City of Milton Hearing Examiner relating 
to the above-entitled matter. 

SKC/cka 
cc: Parties of record 

CITY OF MIL TON 
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Very truly yours, 

~fP~L 
STEPHEN K. CAUSSEAUX, JR. 
Hearing Examiner 
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CASENO.: 

PROPONENT: 

AGENT: 

0fFIQI QP ··THE HEARING EXAM:OOSR 

CITY OP MILTON 

REPORT ANJ> DBCXSXON 

McDONALD'S~ TBXACO 

Robert J. Knutsen 
P.O. Box596 
Milton, WA 98354 

Jeff Bohren 
P.O. Box596 
Milton, WA 983S4 

SUMMARY QF REQUEST: 

The applicant proposes to develop three parcels totaling approximately S.34 ~cres for future 
commercial use. Phase I of the proposal includes the development of, McDonald's 
Restaurant and a Texaco gas station. Phase II of the proposal involves the construction of 
approximately 40,550 square feet of office/retail space. •. 

SUMMARY QF DECISION: 

Request granted, subject to conditions. 

PURIJC HEARING: 

After reviewing City of Milton Planning and Community Development Staff Report and 
examining available information on tile with the application, the Examiner conducted a 
public hearing on the request as follows: 

The hearing was opened on June 2, 1998, at 9:00 a.m. 
. ' 

Parties wishing to testify were sworn in by the Examiner. 

The following exhibits were submitted and made a part of the record as follows: 

EXHIBIT "1" - City ofMllton·Plannlng and Community Development Staff Report and 
Attachments 
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EXHIBIT 11211 
- Planning Memo · 

WA YNB CARLSON appeared and presented the City ofMHton Staff Report. An MONS was issued 
pursuant to SEPA on May 14. 1998, and no comments were received and no appeals filed. The 
5.34 acre site Is presently Improved with two single story buildings Including an office and 
resk:lential use, all of which wlll be demolished. Commercial uses and commercial zoning 
are located along SR-161. The applicant proposes three access, Including a new road 
along the north property line connecting SR-161 with 28111 Ave. The south access le 
restricted to right turn out only. The site contains no sensitive areas and the applicant will 
widen SR-161 to Include curb, gutter, and sidewalk along the frontage. Even though the 
site la zoned to allow the proposed uses, the zoning code requires a cohdltlonal use permit 
due to the drive-through facility. He then reviewed the condltionaJ use criteria and stated 
that the City recommends approval. The concerns of WSDOT, the City of Edgewood, and 
the City of Milton have now been satisfied and are reflected on the site plan proposed for 
approval. d· 

Appearing was MARK BURLINGAME, City Public Works Director, who sta\ed that the City 
of Edgewood gave Its concurrence as of today and will issue an access permit without 
addlllonal c;ondlttons. The new ro~d provides an access between SR-161 and 28th and 
allows customers to travel west without returning to SR-161. The traffic analys\$ estimates 
that bypass traffic using the new road will not be significant. 

Appearing was ROBERT KNUDTSEN who has owned the property for 35 years and built 
the present structures. He has been working with McDonald's and Texaco for three to four 

. years and submitted the firsl plans on December 10, 1994. The project was finally 
completed in April, 1998, and was a long process. The new City of Edgewood on the east 
side of Meridian is the entity that actually Issues the access permit even though the project 
Is In MIiton. They have satisfied the Impacts Identified by both Cities and he appreciates 
the team effort. The north road Is a combination Idea generated by former major 
Sanderson and himself. They both wanted another access to get east/west traffic out of 
town. The south access will allow both right turns and left turns In, but only right turns out. 
They will Install Improvements to WSDOT specifications and have already dedicated the 
right-of-way. They would appreciate a rapid decision. 

Appearing was JACQUELINE DAVIS, McDonald's Corporation, who stated that they 
changed the site plan at the City's request and made accommodations especially with 
Emerald Street. The restaurant wllhbrlng new employment opportunities for City residents 
and will provide a recreational play toy for children. 

Appearing was CHARLES McKAY who Is proposing the Texaco station and wlll also have 
a quick service restaurant ,ssoclated with the gasoline service. The project Is In harmony 
with what Is happening In .M!_lt~n, and he will sell no beer, wine, or cigarettes. It will be a 
safe area for people to do· business. They wlll use the latest double wall fuel tank 
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construction. Food wHI consist of something like subways and salads. At his other location, 
65% of hie customers are female which he attributes to his clean, safe operation. He has 
experienced no anned robberies In 27 years at his present location. 

Reappearing was MR. BURLINGAME who Introduced Exhibit "2", a memo~ndum from the 
City of Edgewood. 

No one spoke further In this matter and so the Examiner took the request under 
advisement and the hearing was concluded at 9:25 a.m. 

tlQIE: A complete record of this hearing la available In the City of Milton Planning 
and Community Development. 

FINDINOS. CONCLUSIONS AND DECISION: 
,. 

FINDINGS: .'f 

1. The Hearing Examiner has admitted documentary evidence Into the reoord, viewed 
the property, heard testimony, arid take.n this matter under advisement. 

; 
2. Pursuant to the SEPA and Chapter 18.04 of the City of Mitton Municipal Code, the 

City of Milton Environmental Offlclal has reviewed the project and Issued a Mitigated 
Determtnatlon of Nonslgnlflcance on May 14, 1998, with the comment period ending 
on May 28, 1998, at 5:00 p.m. 

· 3. Notice of this request was ·advertised In accc,rdance with Chapter 17 .64 of the Milton 
M~nlolpal Code. Notice of the date and time of hearing waa published 'ten days 
prior to the hearing. Property owners within 300 feet of the site were sent written 
notice, 

4. The applicant has a posseasory ownership lnt~rest In a rectangular, 5.34 acre 
parcel of property extending between the SR .. 161 rlght-of .. way 011 the east and 28111 

Ave. E. on the west within the City of MIiton. The site Is presently Improved with two 
single story buildings providing a total of 9,360 square feet of office, commercial, 
and resldentlal uses. The appffcant proposes to demolish said structures and 
develop the eastern portion of the site adjacent to SR-161 With a McDonald's 
restaurant and a Texaco gae station and convenience store. The balance of the 
p·arcel will be developed In the future and the site plan reflects three potential futute 
bLiHdlnga, s.ubatantlal parking areas, and a large detention pond. 

5. The site abuts the west aide of SR .. 1-61 for a distance of 355 feet, north of Its 
Intersection with Jovita Boulevard East. Properties to the north arid south are within 
the Business zone classlficatlon and Improved with commercial uses. Properties to 

3-
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the east of SR-161 opposite the site are located within the City of Edgewood which 
has placed them In the Commercial designation of its comprehensive plan. 
Properties to the west of 28th Ave. E. are within the Multi-Family Residential zone 
classification and comprehensive plan designation and Improved with an adult 
retirement community. 

6. A review of the site plan reveals that three accesse,s are provided onto SR-161. 

7. 

The northern access will become a new east-west city street (Emerald Street) 
providing access between SR-161 and 28111 Ave. E. The central access Is located 
between the two businesses, and the southern access to the south of the 
McDonald's restaurant adjacent to the south property line. The southern access wlll 
have a full left tum/right turn entrance. but will be restricted to a right tum only exit. 

The 1996 City of MIiton Comprehensive Plan designates the site as Business. 
Properties placed In the Business designation are deemed for buslnpss uses that 
serve both the community and the traveling public. Integrated co.r.meroial centers 
are contemplated where traffic congestion and visual Interruptions can be 
minimized. The construction of Emerald Street wlll mitigate traffic Impacts on SR-
161 to include the SR-161/Mllton Way lnteraeotion. Furthermore, the City of 
Edgewood which is responsible for Issuing the highway access p,rmlt for the 
project, performed an administrative review and has determined to Issue such 
permit without additional conditions based upon the access and Internal circulation 
pattern. Patrons will have Internal access to all business on the ·parcel:· and also to 
MIiton Way without the necessity of reentering SR-161. 

8. The site satisfies numerous policies of the comprehensive plan related to business 
uses, sensitive land, transportation, pedestrian, and capital facilities as set forth on 
pages 3 through 7 of the staff report. Furthermore, the project satisfies all bulk and 
dimensional requirements of the Business zone as set forth In Section 17.28.040 
of the Milton Municipal Code (MMC). Chapter 17.14 MMC contains the Table Of 
Uses authorized In the various zone classifications. "Restaurants, drlveMthrough" are 
authorized only In the Business zone classlflcatlon and are subject to a conditional 
use permit. Furthermore, Sections 17.62.020(A)(4) MMC requires an applicant to 
obtain site plan approval for any project which requires a conditional use permit. 

9. Prior to obtaining site plan approval the applicant must establish that the request 
satisfies the criteria set forth. In Section 17.62.030 MMC. Findings on each criteria 
are hereby made as follows: 

A. The 5.34 acre parcel Is of adequate size to accommodate both the Texaco 
service station and convenience store, and the McDonald's restaurant. 
Adequate on-site parking Is provided in accordance with the standards of the 
MMC, and· Internal circulation Is provided between not only the two 

4-
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businesses as well as future businesses which will be located on the site. 
Furthennore, a new access Is provided by the new emerald Street Into the 
City of MIiton from SR-181. Perimeter landscaping as required under MMC 
17.15 adequately buffers the project from adjacent non-business properties 
and roads. 

B. The applicant has represented to the City that all llluminatlon wlll face Inward 
to minimize Impacts to adjacent properties. 

C. Parking areas are located such that vehicle headlights will face Inward, and 
no parking stalls are located Immediately adjacent to exterior property lines. 

D. The City wlll review the storm drainage plan upon submittal of the final site 
development plans. The City wHI require the applicant to design the storm 
drainage system to meet the requirements of the City's Stonn Water 
Management Plan as well as the Department of Ecologys 1f92 Storm Water 
Program Guidance Manual for the Puget Sound Basin. 

E. The traffic study performed by Transportation Planning and Engineering, 
Inc., and approved by the City's Public Works Department eeqablishes that 
adequate sight distance is available at each of the three proposed accesses. 

F. While portions of the site abut existing resldentlal uses, Emerald Street 
provides an adequate buffer, and a solld visual and noise barrier Is not 
necessary. 

10. Prior to obtaining approval of a conditional use permit the applicant must establish 
that the request satisfies the criteria set forth In Section 17.64.050 MMC. Findings 
on each criteria set forth therein are hereby made as follows: 

A. The site plan establishes that the proposed commercial uses adjacent to SR-
161 will be compatible with uses In the area and the abutting uses to the 
north and south. The comprehensive plan and zoning code contemplate 
development of this parcel with business uses, and further contemplate that 
business uses will be located along the west side of SR-161 within the City 
Limits. Furthermore, the CHy of Edgewood on the west side of SR-161 has 
also designated properties abutting said Slate highway for commercial uses. 

B. Conditions of approval Imposed hereinafter reasonably assure that nuisance 
or hazard to life or property will not develop due to noise, smoke, dust, 
fumes, vibrEttion, odors, traffic hazards, or other factors. 

' . . . 
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--·-·;-----------------------------

CONCLUSIONS: 

1. 

2. 

3. 

4. 

The Hearing Examiner has Jurisdiction to consider and decide the Issues presented 
by this request. 

The request for site plan approval satisfies the criteria set forth In Section 17.62.030 
MMC. The site plan ensures compatlblllty between the proposed new development, 
existing uses, and potential future development In a manner consistent with the 
comprehensive plan. Conditions of approval ensure the creation of safe and 
healthful conditions and a development harmonious with Its surroundings. The site 
plan maintains a high quality of life for area residents by establlshlng a new 
connection between SR-161 and 28th Ave. E., and the site plan reflects that the 
developments are planned and designed to protect privacy. 

The applicant has established that the request for a conditional use p~rmlt satisfies 
the criteria set forth in Section 17.64.050 MMC. 

The conditional use permit and site plan approval should be granted subject to the 
following conditions: ,. 
1. The far north acceu point, Identified on the site plan as the Emerald Street 

shall serve as the primary access point to Phase II of the project. 
Accordingly, the Phase II site plans should be prepared to charinal traffic to 
the Emerald Street. 

2. Construct highway widening, curb, gutter, and sidewalk along the project's 
frontage on Meridian street East to WSDOT requirements. 

3. 

4. 

5. 

Construct frontage Improvements along 28111 Avenue East along the project's 
frontage as specified In the City of MIiton's Roadway Design Standards. The 
extension of Emerald Street shall be completed during Phase I of the project 
Frontage Improvements along this road shall be completed during Phase I 
of the project. Frontage improvements along this road shall be constructed 
from Meridian Street East through the west property border of the Texaco 
site during Phase I of the project. The remaining frontage Improvement& 
along Emerald street shall be constructed during Phase II of the project. 

Dedicate 30 feet of property tage along the northern property line for the 
construction of the Emerald Street. 

The southe~ly access to the site shall be Identified es right-out only. 

6. A left tum pocket shall be constructed within the ''shopping access road." 

6-
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7. Access to parking facilities from the shopping access road shall be set back 
at least 50 feet from the Meridian Street East right-ofMway. 

8. A WSDOT right-of-way access permit shall be acquired from the City of 
Edgewood. 

9. The proposal shall conform to the·followlng City of MIiton regulations and 
standards: 
• MMC Title 12 (streets. Sldewalke, and Public Places) 
• MMC Title 15 (Buildings and Construction) 
• MMC Title 17 (Zoning) 
• MMC Title 18 (Environment) 
• City of Mitton Stormwater Management Plan and the Department of · 

Ecology's 1992 Stormwater Program Guidance Manual.fer the Puget 
Sound Basin. 

10. Prior to the commencement of site development activities, the applicant shall 
submit an erosion and sedimentation control plan for review and approval by 
the Public Works Department. , 

DECISION: 
!, 

The request for site plan approval end a conditional use permit to allow construction 
of a Texaco service staUon and convenience store and a McDonald's· restaurant 
wlth a drive-through faclUty Is hereby granted subject to the conditions contained In 
the ooncluslons above. 

ORDERED this //)~ayofJune, 1998. 

s~r;;J 
Hearing Examiner 

"'' TRANSMITTED this JO:... day of June, 1998, to the followlng: 

PROPONENT: 

AGENT: 

Robert J. Knutsen 
P.O. Box596 
MIiton, WA 98354 

Jeff Bohren 
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l. 

CASE NO. McDONALD'S - TEXACO 

NQTXC:1 

,.· 

BICQNSJPSRAT:CON: Any aggrieved person feeling that the 

decision of the Examiner is based on errors of procedure or errors 

of misinterpretation of fact may make a written request f~r review 

by the Examiner. The request must be filed with the City of Milton 

Planning and Community Development Department~ with a 

reconsideration fee and filed not later than 4:30 p.m$.on June 19. 

1998 This request shall set forth the · alleged errors or 

misinterpretations, and the Examiner may, after revie:w of the ,.. 
record, take such further action as he deems proper and may render 

a revised decision. 

2. APPEAL Of EXAHXND'8 DECJSJQN: A party standing may 

appeal the Hearing Examiner's decision pursuant to the provisions 

of the State I s Land Use Petition Act, RCW 36. 70C. 005 through 

36.70C.140 (Ordinance 1289 Section 4, 1995). 

NOTEa In an effort to avoid confusion at the time of filing a 
request for reconsideration, please attach this page to 
the request for recons~deration. 

' .. 

'!., 

01/2018 Resolution 18-1898, Contract and Exhibits A-K Page 21 of 83 



EXHIBIT ''B'' 

SITE PLAN 

DATED APRIL 24, 1998 
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EXHIBIT ''C'' 

POSSESSION AND USE 

AGREEMENT 

DATED MAY 5, 2012 
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'113:13:23 Pfl $fi5.lli 
fl01TOR1 Pierce Co~ty , IJASHINGTON 

After recording return document to: 

City of Milton Public Works 
1000 Laurel Street 
Milton, WA 983S4 
Attn. Letticia Neal, P .E. 

Document Tltle: Posaesalon and Use Agreement 
Referenee Number of Related Documents: 

201208240823 Page 1 of 4 

Grantor(a): North Meridian Center, L.L.c"iji inactive Washipgtoa Umlted liability 
coropan:r. 

POSSESSION AND USE AGREEMENT 

Jovita Boulevard Realignment 
This AGREEMENT is made and entered into by and between the City of Milton, acting by 
and through its Public Works Dm,artm,ent. hereinafter referred to as the "City", and the 
undersigned fee simple title holder of the property described below, hereinafter referred to as 
the "Owners": 

WITNESSETH 

WHEREAS, the City affirms that the Owners' real estate described herein is required by the 
City for immediate construction of a transportation project. 

AND WHEREAS, the City affirms that any delay in its construction program is contrary to 
the public interest; 

AND WHEREAS, the City has made a firm and continuing offer to pay the amount of fm1Y. 
Seven Thousand Three Hundred Fifty and 00/100 dollars ($47,350.00) for the purchase of the 
following described real property situated in Pierce County, in the State of Washington: 

For legal description and additional conditions see Exhibit A attached 
hereto and made a part hereof. 

AND WHEREAS, the Owners require additional time to evaluate said offer and/or to resolve 
any questions concerning just compensation; 

NOW THEREFORE, for and in consideration of the payment of said offer, the Owner(s) 

(8FP979599.DOCX;l\lJOll.17S013\) 
Page I of(4) Pages Parcel No. 042 004 t 179 
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Pl.145! •t~f. N()~ !N_'f!I! .. ~ IP/ICl • IW&llno_,oac;OU>m'_~wno··-· UHONL'Y 

: POSSESSION AND USE AGREEMENT 

: hereby grant to the City a right to possess and use the above described real estate and the 
. parties further agree that: 
I 

: I. The real estate is necessary for a public use of the City within the meanins of and 
purposes enumerated in RCW 8.12.030. 

2. rmmediately after the execution of this Agreement, lh.e City shall deposit into an 
I 

interest bearing escrow account with Lakewood Escrow the sum of forty Seven ' 
Thousand Three Hundred Pifty and 00/100 dollars ($47,350.0Q) for the benefit of! 
the Owner.i, subject onJy to deduction of the value of interests of others therein. 

3. Execution of this agreement by the undersigned parties shall not prejudice such 
parties' rights to subsequent adjudication of just compensation pursuant to state 
law, and neither shall this agreement, nor the basis therefore, be construed as an 
admission of fair market value or just compensation by any of the parties named 
herein. 1 

4. If it becomes necessary for the City to institute condemnation proceedings., the · 
Owners have no objection to Lhe City entering an Order Adjudicating Public Use, 
as provided by RCW 8.12.030, and agree that this instromcnt sh.all be t.reated as l 
having the same legal effect as an Order for Immediate Possession provided by · 
RCW B.25.070, which, by this reference, are incorporated herein as if fully set I 
forth. 

S. The date of valuation for the detennination of just compensation shall be the date 
that this agreement is accepted and approved by the City's Authorized Agent. 

I 

6. The Owners hereby waive the requirement of a written notice to move, as . 
provided by RCW 8.26.180, and will sUJTender possession of the above described ! 
real estate to the City not later than May 20, 2012. · 

7. Whether or not condemnation proceedings are instituted, payment of just · 
compensation for the property described above that is subject 10 possession and · 
use by the City shall be offset by the offer amount pa.id by the City to Owne1 
under this agreemenL If juSt compensation i~ determined to be an amount less 
than the amount paid for possession and use under this agreement, the Owners 
shall pay the City the difference between lhe amount paid for posses.sion and use 
and the lesser amount of just compensation. 

; (BFP979599.DOCX;l\ll011.17S01l\) Page 2 or (4) Pages Parcel No. 042 004 I 179 
- . - - . 

PLl!ASI MAU ND MAllllNTIE MAa(ill,; S,A(I. usuvm,oa CDUNTY AIJDITill.' S U,IOILY 
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201208240623 Page 3 of 4 

11_!!.UI MAK& NO_M;All IN TIil MA~GIN 5!'~1-_ll!~HYEDFWCOUNTY AUDITOll'S_UIBC!"'LY 

POSSESSION AND USE AGUEMENT 

It is understood and agreed that delivery of this agreement is hereby tendered and that · 
I the tcnns and obligations hereof shall not become binding upon the City unless and until 

accepted and approved hereon in writing for the City, by and through its Department of Public 
Works, by its authorized agent. 1 

. DATED this: _IS_ day of In II-'{ 

.l/ ~~ ~~~-::;s-z:-.--,_«_# ____ _ 

Owner Name 

'STATEOF..:u,,c-=--W ____ ~ ) 

P 
)SS. 

: COUNlY OF : t!',·c,." ) 

2012 

Accepted and Approved 

City of Milton Pubw• llopartment 

By:~6'ka.2 
Authorized Agent 

Date: r/5 /ZDl7... 

On this --1...£. day of (7,. .,, , 2012, bcfon: me pcnonally appeared ___ _ 
/;.o J,~f I k ,,., :£1<'> , , to me known to be the m1111.1ging member of' 

/\ ,!di />L,c,, ,·,.,-fr, ll.: LLC, the company that executed the within and fmqoin& instrument, and 
acknowledged said instrument to be the free and voluntary act and deed of said company ror the usca and 
purposes therein mentioned, and on 01th atatcd chat 1h111 is authorized to execute said inltrumcnt. 

IN WITNESS WHEREOF I have hereunto sci my hand and affixed my official seal the day end year 
f"rnt above written. 

I NOT"'-R.y Pt.rotrc 

Slate of W.a1hlngton 

BRIAN R. FAGERHES 
c.,..,Mla, E.i,i,. MAY 11, »11 

I 

Print Name: ;.:::- - ~ « ., -
NOTARY PUBLIC in ~ for the State ofWuhinaton, 
residing at ,t;..L.,. i' f...,,. 
Commission expires: ta, • .. ..-'_., L 

I (BFP979S99.DOCX;l\13011.17SOIJ\ I Paae 3 of(4) Pqcs Parcel No. 042 004 1179 
-- ·--

ft.lAIIIMAICl!IC>- 1H IHI MAIGIN •ACll-UAaVID FOi COIJffY AUDITIJR'S UftONLY 
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! POSSESSION AND USE AGREEMENT 

EXHIBIT A 

'. That portion of the hereinafter described Parcel "A", described as follows: 

1 
BEGINNING at the Southwest comer of the North 30 feet of said Parcel "A"; 

: THENCE South 81°10'20" Eut along the South line of said Nonh 30 feet a distance of 93.31 feet; 
THENCE South 61 "46'27" West a distance of2.97 feet to the beginning of a 166.SO foot mctius curve to the left; 
THENCE Southwesterly alon& the arc of said curve a distance of 115.41 feet, through a central an&lo ofi 

: 39"42'58"; 
! THENCE South 22°03'29" West a discanc:e of S 1.96 feet to the West lino of said Parcel "A", also being the East ; 
· Right of Way line of 21th Avenue South; 

I 
THENCE North 0 I "5 l '30" East along said West line and said East Right of Way line a distance of 136. 78 feet to 

. the POINT OF BEOINNINO. 1 

' Contains: 4,526 square feet. more or less. 

TOGETHER WlTH: 
: The West 7.00 feet of the North 21.00 feet of the South 181.00 feet of said Parcel "A". 
. Contains: I 96 square feet, more or less. 

TOGETHER WITH: 
! The West I .SO feet of the North 1.00 feet of the Soulh 98.60 feet of said Parcel "A". 

Contains: 12 square feet, more or less. 

1 Contains a total Right of Way acquisition of: 4,734 square feet, more or less. 

f1Cccl "A" 
I 

Commencing at the Southeast comer of the Northeast Quarter of Section 4 Township 20 North Range 4 East of i 
the W.M. in Pierce County, Washin&ton; , 
Thence North 00° 19'35" West alone the East line of said Northcut Quarter 660 feet; 1 

: Thence 'North 89°59'58" West S0.00 feet to lhe West margin of Washinawn State Hi1hway SR 161 as described , 
in instrument recorded under recording number 8212220124 and 8212230033; · 

: Thence Nonh 00• 19'J,~ Wen along said margin 1,2.00 feet to the truo point of bcgiming; 
! Thenc:e continulna along said West margin Nonh 00°19'35" West 36.04 feet; 

Thence South 19°54'25" West 180 feet; 
Thence North 00°19'35"' West 193 feet; 

i Thence North 89054'2.S'' East 180 feet to the West margin of said Washington State Highway SR 161; 
. Thence North 00°19'35" West along said West margin 30.00 feet; 
. Thence South 89"54'2.S" West 562.68 feet to the East margin of28th Avenue; 

Thence South 00°03'43" East along said East mua in 410.11 feet; 
i Thence South 19°59'58" East 310.58 feet; 
, Thence North 00" 19'35" West I 52.00 feet; 
I Thence South 190S9'58" East 254.00 feet to the true point of beginning. 

I (Being revised Parcel 'A' of City of Milton Lot Line Adjustment recorded under recording number 980904SOO.S). 

I 
: (BfP979599.00CX;I\IJ0ll.m013\ I Page 4 of(4) Pages Parcel No. 042 004 1179 i 

. - . 
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EXHIBIT ''D'' 

CITY'S APPRAISAL 

SUMMARY 

DATED MARCH 16, 2012 
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Real Estate Appraisers & Con.rnltants 

SUMMARY APPRAISAL REPORT 

North Meridian Center, LLC 
Parcel No. 0420041179 

City of Edgewood & City of Milton 
Jovita Boulevard Realignment Project 

PREPARED FOR 

Ms. Letticia Neal, P.E. 
City of Milton 

1000 Laurel Street 
MIiton, WA 98354 

PREPARED BY 

Christina A. Fagernes 
Appraisal Solutions Northwest, Inc. 
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APPRAISAL 
SOLUTIONS - -~ - ~ --- --------- -- -~-

NORTHWEST 
Real Estate Appraisers & Consultants 

Ms. Letticia Neal, P.E. 
City of MIiton 
1000 Laurel Street 
MIiton, WA 98354 

March 16, 2012 

Re: Jovita Boulevard Realignment Project 
North Meridian Center, LLC Parcel (Parcel No. 0420041179) 

Dear Ms. Neal: 

At your request, I have made an Inspection and prepared an appraisal of the above referenced parcel. 
This "strip" appraisal Is a summary report of an appralsal assignment as defined by the Uniform 
Standards of Professional Appraisal Practice (USPAP) formulated by the Appralsal Foundation. This report 
has been prepared In compliance with USPAP, The Uniform Standards for Federal Land Acquisitions, and 
appropriate Federal and State laws, regulations, policies and procedures. 

Further, this appraisal is a strip acquisition from a portion of a larger parcel without the whole property 
being appraised In the "before" and "after" situations. Valulng only a portion of the property Is allowed 
by the Uniform Standards of Professional Appraisal Practice (USPAP) per the explanatory comments 
under Standards Rule 1-2{e). 

Based upon my Investigation and analysis of avallable Information, the fair market value of the acquisition 
area In fee simple title as of February 14, 2012 was: 

Value of land to be acquired (4,734 SF@ $10.00/SF) 
Site Improvements to be acquired (none) 

$47,350 (rounded) 
$0 
$0 Cost to cure damages (none) 

TOTAL VALUE OF ACQUISmON: $47,350 

The reader's attention is directed to the Underlying Assumptions and Limiting Conditions, which are 
Included In the accompanying appraisal report. 

Respectfully submitted, 

Appraisal Solutions ~ west, Inc. 

~~ 
Christina A. Fagern~, Der/Appraiser 
WA General Appraisal Certification #1101869 

Telephone: (360) 273-5353 • Email: Chris@AppraisalSolutionsNW.com 
9111 - 178th Avenue SW• Rochester, Washington 98579 
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I SALIENT FACTS & VALUE CONCLUSIONS 

Acquiring Agency: 
Client: 
Project Parcel No.: 
Federal Aid No.: 
Project Name: 
Map Sheet: 
Map Date: 
Date of Last Revision: 

Type of Appraisal: 
Owners of Record: 

Location: 
Tax Parcel Number: 
Date of Appraisal: 
Zoning: 
Improvements: 
Highest and Best Use: 

Land Area Before Acquisition: 

Land Area After Acquisition: 

Land Area to be Acquired: 

VALUE INDICATIONS: 

City of Milton 
Cascade Right of Way Services, Inc. 

204 

n/a 
Jovita Boulevard Realignment Project 

Page 2 of 6 
Unknown 
March 15, 2012 

Summary Appraisal Report 
North Meridian center, LLC an inactive Washington 
limited llablllty company 
524 Meridian Avenue E, Milton, WA 
0420041179 

February 14, 2012 
Business District (B) 
Residence and Commercial Building - no value 
Commercial Development 

3.63 ± acres 

3.52 ± acres 

4,734 ± square feet 

Value of land to be acquired (4,734 SF@ $10.00/SF) 
Site Improvements to be acquired (none) 

$47,350 (rounded) 
$0 
$0 Cost to cure damages (none) 

TOTAL VALUE OFACQUISmON: $47,350 

Oty of Edgewood & aty of MIiton - Jovita Blvd. Realignment Project, North Meridian Center 
•:•APPRAISAL SOLUTIONS NORTHWEST Page II 
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I CERTIFICATE OF APPRAISER 

I certify that, to the best of my knowledge and bellef: 

• The statements of fact contained In this report are true and correct; 
• The reported analyses, opinions, and conclusions are limited only by the reported assumptions and 

limiting conditions and are my personal, Impartial, and unbiased professional analyses, opinions, 
and conclusions; 

• I have no present or prospective Interest In the property that Is the subject of this report and no 
personal Interest with respect to the parties Involved; 

• I have no bias with respect to the property that is the subject of this report or to the parties 
Involved with this assignment; 

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

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

• My analyses, opinions, and conclusions were developed, and this report has been prepared, in 
conformity with the Uniform Standards of Professional Appraisal Practice, The Uniform Appraisal 
Standards for Federal Land Acquisitions, Chapter 4 of the WSDOT Right of Way Manual (M26-01), 
and the Code of Professional Ethics of the Appraisal Institute; 

• I have made a personal Inspection of the property that Is the subject of this report. I have made a 
personal inspection of the comparable sales in the Addendum or project data book; 

• No one provided significant real property appraisal assistance to the person signing this 
certification; 

• I have afforded the owner or a designated representative of the property that Is the subject of this 
appraisal the opportunity to accompany me on the Inspection of the property; 

• I have disregarded any increase In market value caused by the proposed public Improvement or Its 
likelihood prior to the date of valuation. I have disregarded any decrease In market value caused 
by the proposed public improvement or its likelihood prior to the date of value, except physical 
deterioration within the reasonable control of owner; 

• This report has been made in conformity with the appropriate State and Federal laws and 
requirements, and complies with the report contract between the agency and the appraiser; 

• The property has been appraised for Its fair market value as though owned In fee simple, or as 
encumbered only by the existing easements as described in the title report In the addenda. 

• The opinion of value expressed below is the result of and Is subject to the data and conditions 
described in detail in this report. 

I last made a personal Inspection of the property that is the subject of this report on February 14, 2012. 

The Date of Value for the properties that are the subject of this appraisal is February 14, 2012 per the 
FAIR MARKET VALUE definition herein, the value estimate for the property that Is the subject of this 
report Is on a cash basis and Is: 

VALUE BEFORE ACQUISillON 
VALUE AFTER ACQUISITTON 
VALUE DIFFERENCE 

n/a (strip acquisition) 
n/a (strip acquisition) 

$47,350® 

/ i~ .. - /il 
Signed: V )~ ~ Date Signed: 03/16/2012 

Christina A. Fagerne[ S~ertlflcatlon #1101869 ....... "-= ............... ___ _ 

aty of Edgewood & aty of Milton - Jovita Blvd. Realignment Project, North Meridian Center 
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I APPRAISAL ASSUMPTIONS AND LIMMNG CONDMONS 

1. The property descriptions supplied to the appraiser are assumed to be correct. 
2. No survey of the properties has been made by the appraiser, and no responslblllty is assumed in 

connection with such matters. Maps In this study are lnduded only to assist the reader in visualizing the 
property. Property dimensions and sizes should be considered as approximate. 

3. No responslblllty Is assumed for matters of a legal nature affecting title to the property, nor Is an opinion 
of title rendered. The title Is assumed to be good and merchantable. 

4. Information furnished by others Is assumed to be true, correct and reliable. A reasonable effort has been 
made to verify such Information; however, no responsibility for Its accuracy Is assumed by the appraiser. 

5. All mortgages, Hens, encumbrances, leases and servitudes have been disregarded unless so specified 
within the report. Toe properties are assumed to be under responsible ownership and competent 
management. 

6. It Is assumed that there are no hidden or un-apparent conditions of the properties, subsoil, or structures 
which would render It more or less valuable. No responsibility is assumed for such conditions or 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 properties, was not observed by the appraiser. Toe appraiser has no knowledge of the 
existence of such materials on or In the properties. Toe appraiser, however, Is not qualified to detect such 
substances. Toe presence of substances such as asbestos, urea-formaldehyde foam Insulation, or other 
potentially hazardous matertals may affect the value of the properties. The value estimate Is predicated on 
the assumption that there Is no such matertal on or In the property that would cause a loss In value. No 
responslblllty Is assumed for any such conditions, or for any expertise or engineering knowledge required 
to discover them. The employer (dlent) Is urged to retain an expert In this field, If desired. 

8. Unless otherwise stated In this report, no environmental Impact studies were either requested or made In 
conjunction with this appraisal, and the appraiser hereby reserves the right to alter, amend, revise, or 
rescind any of the value opinions 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 stated, defined, and considered In the appraisal report. 

10. It Is assumed that all applicable zoning and use regulations and restrictions have been compiled with, 
unless a nonconformity has been stated, defined, and considered In the appraisal report. 

11. It Is assumed that all required licenses, consents, or other legislative or administrative authority from any 
local, state or national governmental or private entity or organization have been or can be obtained or 
renewed for any use on which the value estimate contained In this report Is based. 

12. The appraiser will not be required to give testimony or appear In court because of having made this 
appraisal, with reference to the property In question, unless arrangements have been previously made 
therefore. 

13. Possession of this report, or a copy thereof, does not carry with It the right of publlcatlon. It may not be 
used for any purpose by any person other than the party to whom It Is addressed without the written 
consent of the appraiser, and in any event, only with properly written quallflcatlon 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, publlc relations, news, sales, or any other media without written consent and approval 
of the appraiser. Nor shall the appraiser, employer, firm, or professional organization of which the 
appraiser Is a member be Identified without written consent of the appraiser. 

15. Toe llablllty of the appraiser, employees, and subcontractors is limited to the cllent only. The appraiser 
has no accountablllty, obligation or llablllty 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 and In the foreseeable future. 

17. Acceptance and/or use of this report constitutes acceptance of the foregoing assumptions and limiting 
conditions. 

aty of Edgewood & City of MIiton - Jovita Blvd. Realignment Project, North Meridian Center 
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EXHIBIT 'A' 

Owner: North Meridian Center, LLC 
Parcel No. 042004-1-179 
Right-of-Way Acquisition 

That portion of the hereinafter described Parcel "A", described as follows: 

BEGINNING at the Southwest comer of the North 30 feet of said Parcel "A"; 
THENCE South 88°10'20" East along the South line of said North 30 feet a distance of 
93.31 feet; 
THENCE South 61 °46'27" West a distance of 2.97 feet to the beginning of a 166.50 foot 
radius curve to the left; 
THENCE Southwesterly along the arc of said curve a distance of 115.41 feet, through a 
central angle of 39°42'58"; 
THENCE South 22°03'29" West a distance of 51.96 feet to the West line of said Parcel 
"A", also being the East Right of Way line of 28th Avenue South; 
THENCE North 01°51'30" East along said West line and said East Right of Way line a 
distance of 136.78 feet to the POINT OF BEGINNING. 
Contains: 4,526 square feet, more or less. 

TOGETHER WITH: 
The West 7.00 feet of the North 28.00 feet of the South 181.00 feet of said Pai·cel "A". 
Contains: 196 square feet, more or less. 

TOGETHER WITH: 
The West 1.50 feet of the North 8.00 feet of the South 98.60 feet of said Parcel "A". 
Contains: 12 square feet, more or less. 

Contains a total Right of Way acquisition of: 4,734 square feet, more or less. 

Page 1 of2 
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Commencing at the Southeast corner of the No11heast Quarter of Section 4 Township 20 
North Range 4 East of the W.M. in Pierce County, Washington; 
Thence North 00°19'35° West along the East line of said Northeast Quarter 660 feet; 
Thence North 89°59'58" West 50.00 feet to the West margin of Washington State Highway 
SR 16 l as descdbed in instrument recorded under recording nurn her 8212220124 and 
8212230033; 
Thence North 00°19'35" West along said margin 152.00 feet to the true point of beginning; 
Thence continuing along said West margin N011h 00°19'35" West 36.04 feet; 
Thence South 89°54'25" West 180 feet; 
Thence N011h 00°19'35" West 193 feet; 
Thence North 89°54'25" East 180 feet to the West margin of said Washington State 
Highway SR 161; 
Thence North 00°19'35" West along said West margin 30.00 feet; 
Thence South 89°54'25" West 562.68 feet to the East margin of 28th Avenue; 
Thence South 00°03'43" East along said East margin 410.11 feet; 
Thence South 89°59'58" East 310.58 feet; 
Thence North 00°19'35" West 152.00 feet; 
Thence South 89°59'58" East 254.00 feet to the true point of beginning. 

(Being revised Parcel 'A' of City of Milton Lot Line Adjustment recorded under recording 
number 9809045005). 

Page 2 of2 
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SUBJECT PHOTOS 

COMMERCIAL BUILDING AT NORTHEAST CORNER 

FACING NORTH ALONG 28TH AVENUE FRONTAGE 
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SUBJECT PHOTOS 

FACING NORTH ALONG 28™ AVENUE TOWARDS ACQUISITION AREA 

FACING SOUTH ALONG 28™ AVENUE FROM EMERALD STREET CORNER 
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SUBJECT PHOTOS 

FACING EAST ALONG EMERALD STREET FRONTAGE FROM 28TH AVENUE CORNER 
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I DEFINMONS & PREUMINARY DISCUSSION 

TYPE OF REPORT 

This "strip" appraisal Is a summary report of an appraisal assignment as defined by the Uniform 

Standards of Professional Appraisal Practice (USPAP) formulated by the Appraisal Foundation. This report 

has been prepared In compliance with USPAP, The Uniform Standards for Federal Land Acquisitions, and 

appropriate Federal and State laws, regulations, policies and procedures. 

PROPERTY RIGHTS APPRAISED 
Unless specified otherwise in this report, the property rights appraised constitute the fee simple interest. 

COMPETENCE OF APPRAISER 
The appraiser has both the knowledge and experience required to competently perform this appraisal. 

PURPOSE OF THE APPRAISAL 

The purpose of this appraisal was to estimate the value of the part acquired as It contributes to the whole 

property. This appraisal is a strip acquisition from a portion of a larger parcel without the whole property 

being appraised In the "before" and "after" situations. Valuing only a portion of the property is allowed 

by the Uniform Standards of Professional Appraisal Practice (USPAP) per the explanatory comments 

under Standards Rule 1-2(e). 

INTENDED USE OF THE APPRAISAL 
This appraisal report is Intended for the sole and exclusive use of the client to evaluate the market value 

of the subject property for a proposed partial acquisition. 

FAIR MARKET VALUE 

"Fair Market Value" Is the amount in cash which a well-informed buyer, willing but not obliged to buy the 

property, would pay, and which a well-informed seller, willing but not obligated to sell It would accept, 

taking consideration all uses to which the property is adapted and might in reason be applied. 

(Washington Pattern Instruction 150.08) 

THE LARGER PARCEL 

In condemnation, the portion of a property that has unity of ownership, contiguity, and unity of use, the 

three conditions that establish the larger parcel for the consideration of severance damages. Also known 

as the "Parent Parcel". 

CASH EQUIVALENT 

A price expressed in terms of cash (money) as distinguished from a price which is expressed all or partly 

in terms of the face amount of notes or other securities which cannot be sold at their face amount. 

Market data In this appraisal are compared to the subject on an all cash basis to satisfy the definition of 

Fair Market Value. 

City of Edgewood & City of MIiton - Jovita Blvd. Realignment Project, North Meridian Center 
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LEGAL DESCRIP71ON 
Please refer to the tltle report contained in the addenda of this report. 

DESCRIPTION OF PROPOSED PROJECT 
The proposed Jovita Boulevard Realignment Project Is a joint project between the Qty of MIiton and the City 
of Edgewood that will realign Jovita Boulevard to Intersect with Meridian Avenue E (SR 161) at Emerald 
Street with the Installation of a slgnal at the Intersection. Traffic then would be routed on Emerald Street to 
28th Avenue and subsequently onto MIiton Way by way of a new traffic signal at the Intersection of Milton 
Way and 28th Avenue. According to the Project Overview, the project will Improve mobility and safety, and 
Improvements include: 

• Realigned Jovita Boulevard 
• Signalized Emerald St/SR 161 Intersection 
• Jovita Boulevard Roundabout 
• Removal of Existing Traffic Signal at Jovita 

Boulevard/State Route 161 Intersection 

DESCRIPTION OF APPRAISAL PROBLEM 

• ADA-compliant Sidewalks 
• Illumination 
• Storm Drainage Improvements 
• Utility Relocations and Adjustments 

The subject consists of approximately 3.63 ± acres zoned Business District in the City of Milton, which is 
currently improved with an older single family residence and a commercial building, both of which are In 
poor condition and contribute no value to the land. The appraisal assignment is to estimate the fair market 
value of the subject land for a proposed fee simple partial acquisition by the City of MIiton. 

CLIENT 

The term "Client" is defined in USPAP as "The party or parties who engage an appraiser (by employment 
or contract) In a specific assignment". The cllent Is Cascade Right of Way Services, Inc. 

INTENDED USER 

The term "Intended User" is defined in USPAP as "the client and any other party as Identified, by name or 
type, as users of the appraisal, appraisal review, or appraisal consulting report by the appraiser on the 
basis of communication with the cllent at the time of the assignment." The intended users are Cascade 
Right of Way Services, Inc., the City of MIiton, the City of Edgewood and their contractors. 

DELINEATION OF TITLE 

There have been no sales transactions in the past five (5) years. The subject property Is In foreclosure at 
the time of appraisal (please refer to title report in the addenda of this report). 

SCOPE OF APPRAISAL 
As part of this appraisal assignment, the appraiser made a number of independent investigations and 
analyses. In conducting the Investigation, various governmental entitles were contacted for demographic 
data, land policies and trends, and growth estimates. Neighborhood data were supplemented by physical 
Inspection of the defined area. Information regarding zoning, utilities, and other !Imitation on site 

City of Edgewood & City of Milton - Jovita Blvd. Realignment Project, North Meridian Center 
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utilization was obtained, Both the site and the surrounding area were Inspected to determine highest 

and best use, and a personal Inspection of Improvements and site improvements was conducted. The 

market was analyzed for past trends and current data; estimated Income, absorption and occupancy 

levels, and anticipated expenses were based upon this market evidence. 

A diligent search for comparable data was conducted, and comparable Information was obtained from 

both public and private sources. Attempts were made to contact the buyers or sellers or other 

knowledgeable third parties to verify that the transactions were at arm's length, cash equivalent, and 

market reflective. A reconclliatlon of all data considered was then completed, resulting in the final 

estimate of value, as set forth herein. 

EXPOSURE PERIOD 
The estimated length of time the property Interest being appraised would have been offered on the 

market prior to the hypothetical consummation of a sale at market value on the effective date of the 

appraisal; a retrospective estimate based upon an analysis of past events assuming a competitive and 

open market. Exposure time Is always presumed to occur prior to the effective date of the appraisal.! 

The exposure period has been estimated at approximately twelve months or less, based upon sales, 

llstlngs, and other data ~nsldered within the report. 

MARKETING PERIOD 
Reasonable marketing time Is an estimate of the amount of time It might take to sell an interest in real 

property at its estimated market value during the period immediately after the effective date of the 

appraisal; the anticipated time required to expose the property to a pool of prospective purchasers and to 

allow appropriate time for negotiation, the exercise of due diligence, and the consummation of a sale at a 

price supportable by concurrent market conditions. Marketing time differs from exposure time, which is 

always presumed to precede the effective date of the appralsal.2 A reasonable marketing period of 

twelve months or less has been estimated, based upon the listings and sale histories of the comparable 

market data that were analyzed In this appraisal report. 

1 The Plctfonarv of Real Estate Appraisal, Fourth Edition, p. 10s. 
2 The Plctionary of Real Estate Appraisal, Fourth Edition, p. 175-176. 
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EXHIBIT ''E'' 

FALK'S APPRAISAL 

REVIEW SUMMARY 

DATED SEPTEMBER 3, 2014 
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Appraisal Review 

Appraisal Reviewed: North Meridian Center, LLC 
Pierce County parcel #042004-1179 

Property Address: 524 Meridian A venue East, 
Milton, Washington 

Appraiser: Christina A. Fagemes 
Appraisal Solutions Northwest, Inc. 

Date of Appraisal Value & February 14, 2012 
Effective Date of Review Value 

Reviewer: Barbara Montro, MAI, AI-GRS 
Montro & Johnston Appraisals (#2966) 

Client of Review: Terry Brink and 
Falk Development 
PO Box 2521 

Intended User of Review: 

Intended Use of Review: 

Purpose of Review: 

Appraisal Report: 

Appraisal Review Type: 

Extraordinary Assumptions: 

Hypothetical Conditions: 

Appraisal Conclusion: 

Reviewer Conclusion: 

Redmond, Washington 98073 

Falk Development and Terry Brink 

Intended use is for the proposed partial acquisition of a portion 
of the site. 

To verify the appraisal conforms to standard of USP AP, 
FIRREA, WSDOT Right of Way and Uniform Appraisal 
Standards for Federal Land Acquisitions. To determine if 
appropriate appraisal methods and techniques were employed 
for the appraisal problem; and to determine whether the 
appraiser's analysis and results form a credible opinion of 
value. 

Summary report format. 

Field review. 

None identified in the appraisal report. The appraisal should 
be based on extraordinary assumption that the 4,754 SF fee 
simple acquisition land area has occurred, as of February 14, 
2012, which is the effective date of value. 

None. 

$47,350 Acquisition Value (4,734 SF, $10 SF) - Damages 

$71,000 Acquisition Value (4,734 SF, $15 SF) - Damages 

MJ #2853 
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Scope of Work- Field Review: 

The report was read to evaluate its completeness, adequacy, relevance, appropriateness, and 
reasonableness based on the data presented. 

The subject property was toured on September 3, 2014. A drive-by inspection was made of the 
land sales. 

After determining the sales were appropriate for comparison, I did disagree with how the 
conclusions were drawn in the appraisal. I developed conclusions for the sales approach based 
on my review of the subject characteristics in comparison to the sales. My analysis and 
conclusions drawn in this review can not be relied upon for USPAP/FIRREA compliancy, 
without considering the data provided in the referenced appraisal reviewed. 

The review assumes that subject data (legal description, plat maps, history) and sales 
comparables contained in the appraisal report are accurate, as this information is relied upon in 
forming my opinion of value. 

Assumptions & Extraordinary Assumptions: 

This review is based on the Extraordinary Assumption that as of February 14, 2012, the date of 
value, the 4,754 SF proposed fee simple land acquisition by the City of Milton has occurred. 
Otherwise the date of acquisition value would have to be July 5, 2012, a prospective date, 
according to the Possession and Use agreement. 

There are no Hypothetical Conditions associated with the development of the referenced 
appraisal or in this review. 

There are other Assumptions which are relied upon in developing the opinion of value. 
Assumptions pertinent to development of value include: the legal description is correct and 
there are no title defects; physical characteristics obtained by sources are reliable; and there are 
no site or environmental conditions affecting the use of the property. This review also relies on 
these Assumptions, as well as Assumptions in the Addenda of this review, which if found to be 
false could alter the value conclusions. 

Page 2 of21 
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A. INTRODUCTORY INFORMATION yes I no n/a comments 
l. Is there a letter of transmittal that identifies City of Milton as the client and X 

intended user? ---
2. Does the letter of transmittal state the effective date of the appraisal and the X 

date of the report? 
4. Is there an adeauate ohvsical identification of the subject property? X 

5. Does the appraisal identify the real property interest (fee simple, leased fee, X Fee Simple interest 
leasehold, etc.) bein~ oraised? 

6. Is there a statement indicating that the purpose of the appraisal is to X 

estimate market value of the subject property? ----,- -
7. Does the appraisal contain a clear statement as to the intended users of the X 

appraisal as well as the intended use (i.e., collateral evaluation for financing 
purposes, acquisition)? 

8. Was the appraisal based upon the following definition of Market Value and Fair Market Value 
was the source cited? X 

- -9. Does the appraisal describe the extent of the process of collecting, X 

confirming, and reporting data (scooe)? 
10. If this is a Restricted Report, does the appraisal contain a prominent use X 

restriction that limits reliance on the report to the client and warns that the 
report cannot be understood property without additional information in the 
work file of the appraiser and clearly identify and explain the scope of the 
appraisal. 

11. Does the appraisal report contain an estimate of reasonable exposure time X 

that is supoorted by factual data or logical analysis? 

B. HISTORY OF SUBJECT PROPERTY yes no n/a comments 
1. Does the appraisal contain a 3-year sales history for the subject property? X 5 yr conforms to Federal 

Land Acquisition 
Standards 

C. REGIONAL AND NEIGHBORHOOD DESCRIPTIONS yes no n/a comments 
1. Does the appraiser relate supply/demand trends and occupancy levels X 

impact it may have upon the value of the subject property? 

D. SITE DESCRIPTION yes no n/a comments 
J. Is the subject reasonably described (in terms of shape, size, topography, X 

access, etc.) 

E...!...._ DESCRIPTION OF IMPROVEMENTS + ~es 
no n/a comments -

l. Does the appraisal report describe the existing improvements (if any) with X 

enough detail to ascertain the construction components, quality, and 
condition? 

2. Does the appraisal identify the presence of any personal property, X 

fixtures, or intangible items that are not real property but have value that 
I may be included in the final estimate? 

F. filGIIEST AND BEST USE ANALYSIS yes DO n/a comments 

1. If market value is being estimated, does the appraisal conclude on a highest X 

and best use of the property as vacant? -
2. If market value is being estimated, does the appraisal also conclude on a 

highest and best use as improved (or based on the proposed X 

improvements)? 

Page 3 of21 
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- ---- - -
G. COST APPROACH yes no n/a comments 
I. Has the report included a Cost Approach or, if omitted, did the report X 

provide the necessary justification for its omission? (If properly omitted, 
skip to the next section.) -

2. Is the indicated estimate of value by the Cost Aooroach reasonable? X 

H. SALES COMPARISON APPROACH yes no n/a comments 
1. Has the report included a sales comparison approach or, if omitted, is there 

an adequate explanation as to its irrelevance? (If properly omitted, skip to X 

the next section.) -
2. Does the report lead the reader through a logical discussion or adjustment X Refer to Remarks 

analysis, which narrows the range of indicators to a value conclusion by the 
Sales Comparison Approach that aooears to be reasonable? 

I. INCOME APPROACH yes no n/a Comments 
l. Does the appraisal contain an income approach to value or provide an 

adequate explanation as to its exclusion? (If properly omitted, skip to the X 

next section.) 
2. If the subject property is not at stabilization at the time of the appraisal, X 

does the report differentiate between the value "as is" and "stabilized 
value" along with discussions which support an estimate of costs for the 
subiect to reach stabilization? 

3. Where necessary, does the report identify the fractional interest of value X 

that apply to personal property, fixtures, or intangible items such as 
business value or goodwill? 

4. If the property is encumbered by leases, does the report produce an X 

~ 
~ ication of value as a leased fee estate? 

5. Does the report lead the reader through a logical discussion or adjustment X 

analysis, which narrows the range of indicators to a value conclusion by the 
Income Aooroach that aooears to be reasonable? 

K. GENERAL ITEMS yes no n/a comments 
1. If the subject is proposed, is the time for completion of construction and X 

lease-up or sell-out reasonably supported with an absorption study? -,·- -
2. If the subject property is a for-sale-project, such as a subdivision or X 

condominium project, does the appraisal analyze and support the expenses 
during the absorption period leading to both an "aggregate retail value" and 
a "bulk value"? On leasehold properties, does the appraisal include a 
summary of all terms and conditions of the ground lease, and has it 
considered the impact of this ground lease on the final estimates of value? 
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L. APPRAISAL CERTIFICATION AND STATEMENT OF LIMITING 
CONDITIONS 

1. Does the appraisal contain a signed certification and does it indicate 
whether each of the contributing signatories has or has not made a personal 
inspection of the Jl!O ert ? 

2. Does the certification attest that the statements of fact contained in the 
report are true and correct; the report analyses, opinions, and conclusions 
are limited only by the reported assumptions and limiting conditions and 
are the appraiser ' s personal, impartial, and unbiased professional analysis, 
opinions, and conclusions? 

3. Does the certification state that the appraiser has no present or prospective 
interest in or bias with respect to either the subject property or the parties 
involved? 

4. Does the certification indicate that to the best of the appraiser's ability the 
analyses, opinions, and conclusions were developed and the report was 
prepared in accordance with current federal appraisal regulations and 
USPAP? 

5. Does the certification state that the appraiser's engagement was not 
contingent upon developing or reporting predetermined results? 

6. Does the certification state that the appraiser' s compensation for 
completing this assignment was not contingent upon the development or 
reporting of a predetermined value or direction in value that favors the 
cause of the client, the amount of the value opinion, the attainment of a 
stipulated result, or the occurrence of a subsequent event directly related to 
the intended use of this aooraisal? 

7. Does the certification state that no one provided significant professional 
assistance to the aooraiser that is not thorouihly identified in the report? 

8. Does the appraisal state all assumptions and limiting conditions that affect 
the analysis, opinions, and conclusions? 

9. Does the certification state that the Appraiser has or has not 
previously provided appraisal services for the subject property within 
the prior three years? 

IO. Certification compliant with Appraisal Institute required wording for 
continuing education and Standards/Ethics requirement. 

Shaded items are required under USP AP Standard Rules I & 2 and must be in appraisals. 

, M, 
1. 

2. 

3. 

4. 

5. 

6. 

Acq~tlc!~-A~aly~ _ 
Is the Value of Property Before Acquisition reasonable? 

Are Damages reasonable? 

Are Special Benefits reasonable? 

Is the Value of Property After Acquisition reasonable? 

Is the Difference between Before and After values reasonable 

Was the Larger Parcel or 'Parent Parcel' considered? 

yes no N/a comments 

)( 

)( 

I 

)( 

)( 

-
)( 

)( 

)( 

)( 

X Not in Compliance with 
USPAP. 

)( 

yes DO n/a comments 
)( Refer to remarks 

Refer to remarks 

)( 

)( Refer to remarks 

)( Refer to remarks 

)( Defined but there was no 
analysis concluding what 
the influence of the 
larger parcel concept is 
on the subject property. 
Appears to be none. 

USPAP requires the appraiser to identify if they have or have not provided any appraisal services 
for the subject property in the prior three years. This is missing from the signed Certification, 
rendering the report is not in compliance with USPAP Certification requirements. 
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REVIEW COMMENTS 

ubject Property: 

The subject is a 3.63 acre site which is improved with an older single family home and a 
commercial building. They have reached the end of their useful life and require demolition. 
The appraisal determined that any rental income would offset demolition expense. At the time 
of the appraisal, there were no pending sales of the subject property in the prior five years and it 
was in foreclosure. The site is zoned for commercial development, Business District, by the City 
of Milton. All public utilities are to the site and there is no sewer LID balance. The site is 
located between the McDonalds and Texaco properties and is next to an Albertson anchored 
shopping center. Meridian traffic counts are 25,000 daily. 

Subject Entrance Off Meridian 
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Subject Entrance between Shell and McDonalds 

View of Subject fronting Emerald from Intersection 

(At Completion of Street Improvements) 
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28th Avenue 

(At Completion of Street Improvements) 
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Highest and Best Use: The subject site has access from Meridian Avenue and from Emerald 
Street. Access from Meridian is between the McDonalds and Shell station. The site has 560' of 
frontage on Emerald Street, 410 feet of frontage on 28th A venue and 66 feet of frontage on 
Meridian. The highest and best use is concluded as commercial development. Because it fronts 
Meridian, Emerald and 28th A venue with good traffic exposure and because it has good location 
identity next to the McDonalds, the Shell gas station, as well as the Albertson shopping center, 
the subject site has appeal for retail use. 
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CITY 01"' MILTON 

JOVITA BOULEVARD RE.ALIGNMENT 
PROJECT 

NORTH MERIDIAN CENTER LLC 
EXHIBIT •e• 

Jovita Boulevard Realignment Project: The subject site is in the Jovita Boulevard Realignment 
Project. This is a joint project between the City of Milton and the City of Edgewood. Jovita 
Boulevard will be realigned to intersect with Meridian Avenue East (SR 161) at Emerald Street. 
A traffic signal will be installed at the intersection. Traffic will then be routed to Emerald Street 

to 28 th Avenue. Improvements include a roundabout at Jovita Boulevard, ADA compliant 
sidewalks, signalized intersection at Emerald Street and Meridian A venue East and storm 
drainage improvements. A portion of the subject site, 4,734 SF, will be taken for this project. 

Description of Appraisal Problem: To estimate the fee simple market value of the proposed 
4,734 SF land acquisition area. This appraisal is based on the extraordinary assumption that 
acquisition has occurred as of the date of value. 
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ale Approach: 

The appraisal analyzed the sales range from $6 SF to $15.33 SF. The review adjusted the sales 
upwards for the sewer LID costs reported in the appraisal. Some properties are below grade and will 
require an additional fill and compacting expense. The cost to fill and compact sites in Fife has 
ranged from $2 to $4 SF. After adjusting the sale price for the LID and fill costs, the sales are then 
compared to the subject. The adjusted range is from $10.34 SF (site with no utilities and no 
frontage) to $18.00 SF for a site on Meridian. 

Sale 1 does not front Meridian and lacks 
exposure to daily traffic. It was 
purchased for office development, 
which is an inferior highest and best 
use. While this is a smaller parcel, it is 
situated back about 450 feet from 
Meridian and is judged to be 
significantly inferior. Utilities are not to 
this parcel. This sale is judged to be the 
least comparable, indicating more than 
$10.70 SF. 

Sale 2 is located on Meridian A venue 
and Emerald Street, across from the 
subject. It was purchased to develop a 
new gas station. The asking price is 
$15 SF, which the negotiated sale was 
lowered to account for the demolition 
expense. As a vacant site this was 
analyzed at $15 SF. While it has more 
direct frontage on Meridian, the subject 
has frontage on three arterials. This sale 
is judged to be the overall similar, 
indicatin $15 SF. 

Sale 3 is a pending sale of the 1.2 acre 
northwest portion of an 8 acre farm site. 
There is an older single family home 

and shed onsite. The appraisal allocated 
$4 SF ($209,088) of purchase price to 
the 1,700 SF single family home 
constructed in 1908 and $11 SF 
($574,992) to the dirt. 

The buildings are in fair condition and are an interim use. All of the other sales with older single family 
homes did not consider they contribute value beyond any rental income that was expected to offset their 
demolition expense. The buyer will also have to pay $3 SF for a sewer LID, which adjusts this sale to 
$18.00 SF. Interior site with superior frontage on Meridian and inferior access. This sale is analyzed as 
a vacant site. Overall, this sale is rated inferior in street frontage and access, indicating more than 
$18.00 SF. 
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Sale 4 sold for $7.74 SF and the buyer 
is responsible for $2.70 SF in sewer 
LID, which requires and upward 
adjustment that was not analyzed. Site 
requires fill and was adjusted upwards 
$2 SF. Buyer intends to build an office 
complex, which is an inferior highest 
and best use compared to the subject's 
retail appeal. 

This site is narrow and deep, which is inferior. Site has inferior sloping topography. This sale is rated 
overall inferior, indicating more than $12.44 SF. 

Sale 5 is located on Meridian and a side 
street, next to a Les Schwab tire shop. 
The buyer is responsible for the sewer 
LID. This is the proposed View Point 
mixed-use development is across from 
Safeway. Overall, this sale is rated 
inferior in street frontage and access, 
indicating more than $17 .23 SF. 

Sale 6 is not a comer site. It has inferior 
light industrial zoning and superior 1-5 
visibility. Located on the west side of 1-
5, considered in Milton, however, 
influence by the Fife submarket. 
Located in a less developed commercial 
area, inferior to the subject. Overall, this 
sale is rated similar at $15.33 SF. 

Sale 7 is an interior site with inferior 
access and visibility. It fronts Queens 
Way, which has below average traffic 
exposure. It is across from a shopping 
center. Utilities have to be extended to 
the site, which is an inferior condition. 
Property was purchased by WSDOT for 
storm drainage control. Overall, this 
sale is rated significantly inferior, 
indicating more than $10.34 SF. 
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Sale 8 is across from the subject and 
was being purchased to hold for future 
development. Its shape is rectangular, 
which is superior. Sold for $17 .13 in 
2008 and is pending for $15.08 SF. 
Similar exposure to three arterials. 
Superior visibility fronting the 
intersection. Overall, this sale is rated 
slightly superior, indicating slightly less 
than $15.08 SF. 

Land Sales Map 

Sale 3 - $18.00 SF 
2011 Meridian Ave E 
Puyallup, WA 98371 

Ji u 
1 

-81 

i1c~tl~~ ====-
Sale 1 - $10.70 SF 
2120 Meridian Ave E 
Puyallup, WA 98371 

• 11 

'W/IF"" u \j 

-~ SUbject SR 
, SW corner Meridian & Emerald 

524 Meridian Avenue East 
Milton WA 
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Sale Adjusted Street 
Sale Price FIii UUD Price Vlslblllty Frontage Access Location Notes 

Sale 1 $6.00 $2.00 $2.70 $10.70 Inferior Inferior Inferior No Frontage or Utilities 
Site is 450' from Meridian 

Sale4 $7.74 $2.00 $2.70 $12.44 Inferior Inferior Inferior Interior Parcel 

Sale 7 $10.34 $10.34 Inferior Inferior Inferior Inferior Utilities need to be extended 

Sale 2 $15.00 $15.00 sueerior Inferior NWC Meridian & Emerald 

Sale 3 $15.00 $3,00 $18.00 Inferior Inferior SFH and shed 

Sales $14.27 $2.96 $17.23 Inferior Inferior Next to Les Scwabb 

Sale6 $15.33 $15.33 Sueerior Inferior 

Sale 8 $15.08 $15.08 sueerior NWC Meridian & Emerald 

Sale 1 is clearly inferior, as it lacks any frontage on a primary arterial and does not have utilities 
extended to it. Sale 1 is situated about 450 feet back from Meridian. Sale 4 is an interior site 
which is very narrow and deep with frontage on Meridian. Sale 1 is behind Sale 4 and when 
considering Sale 4 has frontage on Meridian, there does not appear to be a significant 
adjustment warranted to the sales for the differences in land size. This could be because the 
appeal of a larger development has a greater return based on the economies of scale, compared 
to a smaller site. Sales l and 4 will also require fill, which requires an upward adjustment and 
$2 SF is estimated. The buyer intends to build an office building on Sales l and 4, which is 
inferior to the subject's retail appeal. 

Sale 7 would require extending utilities to the site, which the cost was not known. Sale 7 has 
inferior traffic exposure, inferior access and was purchased by WSDOT for storm drainage. 
Eliminating Sale l, Sale 4 and Sale 7 indicates an adjusted range from $15.00 SF to $18.00 SF. 

Listings: The Listings are analyzed in the appraisal from $5 .88 SF to $14.97 SF. They were 
not adjusted for the cost of sewer LID which the appraisal identified the buyers are responsible 
for. Listing 2 requires fill and Listing 3 requires substantial fill. The cost to fill and compact 
sites in Fife has ranged from $2 to $4 SF. Listing 2 is adjusted upwards by $2 SF and Listing 3 
and is adjusted upwards by $3 SF for fill. Listing 6 is located in Edgewood and is excluded 
because of its location. After considering the listings are required to be adjusted upwards for 
fill and sewer LID costs, they form a range from $10.88 SF to $17 .18 SF, with a mean of 
$13. 77 SF. The influence of the subject being located between two national retailers, 
McDonalds and Shell, and next to Albertsons, with good location identity was not analyzed 
when comparing these listings to the subject site. 

Conclusion: When weighing the closed sales and the listings, the subject site is estimated at 
$15.00 SF or $71 ,000 for the 4,754 SF portion as the 'Before' market value. Since the entire 
4,754 SF will be taken for the right-of-way, the 'After' value is $0, resulting in Damages of 
$71,000. There are no Special Benefits identified. There are no further damages identified. 
The acquisition value is concluded at $71,000. 
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Summary: 

My opinion is the appraisal did not adequately consider elements of comparison, which 
negatively impacts its land value conclusion. 

1. The appraisal never mentioned that the subject site is next to McDonalds and a Shell 
gas station. These national retailers provide the subject site with good location 
identity. 

2. Sale 1 is situated 450 feet back from Meridian A venue with no frontage on a 
primary arterial, which was not discussed. The buyer will pay $2.70 SF for sewer 
LID in addition to the $6 SF land. Fill is required, estimated at $2 S, which adjusts 
this sale to $10.70 SF when comparing it to the subject site. It is significantly 
inferior because it lacking frontage and utilities and is a strong indicator that the 
subject site is more than $10.70 SF. 

3. Sale 3's buyer will pay $3 SF sewer LID fee, which the appraisal did not adjust for 
this cost. Sale 3 was analyzed by deducting $4 SF ($209,088 or $123 SF) for an 
older home and shed with no doors. These improvements are in fair condition and 
in my opinion the 1,700 SF home built in 1907 and 1,800 SF wood shed with no 
doors built in 1955 do not contribute value beyond offsetting demolition costs. 

1 , 700 SF House 1 ,800 SF Shed 

As a vacant commercial site, the demolition of these older improvements should be 
considered. In all the other sales analyzed in the appraisal, the older single family 
homes were considered temporary structures and no value was attributed to them 
beyond any rental income offsets demotions costs. 

4. Sale 4's buyer will pay $2.70 SF sewer LID fee, which the appraisal did not adjust 
for this cost. Sale 4 is a narrow and deep site. The buyer intends to construct an 
office building, which is an inferior highest and best use compared to retail. 

5. Sale 5's buyer will pay $2.96 SF for the sewer LID, which the appraisal did not 
adjust for this cost. This is an interior site with inferior access. 
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6. Sale 7 sold to WSDOT to be used for storm water retention. Utilities have to be 
extended to the site and the cost was not known. The appraisal's conclusion of $10 
SF is similar to this sale. However, this sale has inferior traffic exposure, inferior 
access, is inferior in location and was not adjusted for the cost to extend utilities to 
its site. It is a strong indicator the subject site should be more than $10.34 SF given 
additional costs of extending utilities and its inferior physical attributes. 

I certified I have reviewed the referenced appraisal and as of February 14, 2012, my opinion is 
the 4,754 SF subject identified in the appraisal has an acquisition value is $71,000. 

The appraisal reviewed does not conform to USP AP' s requirement to include a signed 
statement in the Certification whether the appraiser has or has not appraised the property in the 
prior three years. 

USP AP also requires the disclosure of Extraordinary Assumptions, which the value conclusion 
is based on the extraordinary assumption that the fee simple interest of the proposed land 
acquisition occurs as of the February 14, 2012 date of value. 

Reviewer: Date: 9-5-14 
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Addenda 
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Qualifications for Barbara R. Montro, MAI, AI-GRS 

Professional Affiliation 

A/-GRSAppraisal Institute-General Review Specialist (AI-GRS #42) awarded May 13, 2014 

2nd MAI and 1'1 woman in WA State designated for excellence in Reviewing Commercial Appraisals. 

MAI Member of the Appraisal Institute (MAI #11680) awarded February 14, 2001 

Certified General Real Estate Appraiser, Washington State (27011-1100-193) since April 29, 1996 

Education 

San Diego State University (Calif) 

B. S. in Business Administration, emphasis in Information Systems, 1984, 3.6 GPA in major. 

Appraisal Institute Real Estate Courses 

Completed over 680 hours of Appraisal Institute real estate courses. Most recent education includes: 
Review Theory-General; Extreme Appraising-Appraising Unstable Properties in an Unstable Market; 
Appraisal Curriculum Overview-General; Valuing Commercial Green Buildings; Eminent Domain 
and Condemnation; Valuation of Detrimental Conditions in Real Estate and Litigation Skills for the 
Appraiser. 

Experience 

Owner & Appraisal Manager 
Since 1998 

Oclifen & Montro then Montro & Johnston Appraisals 
308 Tacoma Avenue South, Tacoma, WA 

• Prepared or managed 2,900+ commercial narrative real estate appraisal reports. 
• Desk or field reviews of 170+ commercial real estate appraisal reports. 

• Maintains propriety database with over S,000 verified sales and 2,200 verified rentals. 
• Qualified as Expert Witness in Pierce and Thurston County courts. 
• Review and appraise properties for damages in Condemnation or EPA contaminated properties. 

Appraisal Manager 
1996 - 1998 

Commercial Appraiser 
1993 to 1996 

Oclifen & Montro 
9615 Bristol Avenue SW, Lakewood, WA 

Roger D. Oclif en & Associates 
9615 Bristol Avenue SW, Lakewood, WA 

Prepared and/or reviewed commercial real estate Appraisal Reports, in compliance with FIRREA, USPAP 
& Appraisal Institute standards for financing, tax appeals, estate planning and courts. 

• Apartment 
• Church & Schools 
• Golf Course 
• Industrial 
• Office 

Systems Analyst 
1983-1993 

• Retail 
• Restaurants 
• Shopping Centers 
• Subdivisions 
• Vacant Land 

• Eminent Domain 
• Condemnation 
• Feasibility Analysis 
• Life Estate 
• Partial Interest 

SAIC & SAFECO 
San Diego & Seattle 

Systems analyst and developer specializing in the Defense and Insurance industries. 
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Extraordinary Assumptions 

/. This review is based on the assumption that a complete title report would not reveal any 
adverse conditions. For the purpose of this review, it is assumed that there are no undue claims 
or conditions affecting the ownership, use, or value of any of the subject property. 

2. An assumption is made that there are no environmental concerns affecting development 
and use of the site. This review is not an environmental inspection and should not be relied upon 
to report the environmental condition of the property being appraised. 

3. A visual property inspection was made by the review appraiser. The client and property 
ownership are encouraged to obtain their own independent} y prepared inspection of the physical 
structure and systems performed by a licensed contractor. The review appraiser relies on the 
quality and building condition based on touring the property. 

4. This review does not guarantee that the property is free of defects or environmental 
problems. The reviewer is not a professional building or environmental inspector. 

5. A soil study was not provided. An assumption of this review is that there are no 
contaminants or protected species on the site that would affect the development and/or use of the 
site. An assumption is made that permits can be secured to develop the property to its highest 
and best use. It is assumed that the soil has sufficient load bearing capacity to support the 
improvements and that there are no contamination or non-structural fill issues that would affect 
or prevent the development or use of the site. This review is not a soils inspection and should 
not be relied upon to report the soils condition of the property being appraised. 

6. Land size is identified in the appraisal report. An assumption of this review is that the 
appraisal correctly identifies the land area. 

7. Building size is identified in the appraisal and this review relies on some of the 
information provided in the rent roll and lease summaries. 

8. It is assumed that any lease, construction cost, building specification, or site information 
provided in the appraisal is supported with original documentation, which was not reviewed. 
This review relies on data provided in the appraisal in forming an opinion, as well as additional 
market data researched for this assignment. 

9. Zoning code was provided in the appraisal, and the review appraiser did not verify the 
accuracy of the zoning code. The review relies upon the appraisal accurately reporting the 
subject's zoning status. The review also assumes that occupancy permits are or can be obtained 
for the highest and best use conclusion. 

If any assumptions where to differ than what is relied upon, then this may have an impact the value 
conclusions in the appraisal reviewed. 

CCF Credit/ Appraisal Review effective 9-1-00 

01/2018 Resolution 18-1898, Contract and Exhibits A-K Page 63 of 83 



CERTIFICATION 

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

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

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

• I have no present or prospective interest in the property that is the subject of the work under review and 
no personal interest with respect to the parties involved. 

• I have no bias with respect to the property that is the subject of the work under review or to the parties 
involved with this assignment. 

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

• I have not provided any appraisal services in regards to the subject property in the prior three years. 

• My compensation is not contingent on an action or event resulting from the analyses, opinions, or 
conclusions in this review or from its use. 

• My compensation for completing this assignment is not contingent upon the development or reporting 
of predetermined assignment results or assignment results that favors the cause of the client, the 
attainment of a stipulated result or the occurrence of a subsequent event directly related to the intended 
use of this appraisal review. Further, this review was performed without pressure from someone who 
desires a specific value nor was my compensation predicted on loan approval. 

• I have made a personal inspection of the subject of the work under review. I also drove by the land 
sales. 

• No one provided significant appraisal, appraisal review, or appraisal consulting assistance to the person 
signing this certification. 

• The reported analyses, opinions, and conclusions were developed and this review report was prepared 
in conformity with the Code of Professional Ethics and Standards of Professional Appraisal Practice of 
the Appraisal Institute. 

• The review report is in conformance with the Uniform Standards of Professional Appraisal Practice. 
(Standard 3 together with Standard Rules 3-1 and 3-2). 

• The use of this report is subject to the requirements of the Appraisal Institute relating to review by its 
duly authorized representatives. 

• As of the date of this report, I have completed the continuing education program for Designated 
Members of the Appraisal Institute. 

Barbara R. Montro, MAI, AI-GRS 
CERTIFIED GENERAL REAL ESTATE APPRAISER 

Washington State License #27011-1100-193 
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STATE OF WASHINGTON 
Of PAR rMENl or LI L SI 'G - 8USINES A. D PRC F ION DIVI 10 

AMliO lll!ll£0N IS A TIIORIUD, AS PI\OVIOl!D llY LAW. AS A 

CD.'11PIIID ODIBllAL llllAL D'l'ATB APPRA11B1. 

BARBARA ROSB MONTRO 
30& TACOMA A VB SOlTl'H 
TACOMA WA !IMOl 

cert/Uc No. 
1100193 

lulled Dato 
04/29/1996 

Expiration 011• 
OS/OS}l0l4 

J.L ;l;J-
Dl.roctor 

Page 20 of21 

01/2018 Resolution 18-1898, Contract and Exhibits A-K Page 65 of 83 



USPAP2012 

Page U-vi from 2012-2013 USPAP- Certification 

4. Re,ision'i to Standards Rule'i 2-3, 3-6, 5-3, 6-9, 8-3 and 10-3 (signed certification 
'itatement) - The 2010-11 edition of USPAP initiated the requirement to di.c;close any services 
regarding the subject property performed by the appraiser within the prior three years in the 
report certification. Another requirement of USPAP ic; the appraiser muc;t disclose in the 
certification either the presence or absence of any cwnmt or prosp<1ctivt1 Interest regarding the 
subject or the parties involved. To improve consi!'ttency, for the 2012-13 edition of USPAP the 
Board is requiring that prior service(s) regarding the subject property be treated similarly in the 
certification as current/prospective interests are treated. 

Page U-3 from 2012-2013 USPAP- Extraordinary Assumption 

78 EXTRAORDI~ARY ASSU::\IPTIO~: an assumption, directly related to a specific M&ignment, as of the 
79 effective date of the a~signmcnt result,;, which, if found to be fal&e, could alter the appraiser'& opmions or 
80 conclu,;ions. 

81 Comment: Extraordinary assumptions presume as fact otherwise uncertain information about 
82 physical, legal, or economic characteristics of the subject property; or about conditions 
83 external to the property, such as market conditions or trend,;; or about the integrity of data 
84 u~ in an analy&i&. 

Page U-3 from 2012-2013 USPAP-Hypothetical Condition 

86 HYPOTHETICAL CO~ITIO~: a condition, directly related to a ~-pecific a,;signment, which is contrary to 
87 what is known by the appraiser to exist on the effective date of the assignment results , but is u.,;ed for the 
88 purpose of analysis. 

89 Comment: Hypothetical conditions are contrary to known fact& about phyr.ical, legal, or 
90 economic characteristics of the subject property; or about conditions external to the property. 
91 such as market conditions or trend~: or about the integrity of data used in an analysis . 
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EXHIBIT ''F'' 

TRACT ''B'' 

LEGAL DESCRIPTION 

AND DRAWING 
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LEGAL DESCRIPTION 

TRACT B of CITY OF MILTON SHORT PLAT NO. recorded --------

under Pierce County Auditor's Recording No. _______ on 
2017, records of Pierce County, Washington. 

Situate in the County of Pierce, State of Washington. 

DRAWING 

IHI! 

-----------

"' ' ' 1) .,, 

C: .,, 
LOT2 LOT1 

-' 
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EXHIBIT ''G'' 

TRACT ''C'' 

LEGAL DESCRIPTION 

AND DRAWING 
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LEGAL DESCRIPTION 

TRACT C of CITY OF MIL TON SHORT PLAT NO. ---------· 
under Pierce County Auditor's Recording No. _______ on 
201 7, records of Pierce County, Washington. 

Situate in the County of Pierce, State of Washington. 

11111 

~TBC 

DRAWING 

recorded 

! 
I -----------

A / 
\ 

LDT2 

m 
..... .., 

C ,, 

m 

' 'D 

LOT1 

~ ,---_-s:--~-~~~~~==__==_=~=l=as~~=-===hr: · 
--- -- - --- ------= 

6 ' - .,_ 

-' 
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EXHIBIT '' H'' 

TRACT ''D'' 

LEGAL DESCRIPTION 

AND DRAWING 
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LEGAL DESCRIPTION 

TRACT D of CITY OF MILTON SHORT PLAT NO. _______ _, 

under Pierce County Auditor's Recording No. ___ ___ _ on 
2017, records of Pierce County, Washington. 

Situate in the County of Pierce, State of Washington. 

DRAWING 

IF IU 

EMERALD ST. 

SEE PABE 2 OF 8 
FOR LOT DIMEN810N8 

recorded 

-' 
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EXHIBIT ''I'' 

DEDICATION DEED 

TRACTS "B", "C" AND "D" 
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Return Address: 

Document Title: 

Grantor: 

Grantee: 

City of Milton 
Attention: City Clerk 
1000 Laurel Street 
Milton, Washington 98354 

AUDITOR/RECORDER'S INDEXING FORM 

DEDICATION DEED 

FALK DEVELOPMENT, INC., a Washington corporation 

CITY OF MILTON, a Washington municipal corporation 

Legal Description: >ortions of the Northeast Qua 
4 East of the Willamette M 

rter of Section 4, Township 20 North, Range 
eridian (Lot A, Boundary Line Revision, 
Additional legal(s) on attached Exhibit "K 

(abbreviated) 
Recording No. 9809045005); 
1 ". 

Assessor's Property Tax Parcel/ Account Number: a portion of042004-117-9 

DEDICATION DEED 

The Grantor, FALK DEVELOPMENT, INC., a Washington corporation, for and in 

consideration of one dollar and other consideration in hand paid, dedicates to Grantee, CITY OF 

MILTON, a Washington municipal corporation, the following real estate, situated in the County 

of Pierce, State of Washington, legally described as follows: 

TRACTS B, C and D of CITY OF MILTON SHORT PLAT NO. _______ , 
recorded under Pierce County Auditor's Recording No. 
______ _, 2017, records of Pierce County, Washington. 

Situate in the County of Pierce, State of Washington. 

DEDICATION DEED - 1 

on 
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The aforementioned real estate is dedicated to the CITY OF MILTON as an additional portion of 

the right-of-way for Emerald Street. 

A depiction showing the geographic location of the property legally described above follows: 

DATED this 

LDTI 

.. 
' 

C 

688""'-:W"' ~11>.!II ' flU 

lPl 

"' . 

LOU 

><--><--

of 2017. -----------

WTl 

FALK DEVELOPMENT, INC., a Washington corporation 

By: _____________ _ 
Cary Falk 
President 

DEDICATION DEED - 2 

SEE PAGE 2 OF 3 
FOR LOT DIMENSIONS 

I 
I 
I 

l 
I 
I 
I 
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STATE OF WASHINGTON ) 
) ss . 

COUNTY OF PIERCE ) 

The undersigned, a Notary Public in and for the State of Washington, duly commissioned and 
sworn, affirms that Cary Falk personally appeared before me, is known to be the President of 
FALK DEVELOPMENT, INC., a Washington corporation, who executed the foregoing 
instrument, and acknowledged this instrument to be the free and voluntary act and deed of said 
corporation, for the uses and purposes therein mentioned, and on oath stated that he was 
authorized to execute said instrument. 

Given under my hand and official seal this_ day of ______ _, 2017. 

Printed name: -------------
Notary Public in and for the State of Washington, 
residing at _________ _ 
My appointment expires _________ _ 

ACCEPTED this __ day of _____ , 2017. 

CITY OF MILTON 

By: ___________ _ 

Debra Perry, Mayor 

APPROVED AS TO FORM: 

William Cameron, City Attorney 

ATTEST/ AUTHENTICATED: 

Mark Howlett, City Clerk 

DEDICATION DEED - 3 
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STATE OF WASHINGTON ) 
) 

COUNTY OF PIERCE ) 

On this day, personally appeared before me DEBRA PERRY, Mayor, CITY OF 
MILTON, Washington, and declared that he/she signed this instrument as her free and voluntary 
act and deed for the uses and purposes therein mentioned. 

SUBSCRIBED AND SWORN TO before me this of 2017. ------~ 

NOTARY 

(Print name) 
My Commission expires: _____ _ 

DEDICATION DEED - 4 
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EXHIBIT ''J''

PRELIMINARY DRAINAGE 

REPORT 

DATED APRIL 5, 2017 
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AZURE I GREEN 
CONSULTANTS 

April 5, 2017 

City of Milton 
1000 Laurel St 
Milton, WA 98354 

, 2S3 ;·~o .1111 
2 ~., 770 i I 4 2 

IO'i ~ .. 1,1 JJ1n11t'l'r. \t11t,' ..\ 

l'u1Jllup. \\':\ Wll7~ 

Re: Falk Development Inc, Short Plat - Preliminary Drainage Report 
AGC Job# 2155 
Tax Parcel 0420041179 

The proposed short plat of tax parcel 042004-1-179 is proposed in order to complete the 
development of the property started as the "North Meridian Center" in the late 1990's. That 
development included a conditional use permit with multiple commercial lots and a combination 
wetpond/detention pond for storm quantity and treatment. As it came to pass, only two 
commercial parcels were developed: as a McDonalds and a gas station, the storm pond was 
constructed, and a paved access was constructed. 

Since the storm drainage regulations have changed since the storm system was constructed, this 
analysis is made to determine how much additional impervious area may drain to the pond as 
constructed to minimize the need to alter or construct additional storm drainage facilities. 

Based on the construction drawings for the original project, the detention pond was designed 
with a total of 60,375 cubic feet of live storage with 5. 17 feet of live storage depth. The total 
drainage area to this pond was 255,871 square feet, or 5.87 acres. This works out to 10,278 cubic 
feet of pond storage per acre of tributary area. The area actually developed is 108,908 square 
feet, or 2.50 acres. Applying the per acre value of storage (2.50 ac x 10,278 cf/ac) results in 25,698 
cubic feet of storage being used by pond by current improvements. This leaves 34,677 cubic feet 
of available storage in the pond. 

To determine the required storage for the development of the remainder of the site, a 
WWHM2012 analysis is made to stream duration control standard. A portion of the original 
drainage area was developed as public road and will be routed away from the pond. This 
subtracts 0.79 acres from the drainage area total, leaving 2.58 acres for the site. So, the 
predeveloped basin for the duration control analysis is 2.58 acres, flat, forest, C soils. The 
developed drainage basin is impervious, parking, flat. The area is adjusted and auto-pond used 
under the required detention volume is less than the volume available, 34,677 cf or 0.796 ac-ft. At 
5.17 feet of live storage depth and 3:1 side slopes, it was found that 2.07 acres of developed area 
would result in a required storage volume at top of overflow riser of 0.7842 ac-ft or 34,160 cf. 
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EXHIBIT ''K'' 
SHORT PLAT 

FORM
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ACKNOWLEDGEMENT 

CIRr FAU< 
FliJI IEVB.ll'IENT DC. 

~~":"" lss 
r ~Y~,.F~CIJII' '"ts, ... ~ ~T lHlS ~ PU! HAS UEEI< a8TBI 11'1 11-£ aR91lf ~REE .UO _,....., M:r ANl 
!ED FIYI Tl£ IVf'Cl5E!I ,e£IM >emlJED. I IEJGl'I !ET ltt' l1'HI 
ll!lll ___ DAY IF ______ a, __ . 

VICINITY MAP 1 IND-I • 1000 FEET I NITAR'I AB.IC IN A10 RII ll£ smE CF lfA 

LEGAL DESCRIPTIONS 

ll£ UICl IN Tl£ CllllTY CF PIERE. STATE CF -- IEIJ!ll!ED AS FtllDIIS: 

-=o,; AT ll£ !llll}£J.Sl aAER CF Tl£ IGm£AST WARTBl CF SECTIDI .. T!INlilP 

~~1,a~·~ ..__ Tl£ !'AST U!E rF Sl1D - CllAA1E!I r, SAlll 
,a:TJD< .. 650.00 fEEI: - _,,. 111.'!>ll"!IB" iel!,.l!!P'~'!!T "IQ 11€ ,et - (F 
- 5TliTE K!911AY 9'-1111 AS =am DI ...,,.....,.,. IElllAEl U'CEI 
IEIRlllG .... . ~· ..., ~ 
Tlea: ,pt1>I 00'1!1"3!1" !CT .il.Dt"' !ilJll tW11Dt ~.00 RXl TO Tl£ TRE POINT 
<F IE1Jl1«lMl lltXE IDITlMIIN& "-IH SAID NEST MAmlN l(A1li 00•1935· NEST 
311.0-0 fEEI: 
1)Ea' SIUIH m '!1421" NEST. IIIO.IIO Fm: ---= :::~~~ -~~~ TO IIEST - CF SAID lfASllltlTOI STATE 

!fl-let nec:E tam< CO "19'35" NEST ~ !!Am IEllT IIIAB~ 30.IIO FEET: 

~~2.1~~"3!!112J:i 'lJ.;TO...'iif ~ =" .i.lf"l 
SClllH 111"!11'!51!" EAST. 310.!II FEET: 

. .. . _ ICJITH 00 •1935· NEST 1!12 JlO FEET: 
-nElCla SClllH 1119 '!il!il" Eis\'. 25".00 FEET TO ll£ TllE POlNT CF IBDICNG. 

(M.90 ICION AS FEVllEl PARIB. A IF CITY CF Mll.TDI LOT L.lNE AD.UmE>IT NO. 9II090el06. 
ACCIR)N TO NAP IBJREl 9EPTBIIER 04 '9Sll IElJRl6 CF PIERCE CllllTY .IIJ>ITOAl 

SITUATE IN Tl£ cm CF IQL- CllllTY CF p~ STATE CF --

RECORD MATTERS 
(SEE P-3 FOR 

C0AAESPOIClNl lETTEII) 

0 =r~~~M~,='7~ 
A'&. NIT !HIit 

,a BIRIM>telT AIIEBllff RII EXDITlllO IIJIUIII"
~ 8IDIHID753. 11.m.DNi REICNBl fGT 90N. 

4:) ... s.v«T.tA'I !BER_, ............. --

(;I e · - - ,..;n - - - · 

e ~~r~ ~NlTRJISll»t. 

(D - ..., I.OE - 31""""'40621 --<l) IESlRICrlYE _,. LINITlNB l&!I 11'1 IDl'ETTITRI 
~ NlT 91114. 

...__RIID&&BAIIJBIE!l!II00"""""7.lll..VMn 
W- lM Mll\lE a.e:! Ail 3 PiA2Ul. ICJT 9Dlil. 

IESlll1N6 AT 

CITY OF MILTON SHORT Pl.AT 

LOCATED IN THE SE 1/4 OF THE NE 1/4 SEC110N 04 
TOWNSHIP 20N, RANGE 4E OF THE W.M. 

ORIGINAL TRACT ASSESSORS PARCEL NO(S): 
0420041179 

NOT1CE: 
A8HORT SUIIJMIKlN SHAU. NCJT" E FUm£R DME> IN Nff IWIIER, 
FOR A PBl0D OF II YENl8 Rl0II nE ~TE SAi) APPRDIIED 8H0RT Pl.AT 
II RE!C0IIDED wmt nE ALDT0R, wm«lUTnE fl.ING OF A ANAL Pl.AT 
ON nE LAND WHCH 18 l'R0P0IIED 10 E fUITl&l lllBlMDED. 

FUTURE PERMITS 
1Nii1'¥«NILC.lNILANl-lltolU.NDr-nt,,TfVTURE 
l'BMIIIMl.lE-Rllllff~OR-. 

COMMUNITY DEVELOPMENT NOTES 

COMMUNITY DEVELOPMENT DEPARTMENT 
THIS llllHWlY L.lNE AlllBllEIIT m FtUCl TO IE IN 
~ MITH M..L N'l'l.lCAII.E 2IJOIC IBU.ATllN! 
ANl IITl£A UICl U9E IDfflll..S IN EFFB:r 

COMNITY CE\nOf'IEMT DRCTOR DATE 

SEM!ITI\'E ll£A 'IS ( ) NO 

PIBJC W0IICII DB'AlfflENT 

PIB..IC NIR<S DIIE:TOR ------i!ATE 

SEE IOlE THIS 9-£ET (IF AfFl..lCIII..EJ 

FIE DEPARTIENT 

AIJTlGUZB) SIGNA 1lJE 

PaJCE DEPAR11ENT 

AUTHlRIZEl SIGNAllJE 

COUNTY ASSESSOR-THEASURER 
I CERT"1FY THAT AU.. STAlE MG m.NTY TNEI tl:H!TtFaE 

L£VlBl MiANi1' n£ PRFl!!RTY tE!DIDED tUID4. AaDIJINI 

Tn Tt£ B0lJC9 N ~ [F N't m=FllE, .--.£ !&N FUJ..Y 

PAll> #1) DISJWIEI) 

DATE 

DATE 

ASSEEIJllla9..RR DllE 

AUDITOR'S CERTIFICATE 

Fll.ED FlJ! F£CIHJ THIS........_ DAY ""-------

20__ AT 11£ 1£QEST CF FALK IEVELOl'IENT INC. 

AI.OITOR-S Fll.E -------------

caNTY ALO~ DATE 

NME~ADIIIIEll8CFOIIOIW. TMCl'OMEII 
CARI' FALK 
FALK CFIEl.lPIENT INC. 111001 M.E. 76TH ST. 

R;D00 MA.9BOS' PHJIE 42H!Bl--5050 

SClR:E (J' WATER ~cm-=~IF'---'M"'ll"'Tlll=------
SEWER SYSTEM PIER:E caNTY 

WIDTH Al() TYPE OF ACCESS 110' AB.IC / :as· l'RIYAlE 

l'Ul!ER (J' LOTS 3 LOTS, • TAACIB 
SC.41 E AS Ill.TED 

SURVEVOR'S CERTIFICATE: 
THIS MAP CJRECTLY IE'IElEITS A 5IRIEY MAIE BY 
IE OR lNlER MY DIIE:TIIJI IN ~<JAWt:E WITH Tl£ 
F£!lJIIBEl(TS CF Tl£ 5IRIEY F£tXRllN6 ACT AT Tl£ 
11:aEST CF FALK CEVEI.Cl'le(T DC. lN FEBRJARY 
201-4, MAFnt AN! Al'Rn. 2015. ANl FEBRJARY 2017 

~ ,,,.., 
ijiiiS GALVIN PJ...S. CERT. NO-. 4i!6B6 DATE 

"'_ .. .._...,..,_.........,... 
""[FfllllEll!ID.NJllEA8flBENI'~ 

BY' FM.JC CF,1BJReff DC. Nn' SOit. ll ~~l~A~~N ~·- ,M - I FALK DEVELOPMENT INC. 
I .. -- ·- cnv OF MILTON SHORT PlAT 

IIEl"10FI 

8 ~;;~. If.TA/KS UNI TITLE ......., 
......,..,...............,._..,.. ----A ......... W.UIJl2_ ,.....~Fmna..ttG 

01/2018 Resolution 18-1898, Contract and Exhibits A-K Page 81 of 83 



N W+E 
s 

GRAPHIC SCALE 1·-50 · .,.._...., 
0 50 100 
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