Request for Qualifications (RFQ)

Real Estate Services to Assist in Surplus Property
Sales and Property Acquisition

January 2, 2018

1.0 Background
1.1

Executive Summary

The Public Utility District No. 1 of Skagit County, Washington (“District”) requests a Statement of
Qualifications (“SOQ”) from qualified professional real estate professionals (“Consultant”) to assist
the District in the sale of surplus property and acquisition of new property. Required assistance will
include marketing of surplus property, listing surplus property, and land market value analysis among
other things. The District intends for this contract to be a multi-year contract of three years.
The District currently owns four parcels that have been scheduled for surplus sales. All four parcels
have been water reservoir sites or planned to be water reservoir sites.
Two of the parcels are on Woodland Drive in the City of Mount Vernon where a small steel water
reservoir was constructed. The parcels are P27968 and P65469. The above ground components of the
water reservoir have been removed. Remaining is a 4 foot thick concrete pad and piping to and from
the location of the demolished reservoir. Additional property information is attached in Appendix A.
One of the parcels is located adjacent to Old Day Creek Road, northwest of Clear Lake, in Skagit
County. Its parcel number is P30137. On the property is an out of service concrete reservoir that was
upgraded with a roof enclosure within the last 30 years. There is no direct access to the property. The
District has been provided access through the neighboring property. Attached in Appendix B are the
property reports for this parcel.
The last parcel is located north of the intersection of Josh Wilson Road and Higgins Airport Way in
Skagit County. The parcel number is P111030. This parcel was intended to be use for a water
reservoir, however no improvements were constructed and none are contemplated. There is no formal
access to a public right-of-way. Parcel information can be found in Appendix C.
The District is currently under contract with an architect to perform a needs assessment to approximate
the District’s long-term facility needs and the future of the District’s facilities at 1415 Freeway Drive,
Mount Vernon. There are three predominant alternative options. They are as follows:
1) Sell the existing property and purchase a new property for construction of a new facility.
2) Construct a new facility on site and rent or demolish the existing facility.
3) Remodel and expand the existing facility.
The District’s current location is on a parcel of 15.86 acres located at 1415 Freeway Drive in Mount
Vernon, WA with buildings that consolidate the District’s operations. The buildings on site comprise
the administration, engineering, and operations functions, as well as providing enough space for the
storage of all District vehicles and material inventory. The additional acreage that is not used by the
District is leased out to the Mount Vernon School District as recreational play fields. Additional
information can be reviewed in Appendix D.
The District’s main campus building was originally constructed in 1969, and then was added to in
1995 to create a building with an overall size of approximately 26,462 square feet. The original
building is in need of many maintenance improvements, and the District has also outgrown the space
required for its staff. The maintenance improvements would involve some significant construction
projects which would be costly and disrupt the operations of the District.
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The selected Real Estate Consultant will be required to provide marketing analysis to support the
Architect’s services. This work will include researching available parcels that meet the requirements of
the needs analysis, approximate the values of alternatives, and provide an approximated value of the
District’s property. The scope of work from the architectural services contract states:
“Identify Available Real Estate
Create a property requirements list that outlines target site area, paved area for parking and yards,
sizes of buildings and zoning/floor plain requirements. Coordinate with District’s real estate consultant
to identify appropriate available land or buildings that might accommodate District needs. Review
properties sent by real estate agent and analyze up to 6 potential locations”.

1.2

Overview of Public Utility District No. 1 of Skagit County

The District is a municipal corporation of the State of Washington, established in 1936 for the purpose
of providing safe, efficient, reliable and affordable water service to the residents of Skagit County.
The District is also authorized under state law to provide sewer services and wholesale
telecommunication services. At the current time, there are no active sewer customers, but there are
two wholesale fiber-optic customers.
The District currently employs approximately 76 FTEs, which include 66 employees working out of
the main campus building on Freeway Drive, and another 10 employees at the water treatment plant.
The District operates the largest water system in Skagit County, providing an average of nine million
gallons of piped water to approximately 65,000 people every day. The District maintains over 600
miles of pipelines and has over 31 million gallons of water storage volume.
The cities of Mount Vernon, Burlington, and Sedro-Woolley receive the majority of our water. Due to
public demand for quality water, the District also provides service to unincorporated and remote areas
of the county. The District’s service area includes part of Fidalgo Island at the west end of the county
and extends as far east as Marblemount. From south to north, the District’s service area starts in
Conway and extends north to Alger/Lake Samish.

2.0 Submittal Format
2.1

General Submittal Requirements

The SOQ shall be a single volume bound such that they lay flat when opened and shall be no longer
than 7 pages (double sided, 8.5x11 letter size format). Sections shall be indexed and tabbed for easy
reference to the material contained within. The front cover, back cover, introductory letter, and
District submittal pages are not included in the page limit. Consultants must submit:
o Two (2) hard copies; and
o One (1) digital copy
The SOQ shall be signed in ink by an authorized representative of the Consultant. Signature on a
submittal certifies that it is made without connection with any other person, firm or corporation making
a submittal for the same goods and/or services and is in all respects fair and made without collusion or
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fraud. Signature on an SOQ also certifies that the Consultant has read, fully understands and agrees
with all solicitation requirements, terms and conditions. No consideration will be given to any claim
resulting from submittal without fully comprehending all requirements of the Request for
Qualifications.
The District reserves the right to request any Consultant submitting an SOQ to clarify its submittal and
to supply additional information deemed necessary to assist in the selection of a Consultant. The
District also reserves the right to clarify, modify or alter any of the requirements herein. In the event of
a material modification of the submittal requirements by the District, Consultants selected by the
District may be given an opportunity to modify their SOQ in the specific areas that are impacted.
The District may cancel, reject in whole or in part any submittal, without liability incurred at any time
after issuing a RFQ, if it is in the District's best interest to do so. Consultants responding to RFQs are
responsible for all costs they may incur in connection with submitting SOQ, which includes, but is not
limited to: submittal preparation, pre-proposal conference, if any, document submittal, travel,
expenses, interviews, presentations, or evaluation of any related documents.
2.2

Performance Period

It is the District’s desire to retain a Real Estate Consultant for a period of three years from the signing
of an agreement. The proposed work will be accomplished in the first year. Any future work will be
based on need and will depend on the results of previously performed work.
2.3

Submittal Delivery/Closing Date

Submittals with all required information must be submitted to Doug McConnell, Contracts
Administrator, either by hand delivery to 1415 Freeway Drive, Mount Vernon, WA or by mail to PO
Box 1436, Mount Vernon, WA 98273-1436 by Friday, January 26, 2018 at 3:00 pm Pacific Time.
Submissions received by the District after the closing date and time will not be opened.
2.4

Questions Regarding the Request for Qualifications

There will only be one point of contact for inquiries during the RFQ process. The contact point is the
District’s Contracts Administrator Doug McConnell, (360) 848-2169, or by email at
mcconnell@skagitpud.org. Any questions or issues that may arise regarding the scope, the RFQ
process, and/or the award process shall be directed to Doug McConnell. Responses to such inquiries
shall be given in writing via an addendum to all parties who have obtained the RFQ documents from
the District.
NOTE: In order to receive an addendum, Consultants must contact Mr. McConnell to be placed on
the communication list regarding this RFQ.
2.5

Organization of Submittal

Submissions should be prepared and organized in a clear and concise manner, and must include all
information required by this RFQ. Headers, titles, or tabs should be used to identify required
information. The submittal shall include the following at a minimum:
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Introduction
o Introductory letter indicating the Consultant’s interest in offering these services to the District
and highlighting its qualifications to perform this engagement. Also include the availability of
the firm to complete all components of the project and any desire to change the proposed
schedule.
o Firm name, authorized contact person, address and telephone number.
Consultant Experience and Workload
o A description of Consultant’s experience locating, researching, and evaluating site alternatives
to meet a feasibility analysis.
o A description of Consultant’s experience in marketing public or private property for sale.
o A listing of at least three (3) similar projects the firm has completed that are similar to the
project described in this RFQ. For each project, provide:
o Name, address and telephone number of the client


Summary of the firm’s role/responsibility in the projects along with the deliverables.



Name of the firm’s project manager and personnel who worked on the project, with a
description of their roles.



Contract value or method of fee calculation.



The elements of the projects that are similar to the project described in this RFQ.

o A description of the Consultant’s experience in working with public agencies, including
working and communicating with an elected board of commissioners.
Personnel Experience
o Provide an organization chart showing all proposed team members and describing their
responsibilities for this project. Include professional qualifications/resumes of each member of
the project team.
o Describe the portion of the work that will be performed by a subcontractor, if any, and
information about the professional qualifications of proposed subcontractors.
Project Approach and Schedule
o Provide a write-up on the specific tasks listed in the Scope of Work and your approach on how
you will complete these, given the District’s needs. Include proposed dates and milestones.
o Suggestions for additional services which may benefit the District.
o Proposed project management and communications approach for this contract.
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Fee Structure and Rates
o Provide a written explanation of a fee structure the Consultant would prefer to implement
(commissions, lump sum amounts, time and materials, cost plus, etc.)
o Provide a schedule of rates for services

3.0 Evaluation of Proposal
3.1

Method of Evaluation

A panel of District staff members will review the submission based on the criteria listed below and
make a recommendation for award. Proposals shall be evaluated based on the following criteria:
1.

Consultant Experience and Workload (30 points maximum)
o Experience and qualifications of the Consultant in performing property research and evaluating
site alternatives for the development of feasibility study. Provide a description of success with
similar projects. (10 points)
o Experience and qualification of the Consultant in marketing properties for surplus sales,
complete with a list of similar properties sold or marketed. Experience as selling agent over
listing agent preferred. (10 points)
o Experience with public sector clients and a board of elected officials, including community
engagement. (5 points)
o The Consultant’s ability to incorporate this contract into its present workload. (5 points)

2.

Experience of the Personnel Assigned to the Team (25 points maximum)
o Significant consideration will be given to the individual qualifications of the team members
identified in the proposal, including years of experience, years with the firm, and experience
with similar projects.

3.

Project Approach and Schedule (10 points maximum)
o This includes a demonstrated understanding of the objectives, scope and purpose of the
contract, with a specific explanation of how the consultant proposes to achieve the District’s
goals. Innovative suggestions that may increase the value of the Consultant to the District will
also be considered.

4.

Fee Structure and Rates (25 points maximum)
o This includes an explanation of how compensation to the Consultant will be determined and
why this format is the most appropriate method of compensation for this project. If multiple
methods are appropriate, list them with an explanation providing a reason for the differing
method of compensating the Consultant.
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o Where straight fees or rates will be use such as a time and material, or fee plus profit method
approach, provide a rate schedule with overhead, and a probable number of hours of each
employee utilized.
5.

Interview (10 points maximum)
o Consultants may be requested to take part in an interview to answer questions from the
District’s review panel.

The panel may make a recommendation at the appropriate level for a contract award. Upon approval
of this recommendation, District staff will coordinate with the selected firm to complete the attached
Agreement for Professional Services.
3.2

Tentative Evaluation Schedule

The schedule of events set out herein represents the District’s best estimate of the schedule that will be
followed.
Release of RFQ

January 12, 2018

Last Date for Request for Clarifications

January 23, 2018

Closing Date of RFQ

January 26, 2018

Responses Evaluated

February 15, 2018

Possible Interviews

February 21, 2018

Finalize Scope of Work, Negotiations and Contract Execution

February 26, 2018
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PROPOSAL SIGNATURE PAGE
Name of Corporation

____________________________________

Mailing Address

____________________________________
____________________________________

City/State/Zip Code

____________________________________

Receipt is hereby acknowledged of addendums(s) No(s).

,

, and

Individual designated as the point of contact for any questions or concerns related to evaluation of this
proposal:

Name of Representative
Telephone

__________________________________________

_________________

Email ________________________

Federal Employee Tax Identification Number

________________________

Person authorized to bind corporation to the Terms and Conditions of this response:

Authorized Person
Title

________________________________________________

____________________________________________________________

Telephone

_________________

Email ________________________

Authorized Signature ________________________________________________
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Appendix A
Woodland Drive Properties
P27968 & P65469
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Appendix B
Old Day Creek Road Property
P30137
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Appendix C
Josh Wilson / Higgins Airport Way Property
P111030
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APPRAISAL REPORT SUMMARY
________________________

PUD Water Tank Site
NHN Emily Lane
Burlington, WA 98233

Prepared for:
Skagit PUD
1415 Freeway Drive
Mount Vernon, WA 98273
Date of Inspection: July 7, 2015
Prepared By:
HEWITT APPRAISAL SERVICE
1317 Alpine View Drive
Mount Vernon, WA 98274
Telephone: (360) 428-4758
Fax: (360) 424-8707
Appraiser:
Wayland D. (Dan) Hewitt, SRA
WA General Certification. # 1101648

NHN Emily Lane Burlington, WA 98233

HEWITT APPRAISAL SERVICE
Dan Hewitt, SRA

July 22, 2015
Mr. Bill Trueman
Skagit PUD
1415 Freeway Drive
Mount Vernon, WA 98273

RE: PUD Water Tank Site
NHN Emily Lane
Burlington, WA 98233

Dear Mr. Trueman:
An appraisal of the above cited property using the narrative report format has been prepared. This
assignment has been completed in accordance with the Uniform Standards of Professional Appraisal
Practice (USPAP) and the Financial Institutions Reform, Recovery and Enforcement Act of 1989
(FIRREA).
The purpose of this appraisal is to estimate the fee simple interest in the subject property. The intended use
of the appraisal is to assist the client in determining value of the real estate for the purpose of possible
disposition.
The subject property consists of a one acre vacant land parcel formerly reserved for use as a future water
tank site. It is situated on a level, one acre tract accessed by an easement road off of Emily Lane west of
Burlington, Washington. It is zoned RRv; Rural Reserve; with a 5 acre residential minimum site size
allowed by zoning. The subject property is currently vacant land.
Based on the analysis completed, we have estimated the fee simple interest of the subject property as of,
July 7, 2015, is:

FORTY-NINE THOUSAND DOLLARS
$49,000

1317 Alpine View Drive Mount Vernon, WA 98274
Ph: (360) 428-4758; Fax: (360) 424-8707; Cell: (360) 770-5446
worth-it@comcast.net
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SUMMARY OF SALIENT FACTS
Client:

Skagit PUD

Intended Use:

Estimate fair market value for possible disposition purposes

Intended Users:

This report is intended to be used by the Skagit PUD. No other party is
authorized or intended to use this report.

Purpose of the Appraisal:

The purpose of this appraisal report is to provide an opinion of the market
value of the subject property in fee simple estate in “As Is” condition.

Property Appraised:

One 43,560 square foot tract of vacant land located off NHN Emily Lane
Burlington, WA 98233

Project Scope:

Vacant residential land reserved for future water tank site west of
Burlington, Washington.

Date of Inspection:

July 7, 2015

Completion Date of Report:

July 22, 2015

Tax I.D. #

350327-3-002-0700; P111030

Zoning:

RRv; Rural Reserve; 5 acre minimum

Land Area:

1.00 acres; 43,560sf

Owner:

Public Utility District

Highest and Best Use
As Vacant:
As Improved or Proposed:

Recreational
N/A

Hypothetical Conditions:

None.

Values:

“As is” Fee Simple Estate:

Hewitt Appraisal Service
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REPORT ORGANIZATION:
This report is designed to inform the reader of all factors influencing the value of the subject property in a
clear and concise manner. An Appraisal Summary is provided to the reader for quick reference to salient
conclusions regarding the valuation of the property. Initially, an overview of the subject regional market
area, market trends and a neighborhood location analysis is performed. The property is then described
physically and a highest and best use for the property is determined. Highest and Best Use establishes the
premise upon which the property is valued.
The valuation section describes the various methods of valuing the subject property and includes all
pertinent information regarding comparable properties and the applications of this information in arriving
at the individual value conclusions. The various valuation methods are then evaluated and reconciled into
a final estimate of value for the property. An addendum is provided which illustrates important data about
the market, site and improvements and includes photographs of the subject and comparables as well as
location maps to aid the reader.

INTENDED USE OF THE APPRAISAL:
The purpose of the appraisal is to provide the appraiser's best estimate of the market value of the subject
property. The appraisal is designed to be used by the client for consideration of determining the market
value of the property for possible disposition purposes and without prior written approval of the author, the
use of this report is limited to this decision-making. All other uses are expressly prohibited. Reliance on
this report by anyone other than the designated client for a purpose other than that set forth above is
prohibited. The author's responsibility is limited to the client.

INTENDED USER OF THE APPRAISAL:
The intended user of the appraisal is the Skagit PUD.

ASSUMPTIONS AND LIMITING CONDITIONS:
The appraisal is based upon the assumptions and limiting conditions as outlined in the enclosures.

PROPERTY RIGHTS APPRAISED:
The property rights appraised consist of the unencumbered fee simple interest of all present and future
benefits, which may be derived from the property's present or possible use.

EFFECTIVE DATE OF APPRAISAL:
The effective date of appraisal is July 7, 2015, which is also the date of physical inspection.

COMPLIANCE AND COMPETENCY PROVISION:
This appraisal report has been prepared in compliance with the Uniform Standards of Professional Practice
(USPAP) as revised January 1, 2014 and originally adopted by the Appraisal Standards Board of the
Appraisal Foundation on August 9, 1990. The appraiser has years of experience in appraising single
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family, multi-family and commercial properties and has the appropriate knowledge and experience to
competently complete this report. Refer to the addendum of this report for a statement of qualifications of
the appraiser.

DEFINITION OF MARKET VALUE:
The purpose of the appraisal is to estimate the market value of the subject property, in fee simple title on
July 7, 2015. Market value is defined as:
The most probable price which a property should bring in a competitive and open market under all
conditions requisite to a fair sale, the buyer and seller, each acting prudently and knowledgeably and
assuming the price is not affected by undue stimulus. Implicit in this definition is the consummation of
sale as of a specified date and passing of title from seller to buyer under conditions whereby:
a.

Buyer and seller are typically motivated;

b.

both parties are well informed or well advised, and each acting in what he considers their
best interests;

c.

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

d.

payment is made in terms of U.S. dollars or in terms of financial arrangements
comparable thereto; and

e.

the price represents the normal consideration for the property sold unaffected by special
or creative financing or sales concessions granted by anyone associated with the sale. (1)

This definition is in compliance with the OCC (Office of the Comptroller of the Currency), FDIC (Federal
Deposit and Insurance Corporation), FIRREA (Federal Institutions Reform, Recovery and Enforcement
Act of 1989), the Federal Reserve System (FRS), National Credit Union Administration (NCUA) and
USPAP (Uniform Standards of Professional Appraisal Practice) as adopted by the Appraisal Foundation
and the Appraisal Institute.

APPRAISAL DEVELOPMENT, SCOPE AND REPORTING PROCESS:
In preparing this appraisal, the appraiser:
1.

physically inspected the exterior of the subject site

2.

gathered information on comparable land sales using the NW MLS, Realist, Real Market
Data Comp Service and the Commercial Brokers Association

3.

confirmed and analyzed the data and applied the sales comparison, cost and income
approaches, where applicable.

The subject property is valued in fee simple interest in an “as is” condition. The property is smaller than
allowable zoning and the valuation assumes the property cannot be improved to a residential highest and
best use. This Summary Appraisal Report is a brief recapitulation of the appraiser's data, analyses, and
conclusions. Additional supporting documentation is retained in the appraiser's file for this appraisal
report.
(1) The Appraisal of Real Estate 12th Ed. (Chicago, Appraisal Institute, 2001), p 22
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ASSESSMENT AND TAX INFORMATION:
The past three years of tax assessment valuations for parcel # P111030 are noted as follows:
YEAR
2015
2014
2013

A/V LAND
$110,000.00
$110,000.00
$110,000.00

A/V BLDGS
$0.00
$0.00
$0.00

TOTAL A/V
$110,000.00
$110,000.00
$110,000.00

The current total tax assessed value for the tax parcel for the 2015 tax year is $110,000.00. The property
owners are a government entity and no real estate taxes are charged to the owners.

OWNERSHIP HISTORY:
The subject property is owned by Skagit PUD, whose address of record is:
1415 Freeway Drive
Mount Vernon, WA 98273.

PERSONAL PROPERTY:
No personal property, manufacturing equipment or business equipment was included in the value estimate.

SALES AND LISTING HISTORY:
The subject property hast not sold or been listed for sale during the past three year period.

LEGAL DESCRIPTION:
See the attached addendum section for the complete legal description

PRIOR APPRAISAL:
The subject property has not previously been appraised by this appraiser. I have performed no other
services, as an appraiser, or in any other capacity regarding the property that is the subject of this report in
the previous three years preceding this appraisal assignment. (per USPAP, rev. January 1, 2012).

MARKETING TIME AND EXPOSURE TIME:
Exposure time is “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 opinion based on an analysis of past events assuming a competitive and
open market.” The exposure time for the subject is estimated to be at least 6 to 9 months.
Marketing time is “an opinion of the amount of time it might take to sell a real or personal property interest
at the concluded market value level during the period immediately after the effective date of an appraisal.”
A reasonable marketing time period for the subject property is estimated to be 6 to 9 months as the
potential purchasers are a limited group of investors in the current market.

Hewitt Appraisal Service
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MARKET, LAND AND
IMPROVEMENTS ANALYSIS

Hewitt Appraisal Service

8

NHN Emily Lane Burlington, WA 98233

REGIONAL AND STATEWIDE ANALYSIS:
The subject property is located in a rural appeal residential and light industrial commercial neighborhood
five miles west of the town of Burlington in Skagit County, state of Washington. Washington State is
located in the northwest corner of the contiguous 48 United States. The northwest corner of the United
States is commonly referred to as the Pacific Northwest region. This area includes the states of
Washington, Oregon, Idaho and western portions of Montana.
Regional Characteristics
The multi-state region of the Pacific Northwest is primarily supported by four major metropolitan
population centers: Seattle and Spokane in Washington State, Portland in the northwest corner of the state
of Oregon and Boise, the capital of the state of Idaho. These four cities are linked by two major interstate
freeways, which facilitate trade throughout the region. Interstate 90 links Seattle with Spokane and Boise
to the east. Interstate five runs north and south and links Seattle with Vancouver, B.C. in Canada to the
north and Portland, Oregon to the south. The Cascade Mountain Range runs north and south through the
western part of the states of Washington and Oregon creating a unified cultural and sociological group. It
also blocks incoming weather patterns from the onshore ocean flow. East of the mountains in Washington,
Idaho and Oregon is a more arid climate and a more agricultural based economy. Spokane and Boise act as
trading hubs for product moving to and from the coastal cities of Seattle and Portland and have busy
commercial and industrial distribution centers. Rail and trucking are the primary movers of goods,
however, each of the cities have major airports for passenger and freight conveyance. The Rocky
Mountain Range through Montana and into Utah is the eastern boundary of the region.
Factors such as employment, per capita income, health care and education levels are considered to be on a
par with other healthy regions of the United States. Current social issues in the region include preservation
and enhancement of environmental conditions, traffic and linkage problems in the major metropolitan
areas, (especially in Seattle) and taxes. Washington State has a sales tax on goods and services but no state
income tax. Oregon has no sales tax, but does have a state income tax. This can have some effect on trade
in the southwestern part of Washington and the northern part of Oregon.
The region is supported by a diverse base of employment which includes aircraft manufacturing, forest
product processing, high tech manufacturing and R & D, bio-technology, agriculture, textiles, oil, steel and
aluminum processing, recreational opportunities, overseas and intercontinental shipping, retailing and
internet businesses. The broad diversity of these major employment bases contributes to a healthy climate
for employment levels, income stability, educational levels, housing affordability and overall quality of
life.
Geographic Characteristics
Washington State is comprised of 66,544 square miles with an average of 88.6 persons per square mile.
The most northwesterly corner of Washington State is often referred to as the Puget Sound Region. Puget
Sound is bordered in the east by the Cascade Mountain Range, in the west by the Olympic Peninsula, San
Juan Islands and Pacific Ocean. The southern boundary extends to the Olympia area and the northern
boundary is the Canadian-U.S. border. It is about 40 miles south of this northern border that Skagit County
and Burlington are located.
Population Characteristics
Washington State reports a population of 6,897,012 people as of 2012 according to the U.S. Census. The
median age of the population is estimated at 36.2 years. About 50% of the population consists of males
and 50% females. Ninety percent of the population is native to the United States and about 53 percent of
those were born in Washington State. About 10 percent of the population is foreign-born. The following
chart illustrates the age breakdown of the state population:
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AGE
% OF POP.

Under 18
25%

18 – 24
9%

25 – 44
30%

45 – 64
25%

65 and Over
11%

A trend toward an aging population is noted in the chart above. In addition, a significant lag in the 18-24
age group was also noted.
Educational Characteristics
Educational attainment is noted in the following chart: (Percentages are rounded.)
EDUCATION
Less than H.S. Diploma/GED
H.S. Diploma/Equivalent
Some College/No Degree
Associate Degree
Bachelor’s Degree
Graduate
or
Professional
Degree

PERCEN
T
10%
28%
25%
8%
20%
10%

Approximately 90 percent of the population 25 years and older have completed high school or its
equivalent and 30 percent of the population have a Bachelors degree or higher. About 1.5 million people
are enrolled in schools with college enrollment totaling 361,000.
Housing Characteristics
Housing in Washington State consists of 2,907,490 housing units. The vast majority (49%) of the
households are occupied by married-couple families, with other families (15%), people living alone (28%)
and other non-family households (7%) making up the other 51 percent of household composition.
Economic Characteristics
Puget Sound is important to Washington State in many ways. First, it is characterized by a large, protected
waterway with access to the Pacific Ocean. Secondly, the large, deep-water port cities of Seattle, Tacoma,
Everett and Bellingham are located here, facilitating international trade and providing a general economic
base for the region. This economic base includes forestry, agriculture, importing and exporting and a
sizable manufacturing contingent; aerospace technology (Boeing), computer technology and internet
businesses (Microsoft, Amazon.com, Real Networks, etc.), oil refineries (Arco, Shell and Texaco). The
electricity that supplies these industries comes from both hydroelectric dams and nuclear power. Military
bases for aircraft and naval vessels also find the Northwest's protective water and mountains to be
strategically advantageous.
Notable concerns in these base industries include Georgia-Pacific in Bellingham and Weyerhauser in
Everett as primary processors of forestry products. Boeing operates large plants in Everett, Seattle and
Renton, and INTALCO, which manufactures aluminum products in Bellingham, are large manufacturing
concerns.
Other manufacturing includes boat building, food processing and metal fabrication. Support industries
including tourism and large retailing corporations round out the economic climate. Military defense is an
increasingly important entity in the Puget Sound Region and appears to be rapidly adding to the population
and economic growth of the area. In addition, support industries of banking, hotel and restaurant services,
auto sales and repair and other needed services are well represented in the Pacific Northwest.
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Employment in the state has typically run in the 93% to 94% range year to year. National unemployment
is at 5.3% as of June 2015, which is down from 5.5% in June 2014. Current unemployment rate in
Washington State is at 5.3% as of June 2015, down from 5.4% in June 2014 according the Washington
State Employment Security Dept website. (1) Unemployment in Skagit County is at now at 6.6% in May
2015 according to the Washington State Employment Security Dept. website. This trend indicates
improving unemployment rates coming off the historical highs for the past several years. Private, non-farm
employment in Washington State as of June 2015 was 3,544,900 persons.

A higher unemployment rate is noted for Skagit County versus the rest of the state (6.6% for Skagit County
versus 5.3% statewide), however, Skagit County is following the state and national trends with declining
unemployment rates.
Transportation and Linkages
Several major linkages facilitate movement of goods in the region. Interstate 5 runs north to south from
Vancouver, B.C. through Bellingham, Everett, Seattle, Tacoma and south through Portland, Oregon.
Several major highways cross the Cascade Mountain range to access eastern Washington, most notably
Interstate 90 which links Seattle with Spokane. Rail and bus services also expedite the movement of
goods.
(1) Washington State Employment Security Dept. Employment Situation Report; June 2015
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Major parks and national forest areas are located throughout western Washington, including the North
Cascades, Mount Rainier, Mount St. Helens and Olympic National Forest and Parks. Other recreational
pursuits include snow and water sports, expanding opportunities for golf as well as professional spectator
sports. In the 1990’s, Washington State witnessed one of the fastest rates of expansion of new golf course
construction in the country.
These factors contribute to the enhancement of the area economically and demographically and indicate
that controlled growth is occurring. This, in turn, indicates positive factors for real estate values and the
real estate market in the future for the region.

SKAGIT COUNTY ANALYSIS
Geographical Location and Physical Characteristics
Mount Vernon is the county seat of Skagit County and is also the largest city in the county, both in terms
of population and in land area. Skagit County comprises a land area of 1,735 square miles and is
characterized by the fertile farmland of the Skagit River delta at the western half portion with the eastern
half dominated by foothills and peaks of the Cascade Mountain Range. The Skagit River runs nearly the
entire length of the county from east to west and empties into Skagit Bay, which is part of greater Puget
Sound. This is the principal drainage system for the county's rainfall and has provided a fertile delta of
productive agricultural land. Sedro Woolley is located upriver, ten miles east of Mount Vernon and
Burlington, the two principal cities in the county.
Skagit County enjoys a temperate climate with mild temperatures and adequate balance of rainfall and
sunshine. Winter temperatures typically average around 30 degrees Fahrenheit while summer temperatures
range into the mid 70's. Rainfall can average between 35 and 45 inches, with the mountainous eastern
region receiving the large portion of rain. Snowfall is occasional during the winter but does not usually
contribute adversely to operational factors.
Skagit County's location offers access to recreational amenities such as parks, lakes and the San Juan
Islands to the west.
Population Characteristics
According to the U. S. Census, the population of Skagit County in 120,365 in 2014, up from 118,222 in
2012, and up from 115,300 in 2011. From 2010 to 2015, the population in Skagit County increased by 4.3
percent. These findings imply that Skagit County is viewed as a desirable place to live and work and a
population influx trend is expected to continue for the foreseeable future. The current median age of the
population is 37.2 years, slightly higher than the statewide average. Males comprise 49.5 percent of the
population and females comprise 50.5 percent. Age group breakdowns basically mirror those in the
preceding chart of the statewide age groups.
Housing Characteristics
Skagit County housing consists of 51,945 units as of 2011 compared to 2,907,490 for the entire state.
Multi-family units comprise about 16.9 percent of the total supply in Skagit County versus 25.7 percent for
the state. From 2007 to 2011, the home ownership rate was 68.9 percent compared to 64.4 percent for the
rest of the state. The median price of the housing in the county is $285,000 in early 2008. Persons per
household is 2.52 against 2.50 for the state. Median household income in 2012 was estimated at $55,555
per person.
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Skagit County experienced declining single family residential market during the recession beginning in late
2008 following a very active market in the previous three year period. The market began to rebound again
in the early months of 2013. While 2014 was somewhat stable, real estate values began to rise again due to
improved activity levels as retail buyers re-entered the market. After a period of residential absorption
over the past six months, a shortage of listings occurred. Fresh listings have been entering the market
recently to fill the demand and are coming in at new, higher and more optimistic pricing. Active listings
indicate a shorter marketing time than previously seen several years ago when it was over 6 months. Low
interest rates and gradually easing lending policies have helped to spur the current rebound. The more
appropriately priced properties tend to sell in a shorter average marketing time period.
Mortgage lending interest rates play a key role in maintaining affordable housing. Lower than typical
interest rates from 2002 to 2006 and newer, more flexible lending practices were two prime reasons for
rising home values across the nation. Skagit County definitely followed the trend. Interest rates currently
range in the 4.0% to 4.5% bracket for 30 year fixed rate conventional loans with 20% LTV’s. Those loans
had previously dipped to as low as 3.5%. Fixed rate loans were as high as 5.5% to 6.0% several years ago,
but have since fallen to the levels now seen. Adjustable rate mortgages were very popular alternatives to
higher fixed rate loans over the last three or four years as they offered a lower interest rate entry point,
especially for new home purchasers. 3/1 ARM’s (3 year fixed, adjusting each year thereafter) currently
start in the 4.0% to 4.5% range, depending on the lender, credit rating of the borrower and length of
adjustable term. These loans are still under scrutiny, however, but are being increasingly marketed to
consumers. Conventional loans are the bulk of the lending products offered, but FHA loans with 5%, or
even no down and 100% VA loans are still part of the lending landscape.
Economic - Financial Factors
Fertile farmland to the west and forested hillsides to the east constitute Skagit County's major economic
bases of food and wood production respectively. These industries are enhanced by a capable network of
roads and highways which facilitate transportation of goods and people. Most primary and secondary
roads are asphalted; two are most notable. State Highway 20 enters the county via a mountain pass in the
east through Sedro Woolley and Lyman and connects with Whidbey Island and the San Juans through
Anacortes in the west.
Interstate 5 begins at the Canadian border, 40 miles to the north and proceeds south, 70 miles to Seattle and
beyond; passing through Burlington and Mount Vernon in the approximate western center of the county
and offering the fastest link with communities outside the county.
The major industries of the Skagit Valley are supplemented by all necessary support services and this
diversification provides some degree of stability during times when outside economic events become
factors in local markets. Curtailing of timber industry production due to housing supply situations was
supported by agricultural and fishing efforts in the recent past. Agricultural activities include dairy
farming as well as harvesting of food crops such as peas, wheat, corn and berries.
Skagit County is closely tied to Whatcom County to the north and Snohomish County to the south for
larger industrial employment opportunities. Island County is located west of Skagit County, where the
Whidbey Island Naval Air Station accounts for the largest employment base along with county and city
governments. The marine industry, fishing and the refineries are the economic bases of the Anacortes area
in Skagit County. Government services in the county seat of Mount Vernon provide employment all over
the county. The five largest employers in Skagit County are:

1.
2.
3.
4.
5.

Employer
The Skagit Valley Casino
Regence Blue Shield
Shell Puget Sound Refinery
Janicki Industries, Inc.
Tesoro Refining and Marketing
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Flower bulb farms have also experienced steady growth in the county and are assuming an additionally
larger role of successfully catering to spring and summer tourism activities.
Both agriculture and timber employment increases during the spring and summer months. Manufacturing
firms such as Texaco and Shell operate oil refining concerns in Anacortes, together with municipal and
county government activities and support industries such as trucking, retailing and processing, contribute
to year round employment stability.
Political - Governmental Factors
All four major cities in the county are governed according to a mayor/city council form of government.
Each incorporated city retains its own police and fire protection and individually plan comprehensively for
growth direction and usage factors. Such planning includes zoning regulations, building codes and
educational opportunities. Governmental activities are supported by the populace and are generally
considered successful in their endeavors by their constituents.
County and Port Commissioners have expressed conservative attitudes toward industrialization, especially
in regard to rapid or uncontrolled growth. Recent activities by groups such as the Economic Development
Association of Skagit County (EDASC) are operated under a careful mandate of the voters to encourage
development which will incorporate into the area in a manner which protects the environment and heritage
of the region. This non-profit association was largely responsible for attracting SUGIYO, USA to the
Anacortes area in order to operate an imitation seafood processing plant, resulting in increased
employment.
Property taxes fund the majority of governmental services. Gradually rising levy rates do not appear to
affect the real estate values.
Political-Governmental services appear to adequately protect and serve the citizens in an affordable manner
and citizens appear satisfied with the quality and quantity of their governmental activities. These
satisfactions enhance the local quality of life and contribute to the market's favorable attitude toward real
estate and its value.
Sociological - Locational Factors
Skagit County offers an enticing lifestyle with scenic countryside and a less stressful, less hectic pace than
that of other locations. Social disturbances are rare and a high degree of social conformance contributes to
a "comfort zone" which appeals to families as a stable environment.
Educational facilities range from Skagit Valley College, a two-year community college to twenty-two
elementary schools and six high schools. These institutions offer accredited, well-rounded educational
opportunities as well as successful extra-curricular sports and music programs.
Three general hospitals, with an adequate supply of physicians, surgeons and specialists are complemented
by "911" emergency medical services. Other public institutions include libraries, 2museums, emergency
management and parks and recreations boards, which offer widely utilized sports, culture and craft
programs. Additionally, a county fair is organized each August, a tulip festival each April, and various
arts,
crafts and other cultural events regularly occur. Professional sports and other cultural opportunities exist
within short transportation distances.
A large, regional shopping mall was constructed along the I-5 freeway at Burlington and draws shopping
traffic from as far away as Vancouver, B.C. In addition, several outlet malls and supporting neighborhood
shopping centers have either located near this new mall or are in the process of construction. These new
malls have resulted in accelerating the job availability and the resultant population growth in the county.
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The Bayview Airport and Greyhound Bus lines provide service between Bellingham and Seattle-Tacoma
International Airport.
Overall market factors for real estate in the Skagit County area appear favorable due to the location of the
county along the I-5 corridor. As stated in the interest rate analysis, market interest rates are at long-time
lows since the beginning of the 2008 recession and appear to be stable for the foreseeable future. This is
both due to policies of the Fed as well as liquidity issues in the secondary mortgage market. Other than the
still somewhat tight finance industry, no adverse influences of a market wide scale are noted.

CITY AND NEIGHBORHOOD ANALYSIS:
The subject property is situated on the hill west of Burlington and just north of Josh Wilson Road, which is
an important arterial through the farmlands from Burlington to the community of Bayview near Padilla
Bay. Burlington is located along the Interstate 5 freeway at a point where the Skagit Valley opens up to
the west. At the crossroads of I-5 and Highway 20, Burlington became an increasingly important hub of
business activity in Skagit County. An agricultural and logging economy spawned support industries to
maintain equipment and supplies as well as service the growing population. The population of Burlington
is 8,499 as of 2013.
Today, Burlington is still characterized by a desirable small town atmosphere and lifestyle. While
agriculture and logging are still major economic bases in Skagit County, Burlington has managed to
diversify, capitalizing on the burgeoning tourism trade and service industries in the county. Interstate 5
provides the primary north-south route through the county from Conway in the south to Alger in the north.
Burlington is situated along the I-5 corridor, which promotes a stabilization of the economy.
The subject property is situated in a rural appeal neighborhood. Most homes are situated on small acreage
tracts with some outlying residential subdivisions interspersed. The Skagit Regional Airport and its
surrounding light industrial land uses are located within one to two mile south of the subject property. The
popular Bayview Elementary School is located within walking distance to the east of the subject property.
Demographic analysis indicates Skagit County and Burlington to be a healthy, growing region and
community providing a good place to live and work. Indications are that the area will continue to expand
in population and opportunities. The demonstrated ability of its citizens to control and direct growth, while
adequately maintaining a high level of service and opportunity, insures that the area's future is optimistic.
No factors which would adversely affect property values were evident.

SITE ANALYSIS:
The subject site is comprised of a level, rectangular lot which is mostly wooded. It is accessed by a gravel
easement road running westerly off of Emily Lane which connects to the property’s southeastern corner.
The easement provides for ingress, egress, utilities and a water pipeline over the south line of parcel
P34865. Emily Lane is a private, asphalt road which services a residential subdivision surrounding the
subject on the north. The subject lot is one acre in size (43,560 sf) according to the Skagit County
Assessor. The subject parcel has been anticipated for use as a water tank site for the Skagit PUD, however,
the need for this site has diminished and the property is now held by the Skagit PUD as surplus land. The
soil of the surrounding area typically appears capable of adequate load bearing conditions. The site is
located in Zone X, above the limits of the 100 year flood plain according to FEMA Flood Hazard Panel
#530153-0001-B dated January 3, 1985.
The site is not currently improved with any utility services. No adverse site factors were noted.
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ZONING:
The subject property is zoned RRv; Rural Reserve in Skagit County, Washington. This zoning allows for
primarily residential land uses and requires a 5 acre minimum site size. No changes to the zoning code are
expected as the zoning has existed for a significant time and has a long history of acceptance by the
market. No unusual public or private legal limitations were identified.
The current configuration of the subject property does not conform to zoning minimum standards and the
site is assumed to not be eligible for lot certification status. As such, the subject property is relegated to
recreational use only. It may be acquired by an adjoining lot owner, however, it would most likely be
amalgamated to the lot owner’s other property to remain in compliance with zoning regulations. Refer to
the Highest and Best Use Analysis for a description of the RRv zoning code.

DESCRIPTION OF IMPROVEMENTS:
The subject site is not currently improved with any structures.
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HIGHEST AND BEST USE
ANALYSIS
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HIGHEST AND BEST USE ANALYSIS
The highest and best use concept is based upon traditional and accepted appraisal theory and reflects the
attitudes of typical buyers and sellers, recognizing that value is predicated on future benefits with
consideration given to the wealth maximization of the owner in concert with community goals.
The Dictionary of Real Estate Appraisal, 12th Edition defines highest and best use as: "the reasonably
probable and legal use of vacant land or an improved property, which is physically possible, appropriately
supported, financially feasible, and that results in the highest value. The four criteria that highest and best
use must meet are legal permissibility, physical possibility, financial feasibility and maximum
profitability." (1)
The concept of highest and best use represents the premise upon which value is based. In order to insure
the most reliable usage of this concept, highest and best use of the property as if vacant is typically
considered separately from highest and best use as if improved. Highest and best use as if vacant allows
for the consideration of the site as if vacant and available to be put to its highest and best use, within the
context of the four tests noted above, even if the property is actually improved with existing improvements
which are not in concert with highest and best use as vacant.
It is to be recognized that in cases where a site has existing improvements on it, the highest and best use
may very well be determined to be different from the existing use. Implied within this definition is
recognition of the contribution of that specific use to community environment or to community
development goals in addition to maximizing the value to the individual property owners. The use must be
legally allowable and physically accomplishable, there must be a profitable demand for such use, and it
must return to the land the highest net return for the longest period of time.

HIGHEST AND BEST USE AS THOUGH VACANT
Legally Permissible
The subject parcel is zoned RRv; Rural Reserve, in Skagit County, Washington. This zoning allows for
residential land uses and requires a 5 acre minimum site size for single family development. Discussions
with county authorities revealed that the site would not quality for a residential lot certification as it does
not conform to minimum size requirements per the zoning code. While a single family residential
subdivision with substandard lots does surround the subject around the east, north and west, those lots were
clustered and are grandfathered. No changes to the zoning code are expected as the zoning has existed for
a significant time and has a long history of acceptance by the market. No other unusual public or private
legal limitations were identified.
Physically Possible
The physical characteristics of the site are discussed in the site description section of this report. This
level, 1.00 acre (43,560 sf) site has no apparent physical limitations, which could preclude appropriate
residential development. The site is level and roughly square in shape and is lightly wooded. It is most
easily accessed by an easement road from nearby Emily Lane to the east.
The site location is located above the limits of the 100 year flood plain and appears to be capable of
adequate load bearing conditions. Access to all necessary utilities is readily available. An ingress, egress
and water line easement is identified as pertinent to the site. The site could otherwise be developed to an
appropriate use with a minimum of physical changes. The lot configuration and location west of
Burlington
(1) The Dictionary of Real Estate Appraisal, 12th Edition (Chicago: Appraisal Institute, 2001) p. 305.
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near the Bayview Elementary School would be conducive to single family residential development under
most circumstances.
Financially Feasible
No financial limitations regarding improvement of the subject site appear. The Skagit County residential
market area indicates the capability to support the improvement of the subject property to a highest and
best use with appropriate financial reward. This is borne out by a number of market factors:






other competing and supportive residential and commercial business uses are found in the
surrounding Skagit County market with successful operating histories
vacancy rates of improved properties have remained relatively stable indicating minimal risk of
sudden vacancy issues to investors and developers
market activity of sales of similar vacant sites prove that investors and owner-users of such
properties are willing to commit capital to competing development ventures
market activities of tenants indicate willingness to pay market rates for the rights to occupy
residential and commercial properties in the market
support and direction for continued development activities is provided by allowances in zoning
and demonstrated by the adoption of the current comprehensive plan

Most residential development has occurred to the immediate east and west of the subject in conjunction
with the Josh Wilson Road arterial. This street is a mixture of single-family and light industrial
development. Beyond the Josh Wilson Road corridor to the south are primarily light and heavy industrial
uses in support of the airport, while to the east, west and north are mostly single family residential land
uses of varying sizes and ages. The subject site would normally be capable of supporting single family
residential use because of its location, square footage, access and surrounding compatible uses. However,
the zoning incompatibility overrides the other tests of Highest and Best Use.
Maximum Productivity
As noted above, the potential to improve the vacant site for a residential usage would ordinarily be
considered the most likely way to maximize the highest use of the site. The site meets two of the three
tests, with legal permissibility failing the other two.
Thus the subject site is rendered to be best used as a recreational site or to be acquired by an adjoining
property owner. This is due to the combination of the aforementioned legal, physical and financially
feasible characteristics of the site.

RECONCILIATION OF HIGHEST AND BEST USE AS VACANT
As noted above, the subject parcel can be evaluated by determining the marketability opportunities of the
subject site. Considering the location, zoning, size and shape and surrounding land uses, as well as
financial feasibility of the property, and maximum productivity, its highest and best use as if vacant is as a
recreational use as it cannot be legally developed at this time due to zoning restrictions.
HIGHEST AND BEST USE AS THOUGH IMPROVED
Highest and best use of property as though improved is defined as "the use that should be made of an
improved property in light of the existing improvements and the ideal improvement described at the
conclusion of the analysis of highest and best use as though vacant.” (2) An existing property should be
renovated or retained as is so long as it continues to contribute to the total market value of the property, or
until the return from a new improvement would more than offset the cost of demolishing the existing
building and constructing a new one. The subject is unimproved and cannot be built upon, thus its highest
and best use is the same as vacant, namely as a recreational acreage tract.
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VALUATION ANALYSIS
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APPROACHES USED IN VALUATION PROCESS
The valuation of the subject property requires the consideration of three different approaches to the value
estimate. The three basic approaches considered are: the Cost Approach, the Income Approach, and the
Sales Comparison Approach. These three approaches are different in character, but related somewhat in
the known facts that are required to arrive at an estimate of value from each. The final estimate of value is
derived through a correlation process in which the appraiser weighs one approach against the other to
determine the relative merits of each after coming to a conclusion.
COST APPROACH: This method involves valuing the subject site and the subject improvements
separately. Vacant land sales of properties considered similar to the subject are analyzed to arrive at an
indication of the value of the subject site as if vacant. The replacement cost new of the improvements is
then estimated. Once the cost new of the improvements is estimated, the next step is subtracting the
accrued depreciation, if any, which is measured in three categories (physical deterioration, functional
obsolescence, and external obsolescence). The figure then is the net depreciated value to which site value
is added along with site improvements to arrive at an estimated value by the cost approach.
THE INCOME APPROACH: This approach measures the subject value as based on the income earning
potential of the property. Valuation by the Income Approach is based on the capitalization of projected net
operating income to an estimate of market value. Net operating income is projected on the basis of the
subject’s gross rent potential, less vacancy and expenses. Valuation is completed by applying an overall
capitalization rate to the projected net operating income stream.
THE SALES COMPARISON APPROACH: This valuation method involves the process of comparing the
subject property with sales of similar use properties. Comparisons are made using physical elements of
comparison. Each comparable sale is adjusted towards the subject for differences between that property
and the subject property. The resulting adjusted range of value of the comparable sales is reconciled for a
value indication for the subject property.
All three approaches were considered, however, only the Sales Comparison Approach was deemed
applicable to the assignment as the Cost and Income Approaches are not considered reliable methods for
vacant land appraisal and are therefore not used in the valuation of the subject property.
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SALES COMPARISON APPROACH
Research of the subject’s immediate market of Skagit County was researched for sales of competitive
residential or recreational properties.
Estimated Land Value
Six sales comparison procedures are recognized as appropriate valuation methods for vacant land. All six
methods utilize various procedures derived from the three basic approaches to value. The six procedures
are noted as follows:
1. Sales Comparison Method:
The Sales Comparison Method is the most common technique used in valuing vacant land or land which is
being considered as if vacant for highest and best use analysis. Recent sales of comparable properties are
identified, analyzed and compared to the subject in order to determine the most probable sale price of the
subject as defined in the definition of market value. When reliable comparable sales exist in the market,
this is considered the method most reflective of current market conditions and most indicative of the
method the market uses when valuing vacant land.
2. The Land Residual Method
This technique is useful when reliable sales data is unavailable in the market. The site is typically valued
as if improved to its highest and best use and then the cost of the improvements is deducted leaving a
residual which can be attributed to the land. Another method involves determining a specific component
of value, such as water or street frontage or large acreage parcels where the value is predominantly situated
in a smaller part of the overall acreage. The site is valued with the primary consideration and then the extra
(or residual) land is valued as an "as is" contribution to value to the whole parcel.
3. Allocation
Allocation can be used in specific categories of real estate. This method identifies a ratio of land value to
improvement value. While this method is usually considered less reliable, it is useful when comparable
sales data is unavailable or as a backup or testing method used in concert with one or more of the other
recognized methods.
4. Extraction
This variation of the sales comparison method involves the extraction of the land value from the sale price
of an improved comparable sale. This is done by determining the depreciated value of the improvements
and identifying a residual value attributable to the land. In rural areas where comparable sales are more
scarce and improvements more easily analyzed and extracted, this method serves well.
5. Subdivision Development
This method is also most valuable when comparable sales are scarce. It involves a feasibility study of
finished subdivision lots but is limited to use when the highest and best use determination is for a proposed
subdivision.
6. Ground Rent Capitalization
When ground rent is paid for the right to use and occupy land, the income stream can be capitalized into an
estimate of land value by using an appropriate, market derived rate of return.
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Since reliable sales of vacant land were identified, the Sales Comparison and Land Extraction methods
were deemed the most reliable procedure with which to value the subject land.
The Land Residual, Allocation, Subdivision Development and Ground Rent Capitalization methods were
not used as reliable sales of vacant residential land parcels were identified with reliable results.
The subject's Burlington market area was researched for sales of vacant, unimproved residentially zoned
land parcels considered to provide an estimate of the subject's land value. Sales were identified as follows:
Residential land sales were identified as follows:
SALE
DATE

PROPERTY
ADDRESS

ZONING

SALE
PRICE

SITE
SIZE

PRICE
PER SF

4-2015

Lot 2 Bay Meadows Ln
Burlington

RRv

$ 97,500

31,363 sf

$3.10

1-2015

Lot 24 Bay Meadows Ln RRv
Burlington

$ 98,500

37,462 sf

$2.63

12-2014

Lot 25 Bay Meadows Ln RRv
Burlington

$ 96,500

57,499 sf

$1.67

12-2014

Lot 11 Bay Meadows Ln RRv
Burlington

$110,500

48,352 sf

$2.28

5-2014

NHN Humphrey Hill Rd RRv
Burlington

$ 35,000

30,492 sf

$1.15

3-2014

NHN Farm - Market Rd
Edison

$150,000

43,560 sf

$3.44

Ag

Active listings of competitive sized small acreage were also identified as follows:
LIST
DATE

PROPERTY
ADDRESS

ZONING

LIST
PRICE

SITE
SIZE

PRICE
PER SF

9-2014

NHN Colony Rd
Burlington

RRv

$ 90,000

43,560 sf

$ 2.06

5-2014

NHN Colony Rd
Burlington

RRv

$ 90,000

43,560 sf

$ 2.06

The foregoing vacant land sales and listings were similar in size to the subject, ranging from .70 to 1.32
acres in size. They also offered similar locational appeal as the subject, being located in the rural appeal
neighborhoods west and northwest of Burlington. Sale and list prices ranged from $35,000 to $110,500
and indicated a range from $1.15 to $3.44 per square foot. The higher priced Farm to Market Road sale is
a unique and desirable one acre tract in the farmland areas south of Edison. All of the sales and listings are
lot certified and can be built on. None of the sales or listings had utilities installed on their sites, but all had
availability to utilities with which to develop the lots for single family residential use. None of the
comparables were repossession sales or short sale offerings.
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The resulting indications trend toward a central tendency ranging from $2.00 to $2.50 per square foot.
Based on the attributes of the subject property, such as its location west of Burlington close to an
elementary school, its 1 acre site size, easement road access and level topography, the subject property is
reconciled at $2.25 per square foot. Thus, $2.25 per square foot times 43,450 square feet equals $98,010,
or $98,000 rounded.
The above sales and listings provide a narrow range of value indications for the subject presuming it to be
site buildable. Since it not, an analysis was required to determine a market-derived adjustment to reflect
that the subject can only be used recreationally and not be built on. No sales on non-buildable lots or small
acreage were identified in the subject’s general market area west of I-5. However, several contrasting sales
and listings of lots with similar sizes were identified up river from Sedro Woolley, east of the subject.
Although this is a different market area with different market forces at work, the resulting differential
between buildable and non-buildable lots is a valid comparison which may be applied to the subject
property.
Recreational Lot Value:
Sales of comparable properties which were certified as buildable lots or acreage were identified and
contrasting sales of lots which were either not buildable or required extensive site development costs were
compared as matched paired comparables to determine a reduction in value for the inability to attain lot
certification status. Several sales were identified as follows:
Unbuildable Lots:
SALE
PROPERTY
DATE
ADDRESS

ZONING

SALE
PRICE

SITE
SIZE

PRICE
PER SF

4-2015

RRv

$ 33,000

17,424 sf

$1.89

14058 Crater Lake Rd
Anacortes

The following listings are located in flood prone areas east of Sedro Woolley and are unbuildable.
LIST
DATE

PROPERTY
ADDRESS

ZONING

LIST
PRICE

SITE
SIZE

PRICE
PER SF

3-2015

NHN Center
Concrete

RRv

$ 10,000

43,124 sf

$ .23

7-2014

9510 N. Lyman Ferry Rd RRv
Sedro Woolley

$ 38,000

29,200 sf

$1.30

To remain consistent with the up river location of the two listings, research of buildable lots in the
Concrete market were identified as contrast to the unbuildable lots.
Buildable Lots:
LIST
PROPERTY
DATE
ADDRESS

ZONING

LIST
PRICE

SITE
SIZE

PRICE
PER SF

7-2014

41808 N. Shore Ln
Concrete

RRv

$ 50,000

30,238 sf

$1.65

3-2012

7577 Skagit View Drive
Concrete

RRv

$ 38,000

19,602 sf

$1.50

3-2010

12 Lots/Forest Park Est
Concrete

RRv

$ 49,900

43,560 sf

$1.14
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Listing 1 is a lot in the Cape Horn neighborhood which is out of the flood plain and buildable. Listing 2 is
located in Wilderness Village and has a view of the river but not frontage and is situated out of the flood
plain.
Listing 3 is a total of twelve lots in the Forest Park Estates subdivision in the Birdsview community near
the two listings found in the active market. All of the lots are one acre tracts (43,560 sf) and each one is
priced at $49,900, which equates to $1.14 per square foot. All of the lots are finished and utilities are
available but not connected to the lots. They have been listed since March 2010.
Buildable lots in the upriver market area ranged from $1.14 to $1.65. Unbuildable lots ranged from .23 to
$1.30 per square foot. The spread of differential ranges from as little as .30 to as high as $1.30 per square
foot between the matched pairs. In percentage terms the differential ranged from about 20% to 80%.

Since no other sales of non-buildable lots in the Skagit County market were found, sales from the adjacent
market of Island County were explored. The following sales are located in the Camano Island
neighborhoods of Lost Lake and Camaloch. They illustrate a contrast between buildable lots and lots with
septic denials, which are unbuildable. They are noted as follows:
Unbuildable Lots in Lost Lake:
SALE
PROPERTY
DATE
ADDRESS

ZONING

SALE
PRICE

SITE
SIZE

PRICE
PER SF

7-2014

NHN Birch Lane
Camano Island

RR

$ 11,000

16,080 sf

$ .68

4-2012

NHN Hemlock Drive
Camano Island

RR

$

5,000

23,086 sf

$ .22

RR

$ 24,900

12,196 sf

$2.04

ZONING
R

SALE
PRICE
$ 17,500

SITE
SIZE
9,500 sf

PRICE
PER SF
$1.82

R

$ 14,000

11,080 sf

$1.26

Buildable Lots in Camaloch:
9-2013
307 Lauder Lane
Camano Island

R

$ 55,000

10,400 sf

$5.28

5-2013

NHN Heather Drive
Camano Island

R

$ 51,000

7,600 sf

$6.71

7-2012

NHN Scotland Drive
Camano Island

R

$ 50,000

10,450 sf

$4.78

Buildable Lots in Lost Lake:
12-2014
NHN Ridge Drive
Camano Island

Unbuildable Lots in Camaloch:
SALE
PROPERTY
DATE
ADDRESS
2-2012
NHN Meadow Drive
Camano Island
2-2012

319 Lauder
Camano Island
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The Lost Lake sales showed a wide disparity between the buildable lot and the unbuildable ones. The
Camaloch lots also showed the similar wide disparity. Both sets of lot comparables indicated about a 70%
average reduction between lots which can be built on and lots with septic denials which can’t be built on.
After considering the groups of sales from the two markets which offered sales and listings of lots and
small acreage with both buildable and non-buildable lots, a market derived adjustment of 50% of buildable
lot value is reconciled versus a comparable non-buildable parcel.
The subject property was appraised as if vacant and capable to be put to a highest and best use as single
family residential and a value of $98,000 was determined. Applying the market derived discount of 50%
for the non-buildable factor of the subject in its current state results in a value of $49,000
Site Value:

$49,000
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ANALYSIS OF VALUE CONCLUSIONS
Indicated values
Cost Approach:

`

NOT USED

Income Capitalization Approach:

NOT USED

Sales Comparison Approach:

$49,000

The analysis and reconciliation of all approaches to value is the final step in the appraisal process. This
procedure requires the evaluation and weighing of each approach to value and determining the reliability
and relevance of each process to the question of market value for the subject property.
The Cost Approach and Income Approaches were not used as they are not considered reliable methods for
valuing vacant land.
The Sales Comparison Analysis examined sales and listings of residential land considered relatively
comparable to the subject. The property was first valued as it developable. Since it cannot be built on, and
no recent sales of non-buildable lots in the subject’s general market area were available, matched
comparisons of buildable and non-buildable lots were examined from the upriver Skagit County market
area and from the competing adjacent market area of Camano Island, where such sales were able to be
found. The resulting market derived percentage adjustment for the difference between buildable and nonbuildable was applied to the site buildable value in order to arrive at an as is value for the subject. It is
believed that the Sales Comparison Approach tends to be reflective of the subject’s fair market value after
the required analysis for the subject’s current condition.
The Sales Comparison Approach is considered to be most reflective of the subject’s value and receives
greatest weight in the final analysis.
Therefore, after considering the merits of the three approaches to value, the final appraised value of the
subject property, as defined, is:

FORTY-NINE THOUSAND DOLLARS
$49,000

July 7, 2015
Effective Date

Hewitt Appraisal Service
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Dan Hewitt, SRA WA General Cert. #1101648

7-22-2015
Date Signed
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ASSUMPTIONS AND LIMITING CONDITIONS
1.

This is an Appraisal Report which is intended to comply with the reporting
standards set forth under Standard Rule 2-2 (b) of the Uniform Standards of Professional
Appraisal Practice for a Summary Appraisal Report. As such, it might not include full
discussions of the data, reasoning, and analyses that were used in the appraisal process
to develop the appraiser's opinion of value. Supporting documentation concerning the
data, reasoning, and analyses is retained in the appraiser's file. The information
contained in this report is specific to the needs of the client and for the intended use
stated in this report. The appraiser is not responsible for unauthorized use of this report.

2.

No responsibility is assumed for legal or title considerations. Title to the property is
assumed to be good and marketable unless otherwise stated in this report.

3.

The property is appraised free and clear of any or all liens and encumbrances unless
otherwise stated in this report.

4.

Responsible ownership and competent property management are assumed unless
otherwise stated in this report.

5.

The information furnished by others is believed to be reliable. However, no warranty is
given for its accuracy.

6.

All engineering is assumed to be correct. Any plot plans and illustrative material in this
report are included only to assist the reader in visualizing the property.

7.

It is assumed that there are no hidden or unapparent conditions of the property, subsoil,
or structures that render it more or less valuable, unless stated in the report. No
responsibility is assumed for such conditions or for arranging for engineering studies
that may be required to discover them.

8.

It is assumed that there is full compliance with all applicable federal, state, and local
environmental regulations and laws unless otherwise stated in this report.

9.

It is assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless nonconformity has been stated, defined, and considered in this
appraisal report.

10.

It is assumed that all required licenses, certificates of occupancy 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
estimates contained in this report are based.

11.

Any sketch in this report may show approximate dimensions and is included to assist the
reader in visualizing the property. Maps and exhibits found in this report are provided
for reader references purposes only. No guarantee as to accuracy is expressed or implied
unless otherwise stated in this report. No survey has been made for the purpose of this
report.

12.

It is assumed that the utilization of the land and improvements is within the boundaries
or property lines of the property described and that there is no encroachment or trespass
unless otherwise stated in this report.
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13.

The appraisers are not qualified to detect hazardous waste and/or toxic materials. Any
comment by the appraiser that might suggest the possibility of the presence of such
substances should not be taken as confirmation of the presence of hazardous waste
and/or toxic materials. Such determination would require investigation by a qualified
expert in the field of environmental assessment. The presence of substances such as
asbestos, urea-formaldehyde foam insulation, or other potentially hazardous materials
may affect the value of the property. The appraisers value estimate is predicated on the
assumption that there is no such material on or in the property that would cause a loss in
value unless otherwise stated in this report. No responsibility is assumed for any
environmental conditions, or for any expertise or engineering knowledge required to
discover them. The appraiser's descriptions and resulting comments are the result of the
routine observations made during the appraisal process.

14.

Unless otherwise stated in this report, the subject property is appraised without a specific
compliance survey having been conducted to determine if the property is or is not in
conformance with the requirements of the Americans with Disabilities Act. The presence
of architectural and communications barriers that are structural in nature that would
restrict access by disabled individuals may adversely affect the property's value,
marketability, or utility.

15.

Any proposed improvements are assumed to be completed in a good, workmanlike
manner in accordance with the submitted plans & specifications.

16.

The distribution, if any, of the total valuation in this report between land and
improvements applies only under the stated program of utilization. The separate
allocations for land and buildings must not be used in conjunction with any other
appraisal and are invalid if so used.

17.

Possession of this report, or a copy thereof, does not carry with it the right of
publication. It may not be used for any purpose by any person other than the party to
whom it is addressed without the written consent of the appraiser, and in any event, only
with proper written qualification and only in its entirety.

18.

Neither all nor any part of the contents of this report, especially any conclusions as to
value, the identity of the appraiser, or the firm with which the appraiser is connected,
shall be disseminated to the public through advertising, public relations, news sales, or
other media without prior written consent and approval of the appraiser.
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CERTIFICATION:
The undersigned certify that, to the best of my knowledge and belief:

1.

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

2.

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

3.

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

4.

The undersigned state that compensation is not contingent upon the reporting of a
predetermined value or direction in value that favors the cause of the client, the amount
of the value estimate, the attainment of a stipulated result, or the occurrence of a
subsequent event.

5.

This appraisal was not based on a requested minimum valuation, a specific valuation, or
the approval of a loan.

6.

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

7.

The undersigned have made a personal inspection of the property that is the subject of
this report.

8.

No one provided significant professional assistance to the person signing this report.

9.

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

10.

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

11.

As of the date of this report, the undersigned have completed the requirements of the
continuing education program of the Appraisal Institute.

July 7, 2015
Effective Date
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Dan Hewitt, SRA WA General Cert. #1101648

7-22-2015
Date Signed

30

NHN Emily Lane Burlington, WA 98233

QUALIFICATIONS OF APPRAISER
Wayland D. (Dan) Hewitt, SRA
Res: 1317 Alpine View Drive. Mount Vernon, WA 98274
(360) 428-4758; (360) 770-5446 Cell

EDUCATON:
SCHOOL

DATES

DEGREE RECEIVED

Mount Vernon H. S.
1972-75
Skagit Valley College
1975-77
University of Washington
1977-79
Washington State University 1979-81

Diploma
A. A. Liberal Arts
None
B. A. Communications

PROFESSIONAL AND BUSINESS EXPERIENCE:
Actively appraising full time: May 1986 to present
Qualified as expert witness in Skagit, King and Island Counties

APPRAISAL EDUCATION AND EXPERIENCE:
Seminars and meetings: Seattle Chapter of the Appraisal Institute
SREA Course 101: Nov. 1986; SREA Course 102: May 1987
Manufactured Home Seminar: Washington Mutual; 1992
How to Value Income Property: Palmer, Pietka & Groth; May 1992
Appraiser's Legal Liabilities: Appraisal Institute; Nov. 1992
Small Residential Income Property Report: Appraisal Institute; Nov 1992
Basic Income Capitalization-Course 310: Appraisal Institute; Mar 1994
FHA Appraising; April 1995; Lee & Grant
Real Estate Law: Sept. 1996; Mykut School
Residential Appraising; Oct. 1998; Mykut School
FHA Refresher Course; Sept. 1999;
HUD Update Class; Sept. 1999; Lincoln Graduate Center
What’s It Worth?; May 2000; Mykut School
Standards of Professional Practice and Conduct Part C: Nov. 2000; Appraisal Institute
Course 520; Highest and Best Use; March 2002; Appraisal Institute
Course 400; USPAP Update; Oct. 2004; Appraisal Institute
Course 420; Business Practices and Ethics; Oct. 2004; Appraisal Institute
Course 510; Advanced Income Capitalization; June 2005; Appraisal Institute
USPAP Update; Oct. 2006; Appraisal Institute
Scope of Appraisal; Oct. 2006; Appraisal Institute
Analyzing Operating Income Statements; Nov. 2006; Appraisal Institute
Commercial Real Estate Forecast; Nov. 2006; Appraisal Institute
USPAP Update (2 Day); May 2008; Appraisal Institute
Report Writing and Valuation Analysis; June 2008; Appraisal Institute
Advanced Sales Comparison and Cost Approach; Sept 2008; Appraisal Institute
Business Practices and Ethics; Oct. 2008; Appraisal Institute
Advanced Applications; Jan. 2009; Appraisal Institute
Valuation of Easements and Other Divided Partial Interests; Sept. 2010; Appraisal Institute
Common Errors and Misconceptions In Yellow Book Assignments; Sept. 2010; Appraisal Institute
USPAP 7 hr Update; Jan. 2012; Appraisal Institute
Loss Prevention Program for Real Estate Appraisers; July 2012; LIA
Appraising and Analyzing Industrial and Flex Buildings for Mortgage Underwriting; Nov. 2012;
McKissock
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Supervising Appraisal Trainees: Field Preparation; Nov. 2012; Mykut
USPAP 7 hr Update; Jan. 2014; Appraisal Institute
2-4 Family Review; Feb. 2014; Appraisal Institute
Water Rights; June 2015; Appraisal Institute
DESIGNATIONS AND CERTIFICATIONS HELD:
Awarded SRA Designation (SRA) May 1990
Washington State Certified General Real Estate Appraiser
Cert # 1101648; Exp: 11-26-2016; Professional Memberships: Appraisal Institute, (Associate Member)

APPRAISAL AREAS AND PROPERTY TYPES:
All of Skagit, Island, Whatcom and San Juan Counties
Available for independent fee appraisal assignments for all property types including single family
residential, multi-family residential, manufactured housing, vacant land, waterfront, commercial and multipurpose properties.

Hewitt Appraisal Service

32

NHN Emily Lane Burlington, WA 98233

PHOTOGRAPHS
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SUBJECT PHOTOGRAPHS
WATER TANK SITE FRONT VIEW LOOKING WESTERLY

WATER TANK SITE LOOKING NORTHWESTERLY
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SUBJECT PHOTOGRAPHS
EASEMENT ROAD TO SITE LOOKING EASTERLY

EASEMENT ROAD TO SITE LOOKING WESTERLY
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SUBJECT PHOTOGRAPHS
EMILY LANE LOOKING NORTHERLY

EMILY LANE LOOKING SOUTHERLY
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MAPS
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SITE MAP
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ZONING MAP
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LOCATION MAP
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ADDENDA
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LEGAL DESCRIPTION
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EASEMENT
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APPRAISER’S CERTIFICATION

Hewitt Appraisal Service

45

NHN Emily Lane Burlington, WA 98233

Hewitt Appraisal Service

46

Appendix D
District Campus Property
1415 Freeway Drive

PUD No. 1 of Skagit County – RFQ for Real Estate Services

PUD No. 1 of Skagit County – Building Sitee Plan

